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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, February 19, 2013 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

MINUTES 
 
PLN-7  Motion to adopt the minutes of the meeting of the Planning Committee held 

on Tuesday, February 5, 2013. 

 

 
  

NEXT COMMITTEE MEETING DATE 
 
  Tuesday, March 5, 2013, (tentative date) at 4:00 p.m. in the Anderson Room 

 

  COMMUNITY SERVICES DEPARTMENT 
 
 1. HOUSING AGREEMENT BYLAW NO. 8995 TO PERMIT THE CITY 

OF RICHMOND TO SECURE AFFORDABLE HOUSING UNITS 
LOCATED AT 5440 HOLLYBRIDGE WAY- (HOLLYBRIDGE 
PROJECT (NOMINEE) LTD.- INC. NO. BC 0947509) 
(File Ref. No. 12-8060-20-8995, RZ 09-506904) (REDMS No. 3795171) 

PLN-15  See Page PLN-15 for full report  

  Designated Speaker:  Dena Kae Beno



Planning Committee Agenda – Tuesday, February 19, 2013 
Pg. # ITEM  
 

PLN – 2 

  STAFF RECOMMENDATION 

  That Bylaw No. 8995 be introduced and given first, second and third 
readings to permit the City, once Bylaw No. 8995 has been adopted, to enter 
into a Housing Agreement substantially in the form attached hereto, in 
accordance with the requirements of s. 905 of the Local Government Act, to 
secure the Affordable Housing Units required by the Rezoning Application 
09-506904. 

 

 
 2. HOUSING AGREEMENT BYLAW NO. 8996 TO PERMIT THE CITY 

OF RICHMOND TO SECURE AFFORDABLE HOUSING RENTAL 
UNITS AT KIWANIS TOWERS - 6251 MINORU BOULEVARD 
(AFFORDABLE HOUSING SPECIAL DEVELOPMENT 
CIRCUMSTANCE) - RICHMOND KIWANIS SENIOR CITIZENS 
HOUSING SOCIETY 
(File Ref. No. 12-8060-20-8996; RZ 11-591685) (REDMS No. 3793706) 

PLN-47  See Page PLN-47 for full report  

  Designated Speaker:  Dena Kae Beno

  STAFF RECOMMENDATION 

  That Bylaw No. 8996 be introduced and given first, second and third 
readings to permit the City, once Bylaw No. 8996 has been adopted, to enter 
into a Housing Agreement substantially in the form attached hereto, in 
accordance with the requirements of s. 905 of the Local Government Act, to 
secure the Affordable Housing Units required by Rezoning Application 11-
591685. 

 

 

  PLANNING & DEVELOPMENT DEPARTMENT 
 
 3. APPLICATION BY COTTER ARCHITECTS INC. FOR REZONING 

AT 3551 BAYVIEW STREET 
(File Ref. No. 12-8060-20-9001, RZ 12-615239) (REDMS No. 3709037) 

PLN-75  See Page PLN-75 for full report  

  Designated Speaker:  Wayne Craig 
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  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9001 to: 

  (1) amend the regulations specific for Affordable Housing Contributions 
related to the “Commercial Mixed Use (ZMU22) - Steveston 
Commercial” zone; and 

  (2) create “Commercial Mixed Use (ZMU22) – Steveston Commercial” 
and for the rezoning of 3531 Bayview Street from “Light Industrial 
(IL)” to “Commercial Mixed Use (ZMU22) – Steveston Commercial” 

  be introduced and given first reading. 

 

 
 4. PROPOSED AMENDMENTS TO THE LIGHT INDUSTRIAL (IL) 

ZONING DISTRICT AND APPLICATION BY BERANE 
CONSTRUCTION LTD. FOR REZONING AT 16360 RIVER ROAD 
FROM GOLF COURSE (GC) TO LIGHT INDUSTRIAL (IL) 
(File Ref. No. 12-8060-20-8998, RZ 10-523713) (REDMS No. 3791379) 

PLN-115  See Page PLN-115 for full report  

  Designated Speaker:  Wayne Craig 

  STAFF RECOMMENDATION 

  That Bylaw 8998, to amend the “Light Industrial (IL)” zoning district and 
to rezone 16360 River Road from “Golf Course (GC)” zoning district to the 
amended “Light Industrial (IL)” zoning district, be introduced and given 
first reading. 

