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  Agenda 
   

 

 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, September 16, 2020 
3:30 p.m. 

 

 

 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on July 29, 

2020. 

  

 

1. GENERAL COMPLIANCE – REQUEST BY HAMILTON VILLAGE CARE 
CENTRE HOLDINGS LTD.  FOR A GENERAL COMPLIANCE RULING AT 
23111 GARRIPIE AVENUE 
(File Ref. No.:  DP 20-906520 Xr: DP 17-771210)  (REDMS No. 6500176) 

 APPLICANT: Hamilton Village Care Centre Holdings Ltd. 

 PROPERTY LOCATION: 23111 Garripie Avenue 

 
Director’s Recommendations 

 That the attached plans involving changes to the design of the proposed landscaping 

and to the approved ESA compensation area be considered to be in General 

Compliance with the approved Development Permit (DP 17 771210). 

  

 

2. DEVELOPMENT PERMIT 18-818403 
 (REDMS No. 6344932 v. 3) 

 APPLICANT: Konic Development Ltd. 

 PROPERTY LOCATION: 7151 No. 2 Road 
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ITEM   

 

 

2. 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the construction of four townhouse units at 7151 No. 2 Road on a site 

zoned “Low Density Townhouses (RTL4)”; and 

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

  (a) reduce the minimum lot width on major arterial road from 50.0 m to 

20.12 m; and 

  (b) reduce the minimum front yard (east) setback from 6.0 m to 4.55 m. 

  

 

3. DEVELOPMENT PERMIT 18-829141 
(REDMS No. 6435610 v. 6) 

 APPLICANT: Townline Ventures Inc. 

 PROPERTY LOCATION: 5591, 5631, 5651 and 5671 No. 3 Road 

 
Director’s Recommendations 

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

density, mixed-use development consisting of three residential towers and a mid-rise 

building that includes 363 residential units and 20 low-end market rental units, and an 

office tower over a single storey mixed-use podium with street oriented commercial, 

retail and community amenity uses at ground level at 5591, 5631, 5651 and 5671 No. 3 

Road. 

  

 

4. DEVELOPMENT VARIANCE 20-896703 
(REDMS No. 6496446 v. 4) 

 APPLICANT: Dagneault Planning Consultants Ltd. 

 PROPERTY LOCATION: 2151, 2511, 2611, 2651 No. 7 Road and PID 001-928-899 

 
Director’s Recommendations 

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

of Richmond Zoning Bylaw 8500 to: 

  (a) reduce the minimum front yard setback for agricultural buildings and 

structures from 7.5 m to 1.87 m; 
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3. 

  (b) reduce the minimum interior side yard setback for agricultural buildings and 

structures from 4.5 m to 0.58 m; and 

  (c) reduce the minimum lot area from 2.0 ha to 0.34 ha at 2651 No. 7 Road in 

order to resolve an encroachment issue with the existing agricultural 

buildings and structures along the south property line of 2611 No. 7 Road; 

and 

 2. This would allow the existing agricultural buildings and structures at 2151, 2511, 

2611, 2651 No. 7 Road and PID 001-928-899 on a site zoned “Agriculture (AG1)” 

to remain and facilitate a proposed subdivision. 

  

 

5. New Business 

 

6. Date of Next Meeting: September 30, 2020 

 

 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Perm it Panel 
Wednesday, July 29, 2020 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Present: Joe Erceg, Chair 
Cecilia Achiam, General Manager, Community Safety 
Milton Chan, Director, Engineering 

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

Minutes 

It was moved and seconded 

Minutes 

That the minutes of the meeting of the Development Permit Panel held on July 15, 2020 
be adopted. 

1. DEVELOPMENT PERMIT 18-829083 
(REDMS No. 6474952) 

APPLICANT: Korrie Development Ltd. 

PROPERTY LOCATION: 8291 and 8311 Williams Road 

6508092 

CARRIED 

1. 



6508092 

INTENT OF PERMIT: 

Development Permit Panel 
Wednesday, July 29, 2020 

1. Permit the construction of 10 townhouse units at 8291 and 8311 Williams Road on a 
site zoned "Low Density Townhouses (RTL4)"; and 

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

(a) reduce the front yard setback along Williams Road from 6.0 m to 4.5 m; and 

(b) allow one small car parking space in each of the side-by-side garages ( eight 
small car parking spaces in total). 

Applicant's Comments 

Jiang Zhu, Imperial Architecture, with the aid of a visual presentation ( copy on file, City 
Clerk's Office), provided background information on the proposed development, 
highlighting the following: 

• the proposed development is an infill project; 

• the two three-storey buildings fronting along Williams Road have been stepped 
down to two storeys along the side property lines to provide an appropriate 
interface with adjacent single-family homes; 

• the two-storey duplex units at the rear address the adjacent single-family homes to 
the north of the subject site; 

• the centrally located shared outdoor amenity area at the rear of the site will receive 
maximum sun exposure and provide convenient access to all residents; 

• a Tudor architectural style is proposed and is consistent with the existing character 
of the neighbourhood; 

• different architectural treatments are proposed for the roofs of the two three-storey 
buildings along Williams to differentiate the two buildings along the streetscape; 

• the shadow analysis indicates that the rear two-storey duplex buildings will not 
impact the adjacent single-family homes to the north in terms of shadowing; 

• the sight line analysis demonstrates that neighbouring properties to the north will 
not be visible from the windows of the three-storey buildings; and 

• the project includes one secondary suite and one convertible unit. 
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Wednesday, July 29, 2020 

Denitsa Dimitrova, PMG Landscape Architects, briefed the Panel on the main landscape 
features of the project, noting that (i) four existing trees along the north prope1iy line and 
two significant hedges along the east property line are proposed to be retained and 
protected, (ii) a six-foot high wood fence along the west, east and north property lines is 
proposed to provide privacy from adjacent developments, (iii) the common outdoor 
amenity area has been designed to provide as much play opportunities as possible, (iv) a 
small playhouse and natural play elements are proposed for the children's play area, (v) a 
wooden deck is proposed under the existing cherry tree on the outdoor amenity area, (vi) 
permeable paving treatment is proposed for the driveway, internal drive aisle and visitor 
parking spaces, and (vii) a pedestrian pathway is provided along the driveway and internal 
drive aisle. 

In reply to a query from the Panel, Wayne Craig, Director, Development, confirmed that 
there is a statutory right-of-way registered on title over the driveway and internal drive 
aisle to facilitate access to/from adjacent future developments through the subject site. 

In reply to queries from the Panel, Ms. Dimitrova noted that (i) the small size of the 
children's play area limits the choice for play equipment due to required safety zones, and 
(ii) the applicant is proposing a small play house to develop the children's social and 
imagination skills and natural play elements such as balance logs to provide active play 
opportunities. 

Discussion ensued regarding the limited active play opportunities in the children's play 
area and it was noted that the proposed play equipment may not meet expectations for the 
project to provide adequate active play equipment. 

Staff Comments 

Mr. Craig noted that (i) there is a Servicing Agreement associated with the project for 
frontage improvements and site utility connections, (ii) the proposed front yard setback 
variance is a function of a one meter wide road dedication on Williams Road and 
increased rear yard to allow the retention of existing trees along the rear property line, (iii) 
the small car parking variance for side-by-side garages is a technical variance and is 
consistent with other applications, and (iv) a lock-off suite is included in one of the 10 
townhouse units. 

Gallery Comments 

None. 

Correspondence 

None. 

3. 
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It was noted that the proposed play equipment for the common outdoor amenity area does 
not meet expectations for active play opportunities. 

In reply to a query from the Panel, Mr. Craig noted that the space requirement for tree 
preservation in the outdoor amenity area poses a constraint on the size of the outdoor 
amenity area. 

In reply to queries from the Panel, the owner of the subject property commented on the 
constraints to the size of the shared outdoor amenity area and the difficulty of providing a 
play equipment larger than the one currently proposed. 

In reply to a query from the Panel, Mr. Craig confirmed that the side yard setbacks on the 
proposed development are currently slightly beyond the minimum requirement. 

As a result of the discussion, direction was given to staff to work with the applicant to 
review the proposed play equipment in order to provide more active play opportunities for 
children in the shared outdoor amenity area prior to the application moving forward to 
Council. 

Panel Decision 

It was moved and seconded 

That a Development Permit be issued which would: 

1. permit the construction of 10 townhouse units at 8291 and 8311 Williams Road on 
a site zoned "Low Density Townhouses (RTL4)"; and 

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

( a) reduce the front yard setback along Williams Road from 6. 0 m to 4. 5 m; and 

(b) allow one small car parking space in each of the side-by-side garages (eight 
small car parking spaces in total). 

CARRIED 

2. DEVELOPMENT PERMIT 20-890821 
(REDMS No. 6489448 v. 2A) 

6508092 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Vivid Green Architecture Inc. 

5500 Williams Road 

Permit the constrnction of two duplexes at 5500 Williams Road on a site zoned "Arterial 
Road Two-Unit Dwellings (RDA)". 

4. 
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Development Permit Panel 
Wednesday, July 29, 2020 

Applicant's Comments 

Rosa Salcido, Vivid Green Architecture, with the aid of a visual presentation ( copy on 
file, City Clerk's Office) provided background on the proposed development, noting that 
(i) the subject property will be subdivided to create two properties each containing a 
duplex, (ii) the two duplexes share a common driveway and drive aisle, (iii) there is an 
existing right-of-way along the back of the property, (iv) individuality of each duplex unit 
is achieved through the individual unit entrances and use of materials and colours, (v) the 
proposed height of the duplex buildings is consistent with neighbouring single-family 
homes, (vi) existing trees on-site will be retained as much as possible; however, trees 
which conflict with the site layout will be removed, (vii) each duplex unit is provided 
with a two-car garage, and (viii) one shared visitor parking space is provided for the two 
duplex buildings. 

In addition, Ms. Salcido reviewed the site plan, the floor plans for the duplex units, 
proposed accessibility features, the layout for the convertible unit, and the elevations of 
the duplex buildings, including the location and design of windows on the side elevations 
to address privacy concerns of neighbours. Also, she reviewed the project's sustainability 
features and proposed materials palette, which include materials that are easy to maintain. 

Denitsa Dimitrova, PMG Landscape Architects, briefed the Panel on the main landscape 
features of the project, noting that (i) five existing trees on-site will be retained, (ii) each 
duplex unit will be provided with a private yard, patio, shade tree, and lawn area, (iii) a 
combination of solid and transparent perimeter fencing is proposed to provide separation 
from adjacent residential developments, (iv) low aluminum fencing is proposed along the 
streetscape, (v) permeable paving is proposed for the drive aisle and auto court consistent 
with Advisory Design Panel recommendations, and (vi) the large hedge on the 
neighbouring property to the south will be retained. 

In reply to a query from the Panel, Mr. Craig confirmed that (i) three on-site trees in poor 
condition and one on-site tree in conflict with the driveway will be removed, and (ii) the 
City street tree which is being removed is in conflict with frontage improvements. 

Staff Comments 

Mr. Craig noted that (i) there is a Servicing Agreement associated with the subject 
development for frontage improvements and site services, and (ii) the applicant's 
presentation was comprehensive. 

Gallery Comments 

None. 

Correspondence 

None. 

5. 
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Wednesday, July 29, 2020 

The Panel expressed support for the project, noting its attention to detail and provision for 
a significant amount of permeable pavers on the shared drive aisle. 

Panel Decision 

It was moved and seconded 

That a Development Permit be issued which would permit the construction of two 
duplexes at 5500 Williams Road on a site wned "Arterial Road Two-Unit Dwellings 
(RDA)". 

CARRIED 

3. DEVELOPMENT PERMIT 20-893127 
(REDMS No. 6489448 v. 2A) 

6508092 

APPLICANT: Design Work Group Ltd. 

PROPERTY LOCATION: 11480 and 11500 Railway A venue 

INTENT OF PERMIT: 

1. Permit the construction of three duplexes at 11480 and 11500 Railway Avenue on a 
site zoned "Arterial Road Two-Unit Dwellings (RDA)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the front yard 
setback to Railway Avenue from 6.0 m to 5.0 m for Proposed Lot 3. 

Applicant's Comments 

Michael Lu, Design Work Group, Ltd., with the aid of a visual presentation (copy on file, 
City Clerk's Office) provided background information on the proposed development, 
highlighting the following: 

• two single-family lots will be subdivided to create three properties, each containing 
a duplex; 

• each duplex will have a front and rear unit; 

• Lots 1 and 2 will have a shared driveway and auto court and Lot 3 will have its own 
driveway and auto court; 

• each duplex unit is three-storeys and consists of three bedrooms; 

• the floor plan for each duplex unit is similar; however, each duplex has a unique 
architectural style to provide variety in the streetscape; 

• two convertible units are proposed and all duplex units incorporate aging-in-place 
features; and 

6. 
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• the duplex units are suitable for young and aging families and for those who are 
downsizing. 

Larry Fiddler, Landscape Designer, reviewed the main landscape features of the project, 
noting that (i) layered planting is proposed along the front property line which includes an 
evergreen cedar hedge, a mix of seasonal flowering shrubs, and large caliper trees 
underplanted with perennials and ornamental grass, (ii) permeable paving treatment is 
proposed for the drive aisles, (iii) a private outdoor space is provided for each unit, (iv) a 
six-foot high wood fencing is proposed along the perimeter of the subject site, (v) shrub 
border planting is proposed in front of the rear perimeter fence, and (vi) the proposed 
planting materials are low maintenance. 

Staff Comments 

Mr. Craig noted that (i) there is a Servicing Agreement associated with the project for 
frontage improvements and site services, (ii) the proposed front yard setback variance is 
specific for the southernmost duplex (Lot 3) only, (iii) the setback variance was identified 
at rezoning stage and no concerns were noted at the Public Hearing, and (iv) the setback 
from the building face to the back of the curb will be approximately 12 meters due to the 
width of the boulevard on Railway A venue. 

In reply to query from the Panel, Mr. Craig acknowledged that Lot 3 has been redesigned 
through the rezoning process to accommodate the visitor parking space which required a 
setback variance. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Decision 

It was moved and seconded 

That a Development Permit be issued which would: 

1. permit the construction oft/tree duplexes at 11480 and 11500 Railway Avenue on 
a site zoned "Arterial Road Two-Unit Dwellings (RDA)"; and 

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the front yard 
setback to Railway Avenue from 6. 0 m to 5. 0 m for Proposed Lot 3. 

CARRIED 

7. 
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4. DEVELOPMENT PERMIT 18-837117 
(REDMS No. 6492174 v. 2) 

6508092 

APPLICANT: W. T. Leung Architects Inc. 

6333 Mah Bing Street PROPERTY LOCATION: 

INTENT OF PERMIT: 

1. Permit the construction of a multiple-family residential development with two 15-
storey high-rise buildings and a nine-storey mid-rise building, consisting of 
approximately 232 dwelling units and 364 parking spaces at 6333 Mah Bing Street on 
a site zoned "High Rise Apartment (ZHR4) Brighouse Village (City Centre)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum lot 
area from 13,000 m2 (139,930 ft2

) to 8,227 m2 (88,554 ft2
). 

Applicant's Comments 

Wing Leung, W.T. Leung Architects, Inc., with the aid of a visual presentation (copy on 
file, City Clerk's Office) provided background information on the proposed development, 
including (i) the history of the overall project's (Phase 1 and Phase 2) rezoning and 
development permit application, (ii) the project's site context and site plan, (iii) siting of 
towers within the proposed development and relative to existing towers on adjacent 
residential developments, (iv) the project's architectural form and character, and (v) the 
proposed materials palette, and highlighted the following: 

• 

• 

• 

• 

• 

• 

the subject development permit application is for Phase 2 of the Parks Residences 
development, which consists of two 15-storey towers and one nine-storey building 
designated as Towers C, D, and E; 

the rezoning application for the overall project started in 2004 prior to the adoption 
of the City Centre Area Plan (CCAP); 

the development permit for Phase 1 was issued in 2013 and construction was 
completed in 2016 due to the financial crisis in prior years; 

Council required a 1:1 replacement for existing rental units on-site to be provided 
in Phase 1; 

132 rental units were provided in Tower A of Phase 1 for the 128 existing rental 
units on-site in two three-story rental buildings; 

a central public greenway will be constructed through the middle of the subject site 
which will be aligned with Murdoch A venue to provide connection between 
Minoru Park and Minoru Boulevard; 

the five buildings in Phases 1 and 2 have been sited to maximize the distance 
between towers; 

8. 
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• 
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• 
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Development Permit Panel 
Wednesday, July 29, 2020 

massing and orientation of towers on the subject site will provide view corridors 
towards the park for future developments to the east of the subject site; 

truck access and a three-point turn are provided to maintain garbage and recycling 
collection for the adjacent residential development to the south; 

the proposed public art piece for the project has gone through the City's public art 
process and has been approved by the Richmond Public Art Advisory Committee; 

separate indoor amenity spaces are provided for each tower; and 

pedestrian entrances to Towers C and Dare located off the public greenway. 

Richard O'Connor, Durante Kreuk Landscape Architects, provided background 
information on the main landscape features of the proposed development, noting that (i) 
the intent of the landscape design is to ensure that current views from Minoru Boulevard 
all the way through Minoru Park are kept clear, (ii) the public art piece on the public plaza 
located on the greenway is the focal point of the landscape design, (iii) lawn areas along 
the greenway help provide connection to the park, (iv) a variety of planting materials are 
proposed and balanced on either side of the proposed development, (v) pedestrian 
walkways will be installed along both sides of the greenway, (vi) the western walkway 
will connect to the existing walkway on the adjacent development to the north, and (vii) 
the outdoor amenity spaces on the podium roofs are landscaped and have been 
programmed for active and passive uses. 

In reply to a query from the Panel, the project design team noted that the proposed 
treatment for the subject development's south wall consists of brick cladding and vertical 
vine planting systems. 

Staff Comments 

Mr. Craig noted that (i) there is a significant Servicing Agreement associated with the 
proposal, including improvements to Mah Bing Street, construction of a central greenway 
between the two buildings, site services, and a greenway along the Minoru Park frontage, 
(ii) the subject development has been designed to achieve the City's Aircraft Noise 
Sensitive design requirements, connect to the City's District Energy Utility (DEU), and 
meet Step 2 of the Energy Step Code and LEED Silver equivalency, (iii) the proposed lot 
size variance is a technical variance as at the time of rezoning the lot was part of a larger 
lot which included Phase 1, (iv) the applicant is required to provide a geotechnical 
analysis and a Construction Traffic and Management Plan prior to Building Permit 
issuance should the application move forward, (v) a detailed traffic impact assessment was 
provided by the applicant and was reviewed and approved by the City's Transportation 
Department, and (vi) the traffic study indicated that parking is sufficient on the subject 
property and existing road networks and proposed road improvements are able to 
accommodate additional traffic generated by the proposed development. 
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In reply to queries from the Panel, Mr. Craig further noted that (i) the Public Hearing on 
the rezoning application for the subject prope1iy was held in 2006, (ii) the proposed 
development meets the City's current energy and sustainability requirements, (iii) the 
City's Affordable Housing Strategy came in after the project's rezoning application was 
approved, (iv) Phase 1 of the project at the time of rezoning provided a 1: 1 replacement 
for rental units which included market rental and seniors housing units, (v) the project 
complies with the City's current Tenant Relocation Plan requirements, and (vi) the 
Servicing Agreement includes significant infrastructure works in Minoru Park. 

Gallery Comments 

Ricardo Vong, 7399 Murdoch Avenue, expressed concern regarding increased traffic and 
noise levels in the area during and after construction of the new building. 

In reply to Mr. Yong's concerns, Mr. Craig noted that the City's Noise Regulation Bylaw 
regulates when construction hours can take place, which are between 7 a.m. and 8 p.m. 
Monday through Friday, between 10 a.m. and 8 p.m. Saturday, and no construction is 
permitted during Sundays and statutory holidays. In addition, he stated that the applicant 
is required to submit a Construction Traffic and Parking Management Plan prior to 
issuance of Building Permit. 

In reply to a query from the Panel, Mr. Craig confirmed that a traffic study was provided 
by the applicant at rezoning and an updated version was submitted for the subject 
development pern1it application. 

Peter Demchuk, 6611 Minoru Boulevard, Unit 1614, expressed concern regarding (i) the 
potential increase in noise and traffic that will be generated by construction activities in 
the subject site which would particularly impact seniors living in the area, (ii) the capacity 
of the existing Mah Bing Street to accommodate increased traffic, (iii) the potential 
impact of the proposed development on existing vehicle access to 6611 Minoru Boulevard 
including access to the property's buildings and parking and loading areas, and (iv) the 
potential removal of two parking stalls on the property. 

