
1. 
3734523 

  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers 

Wednesday, January 16, 2013 
3:30 p.m. 

 
 
1. Minutes 

 Motion to adopt the minutes of the meeting of the Development Permit Panel held on 
Wednesday, November 14, 2012. 

 

 
2. Development Permit DP 12-626299 

(File Ref. No.:  DP 12-626299)  (REDMS No. 3722367) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Christopher Bozyk Architects Ltd. 

 PROPERTY LOCATION: 10780 Cambie Road 

 INTENT OF PERMIT: Permit the construction of a 212.28 m2 showroom addition to 
the BMW automobile dealership at 10780 Cambie Road on a 
site zoned Auto-Oriented Commercial (CA) 

 
Manager’s Recommendations 

 That a Development Permit be issued which would permit the construction of a 212.28 
m2 showroom addition to the BMW automobile dealership at 10780 Cambie Road on a 
site zoned Auto-Oriented Commercial (CA). 

 

 



Development Permit Panel – Wednesday, January 16, 2013 
ITEM   
 
 

2. 

3. Development Permit DV 11-565153 
(File Ref. No.:  DV 11-565153)  (REDMS No. 3722229) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Standard Land Company Inc. 

 PROPERTY LOCATION: 16300 River Road 

 INTENT OF PERMIT:  

 1. To vary the provisions of the Richmond Zoning Bylaw 8500 to increase the 
maximum accessory structure height of “Light Industrial (IL)” zoning from 20 m 
(66 ft.) to 45 m (148 ft.), in order to permit the construction of a telecommunication 
antenna tower at 16300 River Road. 

 
Manager’s Recommendations 

 That  

 1. Richmond City Council grant concurrence to the proposed telecommunication 
antenna tower installation at 16300 River Road; and 

 2. A Development Variance Permit be issued which would vary the provisions of the 
Richmond Zoning Bylaw 8500 to increase the maximum accessory structure height 
of “Light Industrial (IL)” zoning from 20 m (66 ft.) to 45 m (148 ft.), in order to 
permit the construction of a telecommunication antenna tower at 16300 River Road. 

 

 
4. New Business 

 
5. Date Of Next Meeting: Wednesday, January 30, 2013 

 
6. Adjournment 
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'"-''-' ...... v .. Chambers 
Richmond City Hall 

Chair 
Robert Gonzalez, General 1.vJ.<LUaE,vl -'-""1">'-','''''-'> 

Semple, General Manager, 

was called to order at 3:30 p.m. 

Minutes 

Works 

1. Min 

:1706336 

It was and seconded 
the minutes of the meeting of the Development yprnUT Panel held 011 Wednesday, 

Octoher 2012, be adopted. 

Permit DP 12-616031 

LOCATION: 

PERMIT: 

Applicant's Comments 

2760 

Penuit 
Restaurant at 
Retail (lR 1 )." 

CARRIED 

Way 

to existing McDonald's 
Way, on a site zoned "Industrial 

Horst, Senior Real Estate Manager MacDonald's Restaurants of 
'-'«11<1.\,' .. Limited, and Marlene Messer, Landscape Architect, PMG Landscape Architects, 
provided the following information proposed exterior renovations to the 
"""'.l.u<>.I'"" McDonald's Restaurant: 

L 



3706336 

.. 

.. 

.. 

the 
Vo.'ay has 
through was 

the 

there will 

Development it Panel 
November 2012 

restauraut located at 
existing for 12~14 

year; 

corner of and Sweden 
and some renovation work in its drive-

only on the exterior restaurant to 
of McDonald's new corporate 

in materials 

.. existing trees on the project will and a {ow shrub p ... <.LClUU'5 will be added 
along the drive-througb to screen the headJights 
the 

.. 

Panel Discussion 

Ms. Messer, 
connection is 

Staff Comments 

Corres 

None. 

Gallery Comments 

None. 

Panel 

The Panel 
improved " .... ,..l"''','-' 

introduced. 

appreciation 
circulation. 

protect the roots '-''''-''''U..lll~ trees; and 

a tree and ground cover within the surface 

the Panel, stated that new pedestrian 
parking lot of the restaurant 

the applicant's 

proposed exterior and noted 

2. 



Development Permit Panel 
November 1 2012 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit exterior rellovat1.ol1S to the 
e.xisting McDonald's Restaurant at 2760 Sweden Way, 011 a site zoned "Industrial 
Retail (IRl). " 

CARRIED 

3. Development Permit DP 12-608931 
(File Ref. No.: OP 12-608937) (REDMS No. 3654133) 

3706336 

APPLICANT: Cotter Architects Inc. 

PROPERTY LOCATION: 9691 Alberta Road 

INTENT OF PERMIT: 

1. To permit the construction of a 24 unit Townhouse on a site zoned "Low Density 
Townhouses (RllA)"; and 

2. To vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) reduce the required front yard setback from 6.Om to 5.40m; 

b) reduce the minimum lot width from 40.0111 to 28.6m; 

c) reduce the required west side yard setback from 3.0m to 0.30m for the garbage 
and recycling enclosure; and 

d) perm it resident parking in a tandem configuration in 10 of the 24 units. 

Applicant's Comments 

Thomas Allan Palmer, Architect, Patrick Cotter Architect Inc., provided tbe foliowing 
infonnati.oo regarding the salient features of the proposed development: 

II the project is a group of five buildings with three to eight units per building and with 
one to three bedrooms in each of the townhouses; 

" a unique aspect of the project is the smaller ground-oriented units in two buildings 
which have access at grade and are more affordable; 

II the three units facing directly onto Alberta Road will give tbe project a strong 
presence; 

II the Georgian style tov.'llhouses are simple but adorned with classicru details; 

II middle buildings are turned to open up the site in the middle and mitigate the long 
and narrow feel of the site; 

II the garbage and recycling enclosure at the western side of the property introduces a 
curve to the driveway to break up an otherwise straight drive aisle; and 

3. 
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Development Permit Panel 
Wed November 1 2012 

the outdoor amenity 
and 

van der Zalm, van der Zalm + 
did some additional work on project to address 

a play structure for 

Panel which are to geometry of the long nan'ow 
following key improvements to 

• improvements to the play area notwithstanding projeces proximity to 
excellent play amenities area which include the City Park and other 
open spaces; 

II the amenity zone was .. "",,,,," to get vehicles out way of the amenity 
area; and 

improvements in the 
area were achieved 

Mr, van def Zalm also 

II the rich palette of 

of the community ff", .. nl"'''' 
the buildings, 

following important 

the Georgian 

the children's play 

the project: 

• decorative pavers are provided throughout the /"1 ... ,.,,,,I,("\,,,,,,,,,.,,\"1 

• the enclosure of the centralized garbage and recycling is visually appealing; and 

a unique aspect 
ground-oriented 

to 
foHowing infonnation: 

III in order to provide a 
fronting the road was 

II the colour palette was 
residential feel to the 

• the building 
the latter but 

.. the buildings use 

• high level 
adjacent lots to 

II the property to 
aisle of the subject 
from the 

is the provision of secure parking in each of the 
lockable posts in the individual 

van provided 

front door fac;.ade to 
so that three units will 

to visually break to provide a 
and help identify 

one frouting AJberta Road the same configuration as 
is with the park and not 

cement board 

made by the developers of 
sites; 

subject development access to the 
parts of the east will be accessible 

4. 
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Development Permit Panel 
November 1 2012 

a fence will provide separation 
on both sides ofllie subject development; 

single family 

.. V~H<~"" at the end of drive aisles in the subject development will mitigate vehicle 

II ground oriented units in the two 
have built-in flexibility and strata 

from the Chair, Charon Sethi, 
he had coordinated with 

located 

Director of Development, stated that the were designed 
to allow for easy conversion for residents requiring use of a VVH'-"'l'vI and that certain 

are already built in such as wider doors. Mr. 
provided a unit plan for the ground floor tmits to provide 

the project is designed to meet the City's 
thermal conditions and indoor noise levels. 