 

 
 5. PROPOSED LONG-TERM STREETSCAPE VISIONS FOR BAYVIEW 

STREET AND CHATHAM STREET 
(File Ref. No. 10-6360-01/2012) (REDMS No. 3719467 v5) 

PLN-143  See Page PLN-143 for full report  

  Designated Speaker:  Victor Wei

  STAFF RECOMMENDATION 

  (1) That the proposed long-term streetscape visions for Bayview Street 
and Chatham Street, as described in the staff report dated February 
8, 2013 from the Director, Transportation, be endorsed in principle 
for the purpose of carrying out public consultation; and 
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  (2) That staff report back on the outcome of the above public 
consultation regarding the proposed streetscape visions 

 

 
 6. TANDEM PARKING REQUIREMENTS IN TOWNHOUSE 

DEVELOPMENTS – REPORT BACK ON REFERRAL 
(File Ref. No. 10-6455-01/2012) (REDMS No. 3466416 v12) 

PLN-163  See Page PLN-163 for full report  

  Designated Speaker:  Victor Wei

  STAFF RECOMMENDATION 

  (1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 8993 
(Townhouse Tandem Parking): 

   (a) to permit a maximum of 75% tandem parking spaces in all 
standard and site specific townhouse zones (except those that 
already permit 100% tandem parking); 

   (b) to require one tandem parking space to have a wider space if a 
townhouse is wider than 4.57 m (15 ft); 

   (c) to require visitor parking for residential uses be identified by 
signage; and 

   be introduced and given first reading; 

  (2) That Official Community Plan Bylaw 9000, Amendment Bylaw 8994 
(Residential Visitor Parking Signage), to insert a new Development 
Permit Guideline regarding way finding signage to visitor parking 
spaces for multi-family residential uses, be introduced and given first 
reading; 

  (3) That Official Community Plan Bylaw 9000, Amendment Bylaw 8994 
(Residential Visitor Parking Signage), having been considered in 
conjunction with: 

   (a) the City’s Financial Plan and Capital Program; 

   (b) the Greater Vancouver Regional District Solid Waste and 
Liquid Waste Management Plans; and 

   is hereby deemed to be consistent with said program and plans, in 
accordance with Section 882(3)(a) of the Local Government Act; and 
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  (4) That Official Community Plan Bylaw 9000, Amendment Bylaw 8994 
(Residential Visitor Parking Signage), having been considered in 
accordance with OCP Bylaw Preparation Consultation Policy 5043 is 
hereby deemed not to require further consultation. 

 

 
 7. AMENDMENTS TO THE STEVESTON VILLAGE CONSERVATION 

STRATEGY AND STEVESTON AREA PLAN AMENDMENT 
(File Ref. No. 08-4200-03) (REDMS No. 3752676 v.2) 

PLN-181  See Page PLN-181 for full report  

  Designated Speakers:  Terry Crowe & Barry Konkin

  STAFF RECOMMENDATION 

  (1) That the proposed Review Concept to amend the Steveston Village 
Conservation Strategy  as outlined in the staff report dated January 
22, 2013 from the General Manager, Planning and Development, be 
endorsed in principle for the purpose of carrying out public 
consultation; and 

  (2) That staff report back on the outcome of the above public 
consultation regarding the proposed Review Concept.  

 

 
 8. CITY CENTRE STUDY TO EXPLORE THE IMPLICATIONS OF 

INCREASING BUILDING HEIGHT 
(File Ref. No.) (REDMS No. 3799879) 

PLN-199  See Page PLN-199 for full report  

  Designated Speaker:  Terry Crowe

  STAFF RECOMMENDATION 

  (1) That Council authorize staff, as a one-time exception, to receive a 
rezoning application, at 6560-6700 No. 3 Road, from Townline 
Homes and, as part of the review, analyze the potential implications 
and benefits of possibly increasing the maximum City Centre 
building height and density, as outlined in the report, dated February 
13, 2013, by the General Manager, Planning and Development; 
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  (2) That, to avoid property owner, developer and public speculation 
regarding any actual increase in City Centre building height and 
density, staff not receive any other similar zoning or Development 
Permit applications beyond that indentified in Recommendation 1 
above, until the Federal government and Council authorize any 
increase in City building height and density; 