In reply to Mr. Demchuk's concern regarding construction noise and traffic, the Chair 
noted that the City's Noise Regulation Bylaw will be enforced during construction and the 
applicant is required to provide a Construction Traffic and Management Plan to address 
potential traffic congestion and maintain access to existing residential developments in the 
area. 

In reply to Mr. Demchuk's concerns regarding increased traffic in the area and vehicle 
access to 6611 Minoru Boulevard, Mr. Craig noted that (i) the existing lane fronting the 
subject site will be expanded into a city street to be called Mah Bing Street, which is 
similar to the street north of Murdoch A venue, (ii) the proposed street improvement will 
run from the Murdoch A venue intersection until the south property line of the subject 
development, and (iii) the proposed development will not impact vehicle access to 
buildings as well as loading and parking areas on the property at 6611 Minoru Boulevard. 
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With regard to the potential removal of two parking stalls at 6611 Minoru Boulevard, Mr. 
Craig clarified that their removal was proposed as one of the two options being 
investigated to maintain access to the property's garbage and recycling loading area; 
however, there was no agreement on this proposal, therefore an alternative arrangement 
was proposed that would provide a statutory right-of-way on the southwest comer of the 
proposed development adjacent to Minoru Park to allow the garbage and recycling truck 
to tum around and exit. 

In reply to a query from the Panel, Mr. Craig confirmed that the garbage and recycling 
truck servicing 6611 Minoru Boulevard is currently accessing the site by driving across 
the subject development without a formal easement. 

Bill Sorenson, 6611 Minoru Boulevard, spoke against the proposed alternate truck route to 
access the property's garbage and recycling loading area, noting that it is circuitous and 
would impact vehicular traffic as well as pedestrian safety, particularly of seniors, on the 
lane fronting the northern building at 6611 Minoru Boulevard. He added that he would 
prefer the installation of a dedicated lane for truck access which provides a more direct 
route to the property's garbage and recycling loading area through the two parking stalls 
on the property. In closing, Mr. Sorenson noted that he does not agree with the strata 
management and Council of 6611 Minoru Boulevard not responding to the applicant's 
communications regarding garbage and recycling truck access to the property. 

In reply to Mr. Sorenson's concern, Mr. Leung stated that he had communicated several 
times with the strata management of 6611 Minoru Boulevard through the property 
manager regarding the applicant's first option for truck access into the property which 
provides a more direct route through the two parking stalls. He added that he offered to 
pay compensation for the two parking stalls; however, the strata management did not 
respond and as a result, the applicant is proposing an alternate truck route to access and 
exit the property's garbage and recycling loading area. 

Nuno Porto, 6611 Minoru Boulevard, expressed concern regarding (i) the siting of 
buildings on the proposed development which impact pedestrian experience on Minoru 
Park, and (ii) the proposed development's interface with adjacent residential 
developments, particularly with the property at 6611 Minoru Boulevard. He noted that the 
towers and townhouses on the proposed development are sited closer to the park than the 
existing two three-storey buildings on-site. Also, he suggested that the treatment for the 
three-storey podium wall along the south side of the subject development facing the 
existing tower to the south be reviewed in order to improve its interface with the park and 
the adjacent development to the south. 

Meena Bangash, 6491 Minoru Boulevard, spoke about the situation of low-income tenants 
in the existing rental buildings on-site who are going to be displaced when the buildings 
are demolished. She noted that their situation is made more difficult by the pandemic as 
some tenants are experiencing job loss and will have difficulty finding rental units that 
they can afford. 
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Juliet Mendoza, 6491 Minoru Boulevard stated that she has lived in the rental building for 
13 years and queried about (i) the age requirement for seniors who are existing tenants in 
order to qualify for accommodation in the Phase 1 of the development, and (ii) the 
assistance offered under the applicant's Tenant Relocation Plan. 

In reply to Ms. Mendoza's query regarding the age requirement for seniors, Mr. Leung 
noted that seniors in existing rental buildings on-site should be 65 years or older to qualify 
for accommodation in affordable rental units in Phase 1; however, all rental units are 
currently occupied. 

In reply to Ms. Mendoza's query regarding the Tenant Relocation Plan, Mr. Craig 
reviewed the various components of the Tenant Relocation Plan which include 
notification, right of first refusal, relocation assistance, compensation and communication 
with tenants. In addition, he noted that with regard to relocation assistance, the developer 
is required to hire a Tenant Relocation Coordinator to assist tenants free of charge in 
finding similar accommodations within the City or in another location at the tenant's 
discretion. 

In reply to queries from the Panel, Mr. Craig advised that (i) the minimum four month's 
notice to end tenancy would be served upon issuance of demolition permit for the subject 
development, (ii) issuance of the demolition permit is subject to the developer meeting 
certain conditions prior to the application proceeding to Council, and is not anticipated to 
occur prior to the beginning of 2021, (iii) a Tenant Relocation Coordinator has been hired 
by the developer to provide relocation assistance to tenants, and (iv) the minimum 
compensation for existing tenants is three months free rent or lump sum equivalent and is 
increased depending on the number of years the tenant has resided in the building. 

In reply to queries from the Panel, Mr. Leung noted that (i) the developer was required to 
demolish the existing rental buildings on-site two years after Phase 1 was constructed; 
however, the developer had agreed to delay its implementation to minimize displacement 
of existing rental tenants, (ii) approximately 118 tenants are currently living in the two 
rental buildings and five tenants are moving out at the end of the month, (iii) information 
regarding preferences of tenants in terms of relocation assistance is not currently 
available; however, letters have been sent out to existing tenants regarding the relocation 
process, (iv) the applicant will conduct open house sessions with tenants should conditions 
allow or will personally reach out to them, (v) in 2016, existing tenants were given the 
right of first refusal for rental units in the Phase 1 development and 19 tenants were 
accommodated in Phase 1, (vi) beginning in 2018, month-to-month rentals were 
introduced for new tenants in anticipation of the demolition of existing rental buildings, 
and (vii) the Tenant Relocation Coordinator is ready to assist in the relocation of tenants 
and the developer has offered a compensation package as part of the Tenant Relocation 
Plan. 

Correspondence 

Yuewen Gong, resident of Carrera Building 2 (Schedule 1) 
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In reply to Mr. Gong's concerns, Mr. Craig noted that (i) the proposed development 
complies with the City's building separation guidelines, and (ii) the development's 
outdoor amenity areas comply with the City's requirements. 

Jessy (no last name provided), a resident of 7333 Murdoch Avenue (Schedule 2) 

In reply to geotechnical concerns, among other concerns mentioned in the above 
correspondence, Mr. Craig advised that a geotechnical report by a certified engineer will 
be required prior to Building Permit issuance should the application move forward. 

Ho Siu M. and Leung Ching M., 6611 Minoru Boulevard (Schedule 3) 

Mr. Craig noted that the concerns expressed in the above correspondence regarding 
potential geotechnical issues as well as noise and dust during construction have been 
previously discussed. 

Shao He He, 803-7368 Gollner Avenue (Schedule 4) 

In reply to concerns cited in the above correspondence, Mr. Craig noted that (i) there is a 
shadow analysis provided by the applicant included in the meeting's agenda package, and 
(ii) the proposal complies with the City's tower separation guidelines. 

Charing Chong, 1306-7333 Murdoch Avenue (Schedule 5) 

Mr. Craig noted that the above correspondence expressed concerns related to potential 
traffic generated from the proposed development, potential implications to wildlife and 
vegetation in the park, and construction noise related to the proposed development. 

Lexy Clayburn, resident of Minoru Gardens (Schedule 6) 

Mr. Craig noted that the above correspondence expressed concern regarding (i) tenant 
displacement during a pandemic, (ii) ability of tenants to find alternative accommodations, 
particularly affordable housing units in the City of Richmond, (iii) access to information 
from the Tenant Relocation Coordinator regarding relocation assistance, and (iv) the 
proposed variance sought in relation to the proposed development. In addition, Mr. Craig 
further noted that the proposed variance to reduce the minimum lot area is a technical 
variance associated with the subdivision of Phase 1. 

Kamran Bangash, 6491 Minoru Blvd. (Schedule 7) 

Mr. Craig noted that the above correspondence expressed concern regarding tenant 
displacement and the ability of existing tenants to find alternative accommodations and 
requested that the property owner conduct a Tenant Needs Survey for all tenants to get 
more information about their situation. 

Rao Zeeshan, 6491 Minoru Blvd. (Schedule 8) 

Mr. Craig noted that Mr. Zeeshan expressed concern regarding tenant displacement and 
ability to find alternative accommodations within the city. 

Ramakanth Gade, 6391 Minoru Blvd. (Schedule 9) 

13. 



6508092 

Development Permit Panel 
Wednesday, July 29, 2020 

Mr. Craig noted that the above correspondence expressed concern regarding tenant 
displacement and challenges in finding potential alternative accommodations within the 
city. 

Meena Bangash, 6491 Minon1 Boulevard) (Schedule 10) 

Meena Irshad, 6491 Minoru Blvd. (Schedule 11) 

Mr. Craig noted that the above two pieces of correspondence expressed concern regarding 
the displacement of existing tenants of apartment rental buildings on-site and their ability 
to find alternative housing within the city. 

April Denosta, 6491 Minoru Blvd. (Schedule 12) 

Mr. Craig noted that Ms. Denosta is asking for information regarding the timeline for 
demolition of the existing rental buildings on-site. 

Andrea Roca, 6611 Minoru Blvd. (Schedule 13) 

Nuno Porto, 6611 Minoru Blvd. (Schedule 14) 

Mr. Craig noted that the above two pieces of correspondence share the same concerns 
which include (i) proximity of the proposed development to Minoru Park, (ii) proximity to 
the adjacent development to the south, (iii) potential impacts related to construction of the 
proposed development, and (iv) treatment of the south wall of the subject development. 

In reply to queries from the Panel, Mr. Craig confirmed that (i) the proposed development 
is set back six meters from the park to the townhouse units while the western edge of the 
parkade in the adjacent development to the south is along the west property line, (ii) the 
proposed development will provide a right-of-way on their prope1iy for the installation of 
the north-south walkway fronting the townhouse units in the proposed development. 

Mirene Raphael, (no complete address indicated) (Schedule 15) 

The abovementioned correspondent expressed regret for not being able to attend the July 
29, 2020 Panel meeting. 

Shelvin Chandra, 301-6491 Minoru Blvd. (Schedule 16) 

Mr. Craig noted that staff had responded to the above mentioned c01Tespondent's query 
regarding the availability of and access to the minutes for the July 29, 2020 Development 
Pennit Panel meeting. 
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A suggestion was made to defer the subject development permit application to a future 
meeting of the Panel due to Panel concerns regarding (i) the proposed truck access for the 
collection of garbage and recycling at the adjacent residential development to the south, 
(ii) the applicant's Tenant Relocation Plan, including how it is communicated to tenants of 
existing rental buildings, and potential displacement of existing tenants, and (iii) the 
proposed treatment for the south wall of the Tower DIE podium in the subject site 
adjacent to the existing tower to the south. 

Panel Decision 

It was moved and seconded 

That DP 18-837117 be deferred to the Development Permit Panel meeting scheduled for 
Wednesday, September 30, 2020, at 3:30 p.m. at the Council Chambers, Richmond City 
Hall,for the purpose of the applicant working with staff to address the following issues: 

1. review the proposed truck access to allow garbage and recycling collection for 
6611 Minoru Boulevard (adjacent development to the south of the subject site) 
and investigate opportunities for a more direct route; 

2. review the proposed treatment to the south wall of Tower DIE podium to improve 
the project's interface with the side of the existing tower to the south; and 

3. ensure the attendance of the project's Tenant Relocation Coordinator at the 
Panel's September 30, 2020 meeting to provide a report on the following: 

(i) the project's Tenant Relocation Plan and the Coordinator's communication 
with tenants of existing rental buildings on-site (6391 and 6491 Minoru 
Road) regarding the Plan; 

(ii) the tenants' preferences in terms of types of needed relocation assistance; 
and 

(iii) information regarding the number of tenants needing relocation assistance 
and proposed measures to assist in relocating the tenants. 

CARRIED 

5. New Business 

6508092 

It was moved and seconded 

That the Development Permit Panel meetings tentatively scheduled on Wednesday, 
August 12, 2020 and Wednesday, August 26, 2020 be cancelled as there are no agenda 
items scheduled for the two meetings. 
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6. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 6:12 p.m. 

Joe Erceg 
Chair 

6508092 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, July 29, 2020. 

Rustico Agawin 
Committee Clerk 
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From: 
Sent: 
To: 
Subject: 

Hello 

Yuewen Gong <ywgong@live.ca> 
July 16, 2020 4:45 PM 
CityClerk 
Application of DP 18-837117 

Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday 
July 29, 2020. ' 

I received the notice recently and feel that there are some concerns may need to be addressed before permitting the 
application. 1. When they design the building, it needs to consider not too close to near-by building such as the Carrera 
building, 2. The building should not close the Mah Bing street, 3. It needs to consider not to affect current green space, 
and the building need to have some green space also. 

Thanks 
Yuewen Gong 
Residence of Carreras building 

Sent from my iPad 
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From: 
Sent: 
To: 
Subject: 

Dear Sir or Madam, 

Schedule 2 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020. 

JINGWEI SONG <jingwei_song@yahoo.com> 
July 16, 2020 6:19 PM 
CityClerk 

Please do not permit the development application - DP 18-837117 

I am one of the owners of Park Residences Tower B - 7333 Murdoch Ave., Richmond. I am writing to 
comment on the application of DP 18-837117. 

I got a Notice of Developemt Permit for File: DP 18-837117 by mail today. 

After having carefully read the notice, I and my family, we would like to suggest you do not pe1mit this 
application. 

The proposed construction of a multiple-family residential development with two 15-storey high-rise buildings 
and a nine-storey mid-rise building is not a good idea because at this location, there have already been already 
two high-rise buildings with more than 200 units next to the proposed construction, which are Park Residences 
tower A & B on Murdoch Ave. The proposed construction is too close to these two buildings, therefore will 
cause the following effects and dangers to all the residents in these two buildings, especially our building B - it 
is right loacted at the corner of Murdoch Ave and Mah Bing Street. 

1. What will happen to the settlement in the soil at this area when there are going to be three more buildings 
constructing? I can't imagine, it could be dangerous as Richmond has really been considered as a high risk 
city for earthquakes! As a resident, I am highly worried that this project will increase the possibility of 

instability and danger Lt of staying at my home. 

2. Construction Noises and Dusts. During the construction, I am sure we will be bearing noises and dusts. We 
could not even open our building! And of course we cannot enjoy our balconies either. 

3. More crowded Traffic. The coming 232 units will definitely bring more traffics. I can't imagine what will 
happen at the rush hour every morning, too many cars are going out at the same time, and there are only two 
way out. It would be a disaster! 

4. Increasing Maintenance Costs and Lower Rents for owners who rent their homes out. 
If the application is permitted, there will be more buildings, this means the supply of rental apaiiments at this 
area is increasing. As a result, rents could be lowered. This is such a bad news for oweners of Park Residences 
Tower Buildings who rent out their homes. And the property insurance might also be increased due to a higher 
risk of earthquake. 

So, as a owner and resident, I highly suggest that you do not permit this application! 

Thank you! 

Sincerely, 
Jessy 
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From: 
Sent: 
To: 
Cc: 
Subject: 

Simon Ho <go@simonho.net> 
July 17, 2020 9:26 PM 
CityClerk 
Gladys Leung 
Notice Of Development Permit Panel Meeting 

To: Planning & Development Division 

File: DP 18-837117 
Site: 6333 Mah Bing Street 

Schedule 3 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, July 
29, 2020. 

I would not permit the construction of a multiple-family residential development at 6333 Mah Bing Street. 

The reason is I am living 6611 Minoru Blvd, Richmond. That construction will happen very close to our 
building. It will produce lots of noise and dust to break and rebuild a new building. And I worry it will affect 
our building's foundation or infrastructure. If so, its dangerous to me, my family, and my neighbors. 

In fact, Richmond still has a lot of empty space. Why that development selects the land which has existing 
buildings!? 

HOSIUM 
LEUNG CHING M 
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Schedule 4 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020. 

From: 
Sent: 
To: 

Khris Liang <cliang1997@hotmail.com> 
July 29, 2020 11 :06 AM 
Lee,Edwin 

Re: DP Ir? - ?3711 r 

Subject: Re: Correspondence related to DP 18-837117 - 6333 Mah Bing Street 

Dear Mr. Lee 

Thank you for your reply regarding DP18-837117. Although you have noted some procedures regarding my concerns, I 
still do not agree to this construction. I have already experienced similar situation when 7399 Murdoch Ave was 
constructing. The amount of dust had me suffering during the construction. The noise produced from construction was 
also affecting me heavily. Moreover, there are many elderlies that live in this neighbourhood, I believe that another 
construction in this area will create the same problems. Furthermore, a high-rise building will block much of my vision 
from seeing the greens at Minoru park, and the residents will not be able to enjoy fireworks during special events as 
well. Therefore, construction on 6333 Mah Bing Street should not be approved. 

Best regards, 
Shao He He 

On Jul 28, 2020, at 3:48 PM, Lee,Edwin <ELee@richmond.ca> wrote: 

Dear Shao He He, 

Thank you for your email of July 24, 2020 regarding the Development Permit application for 
6333 Mah Bing Street (DP 18-83 7117). Your email will be presented to the Development 
Permit Panel at tornonow's meeting. 
For your information, please note that: 

1. The applicant advised that appropriate procedures will be put in place to minimize 
dust during preloading and construction. The preload will be hosed down when high 
wind events is anticipated to minimize the dust. The site will have a central 
vehicular entry/exit point with a wheel-wash station integrated on-site during the 
excavation phase to clean vehicles prior to their exiting onto the street. 

2. The minimum tower separation between the proposed buildings and the "Carrena" 
towers is 38.1 rn (125 ft.), which exceeds the guidelines of 35.0 rn (115 ft.). 

Should you have further questions regarding the proposed development, please feel free to 
contact me at 604-2 7 6-4121. 

Regards, 
Edwin 

-----Original Message-----
From: Khris Liang <cliang1997@hotmail.com> 
Sent: July 24, 2020 7:01 PM 
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To: CityClerk <CityClerk@richmond.ca> 
Subject: Regarding 6333 Mah Bing Street construction 

Hello Richmond City Council, 

My name is Shao He He, a resident on 803-7368 Gollner Avenue, beside building 6333 Mah Bing street. I 
am emailing in regards to 6333 Mah Bing street rezoning, file: DP 18-837117. I do not wish Richmond 
City Hall to permit the construction of multi-family residential. There are a few reasons why I do not 
agree: 
1. Dust is too heavy during construction. Concern: breathing problem 2. Limited visual distance once the 
buildings are built. 
3. Limited sunlight in the house. 
4. Distance between buildings are too close. Concern: limited privacy. People from across can see 
everything in my apartment. 

Best regards, 
Shao He He 
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From: 
Sent: 
To: 

Schedule 5 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020. 

Charing Chong <shcharing@gmail.com> 
July 28, 2020 9:19 PM 
Lee,Edwin 

Date: July 2-'l UYl-0 

Item# 

Subject: Re: Correspondence related to DP 18-837117 - 6333 Mah Bing Street 

Dear Edwin, 

Thanks for your reply. 

I must apologise for my ignorance that the subject land use was approved long time ago. I am not the first owner of my 
present unit and therefore am not aware that there will be five buildings totally. 

That said, I still hope that the Panel will do everything you can to minimise the total floors and dwelling units of the 
three buildings; so that the construction time will be shortened and future traffic flow at a minimal level. 

Regards, 

Charing 
Sent from my iPhone 

On 28 Jul 2020, at 3:45 PM, Lee,Edwin <ELee@richmond.ca> wrote: 

Dear Charing, 

Thank you for your email of July 26, 2020 regarding the Development Permit application for 
6333 Mah Bing Street (DP 18-837117). Your email will be presented to the Development 
Permit Panel at tom01Tow's meeting. 
For your information, please note that: 

1. The proposed development is Phase 2 of the "Park Residences" development; the 
land use has been approved by Council since 2008. The Development Pennit Panel 
does not deal with land use (zoning) issues but will hear delegations on the 
Development Permit application, which consider the form and character of the 
proposed multiple family development. 

2. Murdoch Avenue and Mah Bing Street are new roads created as part of the overall 
"Park Residences" development ( 5 towers) to address transportation demands. 

3. Construction noise, including demolition is regulated by Noise Regulation Bylaw 
8856. Provided the day is not a Sunday or Statutory holiday, construction noise not 
exceeding 85 decibels "dBA" is permitted Monday to Friday from 7am to 8pm and 
Saturdays from 1 0am to 8pm. 

4. The applicant advised that appropriate procedures will be put in place to minimize 
dust during preloading and construction. The preload will be hosed down when high 
wind events is anticipated to minimize the dust. The site will have a central 
vehicular entry/exit point with a wheel-wash station integrated on-site during the 
excavation phase to clean vehicles prior to their exiting onto the street. 
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Should you have further questions regarding the proposed development, please feel free to 
contact me at 604-276-4121. 

