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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, August 27, 2014 
3:30 p.m. 

 

 

1. Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 

Wednesday, July 30, 2014. 

  

 

2. Development Variance 13-631844 
 (REDMS No. 4043731) (File Ref No. Xr: TE 13-631845) 

 APPLICANT: TM Mobile Inc. 

 PROPERTY LOCATION: 7411 Nelson Road 

 
Director’s Recommendations 

 1. That a Development Variance Permit be issued which would vary the maximum 

permitted height of an accessory structure in the “Industrial (I)” zone of the 

Richmond Zoning Bylaw 8500 from 20.0 m to 30.0 m, in order to permit the 

construction of a telecommunication antenna installation at 7411 Nelson Road; 

and 

 2. That Richmond City Council grant concurrence to the proposed 

telecommunication antenna installation at 7411 Nelson Road. 

  

 

3. Development Permit DP 14-664790  
(REDMS No. 4243577) 

 APPLICANT: Penta Homes (Princess Lane) Ltd. 
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2. 

 PROPERTY LOCATION: 4160 Garry Street 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a five (5) unit townhouse complex at 4160 Garry Street 

on a site zoned “Town Housing (ZT35) – Garry Street (Steveston)”; and 

 2. vary Section 4.9.7 of Richmond Zoning Bylaw 8500 to permit the proposed 

garbage and recycling enclosure to be located within the setback to Yoshida 

Court. 

  

 

4. Development Permit 13-648221  
(REDMS No. 4164201) 

 APPLICANT: Blundell Ventures Ltd. 

 PROPERTY LOCATION: 5180 Blundell Road (formerly 5160 and 5180 Blundell Road) 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of 15 

townhouse units at 5180 Blundell Road (formerly 5160 and 5180 Blundell Road) on a 

site zoned “Low Density Townhouses (RTL4)”. 

  

 

5. Development Permit DP 13-638853 
(REDMS No. 4247844) 

 APPLICANT: Citimark-Western Alberta Road Townhouse Ltd. 

 PROPERTY LOCATION: 9671 Alberta Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of a 21-unit townhouse development at 9671 Alberta Road 

on a site zoned “Medium Density Townhouse (RTM2)”; and 

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

  (a) reduce the minimum lot width from 30.0 m to 26.16 m; 

  (b) reduce the required interior (east) side setback from 3.0 m to 2.25 m; and 
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3. 

  (c) reduce the required exterior (northwest corner) side setback from 6.0 m to 

4.11 m. 

  

 

6. New Business 

 

7. Date of Next Meeting: Wednesday, September 10, 2014 

 

8. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, July 30, 2014 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cathryn Volkering Carlile, General Manager, Community Services 
John Irving, Director, Engineering 

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

1. Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on Wednesday, 
July 16,2014, be adopted. 

2. Development Permit 13-634940 
(File Ref. No.: DP 13-634940) (REDMS No. 4297370) 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Onni 7731 Alderbridge Holding Corp. 

5311 and 5399 Cedarbridge Way 

CARRIED 

To vary the provisions of Richmond Zoning Bylaw 8500 to further reduce the visitor 
parking requirement from 0.15 spaces/unit, as per Development Permit (DP 12-615424), 
to 0.125 spaces/unit for a portion of the development located at 5311 and 5399 
Cedarbridge Way on a site zoned "High Density Low Rise Apartments (RAH2)". 

1. 
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Development Permit Panel 
Wednesday, July 30,2014 

Applicant's Comments 

Eric Hughes, Onni 7731 Alderbridge Holding Corp., and Mladen Pecanac, IBI Group, gave 
a brief overview of the urban design of the development and the methodologies used for the 
traffic and parking study related to the proposed application to reduce visitor parking on site. 

In reply to queries from the Panel, Mr. Hughes noted that the variance application is 
focused on the west side of the development. He added that all the parking areas in the 
development are linked via intercom so visitors can access all the visitor parking spaces. 

Discussion ensued regarding security requirements for the buildings. Victor Wei, Director, 
Transportation, noted that commercial parking areas typically have open access but 
private residences would require security measures for parking areas. 

Mr. Hughes commented on the methodology used for the traffic and parking study and 
noted that nearby developments registered visitor parking rates under the 0.10 spaces/unit 
level. He added that the variance application is proposing a 0.125 spaces/unit visitor 
parking rate, which would equal a reduction of eight visitor parking spaces. 

Panel Discussion 

In reply to queries from the Panel, Mr. Hughes noted that the eight visitor parking spaces 
would be reallocated for purchasers. Barry Konkin, Program Coordinator, Development, 
noted that once the visitor parking spaces have been reassigned and sold, they typically 
are not reassigned back to visitor parking. 

Discussion then ensued with regard to the strata corporation's ability to reallocate 
assigned spaces for additional visitor parking to meet future demand. Mr. Wei noted that 
the City can examine the policy surrounding parking requirements in the future. 

Mr. Pecanac spoke of the parking study methodology and noted that the study only focused 
on the occupancy of the parking spaces and not the turnover of the vehicles. Also, he was of 
the opinion that access to public transit contributed to the reduced parking rates in the subject 
developments used in the study. 

In reply to queries from the Panel, Mr. Hughes advised that typically all parking spaces 
are sold upon the completion of the project, however in the event that there are excess 
spaces, the developer will retain the parking spaces until they are sold. Mr. Hughes added 
that if the parking spaces remain unsold for an extended period of time, they could be 
transferred to the strata corporation. Also, Mr. Hughes noted that due to the supply and the 
layout of the parking spaces, he anticipates that the all the parking spaces will be sold. 

Staff Comments 

Mr. Konkin commented on the variance application and noted that the original approval 
included a reduction for required parking through Transportation Demand Management 
(TDM) measures of 7.5%. Mr. Konkin noted that parking requirements under Richmond 
Zoning Bylaw 8500 was 913 resident parking spaces which have been reduced to 865 
resident parking spaces through TDM measures. 

2. 



Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

Development Permit Panel 
Wednesday, July 30,2014 

The Chair spoke of the proposed reduction in visitor parking and noted that the 0.125 
spaces/unit rate will provide a buffer in the event that more parking spaces are required. 
He added that due to undeveloped sidewalk connections, access to the Canada Line is 
restricted. Also, he expressed concerns that the reduction in visitor parking spaces are only 
done for the purposes of commoditizing the parking spaces and comes at the expense of 
public amenities. 

Panel Decision 

It was moved and seconded 
That a Development Variance Permit he issued which would further vary the provisions 
of Richmond Zoning Bylaw 8500 to further reduce the visitor parking requirement from 
0.15 spaces/unit, as per Development Permit (DP 12-615424), to 0.125 spaces/unit for a 
portion of the development located at 5311 and 5399 Cedarhridge Way on a site zoned 
"High Density Low Rise Apartments (RAH2)". 

CARRIED 

3. New Business 

It was moved and seconded 
That the Wednesday, August 13,2014 Development Permit Panel meeting he cancelled. 

CARRIED 

4. Date Of Next Meeting: Wednesday, August 27,2014 

5. Adjournment 

It was moved and seconded 
That the meeting he adjourned at 3:54 p.m. 

CARRIED 

3. 
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Joe Erceg 
Chair 

4306616 

Development Permit Panel 
Wednesday, July 30,2014 

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, July 30, 2014. 

Evangel Biason 
Auxiliary Committee Clerk 
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City of 
Richmond 

To: Development Permit Panel Date: July 8,2014 

From: Wayne Craig File: DV 13-631844 
Director of Development TE 13-631845 

Re: Application by TM Mobile Inc for a Development Variance Permit at 7411 Nelson 
Road 

Staff Recommendation 

1. That a Development Variance Permit be issued which would vary the maximum permitted 
height of an accessory structure in the "Industrial (1)" zone of the Richmond Zoning Bylaw 
8500 from 20.0 m to 30 m, in order to permit the construction of a telecommunication 
antenna installation at 7 411 Nelson Road. 

2. That Richmond City Council grant concurrence to the proposed telecommunication antenna 
installation at 7411 Nelson Road. 

WC:cl 
Att. 

4043731 
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Staff Report 

Origin 

TM Mobile Inc. has applied to the City of Richmond for permission to vary the maximum 
permitted height of an accessory structure in the "Industrial (I)" zone of the Richmond Zoning 
Bylaw 8500 from 20.0 m to 30 m to develop a telecommunication antenna installation at 7411 
Nelson Road. The proposed installation will consist of a tower and an associated mechanical 
equipment compound at its base. The site currently contains two (2) industrial buildings and a 
surface parking area (Attachment 1). 

The proposed installation has been designed to accommodate one (1) tier containing six (6) 
antennas, and two (2) future tiers to contain six (6) antennas each, for a potential total of 18 
antennas (Plan # 3.a.). 

The applicant wishes to upgrade their telecommunications network to provide improved service 
in this existing industrial neighbourhood of East Richmond. 

Related Policies 

2041 Official Community Plan Designation 
The OCP's Land Use Designation for the subject site is "Industrial". This proposal is consistent 
with this land use designation. 

Policy 5045 
Richmond City Council adopted the "Telecommunication Antenna Consultation and Siting 
Protocol (Policy 5045)" on February 12,2013 to identify the City's interests in managing 
telecommunication network elements, in order for network providers to know and follow them, 
as long as the performance of the telecommunications network is not impaired (Attachment 2). 

The Policy identifies: 

• the public consultation requirements associated with the placement of certain 
telecommunication antenna installations within the city; 

• the siting design guidelines that are applicable to telecommunication antenna installation 
proposals, and 

• the City's process for providing recommendations of concurrence or non-concurrence 
, under the authority of the federal Radiocommunications Act, as well as exemptions to the 

process. 

This application to vary the provisions of the Richmond Zoning Bylaw 8500 has been reviewed 
concurrently with an application by TM Mobile Inc. for concurrence to locate a 
telecommunication antenna installation at the subject site (TE 13-631845). This application has 
been reviewed for consistency with the "Section 4. Design Guidelines" provisions of Policy 
5045. 

4043731 
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This development proposal is exempt from the "Section 3. Consultation" provisions of Policy 
5045 because the subject site is located on land that is designated "Industrial" in the City's 
Official Community Plan (OCP) and is more than 150 m from land that is designated for 
residential use under the OCP. Therefore, the consultation requirement associated with this 
development proposal is the City's standard process of distributing public notices to all 
occupants and property owners ofland that is located within a 50 m radius of the subject site. 

Industry Canada regulations state that if a local government has established a protocol for siting 
of these installations, including public consultation requirements, so long as the proponent meets 
the municipal protocol, no other consultation is required. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Background 

The subject site is located in the Fraser Lands planning area, a large portion of which is made up 
of Port Metro Vancouver's industrial operations. 

Development surrounding the subject site is as follows: 

To the north, across Blundell Road, is an existing warehouse building on a site zoned "Industrial 
(1)" at 18233 Blundell Road; 

To the east, are four (4) warehouse buildings on a site zoned "Industrial (1)" at 7417 and 7451 
Nelson Road; 

To the south, is an existing warehouse building on a site zoned "Industrial (I)" at 18351 
McCartney Way; and 

To the west, is a vacant site at 16280 Portside Road, which is zoned "Industrial (I)" and that is 
owned by Port Metro Vancouver. 

Staff Comments 

The proposed scheme attached to this report (Plan # l.a. to # 3.b.) has satisfactorily addressed the 
objectives of the "Section 4. Design Guidelines" provisions of Policy 5045 and other staff 
comments identified as part of the review of this Development Variance Permit application. In 
addition, the proposed scheme is generally in compliance with the "Industrial (I)" zone, with the 
exception of the accessory structure height variance requested. 