  (3) That to ensure co-ordination with the Vancouver International 
Airport Authority (YVR), City staff notify YVR and invite comments; 

  (4) That City staff post a notice on the City’s Web site and notify the 
Urban Development Institute (UDI) to advise that property owners, 
developers and the general public, that they are: 

   (a) to recognize that the above proposed approach is a one-time 
exception; 

   (b) not to assume that there will be an increase in City Centre 
building height and density as, it is the Federal government who 
authorizes any increase in the height allowed by Vancouver 
Airport International Zoning Regulations and Council has not 
decided whether or not to amend the City Centre Area Plan 
(CCAP) to increase building height and density (beyond that 
currently identified in the CCAP) and 

   (c) to assume that the full lift in land value associated with any 
future increase in building height or density (beyond that 
currently identified in the CCAP) will be directed to provide 
additional community benefits beyond those currently identified 
in the CCAP. 

 

 

 9. MANAGER’S REPORT 

 

  
ADJOURNMENT 

 



Date: 

Place: 

Present: 

Absent: 

City of 
Richmond 

Planning Committee 

Tuesday, February 5, 2013 

Anderson Room 
Richmond City Hall 

Councillor Bill McNulty, Chair 
Councillor Chak Au 
Mayor Malcolm Brodie 

Councillor Linda Bames 
Councillor Evelina Halsey-Brandt 
Councillor Harold Steves 

Minutes 

Call to Order: The Chair called the meeting to order at 4:00 p.m. 

3195316 

MINUTES 

It was moved and seconded 
Tltat tire minutes of tlte meeting 0/ lite Planning Committee Iteld 011 

Tuesday, January 22, 2013, he adopted as circulated. 

CARRIED 

COMMUNITY SERVICES DEPARTMENT 

I . 2012 ANNUAL REPORT AND 2013 WORK PROGRAM: RICHMOND 
INTERCULTURAL ADVISORY COMMITTEE 
(File Ref. No. OI- IOO-20-R1AD I -O I ) (REDMS No. 3737959) 

I. 

PLN - 7



Planning Committee 
Tuesday, February 5, 2013 

Joe Greenholtz, past Chair, Richmond Intercultural Advisory Conuniltee 
(RlAC), spoke concerning the Day of Dialogue, a Civic Engagement 
Committee initiative to engage citizens who normall y do not participate in 
intercultural dialogues. He noted that the Day of Dialogue provided citizens 
with an opportunity to air their concerns about how changes to Richmond's 
cultural dynamic are affecting them. He further noted that the event was held 
on January 19th 2013 with sess ions in English, Punjabi, Cantonese and 
Mandarin, and that RIAC will be hosting a major Citizen' s Forum in March to 
provide further opportunity for dialogue. 

In response to an inquiry, Alan Hill , Cultural Diversity Coordinator, stated 
that: (i) a report relating to the Citizen's Forum wi ll be presented to Council 
in the fall of 2013; and (ii) that it would be possible to recirculate RIAC's 
Sign Audit to Counci l. 

I t was moved and seconded 
Tltat tlte Ricltmond Intercultural Advisory Commillee's 2012 Allnual 
Report ami 2013 Work Program (as presenled in A llacltmenl1 of lite staff 
reporl daled Jalluary 8, 2013 from tlte General Mallager, Community 
Services) he approved. 

CARRIE D 

2. RIC HMOND COMMUNITY SER VICES ADVISORY COMMITTEE 
2012 ANNUAL REPO RT AND 2013 WORK PROGRAM 
(File Ref. No. OI. I()()..20·RCSAI·O I) (REDMS No. 3754997) 

Lesley Sherlock, Social Plarmcr, and Rick Dubras, Richmond Community 
Services Advisory Committee (RCSAC) Co-Chair, were present to answer 
questions. 

Reference was made to the "2013 RCSAC Work Plan", and in particular to 
the "Actions" under "Counci l Term Goal 2.4". Committee directed staff to 
delete the following action "RCSAC will host a provincial all candidates 
meeting prior to the provincial election." 