Regards, 
Edwin 

-----Origi na I Message-----
From: Charing Chong <shcharing@gmail.com> 
Sent: July 26, 2020 7:41 PM 
To: CityClerk <CityClerk@richmond.ca> 
Subject: 6333 Mah Bing Street Development Permit 

Dear Permit Panel: 

I am a resident at 7333 Murdoch Ave and wish I could attend the hearing on July 29 to voice out my 
opinion. However, due to COVID-19, I think the best way is through this email. 

1) Location: This development site is on Mah Bing Street which is a small street with dead end. The 
enormous increase in dwelling units (232) with over 350 parking spaces is certainly overwhelming to the 
existing residents in the area. The traffic will undoubtedly be extremely heavy on this Mah Bing Street 
and the Murdoch Avenue and hence create possible hazards. 

We have already a significant re-development in the nearby Richmond Centre which comprise 
commercial and residential units; therefore the last thing we need is another project of high-rise 
building just across Minoru Boulevard. 

2) Environment: As a resident at 7333 Murdoch, we are gratefully enjoying the beauty and calmness of 
the Richmond park from the first day we moved in. The proposed three high-rise buildings will definitely 
block the lovely view from our units. More important, the noise and air pollution during the 
construction time would harm the trees and the wildlife around the park such as owls, mallards and 
geese etc. 

Richmond is a garden city and we should try every effort to preserve this beautiful image. I am not 
against city development but we should be extremely careful with respect to the choice of location. If 
City of Vancouver could preserve Stanley Park in such a beautiful way, why City of Richmond could not 
preserve our Richmond Park likewise? 

Regards, 

Charing C Chong 
1306-7333 Murdoch Ave 

Sent from my iPhone 
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From: 
Sent: 
To: 
Subject: 

Categories: 

Lexy Clayburn <lexyclayburn@yahoo.ca> 
July 27, 2020 2:11 PM 
CityClerk 
6333 Mah Bing Road Development 

Rustico (DPP & ADP) 

Planning and Development Committee 

Minoru Gardens Demolition 
Date: vlUL-Y -iq 2/4)7,...0 

Item #::--.._ ______ _ 

Edwin Lee 
Re: OP 16· <a3J-ll'f 

Dear Mr. Lee, 

Schedule 6 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, July 
29, 2020. 

One hundred and thirty families live at Minoru Gardens. Some have lived here for over twenty years. I am writing to you 
because I am concerned about the permit application for demolition of our homes. 

Safety 

Is it safe to ask families to move during a pandemic? We will have a four months for seventy families in each building to 
use one elevator. There have been reports of people contracting Covid through elevator buttons. It will also be difficult to 
physical distance, something the Provincial Health Officer has stressed we are supposed to do to prevent outbreaks. 
Also, our neighbours who are not moving, may be at risk too since there is limited parking space for several large moving 
vans between the buildings. 

Relocation 

The vacancy rate for apartments is very low in Richmond, especially for affordable units that can house families. The new 
units will be much smaller so even if we could afford them, we couldn't house our families in them. We are essential 
workers (retail, hospital, schools). For a city to function, essential workers need to live in that city. If we cannot afford to 
live in Richmond we will have to leave. The loss of one hundred and thirty families who contribute to Richmond's 
economic well-being will affect the quality of life of Richmond residents. 

Communication 

I read that we are being informed of what is happening. We are not. When the residential tower opened up, we were 
supposed to have priority. We did not. While we received mail about the opening of the tower, when it was ready for 
occupancy we were not informed. I found out from a neighbor that an open house was held and people from off the street 
who saw the open house got priority. 

Varying the Bylaw 

I see that the minimum lot area is being reduced almost by a half. I would like to see some explanation of this as it may 
impact future developments. Are they saying that green space in the current towers will count as green space in the 
future towers? Then would that mean a developer could trade green space between neighborhoods? That seems like a 
dangerous precedent to set. Will the residents in the new tower have access to the green space in the older tower? 
Please explain why the staff have decided to let this happen. 
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I am not an expert in public relations but a council that votes to replace affordable housing with unaffordable luxury 
condos during a pandemic may be seen as heartless. 

Thank you for your time. 

Lexy 
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Schedule 7 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 

...,,. .... _____________________ July 29, 2020. 

From: 
Sent: 
To: 

KAMRAN BANGASH <kamranbangash@hotmail.com> 
July 28, 2020 2:16 AM 
CityClerk 

Subject: Proposed Re-development Minoru Blvd. 

Categories: Rustico (DPP & ADP) 

Dear Sir/ Madam, 

To Development Permit Panel 
Date: utu.Y Z'l u:rz .. o 
Item 11_ __ 4.;..- ______ _ 

Re: f) P 18 - 837/FI 

Today I have received a letter about Proposed Re-Development of 6391/6491 Minoru Blvd, I 
have been residing at the said place since last 2 years. You must be aware of the fact that these 
apartments are old and rents are affordable for low income families. The letter has caused me a 
great deal of anxiety as current uncertainty arising from COVID 19 has yet to subside. We have 
no idea when we will be able to go to PreCovid life. I used to work @AirCanada as Station 
Attendant and currently on El, with family of four and no possible return to work in sight. The 
mere thought of moving out gives me goosebumps, how will we survive. Any 2 bedroom rental 
available right now ranges from 1900-2500 in our area, how can a person on EI would be able to 
afford it? plus added stress of moving with kids and possible school changes! 
I would request of postponing the plan until emergency is lifted and economy revives. Nearly all 
the tenants at our building have limited resources, low incomes and are vulnerable to such harsh 
conditions. 

I also request the owner to provide "Tenants Needs Survey" to all current tenants so we can 
explain our situation, for example Loss oflncome, Child with Disabilities and Financial Crisis. 

Covid19 has impacted our lives and we request to please consider our plight as tenants in crisis. 

Regards . 

Kamran Bangash 

604 551 4274 
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From: 
Sent: 
To: 
Cc: 
Subject: 

Categories: 

Hello & Good Day 

Rao Zeeshan <zeeshan.rao@gmail.com> 
July 28, 2020 1 :42 PM 
CityClerk 
minoru.office@telus.net 

Schedule 8 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020. 

Meeting regarding Proposed redevelopment 6391/6491 Minoru Blvd 

Rustico (DPP & ADP) 

This email is regarding tomorrow's meeting at city hall in connection with 6491 Minoru Blvd. 

Please keep this email as a record to share our deep concern against demolition of buildings and request 
authorities to delay / postpone it as much as possible because of the prevailing economic crisis due to 
COVID. Due to job losses we are having tough times and its very challenging to move to other places where 
we can find reasonable rents like Minoru Court. 

Thanks 
RAO 
6491 Minoru Blvd. 

1 
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From: 
Sent: 
To: 
Cc: 
Subject: 

Follow Up Flag: 
Flag Status: 

Categories: 

Dear Ms. Jesson, 

Ramakanth Gade <ramakanthgade@gmail.com> 
July 28, 2020 2:04 PM 
CityClerk 
minoru.office@telus.net 
Request to postpone demolition 

Follow up 
Completed 

Rustico (DPP & ADP) 

Schedule 9 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, July 
29, 2020. 

My name is Ramakanth and I am a resident at 6391 Minoru Blvd, Richmond, BC V6Y 1 Y7. 

I received a notice yesterday from RHOME Property Management that they are having a meeting tomorrow 
with the City of Richmond Development Permit Panel to evaluate the proposed redevelopment of 6391/6491 
Minoru Blvd. And they also mentioned that if the proposal gets approved, they would be demolishing this 
building. 

As you already know, because of COVID 19 and downturn in a lot of businesses, we are facing some 
unprecedented times with respect to job losses and crisis in many industries. Our jobs are not secure anymore 
and it would be really tough to find other rental places with equivalent rents as Minoru Court. 

Like me, a lot of other residents also have similar concerns regarding the demolition of buildings. So, keeping 
our concerns in view if you could postpone the demolition by 18-24 months (till the COVID and economic 
situation improves) it would be of great help to all of us. 

Thanks a lot for your consideration. 

Regards, 

Ramakanth Gade 
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From: 
Sent: 
To: 
Subject: 

Follow Up Flag: 
Flag Status: 

Categories: 

Good Day, 

Meena lrshad <meenairshad_us@hotmail.com> 
July 28, 2020 2:32 PM 
CityClerk 
Proposed redevelopment 6491/6391 Minoru Blvd 

Follow up 
Completed 

Rustico (DPP & ADP) 

Schedule 10 to the Minutes of 
the Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020. 

O.velopment il"'G,ll'!l'n,111-

Date: JuLy :;i.9, 2,021) 
Item 1-:::--::f...._ _____ _ 
Re: OP I~·- 83zi1J-

Through this email I would like to express my concerns regarding destruction of our building. I do 
acknowledge that the owner has the right to redevelop their property, but given the current circumstances, 
we are compelled to write in a bid to save ourselves from sinking into more troubles 

COVID19 has wreaked havoc on our financial situation, and the eviction in the near future might push us into 
more poverty. Our small savings have been drained, overwhelming credit card payments and loss of income 
are added burdens to deal with. 
The rental units we are currently residing in have rents ranging from $800-1400. But the proposed rents have 
prices ranging from $927-1880. As indicated, the rents of new buildings in the area for 2 bedrooms are $1800 
plus, so where are we going to go? We have been living in these old buildings to survive economically. If these 
buildings continue to redevelop, where will the low-income families go? Are the affordable units as much in 
abundance? Do we know when the emergency will be lifted? Do we know when we will be rehired? Do we 
know when the CERB ends? How we will meet both ends? 

In times of uncertainty we expect our community to come together and support each other rather than being 
exposed to vulnerable situations. We sincerely wish this pandemic would end so we will be able to work and 
contribute to our society, but now we are not in a position to be left alone! 

Please consider us, the current residents of these buildings. Please provide us a survey that can indicate our 
loss of income, our children and any disabilities we may have. Please postpone the destruction until we have 
jobs again and are able to afford a roof on our heads and food on the table all at once. 

Regards, 
Meena Bangash 

JUL 2 8 2020 
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.... -----------------------------
From: 
Sent: 
To: 
Subject: 

Respected sir, 

Meena lrshad <meenairshad_us@hotmail.com> 
July 28, 2020 1 :28 AM 
MayorandCouncillors 
Redevelopment of rental building 

Schedule 11 to the Minutes of 
the Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020 . 

Re: /)/' 1€1-837-ilr 

I am a resident of Richmond BC and resides at Minoru blvd, we the tenants have received a letter saying that if City of 
Richmond development permit panel approves the landlord would go ahead with the redevelopment plan. 
The plan will b approved Wednesday,July 29 @3:30 pm City Hall Had it been normal circumstance we would have been 
able to withstand the hardship but due to Covid19 our situation has drastically changed and we are too vulnerable at 
this point Our family of 4, relies on my husband to earn,he lost his job @Aircanada and now on El Cerb would end by 
September,how can we survive on 55% El support and no return to job in sight? 
My son has ASD and changes affect his routine,we have managed to plan a school return with Speech 
therapist,OT,Social worker and school staff, by relocating means wasting all our efforts and sending him to another 
school? 
Sir, I request you to please extend this proposed redevelopment until we achieve pre covid normalcies,please don't 
make us go to the point where we either can afford roof on our head or food on our tables! 
Help us please 
Tenants at 6491/6391 Minoru blvd 
Meena 
Sent from my iPad 
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From: 
Sent: 
To: 
Subject: 

Hello, 

aprildenosta <aprildenosta@gmail.com> 
July 28, 2020 7:37 PM 
CityClerk 
Re: Redevelopment of 6391/6491 Minoru blvd. 

Schedule 12 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, July 
29, 2020. 

Date: JuLy· 2q li>'1--0 
Item .. _...._ ______ _ 

Re: l)P 18 - 837 f(f 

I'm one of the tenants who lives in 6491 building. I'm just wondering if you could send me information about 
what will be discussed in the meeting regarding the building demolition. 

Please feel free to contact me on my email address aprildenosta@gmail.com or call me at my cell 604-767-
1909. 

Thanks, 
April 

Sent from my Samsung Galaxy smartphone. 

1 
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Schedule 13 to the Minutes of 
the Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020. ---------------

From: Andrea Roca <andr~ ......... ~~~-~,::;.._ __ _ 

Sent: July 28, 2020 8:34 p O ua,,,1111110,nmfin'I' PIIIH'rntt 

To: CityClerk Date: ullt.Y 2<-f 2,cJ·7..-o 

Subject: Ref: DP 18-837117 ftlu1y 71. ... 2.w0.r..i,2Q.,____1;.,__ __ _ 
Re: OP 18., -- 8:31: ilr 

To whom it may concern, 

I am hereby submitting my comments regarding the above referenced application, hoping 
these may be taken into account and contribute to better serve the city of Richmond. Not 
being an expert I am expressing this opinion as a citizen that routinely enjoys the park, 
and a neighbour from the building to the South, on 6611 Minoru Boulevard. 

The proposal presents a number of innuendos that should either be proved or 
removed, at the risk of - if the proposal is moved forward as it is - establishing as 
truthful something that possibly is not. 

At first impression this part two of the Park Residences offers a closure to the project 
already executed and contributes to the harmony of the neighbourhood. In particular, it 
projects a very welcome green area between part one and the projected plan, that seems 
to promise continuity between both phases (the existing and the projected) and between 
the city and the park. 

On a more detailed analysis, however, the proposed plan does raise concerns on a 
number of points, as I will try to cover below. 

1. The phase two doesn't seem to be site sensitive. 
I mean by this that instead of adopting an inclusive and dialoguing relation with the pre­

existing built environment, the park included, it tends to operate in what could be qualified 
as a predatory mode. In the proposed development, phase one and two will be very well 
integrated, but this would be so at expenses of the neighbouring areas, park included. 
Examples of this are: 

a) the proposed 15 store high tower at the north, literally bordering the park; 

b) the advancement (in relationship to what is built there now) of about 12 metres towards 
the park, leaving a distance of 3,5 metres between the park and the proposed 
construction of a row of townhouses, similar to the existing in the already built phase 
of the complex. 

c) the reduction of the space between the existing first building of the complex designed 
by Arthur Erickson and Gilbert Massey, from the seventies, 6611 Minoru, and a proposed 

1 



wall of concrete 3 storey plus high that runs from Mah Bing road to 5 metres from the 
park. 

2. For a number of reasons it would seem preferable to project the greenway at the 
South limit of the project adding a buffer between the Ericson-Massey complex and this 
project. The proposed greenway that connects the park with Murdoch Road - which, 
again, might not be such a good idea -- seems to act as a strategy to approach towards 
the park (and it should be added, towards an area of the park with a couple of centennial 
trees) the two buildings and the townhouses row to the south of the projected greenway. 
From the blue prints it is noticeable that these are much more closer to the park than the 
townhouse rows on the former phase of this development. 

a) the consequence of this is that the buffer of space and, in the case of 6611 Minoru, of 
tree lining between the park and construction, vanishes. It could be noted, for the sake of 
the argument, that the Erickson - Massey building, besides this gardened buffer, 
distances 18 metres from the park, and not, as is being proposed here 3,25 metres. The 
developers suggest that this is an urban strategy as it puts 'eyes on the street'. But the 
point is that the park is not the street, and experiencing the park in the walkway of phase 
one, what the park goer is saluted with is not and 'urban environment' but the clutter of 
stuff that the residents of townhouses accumulate in their entryways, transforming what 
used to be a pleasant fruition experience into a memory of trajectories that should now be 
avoided. 

b) in sum, it seems highly doubtful that this semi privatisation of a public park may serve 
public interest. 

c) finally, since the Erickson - Massey project establishes the 18 metres distance from the 
park, why not work with that reference and demand solutions that work towards both the 
protection of the park (establishing a buffer distance) and the value of the already existing 
built city? 

3. The proiected wall to the south of the proposal seems to advance about 1,50 
towards the south limit in relation to the existing construction, that is, reducing the already 
limited space between buildings, with the added drawback of creating a barrier in concrete 
throughout the whole limit of the building (very similar to the effect created by the existing 
south limit of phase one). Besides unpredicted wind and weather related effects caused 
by another East-West barrier (of 3 storeys plus height) at 5,2 meters from the existing 
building, it is unclear which, if any, measures were considered to diminish possible 
weather related effects as well as the predictably disturbing acoustic effects. 

These are 3 issues: 1) excessive proximity to the park of one high rise, 2) excessive 
proximity to the park of a row of townhouses, and 3) construction of a 3 storeys plus 
continuous wall from Mah Bing road to 5, 1 meters from the park that should be given 
further consideration, given the foreseeable drawbacks that they will bring to the area, the 
park and the city. 

2 



Best regards, 
Andrea Roca 
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From: 
Sent: 
To: 
Subject: 

Development Permit Panel 

To whom it may concern. 

Nuno Porto <nunoaporto@gmail.com> 
July 28, 2020 8:55 PM 
CityClerk 
DP 18-837117 

Date: July '2-'f, 1,,ln ... o 

Schedule 14 to the Minutes of 
the Development Permit Panel 
meeting held on Wednesday, 
July 29, 2020. 

Item #._'1-..._ _____ _ JUL 2 9 2020 
Re: 12/' 18·•83"1/lt 

I am hereby submitting my comments regarding the above referenced application, hoping these 
may be taken into account and contribute to better serve the city of Richmond. Not being an 
expert, I am expressing this opinion as a citizen that routinely enjoys the park, and a neighbour 
from the building to the South, on 6611 Minoru Boulevard. 

At first impression this part two of the Park Residences offers a closure to the project already 
executed and contributes to the harmony of the neighbourhood. In particular, it projects a very 
welcome green area between part one and the projected plan, that seems to promise continuity 
between both phases (the existing and the projected) and between the city and the park. 

On a more detailed analysis, however, the proposed plan does raise concerns on a number of 
points, as I will try to cover below. 

1. This phase two doesn't seem to be site sensitive. 
I mean by this that instead of adopting an inclusive and dialoguing relation with the pre-existing 
built environment, the park included, it tends to operate in what could be qualified as a predatory 
mode. In the proposed development, phase one and two would be very well integrated, but this 
would be so at expenses of the neighbouring areas, park included. Examples of this are: 

a) the proposed 15 store high tower at the north, literally bordering the park; 

b) the advancement (in relationship to what is built there now) of about 12 metres towards the 
park, leaving a distance of 3,5 metres between the park and the proposed construction of a row 
of townhouses, similar to the existing in the already built phase of the complex. 

c) the reduction of the space between the existing first building of the complex designed by 
Arthur Erickson and Gilbert Massey, from the seventies, 6611 Minoru, and a proposed wall of 
concrete 3 storey plus high that runs from Mah Bing road to 5 metres from the park. 

2. For a number of reasons it would seem preferable to project the greenway at the South limit of 
the project adding a buffer between the Ericson-Massey complex and this project. The proposed 
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greenway that connects the park with Murdoch Road - which, again, might not be such a good 
idea -- seems to act as a strategy to approach towards the park (and it should be added, towards 
an area of the park with a couple of centennial trees) the two buildings and the townhouses row 
to the south of the projected greenway. From the blue prints it is noticeable that these are much 
more closer to the park than the townhouse rows on the former phase of this development. 

a) the consequence of this is that the buffer of space and, in the case of 6611 Minoru, of tree 
lining between the park and construction, vanishes. It could be noted, for the sake of the 
argument, that the Erickson - Massey building, besides this gardened buffer, distances 18 metres 
from the park, and not, as is being proposed here, 3,25 metres. The developers suggest that this 
is an urban strategy as it puts 'eyes on the street'. But the point is that the park is not the street, 
and while experiencing the park in the walkway of phase one, what the park goer is saluted with 
is not and 'urban environment' but the clutter of stuff that the residents of townhouses 
accumulate in their entryways, transforming what used to be a pleasant fruition experience into a 
memory of trajectories that should now be avoided. 

b) in sum, it seems highly doubtful that this semi privatisation of a public park may serve public 
interest. 

c) finally, since the Erickson - Massey project establishes the 18 metres distance from the park, 
why not work with that reference and demand solutions that work towards both the protection 
of the park (establishing a buffer distance) and the value of the already existing built city? 

3. The projected wall to the south of the proposal seems to advance about 1,50m towards the 
south limit in relation to the existing construction, that is, reducing the already limited space 
between buildings, with the added drawback of creating a barrier in concrete throughout the 
whole limit of the building (very similar to the effect created by the existing south limit of phase 
one). Besides unpredicted wind and weather related effects caused by another East-West barrier 
(of 3 storeys plus height) at a mere 5,2 meters from the existing building, it is unclear which, if 
any, measures were considered to diminish possible weather related effects as well as the 
predictably disturbing acoustic effects. 