Zoning ComplianceiVariance (staff comments in bold) 

The applicant requests to vary the maximum permitted height of an accessory structure in the 
"Industrial (1)" zone of the Richmond Zoning Bylaw 8500 from 20.0 m to 30 m for the proposed 
telecommunication antenna installation. 

StafJrecommends supportfor the proposed variance/or thefollowing reasons: 

a) the proposed telecommunication antenna installation at the subject site has been 
determined through radio-frequency simulation to be the ideal height to eliminate the 
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need to develop an additional structure on another site nearby, while still servicing the 
industrial facilities located in the required coverage area of Blundell Road and No.8 
Road. Essentially, this proposal to locate a single taller telecommunication antenna 
installation at this site meets the same service objective as locating shorter antenna 
structures at two (2) sites. Given the existing industrial context of the area, a single 
taller telecommunication antenna tower is preferred. 

b) the applicant has evaluated the potential to co-locate the proposed antennas on existing 
telecommunication towers in the area, and determined that the three (3) closest towers 
are located beyond a 1 km radius from the area of interest and are thus incapable of 
providing the required service coverage and capacity relief (Attachment 4). 

c) the applicant has evaluated the potential to locate the proposed antennas on alternative 
structures or buildings such as the LaFarge Canada Inc site at 7611 No.9 Road, and 
determined these structures are not appropriate to service the required coverage area. 

d) the applicant's radio-jrequency engineer has confirmed that the proposed 
telecommunication antenna installation at this site has been designed and engineered 
to accommodate additional antennas and supporting infrastructure (e.g. mechanical 
equipment in the proposed compound) in the future, thereby eliminating the need to 
construct additional structures on the subject site to provide future capacity. 

e) the proposed location of the telecommunication antenna installation minimizes the 
visual impact to existing land uses to the north, east, and south because a large portion 
of the tower is screened from view by existing surrounding industrial warehouse 
buildings. Although the property to the west is currently vacant, the Zoning allows for 
placement of buildings along the shared property line between the two sites, which 
would further screen the view of the tower from the adjacent property. Attachment 5 
provides a photo simulation of the visual impact of the proposed installation. 

Analysis 

Conditions of adjacency 

• Consistent with Policy 5045, the proposed location of the telecommunication antenna 
installation along the west edge of the subject site, between two (2) existing industrial 
warehouse buildings, is intended to minimize its visual impact from the adjacent property to 
the south as well as from the Blundell and Nelson Road frontages (i.e., approximately 195 m 
south of Blundell Road and 520 m west of Nelson Road). 

• The proposed location of the telecommunication installation adjacent along the west edge of 
the subject site adjacent to vacant industrial land poses a lesser impact to existing 
surrounding land uses than an alternative location within the centre of the subject site. 
Potential future development on the adjacent property to the west at 16280 Portside Road 
would further screen the view of the tower from the west. 

• The proposed "sky-grey" colour of the telecommunication antenna tower is intended to allow 
the structure to blend in with the colour of existing buildings in the industrial complex and 
with a typical grey. sky. 

4043731 
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Site planning and design 

• Consistent with the siting guidelines in Policy 5045, the proposed telecommunication 
antenna installation is to be located on the subject site, which: 

- is designated as "Industrial" in the OCP; 
- is located away from properties designated in the OCP for residential, park/open 

space, and agricultural use; 
- does not contain any designated Environmentally Sensitive Areas, Conservation 

Areas, or Riparian Management Areas; 

• The site survey submitted with this development proposal confirms that there are no bylaw­
sized trees on the property, however, a number of undersized trees are located within the 
surface parking area adjacent to the proposed location of the telecommunication antenna 
installation. These trees will be retained. Tree protection fencing is required to be installed 
in accordance with the City's Bulletin Tree-03 and is required to remain in place until 
construction on the subject site has been completed. 

• The applicant's rationale for the selection of the proposed tower and pin-wheel antenna 
design is to construct a single tower at a height that is ideal for accommodating up to three 
(3) pin-wheel tiers (each containing 6 antennas), and that has less of a visible impactto the 
surrounding area. In comparison, a flush-mounted antenna design - although less bulky -
only allows three (3) antennas per tier, which would require three (3) additional tiers and an 
additional 10m tower height to achieve the same level of service coverage. The applicant 
considers the proposed 29.6 m tower height and pin-wheel design to be reasonable given the 
existing condition at the subject site where visibility to the tower is concealed between two 
(2) warehouse buildings, and the context of the surrounding industrial lands. 

Screening and landscaping 

Consistent with Policy 5045, the following measures are proposed to secure and screen a portion 
of the installation, and provide landscaping in the area around the installation: 

• the equipment compound at the base of the telecommunication antenna tower is proposed to 
be enclosed with a chain-link fence complete with green wood privacy slats, to screen and 
secure the installation. The proposed fencing complies with the requirements of the Zoning 
Bylaw. 

• further screening of the equipment compound is proposed through the use of a combination 
of emerald green hedging cedar and maple trees (Amur Maple) at a minimum height of2.0 
m. The proposed Landscape Plan, prepared by a registered landscape architect, is illustrated 
on Plan # 2. 

• prior to issuance of the Development Variance Permit, the applicant is required to submit a 
landscaping security in the amount of $2,673 .50 based on 100% of the cost estimate 
(including installation) prepared by the registered landscape architect. 

Conclusion 

The applicant has applied to the City of Richmond for permission to vary the maximum 
permitted height of an accessory structure in the "Industrial (I)" zone of the Richmond Zoning 
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Bylaw 8500 from 20.0 m to 30 m to develop a telecommunication antenna installation at 7411 
Nelson Road. 

This development proposal complies with applicable policies contained within the OCP and with 
the City's Telecommunication Antenna Consultation and Siting Protocol (Policy 5045). 

The applicant has addressed the planning and urban design issues and other staff comments 
identified as part of the application review, and staff feels that the proposal is the preferred 
development option for this site in terms of minimizing the number of telecommunication 
installations required to meet the mobile service coverage needs of the area. 

On this basis, staff recommends support for the application. 

II iIJr 
CY~ LUSSier 
Planning Technician 
(604-276-4108) 

CL:rg 

Attachments: 
Attachment 1 : Site Survey. 
Attachment 2: Telecommunication Antenna Consultation and Siting Protocol (Policy 5045) 
Attachment 3: Development Application Data Sheet 
Attachment 4: Map showing existing telecommunication antenna installations nearby 
Attachment 5: Photo Simulation of Proposed Installation 

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

l. Receipt ofa landscaping security in the amount of$2,673.50, equal to the cost estimate provided by the 
Registered Landscape Architect. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• Install tree protection fencing around existing trees on the subject site in accordance with the City's Bulletin 

Tree-03. Tree protection fencing is required to remain in place until construction and landscaping on the 
subject site has been completed. 

• 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 Division 
at 604-276-4285. 
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City of 
Richmond 

ATTACHMENT 2 

Policy Manual 

Page 1 of 8 Adopted by Council: February 13, 2012 Policy 5045 

File Ref: 08-4040-
01-2012 

Telecommunication Antenna Consultation and Siting Protocol 

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 not impair the performance of the telecommunications network. 

The Protocol addresses: 

A. City zoning, acknowledging the authority of the Radiocommunication Act (Act), Industry 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 with 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 this process. 

1. Federal Authority and City Regulations 

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

a. Telecommunication antenna installations (Installations) are a permitted use in all zones. 
b. Zoning regulations apply to the zone in which the installation is located (i.e. siting, height, 

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

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

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

C. Building permits are required to be issued by the City for foundations for antennas and associated 
construction of new buildings and building additions 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: 

3477460 

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 that serve public subscribers. 



City of 
Richmond 

Policy Manual 

Page 2 of 8 Adopted by Council: February 13, 2012 Policy 5045 

File Ref: 08-4040-
01-2012 

Telecommunication Antenna Consultation and Siting Protocol 

b. "Residential" includes all Residential, Neighbourhood Residential, Mixed Use, High-Density 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 designations. 

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

2. Antennas Requiring Protocol Processing 

A. Situations Where Protocol Consultation Provisions Do not Apply 

3477460 

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

Industry Canada Exclusions 

a. Maintenance of existing radio apparatus including the antenna system, transmission line, mast, 
tower or other antenna-supporting structure. 

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

c. Maintenance of an antenna system's painting or lighting in order to comply with Transport 
Canada's requirements; 

d. Installation, for a limited duration (typically not more than 3 months), of an antenna system 
that is used for a special 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 emergency or special event; and 

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

City Exclusions 

f. New building-mounted Installations provided they do not extend more than 3.0m above highest 
point of the building and meet section 48 of the Design Guidelines. 

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

i. Local government Installations that are solely dedicated to operation of local government utilities 
and infrastructure. 

j. Private receiving antennas and closed telecommunication networks, neither of which serve public 
subscribers. 

B. Situations Where Both Protocol Consultation and Detailed Design Provisions AIm.!Y 

Sections 3 (Consultation) and Section 4 (Design Guidelines) of this Protocol ru:m.!Y. to all new stand­
alone Installations on sites that are: 

a. Within the Agriculture and Agriculture & Open Space OCP land-use 
designations/associated zones 1; 

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

Notes: 
a. Broadcasters require licensing approval from the Canadian Radio-Television and 

Telecommunications (CRTC). Where a broadcaster constructs an installation, the broadcaster is 
required to provide documentation to the City confirming the initiation of the applicable (CRTC) 
licensing process and it's decision when made. 

b, Where an installation is located on a City property the proponent may be required to enter into a 
specific agreement related to that property, or in the case of a road or SROW the proponent may 
be required to enter into a Municipal Access Agreement with the City. 

c. Transport Canada and other federal transportation regulations and policies, including the 
current YVR maximum height zoning, is to be followed by the Proponent. 

3. Stepped Consultation Process 

A. For those new Installations to which this Protocol applies, the process will generally involve the 
following steps: 

a. Proponent should undertake initial pre-application consultation with the City to ascertain policy and 
technical issues as well as alternatives to locations that require consultation. 

b. Proponent submits the Protocol application along with a siting plan that addresses this Protocol's 
Design Guidelines (Section 4) and provides written confirmation of compliance with Industry 
Canada, Nav Canada and other federal regulations. The City confirms whether the consultation 
process under this Protocol applies and whether a Development Variance Permit (DVP) to relax 
zoning regulations is required. If neither of these are required for more minor applications, an 
application for Design Review: Staff Concurrence is made under Process Stream No.1 under 
Section 3B below. 

j See Notes A and B on page 1. 
3477460 
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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 hislher 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 the 
base of the proposed tower equal to 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 1 O-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 to 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 City not more than 10 days after the end of the Proponent reply period. I n 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? 

• What options are available to satisfy aeronautical obstruction marking requirements 
at this site? 

• What are the steps the proponent took to ensure compliance with the general federal 
requirements including the Canadian Environmental Assessment Act (CEM), 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 public or invitee meeting on issues and 
repeats documentation process as outlined in (e) above. 

i. Proponent may need to make a DVP application if the proposal does not meet the applicable 
zoning setbacks, heights or landscaping/screening provisions. The DVP process is coordinated with 
the Protocol consultation process. If the Installation does not require public consultation as 
outlined above, but requires a DVP to relax zoning provisions, the Proponent will need to submit 
a standard DVP application following Process Stream 3 below, but with the regular 50m DVP 
consultation radius. 

j. If the proposed Installation is located within the ALR, the proposal will also be referred to the City's 
Agricultural Advisory Committee (AAC) concurrently with the above Proponent consultation process. 

B. The application takes one of Three Process Streams depending on whether the above public consultation 
and a DVP are required. 

