
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: November 24, 2015 

File: DP 11-584805 

Re: Application by Marine Star Homes Corporation for a Development Permit at 9780 
Alberta Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of six (6) three-storey 
townhouse units at 9780 Alberta Road on a site zoned "Town Housing (ZT60)- North 
McLennan (City Centre)". 
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Staff Report 

Origin 

Marine Star Homes Corporation has applied to the City of Richmond for permission to develop 
six (6) three-storey townhouse units at 9780 Alberta Road with vehicle access by a registered 
easement from an adjacent previously developed townhouse sites to the east at 9800 Alberta 
Road. The site is being rezoned from "Single Detached (RS 1/F)" zone to "Town Housing 
(ZT60)- North McLennan (City Centre)" for this project under Bylaw 8812 (RZ 11-566870), 
which received Third Reading following the Public Hearing on March 19, 2012. The site is 
currently vacant. 

Development Information 

The attached Development Application Data Sheet (Attachment 1) provides a comparison of the 
proposed development with the relevant bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

To the north, across Alberta Road, part of a 98 unit, 2-storey townhouse complex at 6300 Birch 
Street, zoned "Town Housing (ZT32)- North McLennan (City Centre)"; 

To the east, a six (6) unit, 3-storey townhouse complex at 9800 Alberta Road, zoned "Town 
Housing (ZT60)- North McLennan (City Centre)". A Cross-Access Easement is registered on 
title of this property to provide vehicle access to the subject site. 

To the south, A.R. MacNeill Secondary School, zoned "School and Institutional Use (SI)"; and 

To the west, single-family homes on large lots zoned "Single Detached (RS 1/F)" fronting 
Alberta Road. A rezoning bylaw to rezone the adjacent properties at 9720, 9740 & 9760 Alberta 
Road to "Medium Density Townhouse (RTM3)" to facilitate a 20 unit townhouse development 
was granted Third Reading on May 21, 2013. The developer is working to resolve condition of 
rezoning approval. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on March 19, 2012. A letter from the 
president of the strata council at the neighbouring property to the east (at 9800 Alberta Road) 
was received at the Public Hearing. Concerns related to the width and size of the subject site not 
meeting the minimums as per the design guidelines under the McLennan North Sub-Area Plan 
were raised. 

The width and size of the subject site do not meet the minimum lot width requirement of 40 m 
and the minimum lot size requirement of 2,000 m2 as indicated in the McLennan North Sub-Area 
Plan. At the rezoning stage, documents were submitted to the City regarding the applicant's 
unsuccessful attempts to acquire the property to the west at 9760 Alberta Road. The proposal 
provides for townhouse units that are of similar scale to the existing units at 9800 Alberta Road. 
This single site development does not affect the development potential of the adjacent lots to the 
west currently under separate application as described above. 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "Town Housing 
(ZT60)- North McLennan (City Centre)" zone. 

Advisory Design Panel Comments 

The subject application was not presented to the Advisory Design Panel on the basis that this 
small project generally meets all the applicable Development Permit Guidelines, and the overall 
design and site plan have adequately addressed staff comments. 

Analysis 

Conditions of Adjacency 

• The adjacent property to the east at 9800 Alberta Road contains a six (6) unit 3-storey 
townhouse complex. A cross-access easement along the west property line of 9800 Alberta 
Road is registered on title to provide sole vehicle access to the subject site. 

• The applicant is proposing a mirrored layout to the development at 9800 Alberta Road. 

• The applicant is proposing to utilize the existing access easement registered on the property 
to the east at 9800 Alberta Road and has undertaken an extensive consultation process with 
the owners of 9800 Alberta Road by sending notifications to each of the property owners in 
January 2011 and again in October 2015, advising that the easement would be used for 
access to the site. 

• The applicant is proposing to provide a new mailbox kiosk and a garbage/recycling enclosure 
on the subject site for shared use between the residents at 9780 and 9800 Alberta Road. This 
arrangement provides an option for the residents at 9800 Alberta Road to either utilize the 
facilities at 9780 Alberta Road or to have their own facilities on their property. A cross­
access easement/agreement for these shared amenities will be secured as a condition of 
Development Permit issuance. 

