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5703424 

  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, January 17, 2018 
3:30 p.m. 

 
 
 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
December 13, 2017. 

  

 
1. DEVELOPMENT PERMIT 17-774155 

 (REDMS No. 5660408) 

 APPLICANT: Suncor Energy Inc. 

 PROPERTY LOCATION: 11991 Steveston Highway 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the modification of an 
existing commercial building and drive-through to accommodate a drive-through 
restaurant establishment as a secondary use to the gas station at 11991 Steveston 
Highway on a site zoned “Gas Station Commercial (ZC15) – Broadmoor and Ironwood 
Area”. 

  

 
2. DEVELOPMENT PERMIT 17-778607 

(REDMS No. 5518855) 

 APPLICANT: Interface Architecture 

 PROPERTY LOCATION: 7760 Garden City Road 



Development Permit Panel – Wednesday, January 17, 2018 
ITEM   
 
 

2. 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of four townhouse units at 7760 Garden City Road on a 
site zoned “Town Housing (ZT49) – Moffatt Road, St. Albans Sub-Area and 
South McLennan Sub Area (City Centre)”; and 

 2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 
required rear yard setback from 4.57 m to 3.0 m. 

  

 
3. DEVELOPMENT VARIANCE 17-790824 

(REDMS No. 5689809) 

 APPLICANT: Lafarge Canada Inc. 

 PROPERTY LOCATION: 7611 No. 9 Road 

 
Director’s Recommendations 

 That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to: 

 1. increase the maximum height for buildings from 12.0 m to 15.0 m; and 

 2. increase the maximum height for accessory structures from 20.0 m to 65.0 m; 

 in order to permit the construction of a new storage building and conveyor structure on 
a site zoned “Industrial (I)”. 

  

 
4. New Business 

 
5. Date of Next Meeting: January 31, 2018 

 
 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, December 13, 2017 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cecilia Achiam, General Manager, Community Safety 
Victor Wei, Director, Transportation 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on November 
29, 2017, be adopted. 

CARRIED 

1. Development Variance 15-704583 
(REDMS No. 5617123) 

5680048 

APPLICANT: Matilde Abella 

PROPERTY LOCATION: 10455 Bridgeport Road 

INTENT OF PERMIT: 

1. Permit the retention of an existing non-conforming addition to the single-family 
dwelling at 10455 Bridgeport Road on a site zoned "Single Detached (RSIID)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

(a) reduce the minimum required rear yard setback from 6.0 m to 3.85 m; and 

(b) reduce the requirement for live landscaping in the required front yard from 
50% to 36%. 

1. 



5680048 

Development Permit Panel 
Wednesday, December 13, 2017 

Applicant's Comments 

Adison Zavier, Kalypso Kreations - Design and Drafting, briefed the Panel on the 
proposed changes to the landscape plan to address Panel's concerns at the November 29, 
2017 meeting of the Panel and highlighted the following: 

• the amount of proposed live landscaping coverage in the required front yard setback 
has been increased from 29 percent to 36 percent; 

• one vehicle parking stall has been removed and the remaining three parking stalls 
have been shifted north to provide greater separation between the parking area and 
Bridgeport Road; 

• the original plant list has been revised and new tree and shrub species such as 
Western Red Cedar, Pyramid Cedar and Hick's Yew have been introduced to 
increase the size of planting and provide additional screening of the rear addition 
and vehicle parking area; 

• perennials are proposed to be planted in front of the building; and 

• the applicant has maintained the 30 percent live landscaping for the entire lot, 
which meets the Zoning Bylaw requirement. 

In reply to a query from the Panel, Matilde Abella, property owner, acknowledged that the 
real estate agent who facilitated the sale of the property did not inform her about the non­
conforming house addition when she purchased the property. Ms. Abella added that she 
later tried to contact the real estate agent but was unsuccessful. 

Staff Comments 

Wayne Craig, Director, Development, advised that staff had explored different parking 
configurations and noted that the proposed vehicle parking arrangement maximizes the 
front yard landscaping while still allowing on-site vehicle manoeuvring. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Discussion 

In reply to a query from the Panel, Ms. Zavier acknowledged that there is an existing 
hedge on the neighbouring property immediately adjacent to the east property line of the 
subject site. She further noted that due to this existing condition, no new planting will be 
introduced at the eastern edge of the site. 

2. 



Panel Decision 

Development Permit Panel 
Wednesday, December 13, 2017 

It was moved and seconded 
That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to: 

1. reduce the minimum required rear yard setback from 6.0 m to 3.85 m; and 

2. reduce the requirement for live landscaping in the required front yard from 50% 
to 36%; and 

this would permit the retention of an existing non-conforming addition to the single­
family dwelling at 10455 Bridgeport Road on a site zoned "Single Detached (RS1/D) ". 

CARRIED 

2. Date of Next Meeting: January 17, 2018 

3. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 3:41p.m. 

Joe Erceg 
Chair 

5680048 

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, December 13,2017. 

Rustico Agawin 
Auxiliary Committee Clerk 

3. 



To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: December 18, 2017 

From: Wayne Craig File: DP 17-774155 
Director of Development 

Re: Application by Suncor Energy Inc. for a Development Permit at 11991 Steveston 
Highway 

Staff Recommendation 

That a Development Permit be issued which would permit the modification of an existing 
commercial building and drive-through to accommodate a drive-through restaurant establishment 
as a secondary use to the gas station at 11991 Steveston Highway on a site zoned "Gas Station 
Commercial (ZC15)- Broadmoor and Ironwood Area". 

d 
Waykai 
Director 

WC:ke 
Att. 1 



December 18, 2017 - 2 - DP 17-774155 

Staff Report 

Origin 

Sun cor Energy Inc. has applied to the City of Richmond for permission to modify the existing 
commercial building and drive-through on the subject site to accommodate a drive-through 
restaurant within the building on a site zoned "Gas Station Commercial (ZC 15) - Broadmoor and 
Ironwood Area". The site currently contains a gas station, accessory retail convenience store and 
supporting drive-through. 

The site is being rezoned to allow "Restaurant, drive-through" as a site-specific use on the 
property at 11991 Steveston Highway under Bylaw 9698 (ZT 14-65601 0). A Public Hearing . 
was held and 3 rd reading granted on April 18, 2017. Frontage works were identified through the 
rezoning application to complete a sidewalk and landscaped boulevard on No.5 Road and 
Steveston Highway and add an accessible concrete pad and bus shelter area for an existing bus 
stop along Steveston Highway. These works are required to be completed through a City work 
order process with all design drawings approval and fees for construction to be paid prior to 
Building Permit issuance. Through the rezoning, a voluntary cash contribution ($30,000) was 
secured for the future installation of a bus shelter on the bus pad referenced above. 