It wa'i moved and seconded 
Tltalllte Ricltmond Commullity Services A dviSOry Commillee's 2013 Work 
Program he approved witlt II.e deletion of lite aclion 'lIIder Council Term 
GOllI 2.4 tltal "RCSAC will It ost a provincial all candidates meeting prior to 
tlt e provincial election ". 

CARRIED 

2. 
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Planning Committee 
Tuesday, February 5, 2013 

3. CI{IL D CARE DEVELOPMENT ADVISORY COMMITTEE 2012 
ANNUAL REPORT AND 2013 WORK PROGRAM 
(File Ref. No. Ql . l00.20.CCDEI.Ol) (REDMS No. 3749043) 

Ms. Sherlock and Linda Shirley, CCDAC Chair, were available to answer any 
queries from the Committee. 

It was moved and seconded 
That til e Child Care Development Advisory Committee's 2013 Work 
Program be approved. 

4. 2013 CHJLD CARE GRANTS 
{File Ref. No.} (REDMS No. 3744108) 

CARRIED 

Ms. Sherlock introduced Coralys Cuthbert, Child Care Coordinator, to the 
Conunittee. 

In answer to questions about the rational for the request for $10,000, Ms. 
Sherlock provided the following information: (i) Volunteer Richmond has 
requested $5,000.00 for ongoing professional development that is offered 
through the Chapter Resource and Referral Services; (ii) an additional 
$5,000.00 was requested for the Circles of Caring Conference which is 
organized by a group of child care providers within the community to enhance 
their skills and knowledge; (iii) as a result of limited resources the group of 
providers have previously hosted the conference using their own operating 
resources limiting the venue resulting in an extensive waiting list; and (iv) the 
grant would allow the group to secure a larger venue and provide opportunity 
for greater attendance at the Conference, which is open to all child care 
providers. 

It was moved and seconded 
Tlt at, as per tlte staff report dated January 9, 2013 from the General 
Manager, Community Services, Child Care grants be awarded as f ollows: 

(1) Child Care Capital Grants be awarded for the recommended 
amounts, and cheques disbursedfor a total of $49,998.53, alld 

(2) Child Care Prof essional and Program Development Grallts be 
awarded f or the recommended amounts and cheques disbursed for a 
lolal oj $15,000. 

CARRIED 

3. 
PLN - 9



Planning Committee 
Tuesday, February 5, 2013 

PLANNING & DEVELOPMENT DEPARTMENT 

5. API'LICATION BY DUNBAR EQUIPMENT LTD. (HOING BUSINESS 
AS HON mCKEY SUPPLIES) FOR A TEMPORARY COMMERCIAL 
USE PERMIT AT 8540 RIVER ROA]) 
(File Ref. No. TU 12-614858) (REDMS No. 3705887) 

Mr. Wayne Craig, Director of Development, advised that a two-year 
Temporary Use Permit for 8540 River Road was approved on November 19, 
2007. The pennit was not renewed by the applicant. 

In reply to queries Mr. Craig slated that the application, if approved, would be 
for a three-year tenn, which may be renewed for an add itional three years. 
The applicant could then re-apply fo r a new penn it upon the expiration o f the 
combined six-year tcnn. It is hoped that the business would either find an 
alternative location or seek rezoning. A rezoning application was not pursued 
at this time as the amount of off-site work required to bring this site up to 
current City standards would be an onerous undertaking for this single 
business. The applicant is actively pursuing other space but has been 
unsuccessful in finding a suitable location. 

ft was moved and seconded 
(1) TIIat the application by Dm,bar Equipmellt Ltd. (doillg business as 

DOli Dickey Supplies) for a Temporary Commercial Use Permit for 
property at 8540 River Road be consiflered at tile March 18, 2013 
Public Hearing at 7:00 pm ill the Council Chambers of Richmond 
City Hall; and 

(2) that tile following recommendatioll beforwllnled to tllat meetiugfor 
consideratiofl, 

"Tllatll Temporary Commercial Use Permit be issued to Dunbar 
Equipment Ltd (doillg business as DOli Dickey Supplies) to allow 
tile retail sale of olltdoor power equipment as all accessory lise at 
8540 River Road. II 