These are 3 issues 1- excessive proximity to the park of one high rise, 2 - excessive proximity to 
the park of a row of townhouses and 3 -construction of a 3 storeys plus continuous wall from Mah 
Bing road to 5,1 meters from the park that should be given further consideration, given the 
foreseeable drawbacks that they will bring to the area, the park and the city. 

Last but not least, the proposal presents a number of innuendos that should either be proved or 
removed, at the risk of - if the proposal is moved forward as it is - establishing as truthful 
something that possibly is not. 

With regards, 

2 



Nuno Porto 
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From: 
Sent: 
To: 
Subject: 

Esther JKh <jo1iedebora21@gmail.com> 
July 28, 2020 9:24 PM 

CityClerk 
Meeting 

Hello my name is Mirene Raphael 

Schedule 15 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, July 
29, 2020. 

Date: JofLy· 2'7 1-,ow 

Item '-:---------­
Re: OP I 8 - 8'!:."f II,-

I'm at unity #E221 I won't be able to be at the meeting tomorrow Wednesday July 29th 2020 at 3:30pm sorry I 
will be at work but I would love too 
Thank you for understanding 
Mirene 

Sent from Gmail Mobile 

JUL 1 91010 
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Schedule 16 to the Minutes of 
the Development Permit Panel 
meeting held on Wednesday, 

------------- July 29, 2020. 

From: 
Sent: 
To: 

Lee,Edwin 
July 29, 2020 11 :49 AM 
'Shelvin Chandra'; CityClerk 

To Development Permit Pmnal 
Date: Jut. y 2-C/ , zo z,.o 
Item # 1-
Re: DP I R - lf'j •r tr+ 

Subject: Correspondence related to DP 18-837117 - 6333 Mah Bing Street 

Categories: Rustico (DPP & ADP) 

Dear Shelvin, 

Thank you for your email of July 29, 2020 regarding the Development Permit application for 6333 Mah Bing Street (DP 
18-837117). 

Please note that minutes of the Development Permit Panel meeting will be available on the city's website approximately 
two weeks after the meeting. 
Here is a link to the OPP meeting agenda and minute page: 

https ://www.richmond.ca/ cityhall/ council/meeting/W ebAgendaMinutesList. aspx ?Category=8& Y ear=2020 

Should you have further questions regarding the proposed development, please feel free to contact me at 604-276-
4121. 

Regards, 
Edwin 

From: Shelvin Chandra <schandra93@hotmail.com> 
Sent: July 29, 2020 10:16 AM 
To: CityClerk <CityClerk@richmond .ca> 
Subject: Proposed Redevelopment of 6391/6491 Minoru Blvd 

Hi, 

I am a tenant at #301 - 6491 Minoru Blvd but will not be able to attend the meeting at 3:30 pm today due to 
work commitments. 

Can I please be forwarded the meeting minutes and any other notes deemed important? 

Thanks in advance!! 

Sincerely, 
Shelvin Chandra . 

1 



City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: August 25, 2020 

File: DP 17-771210 
(via DP 20-906520) 

Re: Application by Hamilton Village Care Centre Holdings Ltd. for a General 
Compliance Ruling to Development Permit (DP 17-771210) at 
23111 Garripie Avenue 

Staff Recommendation 

That the attached plans involving changes to the design of the proposed landscaping and to the 
approved ESA compensation area be considered to be in General Compliance with the approved 
Development Permit (DP 17-771210). 

§~ 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:rp 
Att. 4 
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August 25, 2020 

Staff Report 

Origin 

DP 17-771210 

Hamilton Village Care Centre Holdings Ltd. has requested a General Compliance ruling 
regarding a minor change to the issued Development Permit (DP 17-771210) for a senior's care 
facility building at 23111 Garripie A venue in Hamilton Village. The Director of 
Hamilton Village Care Centre Holdings Ltd. is Mary McDougal. A location map for the subject 
property is provided (Attachment 1 ). 

The rezoning for the project (RZ 16-738480), to the "Senior's Care Facility (ZRl 1)­
Hamilton Village (Hamilton)" zone, was adopted by Council on January 15, 2018. 
Subsequently, a Development Permit (DP 17-771210) was issued on January 29, 2018. The 
subject site currently contains a nearly-completed senior's care facility. 

The proposed modifications to the Development Permit include changes to landscaping and also 
the ESA compensation area that was approved via Development Permit DP 17-771210. A 
Servicing Agreement (SA 17-773932) for off-site works was previously approved, and the 
proposed changes do not necessitate any changes to that agreement. 

Background 

Development surrounding the subject site is as follows: 

• To the north, low density residential lots zoned "Single Detached (RS 1/F)" and "Two-Unit 
Dwellings (RDl)" which contain a single-family dwelling. This area has been designated by 
the Hamilton Area Plan for future stacked townhouse development. 

• To the east, low density residential lots zoned "Single Detached (RS 1/F)" which contain a 
single-family dwelling. This area has been designated by the Hamilton Area Plan for future 
stacked townhouse development. 

• To the south, a private road (Garripie Avenue, over which a Public Right-of-Passage (PROP) 
has been secured), across from which is located a 130-unit senior's housing building under 
construction (as of the date of this report). The Development Permit for that site 
(DP 15-716274) was issued on January 29, 2018. 

• To the west, across Westminster Highway, a vacant former fire hall site is zoned "School and 
Institutional (SI)" and low density residential lots zoned "Single Detached (RS 1/F)" which 
contain a single family dwelling. This area has been designated by the Hamilton Area Plan 
for townhouse development. 

Staff Comments 

The proposed changes to the plans attached to this report are in general compliance with the 
issued Development Permit for this project (see Attachment 2 for the relevant approved 
drawings). In addition, the proposed changes (Attachment 3) complies with the intent of the 
applicable sections of the Official Community Plan (OCP) and is generally in compliance with 
the "Senior's Care Facility (ZRl 1)- Hamilton Village (Hamilton)" zone. 

6500176 



August 25, 2020 

Analysis 

The Removal of Tree #869: 

DP 17-771210 

• A Western Red cedar tree (#869) has been removed along the Westminster Highway 
frontage, following unlawful excavation within the tree protection zone and the resulting 
destruction of its critical root system and significantly impacting its structural stability. 

• The location of tree #869 is shown in a red bubble in Attachments 2 & 3, on Plan L-02 in 
both cases. 

• Tree Preservation staff fined the owner and the offending contractor in accordance with 
Tree Protection Bylaw No. 8057 for the damage caused to tree #869. 

• Tree #869 was subsequently authorized for removal by Tree Preservation staff, who 
recommended that the tree be removed immediately by the project arborist, as it was 
deemed to be at high risk of failure following the unlawful excavation. 

• Tree #869 would be replaced by two new 3.5m (11 ft) high Western Red Cedar trees, in 
accordance with the City's tree compensation strategy (Attachment 3, Plan L-03B). The 
plantings proposed under and around the area of the new trees would use the same flora 
pallet (all of which are native species and included in the ESA planting list), but 
rearranged slightly to accommodate the new trees. 

The introduction of a Gabion Wall: 

• A gab ion wall, which is a wall composed of rocks encased in a wire mesh, is proposed at 
the northwest comer of the site in order to protect two existing trees (#871 & 872) from 
the raised grades required on-site (which are impacted by an unanticipated finished grade 
along Garripie A venue). 

• Several other proposed trees, approved via DP 17-771210, are relocated slightly to 
accommodate the gabion wall. 

• The plantings proposed around the new wall would use the same flora pallet ( all of which 
are native species and included in the ESA planting list). 

The Relocation of a Pad Mounted Transformer 

• A Pad Mounted Transformer (PMT), as required by BC Hydro, has been constructed 
along the Westminster Highway frontage. 

• At the time of Development Permit, the PMT was anticipated to be located inside the 
loading bay (atop the suspended slab). Following Development Permit issuance, it was 
relocated by BC Hydro based on requirements for it to be located along Westminster 
Highway and founded on soil, and the constructed location was concluded to be the least 
intrusive option. 

• Plantings around the new PMT (but within the BSA-exclusion area noted below) would 
be updated to coordinate with the planting patterns and flora pallet (all of which are 
native species and included in the ESA planting list). 

Reallocation of BSA compensation area: 

• A roughly 31 m2 (334 ft2) portion of the DP-approved ESA compensation area along the 
Westminster Highway frontage has been claimed by the above-noted PMT. As a result, 
the PMT and surrounding area should be excluded from the ESA compensation area. 

6500176 



August 25, 2020 DP 17-771210 

• A 31.8 m2 (342 ft2) area along the Garripie A venue frontage at the south side of the 
building, contiguous with the existing approved ESA area, would be added into the ESA 
compensation area, in order to offset the loss noted above (Attachment 3, Plan L-05). 

• Plantings in both the area around the PMT (which is proposed to be excluded from the 
ESA) and the proposed ESA addition area along the Garripie A venue would be updated 
to coordinate with the surrounding planting patterns and flora pallet. 

• A recent survey (Attachment 4) demonstrates a provision of 1,099.1 m2 ofESA 
compensation area, which meets the minimum requirement for 1099 m2

, as approved via 
DP 17-771210. For comparison, the previously-approved ESA is demonstrated in 
Attachment 2, Plan L-05). 

• The applicant has confirmed that the revised compensation strategy is consistent with the 
DP-approved ESA compensation plan. 

• City staff have reviewed the revised ESA compensation plan and support the relocation. 
• An amendment to the ESA Agreement would be required in order to update it with the 

new survey of the ESA compensation area to describe the new ESA compensation area 
(Schedule A of the Agreement) and the SRW area that permits City staff to access the 
ESA compensation area (Schedule B of the Agreement) 

Other Landscaping Changes 

• 

• 

A small (7.3 m2
; 79 ft2

) triangular planting area on the Garripie Avenue frontage (located 
between the parallel parking spaces and the driveway loop) is proposed to be replaced 
with paved sidewalk, in order to accommodate a new crosswalk proposed across Garripie 
Avenue and a PROP statutory right-of-way (SRW) on the subject property. 
A screening fence for the solid waste staging area at the southeast comer of the site is 
proposed to be removed from the Landscape Plan set. The applicant has noted that there 
had been coordination issues between the architect and the landscape architect during 
preparation of the drawing package for DP 17-771210, resulting in the screening fence 
being erroneously included in the DP-approved landscape drawings. The applicant has 
confirmed that the solid waste is stored within the building and is staged outside in this 
area for a limited time only on collection days. The applicant now seeks its removal of 
the screening fence from the Landscape Plans. 

Landscaping Security 

• A $52,878 Letter of Credit was taken as a security for landscaping in the ESA at the time 
of the original Development Permit. 

• In addition, a $283,376 Letter of Credit was taken as a security for non-ESA landscaping 
at the time of the original development permit. 

• As of the date of this report, the City of Richmond still holds both Letters of Credit in 
their entirety. Given the nature of the proposed changes, additional securities are not 
required. 

6500176 



August 25, 2020 DP 17-771210 

Conclusions 

Hamilton Village Care Centre Holdings Ltd. has requested a General Compliance ruling for 
proposed changes to landscaping. The proposed modifications are within the scope of the 
General Compliance Guidelines as adopted by Council. Staff have no objection to the proposed 
revisions. Staff recommend support of this General Compliance request for the proposed 
changes to the approved Development Permit. 

Robin Pallett 
Planner 2 
(604-276-4200) 

RP:blg 

Attachments: 
Attachment 1: Location Map 
Attachment 2: Approved Design via DP 17-771210 
Attachment 3: Proposed Design 
Attachment 4: Survey of the proposed ESA 

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

• Register an amendment to, or replacement of, the ESA covenant that is registered on the title of the subject 
property to replace its Schedule "A" Plan EPP75559 and Schedule "B" Plan EPP75726 with Plan EPP99756 in 
order to accommodate the proposed reallocation of ESA compensation area. 

6500176 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: Augu~25,2020 

From: Wayne Craig File: DP 18-818403 
Director, Development 

Re: Application by Konic Development Ltd. for a Development Permit at 
7151 No. 2 Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of four townhouse units at 7151 No. 2 Road on a site zoned "Low 
Density Townhouses (RTL4)"; and 

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

a) reduce the minimum lot width on major arterial road from 50.0 m to 20.12 m; and 

b) reduce the minimum front yard ( east) setback from 6.0 m to 4.55 m. 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:el 
Att. 2 
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Staff Report 

Origin 

DP 18-818403 

Konic Development Ltd. has applied to the City of Richmond on the behalf of Burgundy Estates 
Ltd. (Incorporation number: BCl 187056; Director: Keith Kin Wai Leung) for permission to 
develop four three-storey townhouse units at 7151 No. 2 Road. The site is being rezoned from 
the "Single Detached (RSl/E)" zone to the ''Low Density Townhouses (RTL4)" zone for this 
project under Bylaw 9762 (RZ 13-638387), which received Third Reading following the Public 
Hearing on November 20, 2017. The site currently contains one single-family home, which will 
be demolished. A Servicing Agreement for frontage upgrades and service connections is 
required prior to Building Permit issuance. 

Development Information 

Please refer to 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, Presbyterian Church on a site zoned "Assembly (ASY)". 

• To the east, across No. 2 Road, to the north of Comstock Road, single-family homes on lots 
zoned "Compact Single Detached (RC 1 )"; to the south of Comstock Road, duplexes on lots 
zoned "Two-Unit Dwellings (RDl)". 

• To the south, a 26-unit townhouse complex on a lot zoned "Low Density Townhouses 
(RTL3)" with vehicle access from No. 2 Road. 

• To the west, single-family homes on lots zoned "Single Detached (RSl/E)" fronting 
Langton Road. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on November 20, 2017. No concerns 
regarding the rezoning application were 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 the "Low 
Density Townhouses (RTL4)" zone except for the zoning variances noted below. 
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Zoning ComplianceNariances (staff comments in bold) 

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

1) Reduce the minimum lot width on major arterial road from 50.0 m to 20.12 m. 

(Staff support the proposed variance since the subject site is an orphaned lot located 
between a church to the north and an existing townhouse development to the south. There 
is no opportunity for the developer to acquire additional property along No. 2 Road to meet 
the minimum lot width requirement. In addition, the proposal complies with the applicable 
development permit guidelines for arterial townhouse developments.) 

2) Reduce the minimum front yard (east) setback from 6.0 m to 4.55 m. 

(Staff support the requested variance based on the following: 

• A 0.6 m wide road dedication along the entire No. 2 Road frontage is required to 
accommodate frontage improvement works. 

• The Arterial Road Guidelines for Townhouses in the OCP support a reduced front 
yard setback where a 6.0 m rear yard setback is provided, on condition that there is 
an appropriate interface with neighbouring properties. 

• The proposed rear yard setback is 9. 75 m, which substantially exceeds the 6.0 m 
minimum rear yard setback under the Arterial Road Guidelines for Townhouses 
and the 3.0 m minimum rear yard setback under the "Low Density Townhouses 
(RTL4)" zone. 

• The resulting distance from the back of curb to the building face would be 
approximately 7.45 m. 

• The resulting reduced front yard setback does not compromise tree preservation or 
tree planting opportunity along the site frontage. 

• The proposed architectural design provides appropriate building articulation and 
interface with neighbouring properties. 

• To address the road traffic noise from No. 2 Road, the project acoustical engineer 
confirmed that the proposed development is designed to meet the interior noise 
limits as per the CMHC standards. 

• This variance was identified at rezoning stage, and no concerns were identified at 
that time). 

Advisory Design Panel Comments 

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

Conditions of Adjacency 

• The applicant is proposing to construct four three-storey townhouse units in one building 
cluster. 

• The location of the proposed townhouse cluster is designed to provide maximum building 
separations to the adjacent residential developments. The proposed townhouse cluster is at 
least 9.5 m away from the closest unit on the adjacent townhouse development to the south, 
and approximately 20 m away from the adjacent single-family dwelling to the west. 

• The outdoor amenity area will be situated at the west end of the site to provide a buffer 
between the proposed townhouse building and the adjacent single-family homes to the west. 

• The existing site grade along the rear (west) property line will be maintained to provide an 
appropriate transition to the adjacent single-family properties to the west. A 1.8 m tall wood 
fence will be installed along the rear property line to protect the privacy of the neighbouring 
single-family home. 

• The site grade along the north property line will be raised to enhance the relationship 
between the main living space (slab elevation at 2.50 m) and the private outdoor space 
(proposed finished site grade at 1.90 m). The height of the proposed retaining wall will be 
approximately 0.45 m. A 1.8 m tall wood fence will be installed on top of the wall, which 
will be located adjacent to the parking lot of the church site to the north. 

• The site grade along the south property line will be raised to match the existing site grade of 
the adjacent townhouse development to the south. No new retaining wall will be required. 

• Perimeter drainage will be required as part of the Building Pem1it to ensure storm water is 
managed and addressed through the development and will not impact the neighbouring 
properties. 

Site Access 

• Detailed assessment of site access was considered as part of the site Rezoning. A Cross­
Access Easement is registered on Title of 7231 No. 2 Road to provide vehicle access to the 
subject site. This access arrangement was envisioned and secured when the adjacent 
townhouse development at 7231 No. 2 Road developed in 2006. Due to concerns raised by 
the neighbouring strata and long term transportation objectives, a direct access from No. 2 
Road to the subject site is proposed. This site access arrangement was specifically 
considered at the Public Hearing for this development proposal and 3rd Reading to the 
Rezoning Bylaw was granted on November 20, 2017 subject to providing direct access to 
No. 2 Road. 

• Typically, use of a cross access easement is pursued to restrict the number of access points 
on arterial roadways; however, staff support the proposed direct access for this development 
based on the following: 

o the proposed driveway will be designed to meet all current city standards, and there is 
adequate separation to the Granville Avenue/No. 2 Road intersection; 

o in the longer term, as traffic volume continues to increases on No. 2 Road, there is merit 
in providing a signalized intersection at No. 2 Road and Comstock Road. The proposed 
driveway will be located directly across from Comstock Road on the east side of No. 2 
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Road and provides opportunity for full movement at a signalized intersection at No. 2 
Road and Comstock Road in the future; and 

o the proposed driveway could potentially be used in the future to enhance vehicle access 
to/from the neighbouring site to the south via the intersection at No. 2 Road and 
Comstock Road. 

• A Statutory Rights of Way over the entire internal drive aisle of the subject site has been 
secured at Rezoning to provide legal means of public/vehicular access to the existing and 
future developments to the south. This SRW will be pursued at City's discretion upon 
signalization at the No. 2 Road/ Comstock Road intersection. 

• A signage is proposed to be installed on the existing fence along the south property line to 
indicate that the driveway on the subject site may connect to the townhouse to the south so 
that future residents/owners/strata of the subject development are aware that they may be 
required to provide access to the south. 

Urban Design and Site Planning 

• The site layout of the townhouse proposal is organized along one short east-west drive aisle, 
providing access to the site from No. 2 Road and access to all unit garages. 

• All units are three-storey, and contain side-by-side double car garages. One unit will front 
onto No. 2 Road and the other units will front onto the internal drive aisle. 

• The unit proposed along No. 2 Road is designed to have a strong street presence with 
individual front entrance and front yard. 

• One visitor parking space is proposed, as per the requirement of the Zoning Bylaw. 

• Both internal and external bicycle parking spaces have been incorporated into the proposal 
and are in compliance with the Zoning Bylaw requirements. 

• The provision of private outdoor spaces complies with the Development Permit Guidelines 
(30 m2 per unit) of the OCP. All units will have private outdoor spaces consisting of a front 
or a rear yard and a balcony on the second floor. 

• The size and location of the outdoor amenity space is appropriate in providing open 
landscape and amenity space convenient to all units. 

• No indoor amenity space is proposed. A $4,000 cash-in-lieu contribution has been secured 
as a condition of rezoning approval. 

• The design of the garbage, recycling and organic waste storage enclosure has been 
incorporated into the design of the townhouse cluster to minimize the visual impact. 

• A mailbox kiosk will be provided at the entrance to the townhouse development. 

Architectural Form and Character 

• The design of this project follows the craftsman style featuring low-pitched roofs, 
overhanging eaves, and tapered columns. 

• A pedestrian scale is generally achieved along No. 2 Road and the internal drive aisle 
through the inclusion of variation in building projections, recesses, varying material/colour 
combinations, landscape features, and the use of individual unit entrances. 

• The impact of blank garage doors has been mitigated with panel patterned doors, transom 
windows, unit entrances, and planting islands along the drive aisle. 
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• The proposed building materials (hardie siding/panel, asphalt roof shingles, bricks, wood 
fascia board/trim/brackets, metal railing, etc.) are generally consistent with the Official 
Community Plan (OCP) Guidelines. 

• A palette of warm earth tone colours with contrasting accents is proposed. 

