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Re: Application by Sandhill Homes Ltd. for Rezoning at 9080 No.3 Road from 
Assembly (ASY) to Medium Density Townhouses (RTM2) 

Staff Recommendation 

1. That Official Community Plan Bylaw 9000, Amendment Bylaw 9030, to redesignate 
9080 No.3 Road from "Community I.nstitutional" to "Neighbourhood Residential" in 
Attachment 1 to Schedule 1, be introduced and given first reading. 

2. That Official Community Plan Bylaw 9000, Amendment Bylaw 9030, having been 
considered in conjunction with: 

• The City'S Financial Plan and Capita l Program; and 
• The Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

Plans ; 

is hereby deemed to be consistent with said program and plans, in accordance with 
Section 882(3)(a) of the Local Government Act. 

3. That Official Community Plan Bylaw 9000, Amendment Bylaw 9030, having been 
cons idered in accordance with OCP Bylaw Preparation Consultation Policy 5043, is hereby 
deemed not to require further consultation. 

4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9043, for the rezoning of 
9080 No, 3 Road from "Assembly (ASY)" to "Medium Density Townhouses (RTM2)", be 
introduced and given first reading. 

!4>A, ," 
Wap{e Cr~. 
Directo ,6f De elopment 

EL:"'-~ 

Att. 
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Staff Report 

Origin 

Sandhill Homes Ltd. has applied to the City of Richmond for permission to rezone 
9080 No. 3 Road (Attachm ent A) in order to permit the development of 12 townhouse units 
with vehicle access fro lll 9 100 No.3 Road. The original proposal was to rezone the subject site 
from Assembly (ASY) to Low Density Townhouses (RTL4). A Report to Committee 
(Attachment B) was taken to Planning Committee on May 22, 2013. In response to the referral 
motion carried at the Planning Committee meeting, the applicant has revised the proposal to 
rezone the subject site from Assembly (ASY) to Medium Dens ity Townhouses (RTM2). A 
revised preliminary site plan is contained in Attachment C. 

Background 

The following referral motion was carried at the May 22, 20 13 Planning Committee meeti ng: 

"(1) That the Application by Sandhill Homes Ltd. for rezoning at 9080 No.3 Road 
from Assembly (AS>? to Low Density Townhouses (RTL4) be referred back to 
staff to examine the issue afgreen space; and 

(2) That staff examine in general: 

(a) the qllestion afrepayment of taxes to the City if a permissive lax 
exemption was granted; and 

(b) any other principles that may be apphed to such applications. " 

This supplemental report is being brought forward now to provide a summary of revisions made 
to the site plan, history of permissive tax exemption on the subject s ite, and a discussion on 
am enity contributions. 

Findings of Fact 

Please refer to the attached updated Development Application Data Sheet (Attachment D) for a 
comparison of the proposed development data with the relevant bylaw requirements. Please 
refer to the origina l Staff Report dated May 10,20 13 (Athlchmcnt B) for in fo rmation pertaining 
to re lated City's policics and studies, pre-Planning Committee public input and responses, as 
well as staff comments on tree retention and replacement, site servicing and frontage 
tmprovements, vehicle access, and covenants and easements currentl y registered on Titlc. 

Changes Proposed on S ite Planning Relating to Green Space 

As requested by the adjacent residents of the single- family homes on Rideau Dri ve, the proposed 
outdoor amenity area has been relocated to the south-east corner of the si te. The setback from 
the proposed two-storey townhouse units to the east property line has been increased from 4.5 m 
to 6.36 m. 

Olher changes to the s ite plan include the relocation of a visitor parking sta ll and a slight shift of 
the internal drive ais le. These changes will be reviewed in the context of thc overall detai led 
design of the project, including site design and landscaping at the Development Permit stage. 
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History of Permissive Tax Exemption on the Subject Site 

The consolidated Eitz Chaim Synagogue site at 8080 Francis Road was granted a tax exemption 
until 2004, as the Eitz Chaim Synagogue was demolished in January, 2005. After the 
Eitz Chaim Synagogue site was subdivided into two (2) lots in 2005 to facilitate the townhouse 
development at 8080 francis Road, the remnant parcel (i.e., the subject site at 9080 No.3 Road) 
has become taxab le and has been taxed at a "SeasonallRecreational" (Class 08) rate. This class 
includes all churches, recreational use land, and non-profile organization's land, etc. 

The total payable propcI1y tax is based on assessed value of the property and the assessment 
classifica tion. The property taxes paid per square foot of land are comparable between the 
Assembly land and the Single-Family Residentia l land, due to the fact that, while the assessed 
value of an Assembly site is less than the value of the residential property. the tax rate for 
Assembly properties (i.e. Class 08) is higher than the rate for Residential properties (i.e. Class 
01). Upon submission of the rezoning app lication, BC Assessment was adv ised that the subject 
site at 9080 No.3 Road is a potential redevelopment site and should be taxed at a "Residential" 
(Class 0 I) ratc. 

Since no permissive tax exemption has been granted to the subject site since it was created in 
2005, no repayment of taxes is warranted. 

Amenity Contributions - Conversion of Community Institutional Land 

Based on Council's May 24, 2011 revised "Community Institutional" Assemble Use Policy and 
the 2041 Official Community Plan (OCP), no community benefits were sought as part of tile 
proposed conversion of Assembly lands. Without clear policy direction on other principles that 
may be applied to such applications, staff worked wi th the applicant to respond to Planning 
Committee's concern regarding the lack of additional amenity contributions when redesignating 
Assembly lands for the purpose of redevelopment. The developer advised that the purchase 
agreement for the subject site was negotiated and agreed to based on the above Policy and OCP, 
and that there is no room in their pro forma to provide additiona l contributions based on the 
density at 0.6 Floor Area Ratio (FA R). However, the developer has agreed to provide an 
additional voluntarily contribution in the amount of $35,000 to the City's Affordable Housing 
Fund Reserve in exchange for a modest dens ity increase of 0.05 FA R. 

Options 

Two (2) options are appropriate to proceed with this application: 

Option I.' Approve the proposed rezoning 10 Low Density Townhouses (RTL4) with no 
additional amenity contribution. 

This option complies with the Council's May 24, 201 1 Revised "Community Institutional" 
Assemble Use Policy and the 2041 Official Community Plan (OCP), but does not address 
Planning Committee's concerns discussed at the May 22, 2013 Planning Committee meeting. 
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Option 2: Approve the proposed rezoning to Medium Density Townhouses (RTM2) with an 
additional amenity contribution in the amount 0/$35,000. (Recommem/ed) 

This option addresses Planning Committee's concerns regarding the lack of amenity 
contributions when redesignating lands from Assembly use to other OCP designations for the 
purpose of redevelopment. By allowing a higher density at 0.65 FAR (instead of 0.6 FAR), the 
developer agrees to provide an additional voluntary amenity contribution, in the amount of 
$35,000, to the City's Affordable Housing Fund Reserve. 

The proposed zoning will be revised from "Low Density Townhouses (RTL4)" (at 0.60 FAR) to 
"Medium Density Townhouses (RTM2)" (at 0.65 FAR). Staff SUppOlt the proposed amendment 
to the proposal based on the following: 

• 0.65 FAR is still within the normal density range outside the City Centre. 

• According to the Arterial Road Policy, additional density may be considered where 
additional community benefits are provided; in this case, additional Affordable Housing 
Contribution over and beyond the amount required in accordance to the City's Affordable 
Housing Strategy. 

• The number of units proposed will remains at 12 units. 

• The proposed height, siting, and orientation of the buildings generally remains the same 
as the previous plan, except that additional floor areas are to be added to the 2·storey 
duplex units at the southeast corner of the site, with a larger setback to the east property 
line. 

• The subject site is located on a transit route and in proximity to local commercial. 

Conclusion 

The site plan is revised to address the neighbouring residents' request to have a larger 
green/buffer area on· site between the proposed townhouse units and the existing adjacent 
single· family homes. 

No repayment of taxes is warranted because no permissive tax exemption has been granted to the 
site since it was created. 

An additional voluntary amenity contribution to the City's Affordable Housing fund Reserve, in 
the amount 0[$35,000, is to be provided by the developer for redesignating lands from 
Assembly use to other OCP designations for the purpose of redevelopment. The revised list of 
rezoning considerations is included as Attachment E (signed concurrence on file). 

The proposed 12·unit townhouse development is consistent with the 2041 Official Community 
Plan (OCP) regarding the conversion of Assembly sites along major arterial roads. Overall, the 
proposed land use, sitc plan, and building massing complement the surrounding neighbourhood. 
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Based on the above, staff recommend that the proposed Official Community Plan Amendment 
and rezoning 0£9080 No.3 Road to Medium Density Townhouses (RTM2) be approved. 

