City of

Report to Committee

70N RlChmond Planning and Development Division
To: Planning Committee Date: May 1, 2015
From: Wayne Craig File:  ZT 15-694669

Director of Development

Re: Application by Ryan Cowell on behalf of 0737974 B.C. Ltd. for a Zoning Text
Amendment to Increase the Permitted Floor Area Ratio to 0.78 for the Property
Located at 5600 Parkwood Crescent

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9245, for a Zoning Text Amendment to
the “Vehicle Sales (CV)” zone, to increase the overall allowable Floor Area Ration (FAR) to a
maximum of 0.78 for the property, be introduced and given first reading.
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Staff Report
Origin

Ryan Cowell, on behalf of 0737974 B.C. Ltd., has applied to the City of Richmond for a Zoning
Text Amendment to the “Vehicle Sales (CV)” zone in order to increase the overall allowable
Floor Area Ratio (FAR) to 0.78 for the property located at 5600 Parkwood Crescent, where
development of two (2) auto dealerships is proposed. Location maps are included as Attachment

1. For reference, a site plan for the proposed auto dealership application is attached (Attachment
2).

Findings of Fact

The subject site was part of a rezoning and Official Community Plan (OCP) amendment that
included the adjacent northern parcel, 5580 Parkwood Crescent (RZ 12-626430). The lots were
rezoned from ‘Industrial Business Park (IB1)” to “Vehicle Sales (CV)” and redesignated from
“Mixed Employment” and “Industrial” in the OCP and East Cambie Area Plan respectively to
“Commercial” on February 23, 2015 (Bylaw 9054). A Servicing Agreement (SA) was required
as a condition of rezoning bylaw adoption and required utility upgrades as well as land
dedication to improve the road network.

The project proponent has applied for a Development Permit (DP 14-676613) to permit
development of two (2) auto dealership buildings on the subject site (Attachment 2). At the
design stage, it was recognized that the proposed buildings exceed the density permitted by the
site’s “CV” zoning. The applicant proposes a text amendment to the “CV” zone to increase the
allowable FAR on the subject site to 0.78 FAR based on consideration of the site specific context
and the feasibility of accommodating the proposed density on the subject site. Under the current
“CV?” zone, the total FAR that can be achieved is 0.50. The “CV” zone includes reference to two
properties, which are within proximity of the subject development proposal, where density is
increased (to 0.58 and 0.75 FAR).

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 3).

Surrounding Development

The subject property is located within the Richmond Auto Mall. The following land uses
surround the site:

To the north, proposed redevelopment of an existing two-storey industrial business park building
to a two-storey auto dealership (Acura) within the Richmond Auto Mall, zoned “Vehicle Sales
(CV)” and designated “Commercial” in the East Cambie Area Plan.

To the east, across Knight Street, two-storey office buildings, zoned “Industrial Business Park
(IB1)” and designated “Industrial” in the East Cambie Area Plan.
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To the south, existing vehicle sales and service dealerships within the Richmond Auto Mall on
sites zoned “Vehicle Sales (CV)” and designated “Commercial” in the East Cambie Area Plan.

To the west, vehicle sales and service dealerships within the Richmond Auto Mall on sites zoned
“Vehicle Sales (CV)” and designated “Commercial” in the East Cambie Area Plan.

Related Policies & Studies

Official Community Plan (OCP)/East Cambie Area Plan

The subject site is designated “Commercial” in both the Official Community Plan (OCP) and the
East Cambie Area Plan. Redevelopment of the site as an auto dealership is supported by both
plans and is compatible with adjacent land uses.

Flood Protection

The site is located in the East Cambie Planning Area; where the Flood Construction Level (FCL)
requirement is 2.9 m GSC for habitable spaces. A Flood Indemnity Restrictive covenant was
secured as a condition of rezoning bylaw adoption (RZ 12-626430).

Ministry of Transportation and Infrastructure (MOTI) v

The development proposal was referred to MOTT at the time the associated rezoning

(RZ 12-626430) was reviewed. MOTTI approval was granted conditional to all storm water being
directed to a municipal storm drain system and prohibition of direct access to the site from
Highway 91.

The site is permitted to drain into the highway system provided storm water first enters the
Municipal City system. Through the associated rezoning process, storm water management was
reviewed. The site will drain into the existing City storm water management system that will
travel along Parkwood Crescent then along the edge of the northern adjacent property, 5580
Parkwood Crescent before discharging into the highway system, which complies with MOTI
requirements. No additional provisions need to be secured through the subject text amendment
application.

Richmond Auto Mall Association Review

As the site is located within the Richmond Auto Mall, the applicant has confirmed that the
proposed text amendment, to permit increasing the density on the subject site from 0.5 FAR to
0.78 FAR, is supported by the Richmond Auto Mall Association (RAMA).

Public Consultation

The applicant has confirmed that information signage describing the proposed Zoning Text
Amendment has been installed on the subject site. Notification signage of the associated
proposed Development Permit to permit development of two (2) auto dealerships on the site is
currently posted on the site. Staff have not received any comments from the public about the
proposal.
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Staff Comments

Site Servicing
No servicing concerns based on the proposed increase in floor are ratio have been identified.

Frontage improvement works, including a new road, new sidewalk and boulevard have been
secured as part of the concluded associated rezoning application (RZ 12-626430).