• The new building along the shared driveway will be set back approximately 3.0 m from the 
driveway to allow for separation between buildings; special paving and landscape islands 
between garage doors are also proposed to provide visual interests along the shared 
driveway; new trees are proposed along the east property line adjacent to the private yard of 
the rear building to provide added privacy screening. 

• A drainage swale is proposed on site at the west end of the garage apron adjacent to the 
shared driveway. Storm water will be collected by the drainage swale and a catch basin will 
be installed at the south end of the drainage swale. Perimeter drainage will also be required 
as part of the standard Building Permit requirements to ensure storm water is managed on 
site and will not impact the neighbouring properties. 

• The adjacent properties to the west (9720/40/60 Alberta Road) are to be redeveloped into 20 
three-storey townhouses, subject to approval of Development Applications RZ 12-615 601 
and DP 13-647517. The applicant has forwarded the development plan to the architect ofthe 
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adjacent site for coordination on the grading interface between the two (2) projects. It was 
agreed by the developers that a wood retaining wall along the common property line will be 
built by the subject development; and future development at the adjacent site (9720/40/60 
Alberta Road) will fill the site and bury the wood retaining wall after the project is 
completed. Therefore, the site grading along the common property line will be level in the 
future. A lot grading plan will be submitted to the satisfaction of the Building Approvals and 
Development Applications Divisions prior to Development Permit issuance. 

• New trees are proposed along the west property lines to provide screening between the 
proposed development and the existing single family home I future townhouse development. 

• A 5' tall wood solid fence with lattice on top of a wood retaining wall (approximately 0.5 m 
high) is proposed along the south property line. This interface with the A.R. MacNeill 
Secondary School is consistent with the interface provided between the existing development 
to the east (at 9800 Alberta Road) and the school. 

Urban Design and Site Planning 

• The proposal consists of six (6) three-storey units, provided in two (2) townhouse clusters. 

• The proposal provides for a pedestrian-oriented streetscape fronting Alberta Road, with a 
landscaped edge treatment, low metal fencing, and metal gates to the street fronting unit. A 
separate pedestrian entrance to the development site is proposed along the west property line. 

• There is no City standard Servicing Agreement required in association with this development 
proposal. Removal of the existing driveway on Alberta Road and reinstating continuity of 
the sidewalk will be achieved via a City Work Order at Building Permit stage at the 
developer's cost. 

• Vehicle access will be through the existing access easement registered on the neighbouring 
townhouse development to the east at 9800 Alberta Road. No direct vehicle access to 
Alberta Road is permitted. 

• The site layout will mirror the existing townhouse development to the east and will create a 
"T"-shape internal intersection with the existing access easement on the adjacent property to 
the east to accommodate on site truck turning. 

• The number of residential parking stalls proposed for this townhouse development exceeds 
the minimum parking requirement within the City Center area. All units have two (2) vehicle 
parking spaces except for the convertible unit, which have an accessible parking stall within 
the garage. Two (2) visitor parking spaces are proposed, which meet the minimum bylaw 
requirement. Both residential and visitor bicycle parking are provided and are also in 
compliance with the zoning bylaw requirements. 

• The provision of private outdoor spaces exceeds the development permit guidelines (30m2 

per unit) ofthe OCP. All units have private outdoor spaces consisting of front or rear yard 
and balconies on the second floors. All private outdoor space can be accessed directly from 
the main living space. 

• Outdoor amenity space is proposed close to the street and along the internal walkway for 
maximum casual surveillance opportunity. The size and location of the outdoor amenity 
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space is appropriate in providing open landscape and amenity space convenient to all of the 
units. 

• A covered mailbox kiosk, a garbage/recycling/organic waste storage enclosure, and short­
term bicycle parking spaces are provided along the south end of Building A (front building). 
The sizes and locations of these facilities are appropriate and convenient to all ofthe units on 
the subject site and will be shared with the adjacent development to the east at 9800 Alberta 
Road. 

• Additional outdoor amenity space (10% of the site area) as per the City Centre Amenity 
Space Provisions in the City Centre Area Plan is provided as a walkway and landscaped area 
throughout the site. 

Architectural Form and Character 

• The proposed form and massing of the buildings meets the intent of the guidelines set out in 
the McLennan North Sub-Area Plan, and is consistent with the existing and expected future 
developments in the neighbourhood. 

