
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: December 17, 2015 

File: DV 15-708883 

Re: Application by 0983101 BC Ltd. for a Development Variance Permit at 12208, 
12222 and 12228 Trites Road 

Staff Recommendation 

That a Development Variance Permit be issued which would vary sections 4.18.2.a. and 
8.1.7.4.a. of Richmond Zoning Bylaw 8500 to permit maximum building height "residential 
vertical lot width envelope" and "residential vertical lot depth envelope" to be measured from the 
required Flood Construction Level (2.9 m GSC) in order to allow construction of new single 
detached houses at 12208, 12222 and 12228 Trites Road on sites zoned "Single Detached 
(RS2/ A)". . 

w1~~~ 
Director ,0f Develo ent 

I 
WC:t_" 
Att. 

~--

4741772 



December 17, 2015 -2- DV 15-708883 

Staff Report 

Origin 

0983101 BC Ltd. has applied to the City ofRichmond to vary sections 4.18.2.a. and 8.1.7.4.a. of 
Richmond Zoning Bylaw 8500 to permit maximum building height "residential vertical lot width 
envelope" and "residential vertical lot depth envelope" to be measured from the required Flood 
Construction Level in order to construct new single detached houses at 12208, 12222 and 12228 
Trites Road on sites zoned "Single Detached (RS2/A)". 

Development Information 

The site was recently rezoned from the "Single Detached (RS liE)" zone to the "Single Detached 
(RS2/A)" zone under Richmond Zoning Bylaw 8500, Amendment Bylaw 9194 (RZ 14-666142), 
which was adopted by Council on March 9, 2015 and subsequently subdivided into three (3) 
separate lots. 

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

• To the north, immediately across Moncton Street, is the S.U.C.C.E.S.S. Austin Harris 
Residence, a multi-unit senior's assisted living residence on a large lot zoned "Congregate 
Housing (ZR4)- Steveston" at 5411 Moncton Street. 

• To the east, are six (6) lots, which are currently the subject of an application (RZ 14-674749) 
to rezone the lots to a site specific "Single Detached (ZS23)- Steveston" zone to create 30 
single detached lots. Richmond Zoning Bylaw 8500, Amendment Bylaw 9275 to rezone the 
site received Public Hearing on September 8, 2015. 

• To the south, is a single detached house on a large lot zoned "Single Detached (RS 1/E)", 
which fronts Trites Road. · 

• To the west, immediately across Trites Road, is a single detached house on a large lot zoned 
"Single Detached (RS1/B)". 

Analysis 

Consistent with the Flood Plain Designation and Protection Bylaw No. 8204, a restrictive 
covenant was registered on title of all three subject lots through the approved rezoning 
application, requiring that all new homes be constructed with a minimum flood construction 
level of2.9 m GSC. There is a significant grade difference between the 2.9 m GSC required 
flood construction level and the lower existing site and road grades. 

The Moncton Street and Trites Road frontages will be improved with new sidewalk, boulevard, 
curb and gutter through the Servicing Agreement that the developer entered into as part of the 
approved rezoning application. The Servicing Agreement also includes providing new sanitary 
sewer across the Trites Road frontage of the subject lots. The new sanitary sewer will tie into the 
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existing sanitary sewer located in the neighbouring front yard to the south and the neighbour will 
be provided with one month's notice before construction starts. 

After the new sidewalks are constructed, the 2.9 m GSC required flood construction level is 
approximately 1.54 m to 1.62 m higher than the proposed final grade of the Moncton Street 
sidewalk and approximately 1.23 m to 1.42 m higher than the proposed final grade ofthe Trites 
Road sidewalk. To address the grade difference, the site grade is proposed to be raised to 2.2 m 
GSC at the corners of the homes and the main living areas would be constructed to comply with 
the 2.9 m GSC required flood construction level. Front entries would be accessed by stairs. The 
street fronting yards are proposed to be sloped down to the Trites Road sidewalk and tiered down 
to the Moncton Street sidewalk. 