Development Information 

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, A property zoned "Single-Detached RS liE" that contains a single family 
dwelling; 

To the east, Across No.5 Road, "The Gardens" mixed use development zoned "Commercial 
Mixed Use The Gardens (Shellmont) (ZMU18)"; 

To the south, Across Steveston Highway, a gas station zoned "Gas Station Commercial (ZC 15) 
- Broadmoor and Ironwood" and Ironwood Shopping Centre zoned "Community 
Commercial (CC)"; and 

To the west, A townhouse development zoned "Low Density Townhouses (RTL3)". 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage: 

• Ensure all existing and new heating, ventilation and air conditioning (HV AC) equipment is 
properly screened from neighbouring sites. 

In response to this item, solid screening (1.3 m or 4.3 ft. in height) is proposed around the 
perimeter of all rooftop mechanical equipment and is consistent with the existing design of 
the building 

5660408 



December 18,2017 - 3 - DP 17-774155 

• Measures to control and limit odours, light overspill and noise. 

In response to the above noted items, an acoustical engineer was engaged to assess the 
proposed development and all drive-through operations in conjunction with the City's Noise 
Regulation Bylaw 8856. The consultant's examination determined that the anticipated noise 
generated from the operations would be in compliance with the Bylaw. The applicant has 
confirmed that the volume for the speaker boxes for the drive-through service are 
automatically adjusted to take into account surrounding ambient noise levels to minimize any 
disturbance to neighbours. Speaker box volume levels can also be manually adjusted by 
staff 

New mechanical units will be installed on the building to support the new drive-through 
restaurant to address ventilation and manage odour generated from the cooking activities. 
The cooking ventilation units are equipped with filters to capture smoke and grease particles 
and minimize odours. 

Lighting on the building and for the drive-through is recessed and shielded to prevent light 
over spill and glare to surrounding properties. 

• Implement landscaping to accommodate for any modifications resulting from the project. 

In response, a landscape plan has been provided that covers the implementation and 
replacement of landscaping on areas of the site that are impacted by the proposal. 

The Public Hearing for the rezoning of this site was held on April 18, 2017. At the Public 
Hearing, no concerns were noted. 

Staff Comments 

The proposal involves minor exterior modifications to the existing commercial building to 
relocate an existing drive-through window along the north elevation of the building. When the 
gas station redeveloped approximately 10 year ago, the drive-through window and drive-aisle 
intended to service the retail store has never been operational. On-site modifications are 
proposed to accommodate the required number of vehicle queue spaces (8 minimum) for the 
drive-through and ensure all on-site vehicle maneuvering and circulation can be accommodated. 
The proposed Development Permit drawings have addressed the site planning and design issues 
specific to the proposal, including applicable design guidelines and policies contained in the 
Official Community Plan (OCP). The proposal also complies with the existing "Gas Station 
Commercial (ZC15)- Broadmoor and Ironwood" zoning district. No variances are being 
requested. 

Advisory Design Panel Comments 

Due to the relative minor changes to the existing building and reconfiguration to the drive­
through, the project was not presented to the Advisory Design Panel. 

Analysis 

Conditions of Adjacency 
• The existing commercial building, situated along the north portion of the site, is one storey 

and setback approximately 6 m (20 ft.) from the north property line providing for suitable 
building massing adjacent to the surrounding residential context. 

5660408 
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• Reconfiguration of the existing drive-through aisle to accommodate the required minimum 8 
vehicle queue spaces occurs mainly along the east portion of the site adjacent to No. 5 Road, 
with the main drive-through aisle running along the north edge of the site (between the 
building and property line) being maintained in its present configuration. 

• Order menu boards and intercoms for the drive-through are located east of the building near 
the entrance of the drive-through and oriented towards No.5 Road and away from the 
neighbouring residential property to the north. 

Urban Design and Site Planning 
• With the exception of modifications at the north east portion of the site to accommodate 

changes to the drive-through, other minor changes are proposed for the building to 
accommodate the following: 

o Ensure all on-site vehicle maneuvering and circulation for the site operations (gas 
station, convenience store, drive-through) are accommodated without any conflicts. 

o Right-in/out driveway entrance along No. 5 Road remains clear to avoid vehicle 
queuing onto the public road. 

o Maintain a pedestrian connection from the sidewalk along No. 5 Road to the entrance 
of the commercial building, taking into account the modifications to the drive­
through. 

• Driveway access to the site will remain in its current configuration with one right-in/out 
driveway access/exit on No. 5 Road and Steveston Highway respectively. 

• A total of 11 off-street parking spaces is being provided, which meets zoning bylaw 
requirements. 

Architectural Form and Character 
• The existing commercial building's cladding consists oftextured concrete block, smooth 

texture stucco, and cultured stone with decorative metal awnings. Proposed exterior 
modifications will be to accommodate the relocation of the drive-through pick-up window 
along the north elevation to the centre of the building. The new drive-through pick-up 
window proposes materials consistent with existing cladding and non-illuminated 
identification signage. The existing pick-up window being removed will be replaced with 
cultured stone, consistent with existing cladding. 

• An overall update to the project's corporate branding is also being undertaken with the 
addition of the drive-through establishment to implement new signage on the building and 
new graphics/signage incorporated into the existing monument sign at the corner of the site. 
Any signage with illumination is restricted to portions of the building fronting the public 
streets only to minimize impacts to neighbouring residential land uses. 

• There is an existing screened enclosure (metal solid screen 1.3 m or 4.3 ft. in height) on the 
rooftop of the building that will be expanded to screen all mechanical equipment required for 
the commercial building. An existing 0.75 m (2.5 ft.) height parapet also helps to minimize 
the visibility of the screened mechanical enclosure from surrounding areas. 

• As recommended by the applicant's acoustical consultant, the above referenced screened 
enclosure for the rooftop mechanical equipment has been designed to mitigate and buffer 
noise. Confirmation of the screened enclosure being designed and installed in accordance 
with the acoustical consultant's recommendations will be secured through the building 
permit process. 

5660408 



December 18, 20 17 - 5 - DP 17-774155 

Landscape Design and Open Space Design 
• The site has established landscaping and perimeter fencing to the north and west adjacent to 

the neighbouring residential land uses: 
o To the north, the drive-through aisle is buffered by an existing mature hedge and 

fence, which will remain. Where the drive-through is reconfigured, cedar hedging is 
proposed to replace the existing hedging to be removed to maintain the solid 
landscape screen. 

o To the west (adjacent to the low-density townhouses) is existing landscaping 
consisting of a wooden fence, mature evergreen hedging and equally spaced medium 
sized deciduous trees that will remain and provides for an effective landscaped buffer. 

• Replacement landscaping will also be implemented around the north east portion of the site 
in response to the reconfiguration of the drive-through to add plantings to border the drive­
aisles and help define the proposed outdoor courtyard/seating area located to the east of the 
building. Proposed plantings are consistent with the existing on-site plant and tree species 
and help buffer the drive-through aisle from the neighbouring property to the north and the 
fronting road (No. 5 Road). 

• The paved/stamped concrete areas existing at the north east corner of the site will be 
modified to accommodate the changes to the drive-through, with appropriate pavement 
markings and stamped concrete to be reinstated where removed. 