• The building forms are well articulated. The style in this proposal reflects a Tudor 
architectural style. Visual interest has been incorporated with gable roofs, bay windows, 
entry porches, and a mix of materials and colours. 

• A pedestrian scale is generally achieved along the public street, internal drive aisle, and 
pedestrian walkway through the inclusion of variation in building projections, recesses, entry 
porches, varying material/colour combinations, landscape features, and the use of individual 
unit entrances. 

• The impact of blank garage doors has been mitigated with planting islands along the drive 
aisle, and balconies on the second floor. 

• Narrow horizontal composite cement siding, wood trim and substantial wood window trim 
are used on building elevations. Good quality vinyl and composite cement siding with 
imprinted wood textures simulating wood siding are proposed for their better durability. 
Wood window trim and fascia boards, asphalt shingles cultural stone cladding will also be 
used and these materials are generally consistent with the Official Community Plan (OCP) 
Guidelines and compatible with the existing neighbourhood character. 

• The colour choice for the proposal is considered appropriate to the architectural character 
being proposed. Darker color fascia boards, battens, and window frames creates contrast 
from the lighter field color (light grey or beige) of the sidings. 

Tree Preservation 

• Tree preservation was reviewed at the rezoning stage; all seven (7) bylaw sized trees on site 
were identified for removal. 

• Three (3) undersized trees on site were in good condition and were identified as good 
candidates for retention and relocation to be a part of the final landscaping arrangement. 
However, based on updated comments from the Arborist received in December 2014, these 
trees are no longer good candidates for retention: 
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o the English Oak tree now has a trunk diameter of 15 em and it is very difficult and 
expensive to relocate trees of this size. 

o the Ginkgo Biloba tree now has a trunk diameter of25 em (bylaw sized); it is in poor 
condition and is located within the proposed surface parking area; it should be removed; 

o the Japanese Maple was not found on the site when the arborist revisited the site in 
December 2014; it was probably removed previously. 

• The applicant is also proposing to remove three (3) Armstrong Red Maple trees located on 
the adjacent townhouse development (at 9800 Alberta Road) along the common property 
line. These trees are located within the access easement and are in conflict with the access 
and egress to the future garages proposed on the subject site. These trees have a significant 
size (approximately 10 em DBH) and are not good candidates for relocation. The developer 
has notified the owners at 9800 Alberta Road on the proposed tree removal (as part of the 
consultation in October 20 15) and has received no comments. No Tree Cutting Permit is 
required by the City as these trees are undersized. The applicant has agreed to provide a 1:1 
replacement. 

• Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP), 
16 replacement trees are required for the removal of eight (8) bylaw sized trees and three (3) 
additional replacement trees are proposed for the removal of the three (3) undersized trees on 
the adjacent site. The applicant is proposing to plant 12 replacement trees on-site, including 
eight (8) conifers and four ( 4) deciduous trees. The applicant has agreed to provide a 
voluntary contribution of $3,500 to the City's Tree Compensation Fund prior to 
Development Permit Issuance, in lieu of planting the remaining seven (7) replacement trees. 

• Four (4) off-site trees located on the adjacent properties to the east and south are to be 
retained and protected. Tree protection barrier is only required for the Red Maple tree 
located at 9800 Alberta Road as the drip line of this tree encroaches into the subject property. 
Proof that the owner has entered into a contract with a Certified Arborist to monitor all works 
to be done near or within the tree protection zone will be required prior to Development 
Permit issuance. 

Landscape Design and Open Space Design 

• A pedestrian-oriented streetscape along Alberta Road is proposed with a landscaped edge 
treatment, low metal fencing with concrete posts, and individual gates to the street fronting 
unit and to the internal pedestrian walkway. 

• Each unit will have a private yard with a patio and landscaping with at least one (1) tree to 
provide shades to the patio areas in the summer. Various hedges, shrubs and ground covers, 
as well as perennials and grasses have been selected to ensure the landscape treatment 
remains interesting throughout the year. 

• The Outdoor Amenity Area contains a paved area with benches and a trellis to screen the 
semi-private space from the private yards. It also contains a children's play area with play 
equipments including natural rock boulders, an artificial turf area, a sand pit complemented 
with Kompan's Ministudio 1 and BigToys's Puppet Theatre, to encourage children to interact 
with one another. 