Edwin Lee 
Planning Technician - Design 
(604-276-4121) 

EL:blg 

Attachment A:Location Map 
Attachment B: RepOit to Committee dated May 10,2013 
Attachment C: Revised Site Plan 
Attachment D: Updated Devel opm~nt Application Data Sheet 
Attachment E: Updated Rezoning Considerations Concurrence 
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ATTACHMENT A 

Original Date: 09/ 18112 

Amended Date: 04/25/13 

Note; Dimensions are in METRES 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

ATTACHMENT B 

Report to Committee 
Planning and Development Department 

Date: May 10, 2013 

File: RZ 12-619503 

Re: Application by Sandhill Homes Ltd. for Rezoning at 9080 No.3 Road from 
Assembly (ASY) to Low Density Townhouses (RTL4) 

Staff Recommendation 

I. That Official Community Plan Amendment Bylaw 9030, to redesignate 9080 No.3 Road 
from "Community Institutional" to "Neighbourhood Residential" in Attachment 1 to 
Schedule 1 of Official Community Plan Bylaw 9000. be introduced and given first reading. 

2. That Bylaw 9030, having been considered in conjunction with: 

• the City's Financial Plan and Capital Program; 
• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

Plans; 

is hereby deemed to be consistent with said program and plans, in accordance with 
Section 882(3)(a) of the Local Govemmcnt Act 

3. That Bylaw 9030, having been considered in acC()rdance with OCP Bylaw Preparation 
Consultation Policy 5043, is hereby deemed not to require furthe r consultation. 

4. That Bylaw 903], for the rezoning of9080 No.3 Road from" Assembly (ASy)" to "Low 
Density Townhouses (RTtA)", be introduced and given first readi ng. 

'':r-'­
WaiJIe Craig /' 
Director of ,/fJVe lopment 

EL:k1 
Au. 

ROUTED To: 

Affordable Housing 
Law 
Po licy Planning 

J839lS i 

REPORT CONCURRENCE 

CONCURRENCE CDNCUR~ZEaz~;;; MANAGER ruj 
~ f' / 

/ 
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Staff Report 

Origin 

Sandhi !! Homes Ltd. has applied to the City of Riclunond for permission to rczone 
9080 No.3 Road (Att acbmcot 1) from Assembly (ASy) to Low Density To\vnhouses (RTU) 
in orde r to permit the development of 12 townhollse Wlils vlith vehicle access from 9100 No.3 
Road. A prel iminary si te plan. bui lding elevations, and landscape plan are contained in 
Attacbment 2. 

Findings of Fact 

A Developme nt Application Data Sheet prov idi ng details about the developmen t proposaJ is 
attached (Attachment 3). 

Surrounding Deve lopment 

To the North: A vacant site zoned Gas and Service Slations (CG I) at the comer of 
Francis Road and No.3 Road. 

To the East: Existing 28 unit three-storey townhouse development to the northeast at 
8080 Francis Road and single-family dwellings on lots zoned Single Detached 
(RS 1 IE) to the southeast, fronting Rideau Drive. 

To the South : RecentJy approved l- S uni t lwo- to three-storey townhouse development at 
9100No.3 Rond. 

To the West: Across No. 3 Road, existing two-storey apartment buildings on lots in Land Use 
Contracl (LUCIOO). 

Backgro und 

Tbe subjecr site fonnerly contained two (2) single4a.ll1i Iy homes (9060 and 9080 No.3 Road) ill 
the 1980's. 

6n August 26,1991, Council adopted Official Community Plan Amendment Bylaw 5683 and 
Zoning Amendment Bylaw 5684 to designate 9080 No.3 Road (che original single-family 
parcel) and 8100 & 8120 Fr8.f1cis Road (presently 8080 Francis Road) "Public, Institutional and 
Open Space" (presently "Community institutional"); aJld to rezone the site to "Assembly District 
(ASY)" (presently "Assembly (ASY)") to allow the Eliz Cha im Syna.gogue to construct and 
expand a modernized Synagogue at the site (REZ 90-147). 

On February 17, 1992, Counc il adopted Official Community .Plan Amendment Bylaw 5827 and 
Zoning Amendmen t Bylaw 5&28 to designate 9060 No.3 Road "Publ ic, Institutional and Open 
Space" (presently "Community Ins titutional"); and to rezone Ule si te to "Assembly District 
(ASY)" (presently" Assembly (ASy)") to allow Ihis IOl be included in Ule Etiz Chaim 
Synagogue expansion proposal (REZ 91-283). 

Subsequently, 9060 & 9080 No.3 Road and 8100 & 8120 Francis Road were consolidated into 
one sile for Assembly purposes - 8080 Francis Road (I he consolidaled Synagogue site); 
however, the new Synagogue \vas never built on this Assembly sire. 

]¥l9H! 
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On January 24, 2006, Council adopted Zoning Amendmen t Bylaw 7860 to rezone the north­
eastern portion of the cOIlsolidaled Synagogue site to "Comprehensive Development District 
(COlt 59)" (presenlly "Town Housing (2T62) - Francis Road") 10 pennit the development 0[ 28 
three-slorey townhouses (RZ 03-243383). The Development Permit for the 28 u11 it townhouse 
development was issued on February 27, 2006 (DP 03-247945). 

To fac ilitate the proposed tovmhouse de~etopment fronting Francis Road, the consolidated 
Synagogue site was subdivided into two (2) lots (SD 03-254712) in May 24, 2005: 

• 8080 Francis Road - zoned "Town Housing (ZT62) - Francis Road" with a 28 unit 
townhouse development; and 

• 9080 No.3 Road (subject site of this report) - zoned "Assembly (ASY)", and is currentl y 
vacant. 

Related Policies & Studies 

Council's May 24, 20 11 Revised "Conunuoity Institutional" Assembly Use Policy 

On May 24, 20 t t, Council approved the fallowing policy to manage the conversion of assembly 
siles: 

• "Wlureas appliealions 10 redesigJWle from "Community Institutional" to olher OCP 
designationsfOl' lhe purpose of redevelopment will be entertained ond brought 
forward via the Planning Commirtee for considemfion, without/he need ro retain 
assembly uses. This represenls a change in approach as historically redesignolion 0/ 
"Community Institulional " siles has been discouraged; find 

• Whereas staff will ensure fhal typical development elements (e.g. access, parking, 
loyaul, (ree pro/ectian, etc.) are reviewed and evaluated; and 

• Whereas s/aJjwill nego/iale typical developmenl reqUirements (e,g. child care, public 
arl, Affordable flousing Strategy reqllirements, servicing upgrades, erc,) but will not 
specifically require 0 "cammunilY benefit" provision; alld 

• Whereas each application will be brought f orward 10 Planning Committee /01' 
consideration on a case by case basis as quickly as possible; 

• THEREFORE be it resolved, thaI when proposals to rezone Assembly zoned land or 
10 change the OCP designation o/such land come fonvard, Siaff and Council will 
each review and address such applications on a case by case basis. " 

2041 Officia l Community Plan (OCP) . 

TIle above policy has been incorporated into the 2041 OCP as follows: 

Chapter 3, Section 3.2 Neighbourhood Cbaracter and Sense of Place, Objective 2: Enhance 
neighbourhood character and sense of place by considering community values, Policy c states: 

"applications to re-designaleji'om "Commun ity /nstitlll ional" to other OCP deSignations 
and to rezal1e Assembly 20ned landfor 'he pwpose 0/ redevelopment will be considered Oil a 
case by case basis: 

• wi/hOIl/lhe need /0 retain assembly us~s; 
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• subject '0 typical development requiremems (e.g., access; parking; layout; free 
preservation; child care; public art;" Affordable Housing Srrategy requirements; 
servicing upgrades; efc). " 

It is 011 the basis of the May 24, 2011 Council Resolution and the 2041 OCP policy that this 
application has been reviewed. Should Council wish to revislt the need for community benefit as 
parl of the conversion oflnstitution lands, this application should be referred back to staff fo r 
further analysis. 

Arterial Road Policy 

The 2041 OCP Bylaw 9000 Arterial Road Redevelopment Policy is supportive of multiple­
family residential developments along certain arterial roads with these sites being identified 00 

the Arterial Road Development Map. Although the subject site is not specifically identified on 
the Arterial Road Development Map for town.house development, it meets the location criteria 
set out in the OCP for additional new townhouse areas; e.g., wiUtin walking distance (800 m) of 
a Neighbourhood Centre (Broadmoor Shopping Centre) and within 400 m of a Commercial 
Service use (neighbourhood commercial establishments at the northeast corner of Francis Road 
and No.3 Road). The subject site is also located adjacent to other existing and approved 
townhouse deve!opme(lts fronting Frru)cis Road and No.3 Road. 