A Japanese themed tiered garden edge is proposed along Moncton Street and complementary 
sloped grass and shrub planting is proposed along Trites Road. In order to secure the detailed 
landscape design and grading information provided on the DV Plans (DV Plans 4, 8 and 12) 
provided along with this report, the applicant is required to provide security for site grading and 
landscaping interfaces on all four sides of each of the three subject lots as a condition of the 
Development Variance Permit. 

Adjacency 

The adjacent property to the east is proposed to be developed with 30 new single detached homes 
(RZ 14-674749) at the same required flood construction level of2.9 m GSC and is being 
designed by the same Landscape Architect and building designer. The grading strategy proposed 
under this Development Variance Permit will meet the grading of the neighbouring development 
proposal to the east, with the exception of providing a low 0.3 m woodretaining wall at the 
southeast corner ofthe subject site. The neighbouring development includes a 1.7 m GSC 
permanent lane abutting the southeast corner of the subject site and temporary berming and a 
raised temporary fire access abutting most ofthe east edge of the subject site until a single family 
home is constructed in the future. 

The adjacent single detached home property to the south is at a lower elevation. The grading 
proposal for the subject southern lot includes sloping the grade from the house down to perimeter 
drainage, privacy fencing and a retaining wall along the shared property line. Along the south 
property line the proposed retaining wall would be approximately 0.9 m higher than the 
neighbouring grade with a lower 1.2 m fence height on top. 

Requested Variance 

The applicant requests to vary Sections 4.18.2.a. and 8.1.7.4.a. of Richmond Zoning Bylaw 8500 
to permit maximum building height "residential vertical lot width envelope" and "residential 
vertical lot depth envelope" to be measured from the required Flood Construction Level (2.9 m 
GSC), rather than from finished site grade. 

The Zoning bylaw requires the envelopes to be measured from the finished site grade, which is 
an averaged calculation of the existing grades at the corners of the lot and the proposed grades at 
the corners of the building. The variance to measure the envelopes from the required Flood 
Construction Level is requested to accommodate the proposed desired house designs and still 
meet the required level for the area (Min. 2.9 m GSC) and Zoning bylaw. 
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As a result of the maximum permitted residential vertical envelopes, the lower existing grades, 
higher required flood construction level and minimum setbacks from property lines, the applicant 
is not able to construct the allowable floor area permitted under the RS2/A zone (approximately 
2,000 sq.ft. per house). Without the requested variance, the applicant would not be able to 
construct a full two-storey house with traditional roof pitch consistent with the Trites sub-area 
neighbourhood character. Instead, the second floor would need to be significantly inset and 
shallow roof pitch constructed. 

In support of the requested variance, the applicant has provided site plans, building design plans 
and landscape plans (DP Plans 1 to 12). 

Staff support the proposed variance as it allows for single detached home development that: 
accommodates the higher required Flood Construction Level (Min. 2.9 m GSC) for the area; 
is consistent with the proposed neighbouring development to the east; and is mitigated through 
considered building and landscaping design. 

The variance is consistent with the building height measurement requirements included in the 
"Single Detached (ZS23)- Steveston" zone for the rezoning (RZ 14-674749) proposal for a 
30-lot subdivision in the neighbouring land assembly to the east. 

Conclusion 

The proposed variance will allow for the construction of three new single detached homes that 
accommodate the higher required Flood Construction Level (Min. 2.9 m GSC) for the area in a 
manner that would be consistent with the proposed neighbouring development to the east. The 
proposal includes considered building and landscaping design and should not negatively impact 
the Moncton Street and Trites Road streetscapes. 

Staff recommend that the Development Variance Permit be issued. 