Panel commented that the project is 
also mentioned that project is well 

add flavour to the neighbourhood. 

Decision 

It was moved and seconded 
That a Development Permit be issued which would: 

that app1icant 
Mr. Craig 

with 

a long and narrow 
will blend well with the 

1. permit the construction of a 24 unit 
Townhouses (RTL4)"; lind 

on a site zoned "Low Density 

5. 
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Development it Panel 
November 141 2012 

2. vwy the provisions of Richmond bU'UI,tli' Bylaw 8500 to: 

a) reduce the required front yal'd setback from 6.0m to 5AOm; 

b) reduce the minimum lot widihfrom 40.0m to 28.6m,· 

c) required west yard setback from 3.0m to 0.30m for the garbage 
enclosure; and 

l.purntulI! in 10 24 

CARRIED 

Development rmit DP 12·6151 
(File Ref. No,: DP 12-615185) (REDMS No, 3599415) 

APPLICANT: 

PROPERTY 

INTENT 

Applicant's Comments 

MQN 

12 1 00 H t'>oth;:n-<'l 

To 
existing 

Way 

Riparian Management 
Commercial (ZC28)_ 

ULL~"e.u;'b and towers on 
planting within 
zoned Vehicle 

provided the following information 
and towers on 

within the Riparian Management 

• of the years ago wit! 

• the new image is architecturally sophisticated and will improve the stn::et:;cape; 

.. 

II. 

"','-'OJUL',,- central tower 1'1"",10",1" will be removed 
with composite panel in vibrant 

a new BuicklGM entry be au'"" .... u, 

replaced with a Chevrolet 
colour; 

III the current landscape plan is entirely accurate as it does not show 
strip between the parking lot boundary of 

Area (RMA) advised that revised landscape 
the application submission); and 

II applicant is working an environmental to provide a to 
the problem, 

6, 
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Panel 

In 
II 

.. 

.. 

Staff Comments 

req uircments. 

Correspondence 

None. 

Gallery 

None. 

Panel 

It was ...... N.""" 

IS 

Permit Panel 
November 1 2012 

the following: 

O1aCK[)en-y bushes coming from the ditch 

7'11""''''''',''11'' selection of plants for riparian l-.n~'A~L'n 
"''-''''' ...... ,''.1H that will perform better in the RMA; and 

rehabilitation of the RMA through increased 

"' .... ,"'n""u commented that he agrees with the applicant that 
.nUT"",.. the buHding. Mr. Craig also mentioned that 

Planning staff worked with the applicant's environmental 
Department of Fisheries staff to develop the landscape 

application. Mr. Craig advised that Planning 
with applicant to ensure proper maintenance of the riparian planting 

visual lines to the facility as well as respond to riparian area 

proposed upgrade is nice but pointed out 
blackberries in the RMA. 
staff who have experience in 

Tltat a Development be issued Wllich 
imaging and on the existillg building and 
Riparian Management Area on a site zoned Vehicle Sales Loml,'leT'ClU 

7. 



Development Permit 
November 1 

5. Development Permit 10-535726 
(File Ret. No.: DP 10-535726) (REDMS No. 3511490) 

37(16336 

Transportation Authority 

PROPERTY LOCATION: 4111 Boundary Road 

INTENT OF PERMIT: To permit the construction of a new bus operations and 
maintenance facility on a Light Industrial (IL). 

Applicant's Comments 

Joe Halhead, outlined 
essentially to provide maintenance 

as bus dispatch, <:pr'Ul{"", maintenance, He 
buiJdings for bus wash, refueling, 

of the facility 
a maximum of 300 
out that there are 

waste water treatment and 
deli very as well areas parking, bus P_LUH"b shed for tire 

Steve Rayner, Architect, 
the buildings the 

Architects, described form and cmlrac~ter 
stated that they and shapes but 

as a family on the site. Mr. Rayner 
buildings have a common materials and building 

echo from one building the next. He stated that with the suggestion of the Advisory 
Design Panel, touches of and yellow have to provide a stronger identity 
to the buildings. 

• two large 
parking lot; 

.. landscape 

.. feature 

II significant 

Panel Discussion 

In reply to 
following: 

Landscape 

surrounded with tree and adjacent to 

beds, slmlb planting row of trees in the "..,,\I}I',,", 

"'!Z,'''''''''' the sidewalk adjacent" to Boundary Road; 

in front of the un",,,p'Ul<lOlPT treatment building; and 

along 

Panel, Mr. van and Mr. 

.. landscaping Westminster Highway ~A~"~,",,'~~ large swathes 
rock bioswale adjacent to the sidewalk) walls, and fencing; 

a 

8. 
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.. 

II the 

II 

II 

.. 

sewer; 

Development Permit Panel 
November 1 2012 

1.5 meters from the bus parking lot and 
HJghway; 

concrete walls along Westminster Highway provide 
see-through penneability; 

the site and daycare facility; 

are being proposed along the dike on the north 

through the employee parking lot; and 

~.=~'~. Highway collects water coming down the slope . 

Group} Genivar} in reply to queries from the 

treatment plant collects oily water generated in buildings on the 
the water and discharges the treated water to a 

a stonnwater collection system that discharges surface stonnwater 

II on facility lot is targeted at five foot-candles in terms of brightness; 

II the sidewalk Road is 1.5 to 2- meter wide; and 

aimed at meeting LEED Silver rating; sustainable ~~~"'.u." 

None. 

the employee parking area, oil water separators. 
systems; sensor controls, radiant heating, 

of Development, commented on the long 
and mentioned that there have been a 

and deVelopment stages such as the 
u""",'" the day care in area, and 

Road. Mr. 
with the City's 

increased 
and the bioswale 

the Panel, Mr. 
at the subject iocation and 

9. 



Gallery Comments 

None. 

Pane! Discussion 

Development Permit Panel 
Wedn November 14,2012 

The Panel conunended the work done by the applicant to make the facility 
environmentally sensitive and energy efficient. The Panel also took note of the applicant's 
efforts to come up with a common language for the buildings and the enhanced 
landscaping along Westminster Highway. 

Panel Decision 

It was moved and seconded 
That a Del!elopmellt Permit be issued which would permit tile construction of a new bus 
operations and maintenance facility ot/. a site zoned Light Industrial (IL). 

CARRIED 

6. New Business 

7. Date Of Next Meeting: December 12,2012 

8. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:35 p.m. 

Joe Erceg 
Chair 

3706336 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, November 14,2012. 

Rustico Agawin 
Committee Clerk 

10. 



To: 

From: 

City of 
Richmond 

Development Permit Panel 

Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: 

File: 

December 1 g, 2012 

DP 12-626299 

Re: Application by Christopher Bozyk Architects for a Development Permit at 
10780 Cambie Road 

Staff Recommendation 

That a Development Permit be issued which "liould peln1it the construction of a 212.28 m2 

Shol,VToom addition to the BMW automobile dealership at 10780 Cambie Road on a site zoned 
Auto-Oriented Commercial (CA). 

/) ~ .,{~ 
Wave Cr~ig 
Director pi evelOpll)cnt 

," " 
,/ 

/' ' 
Vi .e:lt /~/ 

~ 

3722361 



December 19,2012 - 2 - DP 12-626299 

Staff Report 

Origin 

Christopher Bozyk Architects Ltd. has applied to the City of Richmond for permission to 
develop a 212.28 m2 showroom additionto the BMW automobile dealership at 
10780 Cambie Road on a site zoned Auto-Oriented Commercial (CA). 

The site is appropriately zoned for the proposed use and a rezoning is nOl required. 

AI! necessary frontage and service improvements for this site were addressed through RZ 07-
362264 when the site was initially developed. No additional utility serving or transportation 
upgrades will be needed to accommodate the proposed addition. 