Analysis

The subject application is being brought forward for consideration based on the following
site-specific considerations.

e The subject site is located within the Richmond Auto Mall, which co-exists with adjacent
industrial office park uses where properties are zoned “Industrial Business Park (IB1)”
and the associated permitted density is a maximum of 1.0 FAR, which is double the floor
area permitted by the site’s existing “CV” zoning and more than the 0.78 FAR proposed
by the subject application.

e The “CV” zone has been amended twice in the past to increase allowable density on two
(2) properties within the Auto Mall (5571 Parkwood Way and 13340 Smallwood Place).
Notably, the existing Lexus dealership within the Auto Mall, located at 5571 Parkwood
Way, amended the “CV” zone to increase the allowable density on-site to 0.75 FAR.

e The applicant has provided architectural plans, which are in the process of being
reviewed through the Development Permit review process (DP 14-676613), that
demonstrate the proposed density can be accommodated on-site. The Development
Permit review process also includes consideration of the form and character of the
proposed buildings and associated on-site landscaping.

e The applicant proposes two (2) auto dealership buildings that consist of two (2) full
stories and a partial third storey. The building massing is compatible with existing
two (2) storey auto mall and industrial business park buildings in the immediate
proximity. The buildings are not expected to cast shadows, obstruct views, or introduce
overlook concerns to adjacencies.

¢ The proposed redevelopment is one of a series of applications either recently reviewed or
in the process of being reviewed by the City to expand the Richmond Auto Mall to meet
increased demand. The applicant proposes multi-storey buildings; thereby maximizing
density within the proposed building footprint. By maximizing the functionality of the
existing Auto Mall, commercial land that is located elsewhere within the City remains
available for other uses.

Financial Impact or Economic Impact

No financial or economic impact is anticipated as a result of the proposed development.
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Conclusion

The Richmond Auto Mall was created to consolidate auto dealerships and establish a destination
location for auto service and purchase. The proposed Zoning Bylaw Text Amendment to
increase the permitted density on the subject site would maximize use on the subject property
without significantly affecting nearby land uses. The “CV” zone has been previously amended
to support greater density on two other sites within the Richmond Auto Mall. Based on
consideration of the site specific context and feasibility of accommodating the proposed density
without significantly affecting adjacencies, it is recommended that Zoning Bylaw 8500,
Amendment Bylaw 9245 be introduced and given first reading.

J
s

Planner 2-Urban Design
DN:blg

The following is required prior to final adoption:
e Provincial Ministry of Transportation & Infrastructure Approval.

Attachment 1: Location Map
Attachment 2: Conceptual Development Plans
Attachment 3: Development Application Data Sheet
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Development Application Data Sheet

Development Applications Division

ZT 15-694669 Attachment 3

5600 Parkwood Crescent

Address:

Applicant:

Ryan Cowell on behalf of 0737974 B.C. Ltd.

Planning Area(s):

East Cambie Area Plan

Owner:

Existing
0737974 B.C. Ltd. Inc. No. BC0737974

Proposed
0737974 B.C. Ltd. Inc. No. BC0737974

Site Size (m?):

25,446 m2 (273,898 ft2)

25446 m2 (273,898 ft2)

Retail/warehouse

"Auto service and dealership

East Cambie Area Plan Designation:

L.and Uses:
OCP Designation: Commercial Commercial
Commercial Commercial

Zoning:

Vehicle Sales (CV)

Vehicle Sales (CV)

Number of Units:

3 existing buildings

2 auto dealership buildings with sales

and service centres

On Future

Vehicle Sales (CV) Bylaw
Requirement

Proposed Variance

Subdivided Lots

Floor Area Ratio: Max. 0.50 0.78 Textamendment
proposed
Lot Coverage — Building: Max. 50% 33% none
Lot Size (min. dimensions): n/a n/a none
Setback — Front Yard (m): Min. 3.0 m 19.5 m Min. none
Setback - Interior Side Yard . Interior side yard 21.03 m
& Rear Yard (m): Min. 3.0 m Rear yard 15.24 m none
Variance to be
. . considered as part of
Height (m): 12m 14.32m Development Permit
review (DP 14-676613
Audi;
Vehicle sales: 2,472 m2 : 75 stalls
Industrial parts/storage: 209 m2: 3 stalls
Office: 913 m2: 28 stalls
Service bays: 21: 63 stalls
Carwash:1: 1 )
Off-street Parking Spaces — _ Audi: 201
Regular (R) / Visitor (V). Jaguar. none
g ' Vehicle sales: 2,739 m2 ; 83 stalls Jaguar; 215
Industrial: 604 m2: 7 stalls
Office: 842 m2: 26
Service bays: 26: 78 stalls
Carwash: 1:1
Total: 365
Off-street Parking Spaces — 365 421 none
Total:
Other: Tree replacement compensation required for loss of significant trees.
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242! Richmond Bylaw 9245

Richmond Zoning Bylaw 8500
Amendment Bylaw 9245 (ZT 15-694669)
5600 Parkwood Crescent

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

1. Richmond Zoning Bylaw 8500, section 10.7 entitled “Vehicle Sales (CV)”, is amended by:
(a) Inserting the following subsection 10.7.4.1 c) after subsection 10.7.4.1 b):

¢) 0.78
5600 Parkwood Crescent
P.LD. 029-514-029
Lot 2 Section 5 Block 4 North Range 5 West New Westminster District Plan
EPP47268 '

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9245,
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