PROCESS STREAMS 
1. Staff Concurrence: 2. Council Concurrence: 3. Council Concurrence: Consultation 
Design Guidelines Only Regular Consultation Process Process With a DVP 
a. If there is no public a. City undertakes public notification for a. City undertakes public notification for 
consultation required as set out formal consideration of application using formal consideration of a DVP following the 
above nor a DVP required to the consultation area as set out in this City DVP process, but using the 
relax zoning requirements, City Protocol. consultation area as set out in this 
staff will view an application for Protocol. 
siting and design. 
b. Staff prepares a memo b. City staff prepares a report to b. City staff prepares a report to DP 
reviewing how the proposed Planning Committee that reviews how the Panel that reviews how the proposal 
Installation meets the Design proposal meets the Protocol Design requires a variance to zoning, meets the 
Guidelines under Section 4 Guidelines, addresses public comments Protocol Design Guidelines, addresses 

and provides a recommendation (i.e. public comments and provides a 
endorse; not endorse). recommendation (i.e. endorse; not 

endorse). 
c. The Director of Development c. City Planning Committee reviews the c. City Development Permit (DP) Panel 
considers the above memo and application and staff report. This will be reviews the application and staff report. 
either issues a letter with a the first meeting if no previous proponent- This will be the first meeting if no previous 
recommendation of held meeting was required by the City or a proponent-held meeting was required by 
concurrence or requests second meeting if there was an initial the City or a second meeting if there was 
changes to design and/or public meeting. an initial public meeting. 
siting. 

d. City Planning Committee makes a d. City DP Panel makes a 
recommendation of concurrence or non- recommendation of concurrence or non-
concurrence. concurrence. 

d. Proponent may undertake e. Proponent undertakes possible e. Proponent undertakes possible 
possible design or siting proposal modifications and commitments, proposal modifications and commitments, if 
modifications and/or provides if any, requested by Planning Committee. any, requested by DP Panel. 
additional documentation on 
desiQn rationale if required. 
e. The Director of Planning and f. Council considers Planning f. Council considers DP Panel 
Development issues a letter Committee's Recommendation of Recommendation of concurrence or 
with a recommendation of concurrence or non-concurrence that is non-concurrence that is then forwarded to 
concurrence or non- then forwarded to the proponent and the proponent and Industry Canada to 
concurrence for design and Industry Canada to conclude processing. conclude processing. 
siting. 

3477460 
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Note: The City's DVP notification area is expanded, at City cost, beyond the standard 50m-radius area to a 
radius of equal to 6 times the proposed tower/antenna height measured from the tower/antenna or 
includes adjacent properties (whichever is greater) to be consistent with the proponent notification area 
in this Protocol. 

4. Design Guidelines 

These design guidelines apply to all Installations - 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 to CPC-2-0-03 - Issue 4 or 
subsequent Industry Canada Policies and Regulations). 

A. Co-Location: The First Choice for All New Installations 

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

b. Planning for Co-Location - All new Installations should be designed and engineered to accommodate 
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 Installations (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, lot coverage and 
landscaping) apply to both stand-alone and building mounted Installations and supporting utility 
structures unless a DVP is obtained, while acknowledging the Radiocommunication Act. 

b. Integrate With Existing Adjacent Buildings and Landscape - Stand-alone Installations should be 
properly integrated with 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 not unduly add the appearance of 
building mass) in a manner that does not unduly decrease their technical performance and colour 

3477460 
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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 integrated into the building mass; and 
ii. Reduce visibility from street level and other major nearby buildings. 

d. Coordinate With Current Building Rooflines - 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 DP conditions or DPA design guidelines to the 
extent that 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 or erected on existing buildings/structures). 

a. Preference to Locate in OCP Industry and Business and Airport Designations - A new stand­
alone Installation should be located in the designated or zoned areas provided it is greater than 300m 
(for new towers over 30m in height), or more than 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 not locate 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 -Installations 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 Installations. 

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 to be located in these areas, 
the following requirements apply: 

3477460 

i. Comply with ALR regulations, including requiring that all tower and related equipment/buildings 
not exceed a maximum footprint area of 100 sq. m. 

ii. If this maximum footprint area is exceeded, a "non-farm use" application to the City and 
Agricultural Land Commission will be required prior to going through the Protocol 
consultation and any applicable DVP 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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D. Screening and Landscaping For New Tower Installations 
Proponents are encouraged to construct any new tower Installations meeting the following screening 
guidelines: 

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

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

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

3477460 
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Development Applications Division 

DV 13-631844 Attachment 3 

Address: 7411 Nelson Road 

Applicant: TM Mobile Inc 

Planning Area(s): Fraser Lands 

Owner: Bontebok Holdings Ltd 

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

I Existing I Proposed 
Site Area: 51,059.8 m2 No change 

Land Uses: Industrial Warehousing and Logistics 

OCP Designation: Industrial Industrial 

Zoning: Industrial (I) Industrial (I) 

I 
Bylaw I 

Requirement Proposed Variance 

Accessory Structure Height (m): Max. 20 m 29.6 m Requested 

Floor Area Ratio: 1.0 No change None permitted 

Lot Coverage - Buildings: Max. 60% No change None 

• The installation is proposed to be 
set back well beyond the 

Setback - Front Yard: Min. 3.0 m minimum of 3.0 m None 
• No change to existing building 

setbacks on-site 
• The installation is proposed to be 

set back well beyond the 
Setback - Exterior Side Yard: Min. 3.0 m minimum of 3.0 m None 

• No change to existing building 
setbacks on-site 

• The installation is proposed to be 
set back well beyond the Interior 

Setback - Interior Side Yard: None Side Lot Line. None 
• No change to existing building 

setbacks on-site 
• The installation is proposed to be 

set back 1.1 m from the Rear Lot 
Setback - Rear Yard: None Line. None 

• No change to existing building 
setbacks on-site 

Minimum Lot Size: None No change 

4043731 
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ATTACHMENT 5 

PHOTO SIMULATION OF PROPOSED TOWER 

VIEW OF TOWER FROM THE EAST 

VIEW OF TOWER FROM THE NORTHWEST (CORNER OF BLUNDELL RD & NO.8 RD) 



City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

TM MOBILE INC. 

7411 NELSON ROAD 

C/O STANDARD LAND COMPANY INC. 
ATTN:SHARELLONGHURST 
SUITE 610-688 WEST HASTINGS STREET 
VANCOUVER, BC V6B 1 P1 

DV 13-631844 

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 to increase the maximum height of an 
accessory structure in the "Industrial (I)" zone from 20.0 m to 30.0 m to permit the 
construction of a telecommunication antenna installation as shown on Plan # l.a. to Plan # 
3.b. attached hereto. 

4. As a condition of the issuance of this Development Variance Permit, the City is holding the 
security in the amount of $2,673.50 to ensure that development and landscaping 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. 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. 

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. 

This Permit is not a Building Permit. 

4043731 Page I of2 



To the Holder: 

Property Address: 

Address: 

Development Variance Permit 

TM MOBILE INC. 

7411 NELSON ROAD 

C/O STANDARD LAND COMPANY INC. 
ATTN:SHARELLONGHURST 
SUITE 610-688 WEST HASTINGS STREET 
VANCOUVER, BC V6B 1 P1 

DV 13-631844 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 

404373 J Page 2 of2 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: July 18,2014 

File: DP 14-664790 

Re: Application by Penta Homes (Princess Lane) Ltd. for a Development Permit at 
4160 Garry Street 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a five (5) unit townhouse complex at 4160 Garry Street on a site 
zoned "Town Housing (ZT35) Garry Street (Steveston)"; and 

2. Vary Section 4.9.7 of Richmond Zoning Bylaw 8500 to permit the proposed garbage and 
recycling enclosure to be located within the setback to Yoshida Court. 

CL:blg 
Att. 
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Staff Report 

Origin 

Penta Homes (Princess Lane) Ltd. has applied to the City of Richmond for permission to develop 
a five (5) unit townhouse complex at 4160 Garry Street on a site zoned "Town Housing (ZT35)­
Garry Street (Steveston)". The subject site is currently vacant. 

The site is being rezoned from "Single Detached (RS1/A)" to "Town Housing (ZT35) 
Garry Street (Steveston)" for this project under Bylaw 9108 (RZ 13-641596). 

A Servicing Agreement is required as part of the proposed development (prior to final adoption 
of the rezoning bylaw) for the design and construction of frontage works along Garry Street and 
Yoshida Court. 

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 

Existing development immediately surrounding the site is as follows: 

• To the north, across Garry Street, are 23 dwelling units within a townhouse complex on a 
site zoned "Town Housing (ZT35) - Garry Street (Steveston)". 

• To the east, is a single-detached dwelling on a lot zoned "Single Detached (RS1/A)", 
which fronts Garry Street. 

• To the south, is a single-detached dwelling on a lot under Land Use Contract 130, which 
fronts Yoshida Court. 

• To the west, across Yoshida Court, is a single-detached dwelling on a lot under Land Use 
Contract 130, which fronts Garry Street. 

Rezoning and Public Hearing Results 

During the rezoning process, staff worked with the applicant to: 

• Develop an acceptable site plan that generally meets all zoning and policy requirements, 
despite the size constraints of the subject site. 

• Ensure that the form and character of the proposed development conforms with the 
Official Community Plan (OCP) design guidelines for town houses. 

• Review the requested variance to permit the garbage and recycling enclosure to be 
located within the setback to Yoshida Court at the west end of the internal drive-aisle, 
along the west property line. 

The Public Hearing for the rezoning application at this site was held on June 16,2014, and the 
Zoning Amendment Bylaw 9108 was given 3rd reading. 
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Staff also identified the following design issues to be resolved at the Development Permit stage: 

• Opportunities to enhance the design of the public amenity space along Garry Street for 
public access. 

• Opportunities to enhance on-site permeability through the use of additional porous 
surface materials. 

• Opportunities to minimize the differences in grade elevations between the public 
sidewalk and the main living area. 

• A detailed review of architectural form and character, landscape design, and the design of 
architectural elevations, including opportunities for further refinements to exterior 
cladding materials, window openings, and facade articulation. 

• Opportunities for accessibility and aging-in-place features to be incorporated into unit 
design. 

• The applicant's design response to the principles of Crime Prevention Through 
Environmental Design (CPTED). 

Through the review of this Development Permit application, staff have worked with the applicant 
to ensure that the proposed architectural form and character is of a high quality, is consistent 
with the design guidelines contained within the Official Community Plan (OCP), and is 
compatible with that of existing townhouse developments in the neighbourhood while aiming to 
respect the adjacent single-detached housing to the east, south, and west. Specifically, the 
applicant has addressed the following issues through the design review: 

• Clear pedestrian access to the on-site public amenity space is provided directly from the 
sidewalk on the south side of Garry Street in front of the Fir tree that is to be retained 
within the boulevard on City-owned property. The surface used to access the amenity 
space is to consist of lawn and wood plank decking that is relatively consistent with the 
grade elevation of the sidewalk. 

• Improvements have been made to the hard landscaping proposed, with a resulting 
increase in permeable surface area. 

• Improvements have been made to the screening of the proposed garbage and recycling 
enclosure with plant material on its exposed elevation along Yoshida Court. 

• Improvement has been made to the difference in grade elevation between the public 
sidewalk and the entry to the main living area by incorporating steps inside the foyer of 
the dwelling units. 

• Refinements have been made to building elevations through added variation in cladding 
materials, which provides visual interest and assists with breaking the building down into 
individual components (e.g. a distinct base, middle, and top). 

• Incorporation of aging-in-place features in all units, and demonstration of a functional 
convertible unit design in one (1) unit. 
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Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the OCP and is generally in compliance with the "Town Housing (ZT35)-
Garry Street (Steveston)" zone except for the variance noted below. 

Zoning ComplianceNariance Request (staff comments in bold). 