Development Information 

Richmond BlvlW is preparing for the introduction of a new line of electric BMW vehicles. The 
proposed building addition is a key part of this project and directly addresses the requirements of 
their parent corporation. The proposed addition is being designed to ach.ieve continuity with the 
existing building by use of similar fealures such as glazing, mullion modules and white 
colouration of panels, but wi \I also stand apart through various accent features, a simple design 
and Wliform material usage. 

The addition will utilize a glazed curtain waJl that fronts onto Cambie Road and contain a high 
interior volume space to display the new electric vehicles. The showroom will be designed to be 
flexible and spacious with circulation cOTU1ections to the existing adjoining showrooms. 

The addition will be located in an area which is currently used for outside display vehicles 
minimizing impacts to [he overall site layout. 

Please refer to attached Development Application Data Sheet (Artachment 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: Across Cambie Rd. are offlces on a site zoned Industrial Business Park (IB I) 

To the east: Across Shell Road & Canal, a rail corridor and several lots zoned Industrial 
Retai I (IR I) 

To the south: An on ramp to Highway 99 fTom Shell Road 

To the west: A hotel (Jordan Hotel Corp.) on a parcel zoned Auto-oriented Commercial (CA) 
and Gas & Service Stations (CO 1) and a parcel owned by the Paciftc Grove 
Plaza [hat is used for automobile sales (Richmond Mini) and a McDonalds 
restaurant and that is zoned Auto-oriented Commercial (CA) 



December 19,2012 

Sile Zoning and 
COW1cil approved 
allowing 
construct the 
provided 

b) 

c) 

storage area 

In 2010, a 
Permit provided an 
17.0 m and a reduction 
0.25 m. 

- 3 - DP 12-626299 

for the subject site on November 14,2005, 
A rela[ed Development Permit (DP 05-302568) to 
issued in November, 2005. That Development Permit 

from 3 m to 0 m for the display 
along the southern property line of d1e site. 

parking setback from 1.5 m to 0 In 

western property line of the site. 

of parking staJls required to accommodate 
of staBs. 

was gnmted, an OCP amendment and rezoning 
strip ofla.nd t.he dealership acquired from Province 

consolidated with the dealership site to expand their 
of the property. 

Permit for the site was approved by Council. 

stalls 

to the maximum height for accessory structures from 12.0 m to 
the minimum interior side yard setback for buildings m to 

permitted the construction of a 70.35 m2 (approximate) 
tower at the south end of the property. 

Rezoning and bile Hearing 

current Development Permit application neither a nor a Public 

Staff Comments 

to this report has satisfactorily 
comments identified as part of the the subject 

addition, it complies with the II1tent the applicable 
and is generally compltance with the 

Zoning ComplianceNariances 

No or required through this L4lJ' .. 1J.<'= 

Auto-Oriented Commercial 

Advisory Comments 

nature of the proposed addition staff rlP.TI''''''''' 

reviewed by the Advisory Design 
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Analysis 

Conditions of Adjacency 
... primary visual impact of the new addition will be from Cambie Road since the 

addition will be entirely at the north western half of the existing bu.ilding. 
... No significant impacts are anticipated to any adjacent properties. 

Urban Design alld Site Planning 
... The new construction wi 11 bring the western half of lhe north face of the building 

approximately 9.5 m closer to Cambie Road but overall the building will remain well set 
back being more than 26 m away from the street interface. 

... No changes are proposed to vehicle circulation on the site. 

... No changes are proposed or required to the site elevation. 

Architectural Form and Character 
... From Cambie Road, the proposed addition will present as having a slightly higher glazed 

curtain wall than the northeast p0l1ion of the existing building but overall the addition 
height will not be as high as the main building. 

... The roof line of the addition wi II be tlat. 

... The roofing material will consist of a Ethylene propylene diene monomer rubber (EPDM) 
plus ballast overtop of a rigid insulation material. This roofing assembly will provide for 
both waterproofing and outstanding heat, ozone and weather resistance. 

... The western face of the addition will have a lower heighl glazed curtain wall 
(approximately 3.6 m high as opposed to the 8 m high glazed cm1ain wall facing Cambie 
Road) and white panelling above matching the whIte panelling of the existing buildjng. 

... Unglazed portions of the addition, such as the feature cornice/fascia, will have the same 
white colouration as the e:xjting building. 

... A new entrance will be built into the addition maintaining two (2) pedestrian access 
points to the northern face of the building. 

... A new logo is proposed near the north west comer of the new addition. A separate sign 
permit application will address the specific location and design of that signage. 

... Portions of tbe existing building'S exterior wall will be removed to allow for unimpeded 
internal circulation between the existing showroom and the new showroom. 

Landscape Design and Open Space Design 
... No changes are being made to the site's vegetation landscaping arrangements. The 

add.ition is being located in an area currently used for outdoor vebicle displays. 
... Thi! overall number of vehicle stalls on the site will nol change but Ihe allocation between 

display/storage vehicles and visitor/staff stalls will be by seven stalls (i.e. seven 
(7) of the existing display/storage vehicles stalls will be reallocafed to provide more 
visitor/staff stalls) to address the increased floor space provided by the proposed addition. 

... Relatively minor changes will be made to extel-ior concrete curbing to accommodate the 
new addition. 

Bicycle Parking 
... The new addition adds a requirement for one Class I bike stall and one Class 2 bike stall. 
... Exterior Class 2 bicycle parking is accommodated in the plan through a 10 stall rack. 

HW67 
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• Interior Class I bicycle parking is accommodated in the plan through three (3) intemaJ 
secured spaces. 

Site Profile and BCJl10E Clearance 
• A site profile was requ.ired for the subject property because the facility ulj1izes 

undergrOlmd storage tanks for fuel or chemical storage which under the Provincial 
Environmental Management Act is a Schedule 2 activity. In such situatioDs the City is 
required to withhold issuance of the Development Perm it pending authorizat ion by the 
BC Mirustry of Environment. The authorization by BCMOE bas been included in the 
Development Permit Considerations. 

Crime Prevention through Envirollmellial Design 
1& No specific impacts are anticipated in tenns of crime prevention as a result of the new 

addition. Visibility from the street into the interior of the building may be improved 
slightly due to the larger curtain wall and its positioning modestly closer to Cambie Road 
but the overaU difference from the existing cond.ition will likely be minor. 

Conclusions 

Staff have reviewed the proposed 212.28 m2 showroom addition to the BMW automobile 
dealership at 10780 Cambie Road. The addition does not trigger any new utility requirements 
and off-street vehicle and bicycle requirements arising from the increased building area are being 
accommodated on site. 

From a design perspective, the addition will complement the existing building and should 
provide for an almost seamless accommodation of the new electric vehicle showroom. Staff are 
recommending support for this Development Permit appllcation subject to satisfactory 
fuJfi II ment of the Development Permi t Considerations. 

David Brownlee 
Planner 2 

DCB:1..1 

The following are to be mel prior (0 forwarding this application to Council for approval: 

• Proof of issuance of a Cerli ticate of Compliance or an acceptable instrument of release by the Ministry of 
Environment for the development site. 

Prior to future Building Penuit the developer is required to complete Ihe following: 
• The applicant is required 10 obtain a Building Pelmir for any conslructlon hoarding associBted with the 

proposed development. 1 f constTUclion liOarding is required to temporari Iy occupy a streel, or any pan thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 

as part of the Permit. informal ion on Ihe Bllilding Perm ii, please contact 
Approvals Division at 604-276-4285. 