Floodplain Management Implementation Strategy 

The applicant is required to comply with tlle Flood Plaill Designation and Protection Bylaw 
(No. 8204). In accordance with the Flood Management Strategy, a Flood Indemnity Restrictive 
Covenant specifying the minimum flood construction level is required prior to rezoning bylaw 
adoption. 

Affordable Housing StrategY 

The applicant proposes to make a cash contribution to the affordable housing reserve fund jJ.l 

accordance to the City'S Affordable Housing Strategy. As the proposal is for wwnhouses, the 
applicMt is making a cash cOlJtribution of $2.00 per buildable square foot as per the Strategy; 
making the payable contribution amount of$28,440.00. 

Public Art 

The applicant has agreed to provide a voluntary contribution in the amount of SO.77 per square 
foot of developable area for tbe development to the City'S Public Art fund. TIle amount of lhe 
contribution would be $10,949.40. 

Publ ic Input 

The applicant has forwarded cOJ)finnation lhat a development sign has been posted on the sjte. 
Adjacent property owners 00 Rideau Drive expressed opposition to the proposed residential 
development (Attachment 4). A list of public concerns is provided below, along with slaff 
responses in jtalics: 
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I. Twelve (12) townhouses on the subject site would be much more invasive to the quality 
of life of the adjacent property owners [han the construction of an institutional facility 
under Assembly zoning. The site is ideal for health care service uses. 

Since a Development Permir is not required/or insritutional uses at the subject sile, (he 
City would have more control over the Jorm find character of a mu·ltipJe1amily 
development than an institutional development at the subject sileo 

While the maximum building height in both the Assembly (AS)} and Low Density 
TO~V/1houses (RTL4) zones are at J 2 m (approximately (hree~storeys), no three-storey 
interface with ex.isling sil7gle-/amily development is alfowed under (he Arterial Road 
Policy for townhouse development. In comparison, th,.ee~sforey buildings may be blli~t 
7.5 In away from the side and rear property lines under Assembly (ASY) zoning. The 
developer is propo.~il1g 10 build a !;vo-storey duplex with a 4.5 m setback 10 the east 
property line and an approximately 5. 75 m setback 10 the south properly line. The 
closest !hree~sforey building proposed onsile will be approximole/y 18.5 m away from the 
northwest G"Qrner o/the (I(:!Jacen( single-/amily lot (831 j Rideau Drive). These kinds 0/ 
building heighl and building se/backs will be controlled through {he Development Permil 
process. 

Parking requirements for Assembly uses would be much higher IIum/or residential lise 
(10 spaces per 100 m] oj gross leasable floor areo o/building vs. 2.2 spaces per unit). In 
addition, parking stalis provided on properties zoned Assembly (ASy) may be located 
J.5 m fa the rear and interior side 101 line. While there is no provision related to parking 
stall sethacks 1:11 multiple-Jamily residential developments, parking stalls located within 
rhe required yard areas are discouraged. Based 011 the proposed site layout, no outdoor 
parkil1g stall is bejng proposed adjacent 10 the neighbouring single-/amily 101,- and Ihis 
arrangement will be controlled through the Developmenl Permit process, as necessary. 

While the Low Density Townhouses (RTL4) zone permits Town HOI/sing and secondalY 
uses fhot are typically allowed in Single Detached zones (e.g. BoardiJlg and Lodging, 
Minor Community Care Facility, and Home BUSiness), Assembly :wne permits higher 
intensity uses such as Education, Private Club, and ReligiOUS Assembly as principal uses 
and [nlerment Facility and DOl'mitOlY as secondary lIses. 

Health Services is not {/ permitted use in the Assembly (A.SY) zone. 

2. Allowing 9080 No.3 Road to be removed from the Assembly Jand use designation would 
contravene Bylaw 7860 and Bylaw 8533. 

3839.HI 

Bvlaw 8533 

Bylaw 8533 was a proposed Official Colt/mun.ily Plan Amendmenl bylaw chat has never 
been adopted by Council. The purpose 0/ Bylaw 8533 was (0 add a /lew OCP policy and 
definition 0/ "Community Institutional" lands, to clarifY under what condilions existi.ng 
religious assembly siles can be converted to orner uses outside the City Ce11tre and not in 
Ihe Agriculfllrai Land Reserve {i.e., that at least 50% oj the site must be retained/or 
religious assembly use and its onsite parking and the remainder can only be converted to 
built a.ffordable subsi.dized rental housing, affordable low end market rental housing, 
residential community care Jacilirw, CllId afIwdable cOI1g1·egale howing, with its OWn 
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parking), 171is bylaw was never adopted because, instead, Council. approved the Revised 
"Community Institutional" Assembly Use Polic)' on May 24, 201} as discussed in the 
Related Policies & Sludies seelio)) above. The subject proposal complies with Ihe 204} 
OCP Community Institution Pahey (3. 2 ObjecJjve 2e). 

Bvlaw 7860 

The put'poses a/Zoning Amendment Bylaw 7860 were: 
a. CO introduce a new multi-fmnily residential zrmientif/ed Comprehemive 

Development Zone (CD1159) (presently "TOHiIl Hal/sing (2T62) - Francis Road") 
having a maximu.mjloor area roth) ofO. 70. a maximum bUilding height of 11m 
(36 fi.) and a maximum lot coverage of 40%; and 

b. to reZOIle a portion 0/8080 Francis Road/rom Assembly District (ASl? 10 

Comprehensive Development Dis/ric! (CD!) 59), fO permit development a/a 28-
ullit three-storey Illllltifamily complex. 

/( is noted that a communiry benefil provision \\las in ploce in/he early 2000 's when the 
consolidL1(ed Synagogue sile was rezoned /0 permit a flllllliplefamilY development (RZ 
03-243383). The community henefil provision was infended 10 discouJ'age land 
speculation 01'1 sites thaI have a public benefit. like Assembly sites. As part O/Ihe 
rezoning applictltion RZ 03·243383, a volunteer contributiOIl in fhe amounl 0/5]25,000 
10 l ite Cily Stalufory Affordable flo using Fund was provided in lieu of on-site community 
benefits. Bylaw 7860 does nol restl'icfjufure redevelopment o/the remnan! paJ'cel (i.e. 
9080 No.3 Road). 

J. Ilichmond City Councillors (2004) were qutte adamanl tbat the remainder of the Eitz 
Chaim property at 9080 No.3 Road remain as Assembly. Residents concern tbatlhe 
needed assembly land wi ll be lost as a result of this application. 

Slalfreviewed the Planning Commillee Meeting Minutes Qnd Ihe Public Hearing Minules 
re/Med to the Eilz Chaim Rezon.ing Application RZ 03-243383 (Bylaw 7860) but could 
1101 find any related reference rhol COl/neiL requested the remnant parcel 0/ the 
consolidoted Synagogue sife be retained/or AS~'(!fnbly lise perpetually. No related 
covenont is registered on lit/e. 

4. \-Vhat Community benefit is derived by losing SC<lrce Assembly land by a11owiog 12 town 
Domes to be bui lt? 

As pel' City policies, fhe proposal wi/I provide (he /ollowing community benej1!s: 

• $28.44000 to the Affordable HOl/sillg Reserve Fund in accordance fo the City's 
Affordable Housing Str{J{egy; 

• $/0,949.40 {a the City's Public AI'/ fimd in accordance fa fhe City's Public Art 
Program; 

• 15,000 lOlVard~' the proposed A IIdible Pedes Irian Sign (APS) system upgrade (II 
Ihe No.3 Road/Franci.\' Road intersection; 

• A tOlal 0/$49,000.00 in-lieu of on-site indO()r amenity space; crnd 

• Servicing Agreement {or frontage improvements. 
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5. There is 0 0 guarantee that vehicle access to trus site through the adjaceot townhouse 
deve lopment would be permitted by the future strata counci l at 91 00 No.3 Road. 

A Public Righls·of-Passage (PROP) statutory rights-of-way (ROW) over lhe inlernal 
drive aisle of/he proposed townhouse development of 9100 No.3 Road, allowing access 
tolfrom theJl/lure townhouse development sires 019080 No.3 Road, has been secured as 
part 0/ the Rezoning appliea/ion 0/9100 No.3 Road. 