• In order to ensure the proposed revisions to the on-site landscaping are completed, a 
landscape security of $10,803.10 will be submitted prior to issuance of the Development 
Permit by Council. 

Crime Prevention Through Environmental Design 
• Illumination at the rear of the existing building along the drive-through aisle is provided by 

existing on-site light standards and building mounted lights. To minimize light overspill and 
glare, the light standards have downward oriented recessed lighting and building mounted 
lighting is shielded and incorporated into the design of the building. 

• Active and passive surveillance of the rear of the building will be facilitated with drive­
through operations. 

Conclusions 

The proposed development addresses conditions of adjacency to minimize any potential impacts 
to the neighbouring residential land uses and the changes to the existing commercial building are 
consistent with the form and character of the overall site. On this basis, staff recommend support 
of this Development Permit application. 

Kevin Eng 
Planner 2 

KE:le 

The following are to be met prior to forwarding this application to Council for approval: 

• Receipt of a Letter-of-Credit for landscaping in the amount of $10,803.10. 

Prior to future Building Permit issuance, the developer is required to complete the following: 

• The following frontage works are required to be completed through a City work order process: 

5660408 



December 18,2017 - 6 - DP 17-774155 

• Along No.5 Road- 1.5 m wide sidewalk and 1.5 m wide boulevard. 

• Along Steveston Highway: 

o 1.5 m wide sidewalk and 1.5 m wide boulevard. 

o 3.0 m wide by 9 min length concrete landing pad for accessible bus stop requirements, including the 
necessary on-site statutory right-of-way (SRW) (approximately 1.5 m wide by 5 min length) for a 
concrete pad for the placement of a bus shelter. 

• Address all site service connections to City water (including metering) and storm systems to the satisfaction 
of Engineering staff. 

• City approval of design drawings and payment of fees for the construction of the off-site works is required 
prior to the issuance of any building permit. 

• Prior to issuance of the Building Permit, the applicant's professional consultant (acoustical/mechanical 
engineer) is required to provide confirmation through a letter of assurance or other acceptable document that the 
entire rooftop mechanical screened enclosure area (existing and area to be expanded) design is consistent with 
the recommendations in the acoustical consultant's report to confirm screen panels weigh at least 2lbs/ft2 and no 
air gaps exist between roof screen panels and posts, adjoining panels and between the bottom of the panels and 
the roof. Final inspection/occupancy of the building permit will not be granted until the professional consultant 
provides confirmation that the screened enclosure has been installed in accordance with the appropriate 
specifications. 

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

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

• If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible 
latecomer works. 

5660408 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-774155 Attachment 1 

Address: 11991 Steveston Highway 

Applicant: Suncor Energy Inc. 

Planning Area(s): Ironwood Sub Area 

I 
Site Area: 

Existing 
3,042 m2 

Owner: Suncor Energy Inc. 

I Proposed 
No change 

Add a drive-through 

Land Uses: Gas station and accessory retail restaurant to the existing 
convenience store commercial building as a 

secondary use 

OCP Designation: Neighbourhood Service Centre No change - complies 

Gas Station Commercial (ZC 15) - Add "Restaurant, drive-
Zoning: 

Broadmoor and Ironwood through" as a site specific 
secondary use 

I Bylaw Requirement I Proposed I Variance 
Floor Area Ratio: 0.35 0.1 none permitted 

17% (includes existing 
Lot Coverage: Max. 35% canopy over gas pump None 

islands) 
Road: 33 m (Steveston 

Road: Min. 12 m Highway) 
Building Setbacks: Rear: Min 3m Road: 18 m (No. 5 Road) None 

Side: Min 3m Rear: 6.5 m (north) 
Side: 20 m (west) 

Height (m): Max. 9 m 5.2 m None 

Total off-street Spaces: 9 stalls 11 stalls None 



City of 
Richmond Development Permit 

No. DP 17-774155 

To the Holder: Suncor Energy Inc. (c/o Anna Stilwell) 

Property Address: 

Address: 

11991 Steveston Highway 

200, 4838 Richard Road SW 
Calgary, Alberta 
T3E 6L 1 

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

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

3. Subject to Section 692 ofthe Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #7 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$10,803.10 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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



To the Holder: 

Property Address: 

Address: 

Suncor Energy Inc. 

11991 Steveston Highway 

200, 4838 Richard Road SW 
Calgary, Alberta 
T3E 6L 1 

Development Permit 
No. DP 17-774155 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

5660408 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

cc 

I 

STEVESTON HWY 
r-----_ ------·--···~-~ .. ,------;;:",,.-" -.-------

11688 11700 

ZCI2 

ZC26 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: December 19, 2017 

File: DP 17-778607 

Re: Application by Interface Architecture for a Development Permit at 
7760 Garden City Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of four townhouse units at 7760 Garden City Road on a site zoned 
"Town Housing (ZT49)- Moffatt Road, St. Albans Sub-Area and South McLennan 
Sub-Area (City Centre)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum required rear 
yard setback from 4.57 m to 3.0 m. 
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Staff Report 

Origin 

Interface Architecture has applied to the City of Richmond for permission to develop four 
townhouse units at 7760 Garden City Road with vehicle access via a statutory right-of-way from 
the adjacent property to the south at 7733 Turnill Street. The site is being rezoned from "Single 
Detached (RS1/F)" zone to "Town Housing (ZT49)- Moffatt Road, St. Albans Sub-Area and 
South McLennan Sub-Area (City Centre)" zone under Bylaw 9682 (RZ 15-701939), which 
received third reading following the Public Hearing on July 17, 2017. The site currently contains 
one single family home, which will be demolished. A Servicing Agreement for frontage 
upgrades and service connections is required prior to Building Permit issuance. 

Development Information 

Please refer to the 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, a townhouse site zoned "Town Housing (ZT33)- South McLennan (City 
Centre)". 

• To the east and south, a townhouse site zoned "Town Housing (ZT49)- Moffatt Road, St. 
Albans Sub-Area and South McLennan Sub-Area (City Centre)". 

• To the west, across Garden City Road, a low-rise apartment site zoned "Medium Density 
Low Rise Apartments (RAM1)". 

Rezoning and Public Hearing Results 

The first Public Hearing for the rezoning of this site was held on March 20, 2017. At the Public 
Hearing, concerns related to vehicle access from 7733 Turnill Street were expressed. Three 
residents at 7733 Turnill Street requested Council to allow direct vehicle access to the 
development site from Garden City Road. Council referred the project back to staff. 