The applicant has requested to vary Section 4.9.7 of Richrnond Zoning Bylaw 8500 to permit the 
proposed garbage and recycling enclosure to be located within the setback to Yoshida Court, 
between the internal drive-aisle and the west property line (Plan # 1), to enable weekly garbage 
and recycling collection from Yoshida Court. 

This variance request was identified in the rezoning staff report and the only correspondence 
received regarding the proposed garbage and recycling enclosure in response to the Public 
Hearing notification was that as much screening as possible be incorporated on the subject site 
on the exposed side of the enclosure along Yoshida Court. 

(Staff considers the proposed location of the garbage and recycling enclosure within the 
setback to Yoshida Court to be supportable on the following basis: 

• The revised site plan developed by the applicant responds to concerns of 
neighbourhood residents about the proposed vehicle access to the subject site. The 
revised site plan and drive-aisle configuration resulted in a change to the type of 
garbage and recycling collection requiredfor the subject site i.e.,from "door-to-door" 
collection, to collection from a common enclosure. The proposed enclosure is centrally 
located for ease of access by future residents of the town house complex and is located 
adjacent to Yoshida Court where weekly garbage and recycling collection will occur. 

• The enclosure is integrated into the Yoshida Court side yard landscaping treatment 
and is proposed to be screened with a wood trellis and canopy structure, along with 
ground cover and climbing vines on the exposed elevation (i.e., Astible, Japanese 
Wisteria Vine). 

• In addition to the proposed screening, the proposed treed boulevard and sidewalk 
improvements required with the development proposal enhance the aesthetic 
experience along Yoshida Court and provide a visual buffer to the garbage and 
recycling enclosure.} 

Advisory Design Panel Comments 

Due to the small scale of the proposed development, the application was not presented to the 
Advisory Design Panel. 
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Analysis 

Conditions of Adjacency 

• The proposed townhouses are designed to complement the existing form, character and scale 
of the surrounding neighbourhood, which includes both townhouses and single-family 
residences. 

• The subject site is bordered on the north side by the Garry Street road allowance with treed 
and grassed boulevards. The site is bordered on the west side by the Yoshida Court road 
allowance and boulevards. These conditions, along with the required yards on the subject 
site, provide an adequate buffer to existing adjacent development to the north and west. In 
addition, the large Fir tree that is to be retained to the north within the Garry Street boulevard 
will provide screening of the proposed town house units on the subject site. 

• The use of a variety of cladding materials as well as articulated building facades on all 
elevations provide a visually interesting interface to adjacent properties. 

• The approximate 6.0 m wide drive-aisle along the northeast side of the site provides an 
increased distance between the north building and the existing single-family dwelling to the 
east, while the 6.1 m wide treed rear yard provides a landscaped buffer adjacent to the 
existing single-family dwelling to the south and exceeds the setback requirements of the 
ZT35 zone (3.0 m). 

Urban Design and Site Planning (Plan # 1) 

• The site plan consists of one (1) two-unit building fronting Garry Street, and a building 
containing three (3) units on the south portion of the site. The buildings are located to the 
north and south of an L-shaped internal drive-aisle with access to and from Garry Street. 

• Multiple locations along both Garry Street and Yoshida Court are proposed for pedestrian 
access to the site and for on-site pedestrian circulation. The main unit entries for the north 
building are oriented to Garry Street and pedestrian access to these units is proposed at the 
north-east corner of the site from Garry Street and at the northwest corner of the site from 
Yoshida Court. The main unit entries for the south building are oriented to the rear yard and 
pedestrian access to these units is proposed from a pathway along the south property line to 
Yoshida Court. 

• Vehicle access to the site is proposed from Garry Street via a drive-aisle along the east 
property line, which will provide direct vehicle access to each unit's garage. 

• Consistent with the parking requirements of the Zoning Bylaw, a total of 10 resident vehicle 
parking spaces are proposed (two (2) spaces per unit in individual garages). Eight (8) 
resident vehicle parking spaces are proposed in a side-by-side arrangement, and two (2) 
resident vehicle parking spaces are proposed in a tandem arrangement within the middle unit 
of the triplex building (20% of required parking spaces). The ratio of tandem parking spaces 
proposed is well below the maximum amount permitted in Richmond Zoning Bylaw 8500 
(i.e., 50% of required parking spaces). A restrictive covenant preventing the conversion of 
tandem parking area into storage or habitable space is required to be registered on Title prior 
to rezoning approval. 
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• Consistent with the parking requirements of the Zoning Bylaw, one (1) visitor parking space 
is proposed in the east side yard ofthe site, south of the internal drive-aisle. 

• Consistent with the Zoning Bylaw, 10 resident bicycle parking spaces (Class 1) are proposed; 
with space for two (2) bicycles in the garages of each unit, and a bicycle rack for one (1) 
visitor bicycle parking space (Class 2) is proposed along the east side of the two (2) unit 
building, near the vehicle access point at Garry Street. 

• The City's OCP requires that a minimum of20% of on-site parking spaces be provided with 
a 120V receptacle for electric vehicle charging equipment, and that an additional 25% of 
parking spaces be constructed to accommodate the future installation of electric vehicle 
charging equipment (e.g. pre-ducted for future wiring). The applicant proposes to provide a 
120V receptacle within the garage of each unit so that 100% of on-site parking spaces are 
equipped to charge an electric vehicle. 

• Outdoor amenity space is to be located along the north of the site and in the southeast corner 
portion of the site. Further details on the outdoor amenity space are provided below. 

• As mentioned above, the required garbage and recycling enclosure is to be located within the 
setback to Yoshida Court, between the internal drive-aisle and the west property line. The 
enclosure is to be integrated into the Yoshida side yard landscaping treatment and is to be 
screened with a wood trellis and canopy structure, along with ground cover and climbing 
vines on the exposed elevation (i.e., Astible, Japanese Wisteria). 

Indoor/Outdoor Amenity Space 

• Consistent with the OCP and Council Policy 5041, the applicant is proposing a contribution 
in the amount of $5,000 ($1 ,OOO/unit) to the Recreation Facility Reserve Fund in-lieu of 
providing on-site indoor amenity space. 

• The applicant is proposing outdoor amenity space as follows: 

- A private on-site amenity space that is designed for passive use is proposed in the 
southeast corner of the subject site. 

- A public amenity space is proposed to be provided in a prominent location at the 
front of the subject site along Garry Street around a large conifer tree within the 
boulevard that is to be retained as part of the development proposal. Note: a 
right-of-way for public access over the on-site portion of this amenity space on is 
required to be registered on title prior to rezoning. 

When combined, the area of the two (2) outdoor amenity spaces exceeds the minimum area 
guideline for townhouse projects in the OCP. 

Landscaping and furnishings within the outdoor amenity spaces is proposed to consist of 
permeable plank decking, permeable unit pavers, a checker-board paver area, and benches 
for seating. The final design for the public amenity space along Garry Street is to be 
reviewed by City staff as part of the Servicing Agreement process. 

The applicant has identified that the subject site is located approximately 400 m southeast of 
Lord Byng School Neighbourhood Park, and approximately 100 m north of Steveston 
Community Park, which provide abundant opportunities for children to play within the 
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immediate surrounding area. On this basis, the outdoor amenity space has been designed as 
an area for residents' passive use, rather than to facilitate children's play. 

Landscape Design and Open Space Design (Plan # 2.a. & 2.b.) 

• The proposed on-site landscape concept is designed to enhance the character of the buildings 
and to blend the project into the neighbourhood. Key landscaping components are: edging 
to define buffers and screens, trees scaled to outline outdoor rooms at the patio areas, and the 
use of permeable pavers on portions of the site to maximize drainage. 

• On-site tree retention and removal was assessed as part of the rezoning application review 
process, and it was determined that 16 replacement trees were required to be planted and 
maintained on-site and up to six (6) trees were required to be planted and maintained on 
City-owned property to compensate for the trees agreed for removal as part of the 
development proposal. The Landscape Plan illustrates that a total of six (6) replacement 
trees are proposed to be planted on-site (i.e., Japanese Maples, minimum 6 cm calliper). To 
compensate for the remaining 10 required replacement trees not planted, the City will accept 
a contribution in the amount of$5,000 ($500/tree) to the City's Tree Compensation Fund for 
tree planting elsewhere in the City ($3,000 prior to rezoning approval and an additional 
$2,000 prior to issuance of the Development Permit). The number, size, and species of 
replacement trees required to be planted within the improved boulevard on Yoshida Court 
will be determined by Parks Department arboriculture staff as part of the Servicing 
Agreement review process. 

• In addition to the required replacement trees proposed on-site, soft landscaping with a variety 
of shrubs, perennials, and ground cover is proposed in the front, rear, and side yards 
(e.g., Rhododendron, Yew, Wisteria, Orange, Lily, Spurge, Cinquefoil, Black-Eyed Susan). 

• Decorative treatment of hard surfaces is proposed over a portion of the internal drive-aisle 
near the entrance to add visual interest and to identify a change of use, and permeable pavers 
are proposed for the outdoor amenity space, patios, and walkways to soften their visual 
impact and maximize the permeability of the site. 

• Low wood picket-type fencing (0.9 m/3 ft. high) is proposed along parts of the site perimeter, 
which is set back slightly from the property line to incorporate low-lying perennials and 
ground cover. The existing wood fence and retaining wall along the east property line of the 
site is to be retained. 

Architectural Form and Character (Plan # 3.a to 3.c.) 

• Both buildings are designed to complement the existing form, character and scale of the 
surrounding neighbourhood. Key building elements are used to create variation and 
articulation to the overall massing and scale of the buildings, such as similar roof forms and 
shapes, roof brackets, window bays, dormer windows, covered porches and decks. 

• Although the buildings are three (3) storeys in height, the buildings present as 2 liz storeys on 
Garry Street and along the interface with the single-detached dwelling to the south, as: 

4243577 

The lot grade transitions down from street-level towards the centre of the site. 

The garages that face the internal drive-aisle are partially concealed below 
sidewalk level. 
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The front entries to the units are accessed through landscaped terraces from the 
street -level. 

Two (2) interior steps within the foyers of four (4) out of (5) units minimizes the 
grade elevation difference between the street-level and the main living area. 

• Building facades are treated with a variety of exterior cladding materials to define each level 
and the proposed colour scheme works to define individual building components. A 
cementitious vertical board and batten is proposed to define a more durable lower section 
while cementitious horizontal siding and polymer shingles are proposed to define the main 
and upper sections. 

Crime Prevention Through Environmental Design 

• Each town house unit is to have its own ground-level access and front patio defined by low 
picket-type fencing, gates, and primarily low-level landscaping, which assists in defining the 
public versus private areas and in providing natural access control. Appropriate low-level 
lighting is also to be provided along pathways and steps to assist with visibility at night to 
each of the units' front patio and entry stairs. 

• The proposed low fencing, gates, and landscaping also provide opportunities for natural 
surveillance of the areas in front of each unit. The floor plans of each unit also provides for 
natural surveillance of side yards and the internal drive-aisle because the windows in the 
main living area and kitchen, as well as a small outdoor deck, overlook these areas as well. 
The passive outdoor amenity area within the southeast side yard and adjacent to the visitor 
parking area has also been designed with natural surveillance in mind as it contains benches, 
low-level landscaping around its' edges, and has direct overlook from the family room of the 
southeast unit. 

• Front yard patios include layers of planting materials and are slightly raised above street level 
to define the private spaces in front of each unit and to provide residents with usable spaces 
in front of each unit, indicative of territoriality. Visibility is maintained between the street 
edge and the building edge. 

• To ensure safety and security, the future strata-council of the town house complex must 
undertake regularly scheduled maintenance of landscaping and lighting fixtures to ensure that 
sightlines are not obstructed and that pathways and front entries remain visible at night. 