• Surface visitor parking stalls and garage aprons will be treated with permeable pavers for 
better water infiltration and variety in paving surfaces. 
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11 In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $66,824.84 in association with the Development 
Permit. 

• Indoor amenity space is not proposed on-site. A $6,000 cash-in-lieu contribution ($1 ,000 per 
unit) has been secured as a condition ofrezoning approval, consistent with the OCP. 

Acoustical Mitigation 

• The subject site is located within the City's Aircraft Noise Sensitive Area, where residential 
use is listed as a noise sensitive use. In accordance with the City policy, the applicant has 
submitted an acoustical report outlining the proposed materials for the building envelope to 
achieve the desired indoor noise levels outlined by CMHC with doors and windows closed. 
This satisfies the policies set out in the OCP. 

Crime Prevention Through Environmental Design 

• The applicant advised that CPTED principles such as natural access control, natural 
surveillance and territoriality (defensible space) were incorporated into the proposed design. 
o The locations and orientation of the buildings were planned carefully. Residents can 

provide surveillance to driveway and pedestrian walkways through windows without 
jeopardizing privacy. End unit in building A (adjacent to Alberta Road) has large 
windows and residents are encouraged to keep eyes on street. 

o Only one (1) pedestrian access and one vehicle access (shared with adjacent property) are 
provided in this development. 

o Walkway on west side of the building is clearly defined by having a gate at Alberta Road. 
The walkway is straight without hidden corners, and exterior lights will be provided. 

o Exterior amenity area is located to encourage vision supervision from residents in 
Building A. 

o Low landscaping was used to define areas. 
o Changes in paving and vegetation were used as tools to define different areas. 

S ustainability 

11 The applicant has agreed to achieving an EnerGuide rating of 82 for the proposed town 
houses and to pre-ducting all units for solar hot water heating. 

• A Certified Energy Advisor has confirmed that the proposed townhouse units will be 
designed to achieve an EnerGuide rating of 82. The report prepared by the Energy Advisor 
is on file and will be utilized through the Building Permit review process to ensure these 
measures are incorporated in the permit drawings. 

• A legal agreement is required to be registered on-title prior to issuance of the Development 
Permit to ensure that all units are designed to achieve an EnerGuide rating of 82 (as detailed 
by the Certified Energy Advisor), and to include pre-ducting for solar hot water heating. 

• The developer also advises that skylights will be installed in all washrooms on top floors and 
windows will be installed in all stairwells in order to reduce electricity consumption on 
lighting. 
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Accessible Housing 
• The proposed development includes orie (1) convertible unit that is designed with the 

potential to be easily renovated to accommodate a future resident in a wheelchair. The 
potential conversion of these units will require installation of a vertical lift in the stacked 
storage space (which has been dimensioned to allow for this in "Type A2" unit) in the future, 
if desired. 

• All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 
o stairwell hand rails; 
o lever-type handles for plumbing fixtures and door handles; and 
o solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Conclusions 

The proposed development has gone through some design adjustments in coordination with staff 
and has received favourable comments from the Advisory Design Panel. The result is a design 
proposal that addresses the design guidelines for the area. Staff supports this Development 
Permit application and recommends approval as the proposed design should fit well within the 
streetscape arid add to the character of the neighbourhood. 

Edwin Lee 
Planner 1 

EL:rg 

The following are to be met prior to forwarding this application to Council for approval: 
• Final adoption of the Zoning Amendment Bylaw 8812 . 
• Registration of a cross-access easement agreement over the garbage/recycling/organic waste collection facility 

and mailbox kiosk in favour of the residential development at 9800 Alberta Road, allowing access to/from the 
garbage/recycling/organic waste collection facility and mailbox kiosk at the development site. 

• Registration of a restrictive covenant and/or alternative legal agreement(s), to the satisfaction of the City, 
securing the owner's commitment to have the proposed development achieving Energuide 82 requirements and 
pre-ducted for solar hot water. This covenant and/or legal agreement(s) will include, at minimum, that no 
building permit will be issued for a building on the subject site unless the building is designed to achieve 
Energuide 82 requirements and pre-ducted for solar hot water; and that the owner has provided a professional 
report by a Certified Energy Advisor (CEA), to the satisfactory to the Director of Development. 