In response to the Council's referral, Transportation staff reviewed the proposal and advised 
Council that the preferred access for 7760 Garden City Road is through 7733 Turnill Street, as 
envisioned and secured through the development approval for 7733 Turnill Street. Granting 
access from Garden City Road is inconsistent with the access arrangement of previous 
townhouse developments north and south of the subject site which were required to remove 
access to Garden City Road in order to create a greenway and bicycle path along the frontage. 
Introducing a direct access for 7760 Garden City Road would diminish the pedestrian and 
cycling environment established on this 800 m block of Garden City Road. 
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In response to the Council's referral, the developer met with the Strata Council of 773 3 Turnill 
Street and reached an agreement on the following terms for access from 7733 Turnill Street: 

• provide traffic calming measures and signage on 7733 Turnill Street to the 
satisfaction of the Strata Council of 773 3 Turnill Street; 

• pay a one-time lump sum fee of $10,000 to the Strata Council at 7733 Turnill Road 
for expenses including, but not limited to, exterior power wash of the buildings at 
7733 Turnill Street, easement road maintenance, and landscape upgrades; 

• employ a different unit numbering system (i.e., Unit 101 instead of Unit 1) to 
differentiate the units in the two complexes and to avoid addressing confusion; 

• ensure there is no construction access to 7760 Garden City Road from 7733 Turnill 
Street; and 

• establish an easement maintenance cost sharing agreement between the two strata 
corporations. 

The second Public Hearing for the rezoning of this site was held on July 17, 2017. At the Public 
Hearing, the same concerns related to vehicle access from 7733 Turnill Street were once again 
expressed by two residents at 7733 Turnill Street. Staff provided Transportation Department's 
rationale for the use of the access easement on 773 3 Turnill Street and advised that commitments 
have been made by the developer to address the concerns and these will be secured as a 
consideration to Rezoning. Council concluded the Public Hearing and granted 3rd Reading to the 
rezoning bylaw with vehicle access to be provided from 7733 Turnill Street. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "Town Housing 
(ZT49)- Moffatt Road, St. Albans Sub-Area and South McLennan Sub-Area (City Centre)" zone 
except for the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to reduce the rear 
yard setback from 4.57 m to a minimum of3.0 m. 
(Staff supports the proposed variance as it is intended to accommodate a projection on the 
ground floor and open deck spaces on the second floor of the proposed Building #1. This 
proposed rear yard (east) setback is similar to the setback provided on the adjacent townhouse 
units to the east of the subject site (i.e., approximately 3.0 m between the second floor balcony 
and the common property line). The setbacks to the second and third floor enclosed living 
space will remain at a minimum of 4.57 mfrom the east property line. New trees will be 
planted along the east property to provide privacy screening between the subject site and the 
adjacent townhouse units. This variance request was identified at Rezoning stage, and no 
concerns were identified at that time.) 
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Advisory Design Panel Comments 

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

Analysis 

Conditions of Adjacency 

• Both the form and massing of the proposed development are consistent with the existing 
surrounding townhouse developments. 

• The orientations of the proposed units are designed to match those of the existing units to the 
north, south and east, in order to minimize adjacency concerns. 

• Eight new trees are proposed to be planted along the east property line to provide privacy 
screening at the rear yard interface between the proposed development and the existing 
townhouse units. 

• Perimeter drainage will be secured through the Building Permit to ensure storm water is 
managed and addressed through the development and will not impact the neighbouring 
properties. 

Urban Design and Site Planning 

• The proposal consists of four units provided in two duplex clusters. Two units will have 
direct pedestrian access from the street and two units will have access from the internal drive 
aisle. 

• Vehicle access will be through the existing access easement registered on the neighbouring 
townhouse development to the south/east at 7733 Turnill Street. No direct vehicle access to 
Garden City Road is permitted for the subject site. 

• The proposal provides for a pedestrian-oriented streetscape fronting Garden City Road with a 
landscaped edge treatment, low metal fencing, and metal gates to the two street-fronting 
units. A separate pedestrian entrance from Garden City Road to the development site is 
proposed along the south property line to provide a direct access to the internal drive aisle 
from Garden City Road. 

• The number of residential parking spaces proposed for this townhouse development exceeds 
the minimum parking requirement per unit within the City Centre area, and all units will have 
two residential vehicle parking spaces. 

• Tandem parking is permitted under the ZT49 zone, and 50% of the units will have tandem 
garages (four tandem spaces in total). A Restrictive Covenant prohibiting the conversion of 
tandem parking area into habitable area will be secured as a condition of rezoning approval. 

• One visitor parking space is proposed, which meets the minimum bylaw requirement. 

• Six residential bicycle parking spaces and one visitor bicycle parking are provided, which are 
in compliance with the zoning bylaw minimum requirements. 
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• The provision of private outdoor spaces complies with the Development Permit Guidelines 
(minimum of 30m2 per unit) of the OCP. All units have private outdoor spaces consisting of 
front or rear yard and balconies on the second floors. 

• Outdoor amenity space is proposed at the terminus point of the internal drive aisle to 
maximize casual surveillance opportunity and sun exposure. The size and location of the 
outdoor amenity space are appropriate in providing open landscape and amenity space 
convenient to all units. 

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

• The required garbage, recycling and organic waste storage enclosures have been incorporated 
into the design of the west building to minimize the visual impact of these enclosures. 

Architectural Form and Character 

• The proposed building design is compatible to the adjacent townhouse development to the 
north and south. The applicant advised that the immediate multiple-family neighbourhood is 
comprised of a very eclectic mix of residential revival style. The proposed design has 
adapted an English Colonial Revival style. 

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

• Individuality of dwelling units is expressed visually by a dominant gable form for each unit's 
fa9ade, and provided with a clearly separate main entry door/canopy/stoops. 

• The overall appearance of the proposal conforms to the Design Permit Guidelines of the 
South McLennan area and should fit in well with the character of the surrounding area. 

• The proposed building materials (Hardie plank cedarmill siding, Hardie shingle siding, 
fiberglass asphalt roof shingles, and wood trim/braces) are generally consistent with the 
Official Community Plan (OCP) Design Permit Guidelines and compatible with the character 
of the surrounding neighbourhood. 

• The proposed gray/off-white colour scheme with heavy shingled cladding component will 
make this project stand out (rather than blend in) from the beige/brown/white trim colour 
scheme with horizontal siding and limited shingle accent, giving variety to the streetscape. 

Landscape Design and Open Space Design 

• Tree preservation was reviewed at rezoning stage. Based on the 2:1 tree replacement ratio 
goal stated in the OCP, 12 replacement trees are required for the removal of six trees. The 
applicant is proposing to plant 17 new trees on-site, including 9 conifers and 8 deciduous 
trees. 

• Three trees on neighbouring properties are to be retained and protected. The applicant has 
submitted a tree protection plan showing the trees to be retained and the measures taken to 
protect them during development stage. 
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• Along Garden City Road, the front yards will be landscaped with layers of plantings, 
including flowering trees, shrubs, grasses and ground covers. 

• Each unit will have a private yard with landscaping and a patio. The rear units will have rear 
lawn areas as well. 

• The internal drive aisle will be paved in two colours of interlocking pavers, with columnar 
trees planted between garage doors. 

• The outdoor amenity area is designed with a nature theme, incorporating flowering trees, 
shrubs, and climbing vines as natural features. A cedar pergola feature is also proposed to 
frame the entry to the children's play area. 

• The play apparatus proposed is small in scale and is suitable for children from six months to 
four years of age. This includes a colorful lady bug, mushroom play pods, and a rustic seat. 
Soft rubberized paver tiles are proposed for the surfacing of the children's play area. 