Landscape Design and Open Space Design 

• Tree preservation was reviewed at rezoning stage; a total of two bylaw-sized trees were 
identified on-site, two trees were noted on the neighbouring properties, and one hedgerow 
was noted on the City's boulevard. 

• The two on-site trees were identified for removal due to the condition of the trees. Based on 
the 2:1 tree replacement ratio stated in the Official Community Plan (OCP), four replacement 
trees are required. The applicant is proposing to plant six replacement trees on-site, 
including two conifers and four deciduous trees. 

• Tree protection fencing are required to be installed on site for the protection of the 
neighbouring trees. A contract with a Certified Arborist for the supervision of all works 
conducted within or in close proximity to tree protection zones has been secured at Rezoning. 

• One Cedar hedge on city's boulevard along the east property line of the site will be in 
conflict with proposed vehicle access. Parks Operations staff agreed to the proposed removal 
based on the health and condition of the trees, as well as the required frontage improvement 
works along No. 2 Road. No compensation is required. 

• The street edge along No. 2 Road will be defined with landscaping including various trees, 
shrubs and ground covers. A low 42 in. transparent aluminum fence with gates will be 
installed along the road frontage to accommodate visually interesting plant species. 

• Each unit will have a private yard with an outdoor covered patio on the north side of the 
building. The yards will be separated with 1.8 m tall patio screens to provide privacy for 
individual units. 

• An on-site irrigation system is proposed to ensure continued maintenance of live 
landscaping. 

• The SR W for sanitary main along the west property line limits the placement of play 
equipment within the outdoor amenity space. A multi-functional play equipment with a 
variety of climbing apparatus and a double slide is chosen to fit into the provided space and 
to allow multiple children to play at the same time. A bench is also proposed near the 
children's play area for caregivers. 

• Permeable pavers with decorative pattern will be used at the vehicle entrance, at the end of 
the internal drive aisle, and on the surface parking space to break up the expansive paved 
surface on-site. 

• In order to ensure that the proposed landscaping works are completed, the applicant is 
required to provide a landscape security of $54,751.95 in association with the Development 
Permit. 

Crime Prevention Through Environmental Design 

• The site plan and individual unit layout create opportunity for passive surveillance. 

• Individual unit entrances are visible from the public street or the internal drive aisle. 

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

• At the 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. This 
development is exempted from the Energy Step Code requirements since a Building Permit 
application for the proposed development was submitted to the City before December 31, 
2019. 

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

• The architect advised that EnergyStar appliances and light bulbs, as well as low E double 
glazing windows will also be incorporated into the development. 

Accessible Housing 

• The proposed development includes one 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 #1) 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: 
o Stairwell hand rails. 
o Lever-type handles for plumbing fixtures and door handles. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Conclusions 

The applicant has satisfactorily addressed staffs comments regarding conditions of adjacency, 
site planning and urban design, architectural form and character, and landscape design. The 
applicant has presented a development that fits into the existing context. On this basis, staff 
recommend support of this Development Permit application. 

Edwin Lee 
Planner 2 
(604-276-4121) 

EL:blg 

Attachments: 
Attachment 1: Development Application Data Sheet 
Attachment 2: Development Permit Considerations 

6344932 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 18-818403 Attachment 1 

Address: 7151 No. 2 Road 

Owner: Burgundy Estates Ltd. Applicant: Konic Development Ltd. 

Planning Area(s): Blundell ---'---------------------------------
FI o or Area Gross: 827 m2 Floor Area Net: 538 m2 

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

Site Area: 

Land Uses: 

OCP Designation: 

Zoning: 

Number of Units: 

- - --- - -~-

Floor Area Ratio: 

Lot Coverage - Building: 

Lot Coverage - Non-porous 
Surfaces: 

Lot Coverage - Landscaping: 

Setback - Front Yard (m): 

Setback - North Side Yard (m): 

Setback - South Side Yard (m): 

Setback - Rear Yard (m): 

Height (m): 

Lot Width: 

Lot Depth: 

Off-street Parking Spaces -
Reqular (R) / Visitor (V): 

Off-street Parking Spaces - Total: 

Document Number: 6344932 
6344932 

I Existing I Proposed 

920 m2 908 m2 

Single-Family Residential Multiple-Family Residential 

Low-Density Residential No Change 

Single Detached (RS1/E) Low Density Townhouses 
(RTL4) 

1 4 

I Bylaw Requirement I -Proposed- -- -~, - --variance --

Max. 0.60 0.59 none permitted 

Max. 40% 31% none 

Max. 65% 52% none 

Min. 25% 25% none 

Min. 6.0 m 
5.73 m to Building Variance 

4.55 m to Garbage Room Requested 

Min. 3.0 m 3.04 m none 

Min. 3.0 m 7.5 m none 

Min. 3.0 m 9.75 m none 

Max. 12. 0 m (3 storeys) 11.51 m (3 storeys) none 

Min. 50.0 m 20.11 m 
Variance 

Requested 

Min. 35.0 m 45.12 m none 

2 (R) and 0.2 (V) per unit 2 (R) and 0.25 (V) none 

8 (R) and 1 (V) 8 (R) and 1 (V) none 

Version: 3 
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Max. 50% of proposed 

Tandem Parking Spaces: 
residential spaces in 

0 none 
enclosed garages 

(8 x Max. 50% = 4) 
None when fewer than 31 

Small Car Parking Spaces spaces are provided on 0 none 
site 

Handicap Parking Spaces: 
None when fewer than 3 
visitor stalls are required 

0 none 

Bicycle Parking Spaces - Class 1 1.25 (Class 1) and 1.25 (Class 1) and 
none 

/ Class 2: 0.2 (Class 2) per unit 0.5 (Class 2) per unit 

Off-street Parking Spaces - Total: 
5 (Class 1) and 5 (Class 1) and 

none 
1 (Class 2) 2 (Class 2) 

Amenity Space - Indoor: 
Min. 70 m2 or Cash-in-

lieu 
Cash-in-lieu none 

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

= 24 m2 114 m2 none 

Other: Tree replacement compensation required for loss of significant trees. 
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ATTACHMENT 2 

City of 
Richmond 

Development Permit Considerations 
Development Applications Department 

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

Address: 7151 No. 2 Road File No.: DP 18-818403 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Final adoption of the Zoning Amendment Bylaw 9762. 

2. Registration of a legal agreement on Title identifying that the proposed development must be designed and 
constructed in a manner that mitigates potential traffic noise from No. 2 Road to the proposed dwelling units. 
Dwelling units must be designed and constructed to achieve: 

a) CMHC guidelines for interior noise levels as indicated in the chart below: 

Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

b) The ASHRAE 55-2004 "Thermal Environmental Conditions for Human Occupancy" standard for interior living 
spaces. 

3. Receipt of a Letter of Credit for landscaping in the amount of $54,751.95 (based on the costs estimate provided by a 
CSLA registered landscape Architect including 10% contingency). 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Installation of appropriate tree protection fencing on site around all trees to be retained on adjacent properties prior to 

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

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

2. Developer/contractor must contact the Parks Division ( 604-244-1208 ext. 1342) four ( 4) business days prior to the 
removal of the cedar hedge along the No. 2 Road frontage, in order to allow proper signage to be posted. All costs of 
removal and compensation are the responsibility borne by the applicant. 

3. Submission of a Construction Parking and Traffic Management Plan to the Transpo1iation Depa1iment. Management 
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570. 

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

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

Water Works: 

a. Using the OCP Model, there is 283 Lis of water available at a 20 psi. Based on your proposed development, your 
site requires a minimum fire flow of 220 Lis. 

b. The Developer is required to: 

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

Initial: ---
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• Coordinate with the City's Fire Department to confirm whether the distance between nearest hydrant at No. 2 
Road and the proposed farthest unit is within the Fire Department's standard. 

c. At the Developers cost, the City is to: 

• Install one new water service connection off of the existing 200mm AC watermain on No. 2 Road. Meter to 
be placed onsite (i.e. mechanical room). 

• Renew a portion of the existing 200mm AC watennain at No. 2 Road that will be impacted by the proposed 
site's new storm service connection. 

• Cut and cap at main, the existing water service connection along the No. 2 Road frontage. 

Storm Sewer Works: 

a. At the Developers cost, the City is to: 

• Install a new storm service lead off of the existing box culvert along No. 2 Road complete with inspection 
chamber. 

• Cut and cap at inspection chamber the existing storm service lead at the n01iheast corner of the subject site. 

Sanitary Sewer Works: 

a. The Developer is required to: 

• Not start onsite building construction prior to completion of rear yard sanitary works. 

• Provide a 3m wide utility SRW along the west prope1iy line of the proposed site. 

b. At the Developers cost, the City is to: 

• Install a sanitary lead directly into the existing manhole at the no1ihwest corner of the site. The manhole will 
serve as the inspection chamber. 

• Cut, cap and remove the existing sanitary leads and inspection chambers along the n01ih property line of the 
development site. 

Frontage Improvements: 

a. The Developer is required to: 

6516288 

• Coordinate with BC Hydro, Telus and other private communication service providers 

o To underground Hydro service lines. 

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

o To detennine if above ground structures are required and coordinate their locations ( e.g. Vista, PMT, 
LPT, Shaw cabinets, Telus Kiosks, etc). These should be located onsite. 

• Locate all above ground utility cabinets and kiosks required to service the proposed development within the 
developments site (see list below for examples). A functional plan showing conceptual locations for such 
infrastructure shall be included in the Rezoning staff report and the development process design review. 
Please coordinate with the respective private utility companies to confirm the rights-of-way dimensions and 
the locations for the above-ground structures. If a private utility company does not require an above-ground 
structure, that company shall confirm this via a letter to be submitted to the City. The following are examples 
of SR W s that shall be shown in the functional plan and registered prior to SA design approval: 

o BC Hydro PMT 4mW X Sm (deep) 

o BC Hydro LPT- 3.SmW X 3.Sm (deep) 

o Street light kiosk- l.SmW XI.Sm (deep) 

o Shaw cable kiosk - lmW X Im (deep)- show possible location in functional plan 

o Telus FDH cabinet - l. lmW X Im (deep)- show possible location in functional plan 

• Review streetlight spacing along the No. 2 Road frontage and revise as required. The existing streetlight 
fronting the subject site may conflict with the proposed driveway and need to be relocated. 

• Complete other frontage improvements as per Transportation's requirements 

Initial: ---
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General Items: 

a. The Developer is required to: 

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

• Provide, prior to soil densification and preload installation, a geotechnical assessment of pre load and soil 
densification impacts on the existing utilities surrounding the development site and provide mitigation 
recommendations. 

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

7. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit. For additional infonnation, contact the Building Approvals 
Depa11ment at 604-276-4285. 

Note: 

* 

• 

This requires a separate application. 

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

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

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

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

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

Signed Date 

6516288 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

KONIC DEVELOPMENT LTD. 

7151 NO. 2 ROAD 

C/O 13700 MAYFIELD PLACE, UNIT 1135 
RICHMOND, BC V6V 2E4 

No. DP 18-818403 

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 on major arterial road from 50.0 m to 20.12 m; and 

b) reduce the minimum front yard (east) setback from 6.0 m to 4.55 m. 

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

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$54,751.95 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. 

6344932 



Development Permit 

To the Holder: 

Property Address: 

Address: 

KONIC DEVELOPMENT LTD. 

7151 NO. 2 ROAD 

C/O 13700 MAYFIELD PLACE, UNIT 1135 
RICHMOND, BC V6V 2E4 

No. DP 18-818403 

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 

6344932 

ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: August 25, 2020 

File: DP 18-829141 

Re: Application by Townline Ventures Inc. for a Development Permit at 5591, 5631, 
5651 and 5671 No. 3 Road 

Staff Recommendation 

That a Development Permit be issued which would pennit the construction of a high-density, 
mixed-use development consisting of three residential towers and a mid-rise building that 
includes 363 residential units and 20 low-end market rental units, and an office tower over a 
single storey mixed-use podium with street oriented commercial, retail and community amenity 
uses at ground level at 5591, 5631, 5651 and 5671 No. 3 Road. 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:dn 

Att. 

6435610 
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Staff Report 

Origin 

Townline Ventures Inc. (on behalf of the property owners Townline No. 3 Road Holdings Ltd., 
Can Lit Development Holding Inc., and City of Richmond) has applied to the City of Riclunond 
for permission to develop a high-density, mixed-use development at the center of Lansdowne 
Village. The authorized directors for Townline No. 3 Road Holdings Ltd., and Can Lit 
Development Holding Inc., are Richard Ilich and Bryce Margetts respectively. The subject site 
is comprised of four properties (5591, 5631, 5651 and 5671 No. 3 Road) that are located at the 
northwest intersection of No. 3 Road and Lansdowne Road. 

The developer proposes to construct three 15-storey residential towers, a mid-rise residential 
building, and a 12-storey office building over a mixed-use podium, which would include: 

• A total floor area of approximately 36,167.8 m2 (389,306 ft2) comprised of 
approximately: 
o 7,279 m2 (78,351 ft2) of office space within proposed Building 3. 
o 27,134 m2 (292,070 ft2) ofresidential space within proposed Building 1, 2, and 4 

including 20 Low End Market Rental (LEMR) Affordable Housing (AH) units that 
will be secured with a legal agreement as a condition of rezoning bylaw adoption. 

o 1,713 m2 (18,446 ft2) ofretail/commercial space within a one-storey podium 
including 558 m2 (6,000 ft2

) of City-owned community amenity floor area. 
o 2,912 m2 (31,344 ft2) of outdoor and 786 m2 (8,460 ft2) of indoor common amenity 

space. 
• Four parking levels, including two levels of parking below grade. 

The site is being rezoned from "Office Commercial (ZC8)", "Office Commercial (ZC9)" and 
"Auto-Oriented Commercial (CA)" to "High Density Mixed Use (ZMU38) - Lansdowne Village 
(City Centre)" under Bylaw 9860 (RZ 17-779262), which received Third Reading on 
September 4, 2018. Considerations ofrezoning include: 

• Acquisition of a City-owned lot at 5671 No. 3 Road and transfer back to the City of a 
portion of the property to create a 10 m (32 ft.) wide linear park along the site's 
Lansdowne Road frontage. The park is part of a longer linear park, Lansdowne Linear 
Park, which is being incrementally introduced and will provide connection between the 
Richmond Oval and the Garden City Lands. Through a separate Servicing Agreement 
process, the applicant will work with staff to develop the park design and will be 
responsible for construction of the park. 

• Design, construction and transfer of ownership to the City of a 558 m2 (6,000 ft2
) on-site 

community amenity space. 
• Cash-in-lieu contributions to child care and community facilities. 
• Design and construction of infrastructure improvements through a Servicing 

Agreement (SA) including: 
o Widening of an existing lane to create a new north-south road. 
o Improvements to Lansdowne Road and No. 3 Road. 
o New and/or upgraded utilities on all street frontages. 

6435610 
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• Design, construction and transfer of ownership of an on-site low carbon energy plant to 
the City, at no cost to the City. 

• Pre-ducting for and/or undergrounding of private utility lines and relocation of all private 
utility equipment on-site. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 2) for a 
comparison of the proposed development data with the relevant bylaw requirements. 

Surrounding Development 

The subject site is comprised of four properties (5591, 5631, 5651 and 5671 No. 3 Road) that are 
located at the northwest intersection of No. 3 Road and Lansdowne Road. The lots are currently 
developed with low/medium scale commercial and office development with surface parking. 

The subject site is located in the Lansdowne Village in the City Centre Area Plan (CCAP) and is 
in an area that is designated "Urban Core T6 (45 m)" and "Village Centre Bonus (VCB)" 
(Attachment 3). The applicant's proposal is consistent with the site's existing designations. 
Development surrounding the subject site is as follows: 

To the North: At 5551 No. 3 Road, low-scale commercial development. The site is zoned 
"Auto-Oriented Commercial (CA)" and designated "Urban Core T6" and 
"Village Centre Bonus (VCB)" in the Lansdowne Village Specific Land Use Map 
of the City Centre Area Plan. Further to the north, a future new east-west road 
and 5191 No. 3 Road, which was recently rezoned and a Development Permit 
issued (RZ 15-0692485, DP 16-740262) to permit a mixed-use development that 
includes one office tower, six residential towers, and commercial uses at ground 
level. The site is zoned "City Centre High Density Mixed Use (ZMU34)­
Lansdowne Village" and designated "Urban Core T6" and "VCB" in the 
Lansdowne Village Specific Land Use Map of the City Centre Area Plan 
(CCAP). 

To the East: Across No. 3 Road, Lansdowne Canada Line station and Lansdowne Centre 
shopping mall, which has submitted an Official Community Plan (OCP) 
amendment application to reorganize the existing permitted land use designations 
that apply to the site (CP 15-717017). This application is in process and is being 
considered by Council through a separate series of reports. The property is zoned 
"Auto-Oriented Commercial (CA)" and designated "Urban Core T6", "Urban 
Centre TS", "VCB" and "Major Park" in the Lansdowne Village Specific Land 
Use Map of the CCAP. 

To the South: Across Lansdowne Road, existing low and medium scale commercial 
development. The properties are zoned ''Auto-Oriented Commercial (CA)" and 
designated "Urban Core T6" and "VCB" in the Lansdowne Village Specific Land 
Use Map of the CCAP. 

To the West: Across the existing City lane, existing low-rise commercial and light industrial 
development with surface parking and a rezoning application (RZ 16-744658) at 
5520, 5560 and 5660 Minoru Boulevard to permit development of four residential 
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towers and ground floor commercial uses, which is being reviewed by staff. This 
application is in process and will be the subject of a separate report to Council. 
The properties are zoned "Industrial Retail (IRl )" and designated "Urban Centre 
TS" and "Park" in the Lansdowne Village Specific Land Use Map of the CCAP. 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of this site was held on September 4, 2018. One written 
submission expressing concern about residential densification within the City Centre was 
received. The proposed land uses and density are consistent with the subject site's designation in 
the CCAP. 

Staff Comments 

The proposed development scheme attached to this report has satisfactorily addressed the urban 
design issues identified as part of the Development Permit application review process. It 
complies with the intent of the applicable sections of the OCP and CCAP Development Permit 
Guidelines and complies with the site's proposed "High Density Mixed Use (ZMU38) -
Lansdowne Village (City Centre)" zoning. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) reviewed the proposal and was supportive of the proposed 
form and character subject to the applicant undertaking further design development in response 
to their comments. The current proposal incorporates the following updates: 

• The building material proposed for the angled edges of the office building have been 
changed in response to glare and reflection concerns to a less reflective and more 
transparent glass. 

• The designated children's outdoor play area has been relocated to a southern portion of 
the podium to increase exposure to natural sunlight. 

• A pedestrian breezeway is proposed on either side of the office tower building to provide 
ground level access to bicycle and vehicle parking (from Lansdowne Road and No. 3 
Road). The breezeway design has been updated to incorporate gates in accordance with 
Crime Prevention Through Environmental Design (CPTED) principles to secure the 
space outside of regular business hours. 

• The ground level landscape design proposed on the southern portion of the site has been 
updated to coordinate with landscape design elements that are proposed for the future 
new linear park. The applicant is responsible for design and construction of the park and 
will work with staff through a separate Servicing Agreement process to develop the 
design. 

• End of trip bicycle facilities have been added to the development to encourage cycling. 
• Venting details have been developed. To minimize impact on the public realm, 

mechanical vents have been incorporated into the podium soffit. Louvers on the building 
fa<;:ade are limited to the north comer of the west elevation (Building 2), the north comer 
of the east elevation (Building 4), and the mechanical enclosure on the roof of Building 1. 
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A copy of the relevant excerpt from the November 8, 2018 ADP Minutes is attached for 
reference (Attachment 4). The applicant's design responses are provided in 'bold italics' 
immediately following each Panel comment. 

Analysis 

Development Proposal Description 
The development proposal includes three 15-storey residential towers, a mid-rise building, and a 
12-storey office building over a mixed-use podium. The development will include an on-site 
community amenity space at ground level, which will be transferred to the City. The community 
amenity space is intended to provide two independent spaces (3 72 m2 and 186 m2

) that will be 
leased out by the City, at the City's discretion. Two levels of parking are proposed below grade 
with two additional parking levels concealed within the building podium. A 10 m (32 ft.) wide 
linear park will be introduced along the subject site's southern edge abutting Lansdowne Road. 

Conditions of Adjacency 
Public Adjacencies: The proposed development includes street-animating commercial and 
community amenity uses, as well as tower lobbies along the subject site's three road frontages. 
These uses are located in a single-storey, commercial-height podium. Above the podium, the 
proposed development includes four tower fonns and one mid-rise building. The combination of 
a low-podium and the proposed tower arrangement will create a point of visual interest at the 
centre of Lansdowne Village and a distinct retail streetscape. Daylight access to the public realm 
will be increased by limiting the podium height to a single commercial height storey. The low 
landscaped podium will maximize views to green space for adjacent and nearby buildings. 