CARRIED 

6. PROPOSED REVISIONS TO THE COACH HOUSE ZONE ALONG 
ARTERIAL ROADS 
(File Ref. No. 12-8060-20-8987) (REDMS No. 3730295) 

Holger Burke, Development Coordinator, provided a brief summary of tbe 
proposed revisions to the existing Coach House Zone; the key points being: 

• to create a new sub zone (RCH I). It was nOled that tbe current 
application in-stream and any future applications for Coach House 
would go through the new sub-zone; 

4. 
PLN - 10



Planning Committee 
Tuesday, February 5, 2013 

• that the new sub-zone is modelled similarly to the Edgemere zoning, 
previously approved by Council; 

• 

• 

• 

• 

• 

the proposed zoning will not permit an attached coach house; 

the proposed zoning will reduce the allowable height of the Coach 
House ITom 7.4 metres to 6 metres; 

the proposed zoning will increase the setback between the single-family 
residence to the Coach House from 3 metres to 4.5 metres; 

the proposed zoning will increase the minimum lot depth and area to 
address concerns with shallower lots being al lowed to rezone to permit 
a Coach House; and 

that staff considered implementing a requirement fo r a Development 
Permit as a condition to rezone but after consultation with small 
builders have not recommended proceeding with this requirement. 

In reply to an enquiry Mr. Burke advised that drawings, such as those 
submitted with a Building Permit application, would be requested as a 
condition of any rezoning application. 

Joe Erceg, General Manager, Planning and Development, stated that it is not 
the intent of the new sub-zone to pre-zone any lands, therefore any public 
consultation would occur through the rezoning process, including a Public 
Hearing. at which time more design detail would also be provided. 

Mr. Juan Miguez, 6011 Comstock Rd, spoke in support of the proposed new 
zoning but expressed concern with asphalt laneways being used to access the 
coach house units and suggested exploring other access options. 

Mr. Miguez also raised concerns regardi ng a Coach House application on No. 
2 Road and was directed to speak with staff regarding the matter. 

It was moved and seconded 
(1) Tlrat Riclrmond Zonillg Bylaw 8500, Amellliment Bylaw 8987 (Coach 

House Zone Amendment/or Arterial Roads), be introduced and given 
first reading; and 

(2) That, if Richmond Zoning Bylaw 8500, A mendment Bylaw 8987 
(Coach House ZOlle A mendment f or Arterial Roads) is adoptell, staff 
review tire experience of tire proposed new RCHl zone ill olle year or 
wlren some coaclr houses are built under tlris /lew ZOll e, and report 
back to Plannillg Committee. 

CARRIED 

5. 
PLN - 11



Planning Committee 
Tuesday, February 5, 2013 

7. MANAGER'S REPORT 

(a) Hamiltoll A rea Plait Update 

Mr. Erceg provided an update stating that staff were reviewing the June 2012 
Hamilton Open House Survey findings and the implications of the three 
options. Through general discussion, there were concerns identified with: (i) 
some densities being too high; (ii) the need to secure amenities; (iii) the re­
configuration of existing parks; and (iv) the perception that City staff are not 
' leading' the process. Staff indicated that another open house may be needed. 
Mr. Erceg advised that a report would likely come forward in April 2013. 

(b) International School Applicatioll 

Mr. Craig confinned that the City has received an application for an 
International school complete with a domlitory. The application will be 
reviewed to ensure compliance with the Aircraft Noise Policy within the 
Official Conununity Plan and an interim update memo will be circulated to 
Council. 

(c) Lhlygell MO lllltain Temple 

Mr. Erceg stated that the City has not received a formal application from 
Linygen Mountain Temple but staff are aware that the Temple is undertaking 
pre-application consultation with the community. 

(d) City Cellfre Buildillg Height 

Mr. Erceg advised that a developer is interested in submitti ng an application 
for additional building height. Staff will bring forward a report to address 
how such an application could be considered. 

(e) Smart Centre Application 

Mr. Erceg gave a brief update specifying that Smart Centre has indicated that 
they wi ll make a new effort to contact and acquire the five properties in 
question with respect to the road right-of-way. 

ADJOURNMENT 

It was moved and seconded 
Tlta! the meetillg adjouflt (4:24 p.m.). 