• Project signage will be provided along the Garden City Road frontage by the entry walkway 
and a directional sign will be provided at the vehicle entrance of 7733 Turnill Road. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $36,060 in association with the Development 
Permit. 

• Indoor amenity space is not proposed on-site. A $1,000 per unit cash-in-lieu contribution 
($4,000 in total) has been secured as a condition of rezoning approval, consistent with the 
OCP. 

Crime Prevention Through Environmental Design 

• Unit end wall windows at 2nd floor levels will be provided for passive surveillance, especially 
at the pedestrian walkway from the internal drive aisle to Garden City, the visitor parking 
space (along south property line), as well as outdoor amenity area (along north property line). 

• Bollard lighting I night sensor lighting are provided along the pedestrian walkway. 

Sustainability 

• The applicant has committed to achieving an EnerGuide rating of 82 for the proposed 
townhouses and to pre-ducting all units for solar hot water heating. 

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

• The developer also advises that the following sustainability features will be incorporated into 
the development: 
o Use of low-flow toilets, showers, and lavatories in all units; 
o Use of Energy Star appliances in all units 
o Use of fibre cement siding as main cladding material 
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Accessible Housing 

• The proposed development includes two convertible units in the west building that are 
designed with the potential to be easily renovated to accommodate a future resident in a 
wheelchair. The potential conversion of these units will require installation of a vertical lift 
in the stacked storage space which has been dimensioned to allow for this in both units, if 
desired. 

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

bathtubs and showers. 

Conclusions 

The applicant has satisfactorily addressed staffs comments regarding conditions of adjacency, 
site planning and urban design, architectural form and character, and landscape design. The 
applicant has presented a development that meets applicable policies and Development Permit 
Guidelines, and fits into the existing context. The applicant has agreed to the list of 
Development Permit Considerations (signed concurrence on file) outlined in Attachment 2. On 
this basis, staff recommend support of this Development Permit application. 

Edwin Lee 
Planner 1 

EL:rg 

Attachment 1: Development Application Data Sheet 
Attachment 2: Development Permit Considerations 
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~-·. C1ty of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-778607 Attachment 1 

Address: 7760 Garden City Road 

Applicant: Interface Architecture 

Planning Area(s): South McLennan Sub-Area (City Centre) 

Earl Kim Wing Luk 
Owner: Queenie Yu Yuk Law 

Floor Area Gross: 721.1 m2 Floor Area Net: 501.9 m2 

------------------------- -~~--------------------

I Existing I Proposed 
Site Area: 677.3 m2 644.4 m2 (after road dedication) 

Land Uses: Single-Family Residential Multiple-Family Residential 

Neighbourhood Residential 
CCAP: General Urban T4 

OCP Designation: South McLennan Sub-Area Plan: 
No Change Residential, Townhouse up to 3 storeys 

over 1 parking level, Triplex, Duplex, 
Single-Family, with 0.75 base FAR 

Town Housing (ZT49)- Moffatt Road, St. 
Zoning: Single Detached (RS1/F) Albans Sub-Area and South McLennan 

Sub-Area (City Centre) 

Number of Units: 1 4 

I Bylaw Requirement Proposed Variance 
Floor Area Ratio: Max. 0.78 0.78 none permitted 

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

Setback- Front Yard: Min. 6.0 m 6.04 m none 

Setback- Side Yard (north): Min. 1.5 m 1.52 m none 

Setback- Side Yard (south): Min. 1.5 m 1.73 m none 

Setback- Rear Yard (east): Min. 4.57 m 
3.07 m (ground floor) Variance 

4.57 m (2nd and 3rd floor) Requested 

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

Off-street Parking Spaces - 1.4 (R) and 0.2 (V) per 2 (R) and 0.25 (V) 
none Residential (R) I Visitor (V): unit per unit 

Off-street Parking Spaces- Total: 6 (R) and 1 (V) 8 (R) and 1 (V) none 

Standard Parking Spaces: 7 7 none 



- 2 -

None when fewer than 31 
2 

Small Car Parking Spaces: residential spaces are (surplus stalls) 
none 

required on site 

Tandem Parking Spaces: Permitted 4 none 

None when fewer than 3 
Handicap Parking Spaces: visitor parking spaces are 0 none 

required 
Bicycle Parking Spaces 1.25 (Class 1) and 1.5 (Class 1) and 

none 
- Class 1 I Class 2: 0.2 (Class 2) per unit 0.25 (Class 2) per unit 
Off-street Bicycle Parking Spaces 5 (Class 1) and 1 (Class 6 (Class 1) and 

none 
-Total: 2) 1 (Class 2) 

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

Amenity Space- Outdoor: 
Min. 6 m2 x 4 units 

=24m2 24m2 Min. none 
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ATTACHMENT2 

City of 
Richmond 

Development Permit Considerations 
Development Applications Department 

6911 No. 3 Road, Richmond, BC V6Y 2C1 

Address: 7760 Garden City Road File No.: DP 17-778607 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Final adoption of the Zoning Amendment Bylaw 9682. 

2. Receipt of a Letter of Credit for landscaping in the amount of $36,060.00 (based on the costs estimate provided by a 
CSLA registered landscape Architect including 10% contingency). 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Installation of appropriate tree protection fencing around all trees to be retained as part ofthe development prior to 

any construction activities, including building demolition, occurring on-site. 

Note: Should the applicant wish to begin site preparation work after third reading of the rezoning bylaw, but prior to 
final adoption of the rezoning bylaw, the applicant will be required to obtain a Tree Permit and submit a 
landscape security (i.e. $3,000) to ensure the replacement planting will be provided. 

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

3. Incorporation of accessibility, CPTED and sustainability measures in Building Permit (BP) plans as determined via 
the Rezoning and/or Development Permit processes. 

4. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements. 
Works include, but may not be limited to: 

Water Works: 

a. Using the OCP Model, there is 746.0 Lis of water available at a 20 psi residual at the Garden City Road frontage. 
Based on your proposed development, your site requires a minimum fire flow of220.0 Lis. 

b. The Developer is required to: 

• Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 
calculations to confirm the development has adequate fire flow for onsite fire protection. Calculations must 
be signed and sealed by a Professional Engineer and be based on Building Permit Stage and Building designs. 

c. At Developers cost, the City is to: 

• Cut and cap the existing water service connection along the Garden City Road frontage. 

• Install a new water service connection complete with meter and meter box (to be placed on-site). 

Storm Sewer Works: 

a. At Developers cost, the City is to: 

• Cut and cap the existing storm service connection at the northwest comer of the development site. 

• Cut and cap the existing storm service connection at the southwest comer of the development site. 

• Upgrade the existing storm service connection and IC, located along the Garden City Rd frontage. 

Sanitary Sewer Works: 

a. At Developers cost, the City is to: 

• Cut and cap the existing sanitary service connection and remove the existing IC. 

• Install one new sanitary service connection complete with new IC within the existing SRW. 