Private Adjacency: The applicant was unable to acquire the adjacent northern property (5551 No. 
3 Road). As part of the associated rezoning application review process (RZ 17-779262), the 
applicant provided a development concept for the site to demonstrate that it may be developed in 
accordance with the OCP /CCAP and tower separation guidelines. The proposed north elevation 
anticipates that development of the northern adjacent property will include a high parking 
podium along the shared property line. 

Urban Design and Site Planning 
Streetscape!Public Realm 
• Through the associated rezoning process, a series of dedications and improvements will be 

secured to enhance the public realm. These improvements include: 
o Designing, constructing and transferring a 10 m (32 ft.) wide linear park to the City. The 

Lansdowne Road frontage will be defined by the introduction of a section of Lansdowne 
Linear Park. The preliminary concept plans for the back of curb and linear park 
improvements have been provided for context in the attached plan series. Further 
development of the design will be undertaken through a separate Servicing 
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Agreement (SA) process. The cross section includes a 1.5 m (5 ft.) wide boulevard, a 
3.0 m (9 ft.) wide multi-use pathway, a 1.0 m (3 ft.) wide buffer strip, a 2.0 m (6 ft.) wide 
sidewalk and an additional 8.0 m (26 ft.) wide hard and soft landscaped public space. 
Although the on-site ground level landscape plans for the subject site have been designed 
to coordinate with the linear park design, minor adjustments to the proposed on-site 
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landscape design may be warranted to ensure appropriate transitions between the on-site 
and off-site areas of the development's frontages. 

o Replacing the existing rollover curb of the existing bike lane abutting the site's 
No. 3 Road frontage with a barrier curb to better protect cyclists from traffic and to 
increase the effective width of the bike lane. 

o Widening the existing City lane to introduce a segment of a new north/south road along 
the west side of the subject site. The ultimate design will include additional vehicle 
lanes, a parking lane and a boulevard and sidewalk. The preliminary road functional plan 
was prepared as part of the associated rezoning application review process. 

Pedestrians 
• The subject site is bound on three sides by roads (a new north/south road, Lansdowne Road, 

and No. 3 Road) with active uses and weather protection lining the frontages. 
• Frontages are interrupted by pedestrian accesses to commercial storefronts, the community 

amenity, and lobbies for the office and residential towers. A pedestrian breezeway is 
proposed on either side of the office tower building to provide ground level access to bicycle 
and vehicle parking (from Lansdowne Road and No. 3 Road). 

• The office tower and its main lobby entrance are located at the southeast comer of the site 
next to the No. 3 Road and Lansdowne Road intersection to encourage pedestrian 
connectivity to Lansdowne Station, which is located across the street. 

Vehicle Access 
• Vehicle, loading and waste management access is provided through a single parkade entrance 

that is located at the north end of the site from the new north/south road to minimize its 
visibility and interruptions of the pedestrian realm along the streets. 

Parking and Loading 
The proposed number and size of bicycle and truck spaces are consistent with the site specific 
bylaw provisions. The proposed number of vehicle parking spaces is consistent with zoning 
bylaw provisions, which support reducing the on-site parking requirement by up to 10% 
conditional to implementation of Transportation Demand Management (TDM) measures to the 
satisfaction of Transportation staff. 
• Vehicles: Proposed vehicle parking for the commercial, office and community amenity space 

uses is located on the ground level, the second above grade level and the second below grade 
level of the parkade. Proposed vehicle parking for the residents is located in the first and 
second below grade levels of the parkade. Visitor parking will be shared with the 
commercial parking. A minimum of twenty (20) parking stalls will be secured for the City 
amenity space as outlined in Table 1. 

Table 1: City exclusive use parking specifications 

Number of stalls Length Width Shared aisle 

required 

Accessible 1 5.5 m 2.5 m 1.5m 

Van accessible 4 (at ground level) 5.5 m 3.4 m 1.5 m 

Standard 15 5.5 m 2.5 m -
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• Bicycles: Class 1 (long term) bicycle parking is provided in the below grade levels of the 
parkade. Visitor bicycle parking is provided at ground level, the first level of below grade 
parking and within the above grade parking level. 

• Loading: The loading spaces are located on the ground level within the parkade and will 
accommodate five medium size spaces. The spaces will be shared between non-residential 
and residential loading and waste management uses. Two of the spaces are designed to 
accommodate the height and width clearances that are required by collection vehicles. 

• Special Provisions: A designated Handi-Dart drop-off1/pick-up space will be provided along 
the new north/south road. It will be located within immediate proximity of the entrance to 
the City-owned community amenity space. Design details will be finalized through the 
Servicing Agreement (SA) process. 

• Transportation Demand Management (TDM): The applicant has requested a 2% TDM 
reduction of residential parking and proposes to provide end of trip facilities for the office 
and commercial uses, a bike repair/work lounge area on level 2 for use by residents, and a 
surplus of secured bike parking. 

• Electric Vehicle (EV) Charging Infrastructure: In accordance with the Richmond Zoning 
Bylaw, all residential parking spaces will have access to an energized outlet capable of 
providing Level 2 charging. The same charging provisions will be provided for all non­
residential parking spaces on the first level of below grade parking. Twenty five (25) percent 
of the remaining non-residential parking spaces will have access to an energized outlet. Bike 
storage rooms will include 2 electric outlets for electric bike charging. 

Waste Management 
The waste and recycling collection area includes four separate rooms (City amenity, office, 
retail, and residential collection) that are adjacent and accessible from the loading area in the 
ground level parkade. 

Wayfinding 
A signage strategy for the development is in the file; however, separate sign permit 
application(s) will be required to install commercial signage. The signage strategy is 
supplementary to site planning, building massing, public art, and building materials ( colors, 
textures, illumination), which were designed to safely guide people through and to the various 
on-site uses. 

Common Indoor Amenity Space 
Indoor amenity space is proposed for both the residential uses and the office uses. 
• Residential: A total of 786 m2 (8,465 ft2

) residential common indoor amenity space is 
proposed and exceeds OCP guidelines. The common indoor amenity space is distributed 
within a proposed low rise building that links Building 3 and 4 and a bike lounge/workshop 
located on level 2. Two guest suites are proposed within Building 3 on level 4 and are 
included in the indoor amenity space calculation. As a consideration of Development Permit 
issuance, the property owner will register an agreement on title to secure equal access for all 
residents, including occupants of the Affordable Housing (AH) units, to the amenities (fitness 
centre, party rooms, co-working space, practice and meeting rooms, sauna units and guest 
suites). 
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• Office: Approximately 90m2 (968 ft2) of office indoor amenity space is proposed. There is 
no guideline expectation for non-residential indoor amenity space and the area is not 
excludable from the floor area calculations. The proposed space is located at the podium 
level within the office tower. 

Affordable Housing (AH) Strategy 
Twenty Low End Market Rental Housing (LEMR) units, with a combined net floor area of 
approximately 1,362 m2 (14,660 ft2), are proposed, which is consistent with the rezoning 
considerations requirements. The units will be distributed as noted on the Development Permit 
(DP) drawings on levels three to six within the residential component of the development, and 
will be secured with a Housing Agreement that includes provisions to secure access to indoor 
and outdoor common amenity areas and parking for AH units at no additional charge. Use of 
guest suites may be subject to fees. 

Table 2: Affordable Housing Summary 

Affordable Housing Strategy Requirements Development Proposal 

Current LEMR Total Maximum 
# Basic 

Unit Type Minimum Unit 
Maximum Household Unit Mix # of Units 

Universal 

Sizes 
Rents* Income* 

Housing (BUH) 
units 

Bachelor 37 m2 (400 ft 2
) $811 $34,650 or less 10% 2 2 

1-Bedroom 50 m2 (535 ft 2
) $975 $38,250 or less 25% 5 2 

2-Bedroom 69 m2 (741 ft 2) $1,218 $46,800 or less 40% 8 2 

85 m2 (924 ft 2
), 25% 5 5 

3-Bedroom 
consistent with 

$1,480 $58,050 or less 
market units of 
the same type. 

TOTAL N/A N/A 100% 20 11 

* SubJect to Council approval, total annual household incomes and maximum monthly rents may be increased annually by the Consumer Price Index. 

Architectural Form and Character 
Massing 

• 

• 

• 

The proposed building massing is organized to reflect the on-site uses. Commercial and 
community amenity uses are proposed at grade while office and residential uses are proposed 
within separate building towers. More than 75% of the parking is located below grade, 
which facilitates the proposed low podium height and expression of distinct tower forms. 
A rectangular tower is located at each comer of the subject site. The placement of the tower 
buildings alternate narrow and wide fa9ades facing the street to maximize separation between 
on-site building towers and to introduce variety along the subject site's street frontages. 
The northern towers (Building 2 and 4) are located 12.2 m (40 ft.) from the northern property 
line. Siting the buildings to provide 50% of the typical minimum tower spacing will assist the 
adjacent northern property to redevelop in accordance with City Centre tower separation 
design guidelines. 
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• The City Centre Area Plan (CCAP) defines building height that exceeds 25 m (82 ft.) in 
height as a tower and includes guidelines to encourage minimum spacing between towers. 
While existing development within the City Centre is characterized by a tower(s) over a mid­
rise podium, the subject development will be distinguished by a low building podium and 
tower fonns that extend to the podium level. The absence of a midrise streetwall between 
Building 1 and 3, Building 1 and 2, and Building 2 and 4 effectively increases separation 
between the on-site building towers and daylight access to the public realm. A six-storey 
midrise connects Building 3 and 4. 

Building Articulation 

• 

• 

• 

• 

• 

The proposed office tower, which is located at the comer of No. 3 Road and 
Lansdowne Road will be a rectangular form clad in curtain wall that is articulated with 
angled comers and edges at various locations on the building. The angled edges are used to 
mark important circulation points ( entrance to the office building and entrances to the 
parkade), to set the tower form apart from the podium, and to create fa9ade and skyline 
interest. The combination of proposed building massing and fa9ade treatment will introduce 
an office tower that extends to meet grade. 
The office building layout proposes to accommodate the circulation core along the exterior 
wall of the building's west elevation. The fa9ade will be clad in patterned metal panel and 
the treatment will extend upward to add interest to the roofline. 
The residential towers are articulated using cantilevered balconies with opaque and 
transparent balcony guards that vary in shape and height. In some locations the balconies are 
discontinued and the glass fa9ade is exposed. The opaque and non-uniform appearance of 
the balcony guards contrasts with the office building expression. 
Each tower includes angled height parapets, translucent in the case of the office tower and 
solid in the case of the residential towers, which contribute visual interest to the skyline. The 
District Energy Utility (DEU) central plant facility, will be located on the office tower roof 
top and will be partially screened by extending the parapet curtain wall and using metal 
grilles. 
The alignment of balconies on Building 2 and 3 are proposed to alternate on every other floor 
to create a textured expression on all fa9ades, which is especially notable at the building 
comers. Balconies on the west and north elevation of Building 4 are organized as 'slices' 
that project a twisting appearance. The residential towers will also arrange diagonal shaped 
balcony guard screens in an angular vertical pattern to reinforce the alternating balcony 
express10n. 

• The mid-rise building proposes a uniform alignment of balconies and architectural framing to 
create a separate but related identity to the towers. 

• Distinct tower entries are proposed. The office tower entry design includes a deep, angled, 
thin-profile cantilevered roof that projects toward the intersection, which will also provide 
weather protection. The residential lobby entries are identified with high, metal frames (zinc 
and copper finishes) that contrast with the neutral colour scheme proposed for the fa9ades. 
Thicker profile framing elements are proposed at grade level to distinguish the low podium 
from the finer profile framing elements used in the towers above. 

• Color and materials will be used to differentiate the residential and office towers and to 
articulate the building fa9ades: 
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o Residential fa<;:ades will include a combination of window wall and insulated wall panels 
in charcoal hues to accentuate the white, angular balcony expression. 

o The office tower will include a transparent curtain wall in a gray hue set in a gray frame. 
The building material will have a high level of transparency and was selected to minimize 
light reflected from the building fac;ade. 

Landscape and Open Space Design 
Ground Level: A concrete unit paver pattern in beige and gray is proposed at ground level. The 
pattern and material have been coordinated with the conceptual design of the abutting section of 
Lansdowne Linear Park. The applicant is responsible for design and construction of the park and 
will work with staff through a separate Servicing Agreement process to develop the design. The 
paver pattern will continue into the breezeway connections, which are proposed on either side of 
the proposed office building. Public access and use of the proposed breezeways during regular 
business hours would be secured as a condition of Development Permit issuance. 

Residential Common Outdoor Space: The common residential outdoor amenity space will be 
located at the podium level and will include active and passive spaces including outdoor lounge 
areas, pathways, outdoor patio spaces with direct access to common indoor amenity spaces, and 
a dog run with wash station. An orthogonal outdoor pool with stepped pool depths and lap 
swimming lanes is located at the centre of the outdoor amenity area. Planters with suitable soil 
volume to support landscaping that includes trees will be introduced throughout the outdoor 
amenity area. Landscape elements will separate common outdoor amenity space from outdoor 
spaces associated with private residents. 

Children's Play Area: The landscape design includes an area designed to encourage children's 
play including a prefabricated play structure with spinning, climbing, hanging, and balancing 
play equipment on a rubberized surface with sodded play lawn beyond. 

Green Roof The midrise rooftop, which will not be accessible to residents, will be landscaped 
with Serbian spruce trees, meadow grasses, colorful purple coneflower and slow growing 
evergreen shrubs along the roof edges. 

Landscape Letter of Credit (LOC): As a condition of Development Permit issuance, the applicant 
will provide a LOC for $612,563.49. As a consideration of Development Pennit issuance, the 
applicant will register a legal agreement regarding use and return of the landscape security that 
includes provisions in the case that the developer fails to obtain the final Building Permit within 
ten years of the Development Permit being issued. 

Tree Retention and Replacement: Tree retention and replacement was reviewed as part of the 
associated rezoning. Nine off-site trees and 31 on-site bylaw sized trees were identified on the 
tree survey. The off-site trees were identified for removal as they are in conflict with planned 
improvements that will be undertaken north of the existing Lansdowne Road travel lanes to 
enhance the public realm, including introduction of a section of City-owned Lansdowne Linear 
Park. As a condition of rezoning bylaw adoption, the property owner will provide compensation 
for the removal of the trees (9 x $1300) and new street trees will be required as part of the 
required frontage improvements. 
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All of the on-site trees will be impacted by the proposed development. The proposed landscape 
plan includes 62 bylaw replacement sized deciduous trees, and 21 conifers on the subject site. 
The total number ofreplacement trees exceeds the 2: 1 compensation ratio stated in the OCP. 

Public Art: During the associated rezoning application review process, the applicant committed 
to participate in the City's Public Art Program (Policy 8703) and to divide the contribution 
evenly between on-site and off-site works. 

On-site Public Art: 
• The developer intends to mount art installations on the ceiling of the breezeways, which 

provide connection between the site's No. 3 Road and Lansdowne Road frontages and the 
parkade. The public art is a light installation that was selected to animate and to invite the 
public to use the breezeways. The pieces will be programmable (lighting levels may be 
dimmable) and no adjacent residences will be impacted (no light pollution concerns). The 
locations and installation details are included in the attached plans. 

• The associated Public Art Plan was considered and endorsed by the Richmond Public Art 
Advisory Committee (RPAAC) on May 22, 2019. 

• As a consideration of Development Pennit issuance, the property owner will register an 
agreement on title to ensure that the installations are maintained and remain visible to the 
public at all times and that access through the breezeways, where the art is mounted, is 
publically accessible during regular business hours. City approval of any programming 
changes will be required and the City will have the ability to change the programming of the 
public art installations. 

Off-site Public Art: 
Working with Parks staff, the Public Art Planner will lead the process of introducing Public Art 
that is intended to artistically enhance functional features within the abutting section of 
Lansdowne Linear Park ( e.g. furnishing, lighting, etc.). 

Sustainability 
• As a consideration of rezoning, the applicant will design, construct and transfer ownership of 

an on-site energy plant to the City, to the satisfaction of the City, and the equipment 
specifications will be determined as a condition of Building Permit issuance. The central 
energy plant will be located primarily at the top floor of the office tower. 

• The subject application intends to proceed in accordance with the LEED Silver equivalency 
grandfathering provisions that were adopted by City Council when the step code was 
introduced (Attachment 5). 

Liveability 
• All of the proposed residential units will incorporate aging in place features to accommodate 

mobility constraints associated with aging. These features include stairwell handrails; lever­
type handles for plumbing fixtures and door handles; and solid blocking in washroom walls 
to facilitate future grab bar installation beside toilets, bathtubs and showers. Barrier free 
access to the building lobbies and indoor and outdoor amenity spaces is provided throughout 
the building. 
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• Eleven (11) Affordable Housing (AH) units will include basic universal housing (BUH) 
provisions that comply with the BUH specifications articulated in the Zoning Bylaw. 

• The applicant has provided acoustical and mechanical thennal reports to confim1 that the 
development will meet OCP internal noise and thermal comfort guidelines. Noise related 
covenants will be registered on title as a condition of rezoning bylaw adoption. 

Crime Prevention Through Environmental Design (CPTED): The subject application includes 
CPTED measures that encourage passive surveillance through design and create well defined 
spaces (design with wayfinding in mind, distinguish between public, semi-private and private 
spaces, integrated signage and lighting strategies, street oriented store fronts and lobby spaces, 
use of transparent glazing, etc.) 

Third-party Utilities: 
• All permanent third party utility equipment is required to be located on site. A Vista box will 

be located on-site adjacent to the new north-south road. The architectural plans 
accommodate additional miscellaneous City and third-party utility equipment on-site. 

• Discharge of existing utility right of ways (BK.224039, RD67600) will be initiated by 
Engineering staff after the Servicing Agreement works are completed. 

Phasing, Subdivision and Existing Legal Encumbrances 

The proposal is a single phase development. The property owner intends to create three airspace 
parcels and a remainder (residential, office, City community amenity and a remainder). At this 
time, the developer has not made a decision regarding future stratification of the office space. 

Conclusions 

As the proposed development will meet applicable policies and Development Permit Guidelines, 
staff recommend that the Development Permit be endorsed, and issuance by Council be 

;;;;f 
Diana Nikolic 
Senior Planner/Urban Design 
(604-276-4040) 

DN:blg 

Attachments: 
Attachment 1: Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Lansdowne Village Specific Land Use Map 
Attachment 4: Advisory Design Panel Minutes & Applicant Responses (inserted in bold italics) 
Attachment 5: LEED Equivalency List (provided by applicant) 
Attachment 6: Development Permit Considerations 
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Attachment 2 

City of 
Richmond 

Development Permit Conditions of Approval 
Development Applications Department 

-

DP 18-829141 

Address: 5591, 5631, 5651 and 5671 No. 3 Road 
Applicant: Townline Ventures Inc. (Luxe Richmond Nominee Ltd.) 

Townline No. 3 Road Holdings Ltd., Inc. No. BC1185640 (5647, 5591 No. 3 Road), 
Owner: Can Lit Development Holding Inc. No. BC1150462 (5651 No. 3 Road), City of 

Richmond (5671 No. 3 Road) 
Planning Area(s): City Centre - Lansdowne Village 

DP 16-754761 Required Proposed 
Net Development Site Area : Min. 7,400 m2 9,049 m2 

Land Uses: Mixed Use Mixed Use 
OCP Designation: Downtown Mixed Use Downtown Mixed Use 

Area Plan Designation: 
Urban Core T6 (45 m), Village Urban Core T6 (45 m), VCB 

Centre Bonus (VCB) 
Zoning: ZMU38 ZMU38 
Number of Residential Units: n/a 383 

DP 18-829141 ZMU38 Proposed Variance 

Floor Area Ratio (FAR): 2.0 FAR increased to a higher density Net: 3.99 FAR n/a 
of 3.0 FAR conditional to complying 

Residential: 3.0 FAR with the City's affordable housing 
objectives. Commercial: 0.99 FAR 

3.0 FAR increased to a higher density 
of 4.0 FAR conditional to the lot being 
located within a VCB designated area 
and complying with VCB terms 

Lot Coverage: Max. 90% 76% None 

Setback - No. 3 Road: No. 3 Road and New North/South No. 3 Road: 3 m none 
Road: 6 m minimum that may be 

New North/South Road: 3 m reduced to 3 m subject to conditions 

South lot line: 6 m that may be South property line: 3.0 m 

reduced to 3 m subject to conditions. North property line: 0 m 

North property line: 0 m 

For parts of a building below finished 
site grade: 0 m 

Height (geodetic): Max. 47.0 m 47.0 m none 

Parking Spaces - Total (Zone 1) 537 542 none 

Residential: 381 
Residential: 375 

Non-residential: 167 
Non-Residential: 167 

2% TDM relaxation ( end of trip 
focilities) 
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Accessible Parking 2% of required parking spaces Residential: 8 None 

Residential: 8 Commercial: 4 

Commercial: 4 City Amenity: 5 (including 4 van 
accessible stalls) 

Loading 5 shared medium truck loading 5 shared medium truck loading None 
spaces. spaces 

No large on-site truck (WB-17} 
parking 

lt\menity Space - Indoor 2 m2/ unit: 766 m2 Residential Amenity: 786 m2 n/a 

Amenity Space - Outdoor OCP: Minimum 6 m2/unit: 2,298 m2 2,912 m2 n/a 
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Specific Land Use Map: Lansdowne Village (2031) _ 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, November 8, 2019 - 4:00 p.m. 