• City acceptance of the developer' s offer to voluntarily contribute $3,500.00 to the City ' s Tree Compensation 
Fund for the planting of seven (7) replacement trees within the City. 

• Receipt of a Letter-of-Credit for landscaping in the amount of $66,824.84; Letter-of-Credit will not be released 
until the Letter of Assurance from the Landscape Architect, confirming that landscaping are installed as per 
Development Permit, is reviewed by staff. 

• Submission of a Lot Grading Plan to the satisfaction of the City's Building Approvals Division and 
Development Applications Division. 

• Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on­
site works conducted near and within the tree protection zone of the trees to be retained. The Contract should 
include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, and 
a provision for the Arborist to submit a post-construction assessment report to the City for review. 
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Prior to future Building Permit issuance, the developer is required to complete the following: 
• Removal of the existing driveway on Alberta Road and reinstating continuity of the sidewalk to be done at the 

developer's sole cost via City Work Order. 
., Incorporation of accessibility, CPTED, and sustainability features/measures in Building Permit (BP) plans as 

determined via the Rezoning and/or Development Permit processes . 
., The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Department at 604-276-4285. 

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www .richmond. ca/services/ttp/special.htm). 

• If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 
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Development Application Data Sheet 
Development Applications Department 

DP 11-584805 Attachment 1 

Address: 9780 Alberta Road 

Applicant: Marine Star Homes Corporation Owner: Li Zhu Xu 

Planning Area(s): City Centre (Mclennan North Sub-Area) 

Floor Area Gross: 783.38 m2 Floor Area Net: 656.49 m2 

-------------------------- --------------------------

I Existing I Proposed 
Site Area: 1,012m2 1,012 m2 

Land Uses: Single Detached Townhouses 

OCP Designation: Neighbourhood Residential No Change 

CCAP: General Urban T4 
North Mclennan Sub-Area Plan: 

Area Plan Designation: "Residential Area 3" -two-family dwelling No Change 
and 2 & 3-storey townhouses with 0.65 
base FAR 

Zoning: Single Detached (RS1/F) 
Town Housing (ZT60)- North 
Mclennan (City Centre) 

Number of Units: 1 Single Detached Dwelling 6 Townhouse Units 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 0.65 0.649 none permitted 

Lot Coverage- Building: Max. 40% 39.95% none 

Setback- Front Yard (m): Min. 6.0 m 6.15 m Min. none 

Setback- East Side Yard (m): Min. 3.0 m 3.15 m Min. none 

Setback- West Side Yard (m): Min. 3.0 m 3.15mMin. none 

Setback- Rear Yard (m): Min. 3.0 m 3.18 m Min. none 

Height (m): Max. 12.0 m (3 storeys) 11.01 m (3 storeys) Max. none 

Lot Area: Min. 1 ,010 m2 1,012m2 none 

Off-street Parking Spaces- 1.4 (R) and 0.2 (V) per 1.83 (R) and 0.33 (V) 
none 

Regular (R) I Visitor (V): unit per unit 

Off-street Parking Spaces- Total: 11 13 none 

Tandem Parking Spaces: Permitted 0 none 
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None when fewer than 31 
Small Car Parking Spaces spaces are provided on 2 surplus spaces none 

site 
None when fewer than 3 

Handicap Parking Spaces: visitor parking spaces are 0 none 
required 

Amenity Space- Indoor: 
Min. 70 m2 or Cash-in-

Cash-in-lieu 
lieu 

none 

Amenity Space - Outdoor: 
Min. 6 m2 x 6 units 

Min. 36m 2 

=36m2 none 
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To the Holder: 

Property Address: 

Address: 

Marine Star Homes Corporation 

9780 Alberta Road 

c/o Perry Yang 
#29 - 9333 Sills Avenue 
Richmond, BC V6Y 4K8 

Development Permit 

No. DP 11-584805 

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

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

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

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$66,824.84 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

Property Address: 

Address: 

Marine Star Homes Corporation 

9780 Alberta Road 

c/o Perry Yang 
#29 - 9333 Sills Avenue 
Richmond, BC V6Y 4K8 

Development Permit 
No. DP 11-584805 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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