Sustainability 

• At rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the 
proposed town houses and to pre-ducting all units for solar hot water heating. 

• A Certified Energy Advisor has confirmed that the proposed townhouse units will be 
designed to achieve an EnerGuide rating of 82. The key elements proposed in the units that 
enable this rating to be achieved are: 

4243577 

A domestic hot water heat recovery unit; 

R22 insulated walls; and 

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

Accessible Housing 

• The proposed development includes one (1) convertible unit in the middle of the south 
building that is designed with the potential to be easily renovated to accommodate a future 
resident in a wheelchair (see Plan # 1 and Reference Plans). The potential conversion ofthis 
unit will require the installation of a stair lift. 

• All of the proposed units incorporate aging-in-place features to accommodate mobility 
constraints associated with aging. These features include: 

Stairwell hand rails. 

Lever-type handles for plumbing fixtures and door handles. 

Solid blocking in washroom walls to facilitate future grab bar installation beside 
toilets, bathtubs and showers. 

Affordable Housing 

• Consistent with the Affordable Housing Strategy, the applicant is providing a cash-in-lieu 
contribution to the Affordable Housing Reserve Fund in the amount of $2.00 per buildable 
square foot prior to rezoning approval (i.e., $14,273). 

Site Servicing & Frontage Improvements 

• Servicing issues were dealt with as part of the Rezoning application, at which time no 
upgrades were identified to support the proposed development. 

• Prior to rezoning approval, the applicant is required to enter into a Servicing Agreement for 
the design and construction of frontage improvements along Yoshida Court and portions of 
Garry Street, as outlined at rezoning stage. 

Conclusions 

This proposal is for a five (5) unit town house development fronting Garry Street, at the corner of 
Yoshida Court. 

The applicant has addressed design issues identified through the rezoning process, as well as 
additional staff comments regarding site planning, urban design, architectural form and character 
and landscape design. The development proposal aims to fit in with the existing form, character 
and scale of the surrounding neighbourhood, which includes both town houses and single-family 
residences, and conforms to the design guidelines of applicable sections of the OCP. 

The development proposal generally complies with the requirements of the "Town Housing 
(ZT35) - Garry Street (Steveston)" zone, except for the zoning variance discussed. 
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On this basis, staff recommends support for this Development Permit application. 

~ ~ 
Cynthia Lussier 
Planning Technician 

CL:blg 

Attachment 1: Development Application Data Sheet 

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

DP 14-664790 

1. Receipt of a Letter-of-Credit for landscaping in the amount of $175,211.19 (including 10% contingency 
cost). 

2. Registration of a legal agreement on title to ensure that all units are designed to achieve an EnerGuide 
rating of 82 (as detailed by the Certified Energy Advisor), and to include pre-ducting for solar hot water 
heating. 

At future Building Permit* stage, the developer is required to complete the following: 

• Incorporation of accessibility and sustain ability measures in Building Permit (BP) plans as determined via 
the Rezoning and/or Development Permit processes. 

• 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 Division at 604-276-4285. 

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

• If applicable, payment oflatecomer agreement charges associated with eligible latecomer works. 

Note: 

*this requires a separate application. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-664790 Attachment 1 

Address: 4160 Garry Street 

Applicant/Owner: Penta Homes (Princess Lane) Ltd. 