Submission of a construction t.raffic and 
T ranspot1atiol1 Oi vis ion Ul!JUJ2~!!1\,'.:.lli;Jmlilll.Q.,&~m::~§LllQL§.~lli!!JllinJ. 
[r applicable, payment latecomer works, 



Address: 

City of 
Richmond 

Development Appl ication Data Sheet 
Development Applications Division 

Applicant: Owner: 
~~~~~~~~~~~~~~~~~-- ~~~~~--------------~ 

Planning Area(s): 

Floor Area 

xter 

Setback - Interior 
side): 

Setback -

Height (m): 

(west 

B law I.e uirement I Proposed I Nlariance 

Max. 50% 

Min. m 

Min. m 

Min. 3.0 m 

m 

Max. 12.0 m 

0.43 

33.2% 

.1 m 

building: 9.45 m 
recycling centre: 0.25 m 

vehicle parking: 0 m 

building: m 
display parking: m 

11.3 m 

None 

for 
recycling centre 

provided in 
DV1 

incorporated in 
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City of 
Richmond 

Development 

No. DP 1 

To the Holder: CHRISTOPHER BOYZK ARCHITECTS 

10780 CAMBIE 

SUITE 414,611 
V6A 1E1 

R STREET, VANCOUVER, 

I\I'\ITlp'I'\r Permit is issued subject to compliance with all of the Bylaws of the 
thereto, except as or supplemented by tbis Pennit. 

2. Development Pemit applies to only to lhose shown cross~hatched on 
« .. ,,''' .......... Scbedule "A" and any and aJ I structures and other development 

3. to Section 692 of the Local 
parking and loading facilities; 

__ H.<",", shall be constructed generally in 

4. sewers, water, drainage, highways, street lighting, underground wiring, 
shall be provided as 

s. Holder does not commence the permitted by lhjs Permit 
of this Permit, this Pern:ilt sha.1llapse and the security shall be relurned 

6. in accordance with terms 
plans and specifications attached to 

RESOLUTION NO. ISSUED BY THE COUNCIL 

THIS DAY OF 

months 
full. 
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City of ·chm 

51 '\], 

DP 12-626299 
SCHEDULE "A" 

§ 

Original Date: 12/05112 

Revision Date: 
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To: 

I 

Richmond 

Development Permit Panel 

From: Wayne 
of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: December 1 2012 

File: DV 11 

Re: Application by Standard Land Company Inc. for a Telecommunication Antenna 

Staff Recommendation 

That: 

1. Richmond Council 
installation at 16300 

concurrence to the proposed telecommunication antelIDa 

2. A which would vary the provisions of 
nf"T<"''''<'''' the maximum accessory structure height of "Light 

(IL)" zoning from m ft.) to 45 m (148 ft.), in order to permit the construction 
telecommunication antenna tower at 16300 River Road. 

WC: 

Att.3 

~721229 
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Staff Report 

Origin 

On October 12,20 II, the Development Permit Panel made the following referral to staff: 

That the applicafion/or a Developmenl Variance Permit by Standard Land Company lnc., in 
order to permit the construction of a telecommunication antenna (ower af J 6300 River Road, be 
referred back 10 staff for: 

aJ Future considerafionfollowing Council's consideration of aforlhcoming siaffreporf 011 

a Telecommunication Antenna Consullalion and Siting Policy; 
b) View and visibility analysis of the proposed teLecommunication antenna tower; 
c) A review of the materials, colours andfinishingproposedjol' the telecommunication 

antenna tower,' and 
d) Further rationalejoJ' the requested 45-metre height of the telecommunication antenna 

lower. 

A copy of the forwarded to the OClober ! 2, 201\ Development Permit Panel meeting 
is contained in Attachment 1. This report responds to the Development Pennit Panel referral 
and brings forward a revised telecommunication antenna tower proposal for consideration. 

Project Description 

The following is a summary of the proposed installation on the subject site, including revisions 
that have been made since it was originally considered by the Development Permit Panel on 
October 12, 2011 : 

• A 45 m (148 ft.) self-support trellis telecommunication tower with a supporting 225 sq. m 
(2,422 sq. ft.) mechanical enclosure at the base of the t01.ver enclosed and screened by a 
combination of chain-link and solid panel fencing. 

• The tower and sUITounding fence have been shifted 35 m (115 ft.) to the north with a 
60 m (197 fL) proposed setback to the south property line. The original submission 
proposed a 25 m (82 ft.) setback to the south property line. 

• The proposed installation is located on the southern half 0 f the su bject si te, but has been 
shifted 35 m (115 ft.) to the north compared to the original proposal in response to the 
City's long-term strategy of implementing a road along the south property line to service 
future industrial development in the 16,000 block of fuver Road. The additjonal setback 
distance provides separation space between the future road, would handle all 
industrial related traffic, and the proposed telecommunication installation. 

• Proposed tower location does not preclude the ability to develop tJ1e future road pJanned 
along the south property line. 

• The proposed telecommunication tower is designed to accommodate co-location for up to 
3 different telecommunication service providers. 

• A private service road through the subject site \-vill provide access to the 
telecommunication installation from River Road. 



December 17, 2012 - 3 - 11 

Background 

Development 

To the 

To the east: 

To the 

To the 

Related 

site is as follows: 

Road and the foreshore of the Fraser 

"Wl'\n", .. I'\} zoned Golf Course (GC) that is cWTcntly vacant. are 
pr<)Ce:SSlng a rezoning application on this neighbouring (l6360 

] 13) that proposes commercial vehicle outdoor 
light industrial development; 

and right-of-way. Further south are lots 
(AGl) contained in the ALR; and 

....... 1" ......... ," zoned Light Industrial (lL) with a some I 
and outdoor storage of equipment, 

and Regulations 

antenna and supporting' 

Bylaw 8500 pennhs telecommunication antenna supporting infrastructure 
use in aU districts throughout the all 

tower and supporting infrastructure to comply with 
definition of "accessory 

telecommunication antenna installations. 

lot 

and Siting 
City's consideration 

regulations and consultation 
5 is contained in 

City were in the process of developing a telecommunication antenna protocol when the 
initial Development Variance Pennit application was referred by the 

I Panel on October 12, 2011. nee approval Richmond's Policy 5045, 
City staff have reviewed the proposed tower installation in 

the provisions of the City's Antenna Consultation and 



December 17,2012 - 4 - DV 11-565153 

Siting Protocol. The following is a summary of applicable provisions of Policy 5045 that apply 
(0 the proposed telecommunication antenna tower on the subject site. 

• Protocol Exclusions - The proposed tower does not fall wi thin any 0 f the identified 
exclusions in the Protocol. 

• Required Consultation - The proposed telecommunication tower is located on land 
designated for "Industrial" in the OCP and is not located on or in close proximity to a 
designated sensitive land use identified in the Protocol. 'l1lerefore, no additional 
consultation is required based on Policy 5045. As a Development Variance Perm.it is also 
being requested to vary the height of the telecommurucation tower, the normal process of 
public notification (i.e., newspaper advertisements; mailed notification) pertaining to the 
Development Variance Permit process will apply to this application. 

.. Design Guidelines 
o Co-Location - The proponent has confirmed that the telecommurucation tower has 

capacity for co-location of 3 separate service providers. There are no existing 
structures or buildings in the surrounding area that can be to locate the 
proposed telecommunication antenna. 

o Specific Siting Criteria -TIle proposed telecommunication tower is located 
approximately 200 m (656 ft.) from River Road and 40 m (131 ft.) from a future 
planned industrial road that would run along (he south edge of the property. These 
setback distances help to minimize the visibility of the tower. The tower is also sited 
so that it is located adjacent to the outdoor parking/storage and vacant land areas to 
the west and east of the subject si teo 

The tower is also setback fTOm any existing residentiaJ uses in the surrounding area 
(i.e., approximately 350 m (1,148 ft.) from the nearest single-family dwellings along 
NO.7 Road; approximately 200 m (656 ft.) from residential caretaker units along 
River Road). 

o General Location Criteria - The tower is located on OCP "Industrial" designated 
land, which is supported in the protocol. No existing landscaping/vegetation will be 
impacted by the proposed telecommunication inslallation. 

o Screening and Landscaping - A wire~mesh fence is located around the base of the 
tower for security purposes. In addjlion to the metal fencing, a panel wooden fence is 
located around the perimeter to provide a solid visual screen. No landscape buffering 
around the peri meter 0 f the fencing is proposed as the tower is not adj acent to a 
residential use, publ.ic road or surrow1ding buildings. 

The proposed telecommunication antenna tower and supporting infTastructure has been reviewed 