Staff Comments 

Trees Retention and RepJacement 

Tree Removal 

A Tree Survey and a Certified Arborist's report were submitted in support oflhe application; 
14 on-site trees and one (1) off-site tree were identified and assessed (see Tree Preservation Plan 
in Attachment 5). 

TIle City's Tree Preservation Coordinator has reviewed the Arborisl Repon and concurs with (he 
arborist's recommendation to remove 11 ansi te trees as lhey all have either existing structural 
defects (previously topped , upper canopy cavities, co~dominant branches with inclusions), 
exhibit visibl e stem decay, or are in decline. 

Based on the 2: 1 tree replacement ratio goal stated in the Officia l Community Plan (OCP), 
22 repl acement trees are requ ired, According to tile Preliminary Landscape Plan 
(Attachment 2), the developer is proposing to plant 16 new trees on-site; size of replaccmen t 
trees and landscape design wil l be reviewed in detail at the Development Permit stage. Staff will 
also work with the landscape architecl to explore additional tree planting opportunities at toe 
Development Pennit stage. The applicant bas agreed to provide a volWltary contribution of 
13,000 to the City's Tree Compensation Fund in lieu of planting the remainiag six (6) 
replacement trees should they not be accommodated on the site. 

Tree Protection 

The developer is proposing to retain and protect thrce (3) onsite trees located along the east 
property line and one (I) offsite tree along the north property line. Tree protect ion fencing is 
required to be i.nstalled as per the arborist's recommendations prior to any construction activities 
occurring on-site. In addition, a confTact with a Certified Arborist lO monitor all works to be 
done near or within the tree pro tection zone will be required prior to Development Permit 
Issuance. 

In order to ensure that the three (3) protected onsile trees wi ll not be damaged during 
CODs tnlction, a Tree Survival Security wi ll be required as part of the Landscape Letter of Credit 
at Development Permi t stage to ensure that these crees will be protected. No Landscape Letter of 
Credit will he returned until the post-construction assessment report coafiml ing the protected 
trees survived Ihe construction, prepared by the arborist, is reviewed by staff. 

Should [he applicant wish to begin site preparation work after third Tending of the rezoning 
bylaw, but prior lO final adoption of the rezoning bylaw and issuance of the Development Permit, 
the JPplican t will be req uired to obtain a Tree Permit, instaJl tree protection around trees to be 

38l~HI 
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retained, and submit the tree swvivaJ security and tree compensation cash-in-lieu (i .. c. $14)000 in 
total) to ensure the replacement planting will be provided. 

Site Servicing and Frontage Improvements 

No capacity analysis and service upgrades are required but site analysis will be required on the 
Servicing Agreement drawings (see notes under Servicing Agreement Requirements in 
Attacbmen t 6). 

Prior to final adoption, Ihe developer is required to provide a $5,000 contribution to the 
Accessible Pedestrian Signals (APS) upgrade at the No.3 RoadIFrancis Road intersection and to 
enter into a standard Servicing Agreement for the design and construction offronlage 
improvements and service connections. Works to include, but not limited to: removing the 
existing sidewalk behind the existing curb and gutter (which remains), construction of a new 
1.5 m concrete sidewalk along (he front property line, installation of a grass and treed boulevard 
between the sidewalk and the cur b, and extension of existing Street LighliJlg from the south 
property line to the north property line of the site along No.3 Road. 

Vehic1eAccess 

Sale vehicular access to this new townhouse project is to be [Tom No.3 Road through. the 
existing Public Right of Passage Statutory Right of Way (CA 2872307 and EPP22896) 
on the adjacent property (9100 No.3 Road) only. No direct vehle.ular access is pennitted 
to No.3 Road. This access arrangement was envisioned when tile original Rezoning and 
Development Permit applications for the adjacent townhouse development at 91 00 No.3 Road 
(RL 11-577561) were approved by CouDciL Registration ofa legal agreement on title ensuri.ng 
vehicle access is from th.is Statutory Right of Wayan 9100 No.3 Road will be required prior to 
final adoption of the rezoning bylaw. 

Indoor Amenity Space 

The applicant is proposmg a contribution in-lieu of on-site indoor ameuity space in the amount 
of $12,000 as per the Official Community Plan (OCP) and Council Policy. 

Outdoor Amenity Space 

.Outdoor amenity space will be provided oll-site. Staffwill work with the applicant at the 
Development Permit stage to ensure the size, configuration, and design of th.e outdoor amenity 
space meets the Development Permit Guidelines in the Officiai Community Plan (OCP). 

Discharge of Covenants 

Two (2) covenants (Covenant BE214259 and Covenant BE214260) were registered on ti'tte of 
the subject property concurrently on August 30, 1991 as a result of the Rezoning application (RZ 
90-147) to rezone 8 iOO/8120 Francis Road and 9080 No.3 Road to Assembly (ASy) zone. The 
propclt)' at that time consisted of a single lot with access on both No.3 Road and Francis Road. 
This parcel was subdivided in 2005 inLo two (2) lots: 8080 Francis Road (Lot 1) and 
9080 No, 3 Road (Lot 2), 

.lH9JSl 
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• Covenant BE214259 requiring access from Francis Road only makes sense when 
considered in the context of a single parcel of land. Following the subdivision in 2005, 
there was no longer any access for 9080 No.3 Road onto Francis Road . 

• Covenant BE214260 requiring a child care facility be provided on site if the lands are to 
be used as a site of a synagogue, social hall and school. This requirement for a child care 
facility would apply only if a synagogue was constructed on the sire. The covenant does 
not indicate that the property is reserved for institutional use. 

Since these two (2) covenants are no longer appropriate and needed for the proposed 
development, the applicant may request to discharge the covenants and dispense with the 
restrictioos/requirements at the applicant's sole cost. 

Release of Easement 

An Easement with Section 219 Covenant (BX297 160 and BX297161) were registered on tille of 
the subject property concurrently on December 12, 2005 as a result of the Dcvelopmcnt 
Applications (RZ 03~243383 & DP 03-247945) to pennit the construction of 28 three~storey 
townhouses at 8080 Francis Road. To address the indoor amenity requirement, the developer of 
8080 Francis Road secured permission to use the meeting space (a minimum of 70 m2

) within (·he 
future congregation building on 9080 No.3 Road by the townhouse residents. 

Based on this legal obligation, an indoor amenity space is required to be provided on site for the 
benefit of the townhouse own.ers of 8080 Francis Road. However, the developers of the subject 
Rezoning application advised that they have reached an agreement "vith the Strata Council of 
8080 Francis Road to release this easement and that no indoor amenity space will be provided on 
site. The developers of the subject site and the Strata Council of 8080 Francis Road bave beeu 
advised that all 28 owners of the strata at 8080 Francis Road are required to sign off the release 
of easement and discharge of covenant; these documents cannot be released or discharged by 
majority vote. 

111e release of easement with Section 219 Covenant (BX297160 and BX297161) must be 
completed prior to the future Development Pennit application for the subject proposal being 
forwarded to Development Permit Pane! for review; otherwise, an indoor ameoily space 
(minimum 70 m2) for the benefit of the townhouse owners of 8080 Francis Road must be 
included in the proposal. 

Since no indoor amenity space or cash-in-lieu were provided as pali of the townhouse 
development at 8080 Francis Road, as a condition to City's agTcement to discharge the related 
Section 219 Covenant, a contribution in~lieu of on~site indoor amenity space at 
8080 Francis Road in the amount of $37,000 is required to be provided prior to flnal adoption of 
this rezoning application. This contribution amount is calculated based on Council Policy 504[ 
Cash In Lieu of Indoor Amel1ilySpace, wh.ich wa, ad9]Jt"ed on December 15,2003. 
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Anal ysis 

Official COmmwUIY Plan (OCP) Compl iance 

The proposed development is consistent with the 2041 OCP Community Institution Policy 
(Section 3.2 Objective 2c) and the Development Permit Guidelines for arterial road townhouse 
developments. The proposed height, siting and orientation of the buildings respect the massing 
of the existing and recently approved townhouse developments to the east and south respectively, 
as weI! as to the existing single-family homes to the southeast. The three-storey building 
proposed at the oOitheasl comer of the site (adjacent to the vacant gasJservice station site to the 
north) complement the existing three-storey townhouse development to the east. The end units 
of the street fTOnting buildings are-stepped down to two-storeys at the side yard to provide a 
better side yard interface with the adjacent developments. The southeast building located 
adjacent to the neighbouring single-family home has been limited to two-storeys to mirumize 
overlooking opponun.ily . The building height and massing will be controlled through the 
Development Perm5t process. 