Planning Area(s): Steveston 
~~~~---------------------------------------------------------

-----~~- -

I 
- -- -- - -- -- - --- - - ---- --r - ----- - - --- --

Existing Proposed 

Site Area: 1,020 m2 1,020 m2 

Land Uses: Single detached dwelling Five (5) townhouses 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Multiple-Family No change 

Single-Family Lot Size Policy The subject site is eligible for No change Designation: townhouse development 
Town Housing (ZT35) -

Zoning: Single Detached (RS1/A) Garry Street (Steveston), 
as amended 

Number of Units: 1 5 

OCP Guidelinel 
I Proposed I Variance 

Bylaw Requirement 

Floor Area Ratio: Max. 0.65 0.63 none permitted 

Lot Coverage: Max. 40% 39% none 

Setback - Front Yard: Min. 6.0 m 6.1 m none 

Setback - Rear Yard: Min. 3.0 m 6.1 m none 

Setback - Interior Side Yard: Min. 3.0 m 3.2 m none 

Variance 

Setback - Yoshida Court: Min. 2.0 m proposed 2.0 m 
requested for the 
garbage/recycling 

enclosure 
Height (m): Max. 11.3 m 10.44 m none 

Lot Size: 1,015 m2 proposed 1,020 m2 none 

On-site Vehicle Parking Spaces 
• 10 Resident Spaces • 10 Resident Spaces 

none 
• 1 Visitor Space • 1 Visitor Space 

Tandem Parking Spaces 
Max. 50% of Resident 20% 

Spaces Permitted (2 Resident Spaces) 
none 

Amenity Space -Indoor: Min. 70 m2 Cash-in-lieu ($5,000) none 

Amenity Space - Outdoor: Min. 6 m2/unit = Min. 30 m2 30 m2 none 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

PENTA HOMES (PRINCESS LANE) LTD. 

4160 GARRY STREET 

12235 NO.1 ROAD 
RICHMOND, BC V7E 1T6 

No. DP 14-664790 

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. Section 4.9.7 of "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) permit the garbage and recycling enclosure to be located within the setback to 
Yoshida Court. 

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 #3.c 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 
$175,211.19. 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. 
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To the Holder: 

Property Address: 

Address: 

PENTA HOMES (PRINCESS LANE) LTD. 

4160 GARRY STREET 

12235 NO.1 ROAD 
RICHMOND, BC V7E 1T6 

No. DP 14-664790 

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 

4243577 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: July 16, 2014 

From: Wayne Craig File: DP 13-648221 
Director of Development 

Re: Application by Blundell Ventures ltd. for a Development Permit at 
5180 Blundell Road (formerly 5160 and 5180 Blundell Road) 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of 15 townhouse 
units at 5180 Blundell Road (formerly 5160 and 5180 Blundell Road) on a site zoned "Low 
Density Townhouses (RTL4)". 

d " .{.-----;" , .. 

to: ~./ 

way:7c;r~f~ , 
Directo~pment 

EL:blg 
Att. 
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Staff Report 

Origin 

Blundell Ventures Ltd. has applied to the City of Richmond for permission to develop 15 
townhouse units (nine (9) two-storey and six (6) three-storey townhouse) at 5180 Blundell Road 
(formerly 5160 and 5180 Blundell Road). The subject site is being rezoned from "Single 
Detached (RS1/E)" to "Low Density Townhouses (RTL4)" for this project under Bylaw 9055 
(RZ 13-627627), which received third reading following the Public Hearing on 
October 21,2013. The properties are currently vacant. 

Frontage improvements were secured through the rezoning process and will be constructed 
through a separate Servicing Agreement (SA 14-655982), which must be entered into prior to 
final adoption of the rezoning bylaw. Works include, but are not limited to: removal of the 
existing sidewalk, and construction of a new 1.5 m wide sidewalk along the property line and a 
1.41 m grass and treed boulevard between the new sidewalk and the existing curb. 

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, across Blundell Road, a mix of newer and older, larger single-family dwellings on 
lots zoned "Single Detached (RS1/E)". 

To the east, three (3) lots zone "Single Detached (RS l/E)" with a mix of newer and older homes, 
and then two (2) lots zoned "Single Detached (RS 11K)" with a temporary shared access. 

To the south, existing single-family dwellings on lots zoned "Single-Detached (RS1/E)" fronting 
onto Chetwynd Avenue. 

To the west, a Montessori school on a large lot zoned "Single Detached (RS l/E)" and a mix of 
newer and older homes on lots zoned "Single Detached (RSlIE)". 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on October 21, 2013. At the Public 
Hearing, the property owner of the adjacent property to the southwest at 5151 Chetwynd Avenue 
requested clarification on tree preservation on the subject site and the neighbouring Montessori 
school site at 5120 Blundell Road. 

As noted in the Report to Committee at the rezoning stage, 17 bylaw-sized trees on the subject 
development site are proposed to be removed due to poor condition. This includes three (3) 
Lombardy Poplar trees located at the northwest portion of the subject development site along the 
common property line between 5120 Blundell Road and the subject site. While the three (3) 
Western Red Cedar trees located at the southwest corner of the site are identified for removal, 
the developer will make an effort to retain them on site. Tree protection fencing around these 
trees will be installed at demolition and construction stage; a re-assessment of these trees will be 
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undertaken during the course of construction. Replacement trees will be provided, regardless of 
future retention potential of these trees. An Arborist Contract has been secured at rezoning; the 
Certified Arborist will monitor on-site works to be conducted near/within the tree protection 
zone of the trees to be retained. 

Six (6) bylaw-sized trees, under joint ownership located along the east property line, as well as 
all trees located on the neighbouring Montessori school site are to be retained on site. A Tree 
Preservation Plan is included in the Development Permit. 

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 (OCP) and is in compliance with the requirements of 
the "Low Density Townhouses (RTL4)" zone. 

Advisory Design Panel Comments 

The Advisory Design Panel supported the project and suggested design changes have been 
incorporated in the proposal. A copy of the relevant excerpt from the Advisory Design Panel 
Minutes from Wednesday, February 19, 2014 is attached for reference (Attachment 3). The 
design response from the applicant has been included immediately following the specific Design 
Panel comments and is identified in 'bold italics '. 

Analysis 

Conditions of Adjacency 

• The proposed height, siting and orientation of the buildings respect the massing of the 
existing single-family homes adjacent to the site. 

• Three-storey units are proposed along Blundell Road. The end units adjacent to the side 
yards are stepped down from three (3) storeys to two (2) storeys. 

• Two-storey detached and duplex units are proposed on the southern portion of the site in 
recognition ofthe adjacent existing single-family rear yards, and to minimize privacy and 
overlook concerns. The proposed rear yard setbacks of 6.0 m on the ground floor and 6.9 m 
on the second floor exceed the minimum rear yard setback of3.0 m specified in the RTL4 
zone and 4.5 m to 6.0 m specified in the Arterial Road Guidelines for Townhouses in the 
OCP. 

• A combination of White Wonder Dogwood trees and Saucer Magnolia trees are proposed in 
the rear yards to increase privacy in the yard spaces of the proposed development as well as 
in the rear yards of the existing single-family homes to the south. 

• A 1.8 m tall wood fence is proposed along the south property line to protect the privacy of 
the neighbouring single-family homes. 

• Adjacent properties to the east and west have future potential for redevelopment as 
townhouses, and the proposed development does not reduce this potential. A public right-of­
passage (PROP) statutory right-of-way (SRW) on-site allowing access to/from the adjacent 
future development sites via the subject site has been secured at rezoning. 

• 

4164201 



July 16,2014 - 4 - DP 13-648221 

Urban Design and Site Planning 

• The internal road layout is aT-shape with future cross-access connections to the 
neighbouring properties to the east and west. 

• All units have two (2) vehicle parking spaces. Tandem parking spaces are proposed in the 
three-storey units (6 units in total) only. A Restrictive Covenant prohibiting the conversion 
of tandem parking area into habitable area has been secured at rezoning. 

• A total of three (3) visitor parking spaces, including one (1) accessible visitor parking space, 
are provided throughout the site. The number of visitor parking spaces proposed complies 
with the bylaw requirement. Both inside and external bicycle parking is provided and is also 
in compliance with the zoning bylaw requirements. 

• Outdoor amenity space is proposed at the site entry for maximum casual surveillance 
opportunity and sun exposure. The size and location of the outdoor amenity space is 
appropriate in providing open landscape and amenity convenient to all of the units. A 
covered mailbox kiosk is provided within the outdoor amenity area. 

• The garbage, recycling and organic storage enclosures have been incorporated into the design 
of Building No.1 to minimize their visual impact. 

Architectural Form and Character 

• A pedestrian scale is achieved along the public street and internal drive aisle with the 
inclusion of variation in building height, building projections, recesses, entry porches, 
varying material combinations, landscape features, and individual unit entrances. All units 
along Blundell Road have direct access from the street. 

• Gables with 8/12 slope are proposed to break up the main roof line. Recessed third floor 
gables projecting from a secondary roof are proposed to break up the massing of the street 
fronting buildings. The 3rd floor adjacent to the entry driveway is set back to create a stepped 
massmg. 

• The impact of blank garage doors has been mitigated with panel patterned doors, transom 
windows, secondary unit entrances, and planting islands along the drive aisle. 

• Natural colours have been used for all siding materials to fit with the context of the 
neighbourhood. Strong contrasting colours are used on the accent walls to provide visual 
interest. 

• The proposed building materials (asphalt roof shingles, hardipanel board, hardi-plank, board 
and batten, wood trim/post/band/bracket and metal doors/guard rail) are generally consistent 
with the Official Community Plan (OCP) Guidelines and compatible with the existing single­
family character of the neighbourhood. 

Landscape Design and Open Space Design 

• The landscape design was developed to maximize possible tree retention. Six (6) Douglas 
Fir trees are to be retained. A contract with a Certified Arborist to monitor all works to be 
done near or within the tree protection zone, including the construction of the suspended 
deck, has been secured at the rezoning stage. To ensure the protected trees will not be 
damaged during construction, tree protection fencing must be installed to City standards prior 
to any construction activities occurring on-site. In addition, no Landscaping Security will be 
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returned to the developer until the post-construction assessment report, prepared by the 
Arborist, confirming the protected trees have survived the construction, is reviewed by staff. 

• Three (3) Western Red Cedar trees located at the southwest corner of the site are identified 
for removal at Rezoning stage but the developer has agreed to make an effort to retain them 
on site. Tree protection fencing around these trees will be installed at demolition and 
construction stage; are-assessment of these trees will be undertaken during the course of 
construction. Replacement trees will be provided on site, regardless of future retention 
potential of these trees. 

• Seventeen (17) trees were identified for removal; 34 replacement trees are required. The 
applicant is proposing to plant 34 replacement trees on-site, including 21 conifers and 13 
deciduous trees. Hedges, an assortment of shrubs and ground covers, and perennials and 
grasses have been selected to ensure the landscape treatment remains interesting throughout 
the year. 

• Each unit will have a private yard with a shade tree, shrub/groundcover planting, patio, and 
lawn area. 

• The street side landscape defines the private yard boundaries with low fences along the back 
of sidewalk and low hedges inside the yards. The front yards are internally separated by 
fencing and hedging to create privacy. 

• A children's play area designed for children aged 2 to 5 years old is proposed for the outdoor 
amenity area. The play equipment was chosen to fit into the provided space and to allow 
multiple children to play at the same time. The equipment provides different play 
opportunities such as social, imagination, balance, and motor skills. 

• A bench is also provided for caregivers to sit on. 
• Feature paving will highlight road transitions at the site entrance and the dead ends, as well 

as in front of the outdoor amenity area, and will provide a break to the asphalt internal 
driveway. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of$124,746.33 in association with the Development 
Permit. 

• Indoor amenity space is not proposed on-site. A $15,000 cash-in-lieu contribution has been 
secured as a condition of rezoning approval, consistent with the OCP. 

Crime Prevention Through Environmental Design 

• The site plan and individual unit designs create opportunities for passive surveillance of the 
street frontage, outdoor amenity space, and the internal drive aisle. 

• Individual unit entrances will be visible from either the public street or the internal drive 
aisle. 

• Low planting is proposed along edges of buildings to keep the entry area to the units open 
and visible. 

• Windows overlooking the outdoor amenity space will be integrated in the building design to 
increase surveillance opportunity. 

• A pedestrian pathway connecting the sidewalk and the internal driveway is proposed for 
increased natural access flow. 

• Bollard lights will be provided in amenity area. 
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S ustainability 

• The subject application was submitted and achieved Third Reading (in October 2013) prior 
to the energy efficiency policies for townhouse developments was added to the OCP (in July 
2014). The developer advises that they will strive to achieve Energuide 82 rating prior to 
Building Permit issuance. 

• The developer also advises that the following sustainability features will be incorporated into 
the development: 

>- Use of permeable paving for the patios, visitor parking stalls and key areas of the 
internal driveway. 

>- Maximum number of trees will be saved by the proposed building and grading 
design. 

>- Energy Star appliances and low flow fixtures; windows with Low-E glass. 
>- Drought tolerant plants are proposed. 

Accessible Housing 

• The proposed development includes one (1) convertible unit that is designed with the 
potential to be easily renovated to accommodate a future resident in a wheelchair. The 
potential conversion of this unit will require installation of a vertical lift in the stacked 
storage space (which has been dimensioned to allow for this in Unit C4) in the future, if 
desired. 

• All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 

);.> Stairwell hand rails. 
> Lever-type handles for plumbing fixtures and door handles. 
);.> 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 fits into the existing context. On this basis, staff 
recommend support of this Development Permit application. 

Edwin Lee 
Planning Technician-Design 

EL:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Final adoption of the Zoning Amendment Bylaw 9055. 
• Receipt ofa Letter-of-Credit for landscaping and tree survival in the amount of$124,746.33; Letter-of-Credit 

will not be released until the Letter of Assurance that landscaping installed from Landscape Architect as well as 
the Post Construction Impact Assessment Report confirming the protected trees survived the construction from 
Arborist are reviewed by staff. 
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Prior to future Building Permit issuance, the developer is required to complete the following: 
• Submission of fIre flow calculations signed and sealed by a professional engineer, based on the Fire 

Underwriters Survey to confIrm that there is adequate available water flow. 
• Submission ofDCC's (City & GVS&DD), School site acquisition charges, and Utility charges, etc. 
• Incorporation of accessibility and sustainability measures in Building Permit (BP) plans as determined via the 