in accordance with Policy 5045 and complies with all appJicable provisions of the policy. Based 
on the requested variance for the tower beight and Policy 5045, Council concurrence or non­
concurrence for the proposed tower will be incorporated into the Development Variance Permit 
application considered by the Development Pennit Panel and Council. 
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Responses to the Development Perm it Pane' Referra I (October 12, 2011) 

This section provides infonnation in response to the October 12,20 II referral (responses are 
identified in bold italics). 

Future consideration foHowing Council's consideration of a forthcoming staff report on a 
Telecommunication Antenna Consultation and Siting Policy - The proposed telecommunication 
an.lenna tower fwd requested variance to increase tile lIe.igbl for the tower 011 the subject site 
has been reviewed in accordance with tile COllncil approved Teleconmumicatiolt Autenlla 
COllsulialion alld Sitil1g Protocol (policy 5045) to ensure compliance. The proposed 
installation c01nplies with tile protocoL 

View and visibility analysis of the proposed telecommunication antenna tower - Tile proponent 
generated (l series of photo-simulations showing before alld after pictures of tlte proposed 
lattice type telecommuuication tower with all antenna equipment that can be accommodated 
011 the structure. Based 011 the ph oto-simulatiolls and placement oftlte tower 011 the southern 
portiOIl afthe subject site, tower visibility is minimizedjrom surroundillg public roads (i.e., 
River Road alld No.7 Road) alld bu.ildings 011 neighbouring properties tlrat are generally 
situated closer to River Road. Please refer 10 Attach meltt 3 for a copy of the pltoto simulations 
showing before and after pictures of the proposed instaliation. 

A review of the materials, colours and finishing proposed for the telecommW1ication antenna 
tower - The proponent Itas confirmed that the proposed lattice type tower was selected to 
provide tlte necessDlY structural support to facilitate co-location for a total of 3 service 
providers. A monopole type iJlslaJlation would 110t be able to SIlPPOrl as much equipment to 
facilitate co-Iocatiou; therefore, the proponent lias cOllfirmed 11101 a monopole would not be 
appropriate for application attltis location. 

The galvanized steellrellis tower will be grey in colour as the proponent indicates tllat litis 
colour selection best blends in with Ille surrounding sky. Tlte propOnel1tllotes thai ill cases 
where a tower is located Ileal" landscaped/treed areas, a dark green colour is typically selected 
10 blend in wilh the slllTolmding area. There is no existillg landscaping 011 fhe subject site or 
nearby on neighbouring pl'operties,·tlterefore, tlte trellis tower will be galvanized steel and 
grey in colour. Prelimilll1lY commentsfrom Transport Canada on the proposal indicated Ihat 
110 special paiuting is requiredfor this instal/alion. Tile proponent is required to oblain 
confirmation ou auy specific Federal Navigation Canada requirements prior to instal/atioll. 

l7urther rationale for the requested 45-metre height of [he telecommunication antenna tower­
Tile rationale provided by the proponentfot" a 45 m (148ft.) tower is Illal the requested 
slructure height ellables enough spacing 10 accommodate equipment/or 3 service providers, 
localed between 28 m (92ft.) to 45 m (148ft.) 011 the tower. The service area that this 
illstal/alion intends to capture are lite surrounding industrial and agri(:ultllral areas in 
Richmond, Fraser River and porlion of so 11th Vancouvu. A tower proposed at 45 In (148ft.) 
is able 10 provide signific.ant increased coverage in the targeted areas as opposed 10 a smaller 
lower Iltal would not have co-location pOfential/or other service providers. Limiting the 
!teight of tlte proposed telecommunic.ation (ower, ill conjul1clion witlt reduced ability for 
additional equipment/or co-location would reduce lite service coverage ill Ihe intended target 
areas lIml may result ill a demand for addWona/lowers to be installed near 10 lire subject site 
to provide tlte same level of coverage that one 45 m (148 ft.) tOlVel' could provide. 
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Based on all analysis of service coverage undertaken by the prop01,e,,/'s consultant/or tire 
proposed m (148 ft.; lower, a towel' ilfslallatioJJ complying with zoning at a " eight of 20 m 
(66 ft.) will provide significantly decreased amounts of coverage til an the lower proposed at 
45 m (148ft.). is eslimllted Ihat as many as 12 total imlivitlual20 m (66 fl,) lowers in the 

areas will 10 be u1Stalied to pro ville similar Ihat one 45 m 
(J 48 ft.) tower able 10 accommodate. 

Staff 

Conel 

a 

" 

Flood 
associated "vi th 

to comply with 
n,..,.." .. ",,.., that the tower and all 

concurrence to the proposed antenna tower and issues the 
the proponent \vill be required to submit a building permit application for 

approval by the City. 

m telecommunication antenna tower installation 
at the October 12, 2011 Development Pennit 

with Richmond's Telecommunication 
aU aspects of this PoJicy. 

tower is on land designated for" 
Sllrrounding 

has been provided 
how visibility 

recommend that: 
,,.,.,,, ... ,.,.,,, for the telecommunication antenna tower 

and 

addressed the items 
The tower has also been 
Consultation and Siting 

residential uses. 
the 4S m 

;)<;;'<V<1\..,l\. distances 

infrastructure; be 

" requested variance to increase the accessory structure heighl from 20 m (66 [1.) to 45 
m (1 ) for the telecommunication antenna 

y~ 



To: 

From: 

City of Richmond 
Planning and Development Department 

Development Permit Panel 

Brian J. Jackson, MCIP 
Director of Development 

( ATTACHMENT 1 

Report to 
Development Permit Panel 

Date: 

File: 

September 19, 2011 

DV 11 ~565153 

Re: Application by Standard Land Company Inc. for a Development Variance 
Pennit at 16300 River Road 

Staff Recommendation 

That a Development Variance Permit be issued which would vary the provisions of Richmond 
Zoning Bylaw 8500 to increase the maxi mum accessory structure of "Light Industrial 
(IL)" from 20 m (66 ft.) to 45 m (148 ft.), in order to permit the construction ofa 
telecommunication antenna tower at 16300 River Road. 

~/lJ)]t~d#;J 
Bria~~Tr~ckson, MClP 
Director of Development 

BJJ:ke 
Ail. 

l:J55SSS 
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Staff Report 

Origin 

Standard Land Company Inc. (on behalfofTelus Corp.) has applied to the City of Richmond for 
permission to vary the maximum accessory structure height from 20 m (66 ft.) to 45 m (148 ft.) 
to develop a new telecommunication antenna tower with related accessory uses at 16300 River 
Road (refer to Schedule A for a location map). 

The site is cunently zoned "Light Industrial (IL)" and is vacant of buildings with the exception 
of a small residential dwelling at the north edge of the site. Outside storage of commercial 
vehicles is also occurring on remaining portions of the site. The proposed variance will apply to 
a new telecommunication antenna tower only located at the rear of the site. 

Project Description 

The telecommunication anterma tower and all related equipment enclosures are contained w"ithln 
a fenced compound with a total footprint area of225 sq. m (2,422 sq. ft.) The fenced compound 
area is located at the souU1west corner of the site and is setback 25 m (82 f1.) from the rear 
(south) property line and 5 m (16.5 ft.) from the side (west) property line. The tower bolding the 
telecommunication antenna is a 45 m lattice self-support structure. Access to the 
telecommunication area compound will be through a private access road secured through the 
property and arranged between the service provider and property owner. 

Background 

Development surrouncling the subject site is as follows: 

To the north: River Road and the foreshore of the Fraser River; 

To the east 

To the south: 

To the west 

Staff Comments 

A properly zoned Golf Course (GC) that is currently vacant with no 
development; 

A rail line and right-of-way. Further south are lots zoned Agriculture 
(AGl); and 

A property zoned Light lndustrial (1L). 

Official Community Plan Land Use and Zoning Designation 
The subject site is designated for "Business and Indusuy" in the General and Specific Land Use 
Map of the Official Community Plan. The subject site is zoned Light Industrial (IL). 
Telecommunication antenna and related infrastructure is considered an accessory use on 
"Business and rndustry" designated land so long as the installation is sensitive to any site­
specific features on the property and surrounding adjacencies. 

Telecommunication antenna are a permitted use in all zoning districts throughout the City and 
are subject to the appropriate accessory structure height limitations applicable to each zone. The 
definition of accessory structure in the Zoning Bylaw also specifically permits 
telecommunication antenna installations. The subject site's Light Industrial (IL) zoning 
identifies a maximum accessory structure height limitation of20 m (66 ft.), therefore requiring a 
variance to permit the proposed 45 m (148 ft.) structure. 