CARRIED 

6. 
PLN - 12



Counci llor Bill McNulty 
Chair 

Planning Committee 
Tuesday, February 5, 2013 

Certi fied a true and correct copy of the 
Minutes of the meeting of the Planning 
Committee of the Council of the City of 
Richmond held on Tuesday. February 5, 
2013. 

I-leather Howey 
Acting Corrunittee Clerk 

7. 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Cathryn Volkering Carlile 
General Manager, Community Services 

Report to Committee 

Date: February 4, 2013 

File: 

Re: Housing Agreement Bylaw No. 8995 to Penn it the City of Richmond to Secure 
Affordable Housing Units located at 5440 Hollybridge Way- (Hollybridge 
Project Nominee Ltd.- Inc. No. 0947509) 

Staff Recommendation 

That Bylaw No. 8995 be introduced and given first, second and third readings to permit the City. 
once Bylaw No. 8995 has been adopted, to enter into a Housing Agreement substantially in the 
fann attached hereto, in accordance with the requirements ofs. 905 of the Local Government 
Act, to secure the Affordab le Housing Units required by the Rezoning Appl icat ion 09-506904. 

~~~ 
~athryn Volkering Carlile ~ 

General Manager, Community Services 
(604-276-4068) 

Art. I 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE foE OF GENERA. MANAGER 

Law ~ ~ ---------Development Applications /' 

----
REVIEWED BY 

INITIALS: REVIEWED BY CAO 

~ DIRECTORS yw 
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February 4, 2013 -2-

Staff Report 

Origin 

The purpose of this report is to recommend Council adoption of a Housing Agreement Bylaw 
(Bylaw No. 8995, Attached) to secure 25,963 ft2 or 29 affordable housing units in the proposed 
Hollybridge Limited Partnership development located at 5440 Hollybridge Way (Attachment 
I). 

The report and bylaw are consistent with Council's adopted tenn goal: 

Development of a clearer definition of affordable housing priorities and subsequent 
utilization of affordable housing funding. 

They are also consistent with the Richmond Affordable Housing Strategy, adopted on May 28, 
2007, which specifies the creation of affordable low end market rental units as a key housing 
priority for the City. 

Hollybridge Project (Nominee) Ltd. (Inc. No. BC 0947509) applied to the City of Richmond to 
rezone 5440 Hollybridge Way in the City Centre' s Oval Village from Industrial Business Park 
(IB 1) to ResidentiaVLimited Commercial (RCL3) to permit the construction of a high-rise, high­
density. mixed-use development. The proposed development includes approximately 557 market 
residential units and 29 affordable rental housing units. 

The rezoning application received third reading at Public Hearing on September 5, 2012 
(Rezoning 09-506904 and associated RZ Bylaw 8879). The proposed Housing Agreement 
Bylaw for the subject development (Bylaw 8995) is presented as attached. It is recommended 
that the Bylaw be introduced and given first , second and third reading. Following adoption of 
the Bylaw, the City will be able to execute the Housing Agreement and arrange for notice of the 
agreement to be filed in the Land Title Office. 

Analysis 

The subject rezoning application involves a three-phased development consisting of 
approximately 586 dwelling units, including: 557 market residential units and 29 affordable 
rental (low end market rental) units. In a phased development, it is standard that a developer 
provides 5% of the required total residential floor area in each phase. Due to the developer' s 
significant contribution to the City's Child Care Reserve Fund during the first phase of the 
development, it has been agreed that the developer will provide 100% of the affordable housing 
in its second phase, which defers the phase one requirement and accelerates the phase three 
requirement. 

In addition, the developer will be providing 3,116 ft2 additional floor area (over and above the 
City ' s basic 5% habitable space requirement) for common areas and ancillary uses to create a 
stand-alone building (e.g. hallways, lobbies, laundry rooms, indoor amenity space, and 
mechanical rooms) with additional outdoor amenity space for access and use by the affordable 
housing residents. All of the affordable housing units must satisfy the Richmond Zoning Bylaw 
requirements for Basic Universal Housing. 

PLN - 16



February 4, 20 \3 - 3 -

The applicant has agreed to register notice of the Housing Agreement on title to secure the 29 