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

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

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

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

Attachment 1: Development Application Data Sheet 
Attachment 2: Excerpt from the Minutes of the Advisory Design Panel Meeting 

- February 19, 2014 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-648221 Attachment 1 

Address: 5180 Blundell Road (formerly 5160 and 5180 Blundell Road) 

Applicant: Blundell Ventures Ltd. 

Planning Area(s): Blundell 

Owner: 0955335 B.C. Ltd. 

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

Floor Area Gross: 2,799.8 m2 Floor Area Net: 2,040.2 m2 

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

I Existing I Proposed 
Site Area: 3,400m2 (36,600.3 fe) No Change 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Zoning: Single Detached (RS1/E) 
Low-Density Townhouses 
(RTL4) 

Number of Units: 2 15 

I Bylaw Requirement I Proposed I 
- - - -

Variance 

Floor Area Ratio: Max. 0.60 0.60 none permitted 

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

Lot Coverage - Non-porous 
Max. 65% 59.8% none 

Surfaces 

Lot Coverage - Landscaping: Min. 25% 25.4% none 

Setback - Front Yard (m): Min. 6.0 m 6.9 m none 

Setback - Side Yard (East) (m): Min. 3.0 m 3.7 m Min. none 

Setback - Side Yard 0Nest) (m): Min. 3.0 m 3.0 m Min. none 

Setback -Rear Yard (m): Min. 3.0 m 6.0 m Min. none 

Height (m): Max. 12.0 m (3 storeys) 10.6 m (3 storeys) none 

Lot Size (min. dimensions): 
Min. 50 m wide Approx. 65.61 m wide none 

x 35 m deep x 51.82 m deep 
Off-street Parking Spaces - 2.0/unit x 15 = 30 (R) 30 (R) and 3 (V) none 
Resident (R) / Visitor (V): 0.2/unit x 15 = 3 (V) 

Off-street Parking Spaces - Total: 33 33 none 

Max. 50% of proposed 
Tandem Parking Spaces: residential spaces 12 none 

(30 x Max. 50% = 15) 
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50% permitted when 31 or 

Small Car Parking Spaces more spaces are provided 
0 none 

on site 
(33 x 50% = 16) 

2% when 3 or more visitor 
Handicap Parking Spaces: parking spaces are required 1 none 

(3 x 2% = 1) 
Bicycle Parking Spaces (Class 1 / 1.25/unit x 15 = 19 (Class 1) 

21 (R) and 4 (V) none Class 2): 0.2/unit x 15 = 3 (Class 2) 

Off-street Parking Spaces - Total: 22 25 none 

Amenity Space - Indoor: Min. 70 m2 or Cash-in-lieu $15,000 cash-in-lieu none 

Amenity Space - Outdoor: Min. 6 m2 x 15 units 
= 90 m2 142 m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, February 19,2014 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

Comments from the Panel were as follows: 

• appreciate the detailed drawings of unit designs which show accessibility and 
convertibility features; unit designs provide for the future needs of the residents; 

Thank you. 

• security is a main concern as Blundell Road is a very busy road; note that the 
proposed grass and treed boulevard and concrete sidewalk adjacent to the road 
will provide a buffer between the road and the proposed development; 

New 1.41 m grass and treed boulevard provided,front yard setback at 6.9m to 
provide an extra buffer between the road and development. 

• appreciate the location of the bench area in the middle of the proposed 
development as it will contain foot traffic in the children's play area; 

Thank you. 

• suggest that lighting at the townhouse units be increased; consider using photo 
sensor lighting or timer to save on energy consumption; 

Extra lighting to be provided where possible; will be coordinated with the 
electrical engineer. 

• appreciate the tree management plan; fencing outline shows that critical root 
zones are protected; 

Tree management plan updated to show all information clearly on the plan. 

• entry corners coming into the site with chamfered fences provide a weak signal 
for the site entry; consider opportunities to strengthen the sense of arrival to the 
project; look at the legibility of the entry signage; 

Entry sign will be legible. 

• look at the safety zones for the play equipment, in particular the required safety 
zones appear to overlap; 

Safety zones reviewed, although overlapping, there is enough room for 
multiple children to safely play in the play area. 

• the project is nice; appreciate the two-storey buildings at the back; 

Thank you. 
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II agree with the staff comment to "consider stepping down Building 7 from 3-
storeys to 2-storeys towards the main entry driveway to provide a more 
balanced streetscape on either side of the driveway"; consider sliding the 
building out and introducing planting to maintain the density and improve the 
building facade; 

Building 7 has been shifted to the east in order to enlarge the ground and 
second floor of Unit Aa, while reducing the width of the 3rd floor in order to 
create a stepped massing. 

II appreciate the permeable surface on the proposed development; 

Permeable surface increased, updated Data Sheet provided. 

II consider adding more windows on the ground level to improve surveillance and 
provide additional articulation; 

Additional windows provided where possible. 

II form and character are good; colour palette and landscaping are nice; 

Thank you. 

II very well planned complex; fits well with the single-family neighbourhood; 

Thank you. 

II like the level of planting; appreciate the landscaping and provision of pedestrian 
walkway. 

Thank you. 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 13-648221 

BLUNDELL VENTURES LTD. 

5180 BLUNDELL ROAD 
(FORMERLY 5160 AND 5180 BLUNDELL ROAD) 

C/O KAREN MA 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET 
VANCOUVER, BC V6H 4J1 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #6 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 
$124,746.33 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

Property Address: 

Address: 

BLUNDELL VENTURES LTD. 

5180 BLUNDELL ROAD 

Development Permit 
No. DP 13-648221 

(FORMERLY 5160 AND 5180 BLUNDELL ROAD) 

C/O KAREN MA 
YAMAMOTO ARCHITECTURE INC. 
2386 OAK STREET 
VANCOUVER, BC V6H 4J1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: August 5, 2014 

From: Wayne Craig File: DP 13-638853 
Director of Development 

Re: Application by Citimark-Western Alberta Road Townhouse Ltd. for a 
Development Permit at 9671 Alberta Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a 21-unit townhouse development at 9671 Alberta Road on a site 
zoned "Medium Density Townhouse (RTM2)"; and 

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

a) Reduce the minimum lot width from 30.0 m to 26.16 m; 

b) Reduce the required interior (east) side setback from 3.0 m to 2.25 m; and 

c) Reduce the required exterior (northwest corner) side setback from 6.0 m to 4.11 m. 

Director of Development 
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Staff Report 

Origin 

Citimark-Western Alberta Road Townhouse Ltd. has applied to the City of Richmond for 
permission to develop a 21-unit townhouse complex at 9671 Alberta Road on a site zoned 
"Medium Density Townhouse (RTM2)". The site currently contains one single detached 
dwelling which will be demolished. 

The site is being rezoned from "Single Detached (RS lIF)" to "Medium Density Townhouse 
(RTM2)" for this project under Bylaw 9117 (RZ 13-638852). 

A separate Servicing Agreement application (SA 14-661280) has been made as a condition of 
rezoning for road upgrades and frontage improvements to Alberta Road and at the intersection of 
Hemlock Drive and Birch Street. This Servicing Agreement will also include improvements 
along the pedestrian walkway, and service connections for water, storm upgrades and sanitary 
sewer to the subject site. 

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: At 6300 Birch Street, a 98-unit, two-storey townhouse complex zoned "Town 
Housing (ZT32) - North McLennan (City Centre)", and designated "Residential 
Area 4" in the McLennan North Sub-Area Plan, the local neighbourhood plan. 

To the East: At 9691 Alberta Road, a 24-unit, three-storey townhouse complex zoned "Low 
Density Townhouses (RTL4)", and designated "Residential Area 4" in the 
McLennan North Sub-Area Plan. 

To the South: Across Alberta Road, single family homes on lots zoned "Single Detached 
(RS lIF)" and designated "Residential Area 4" in the McLennan North Sub-Area 
Plan. 

To the West: At 9651 Alberta Road, a 22-unit, three-storey townhouse complex zoned "High 
Density Townhouses (RTH1)" and designated "Residential Area 3" in the 
McLennan North Sub-Area Plan. 

Overview 

The proposed 21-unit, three-storey townhouse complex would integrate with the recently built 
22-unit townhouse complex to the west (9651 Alberta Road [RZ 10-518827]) and with the 24-
unit townhouse complex to the east (9691 Alberta Road [RZ 11-590114]) which is currently 
under construction. The proposal would have six detached three-storey townhouse buildings 
accessed from an internal drive aisle, in three or four unit clusters, and each unit would have a 
two-car garage. The proposal would include outdoor amenities including a children's play area, 
benches, and improvements to the north-south pedestrian walkway west of the site that connects 
Alberta Road with Hemlock Drive and Birch Street. All of the townhouse units would have 

4247844 
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aging-in-place accessibility features and one unit is proposed for easy conversion to provide 
universal access. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning ofthis site was held on May 20, 2014. There were no 
concerns expressed at the Public Hearing. 

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 (OCP) and is generally in compliance with Zoning 
Bylaw 8500, except for the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in 'bold italics ') 

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

1) Reduce the minimum lot width from 30.0 m to 26.16 m. 

Staff supports the proposed variance as the subject property is bordered by two recently 
developed townhouse sites with a similar lot width and there is no opportunity for the 
owner to acquire additional property to meet the lot width requirements of the RTM2 zone. 
This variance will not negatively impact the adjacent properties as the site plan integrates 
with the adjacent townhouse projects. 

2) Reduce the required interior (east) side setback from 3.0 m to 2.25 m. 

Staff supports the proposed variance for the proposed building facing Alberta Street as this 
will allow retention of 4 mature trees in the southwest corner of the site. This variance will 
not negatively impact the adjacent property to the east as a drive-aisle provides an 
adequate separation between the proposed building and an existing townhouse building. 

3) Reduce the required exterior (northwest corner) side setback from 6.0 m to 4.11 m. 

Staffsupports the proposed variancefor the northeast corner of the building closest to the 
Hemlock Drive and Birch Street corner as it will allow adequate vehicular circulation for 
the three units in the building. Further, this variance is largely due to the road dedication 
required at this corner. This variance will not negatively impact the adjacent properties 
and will not affect site lines for vehicular or pedestrian traffic. 

Advisory Design Panel Comments 

The Advisory Design Panel was supportive of the proposal and identified several areas for 
design development and consideration. A copy of the relevant excerpt from the Advisory Design 
Panel Minutes from November 20,2013 is attached for reference (Attachment 2). The design 
response from the applicant has been included immediately following the specific Design Panel 
comments and is identified in red text (Attachment 3). 
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Analysis 

Conditions of Adjacency 
• The subject site is located in the North McLennan area, where there has been significant 

redevelopment over the last several years, with many of the surrounding parcels being 
redeveloped from single detached houses to townhouses. The proposed development will be 
of similar height and density as compared to recent townhouse developments, and will meet 
the intent of the guidelines set out in the neighbourhood plan. 

• The site plan integrates with the recently built 22-unit townhouse complex to the west and 
the 24-unit townhouse complex to the east which is currently under construction, including 
completing the pedestrian walkway to the west. 

• Properties along the south side of Alberta Road currently have single detached homes, but 
are designated for townhouses in the McLennan North Sub-Area Plan. 

Urban Design and Site Planning 
• The site design on this long and narrow lot contains six detached three-storey townhouse 

buildings accessed from an internal drive aisle. One of the detached buildings faces Alberta 
Road, providing a street frontage consistent with adjacent townhouse developments. Another 
detached building faces the corner of Hemlock Drive and Birch Street, providing a similar 
condition. The remaining four buildings face the pedestrian walkway to the west. 

• Each detached building would have three or four units, and each unit would have a two-car 
garage. No tandem parking spaces are proposed. 

• A pedestrian walkway would provide access to the front door of the units facing the pathway, 
similar to the existing units on the west side of the pathway. 

Architectural Form and Character 
• The proposed form and massing of the buildings meets the intent of the guidelines set out in 

the neighbourhood plan, and is consistent with the existing and expected future developments 
in the neighbourhood. 

• The style in this proposal reflects a Georgian style of architecture with stone sills, wood 
shutters, windows arranged in symmetrical bays and the cornice emphasized with decorative 
moulding. Feedback from the Advisory Design Panel was positive in that it will provide 
adequate variety along the Alberta Road streetscape. 

• The dominant choice of materials used on the facade of the buildings is brick, combined with 
horizontal wood siding and shingle siding, and is consistent throughout the site. The material 
choice is consistent with what has been used in other projects in the area. 

• The colour choice for the proposal is considered appropriate to the architectural character 
being proposed. Feedback from Staff and the Advisory Design Panel are supportive. The 
colour choices and application add interest to the townhouse clusters and help identify the 
individual units within the building. 

Access & Parking 
• Vehicular access will be from 9691 Alberta Road which is the neighbouring property to the 

east, through a statutory right-of-way registered on the title of 9691 Alberta Road in favour 
of the subject property during the rezoning process (RZ 11-590114). The right-of-way was 
secured to allow a future drive aisle to connect to the subject property at 9671 Alberta Road. 
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• The internal drive aisle would also provide access to four visitor parking stalls and one 
handicapped stall, in addition to garbage and recycling containers and a shed for gardening 
supplies located in the centre of the site. 

• Eight (8) visitor parking stalls would cross the property line with 9691 Alberta Road and are 
designed to include four (4) visitor parking stalls for the project under construction at 9691 
Alberta Road. A private cross-access easement has already been secured on both properties. 
A restrictive covenant will be registered on the subject property to ensure the visitor parking 
remams. 

• Long term bike storage is located within the individual garages and in weather protected 
areas of the front patio for the ground floor units. Short term bike parking is supplied 
through bike racks next to the outdoor amenity area. The total number of bike stalls meets 
the requirements of the Zoning Bylaw. 

• There are no new road construction requirements, but frontage improvements for sidewalk 
and boulevard improvements along Alberta Road and at the intersection of Hemlock Drive 
and Birch Street will be implemented through a separate Servicing Agreement. The 
Servicing Agreement will secure the installation of sidewalk, grassed and treed boulevard, 
and curb and gutter along Alberta Road in accordance with City standards. 

Pedestrian Walkway 
• The existing north-south pedestrian walkway would be improved along the western edge of 

the site connecting Alberta Road with the intersection of Hemlock Drive and Birch Street. 
Improvements include repaving from asphalt to concrete and using pavers to create nodes 
along the walkway. Also, seating areas and decorative landscaping will be provided along 
the walkway. 

• The pedestrian walkway would provide pedestrian access to the units facing the pathway and 
access to the outdoor amenity area through a central node, and access to the outdoor amenity 