Initial: ---
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Frontage Improvements: 

a. Developer to coordinate with BC Hydro, Tel us and other private communication service providers: 

• To underground Hydro service lines. 

• When relocating/modifYing any of the existing power poles and/or guy wires within the property frontages. 

• To locate all above ground utility cabinets and kiosks required to service the proposed development within the 

developments site. Please coordinate with the respective private utility companies and the project's lighting 

and traffic signal consultants to confirm the requirements and the locations for the above ground structures. If 

a private utility company does not require an above ground structure, that company shall confirm this via a 

letter to be submitted to the City. 

b. The Developer is required to: 

• Provide 2.0 m wide concrete sidewalk within the proposed 3 m wide PROP to connect the existing 
sidewalk both north and south ends. 

• Provide the sidewalk around the existing trees (if they are required to retain). 

• Provide grassed boulevard between existing road curb and the new sidewalk, and between the new 
sidewalk and east edge of the PROP SRW boundary. 

General Items: 

a. Provide, prior to first SA design submission, a geotechnical assessment of preload and soil preparation impacts on 

the existing utilities fronting or within the development site, proposed utility installations, the adjacent 

developments and provide mitigation recommendations. The mitigation recommendations (if required) shall be 

incorporated into the first SA design submission or if necessary prior to pre-load. 

b. Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or 

Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be 

required, including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering, 

drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may 

result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

5. If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

6. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals 
Department at 604-276-4285. 

Note: 

* 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

Initial: ---



- 3 -

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds Convention Act, which contains prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

Signed Date 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Interface Architecture 

7760 Garden City Road 

11590 Cambie Rd Unit 230 
Richmond, BC V6X 3Z5 

Development Permit 

No. DP 17-778607 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to reduce the rear yard setback from 
4.57 m to a minimum of3.0 m. 

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

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$36,060.00 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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



To the Holder: 

Property Address: 

Address: 

Interface Architecture. 

7760 Garden City Road 

11590 Cambie Rd Unit 230 
Richmond, BC V6X 3Z5 

Development Permit 
No. DP 17-778607 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

5518855 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: December 21, 2017 

File: DV 17-790824 

Re: Application by lafarge Canada Inc. for a Development Variance Permit at 
7611 No. 9 Road 

Staff Recommendation 

That a Development Variance Permit be issued which would vary the provisions of Richmond 
Zoning Bylaw 8500 to: 

1. Increase the maximum height for buildings from 12.0 m to 15.0 m; and 

2. Increase the maximum height for accessory structures from 20.0 m to 65.0 m; 

in order to permit the construction of a new storage building and conveyor structure on a site 
zoned "Industrial (1)". 

Wayne Craig 
Director, Dev:~1opment 
(604-247-4625) 

) . / 

WC:sds ,;; 

Att. 5 

5689809 



December 21, 2017 - 2- DV 17-790824 

Staff Report 

Origin 

Lafarge Canada Inc. has applied to the City of Richmond for permission to vary the maximum 
height of a building and the maximum height of an accessory structure within the "Industrial (I)" 
zone: 

1. From 12 m to 15 m for buildings to accommodate the construction of a new storage building; 
and 

2. From 20m to 65 m for accessory structures to accommodate the construction of a new 
conveyor structure. 

The subject property is occupied by an existing cement plant (Attachment 1 ), owned and 
operated by the applicant. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 2) 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 a rail corridor, additional area zoned "Industrial (I)" owned by Lafarge 
Canada Inc. used for commercial vehicle parking and storage. Beyond that, agricultural lots 
zoned "Agriculture (AG1)" located in the Agricultural Land Reserve (ALR). 

• To the east, across No. 9 Road, commercial vehicle parking and storage on a lot zoned "Light 
Industrial (IL)". 

• To the south, the Fraser River. 

• To the west, additional industrial sites zoned "Industrial (1)". 

Staff Comments 

The proposal is part of the applicant's Alternative Fuel Project, supported by a program 
administered by the Climate Action Secretariat of the Province of British Columbia's Ministry of 
Environment & Climate Change Strategy. The primary objective of this program (Cement Low 
Carbon Fuel Program) is to reduce greenhouse gas emissions from cement operations through 
the transition from fossil fuels to low carbon fuels. A letter of support from the Office of the 
Deputy Minister of Climate Change is provided in Attachment 3, which includes further details 
of the Alternative Fuel Project and how it supports the objectives of the Provincial program. The 
Alternative Fuel Project is also supported by Natural Resource Canada's Clean Energy 
Innovation Program, which supports the transition towards a low carbon economy. 

5689809 
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The Alternative Fuel Project involves increasing the re-use of waste materials that result from 
cement production processes (from 25% to 50%) as a low carbon fuel source. In order to 
accomplish this goal, the project includes installing a new alternative fuel handling system (the 
proposed conveyor structure) to feed calciners (burners) in the preheater tower and main burner. 
The project also includes additional storage capacity (the proposed storage building) to allow 
stockpiling of preferred alternative fuels during major maintenance shutdowns. The project will 
result in a reduction of greenhouse gas emissions (approximately 50,000 tonnes C02e (carbon 
dioxide equivalent)) and reduce the amount of waste placed into local landfills (approximately 
100,000 tonnes per year ofwaste). 

The proposed development plans attached to this report (Plans #1 & #2) have addressed the 
planning issues identified as part ofthe review ofthe subject Development Variance Permit 
application. In addition, the proposal complies with the applicable policies ofthe Official 
Community Plan (OCP) and is generally in compliance with the "Industrial (I)" zone with the 
exception of the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1. Increase the maximum height for buildings from 12.0 m to 15.0 m; and 

2. Increase the maximum height for accessory structures from 20.0 m to 65.0 m. 

Staff recommend support for the proposed variances for the following reasons: 

a) The proposal is part of the applicant's Alternative Fuel Project at the subject site, which 
would result in a 20% reduction of stationary combustion emissions, approximately 50,000 
tonnes of C02e, making the Richmond Plant the most carbon efficient cement plant in 
Canada. The project supports the City's greenhouse gas emission reduction targets 
identified in the OCP and the City's Community Energy and Emissions Plan. 

b) The completion of the Alternative Fuel Project would also result in significant waste 
reduction. The existing cement plant currently co-processes (utilization of waste) up to 
25% of low carbon fuels (primarily fuels of non-recyclable waste by-products bound for 
the landfill). The project is designed to increase co-processing of waste to 50%; which 
would result in the diversion of approximately 100,000 tonnes per year of waste from local 
landfills. 

c) The proposed height of the storage building (15m) and the conveyor structure (65 m) is 
not impacted by aircraft height restrictions. A signed and sealed letter from a registered 
land surveyor is provided in Attachment 4, confirming compliance to the aeronautical 
zoning regulations. 

d) The proposed additions to the existing cement plant have been appropriately designed to 
match the existing buildings on-site. 

5689809 
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e) The proposed additions are not expected to significantly affect the view lines from adjacent 
properties. There are existing buildings on-site that are greater in height than the proposed 
additions. 