3355558 
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Flood Plain Designation and Protection Bvlaw 8204 
The City's Flood Plain Designation and Protection Bylaw 8204 requires a minimum Flood 
Construction Level (FCL) of 3.1 m. As a result, all equipment and installations associated with 
the tower proposal that are susceptible to damage by flood waters is required to comply with the 
minimum Flood Construction Level established for this area. The proponent has confirmed that 
the tower and all related installations win comply with the Bylaw provisions. 

Status of City of Richmond Draft Telecommunication Antenna Consultation and Protocol 
Richmond staff are working on revising and redrafting a Telecommunication Antenna 
Consultation and Siting Policy. Work on this initiative began in 2009 with revised regulations 
being included in the City's new Zoning Bylaw (8500). Additional work is being undertaken to 
develop a Policy for Richmond that includes: 

.. Speciflc consultation requirements based on surrounding land uses. 
III Develop site-specific siting criteria and design guidelines. 

.. Provisions to support locating on existing building/structures and co-location of antenna 
equipment. 

III Takes into account Federal jurisdiction over telecommunication antemla and installations, 
which includes exemptions granted by the Federal agency (Industry Canada). 

III Outlines a specific review process for telecommunication antelU1a installations within the 
City. 

As a result of preliminary consultation with telecommW1.ication service providers 
(wireless/cellular) and Federal (Industry Canada) representatives, a number of revisions and 
comments were made that require additional work and review by City staff. Follow-up work on 
the policy and additional consultation with industry stakeholders is planned for the fall, 20 II. 
Depending on the outcome of the consultation and any additional feedback, the earliest 
anticipated date that a revised policy on telecommunication towers and related installations will 
be brought forward to CoW1ci I is in the spring, 2012. 

In the absence a specific telecorrununication installation policy for Richmond, Industry Canada 
has a default public consultation process to be followed by all telecommunication installations. 
The proponent bas adhered to all the public consultation requirements and related guidelines 
identified in the Federal rndustry Canada policy. Additional infOlmation on consultation and 
adherence to other Federal guidelines is contained in the upcoming section of the report. 

Federal Requirements Addressed by Telecommunication Antenna Tower Proposal 
Federal Public Consultation Requirements 
Public consultation as per Industry Canada policy require a notification area of 3 times the 
proposed height of the tower measured as a radius from the base 0 f the tower. Based on this, a 
total of 6 property owners were notified with an infonnation package about the proposal. The 
proponent received one comment from the neighbouring property ovmer to the east (16360 River 
Road), who voiced concerns about the operation of such an installation and any related impacts 
on local health and safety. 

335SSSS 
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rot)onenr responded to the neighbouring 
to antelUla 

comments were In to notification of surrounding 
proponent posted an advertisement in the local paper requesting comments on 

public consultation period was March I 20 I I to April 18, 20 II. 

notification and a paper of the Development 
application proceeding to the Development Permit Panel. 

Compliance with Federal Health and Safety Provisions 
telecommunication installation is required to 

frequency exposure. Health 
to comply with all provisions. 

aU Transport CanadaJNA V Canada 
ofllie 

guidelines, with the 
towers also are required to 

requirements, depending on 

antenna for 3 different service 
on the higher elevations of the tower. on the lattice structure of the 

capacity, the proponent has identi that tlUs structure can accommodate 
telecommunication antenna to enable the 3 providers to expand instaJlations on 

of the tower. The equipment compound surrounding the base of the tower is 
the equipment service provider. 

te1ecommlUlication equipment is locared on tower structure (proposed and 
proponent has indicated that the structure would be at capacity. Without the 

m (148 ft.), it is unlikely that a tower would be able to facilitate 
or provide the structure is able to 

outcome of which may involve the proliferation of a number 
towers throughout the area to same service coverage 

can provide. 

land use is designated and/or 
uses. Active industrial sites are to the west of subject site with 

cranberry bogs) located 10 the south across lhe raU tine. The 
also identified this site as a critical their overall strategy to 

service in the area. 
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proposed 

• proposal 
(including 

• tower 
landscaping or 

• A metal chain link 
and related 
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dwellings situated along properties that front 
west. An approximate measured distance from 
dwelling is 350 m to a single-family dwelling on 

on the subject site directly to the north 
proposed installation of a 45 m (l48 ft.) tower will have 

and residential land uses. 

to residential areas . 
areas is supported, so long as 

the surrounding area can accommodate 

for the co-location of antenna equipment 
up to 3 service providers on the same tower. 

installations do not involve the removal of any existing trees, 
natural habitat areas. 

around the perimeter secures the enclosure containing the tower 
In addition to the chain link fence, a 1.8 m (6 ft.) high cedar 

south and east sides of the compound for additional 
not extend along the north side to allow for access to the 
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Conclusion 

• 

Inc. has applied to vary the 
m (148 ft.) taU ,vL'-"'VliLi 

at 1 

1./ 
j 

Permit the developer is required fO complete the 
...... VQ.u is required to obtain a Building Permit for any construction 

If constl1JcLion hoarding is required to 
above a street or any part additional 

Building PermiL on the 
,HJrl1·n~'nl.<: Division of 604-2764285. 

traffic and parking u,uuUE,"'U'vu, 

11 153 

contact 

of the 
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File Ref: 08-4040-
01-2012 

POLICY 5045 

The Federal Radiocommunications Act regulates the telecommunications network (e.g. antennas) and 
supersedes local zoning powers. Nevertheless, the Telecommunication Antenna Consultation and Siting 
Protocol (Protocol) identifies the City's interests in managing network elements, in order for network providers 
to know and follow them, as long as they do nollmpair the performance of the telecommunications network. 

The Protocol addresses: 

A City zoning, acknowledging the authority of the Radiocommunication Act (Act), I ndustry Canada's role, 
policy and regulations under this Act, and that local zoning is not applied so as to impair the 
performance of the telecommunications network. 

B. Public consultation requirements associated wrth the placement of certain telecommunication antenna 
installations within the City of Richmond (City). including completing the consultation process within 
120 days of a Protocol application being received by the City. 

C. Siting design guidelines applicable to all telecommunication antenna installation proposals described 
under this Protocol. 

D. The City's process for Council and staff for providing recommendations of concurrence or non­
concurrence under the authority of the Act as well as exemptions to Ihis process. 

1. Federal Authority and City Regulations 

A. Zoning - Federal authority over telecommunication antenna installations provides that the City is not 
able 10 prohibit these uses under its zoning. and thus: 

a. Telecommunication antenna installations (Installations) 'are a permitted use in all zones. 
b. Zoning regulations apply \0 the zone in which the Installation is localed (/.e. siting, height, 

landscaping, etc.). 
c. Development Variance Permit applications 10 vary height or siting provisions under the zoning 

may be considered if necessary to the extent that they would not reasonably prohibn an Installation. 

B. Siting Design Guidelines are included in this Protocol wilh a preference for new tower Installations to 
be located outside of the Residential, Agriculture, Agriculture & Open Space and Public & Open 
Space OCP Jand-use designations or associated zones. 

C. Building permits are required to be issued by Ihe City for foundations for antennas and associated 
construction of new buildings and building addilions to accommodate Installations. 

D. Municipal Access Agreements apply to any Installations within the City's roads, rights of way and 
other public places as defined and permitted in such Municipal Access Agreements. 

Notes: 

3510492 

a. For the purposes of this Protocol, "telecommunication antenna Installations" (Installations) 
can take the form of either antennas mounted on stand-alone towers or building-mounted antennas 