Development Potential of 9000 No. 3 Road 

Located to the north of the subject site al 9000 No. J Road is a vacant, fanner gas/service station 
site. The site is designated "Conunercial" in the Official Community Plan (Attachment 1 to 
Schedule I of Bylaw 9000), wbich is uJtended for principal uses such as retail, restaurant, office, 
business, personal service, art, culture, recreational, entertainment, institutional, hospitality and 
hotel accommodation. The site is zoned "Gas & Service Station (CGI )"; a Rezoning application 
wjll be required for any proposed uses other than gas/service station. 

As part of tile 2041 OCP Update, the C ity undertook an Employment Lands Strategy. Tllis 
Strategy concluded that Central Richmond would need all of its Commercial lands to serve the 
area 's population growth and employment needs. Therefore, City staff bave taken the position 
on a number of land use enquiries regarding 9000 No. J Road and similar vacant gas/service 
station sites that they should not be redeveloped for purely residential purposes. In other words, 
the current COJlunercial designation would either be retained or perhaps be replaced with a 
Mixed Use designation (e.g., commercial on the ground floor and residential Of office space 
above). 

Reque:;ted Variances 

The proposed development is generally In compliance with the Low Deusity Townhouses 
(RTU) zone. Based on thc revi ew of the current site plan for the pfojecl, the following 
variances are being requested: 

1. Reduce the minimum lot width on major uliedal road from 50.0 m to 43.3 m. 

3839351 

Staff supports The proposed variances since !he subject sire is an OIphon lot located 
beMeen a vacant gas/service starion site and a recently approved multiple:family 
development. This developmenr could be comiidered as an eXfension of the ac!jacent 
townhollse development to the SOltlh as sole vehicle access is 10 be through this adjacent 
site. 
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2. Reduce the front yard setback from 6.0 m to 5.15 m on the ground floor and to 4 85 m on 
the second floor orllle souUlemmost unit in Building No.4. 

These variances will be reviewed ill the context of {he overall detailed design oj the 
project, inciudillg architectural form, site design and landscaping althe Development 
Permit stage. 

3, rncrease the rate oftalldem parking spaces from 50% to 67% to allow a total of six teell 
(16) tandem parking spaces in eight (8) three-storey townhouse units; and to allow a total 
of four (4) small car parking spaces in four (4) wo-storey townhouse Wlits. 

Staff supports the proposed variances since the proposal was submitted prior /0 the new 
direction on tandem parking arl'{mgemellfs was given and the relaled bylaw amendment 
was approved by Council in March 2013. 

Prior 10 March 201 3, sraffrypically supporls variances related 10 tandem parking 
arrangements 011 the basis (hot tandem parking reduces pavement w'ea on site and 
/acililate a more flexible site layout. In order to address recent concerns related to the 
potential impact 011 street parking, Ihe developer is proposing to provide an addilional 
visitor parking stalls on sileo 

At present, no Slopping is permitted on both sides 0/ No.3 Road and no parking is 
permitted on Francis Road in front oj [he adjacent vacOnl gadsei-vice slation sile. An 
additional visitor parking stalls on site should alleviate the demand of street parking 
from the visitors oflhe proposed development and minimize impact fa the neighbouring 
single.famiJy neighbourhood. Transportation Division staff have reviewed the proposal 
and have no concerns. A resfrictive covenan.t 10 prohibillhe conversion o/the garage 
area inlo habitable space is required prior to finaL adoplion. 

.Q§ign Review and Future Development Penult Considerations 

A Development Penn it will be required to ensure tha t the development at 9080 NO.3 Road is 
sensitively integrated with adjacent developments. The rezorWg conditions wil! nOl" be 
considered satisfied until a Development Permit application is processed to a satisfactory level. 
In association witt the Development Permit, {he following issues are to be further examined: 

• 

• 
• 

• 

• 

• 

• 

)8)9)~1 

Guidelines for the issuance of Development Permits for multiple-family projects 
contained in Section 14 of the '204 t OCP Bylaw 9000, 

Location, size and !1l(lOocuvring capacity of visitor parking staUs. 

Building form and architectural character. 

Provision of a convertible unit and design of other accessibi lity/aging-in-place features. 

Site grade to ensure the sUrv1val of protected trees and to enhance the relationsbip 
between the first habitable level and tbe private outdoor space, 

Adequate s.ize and access fo private outdoor space for each unit. 

Design development of tbe outdoor amen ity space to comply with the Developmenr 
Pcnnit Guidelines in telms of size and configuration, as well as provision of cbildren's 
playequipments. 
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• Provision of a buffer area between the proposed townhouse buildings and the adjacent 
single-famuy homes. 

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

Fina.nciallmpact or Econom ic Impact 

None. 

ConclusIon 

The proposed 12-unit townhouse development is consistent with the 204\ Official Community 
Plan (OCP) regarding the conversion of Assembly sites along major arterial roads. Overall, the 
proposed land use, site plan, and building massing complement the surrounding neighbourhood. 
Further review of the project design is required to ensure a high quality project and design 
consistency with the existing neigbbourhood context, and this wiU be completed as part of the 
Development Permit application review process. The list of rezoning considerations is included 
as Attachment 6, which has been agreed to by the applicants (signed concurrence on file). On 
this basis, staff recommend that the proposed Official Communi ty Plan Amendment and 
Rezoning be approved. 

~~e:====--
Planning Technician - Design 

EL:lct 

Attachment 1: Location Map 
Attachment 2: Conceptual Development Plans 
Attachment J: Development Application Data Sheet 
Attachrueot 4: Letters Received 
Attachment 5: Tree Preservation Plan 
Attachment 6: Rezoning Considerations Concurrence 
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ATTACHMENT 1 

Original DlIte: 09118/12 

Amended Dale: 04I25/l3 

Nolc: Dimaums ... in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-619503 Attachment 3 

Addre~s : 9080 No.3 Road 

Applicant: Sandhill Homes Ltd. 

Planning Area{s): --'B"ro"a"d"'m=o"or'--_ _______________________ _ 

Existing Proposed 

Owner: Congregation Bay!1 To be determined. 

Site Size (m2
): 2,202 m2 No Change 

Land Uses: v.acant Multiple-Family Residential 

OCP Oesignation: Community Institutional Neighbourhood Res!denlial 

Area Plan Designation: NfA N/A 

702 Policy Designation: NfA NfA 

Zoning: Assembly (ASY) low Density Townhouses (RTL4) 

Number of Units: 0 12 

Other Destgnations: NfA No Change 

On Future Bylaw Requirement Proposed Variance 
Subdivided Lots 

Floor A(ea Ratio: Max. 0.60 0.60 Max. none permitted 

Lal Coverage - Building: Max. 40% 40% Max. none 

Lo! Coverage - Non-porous Max. 65% 65'% Max. none 
Surfaces: 

Lol Coverage - Landscaping: Min. 25% 25% Min. none 

Setback - Front Yard (m): Min. 6.0 m 6.0 m Min. none 

Setback - North Side· Yard (m): Min. 3.0 m 3.0 m Min. none 

Setback - South Side Yard (m): Min. 3.0m 3.0m Min. none 

Setback - Rear Yard (m): Min. 3.0 m 4.5 Min. none 

Height (m): Max. 12.0 m (3 storeys) 12.0 m (3 storeys) Max. none 

lotWidth: Min.50.0m 43.Sm 
Va riance. 

Requested 
Off-street Parking Spaces 2 (R) and 0.2 (V) per unit 

2 (R) and 0.33 (V) per none 
~~Ia( (8) I Visitor (V\: unit 

Off-street Pa rking Spaces - Total: 27 28 none 

PH - 79



RZ 12-6 19503 

Small Car Parking Spaces Not permitted 4 

Handicap Parking Spaces: none 

Amenity Space - Indoor: Min. 70 mo. or Cash -in-lieu none 

Amenity Space - Outdoor: none 

Other: Tree replacement compensation required for removal of bylaw-sized trees. 