Analysis 

Conditions of Adjacency 
• The subject site is located in the Fraser Lands industrial area and surrounded by industrial 

and light industrial sites to the east and west. 
• Agricultural lots to the north are located over 200 m from the proposed additions and 

separated by a rail corridor. 
• The subject site is bounded by the Fraser River to the south. 
• The proposed storage building will be approximately 3,759 m2 (40,461 ft2

) in area and 
located in the middle of the site, rather than adjacent to neighbouring lots. The proposed 
conveyor structure will be attached to the existing main tower, connecting the proposed 
storage building. 

Site Planning 
• The design of the storage building is consistent with the existing buildings on-site, including 

a matching blue colour scheme. 
• The location of the proposed additions is influenced by the internal layout needed in the 

cement production processes. 
• The applicant has made adjustments to the site's parking arrangements and truck loading 

maneuvering to respond to Transportation staff's requests, consistent with Zoning Bylaw 
8500 requirements, including adding bicycle parking stalls. 

• Proposed parking and loading conform to the City's Zoning Bylaw. 
• The City's Engineering and Fire Departments have no concerns with the proposed 

Development Variance Permit. 

Sustainability Measures 
• The proposed storage building will be constructed using recycled concrete. 
• The proposal is part of the Alternative Fuel Project, which is a project to reduce the carbon 

footprint of the cement plant operations by increasing the co-processing potential ofthe 
existing cement plant from 25% to 50%. Co-processing refers to the utilization of waste as a 
thermal energy source or raw material. 

• Achieving a 50% substitution rate of alternative fuels will result in a 20% reduction of 
stationary combustion emissions, which is approximately 50,000 tonnes of C02e. 

• Fulfillment of the project will result in a diversion of approximately 100,000 tonnes per year 
ofwaste from local landfills. 

• All alternative fuels used in this process undergo a rigorous screening process prior to being 
approved as a fuel in cement production. 

• The Alternative Fuel Project is supported by the Ministry of Environment and Climate 
Change Strategy and Natural Resource Canada's Clean Energy Innovation Program. 

• A letter has been provided by the applicant quantifying and confirming the major 
sustainability benefits (Attachment 5). 

5689809 
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• The City's Sustainability Department has no concerns with the proposed Development 
Variance Permit. 

Conclusions 

The applicant has applied to the City of Richmond for permission to increase the maximum 
permitted height for buildings from 12.0 m to 15.0 m and increase the maximum permitted 
height for accessory structures from 20.0 m to 65.0 m, to permit the construction of a new 
storage building and conveyor structure on a site zoned "Industrial (I)". 

The proposed development would meet applicable policies in the OCP and would generally 
comply with all aspects ofthe "Industrial (I)" zone, with the exception of the two variances 
discussed. On this basis, staff recommend support for this application. 

Steven De Sousa 
Planning Technician- Design 
(604-204-8529) 

SDS:blg 

Attachment 1 : Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Letter of Support from the Ministry of Environment & Climate Change Strategy 
Attachment 4: Letter Regarding Compliance to Aeronautical Zoning 
Attachment 5: Letter Regarding Sustainability Benefits 

The following are to be met prior to forwarding this application to Council for approval: 
• N/A 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Submit Building Permit plans consistent with Plan # 1 and Plan #2. 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

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

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www .richmond.ca/services/ttp/special.htm ). 
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ATTACHMENT 1 

Original Date: 11/16/17 

Revision Date: 

Note: Dimensions are in METRES 



City of 
Richmond Development Application Data Sheet 

Development Applications Division 

DV 17-790824 Attachment 2 

Address: 7611 No.9 Road 

Owner: Lafarge Canada Inc. Applicant: Lafarge Canada Inc. 