along with any supporting mechanical rooms, buildings and infrastructure of telephone and data 
networks Ihat serve public subscribers. 
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b. "Residential" includes all Neighbourhood Mixed Mixed-
Use, and Neighbourhood Service Centre land use designations in the OCP and includes all zones 
consistent with these OCP designations. 

c. Subsequent OCP land use designations with similar uses to those described in this Protocol may be 
used in place of the current OCP land use 

d, "Tower" includes stand-alone towers, masis and similar structures to which antennas 
are attached. but does not include building-mounted antennas under 6.0m in 

2. Antennas Reguiring Protocol Processing 

A. Situations Where "''''''£\1'£\' Consultation Provisions =...:.=..;;;...;..;""""-'"'" 

Sections 3 (Consultation), 4A(Co-Location} of this Protocol do not apply to: 

Industry Canada Exclusions 

a. Maintenance of radio apparatus the antenna system. transmission line, 
, tower or other antenna~supporting structure. 

b. Addition or modification of an antenna system (including improving Ihe structural integrity of 
its integral mast to facilitate sharing), the transmission line, antenna-supporting structure or other 
radio to a water tower, elc. the addition or 
modification does not result in an overall increase above the structure of 25% of 
the original 

c. Maintenance of an antenna system's or in order to 
Canada's 

d. Installation, for a limited duration (typically not more than 3 months), of an antenna system 
that is used for a event, or one that is used to support local. provincial, territorial or 
national emergency operations during the emergency, and is removed within 3 months after 
the or event; and 

e. New antenna including masts, towers or other antenna-supporting structure, with a 
height of less than 15 metres above level. 

City Exclusions 

f. Installations 
and meet section 

do not extend more than 3.0m above highest 
Guidelines. 

g. A new stand-alone tower that replaces an existing tower provided it does not exceed the height 
of the tower and that the new tower is located not more than 15m from the existing 
tower; the is required to remove the exis1ing tower along wah any unused associated 
foundations, buildings, fencing and other structures to the extent by the landowner and the 
City. 
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h. Land is in the OCP as and Industry and that is more than 300m 
new towers over 30m in height) or more than 150m (for new towers between 15m and 30m in 

from land with Residential OCP land-use designations. 

L Local government Installations that are 
and infrastructure. 

dedicated to operation of local government utilities 

j. Private receiving antennas and closed telecommunication networks, neither of which serve public 
au bsc ribers. 

B. Situations Where Both Protocol Consultation and Detailed Design Provisions ~ 

of this Protocol to all new stand-

a. & OCP land-use 

b. Residential or Public & Open Space OCP land use designations /assoclated zones or are 
within 300m for {new towers over 30m In or more than 150m (for new towers 
between 15m and 30m In height) of such lands. 

Notes: 
a. 8roadcasters require licensing approval from the Canadian Radio-Television and , 

Telecommunications (CRTC). Where a broadcaster constructs an installation, the broadcaster Is 
to provide documentation to the the initiation of the applicable 

1I1':O:'('L<:tI(\(\ process and ii's decision when made. 
b. Where an installation is localed on a City the may be required 10 enler into a 

agreement related to that property, or in the case of a road or SROW the proponent may 
required to enler inlo a Municipal Access with the City. 

c. Transport Canada and other federal transportation regulations and policies, including the 
current YVR maximum height zoning, is to be followed the '"""'''II''\I"\''H~nf 

A. For those new Installations to which this Protocol the process will involve the 

a. should undertake inilial pre-application consultation with the City 10 ascertain policy and 
technical issues as well as altematives to locations that consultation. 

b. Proponent submits the Protocol application along with a siting plan that addresses this Protocol's 
Guidelines (Section 4) and prov'ldes written confirmation of compliance with Industry 

Nav Canada and other federal The City confirms whether the consultation 
process under this Protocol applies and whether a Development Variance Permit (DVP) 10 relax 

is required. If neither of Ihese are required for more minor applications, an 
for Design Review: Staff Concurrence is made under Process Stream No.1 under 

38 below. 

• See Noles A and B on page 1. 
3510492 
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c. City reviews the application based on the parameters established in this Protocol and provides 
initial comments 

d. Proponent undertakes initial public consultation, at his/her cost, that includes: 

i. Advertising in at least two consecutive weekly issues of a local newspaper and City Hall 
Bulletin Board to inform the public of a proposed installation over 30m in height; and 

ii. Written notification, via direct-addressed mail, to all property owners within a radius from Ihe 
base of the proposed tower equal 10 6 times the tower height or adjacent property owners if no 
other property is located within 6 times tower height (mailing address list is provided by the 
City). 

e. Proponent receives any public comments, within a iO-day public comment period 
commencing on the notice mailing date or second advertisement date (whichever is later), and 
addresses them with the public via correspondence through explanation or proposed changes 10 the 
proposal within a 10-day Proponent reply period commencing immediately after the public 
comment period. 

f. Proponent documents all aspects of the public consultation process and provides a summary 
report to the Ci'ty not more than 10 days after the end of the Proponent reply period. In addition 
to highlighting the details of the consultation process, the report must contain all public 
correspondence received and responses by the proponent to address public concerns and 
comments. Examples of concerns that proponents are to address, as identified by Industry 
Canada, include, but are not limited, to issues similar to the following: 

• Why is the use of an existing antenna system or structure not possible? 

.. Why is an alternate site not possible? 

.. What is the proponent doing to ensure that the antenna system is not accessible to 
the general public? 

How is the proponent trying to integrate the antenna into the local surroundings? 

II What options are available to satisfy aeronautlca( obstruction marking requirements 
at Ihis site? 

.. What are the steps the proponent took to ensure compliance with the general federal 
requirements including the Canadian Environmental Assessment Act (CEAA), Safety 
Code 6. etc.? . 

g. Proponent may be required to hold a first public meeting if there are any outstanding public 
concerns after responding to any public comments from the initial consultation and reporting them 
back to the City. This meeting may take the form of a general public open house or invitee meeting 
if there are relatively few people expressing issues of concern. The notification process will be the 
same of that of initial notification if there is to be a public meeting or notification of only interested 
parties to an invitee meeting.{As necessary - determined at the discretion of the City's Director of 
Development, based on public comments from initial mail-out consultation). 
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h. Proponent addresses public comments from the first pubHc or invitee meeting on issues and 
""",,,."',,,, documentation process as outlined in (e) above. 

t Proponent may need to make a DVP application jf the proposal does not meet Ihe applicable 
setbacks. heights or The DVP process is coordinated with 

the consultation process. does not require public consultation as 
outlined above. but requires a DVP to relax provisions, the Proponent will need to submit 
a standard DVP application following Process Stream 3 below, but with the DVP 
consultation radius. 

j. If the proposed Installation is located within the the proposal will also be to U1e 
Agricultural Advisory Committee (Me) with the above Proponent consultation process. 

B. takes one of Three Process Streams l'I"""""nin'l"in on whether the above co ns u Italian 
and a DVP are required. 

1. Staff Concurrence: 
Desi n Guidelines Onl 
a. If there is no publfc 
consultation as set out 
above nor a required to 
relax zoning requirements, City 
staff will view an application for 
sHin and desi n. 
b. Staff prepares a memo 

how the proposed 
meets the Design 

Guidelines under Section 4 

c. The Director of Development 
considers the above memo and 
either issues a retter with a 
recommendatIon of 
concurrence or requests 

to and/or 

d. Proponent may undertake 
possible or slUng 
modifications and/or provides 
additional documentation on 
de uired. 
e. The Director of Planning and 
uevelomnelrllissues a letter 