affordable rental housing units. The Housing Agreement restricts the annual household incomes 
for eligible occupants and specifies that the units must be made avai lable at low end market rent 
rates in perpetuity. The agreement also includes provisions for annual adjustment of the 
maximum annual housing incomes and rental rates in accordance with City requirements. The 
applicant has agreed to the terms and conditions of the attached Housing Agreement. 

Financial Impact 

Administration of this Housing Agreement will be covered by ex isting City resources. 

Conclusion 

In accordance with the Local Government Act (Section 905), adoption 

fi)/~ 
Dena Kae Beno 
Affordable Housing Coordinator 
(604-247-4946) 

DKB:dkb 

PLN - 17



City of 
Richmond Bylaw 8995 

Housing Agreement (5440 Hollybridge Way) 

The Council of the City of Richmond enacts as follows: 

1. The Mayor and City Clerk for the City of Richmond are authorized to execute and deliver a 
housing agreement, substantially in the form set out as Schedule A to this Bylaw, with the 
owner of the lands legally described as: 

Pill: 001-794-884 Lot 110, Sections 5 & 6, Block 4, North Range 6 West, New 

Westminster District Plan 48002 

2. This Bylaw is cited as "Housing Agreement (5440 Hollybridge Way) Bylaw No. 8995". 

FIRST READING 

SECOND READING 

THIRD READING 

ADOPTED 

MAYOR CORPORATE OFFICER 

3195300 

CITY OF 
RICHMOND 

APP!'IOVEO 
for content by 

orig;natir>g 

""-

APPROVED 
for l&gallty 
by Solicitor 
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Schedule A 

To Housing Agreement (Hollybridge Project (Nominee) Ltd. -Inc. No. BC 0947509) Bylaw No. 
8995 

3795621) 

HOUSING AGREEMENT BETWEEN the City of Richmond and 0947509 B.C. Ltd­
Hollybridge Project (Nominee) Ltd. 
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HOUSING AGREEMENT - AFFORDABLE HOUSING 
(Section 905 Local Government Act) 

THIS AGREEMENT is dated for reference February 4th , 2013, 

BElWEEN: 

AND: 

HOLLYBRIDGE PROJECT (NOMINEE) LTD. (Inc. No. BC0947509), 
a corporation pursuant to the Business Corporations Act and having 
an address at 9th Floor - 666 Burrard Street, Vancouver, British 
Columbia, V6G 2X8 

(the "Owner") 

CITY OF RICHMOND, a municipal corporation pursuant to the 
Local Government Act and having its offices at 6911 No.3 Road, 
Richmond, British Columbia, Y6Y 2C1 

(the "City") 

WHEREAS: 

A. . Section 905 of the Local Government Act permits the City to enter into and, by legal 
notation on title, note on title to lands, housing agreements which may include, without 
limitation, conditions in respect to the form of tenure of housing units, availability of 
housing units to classes of persons, administration of housing units and rent which may -
be charged for housing units; 

B. The Owner is the owner of the Lands (as hereinafter def ined); and 

C. The Owner and the City wish to enter into this Agreement (as herein defined) to provide 
for affordable housing on the terms and conditions set out in this Agreement. 

VA Housing Agreement (Affordable Housing) 
Section 905 Local Govemment Act 

5440 Hollybridge Way 
Application No. RZ 09-506904 

Rezoning Condition No. 1104 
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Page 2 

NOW THEREFORE in consideration of the matters referred to in the foregoing recitals, the 
covenants and agreements herein contained and the sum of Ten Dollars ($10.00) now paid by 
the City to the Owner and other good and valuable consideration (the receipt and sufficiency of 
which is hereby acknowledged and agreed to by the parties), the parties hereto hereby 
covenant and agree as follows: 

ARTICLE 1 
DEFINITIONS AND INTERPRETATION 

1.1 In this Agreement the following words have the following meanings: 

(a) 

(b) 

(c) 

(d) 

(e) 

(f) 

(g) 

(h) 

(i) 

V.2 

"Affordable Housing Building" means a stand-alone 4-storey building on the 
south side of Lot 2, fronting Pearson Way in the City of Richmond, containing all 
the Affordable Housing Units and meeting all other construction conditions as 
specified in this Agreement; 

" Affordable Housing Strategy" means the Richmond Affordable Housing 
Strategy approved by the City on May 28, 2007, and containing a number of 
recommendations, policies, directions, priorities, definitions and annual targets 
for affordable housing, as may be amended or replaced from time to time; 