Rm. M.1.003 

Richmond City Hali 

Attachment 4 

Panel Discussion 

Comments from Panel members were as follows: 

• appreciate the applicant considering public art as it would help define and 
differentiate the site in Lansdowne Village (City Centre); look at structural 
considerations in the design of public art feature if it is installed above the 
parkade; 

An investigation of the structural considerations with regards to the public art 
feature will be considered when appropriate . 

• ground level architecture and paving articulation help define and differentiate 
the site; 

• appreciate the angular articulation of ground level retail spaces which is unique; 

• appreciate the rendered interior lighting golden colour which contrasts with the 
rest of the building; consider incorporating this colour contrast with regard to 
the architecture of the building to better define the ground plane; 

• consider incorporating pedestrian scale lighting at the breezeways to provide 
lighting at night due to their nested locations; 

Pedestrian scale lighting will be incorporated into the breezeway design with 
the further inclusion of CPTED guidelines . 

• appreciate the applicant's presentation and materials provided to the Panel; 

• the proposed linear park should align with the plans of the City's Parks 
Department; support the paved and plaza-like treatment as it is consistent with 
the design of the future Lansdowne Mall civic plaza across No. 3 Road; 

Consultants will coordinate with City's Parks Department to ensure 
continuation of a cohesive design with similar developments. 
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concerned about the shading on the common areas on the podium roof deck; 
shadow studies indicate that the pool and play areas will be mostly in shade; 
consider relocating play area, the play lawn and the covered parental seating to 
the quiet seating and contemplative garden at the southern portion of the 
outdoor amenity space to receive more sunlight exposure; 

The children's play area has been relocated to the southern portion of the 
outdoor amenity space for greater sun exposure and comfort of future users. 

proposed programming of the outdoor amenity space is interesting; however, 
solar access is a concern; 

See comments above 

there is no compelling need to incorporate urban agriculture in the outdoor 
amenity space; 

support the rectilinear aesthetic of the outdoor amenity area; appreciate the 
skewed orthogonal design of the buildings; consider incorporating skewed lines 
in the landscape design to reflect the architecture of the buildings; 

Architectural lines have been reflected within the revised landscape design. 

consider a hierarchy of walkways on the common outdoor amenity area; 
investigate opportunities to increase the width of the proposed 1.2-meter wide 
T-shaped walkway, particularly the portion adjacent to the pool; 

The landscape architect addressed the hierarchy of walkway to improve 
pedestrian traffic safety. 

consider incorporating a space designed to take/manage dog waste in the 
proposed dog run; 

Receptacles will be put in place along with the services required to manage 
dog waste within the dog run. 

appreciate the materials package provided by the applicant; 

the applicant is advised to appropriately address potential CPTED issues at the 
breezeways; installing a door/gate to provide security during night time may 
create a dark pocket; 

The interior breezeways will be secured by gates that will operate in a manner 
to suit the future tenants. Security gates have been added to the drawings to 
reflect this intention. 

consider breaking up the south-facing retail spaces or incorporate programs to 
activate the plaza space at the front; consider locating another cafe with outside 
seating at the plaza to animate the space; 

The location of entry doors and program of the commercial space will be 
dictated by leasing and cannot be known at this time. 
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applicant needs to provide a balance between the formal design aspect versus 
the functional aspect of the building; investigate opportunities to provide 
weather protection at certain portions of the building, e.g. at the breezeways, 
along the cafe lobby area, and other locations; 

The vast majority of the ground plane implements continuous weather 
protection. Two small gaps are located in front of each breezeway but are 
supplemented by canopies on adjacent buildings . 

review whether proposed use of highly reflective material for the chamfer of the 
building at the southeast comer could pose safety concerns for motorists near 
the intersection; the applicant is encouraged to look into and address this 
potential safety issue; 

The chamfer on the southeast corner of the office building will not be highly 
reflective and will be treated the same as the rest of the building . 

agree with positive Panel comments regarding the high quality of the package 
provided to Panel members; 

appreciate the departure from the built up podium in the design of the buildings 
which is a welcome change along No. 3 Road; however, tower separations have 
been reduced; shadow diagrams indicate congested separation between the 
residential towers; 

The volume of the proposed tower spacing between Buildings 2 and 4 is 
greater than that of the Official Community Plan (OCP) guideline's podium 
and tower massing. The proposed design allows for greater natural light 
access to the street, improved views for tenants, and a stronger connection of 
the building to the ground plane . 

appreciate the lower podium programming and the articulation of the building 
form; pinwheel massing approach works successfully; however, concerned that 
tower separation is not adequate; appreciate the flaring of some of the balconies 
between the buildings; however it also contributes to the tower separation issue; 
consider straightening up or changing the depth of the balconies particularly at 
the pinch points to mitigate the tight separation between residential towers; 

See comments above . 

store frontage treatment is interesting strong defining edge; commercial venting 
needs to be discreet; appreciate the breaks and the breezeways; 

Coordination with mechanical consultant will be done to ensure that 
commercial venting is discreetly located within the podium canopy soffit . 

proposed signage and lighting is appropriate; helps identify the entry points to 
the parkade; wrapping the retail around helps provide ''eyes" on and animation 
to the breezeways; 

appreciate the residential lobby arches treatment which accentuate the entries to 
residential buildings; 
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• 
appreciate the programming of the outdoor amenity area; however, support the 
Panel comment to consider relocating certain programs to areas that receive the 
most sunlight exposure; 

See previous comments regarding relocation of outdoor amenity spaces. 

• 
appreciate the bridging of Buildings 3 and 4 with a component of the outdoor 
amenity area; 

• 
the applicant is encouraged to investigate opportunities to reduce the percentage 
of windows in the buildings considering the significant amount of slab 
extensions and thermal bridging in the buildings; 

The project design will meet all building code and LEED Silver V4 
requirements. 

• 
the office building is a nice anchoring element and sited in an appropriate 
location; the applicant is encouraged to investigate opportunities to introduce 
passive shading on the south side without detracting too much from the purity 
of the building form; 

See comment above. 

• 
appreciate the materials palette; not concerned with two residential buildings 
having similar expression; the three residential buildings have a nice family 
grouping; the different expression of the office building is more than sufficient 
to offset the similarities in the three residential buildings; 

• 
support the project; 

• 
appreciate the project and the proposed sustainability features; 

• 
applicant is advised to be mindful of the requirement to incorporate vestibules 
in retail spaces; 

Vestibules have been incorporated into the retail space. 

• 
consider relocating the sub EMR room away from residential uses; 

The sub EMR room has been relocated to the eastern side of the podium away 
from residential uses. 

• 
review the proposed central heat recovery system for residential units as it may 
not be feasible due to LEED requirement; 

The central heat recovery system will be designed to meet LEED Silver V4 
requirements. 

• 
support the project; 

• 
the proposed project was well presented and easy to understand; appreciate the 
proposed materials palette; 

6435610 
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• support the amount of programming for the outdoor amenity space; lots of good 
programming and different sizes of spaces; nice views of the indoor and 
outdoor amenity areas; appreciate the walking loops; 

• not concerned with the lack of urban agriculture on the common outdoor 
amenity area; could be incorporated by future strata if there is a demand from 
residents; 

• design of the outdoor amenity space IS well done; appreciate the proposed 
rectilinear aesthetic; 

• design of the linear park should not be overly prescriptive; ensure that it is 
consistent with the building architecture; 

• proposed pinwheel approach for the design of the residential buildings has an 
impact on the solar aspect into the amenity space; support the suggestion from 
the Panel to relocate active spaces to the southern portion of the common 
outdoor amenity area; 

See previous comment regarding relocation of outdoor amenity spaces . 

• a nice project; 

• appreciate the applicant's presentation and package provided to the Panel; 

• appreciate the design of the project; has the potential to become a landmark site 
due to its high value location; signage and lighting are crucial to the success of 
the project; public realm needs to be resolved as it is critical to the future of the 
City's downtown core; 

See previous comment regarding coordination with consultants and the City 
to improve the park and by extension the public realm . 

• consider changing the wood soffit to a more durable material for long-term 
maintenance; 

The level 1 soffit material has been changed to a wood textured aluminum 
extrusion to be more durable for long-term maintenance . 

• consider incorporating an end-of-trip facility for the office building considering 
its prime location in the City; 

An end of trip facility has been added to the office building as advised . 

• look at the venting for the retail and restaurant spaces; note that MUAs will 
impact on the public spaces at the podium and needs to be shown at this stage of 
the project; include in future submissions; 

Mechanical vents/louvers have been incorporated into the podium soffit to 
limit visual impact on the public realm. 
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• 
support Panel comments regarding lighting and security in the breezeways; also 
agree with the comment that the access to the breezeway needs to be controlled 
during certain hours; look at good precedents; 

• 
agree that tower separation is tight; however, the approach is supported given 
the benefits of a well-defined pedestrian realm and cut-up podium; should not 
be considered a precedent as the proposed approach is applicable only to 
meritorious cases; and 

• 
the three columns in the loading bay area need to be resolved; and 

The location of columns was revised and has been coordinated with 
consultants. 

• 
consider materials and colours of soffits for the residential spaces with a 
warmer golden tone shown in the rendering. 

The design team investigated alternate colours and materials; however, the 
ultimate decision was that the so/fit as currently represented balances the 
function an aesthetic intention of the design. 

6435610 
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City of 
Richmond 

Attachment 6 

Development Permit Considerations 
Development Applications Department 

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

Prior to issuance of DP 18-829141, the developer is required to complete the following: 

1. On-site Public Art and Statutory Right of Way: Registration of an agreement to facilitate the 
implementation of the City approved Public Art Plan and associated statutory right of way including: 

6435610 

a) "No occupancy" shall be permitted on the subject lands, restricting final Building Permit 
inspection granting occupancy of the building ( exclusive of parking), in whole or in part, on 
the subject lands until: 

1. The property owner, at the property owner's sole cost and expense, commissions one or 
more artists to conceive, create, manufacture, design, and oversee or provide input about 
the manufacturing of the public artwork and causes the public artwork to be installed 
within a statutory right-of-way on the subject lands (which right of way shall be to the 
satisfaction of the City) for rights of public passage, Public Art, and related purposes, in 
accordance with the City approved Public Art Plan and, as applicable, detailed Public Art 
Plan. 

11. A Public Art Plan has been submitted that proposes an art contribution to be installed on 
parts of the building fac;ade that focus on animating the breezeways and nearby public 
frontage. A Letter of Credit or cash (as determined at the sole discretion of the City) will 
be secured. The agreement will secure the following: 
• The property owner, at his/her expense and within thirty (30) days of the date on 

which the Public Art is installed, executes and delivers to the City a transfer of all of 
the developer's rights, title and interest in the Public Art to the subsequent strata or 
property owner of a non-residential component of the development (including 
transfer of joint world-wide copyright) or as otherwise determined to be satisfactory 
by the City Solicitor and Director, Arts, Culture and Heritage Services. 
Note: It is the understanding of the City that the artist's title and interest in the public 
artwork will be transferred to the owner upon acceptance of the artwork based on an 
agreement solely between the owner and the artist and that these interests will in tum 
be transferred to the City, subject to approval by Council to accept the donation of 
the artwork. 

• The owner, at the owner's sole cost and expense, submits a final report to the City 
promptly after completion of the installation of the Public Art in accordance with the 
City approved Public Art Plan, which report shall, to the satisfaction of the Director, 
Development and Director, Arts, Culture, and Heritage Services including: 
o Information regarding the siting of the Public Art, a brief biography of the 

artist(s), a statement from the artist(s) on the Public Art, and other such details as 
the Director, Development and Director, Arts, Culture, and Heritage Services 
mayreqmre. 

o A statutory declaration, satisfactory to the City Solicitor, confirming that the 
owner's financial obligation(s) to the artist(s) have been fully satisfied. 

o The maintenance plan for the Public Art prepared by the artist(s). 
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o Digital records (e.g., photographic images) of the Public Art, to the satisfaction 
of the Director, Development, and Director, Arts, Culture and Heritage Services. 

• Ownership provisions are to specify that the on-site Public Art will be owned and 
maintained by a non-residential owner and that on-site Public Art is to remain visible 
to the public every day at all times. 

• A requirement to apply to the City for any proposed changes in the programming of 
the Public Art. The City is not obligated to approve any programming changes. 
Further, the City reserves the ability to change the programming of the Public Art for 
the duration of the installation. 

111. As an alternative to the provision on Public Art on-site, the owner may offer to make a 
voluntary cash contribution in lieu. 

b) Registration of a statutory right of way (SRW), generally as shown in Sketch Plan A 
(attached) for breezeway areas (north/south breezeway approximately 78m2, east/west 
breezeway approximately 48 m2). The SRW area will provide for: 

1. Access during standard business hours that is universally accessible and public, in the 
form of a combined walkway/off-street dismounted bike path for the use and enjoyment 
of pedestrians, to the satisfaction of the City. 

11. Maintenance at the sole cost of the owner. 
111. Building encroachment above and below the right of way area is permitted provided 

access and use remains unobstructed and universally accessible. 
1v. The owner's ability to close a portion of the right of way to public access to facilitate 

maintenance or repairs to the right of way provided that adequate public access is 
maintained and the duration of the closure is limited, as approved by the City in writing 
in advance of any such closure. 

2. Shared Amenities: Registration of a restrictive covenant and/or alternative agreement specifying 
shared access and use of indoor and outdoor amenity space for all residents, including use of 
residential guest suites. Guest suites are to be restricted to use as short term accommodation only and 
the strata may apply a user fee for their access and use. Upon stratification of the subject site, the 
residential guest suites will be designated as common property or as otherwise determined to the 
satisfaction of the City and shall be accessible to all residents. 

3. Landscape Security: Receipt of a Letter of Credit for landscaping in the amount of $612,563.49, 
based on a cost estimate provided by Durante Kreuk Ltd., which includes a 10% contingency cost to 
secure the developer's planting and maintenance (for a period of one year) of 62 bylaw size 
replacement trees and supplementary tree planting and landscaping on the development site. 
Execution of a legal agreement regarding use and return of the Landscape Security, to the satisfaction 
of the City. If the developer fails to obtain a final Building Permit before the tenth anniversary of 
Development Permit issuance, the outstanding replacement trees will be deemed to have not been 
accommodated. 

Prior to Building Permit issuance, the developer must complete the following requirements: 

1. 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 
many 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 fi1rther information on the 
Building Permit, please contact Building Approvals Department at 604-276-4285. 

2. Submission of a Construction Parking and Traffic Management Plan to the Transportation 
Department (http://www.richmond.ca/services/ttp/special.htm). 

6435610 
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3. Confirmation that the recommendations identified in the acoustic evaluation report by Brown 
Strachan Associates, dated December 6, 2019, and the acknowledgement to design the mechanical 
system to comply with City of Richmond requirements, as noted in the undertaking and assessment 
by Brown Strachan Associates, dated February 14, 202, or equivalent measures, have been 
incorporated in the construction plans. 

4. Confirmation that the commitments regarding EV charging provisions, which are identified in the 
plans prepared by Nemetz and Associates Ltd., or equivalent measures, have been incorporated into 
the construction plans to the satisfaction of Sustainability staff. 

5. Provision ofrecommended noise mitigation measures\ for on-site District Energy Utility facilities, as 
needed. 

6. Confirmation that minimum ceiling heights to accommodate truck access (minimum 4.5 m) and 
collection (minimum 7.5 m) are consistent with City Waste Management Design Guidelines. 

7. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning 
and/or Development Permit process. 

Signed (signed copy on file): ______________ _ 

Date: 

6435610 
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Sketch Plan A 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 18-829141 

Luxe Richmond Nominee Ltd., (on behalf of the property owners 
(Townline No. 3 Road Holdings Ltd., Inc. No. BC1185640, Can Lit 
Development Holding Inc. No. BC1150462, City of Richmond) 

5591, 5631, 5651 and 5671 No. 3 Road 

c/o 1800-510 West Georgia Street, Vancouver, BC. V6B 0M3 

1. This Development Pennit 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 Pennit 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 # 1.1 to # 7 .1 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 
$612,563.49 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: 

No. DP 18-829141 

Luxe Richmond Nominee Ltd., (on behalf of the property owners 
(Townline No. 3 Road Holdings Ltd., Inc. No. BC1185640, Can Lit 
Development Holding Inc. No. BC1150462, City of Richmond) 

5591, 5631, 5651 and 5671 No. 3 Road 

c/o 1800-510 West Georgia Street, Vancouver, BC. V6B 0M3 

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 

6435610 

ISSUED BY THE COUNCIL THE 
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Director, Development 

Report to Development Permit Panel 

Date: August 26, 2020 

File: DV 20-896703 

Re: Application by Dagneault Planning Consultants Ltd. for a Development Variance 
Permit at 2151, 2511, 2611, 2651 No. 7 Road and PID 001-928-899 

Staff Recommendation 

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

a) Reduce the minimum front yard setback for agricultural buildings and structures from 7.5 m 
to 1.87 m; 

b) Reduce the minimum interior side yard setback for agricultural buildings and structures from 
4.5 m to 0.58 m; and 

c) Reduce the minimum lot area from 2.0 ha to 0.34 ha at 2651 No. 7 Road in order to resolve 
an encroachment issue with the existing agricultural buildings and structures along the south 
property line of261 l No. 7 Road. 

This would allow the existing agricultural buildings and structures at 2151, 2511, 2611, 
2651 No. 7 Road and PID 001-928-899 on a site zoned "Agriculture (AG 1 )" to remain and 
facilitate a proposed subdivision. 

tJc:1~ ~-
Wayne Craig 
Director, Deve 
(604-247-4625) 

WC:sds 
Att. 6 
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August 26, 2020 - 2 -

Staff Report 

Origin 

DV 20-896703 

Dagneault Planning Consultants Ltd., on behalf of the property owner Mayland Farms Ltd. 
(Director: Kim May), has applied to the City of Richmond to vary the provisions of Richmond 
Zoning Bylaw 8500 to: 

a) Reduce the minimum front yard setback for agricultural buildings and structures from 7.5 m 
to 1.87 m. 

b) Reduce the minimum interior side yard setback for agricultural buildings and structures from 
4.5 m to 0.58 m. 

c) Reduce the minimum lot area from 2.0 ha to 0.34 ha at 2651 No. 7 Road in order to resolve 
an encroachment issue with the existing agricultural buildings and structures along the south 
property line of 2611 No. 7 Road. 

This would allow the existing agricultural buildings and structures at 2151, 2511, 2611, 
2651 No. 7 Road and PID 001-928-899 on a site zoned "Agriculture (AG 1 )" to remain and 
facilitate a proposed subdivision. The subject properties are part of an associated subdivision 
proposal (SD 19-872413/SD 20-8913 7 4) to accomplish the following: 

• Align the property lines with the existing farm operations by adjusting the existing 
property lines to follow existing farm access roads and crop boundaries. An air photo 
map illustrating the proposal is provided in Attachment 1. 

• Provide direct road access to each parcel. One of the existing lots currently does not have 
frontage on No. 7 Road. The proposal would provide a pan-handle to this lot for access to 
No. 7 Road. Providing the pan-handle would not increase the number of parcels with 
residential development potential as the proposed subdivision would result in a reduction 
of the total number of parcels, and the same number of parcels with frontage along a 
municipal road. 

• Resolve an encroachment issue with the existing agricultural buildings and structures 
along the south property line of 2611 No. 7 Road. The south property line is proposed to 
be shifted slightly to the south (approximately 0.8 m), thus reducing the area of the 
property at 2651 No. 7 Road, also owned by the same property owner. As per the AGl 
zone, the minimum lot area is 2.0 ha. In order to resolve the encroachment issue, the 
minimum lot area of 2651 No. 7 Road is proposed to be varied to 0.34 ha as part of this 
Development Variance Permit application. The current lot area of 2651 No. 7 Rd is 
approximately 0.35 ha. 

• Transfer the parcels to the next generation of farmers (the property owner's children) as 
part of farm succession planning and the continuation of the farming operation. The 
property owner has provided a letter (Attachment 2) indicating the intent to transfer the 
parcels to the property owner's children. 