3SH3j I 
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\ ATIACHMENT4 

Febroary 28,2013, 

To Richmond City Council, 

Tbe staff reports in support of Bylaws #7860 (Oct. 28~, 2004) and ff 8533 (Nov.4, 2009) appe!\f [0 be very 
clear and consistent on what is meant by the tenns" COUlllluoily institutiotlal '" aod "community benefit " as 
well as establishing the parameters ofuse (or those organi7..atioDs owning laods designated" ASSEMBLY". 
rt i~ our understanding that staffrepnrts arc II matter of p!lblic record. The following are excerpts taken from 
chese 2 reports with the mlcnt of asking the qUestiOll" Wily is the Assembly land located at 9080 1# 3r.oI. 
beiug allowed to rezoned to allow for 12 IOI\lT'l homes which arc to be sold at ttlarket value without any 
dcfmoo community benefit 7" In tbe staff report to Bylaw #7&60 , the staff specifically slate that" 
Development of market housing on a assembly zoned site ( ASY ) is strongly discouraged, unless tbe 
proposal incorporales a community beadlt." As well, this sUlftrepolt spells out quile emphatically that" 
The community benefit provision is intended to di.scoW1lge land speC\J I~! ion on sites thaI have a public 
bCDl::fit, like assembly sites," tu the staff report to Byl~w II 8533, the sl:a(f sUIte ilia\ " ReJ.igious assembly 
liSts are an irnporlnnt part of component of commlDlity life in R.ichmood. " and chat Richmond's" growiJlg 
population will need nlore such lands, lbe current supply is limited, developers are speculating jf Ihey CM 
be redeveloped for market pmposes (e.g., multi family) and sllch sites will be difficilit to replace if they are 
coovened to bigher value land uses (e.g. residenlial). " 

Iv. coocemed citizens and adjacent neighbours, we are asking why Ibis applica!.iou for rezoning of this 
property at 9080 1/31tt• bas been allowed to proceed Ibis far ? 

l'be rezoning application at this site is also making the assumptioo that !be entrance and exit to the 
12 town-homes will be througb another development 819100 113 RD. fi is ourc.nderstanding !hat (or this to 
occur the strat.a cO\llleiJ at 9100 # )RD.will have to give their permission. 'nitre is ao guarantee that this will 
happen. 

Resp~ctively submitted, 

The 4 adjaceol Rideau Drive Home-Owners 
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A IT ACHMENT 4 

Novembtr 19/2012 

To TheCicy ofRkhmond (CIO Edwin Lee ) I'l~. RZ 12·619503 

We the re~idcD ts on Ridezu Drive lVere somewhat shoc.ked (0 see 1l rcr.oning applic!ltion sign posied 01) 
[be property located al 9080 fI 3 Road. Since 2004, we have been W1Iillng for and looking forward to the 
building ora Jewish synagogue on said proper!.)' by the EITZ CffiAM [aith community. Archirec[ua.l 
drawings of the building \on~re circulated to liIe immediate neigbbours after the synagogue'! properly at 
8080 fr.meis Rd. was allowed to be rezcotd from ASSEMBLY ( ASY) 10 COMPREHENSiVE 
DEVELOPMENT DlSTRlCT (CD1J59 ) io order to consHllcf 28 (oWll-homes. 1be plans fo r this new 
synagogue on # 3 Rd. were innovative and quite acceptable [0 the owners of tbe adja(."Cnt propertics. 

We Ille residents on Rideau Drive can/lOt SUppOI'! the appUcation by $a"dhill Coosruclion to change the 
rc~oniog from Assembly to RTZ ( <I ) which would allow for the construction of 12 more town homes. 
Having c~ )dured the construction of2& townbomcs to lhe south orus in the recerrt past on the Iboner 
Assembly property at 8080 Francis Rd. as well a.~ the preseJlI construction of 18 tovm hom~s to the west and 
south of tiS al 9100 # 3lY., !.he !.hough! of af1()(her 12. town homes draped in a solid column \\ ilhin 5 meie-rs 
of our property tine leaves us dumbfounded. Tweh'~ towllhomes ollillis property will be much morc 
invasive to dlt: quality of life oflbe adjaceni property owners than tile corlStnn::.tion of an illslimt;onai 
fllciJity uoder Assembly zoning. 

Wbcn the owner of the Assembly land at 80g0 Fr:lncis Rd. W'ns given the. green light to rezone to a raulti­
rnll1ily dcsignati()Jl io 200'1 ,Ihe raith comOlunity( o,vner) as well. as Gf3L Arcbi '-eclq stooo to gain a more 
signitic,lnt [cturn o{l tl\eir irwcsuncnt The exn-a income from this rezoning and subscfluenuownhouse sl!.l~ 
was: to ~ss ist the: Jewisb c01111l11Jnily in ihe erection of n synllgog,ue on the-ir ;)ssernbly i!Qne:d limd r.(' 9080 # 
3M. As well, bec:h.lS~ of the loss of Assembly land On Francis road, Richmond City COWlciUors (2004) were 
quiteadamaot thntthe remainder oF llle EilZ Chain) properly al 9080 ft 3 Rd. remain as (ASY). 
1lleir ratjanellc was based on Ute fact iliat the city had been losing tracts of Assembly land and I1ley wanted 
to retain wh~t they bad left. 

We undelltand that circumstances regarding !.he coIIstnlction oftbe syoagogue may h&.Y~ cballgcd and 
thai The llnticipared synngogue will not bec.ome a realiIY; however, il appears tbe option or seHiIl,3 this 
Assembly zoned property as an Assembly package has not been explored . When Our Saviour Luihcl'i1n 
CbuI'dl decided to sell their property lit R080 F'rCincis Rd. in the l::1te 19&0'5, tbey, to goou faith , advertised 
and sold said property as an Assembly pachge. There were severo 1 institutional parties iocluding the Eitz 
Cbain! f.'1i!11 community, wbo expressed an ioteresr in purcbllSing !.h,is AS~l!llIbly package with 31l rhe 
amenities: tIlal wis zouing included. Today, Richmood has become a vibrant mu\ti-cultural cornlnurUty 
composed ofimmigranls fium urOlmd the world who have. brought witlt them clements oftheirllre.vious 
culture including new faith COIltll1Wlil'i.!S. Some of these faith groups are presently rentin~ temporary 
premises in ch.urclle.s and schools and may soan be looking (or more pennanwt facHities.As wcll, 
Richmond bas an aging population and the delIlaud for more health care services ,botb public and 
private,are on Ibc inctease and the location of this property is ideaUy su ited for such instiluiiQnal use. We, 
as was Ule Richmond City Council of 2004, are concerned that needed Assembly Jand will be 1051 8S a 
result of this applicatioo. 

We would like 10 ask today's CITY COUNCni what COMMUNITY BENEFIT is dcrived by losing 
scarce Assembly Land and allowing 12 to'.'fn homes to be built 011 said property? Bylaw No.7S60 appears 
to have bccll abandoned iflhis fah b's comnumily land at9080 # 31M i~ allowed \'0 be rcmoved (Tom the 
ASSEMBLY c1assificetion. The residents of the Ridettu subdivision bad beeo looking forward to the 
additiol\ of!! fuith facility as laid out in Bylaw 7R60, not anolher 12 t(lVtnbouscs which would be IIIllch 
more intrusive in nature. 

8311 
8291 

Ric!e.;ru Dri,,~ 

itidcau Drive 

RESP.EC11VELY SUBMITTED BY, 

8J3 J Rideau Drive 
8271 Rideau DLive 

Joseph Ho 

JQn HenderSo)1_ J~j.:~,--
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City of 
Richmond 

A IT ACHMENT 6 

Rezoning Considerations 
Development Applicat ions Division 

6911 No. 3 Road, Richmond , Be V6Y 2C 1 

Address: 9080 No.3 Road Fi le No.: RZ 12·619503 

Prior to fin al ad option of Zon.ing Amendment Bylaw 9031 , th e developer is r equ ired to comp lete t il e 
foUowin g: 

I. Fi nal Adoption ofOep Amendment Bylaw 9030. 

2. Registration of a flood indemnity covenant on litle. 

3. Registration of a lega l agreement on ti tle ensuling thaI the only means ofveh icJe access is from tile existing Cross­
Access Statutory Right of Way (SR W CA2872307 and Plan EPP22896) on 9 [00 "No.3 Rood (pro perty to t.he south) 
and that (here be no direct vehicular access to No.3 Road . 

4. Registration of a lega l agreement au title prohibiting the conversion of the tandem parking area into habitable space. 

5. Discharge of Covenants BE2142S9 and BE214260. 

6. City acceptance of the developer'S offer to voiuotaIi Jy contribute $2.00 per buildable squlIre foot (e.g. $28,440.00) to 
tbe City's affordab~e housing fund . 

7. City acceptance of the deve loper's offer to voluntarily contribute $0. 77 per buildable square foot (e .g. $10,949.40) to 
the City's public art fu nd. 

S. C ity acceptance of the developer 'S offer to yoluntarily contribute $),000.00 to the City's Tree Compensation Fund for 
the planting of rep lacement trees within the City. ff additional replacement h'ees (over and beyond the 16 replacement 
trees as proposed at tbe Rezoning stage) could be accommodated on-site (as determined lit Development PelTOil 
stage), the above cash-in-lieu contri butioll wOllld be reduced in the rate of$500 per additional replacement trees to be 
plante<! on sire. 