with a racommendaUon of 

PROCESS STREAMS 
2. Council Concurrence: 
Re ular Consultation Process 

a. City undertakes public notification for 
formal consideration of using 
the consultation area as set out in this 
Protocol. 

b. City staff prepares a report to 
Planning Committee that reviews how the 
proposal meets the ProtOCOl 
Guidelines, addresses comments 
and a recommendation 
endorse; nol ",n,'f'lr""'\ 

c. City Planning Committee reviews the 
application and staff This will be 
the first meeting if no 
held was 
second if 
public meeting, 

d. City Planning Committee makes a 
recommendation of concurrence or non­
concurrence. 
e. Proponent 
proposal modifications and commitments, 
if any. requested by Committee. 

f. Council considers 
Committee's Recommendation of 
concurrence or non-concurrence that is 
then· rO/warded to the and 
Industry Canada to 

3. Council Concurrence: Consultation 
Process With a DVP 

.2. City undertakes public notification for 
formal consideration of a DVP the 
City OVP process, but the 
consultation area as set out this 
Protocol. 

b. City staff prepares a report to OP 
Panel that reviews how the 
requires a variance to 
Protocol Design 
public comments and 
recommendation 
endorse 
c. 
reviews the 
This wm be the first 
proponent-held m .. ",tlr'''' 

the City or a second mAAtlrln 
an initial public 

d. City DP Panel makes a 
recommendaflon of concurrence or non­
concurrence, 
e. Proponent undertakes po~.slole 
proposal modifications and mltml'nt" 

any, requested by DP Panel. 
if 

f. Council considers DP Panel 
Recommendation of concurrence or 
non-concurrence that is then forwarded to 
the proponent and Industry Canada to 
conclude nmr""~'tlr'n 
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Note: The City's DVP notification area is expanded, at City cost, beyond the standard SOm-radius area to a 
radius of equal 10 6 times the proposed tower/antenna height measured from the lower/antenna or 
includes adjacent properties (whichever is greater) to be consistent wilh Ihe proponent notification area 
in this Protocol. 

4. Design Guidelines 

These design guidelines apply to aliinstallatlons - whether they involve new towers or are co-located on 
existing towers or erected on existing buildings, Proponents must also comply with Industry Canada design 
requirements, some of which are included in these guidelines (Please refer 10 CPC-2-0-03 -Issue 4 Of 

subsequent Industry Canada Policies and Regulations). 

A. Co-location: The First Choice for All New lnstallations 

a. Co-Locate on Existing Towers - Each proponent proposing a new tower Installation will need 10 
explore opportunities for co-location on existing towers as required by Industry Canada, particularly to 
the extent that il does not significantly increase the visible bulk of antennas of the lower. Proponents 
should contact all other relevant telecommunication service providers to confirm opportunities for or 
agreements to co-locate on an existing tower installation. 

b. Planning for Co-Location - All new Installations should be designed and engineered 10 accommodale 
additional antennas and related supporting infrastructure (e,g., mechanical buildings) as required by 
Industry Canada, particularly to the extent that it does not significantly increase the visible bulk of 
antennas for stand-alone towers or that accommodates multiple antennas on a building consistent with 
these guidelines. 

c. Confirming Support for Co·Location - The proponent is to document whether they will be co-locating 
on existing towers Installations or providing offers to share for future co-location opportunities if 
there are no current opportunities for co-location. Appropriate information from the Proponent's 
profeSSional consultants, may be required to confirm the extent to which co-location is possible under 
the above sections. 

B. Specific Siting Criteria for All New Installations 

The following guidelines apply to all new Installatlons (whether completely new towers or co-located on 
existing towers or erected on existing structures/buildings): 

a. Comply with Existing Zoning - All applicable zoning regulations (height. setback. 101 coverage and 
landscaping) apply to both stand-alone and building mounted Installations and supporting utility 
structures unless a DVP is obtsined, while acknowledging the Radiocommunicalion Act. 

b. Integrate With Existing Adjacent Buildings and Landscape - Stand-alone Installations should be 
properly integrated wilh existing buildings/structures and landscape in a manner that does not unduly 
affect their technical performance and be located to minimize the visual impact of the Installation on 
surrounding land uses. 

c. Integrate Into Building Design - Building-mounted Installations should be architecturally integrated 
into the design of the building with appropriate screening (that does nol unduly add the appearance of 
building mass) in a manner thai does not unduly decrease their technical performance and colour 

3510492 
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applied to minimize and integrate their appearance to the building. The preference is to have antennas 
screened only when screening will: 

I. Not to increase mass unless appropriately Inlegrated into the building mass; and 
Ii. Reduce visibility from street level and other major nearby buildings. 

d. Coordinate With Current Building Roofllnes - Building-mounted antennas should not extend beyond 
3 m above the highest point of a building nor 3 m above a parapet wall surrounding the main part of a 
flat-roofed building to which the antenna is affixed. In additIon to this guideline, the installation must 
comply with the maximum permitted building height under the applicable zoning, unless a DVP to relax 
the height provision is issued by the City. 

e. Conform with Any Applicable Existing Development Permit (DP) and Development Permit Area 
(DPA) Design Guidelines -Installations affixed to existing buildings and structures should be 
consistent with or not defeat the intent of the applicable OP conditions or OPA design guidelines to the 
extent thai conformity does not hamper the functionality of the Installation. 

c. General Location for New Stand~Alone Installations 

The following guidelines apply to new stand-alone Installations (where they can not be co-located on existing 
towers Of erecled on existing buildings/structures). 

a. Preference to Locate in OCP Industry and Business and Airport Designations - A new stand~ 
alone I nstallatlo n should be located in the designated or zoned areas provided it is greater than 300m 
(for new towers over 30m in height), or more th an 150m (for new towers between 15m and 30m in 
height), from lands with Residential or Public & Open Space land-use designations or associated 
zones. 

b. Minimize Environmental Impact - Do nollocate Installations in a manner that would negatively 
impact designated OCP Conservation Areas, Riparian Management Areas, and other areas with 
ecological habitat. 

c. Minimize Impact to Public & Open Space lands - Do not locate Installations in a manner that would 
negatively impact existing parkland and other public open spaces which include playgrounds. sports 
fields, trails and other similar recreational features. 

d. Protect and Utilize Existing Vegetation -lnstallations should be located to minimize disturbance of 
and maximize screening from existing trees and landscaping with the objective of minimizing the visual 
Impact of the Installatjons. 

e. Minimize Agricultural Impact - Proponents should avoid locating Installations on land within the 
Agricultural land Reserve (ALR) or in the OCP Agriculture and Agriculture & Open Space designations 
or associated zones. If it is deemed necessary for a proposed installation \0 be located in these areas. 
the following requirements apply: 

3510492 

L Comply with AlR regulations, including requiring that all tower and related equipmentlbuildings 
not exceed a maximum footprint area of 100 sq. m. 

ii If this maximum footprint area is exceeded. a "non-farm use" application 10 the City and 
Agricultural Land Commission will be required prior to going through the Protocol 
consultation and any applicable OW application processes. 

Iii Installations should be located in a manner that maximizes land available for farming and 
minimize negative impacts to existing and futUre potential agricultural operations. 
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are encouraged to construct any new tower meeting the following screening 
guidelines: 

B. FencIng - Appropriate is to be implemented to properly secure Installations. 
b. Screening Buffers- A contiguous, solid decorative fence or planted buffer. of a 

combination of hedging, trees and shrubs, is to be implemented to screen stand-alone tower 
Installations from Residential areas, buildings and roads. A minimum height of 2.0 m, 
and thickness for vegetation to obscure of the constitutes a 
landscape buffer. 

c. Maintenance - Proponents should provide for long-term maintenance and upkeep of appropriate 
its stand-alone telecommunication Installations. 

:3510492 
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