area to the townhouse complex on the west side. 

• The improved pedestrian walkway will be 3.0 m wide with the only exception where the path 
is adjacent to the 4 trees to be retained at the southwest corner of the site where the pathway 
will narrow to 2.0 m wide. This design has been supported by Staff in Transportation, Tree 
Protection, and Planning. 

Landscape Design and Open Space Design 
• The submitted landscape plan will provide a mixture of soft and hard landscaping that 

defines a consistent treatment of edges throughout the site. The front yards of each unit will 
be bordered with metal fences and brick columns, and will provide access to the public 
walkway. 

• The hard surfacing includes permeable decorative pavers at the centre of the site adjacent to 
the outdoor amenity area. They also help to identify key locations within the site such as 
resident parking for the separate ground floor units and visitor parking stalls. The amount of 
permeable paving and landscaping is approximately 31 % of the site. 

• The soft landscaping being proposed is a variety of native trees and shrub plantings. Trees 
on the Alberta Road frontage and along the west property line will provide a softening of the 
buildings and break long views into the site. 

• The applicant has provided a lighting plan to illustrate how the site is to be illuminated 
during evening hours. The fixtures themselves will provide good illumination on the site but 
will avoid unwanted illumination spilling directly onto adjacent properties. 
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• Decorative pavers are provided to the main drive-aisle, helping to identify key locators 
within the site such as: 
o the outdoor amenity area, garbage enclosure and mail kiosk; 
o handicapped parking stall; 
o east-west pedestrian pathway; and 
o front and back end of the drive-aisle. 

Tree Retention, Removal and Replacement 
• An Arborist report was submitted at the rezoning application stage and was reviewed by City 

staff. The report identified 38 trees that would be impacted by the proposed development. 
Of these trees, 7 trees have been identified to be retained. The remaining 31 trees, including 
22 on-site and 9 off-site trees, have been identified for removal because they are either in 
poor condition or are located within the proposed development footprint. 

• In accordance with City Policy, the applicant must provide at least 44 trees to meet the 2: 1 
replacement ratio policy. In response, the applicant will meet this requirement by proposing 
44 new trees to be planted. The table below summarizes the on-site tree planting requirement. 

Number of on- Number of trees Required Proposed Surplus (deficit) 
site trees to be to be retained number of trees number of trees 

removed or relocated to be planted to be planted 

22 7* 44 44 0 
*4 of these trees are 
located at the south 
west comer of the 
site adjacent to the 

pedestrian walkway 

Amenity Space 
• The applicant is not proposing any indoor amenity space with this application. Instead, the 

applicant is making a voluntary contribution in lieu of providing indoor amenity space 
through the rezoning process. In accordance with the OCP, a minimum of70 m2 (753 ft2) of 
indoor amenity space would be required. In accordance with Policy 5041, the owner will be 
providing a cash-in-lieu payment of $23,000 to the Recreation Facility Reserve Fund. 

• The applicant is providing an outdoor amenity space, located near the middle of the site 
adjacent to the pedestrian pathway making it easily accessible from all units on the site. The 
6.4 m2 (68.9 ft2) area of outdoor amenity space meets the minimum area requirements 
outlined in the neighbourhood plan and provides adequate space to house a seating area, lawn 
space and a children's play area. 
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Garbage and Recycling 
The garbage and recycling area is centrally located along the eastern edge ofthe property and is 
accessed by the main drive aisle. The number of bins meets the requirements of Environmental 
Programs, and the location of the enclosure is accessible to facilitate collection. 

Affordable Housing 
The applicant is not providing any affordable housing units, but is making a voluntary 
contribution of $55,134.90 to the Affordable Housing Reserve Fund in accordance with the 
City's Affordable Housing Strategy. This contribution was secured during the rezoning stage. 

Sustain ability Measures 
• The applicant has committed to achieving an EnerGuide rating of 82 for the proposed 

development, in addition to pre-ducting all units for future installation of a solar hot water 
system. 

• The residential units will provide energy efficient appliances and water saving faucets. 
• The site is close to a major public transit corridor and close to bus stops for convenience of 

use. 
• A permeable paving system covering more than 30% of the overall paved area within the 

complex is proposed. 
• The proposed landscaping provides a variety of planting, including native species that are 

appropriate for the geographical area and are low maintenance. 

Accessible Housing 
• All of the proposed units will 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. 
• The applicant has provided a unit plan for one unit to allow for the easy conversion for 

residents who require use of a wheelchair. Items that have been taken into consideration in 
designing this unit layout includes: 
o wider doors for easier access to the unit; 
o proper design of the kitchen, bathroom and bedroom layout for wheelchair mobility; and 
o additional backer blocks behind the finished walls for the future installation of grab bars 

(dimensions and notations reflecting these provisions are to be confirmed on the Building 
Permit drawings). 

4247844 



August 5, 2014 - 8 - DP 13-638853 

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

Crime Prevention Through Environmental Design 
• The proposed plan provides good edge treatment, featuring low fencing, landscaping and 

paving materials to separate public and private space, giving the site a good sense of 
territoriality. 

• The submitted lighting plan will provide good evening illumination without extending 
unwanted light directly onto adjacent properties. 

• The site design allows for good sight lines through the development site for open 
observation, including surveillance over the outdoor amenity area. There are enough 
windows looking out onto all common areas that will facilitate casual surveillance. 

• The improved north-south pedestrian pathway would provide a safe route for pedestrian 
travel. 

Conclusions 

The proposed development has gone through some design adjustments in coordination with staff 
and has received favourable comments from the Advisory Design Panel. The result is a design 
proposal that addresses the design guidelines for the area. Staff supports this Development 
Permit application and recommends approval as the proposed design should fit well within the 7:2J'§2aracter of the neighbourhood. 

,1- .- Jolm Hopkins, MCIP TV Senior Planner 
(604-276-4279) 

WC:jh 

Attachment 1 Development Application Data Sheet 
Attachment 2 Excerpt from November 20,2013 Advisory Design Panel Notes 
Attachment 3 Design Response to Advisory Design Panel Comments 

The following are to be met prior to forwarding this application to Council for approval: 
• Payment of cash in-lieu of on-site indoor amenity space in the amount of $23,000; and 
• Receipt of a Letter-of-Credit for landscaping in the amount of $92,796.32. 
• Enter into a legal agreement to ensure that the visitor's parking area is maintained in perpetuity. 

NOTE: Staff to ensure that landscape estimates include a 10% contingency cost. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 

4247844 
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required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/special.htm). 
Incorporation of Construction Measure required to achieve CMHC noise standards. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-638853 Attachment 1 

Address: 9671 Alberta Road 

Applicant: Citimark-Western Alberta Road Townhouse Ltd. 

Planning Area: McLennan North Sub-Area Plan 

Floor Area: 2,561.1 m2 (27,567.45 fe) 

Existing Proposed 

Site Area: 3,957.3 m2 (42,596 fe) 3,945 m2 (42,464 fe) 

Land Uses: Single detached house Townhouses 

OCP Designation: Neighbourhood Residential No change 

Zoning: Single Detached (RS1/F) Medium Density Townhouses (RTM2) 

Number of Units: 1 21 

I Bylaw Requirement I Proposed I Variance 
Max. 0.65 with a 

Floor Area Ratio: 
contribution to the 

0.65 none permitted 
Affordable Housing 

Reserve Fund 

Lot Coverage - Buildings: Max. 40% 33% none 

Lot Coverage - Non-porous Max. 65% 62% none 
Surfaces: 

Lot Coverage - Soft Landscaping: Min. 25% 31% none 

Lot Size (depth): Min. 35 m 151 m none 

Lot Size (width): Min. 30 m 26.16 m 
variance required 

3.84m 

Setback - Front: Min. 6.0 m 6.8 m none 

Setback - Interior (west): Min. 3.0 m 5.0 m none 

Setback - Interior (east): Min. 3.0 m 2.25 m 
variance required 

O.75m 
Setback - Exterior (northwest 

Min. 6.0 m 4.11 m 
variance required 

corner): 1.89 m 

Setback - Rear: Min. 3.0 m 6.0 m none 

Height (m): Max. 12.0 m 11.9 m none 

Off-street Parking Spaces - 2.0 (R) and 2.0 (R) and 
None 

Regular (R) I Visitor (V): 0.2 (V) per unit 0.2 (V) per unit 
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I Bylaw Requirement I Proposed I Variance 

Off-street Parking Spaces - Total: Min. 47 47 none 

Tandem Parking Spaces: not permitted none none 

Bicycle Parking Space - Class-1: 
1.25 spaces per unit = 2.0 spaces per unit = 

none 
27 spaces 42 spaces 

Bicycle Parking Space - Class-2: 
0.2 spaces per unit = 0.2 spaces per unit = 

none 
5 space 5 spaces 

Amenity Space - Outdoor: Min. 6.0 m2 (64.6 ff) 6.4 m2 (68.9 ff) none 
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Excerpt from the Notes of the 

The Advisory Design Panel Meeting 

Wednesday, November 20,2013 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

2. DP- 13-638853 - 21 UNIT TOWNHOUSE 

Attachment 2 

APPLICANT: Citimark-Western Alberta Road Townhouse Ltd. 

PROPERTY LOCATION: 9671 Alberta Road 

Applicant's Presentation 

Wayne Fougere, Fougere Architecture, Inc., and Rajinder Singh, van der Zalm + 
Associates, Inc., presented the project and answered queries from the Panel on behalf of 
the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• appreciate the convertible unit and aging-in-place features in all of the units; 

• consider pocket doors in the ensuite washroom and corridor on the upper floor 
of A and B units to increase accessibility; 

• the proposed convertible unit has good lay-out; ensure that the stairway width 
can accommodate a stair climber; 

• concern on the public pathway on the western side of the subject property; the 
southern end of the public pathway is a little narrow for emergency access; the 
length of the public pathway may be a concern and should be well illuminated; 

• the proposed development is well resolved; the public pathway is an interesting 
well scaled feature; will add a lot of value to the project; 

• the orchard is a nice feature but future maintenance of fruit trees could be an 
issue; 

• the arborist's recommendation should be followed for existing trees to address 
future safety and maintenance issues; 

• consider adding planting between the garage doors, similar to the treatment 
applied to Block 2, at each building to soften the area on top of the auto court; 

• generally, good materials and colours; nice residential look unique to the 
proposed development but complementary to the adjacent development; 
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II the island between the subject development and the adjacent property to the east 
may not provide adequate separation and privacy between the two properties; 
more visual separation may be necessary; 

II the southern end of the public pathway is a restricted; and 

II overall, a well resolved project. 

Due to the absence of a quorum, a Panel recommendation could not be considered. 
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ATTACHMENT 3 

9671 ALBERTA ROAD 
January 29th, 2014 

The following comments are in response to an email received from David Johnson, dated 

December 24th, 2013. The email title was DP 13-638853 - ADP comments. 

Panel Discussion 
Comments from the Panel were as follows: 

The response follows in red 

• Appreciate the convertible unit and aging-in-place features in all of the units; 

Thank you. 

• Consider pocket doors in the ensuite washroom and corridor on the upper floor of A and B 
units to increase accessibility; 

We have considered changing the doors but we prefer the swing doors based on the 
developer's preference for market acceptable standards and maximizing useable wall space. 

• The proposed convertible unit has good lay-out; ensure that the stairway width can 
accommodate a stair climber; 

The stairs are 3'- 4" wide. Please refer to the attached document about the technical 
specifications of the stair climber. 

• Concern on the public pathway on the western side of the subj ect property; the southern end 
ofthe public pathway is a little narrow for emergency access; the length of the public 
pathway may be a concern and should be well illuminated; 

The southern end of the walkway is being maintained at its existing width to retain the 4 
mature Norway spruce trees. There are existing pole lights along the East side of the 
pathway that will be retained to illuminate the pathway. 

• The proposed development is well resolved; the public pathway is an interesting well scaled 
feature; will add a lot of value to the project; 

Thank you. 

• The orchard is a nice feature but future maintenance of fruit trees could be an issue; 



( 

\, 

Ornamental Snow Goose Cherry Blossom cherry trees will be planted as an alternative. 
These trees will provide spring blossoms that will be enjoyed by both properties. The cherry 
blossoms will also provide an opportunity for the development to share and participate in the 
annual Cherry Blossom celebrations that occur throughout the lower mainland. 

• The arborist's recommendation should be followed for existing trees to address future safety 
and maintenance issues; 

We will add a note on future technical drawings to refer to arborist report for the 
recommended tree retention and protection. 

• Consider adding planting between the garage doors, similar to the treatment applied to 
Block 2, at each building to soften the area on top of the auto court; 

Due to the 6.7m drive aisle requirements, with the exception of Block 2 (Units 4A, 
5C, 6A) there is no space for any softscape and planting between the garage and drive aisle. 

• Generally, good materials and colours; nice residential look unique to the proposed 

development but complementary to the adjacent development; 

Thank you. 

• The island between the subject development and the adjacent property to the east may not 
provide adequate separation and privacy between the two properties; more visual separation 
may be necessary; 

The intent of the shared boulevard that acts as a central space between both 9671 and 
neighbouring 9691 Alberta Road is to create a more integrated layout that provides improved 

parking, tree and shrub planting potential, and improved open space. We think this open 
concept between the two properties is both a more interesting 'neighbourly' design, and one 
that provides safe sight lines within and between the developments. This design is supported 

by both property developers. 

• The southern end of the public pathway is a restricted; and 

The southern end of the walkway is being maintained at its existing width to retain the 4 
mature Norway spruce trees. 

• Overall, a well resolved project. 

Thank you. 



City of 
Richmond Development Permit 

To the Holder: 

No. DP 13-638852 

Citimark-Western Alberta Road Townhouse Ltd. 

Property Address: 

Address: 

9671 Alberta Road 

250 - 8833 Odlin Crescent 
Richmond, B.C., V6X 3Z7 

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: 

a) Reduce the minimum lot width from 30.0 m to 26.16 m; 

b) Reduce the required interior (east) side yard setback from 3.0 m to 2.25 m; and 

c) Reduce the required exterior (northwest corner) side yard setback from 6.0 m to 
4.11 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 #31 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 
$92,796.32 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. 



Development Permit 
No. DP 13-638853 

To the Holder: Citimark-Western Alberta Road Townhouse Ltd. 

Property Address: 9671 Alberta Road 

Address: 250 - 8833 Odlin Crescent 
Richmond, B.C., V6X 3Z7 

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 
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ISSUED BY THE COUNCIL THE 
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