9. City acceptAnce of the developer'S offer to voluntaIily contribute $5,000 towards the proposed Audible Pedestrian 
Sign (APS) system upgrade at the No.3 RoadlFrancis Road inters.ection . 

10. Contribution of$ IOOO.OO per dwelling \lnit (e.g. $ 12,000.00) in-lieu of on-site indoor amenity space. 

I I . City acceptance of the df;lveloper's offer to voluntarily contribute $37.000.00 in-lieu of on-site indoor ameni ty space 
for the benefit of g080 f rancis Road. 

12. Tbe submission and processing of a Developmen t Penni!''' completed to a leve l deemed acceptable by the Director of 
Development . 

13. Enter into a Servic ing Agreement'" for the design and construction of frontage improvements and service eonnections. 
Works include, but may nol be limited to, removing the existing sidewalk behi nd the existing curb & gutter (wb icb 
remains), consrrucl a new I.S m concrete sidewalk Along the front property line, insta ll a grass and treed bou levard 
between the sidewalk and the curb, and extend existing Street Lighting from the south property line to the north 
property [il)e ofllle site on No 3 Road. Design to lnclude Water, Storm lind Sanitary Service Connections. 

Note: 

1&J9H1 

I. Water: 

a. Using the OCP Model, there is 1020 Us available at 20 psi residual. Based on the proposed rezoning, tbe site 
requires a minimum fire now of220 Us. Water analysis is not required. Ho~ever, once the building des ign 
have been con fi rmed at the Building Perm it stage, fire Oow calculations signed and sealed by a professional 
engineer based on !pc Fire Underwriter Survey to confinn that there is adequare ava ilable flow mllst be 
submitted. 

ii. San itary: 

a. Sanitary analysis and upgrades are not required. A site ana lysis wilt be required all the servicing agreement 
drawings (for site connection on ly). ' 
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b. The site is to coMecl to exisling manhole SMH2 136, located in the rear yard of 831 1 Rideau Dr, 
approximately I.S m north oflhe SOLlth property line oftne development site. 

iii. Storm 

a. Sterol walysis an.d upgrades are not required. A site 30alysis will be required 00 the servicing agreement 
drawings for the site connection only. 

b. If the site connection is placed beneath the existing AC waJer main on No 3 Rd, Ihen that section of \vater 
main sball be renewed by the City al the developer's cost. 

Prior to II Development Perruit' being forwm'ded to the Development Permit Panel for consideration , the 
developer is required to: 
1. Discha rge of Easement with Sect ion 219 Covenant (BX297160 and BX297 161); otherwise, 8[1 indoor anwn ity space 

(minimum 70 ml) fo r the benefit of th e townhouse owners of 8080 Francis Road must be included in the proposa l. 

Priol· to Developwent Permit' Issuance, the developer mus t complete the foll owing requirements: 
I. Submission ora Contract eotered into between the applicant and a Certified Arborist for supervision of any on ·si te 

works conducted near or within the b·ee protection zone of the trees to be retained. TIle Con tract shou ld indude the 
scope of work 10 be undertaken, including: the proposed number of site monitoring inspections, and ·a provis ion for 
the Arborist to subrn it a post-construction assessment report 10 the City for review. 

2. Submission of a Tret Survival Security 10 the City as pa]l of the Laodscape Lotter ofCredil to ensure that the trees 
identified for retention will be protected. No Landscape Letter of Credit will be retu1l1ed until the post-constructioI) 
assessment report confirming the protected trees survived the construction. prepared by the Arborist, is reviewed by 
staff. 

PriO I· to Building "Permit lss ua nc e, the developer must complete th e rollowing r equirements: 

I. Instal lation of appropriate Iree protection fencing around a ll trees to be retained as part of the development prior to 
any con~truc t ion act ivities, including building demolition, occurring on~site. 

Should the applicant wish to begin site prepa ration work after third reading of the rezoning bylaw, but prior to final 
adoption of the rezoning bylaw and issuance of the Deve lopment Permit, the applicant will be requ ired to obtain 11 

Tree Perm it., install tree prOTection around trees to be retained, and submit the tree surv iva l security and tree 
compensation cash·in·lieu (Le. $ 14,000 in total) to ensure the replacement planting will be provided. 

2. Suhmissio n of 3 ConstrtlCtiotl Pa rking and Traffic Management Plan to the Transportation Division. Management 
Plan sha Il include: location for parking for services, deliveries, workers, loading, application for any lane closu res, and 
proper construction traffic controls as per Traffic Control Man ual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Rcgulation Seclion 0 1570. 

3. [ncorporation·of accessibi lity measures and sustainability teatures in Building Permit (SP) plans as determ ined via the 
Rezoning and/or Development Penn it processes. 

4. Obtain.~ Bui lding Permit (BP) for any construction hoarding. Jf conSTlUction hoarding is required to temporarily 
occupy a public strcet, the air space above a public street, or any part thereof, additiona l City approvals and associated 
fees may be required as part of the Building Pennit. For additional informat"ion, con tacl the Building Approvals 
Division at 604·276·4285. 

Note: 

• 
• 

This reqLlires a separate appJicmion . 

Where the Director of Development deems appropriate, the preceding agreements arc to be drawn nOT only as persona I covenanlS 
of The property owner but also as covenants pUrsUllot to Seetion 219 of the Land Title Act 

MI agreements to be registered ill the Land Title Office shall have priority over aU such liens, charges ,wd encumbrances as is 
considered advisable by the Director of DevelopmenT. AJI agreements to be registered in the Land Title Office shall, unless tbe 
Director of Development determines otherwise, be fully registered in [he Land Tille Office prior to eoaclment of The appropriate 
.bylaw. 
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The preceding agreements shalt provide security to the City including indemnities, warranties, equitahle/reni charges, lCTIcrs of 
credit and withholCing permits, as deemed necessary or advisable by the Director ofDeve!opment. All agreements shall be in a 
fornl and contcnt satisfactory to the Director of Development. 

*' Addilionallegal agreements, as de!.ennined via the subject development's. Servicing Agroement(s) andlor Development Permit(s}, 
Md/or Building Permit(s) 10 lhe satisfaction of Ihe Director of Englneering may be required including, but not limited to, sile 
investigMion, testing, monitoring, sit~ preparation, de.watering, drilling, underpirming, anchoring, shoring, pjling, pre-loading, 
ground densification or other activities that may result in settlement, displacement.. subsidence, damage or nuisance to City and 
private utility infrastructure. 

Signed Date 

)S39lSt 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-619503 _ Attachment 0 

Address: 9080 NO. 3 Road 

Applicant: Sandhi ll Homes Ltd. 

Planning Area(s): -'oeS"ro"a"d'"m"o"o"r _______________________ _ 

Existing Proposed 

Owner: Congregation 8ayit To be determined. 

Site Size (m2
): 2,202 m2 No Change 

Land Uses: Vacan t Multiple·Family Residential 

OCP Designation : Community Institutional Neighbourhood Residential 

Area Plan Designation: N/A N/A 

702 Policy Des ignation: N/A N/A 

Zoning: Assembly (ASY) Medium Density Townhouses 
I (RTM2) 

Number of Units : 0 12 

Other Designations: N/A No Change 

On Future 
Bylaw Requirement I Proposed I Variance Subdivided Lots 

Floor Area Ratio: Max. 0.65 0.65 Max. none permitted 

Lot Coverage - Building: Max. 40% 40% Max. none 

Lot Coverage - Non-porous 
Max, 65% 65% Max. none Surfaces: 

Lot Coverage - Landscaping: Min. 25% 25% Min. none 

Setback - Front Yard (m): Min. 6.0 m 6.0 m Min. none 

Setback - North Side Yard (m): Min. 3.0 m 3.0 m Min. none 

Setback - South Side Yard (m): Min. 3.0 m 3,0 m Min. none 

Setback - Rear Yard (m): Min. 3.0 m 4.5 Min. none 

Height (m): Max. 12 .0 m (3 storeys) 12.0 m (3 storeys) Max, none 

Lot Width: Min. 50.0 m 43.3m 
Variance 

Reauested 

Off-strere:~arking ~~~~es- . 2 (R) and 0,2 (V) per unit 
2 (R) and 0.33 (V) per 

none Reaular R I Visitor V: unit 

Off-street Parking Spaces - Total: 27 28 none 

3899821 PH - 89



RZ 12-619503 

Tandem Parking Spaces: Max. 50% 16 spaces (67%) 

Small Car Parking Spaces Not permitted 2 

Handicap Parking Spaces: 1 1 none 

Amenity Space - Indoor: Min. 70 m2 or Cash-in-lieu Cash·in-lieu none 

Amenity Space - Outdoor: 122 m2 none 

Other: Tree replacement compensation required for removal of bylaw-sized trees . 