The proposed subdivision plan is provided in Attachment 3 for reference. The subdivision 
proposal has been submitted under Section 10 of the ALR General Regulation, which allows the 
Approving Officer to approve a subdivision without the approval of the Commission, subject to a 
number of conditions, specifically in this case: 
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1. Resolves a building encroachment on a property line and creates no additional parcels. 
(SD 20-891374 proposes shifting the north property line o/2651 No. 7 Road south by 
approximately 0.8 m to ensure the existing agricultural buildings and structures do not 
cross property lines). 

2. Involves not more than four parcels, each of which is a minimum of 1 ha., and results in 
all of the following: 

a. No increase in the number of parcels. 
b. Boundary adjustments that, in the opinion of the Approving Officer, will allow for 

the enhancement of farming on the owner's agricultural land or for the better use 
of structures used for farming. 

c. No parcel in the reserve ofless than one hectare. 
(SD 19-872413 proposes to subdivide the four existing lots at 2151, 2511, 2611 No. 7 
Road & PID 001-928-899 into three lots. The proposed subdivision would reconcile 
property lines with existing farm operations and reduce the overall number o_f parcels 
from four to three. The smallest resulting parcel would be 6.5 hectares in area). 

The Official Community Plan (OCP) land use designation for the subject site is "Agriculture 
(AGR)", which comprises of those areas of the City where the principal use is agriculture and 
food production, but may include other land uses as permitted under the Agricultural Land 
Commission Act (ALCA). The City's OCP also contains policies limiting subdivision of 
agricultural land into smaller parcels, except where possible benefits to agriculture can be 
demonstrated. The proposed subdivision would result in a reduction of the total number of 
parcels from four to three, and would not increase the number of parcels with residential 
development potential. The proposal would comply with the OCP designation and is generally 
consistent with OCP policy. 

The site currently contains an active farming operation (cranberry production) and is classified as 
farm as per BC Assessment. The site also contains a number of agricultural building and 
structures in association with the farm operation, which do not comply with the current minimum 
setbacks in the "Agriculture (AG 1 )" zone, but are legal non-conforming structures. The purpose 
of the proposed Development Variance Permit application is to vary the required setbacks and 
resolve an encroachment issue in order to facilitate the proposed subdivision and allow these 
agricultural buildings and structures to remain in their current location. 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 4) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

To the North: Across a City-owned Road Right-of-Way, a railroad and lots zoned "Light 
Industrial (IL)". 

To the East: Across No. 7 Road, single-family dwellings and agricultural operations on lots 
zoned "Agriculture (AG 1 )", fronting No. 7 Road. 
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To the South: Single-family dwellings and agricultural operations associated with the subject 
farming operation on lots zoned "Agriculture (AG 1 )". 

To the West: Across a City-owned Road Right-of-Way, properties zoned "Light Industrial (IL)" 
and "Agriculture (AG 1 )". 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the staff comments 
identified as part of the review of the subject Development Variance 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 the "Agriculture (AG 1 )" zone except for the zoning 
variances noted below. 

Zoning ComplianceNariances (staff comments in bold) 

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

a) Reduce the minimum front yard setback for agricultural buildings and structures from 7.5 m 
to 1.87 m. 

b) Reduce the minimum interior side yard setback for agricultural buildings and structures from 
4.5 m to 0.58 m. 

c) Reduce the minimum lot area from 2.0 ha to 0.34 ha at 2651 No. 7 Road in order to resolve 
an encroachment issue with the existing agricultural buildings and structures along the south 
property line of 2611 No. 7 Road. 

• The subject Development Variance Permit application has been submitted in association 
with a proposed subdivision (SD 19-872413/SD 20-891374). The purpose of the proposed 
subdivision is to align the property lines with the existing farm operations and provide 
direct road access (from No. 7 Road) to each parcel, resolve an encroachment issue with 
the existing agricultural buildings and structures along the south property line of 2611 No. 
7 Road, and ultimately transfer the parcels to the next generation of farmers as part of the 
property owner's farm succession planning. 

• In order to facilitate the proposed subdivision, a Development Variance Permit is required 
to allow the existing agricultural building and structures, which support the existing farm 
operation, to remain in their current location. The existing agricultural buildings are used 
as storage for farming equipment and a farm office in support of the existing farm 
operation. 

• Building Approvals staff conducted inspections of the existing agricultural building and 
structures and have no concerns. The existing agricultural building and structures are 
considered legal non-conforming. 

• The properties are currently farmed for cranberry production and have farm status as per 
BC Assessment. The applicant has indicated the parcel is part of a large holding that 
includes 32 parcels (including the surrounding parcels). All parcels are currently part of 
an intensive farming operation associated with cranberry production. This is not proposed 
to change, but will allow the continuation of the farming operation by the next generation 
of farmers. 
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• The applicant has also submitted an Agrologist Report in support of the application 
(Attachment 5). 

• The Food Security and Agricultural Advisory Committee (FSAAC) reviewed and 
supported the subject Development Variance Permit application and proposed subdivision 
at its meeting held on June 18, 2020. An excerpt from the June 18, 2020 FSAAC meeting 
minutes is provided in Attachment 6. 

• The building setback variances would only apply to the existing buildings and structures. 

Conclusions 

Dagneault Planning Consultants Ltd., on behalf of Mayland Farms Ltd., has applied to the City 
of Richmond to vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) Reduce the minimum front yard setback for agricultural buildings and structures from 7.5 m 
to 1.87 m. 

b) Reduce the minimum interior side yard setback for agricultural buildings and structures from 
4.5 m to 0.58 m. 

c) Reduce the minimum lot area from 2.0 ha to 0.34 ha at 2651 No. 7 Road in order to resolve 
an encroachment issue with the existing agricultural buildings and structures along the south 
property line of 2611 No. 7 Road. 

This would allow the existing agricultural buildings and structures at 2151, 2511, 2611, 
2651 No. 7 Road and PID 001-928-899 on a site zoned "Agriculture (AGl)" to remain and 
facilitate a proposed subdivision in order to transfer the parcels to the next generation of farmers 
as part of the property owner's farm succession planning. 

As the proposed development would meet applicable policies in the Official Community 
Plan (OCP), staff recommend that the Development Variance Permit be endorsed, and issuance 
by Council be recommended. 

Steven De Sousa 
Planner 1 
(604-204-8529) 

SDS:blg 

Attachments: 
Attachment 1 : Aerial Photo 
Attachment 2: Letter from the Property Owner regarding Transfer of Parcels 
Attachment 3: Proposed Subdivision Plan 
Attachment 4: Development Application Data Sheet 
Attachment 5: Agro lo gist Report 
Attachment 6: Excerpt from the June 18, 2020 FSAAC Meeting Minutes 

6496446 



1 .
..

 ..
, .
.
 ,.,

 .
.
 ..

,.
..

,.
,,

.,
, 
.
.
 ,.

, .
.
 ,.<

 ..
 '0

•I
0

0
•-

•
0

0
-•

0
<

>
'6

<
• 

...
 c

 ...
...

...
.. 

~'
"'"

''•
•• 

, ..
..

...
...

. •
rO

l"
•·

••
'"'

""
""

"'"
oq

 
..

 .. ,..,. 
... , .

.... ,
 .....

. .. 
U

nn
oo

••
•"

'•-
•"

'"
••

••
 ..

..
..

...
 ••

11
""

""
''"

'"
°"

"'
•"

•"
"'

. 
..

..
..

..
..

 r
"'

""
 ...

 ,.
N

.-W
•><

•·"
"'"

' 
,,

.. •
• s

 .
. 01

•••
11

"""
"""

•••
· ..

 ••
•-

.. •
 .. o

r .
..

. 1
""

""
-"

""
 

_,
.,_

.""
""

'""
'··

••"
> 

'1
C

•
•
'"

'"
".

..
,,

io
~

o 
..,

,,.
,,.

,.
, .
..

 ,.
 ••

 N
 ..
..

..
..

..
..

..
 d 

..
..

..
..

..
..

. 
~
 ..

 , .
..

 ,p
 ..

. ,
 .

..
. ,

 

W
•E

 

_._
 



August 25, 2020 

City of Richmond 
Urban Development Division 
6911 No. 3 Road 
Richmond, British Columbia 
V6Y 2Cl 

Dear Sirs: 

RE: PROPOSED SUBDIVISION: 2151, 2511 & 2611 No. 7 ROAD, 

ATTACHMENT 2 

The purpose of this subdivision is to realign several existing lots as part of a succession plan 
whereby we will divest ourselves of these lands to our children so they can continue to actively 
farm them. 

At this point in our succession planning it is our intent to dispose of the property in the following 
manner: 

Lot A to: Garrett May 
Lot B to: Tyler May 
Lot C to: Tyler May 

We trust this provides you with the information you require. 

Respectfully submitted, 

Mayland Farms 
David & Kim May 
2611 No. 7 Road 
Richmond, BC 
V6V 1R3 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DV 20-896703 Attachment 4 

Address: 2151, 2511, 2611, 2651 No. 7 Road & PIO 001-928-899 
Mayland Farms Ltd. 

Owner: (Director: Kim May) Applicant: Dagneault Planning Consultants Ltd. 

Planning Area(s): East Richmond -------------------------------

I Existing I Proposed 
2151 No. ?Road: 15.48ha 

Lot A: 22.3 ha 
2511 No. 7 Road: 3.58 ha 

Lot B: 16.6 ha Site Area: 2611 No. 7 Road: 3.11 ha 
PIO 001-928-899: 23.22 ha 

Lot C: 6.5 ha 

2651 No. 7 Road: 0.35 ha 
2651 No. 7 Road: 0.34 ha 

Land Uses: Agriculture No change 

OCP Designation: Agriculture (AGR) No change 

Zoning: Agriculture (AG1) No change 

Agricultural Buildings 
I I 

Proposed I Variance and Structures Bylaw Requirement 

Lot Coverage: Max. 35% Complies None 

Setback - Front Yard: Min. 7.5 m 1.87 m 
Variance 

requested 

Setback - Side Yard: Min. 4.5 m 0.58 m 
Variance 

requested 
Lot A: 22.3 ha 

Lot Area Min. 2.0 ha 
Lot B: 16.6 ha Variance 
Lot C: 6.5 ha requested 

2651 No. 7 Road: 0.34 ha 

Height: Max. 35.0 m Complies None 
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An Opinion on an Application to Realign 
Lot Line Boundaries 

Client: Mayland Farms Ltd. 

Date: May 30, 2019 

2533 Copper Ridge Drive, West Kelowna, BC, V4T 2X6, 

Phone: 250-707-4664, Cell : 250-804-1798, emai l: bholtby@shaw.ca 

ATTACHMENT 5 



1.0 The Proposal 

David May, through his company, Mayland Farms Ltd. (lnc. No. 278084) wishes to 
realign parcel boundaries to rationalize their location and to allow for a succession plan 
for his children. 

The lots involved are: 

1. Lot 1 Section 22 Block 5 North Range 5 West New Westminster District Plan 
69622; PID 001-928-899 containing 57.4 acres or 23.23 hectares. 

2. Parcel A Section 22 Block 5 North Range 5 West New Westminster District 
Reference Plan 86761; PID 016-476-611 containing 38.29 acres or 15.49 
hectares. 

3. Lot 5 Section 22 Block 5 North Range 5 West New Westminster District Plan 
69622; PID 001-928-953 containing 8.86 acres or 3.58 hectares. 

4. Lot 4 Section 22 Block 5 North Range 5 West New Westminster District Plan 
69622; PID 001-928-945 containing 7.7 acres or 3.12 hectares. 

The lots are shown in Figure 1: 

Figure 1: Satellite View of Subject Parcels 

The proposed new lot lines are shown in Figure 2. The revisions are : 

I. To nudge the western boundary of Lots 2, 3, and 4 to conform to the road 
currently in the eastern edge of Lot 1. 

2. Move the boundary between Lots 3 and 4 to create a panhandle on the new lot to 
allow access from the No 7 Road to Lot I. The move of the lot line eliminates 
one lot. 



I 
An Opinion on an Application to /\~align Boundaries within the ALR. Page2 
Mayland Farms Ltd. 

Figure 2: Proposed New Lot Lines 

Note: the lot lines through the shop area will be defined in the survey. 

The new lot sizes are: 

Lot# Acres Hectares 

1 57.8 23.4 

2 42.2 17.1 

3 16.9 6.8 

Given the nature of the application, it is made under Section 10 (l)(c) of the Agricultural 
Land Reserve General Regulation. 

2.0 Qualifications 

I am a licensed Agrologist and have been a full member of the B.C. Institute of 
Agrologists since 1971 (except 2001-2002). I am a graduate from the University of 
British Columbia with a Bachelor of Science degree in 1967, specializing in Agriculture 
Economics, and a Master of Science degree in 1972, specializing in Farm Management. 
My thesis for my Master's degree was entitled Resource Allocation for the Median Peace 
River Farm in British Columbia 

I have been involved in the work of the Agricultural Land Commission since 1974 when 
the reserve boundaries were proclaimed. At that time, I was District Agriculturist for the 
British Columbia Ministry of Agriculture in Prince George. In October 1978 I entered 
private practice and have provided professional opinions for clients who have sought 
amendments to the Agricultural Land Reserve boundaries, subdivision within the ALR, 
or who have needed assistance in compliance with requests from the Commission. 
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Mayland Farms Ltd. 

Page 3 

I have also written and spoken of the need to address the unintended consequences of the 
provincial land use policy. 

All agricultural assessments, whether they are for feasibility or management purposes, 
start with the soils. Past that point one needs an understanding of plant science, animal 
science and farm management to properly assess the farming potential of any site. I have 
demonstrated that understanding throughout my career. 

During my years in both public and private practice, Courts and Review Boards have 
accepted me as an expert regarding farming practices in British Columbia. Consequently, 
I feel qualified to provide an assessment of a proposal under the Agricultural Land 
Commission Act. My qualifications and experience allow me to comment on the value of 
agricultural land and the practices of farming on that land. 

Consequently, I believe I am qualified to comment on the two main purposes of the 
Agricultural Land Commission. That is: to preserve agricultural land, and to encourage 
farming on agricultural land in collaboration with other communities of interest. 

I have been a member of the Environmental Appeal Board and the Forest Appeals 
Commission. Following these appointments, I have received training in Administrative 
Law and the Rules of Natural Justice. 

Since the inception of the Application Portal, I have been identified in the application as 
the "Agent." The reader should note that I do not act as an agent in the normal use of the 
term. That is, I have no fiduciary responsibility to the applicant. 

Section 3 of the Code of Ethics of the BC Institute of Agrologists includes the paragraph: 

• ensure that they provide an objective expert opinion and not an opinion that 
advocates for their client or employer or a particular patiisan position. 

Given the complexity of the Potial, it is more expeditious for me to enter the data and 
fmward correspondence than to expect the applicants to learn the procedure for what may 
be a one time process. 

I have requested that the Commission use the term "Consultant" rather than "Agent" as it 
describes the work performed. Given the refusal to amend the title, I am content in the 
understanding that I am acting in concert with the requirements of my profession 
whatever term is used. 

3.0 Agricultural Capability of the Subject Parcels 

The subject parcels are currently in cranberry production and are expected to continue 
being farmed by the next generation. Photograph 1 shows the fields from the southern 
boundary of the new lots I and 3. 
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Mayland Farms Ltd. 

Photograph 1: New Lot 1 

4.0 Local Government Concerns 

All existing parcels are zoned AG 1. The proposed boundary realignments do not 
challenge that zoning. 

Section 14. l .8 of zoning bylaw 8672 reads: 

14.1.8 Subdivision Provisions/Minimum Lot Size 

1. Subdivision of land in the Agricultural Land Reserve shall not be 
permitted unless approved by the Provincial Agricultural Land 
Commission. Where the approval of the Provincial Agricultural 
Land Commission is not required, the minimum lot area shall be 
2.0 ha. 

Page 4 

As is shown in Section I, all three new lots will comply with the 2.0 hectare minimum. 
Section 10 of the Agricultural Land Reserve General Regulation 

Section 10 (1 )( c) of the Regulations reads: 

IO (I) Despite section 18 (5) of the Act, an approving officer or other person referred to 
in that provision may approve a subdivision described in that provision without 
the approval of the commission if the proposed subdivision achieves one or more 
of the following: .. . 

(c) involves not more than 4 parcels, each of which is a minimum of I ha, 
and results in all of the following: 

(i) no increase in the number of parcels; 

(ii) boundary adjustments that, in the opinion of the approving officer, 
will allow for the enhancement of farming on the owner's 
agricultural land or for the better use of structures used for farming; 
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(iii) no parcel in the reserve of less than 1 hectare; 
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The proposal reduces the number of parcels from 4 to 3. All parcels are larger than 1 
hectare. 

With respect to sub subsection (ii), the principal benefits of the proposed boundary 
adjustment are the rationalization of the legal lot lines with the field patterns of the 
cranberry fields and the improved access to the fields from the farm headquaiters. Both 
attributes enhance the farm. 

5.0 Summary and Conclusion 

In my opinion, the proposed boundary adjustments fulfill the criteria in Section 10( 1 )( c) 
of the regulation. 

By rationalizing the boundaries of the farm, the land can be apportioned to Mr. May's 
children to make the next generation of farmers viable with title and the ability to 
independently manage the new farms. 

I remain available to discuss my findings and opinion on this application. 

Respectfully submitted, 

/f' 
/ 

R.G. (Bob) Holtby, P.Ag. May 30, 2019 



ATTACHMENT 6 

Excerpt from the Meeting Minutes of the 

Food Security and Agricultural Advisory Committee (FSAAC) 

Thursday, June 18, 2020 - 7:00 p.m. 
Rm. M.2.002 (Webex) 
Richmond City Hall 

Subdivision/Development Variance Permit Application - 2151, 2511, 2611 No. 7 
Road & PIO 001-928-899 

Steven De Sousa, Planner 1, introduced the applications and provided the following comments: 

• The purpose of the application is to align property lines with the existing farm operations 
on-site and to provide direct road access to each parcel; 

• The properties are currently being farmed for cranberries and have farm status, which is 
proposed to continue should the applications be approved; and 

• A number of applications have been submitted in association with the proposal, including 
a subdivision application for the overall lot configuration, a subdivision application to 
resolve building encroachments along the south property line, and a Development 
Variance Permit application to address setback compliance issues with the existing 
agricultural buildings. 

The property owner noted that these applications are also for farm succession planning and to 
transfer the parcels to his children to continue farming. 

The Committee passed the following motion: 

That the Food Security and Agricultural Advisory Committee support the 
Subdivision/Development Variance Permit Application at 2151, 2511, 2611 No. 7 Road & PID 
001-928-899 (SD 19-872413 /SD 20-891374 I DV 20-896703). 

Carried Unanimously 

6516616 



City of 
Richmond Development Variance Permit 

To the Holder: 

No. DV 20-896703 

DAGNEAUL T PLANNING CONSULTANTS LTD. 

Property Address: 2151, 2511, 2611, 2651 NO. 7 ROAD AND PIO 001-928-899 

C/O BRIAN DAGNEAUL T Address: 
220- 8171 COOK ROAD 
RICHMOND, BC V6Y 3T8 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied as follows: 

a) Reduce the minimum front yard setback for agricultural buildings and structures from 
7.5 m to 1.87 m; 

b) Reduce the minimum interior side yard setback for agricultural buildings and 
structures from 4.5 m to 0.58 m; and 

c) Reduce the minimum lot area from 2.0 ha to 0.34 ha at 2651 No. 7 Road in order to 
resolve an encroachment issue with the existing agricultural buildings and structures 
along the south property line of 2611 No. 7 Road. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures 
shall be constructed generally in accordance with Plan #1 attached hereto. 

5. 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. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse. 

This Permit is not a Building Permit. 

6496446 



To the Holder: 

Property Address: 

Address: 

Development Variance Permit 
No. DV 20-896703 

DAGNEAUL T PLANNING CONSULTANTS LTD. 

2151, 2511, 2611, 2651 NO. 7 ROAD AND PIO 001-928-899 

C/O BRIAN DAGNEAUL T 
220 - 8171 COOK ROAD 
RICHMOND, BC V6Y 3T8 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 

6496446 



City of 
Richmond 

"" 
DV 20-896703 

SCHEDULE "A" 

Original Date: 04/07/20 

Revision Date: 08/19/25 

Note: Dimensions are in METRES 
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Variances proposed: 
a) Front yard setback for agricultural buildings and 
structures: from 7.5 m to 1.87 m 
b) Interior side yard setback for agricultural 
buildings and structures: from 4.5 m to 0.58 m 
c) Reduce the minimum lot area from 2.0 ha to 
0.34 ha at 2651 No. 7 Road in order to resolve an 
encroachment issue with the existing agricultural 
buildings and structures along the south property 
line of 2611 No. 7 Road 
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