Sara Badyal 
Planner 2 

SB:rg 

The following are to be met prior to forwarding this application to Council for approval : 
• Receipt of a Letter-of-Credit for landscaping 12208 Trites Road in the amount of$17,296.13. 
• Receipt of a Letter-of-Credit for landscaping 12222 Trites Road in the amount of $12,244.16. 
• Receipt of a Letter-of-Credit for landscaping 12228 Trites Road in the amount of $16,686.29. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• 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 constru<(tion traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 
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Development Application Data Sheet 
Development Applications Division 

Address: 12208, 12222 and 12228 Trites Road 

Applicant: 0983101 BC Ltd. Owner: 0993289 BC Ltd. 

Planning Area(s): Trites Sub Area (Steveston) 

,::Ct~~%~~,~~~1~~~~1 ~:t,~~", ~157: 
" I 57571!~~ ~"~!~~~Existing ~ " Proposei:l 

12208 T t Rd n es 342 m 
Site Area 12222 Trites Rd 334m2 No change 

12228 Trites Rd 334m 2 

Land Uses Vacant Residential 

OCP Designation Neighbourhood Residential Complies 

Area Plan Designation Single-Family Housing Complies 

Zoning Single Detached (RS2/A) 
Variance requested 

as noted below 

Number of Units None 3 

~ 

sl:!~; ~~;:; B~law Requirement "" I Proposed I Variance ~ ~;;""» ~ 

s' ~ 

Floor Area Ratio Max. 0.55 FAR 0.55 FAR None permitted 

Building Lot Coverage: 
12208 Trites Rd 37.4% 

None 
12222 Trites Rd Max. 45% 44.95% 
12228 Trites Rd 44.95% 
Non-Porous Area: 
12208 Trites Rd 57% 

None 
12222 Trites Rd Max. 70% 63% 
12228 Trites Rd 63% 
Planted Area: 
12208 Trites Rd 42.8% 

None 
12222 Trites Rd Min. 20% 36.1% 
12228 Trites Rd 36.1% 
Setbacks: 
Moncton Street Min. 3m 3m 
Trites Road Min. 6 m 6m None 
Interior Side Yard Min. 1.2 m 1.2 m 
Rear Yard Min. 6 m 6m 

Max. 9 m & 2 Yz storeys 9 m & two-storey 
Residential Vertical Envelopes Residential Vertical Envelopes Measured from Flood 

Building Height Measured from Average Finished Measured from Flood Construction Level 
Site Grade Construction Level (2.9 m GSC) 

(1.5 m to 1.55 m GSC) (2.9 m GSC) 

4741772 



Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

0983101 BC Ltd. 

12208, 12222 and 12228 Trites Road 

c/o Davinder Mander 
101-502747AAvenue 
Delta, BC V4K 1T9 

No. DV 15-708883 

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

2. This Development Variance 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. The "Richmond Zoning Bylaw 8500" is hereby varied in Sections 4.18.2.a. and 8.1. 7.4.a. as 
follows: 

a) Maximum building height "residential vertical lot width envelope" and "residential 
vertical lot depth envelope" to be measured from the required Flood Construction 
Level (2.9m GSC). 

4. The land described herein shall be developed generally in accordance with the terms and 
conditions and provisions of this Permit and Plans #1 to #12 attached to this Permit which 
shall form a part hereof. 

5. As a condition of the issuance ofthis Permit, the City is holding security in the following 
amounts to ensure that development is carried out in accordance with the terms and 
conditions ofthis Permit: 

a) $17,296.13 for 12208 Trites Road; 
b) $12,244.16 for 12222 Trites Road; and 
c) $16,686.29 for 12228 Trites Road. 

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. 

This Permit is not a Building Permit. 

4741772 



To the Holder: 

Property Address: 

Address: 

0983101 BC Ltd. 

Development Variance Permit 
No. DV 15-708883 

12208, 12222 and 12228 Trites Road 

c/o Davinder Mander 
101-502747AAvenue 
Delta, BC V4K 1T9 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 
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