3899821 PH - 90



City of 
Richmond 

Address: 9080 NO.3 Road 

ATTACHMENT E 

Rezoning Considerations 
Development Applications Division 

6911 NO.3 Road, Richmond, Be V6Y 2C1 

File No.: RZ 12-619503 

PriOl" to final adOl}tion of Zoning Amendment Bylaw 9043 , the developer is J'cquired to complete the 
followin g: 
1. Fina l Adoption of OCP Amendment Bylaw 9030. 

2. Registration of a flood indemnity covenant on title. 

3. Registrati on of a Jegal agreement on title ensuring that the on ly means of vehi cle access is from the existing Cross­
Access Statutory Right of Way (SR W CA2872307 and Plan EPP22896) on 9100 No.3 Road (property to the south) 
and that there be no direct vehicu lar access to No.3 Road. 

4. Registration of a lega l agreement on title prohibiting the conversion of the tandem parking area into habitable space. 

5. Discharge of Covenants BE214259 and BE214260. 

6. City acceptance of the developer's ofTer to vo luntarily contribute $2.00 per buildable square foot (e.g. $2S,440.00) to 
the City's affordable housing fund. 

7. City acceptance of the developer's offer to voluntarily contribute $35,000 towards the City's affordable housing fund 
for the re-designation of Assembly lands to other OCP designations for the purpose of redevelopment. 

S. City acceptance of the developer's offer to vo luntarily contribute $0.77 per buildable square foot (e.g. $10,949.40) to 
the C ity 's public art fund. 

9. City acceptance of the developer's offer to voluntarily contribute $3,000.00 to the C ity's Tree Compensation Fund for 
the planting of rep lacement trees within the City. If additional replacement trees (over and beyond the 16 replacement 
trees as proposed at the Rezoning stage) could be accommodated on-site (as determined at Development Penn it 
stage), the above cash- in-l ieu contribution would be reduced in the rate of$500 per additional replacement trees to be 
planted on site. 

10. City acceptance of the developer's offer to voluntarily contribute $5,000 towards the proposed Audible Pedestrian 
Sign (APS) system upgrade at the NO.3 Road/Francis Road intersection. 

I I. Contribution of $1 000.00 per dwell ing unit (e.g. $12,000.00) in-lieu of on-site indoor amenity space. 

12. City acceptance of the developer's offer to voluntarily contribute $37,000.00 in-lieu of on-s ite indoor amenity space 
for the benefit of S080 Francis Road. 

13. The submission and processing of a Development Pennit* completed to a level deemed Acceptable by the Di rector of 
DevelopmenL 

14. Enter into a Serv icing Agreement* for the design and construction of frolltage improvements and service connections. 
Works inc lude, but may not be limited to, removing the existing sidewalk behind the existing curb & gutter (which 
remains), construct a new 1.5 III concrete sidewalk a long the front property line, install a grass and treed boulevard 
between the sidewalk and the curb, and extend existi ng Street Lighting from the south property line to the north 
property line of the site on No 3 Road. Design to include Water, Storm and Sanitary Service Connections. 

Note: 

3899821 

i. Water: 

a. Us ing the OCP Model, there is lO20 Us available at 20 psi residual. Based on the proposed rezoning, the site 
requires a minimum fire flow of220 Us. Water ana lys is is not required. Ilowever, once the building design 
have been confirmed at the Building Permit stage, fire flow calcu lations signed and sealed by a professional 
engineer based on the fire Underwriter Survey to confirm that there is adequate available flow must be 
submitted. 

ii. Sanitary: 
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a. Sanitary ana lysis and upgrades are not required. A site analysis wi l] be required on the servicing agreement 
drawings (for site connection only). 

b. The site is to connect to existing manhole SMH2136, located in the rear yard or 8311 Rideau Dr, 
approximalely 1.5 III north of the south propclty line of the development site. 

111. Storm 

a. Stann analys is and upgrades arc not required. A site ana lysis will be required on the servic ing agreement 
drawings for the site connection only. 

b. If the site connection is p laced beneath the existing AC water main on No 3 Rd, then that section of water 
main shall be renewed by the City at the deve loper's cost. 

Prior to a Develollment Pennit- being fo r'warded to the Development Permit Panel for consideration, the 
.d eveloper is requircd to: 
I. Discharge of Easement with Section 219 Covenant (BX297160 and BX297161); otherwise, an indoor amenity space 

(m inimum 70 m2
) for the bcnefi t orthe townhouse owners of 8080 Francis Road must be includcd in the proposal. 

Pdo!" to Development l)crmif Iss uance, (he develope!' must complete the followin g requirements: 
I. Submission of a Contract cntered into between the applicant and a Certified Arborist fo r supervision of anyon-site 

works conducted near or within the tree protection zonc of the trecs to be reta ined. The Contract shou ld include the 
scope of work to be undertaken, including: rhe proposed number of site monitoring inspections, and a provision for 
the Arborisl to submit a post-construction assessment report to the City fo r review. 

2. Subm ission of a Tree Survival Security to the City as part of the Landscape Letter of Cred it to ensure that the trees 
identified for retention will be protected. No Landscape Letter of Credit will be returned until the post-construction 
assessment repolt confirming the protected trees surv ived the construction, prepared by the Arborist, is reviewed by 
staff. 

PriOI" to Building PCI"mit Issmlncc, the develollcr muSI complctc the following rcquiremcnts: 
1. lnstallation of appropriate tree protection fencing around all trees to be retained as pm1 of the development prior to 

any construction activities, including building demolition, occurring on-sileo 

Should the applicant w ish to begin site preparation work aftcr third reading of the rezoning bylaw, but prior to final 
adopt ion of the rezoning bylaw and issuance of the Development Permit, the applicant will be required to obtain a 
Tree Permit, install tree protection around trees to be retained, and submit the tree survival security and tree 
compensation cash-in-licu (i.e. $14,000 in total) to ensure the replacement planting wi ll be prov ided. 

2. Submission of a Construct ion Parking and Traffic Management Plan to the Transp0l1atiol1 Division. Management 
Plan shall include location for parking for services, deliveries, workers, loading, app lication for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
TranspOltation) and MMCD Traffic Regulation Section 01570. 

3. Incorporation of accessibil ity measures and sustainability fea tures in Building Permit (BP) plans as determined via the 
Rezoning andlor Development Permit processes. 

4. Obtain a Building Permit (B P) 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 additiona l information, contact the Building Approvals 
Div ision at 604-276-4285. 

No te: 

• 
• 

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 Seclion 219 of the Land Title Act. 

All agreements to be registered in the LancfTitle Office shall have priority over al1 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 

389982t 
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Director of Development determines otherwise, be fully registered in the Land Tille Office prior to enactment of lhe appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, leiters 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. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) andlor Development Pcnnit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, sile 
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. 

[signed copy on file] 

Signed Date 

3899821 
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City of 
Richmond Bylaw 9030 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 9030 (RZ 12-619503) 

9080 No.3 Road 

The Council of the City ofRiclullond, in open meeting assembled, enacts as follows: 

1. Riclunond Official Conununity Plan Bylaw 9000 is amended by repealing the existing land 
use designation in Attachment 1 to Schedule 1 thereof of the following area and by 
designating it Neighbourhood Residential. 

P.l.D. 026-301-130 
Lot 2 Section 28 Block 4 North Range 6 West New Westminster District Plan BCP 17848 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 9030". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3844000 

JUl 22 2013 

CORPORATE OFFICER 

"'" CO' RIC ONP 

APPROVED 
by Man.g ... 
Of Soljc~or 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9043 (RZ 12-619503) 

9080 No. 3 Road 

Bylaw 9043 

The Council of the City of Richmond, in open meeting assembled, enacts as fo llows: 

1. The Zoning Map of the City ofRiclunond, which accompanies and fonns part of Richrnond 
Zoning Bylaw 8500, is amended by repealing tJ1C ex isting zoning designation of the 
following area and by designating it MEDlVM DENSITY TOWNHOUSES (RTM2). 

P.I.D.026·301 ·1 30 
Lot 2 Section 28 Block 4 North Range 6 West New Westminster District Plan BCP17848 

2. This Bylaw may be cited as " Richmond Zoning Bylaw 8500, Amendment Bylaw 9043" . 

FIRST READrNG 

A PUB LIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

390043 1 

JUt:. 22 2013 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVeO 

" e.L 
APPROVED 
by Dirwc10r 
or Soilcita. 

;tL 
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