Planning Area(s): Fraser Lands 
~~~~~----------------------------------------------------

I Existing I Proposed 

Site Area: 304,680 m2 No change 

Land Uses: Heavy industrial No change 

OCP Designation: Industrial Complies 

Zoning: Industrial (I) Complies 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.0 0.1 None permitted 

Lot Coverage - Buildings Max. 60% 8% None 

Setback- Front Yard: Min. 3.0 m Conforms No.ne 

Setback- Side Yard: N/A Conforms None 

Setback- Rear Yard: N/A Conforms None 

Height - Buildings: Max. 12.0 m 15.0 m 
Variance 
requested 

Height- Accessory Structures: Max. 20.0 m 65.0 m 
Variance 

requested 

Lot Size: N/A 304,680 m2 None 

Off-street Parking Spaces -
38 44 None Regular: 

Off-street Parking Spaces -
1 1 None Accessible: 

Total off-street Spaces: 39 45 None 

Loading Spaces: 2 Medium 1 Large 2 Medium 1 Large None 

Bicycle Spaces: 10 Class 1 10 Class 1 
None 10 Class 2 10 Class 2 
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Reference: 312398 

November 15,2017 

George Duncan 
Chief Admini ative Officer 
City of Ric ond 
6911 N . 3 Road 
Ric ondBC V6Y2C1 

I ' 

._. 
BRITISH 

COLUMBIA 

!o we IJs<J . J-r t 11 
ATTACHMENT 3 

RE: IMPROVEMENTS TO LAFARGE CEMENT PLANT IN RICHMOND 

Dear Mr. Duncan: 

It has come to my attention that the Lafarge Richmond Cement Plant is in the process of seeking 
a development permit from the City of Richmond for their Alternative Fuel Injection project. 
This letter is to affirm that the proposed project is an approved project under the Cement Low 
Carbon Fuel Program and the Climate Action Secretariat, BC Ministry of Environment and 
Climate Change Strategy, is fully supportive ofthis project. The proposed project represents a 
concrete opportunity to significantly reduce greenhouse gas emissions in British C~lumbia. 

Manufacturing cement results in the release of carbon dioxide and other greenhouse gases from 
the combustion of fossil fuels necessary to carry out the chemical processes involved. Given the 
ongoing demand for this critical building material and the desire to ensure British Columbia 
cement manufacturing remains competitive under the province's carbon tax regime, the Climate 
Action Secretariat has developed a landmark 5-year initiative to enable cleaner cement 
production. The objectives of the Cement Low Carbon Fuel Program are to lower the cement 
industry's greenhouse gas emissions by supporting a transition from coal to low carbon fuels. 
We believe the program will also provide the ancillary benefit of supporting development of a 
low carbon fuel industry in the Lower Mainland. 

Lafarge' s proposed project will go a long way toward meeting these objectives, and the 
company is keen to resolve any development permit issues as expeditiously as possible in order 
to ensure they have access to the Cement Low Carbon Fuel Program funding and can achieve 
the desired reduction in emissions. 

To date, Lafarge has achieved year-over-year greenhpuse gas reductions in the first two years of 
the Program. The proposed Alternative Fuel Injection project will enable the plant to reduce its 
future use of coal by up to 50%. These improvements will also enhance Lafarge's capacity to 

.. ./ 2 

Ministry of Environment and Office of the Mailing Address: Telephone: 250 356-8794 
Climate Change Strategy Deputy Minister PO Box 9339 Stn Prov Govt Facsimile: 250 953-3414 

Climate Change Victoria BC V8W 9M1 Website: www.gov.bc.ca/env 



- 2-

receive low carbon fuel from a broader range of fuel providers. This sourcing of low carbon 
fuels has important lmock-on environmental benefits including waste reduction and local job 
creation. 

In conclusion, I offer my support for Lafarge's Alternative Fuel Injection project as a key 
component of the Cement Low Carbon Fuel Program and hope you and the City of Richmond 
will recognize and support their efforts to contribute to reducing greenhouse gas emissions in 
British Columbia. Please do not hesitate to contact me if I can answer any questions about the 
Cement Low Carbon Fuel Program, or otherwise be of assistance. 

Bobbi Plecas 
Deputy Minister, Climate Change 

ARCS: 280-30 
ORCS: 
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DAVID H. BURNETT & ASSOCIATES 
A Division of Papove Professional Land Surveying Inc. 

December 12, 2017 

Lafarge Canada Inc. 
7611 No. 9 Road 
Richmond, B.C. 
V6W 1H4 

Attention: Martin Spiekermann 
Technical Manager 

Dear Mr. Spiekermann: 

Re: Alternative Fuel Storage & Conveying Project 
Richmond Plant. No. 9 Road. Richmond. B.C. 

File: B1207 

ATTACHMENT 4 

Further to your request, we have reviewed Plan 61216 filed under the Aeronautics Act 
(Canada), which establishes the height restriction of structures on Parcel A, Sections 17 
and 20, Block 4 North, Range 4 West, New Westminster District, Plan LMP24356. 

From the information you provided, the height of the proposed new equipment is to be 
constructed to an elevation of 73 metres geodetic. The maximum allowable height in the 
vicinity of the project according to Plan 61216 is 221.4 metres geodetic, as shown on the 
attached copy of a part of Plan 61216. Therefore, the top of the new equipment is below 
the height restriction. 

We trust this satisfies your requirements. Should you have any questions or require 
additional information, please do not hesitate to call. 

Yours truly, 

Tel: 604-552-8905 Fax: 604-464-6509 Email: landsurveyors@telus.net 
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ATTACHMENT 5 

FARGE 

November 22, 2017 

City of Richmond 
6911 No. 3 Road 
Richmond BC V6Y 2C1 
Canada 

RE: Lafarge Development Variance Permit- DV 17-790824 

Attention: Development Applications Department- Steven De Sousa 

Good Day Sir, 

Greenhouse gas (GHG) emissions from cement manufacturing come from the 
combustion of fuels to heat up the kiln and calcining, the process of liberating carbon 
dioxide (C02) from the limestone feed into the kiln. Emissions from calcining make up 
60% of the total GHG emissions from cement manufacturing and are unavoidable; 
however the emissions from combustion can be mitigated through co-processing. Co­
processing refers to the utilization of waste as a thermal energy source and/or raw 
material. 

The primary objective of the Richmond Cement Plant Alternative Fuel (AF) project is to 
reduce the carbon footprint of the cement plant operations by increasing the co­
processing potential of the cement plant to 50%. Achieving a 50% substitution rate of 
AF will result in a 20% reduction of stationary combustion emissions, approximately 
50,000 tonnes of C02e, making the Richmond Plant the most carbon efficient plant in 
Canada. 

The AF Project is an approved project under the Cement Low Carbon Fuel (LCF) 
Program supported by the BC Ministry of Environment Climate Action Secretariat 
because of the project's ability to significantly reduce GHG emissions in BC. The 
provincial government is in full support of a project that transitions the plant from coal, 
while also supporting the development of a LCF industry in the lower mainland. The 
AF project is also supported by the Clean Energy Fund, a program run by the 
Government of Canada to support clean energy research, development and 
demonstration projects, including carbon capture and storage. 

Lafarge respects the regional waste hierarchy and seeks to use its assets to be a part 
of the solution. The plant can currently co-process up to 25% LCF, including fuels such 
as construction and demolition waste, non-recyclable plastic, shredded carpet, asphalt 
shingles, nylon fibre (from tire recycling) , and waste wood from industrial processes. 
This LCF is comprised primarily of non-recyclable waste byproducts; waste that does 

LAFARGE CANADA INC. 
7611 No. 9 Road, Richmond, BC V6W 1 H4 
Office: (604)-244-4300 Fax: (604)-244-4301 
Web: www.lafarge.ca 
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~AFARGE 

not have an existing or economically viable recycling outlet and is bound for landfills. 
Achieving a LCF substitution of 50% will allow Lafarge to divert approximately 100,000 
tonnes per year of waste from local landfills. With an ever growing population, co­
processing of waste is the future to waste management and waste disposal because 
the direct benefits can be seen in the reduced need for incineration or landfilling of 
waste. 

Lafarge works together with Metro Vancouver to permit all fuels used in the kiln. All AF 
undergo a rigorous screening process prior to being approved as a fuel in the cement 
kiln, and are subject to a series of tests and analysis to determine its suitability, msds or 
material handling procedures are also reviewed. Hazardous material as per the BC 
Environmental Management Act do not qualify as potential AF. After the screening 
material is reviewed and approved by Metro Vancouver, industrial trials are arranged 
including stack tests to determine how the material reacts with the process and the 
emissions from combustion. Results after the trials are submitted to Metro Vancouver 
for review and approval. 

We hope that the City of Richmond recognizes Lafarge's efforts to reduce GHG 
emissions and supports it's application for a development permit. If you have any 
questions, I can be reached at 6046909950. 

Sincerely, 

Stephanie Voysey, P.Eng, EP 
Environment and Public Affairs Manager, BC 

cc. Pascal Bouchard, Plant Manager, Lafarge Richmond Cement Plant 

LAFARGE CANADA INC. 
7611 No. 9 Road, Richmond, BC V6W 1 H4 
Office: (604)-244-4300 Fax: (604)-244-4301 
Web: www.lafarge.ca 



City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

LAFARGE CANADA INC. 

7611 NO.9 ROAD 

C/0 MARTIN SPIEKERMANN 
7611 NO. 9 ROAD 
RICHMOND, BC V6W 1 H4 

No. DV 17-790824 

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 as follows: 

a) Increase the maximum height for buildings from 12.0 mto 15.0 m; and 

b) Increase the maximum height for accessory structures from 20.0 m to 65.0 m. 

4. The land described herein, and any buildings, structures, off-street parking facilities, 
landscaping and .screening shall be developed generally in accordance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Permit which shall form a part hereof (Plan #1 & Plan #2). 

5. If the Holder does not commence the construction permitted by this Permit within 24 months 
ofthe date ofthis Permit, this Permit shall lapse. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

5689809 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

SITE ............... 

DV 17-790824 
SCHEDULE "A" 

Original Date: 11/16/17 

Revision Date: 

Note: Dimensions are in METRES 
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