"Affordable Housing Unit" means a Dwelling Unit or Dwelling Units designated 
as such in accordance with a building permit and/or development permit issued 
by the City andlor, if applicable, in accordance with any rezoning consideration 
applicable to the development on the Lands and includes, without limiting the 
generality of the foregoing, the Dwelling Unit charged by this Agreement; 

" Agreement" or "this Agreement" means this agreement and includes all 
recitals and schedules to this agreement and all instruments comprising this 
agreement; 

"Business Day" means a day which is not a Saturday, Sunday or statutory 
holiday (as defined in the Employment Standards Act (British Columbia» in 
British Columbia; 

"CCAP" means the City of Richmond City Centre Area Plan, as may be 
amended or replaced from time to time; 

"City" or " City of Richmond" means the City of Richmond and is called the 
"City" when referring to the corporate entity and "City of Richmond" when 
referring to the geographic location; 

"City Personnel" means the City's officia ls, officers, employees, agents, 
contractors, licensees, permitees, nominees and delegates; 

"City Solicitor" means the individual appointed from t ime to time to be the City 
Solicitor of the Law Division of the City , or his or her designate; 

Housing Agreement (Affordable Housing) 
Section 905 Local Government Act 

5440 Hollybridge Way 
Application No. RZ 09-506904 

Rezoning Condition No. 11.4 

PLN - 21



(k) 

(I) 

(m) 

(n) 

(0) 

V.2 

Page 3 

"CPl" means the All-Items Consumer Price Index for Vancouver, B.C. published 
from time to time by Statistics Canada, or its successor in function; 

"Daily Amount" means $100.00 per day as of January 1, 2009 adjusted 
annually thereafter by adding thereto an amount calculated by multiplying 
$100.00 by the percentage change in the CPI since date as per above, to 
January 1 of the year that a written notice is delivered to the Owner by the City 
pursuant to section 6.1 of this Agreement. In the absence of obvious efror or 
mistake, any calculation by the City of the Daily Amount in any particular year 
shall be final and conclusive; 

"Director of Development" means the individual appointed to be the chief 
administrator from time to time of the Development Applications Division of the 
City and his or her designate; 

"Manager, Community Social Development" means the individual appointed 
to be the Manager, Community Social Development from time to time of the 
Community Services Department of the City and his or her designate; 

"Dwelling Unit" means a residentia l dwel1ing unit or units located or to be 
located on the Lands whether those dwellin"g units are lots, strata lots or parcels, 
or parts or portions thereof, and includes single family detached dwellings, 
duplexes, townhouses, auxiliary residential dwelling units, rental apartments and 
strata lots in a building strata plan and includes, where the context permits, an 
Affordable Housing Unit; 

" Eligible Tenant" means a Family having a cumulative annual income of: 

(i) in respect to a bachelor unit, $33,500 or less; 

(ii) in respect to a one bedroom unit, $37,000 or less; 

(iii) in respect to a two bedroom unit, $45,500 or less; or 

(iv) in respect to a three or more bedroom unit, $55,000 or less 

provided that, commencing July 1, 2013, the annual incomes set-out above shall, 
in each year thereafter, be adjusted, plus or minus, by adding or subtracting 
therefrom, as the case may be, an amount calculated ·that is equal to the Core 
Need Income Threshold data and/or other applicable data produced by Canada 
Mortgage Housing Corporation in the years when such data is released . In the 
event that, in applying the values set-out above, the rental increase is at any time 
greater than the rental increase permitted by the Residential Tenancy Act, then 
the increase will be reduced to the maximum amount permitted by the 
Residential Tenancy Act. In the absence of obvious error or mistake, any 
calculation by the City of an Eligible Tenant's permitted income in any particular 
year shall be final and conclusive; 
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(p) "Family" means: 

(i) a person; 

(ii) two or more persons related by blood, marriage or adoption; or 

(iii) a group of not more than 6 persons who are not related by blood, 
marriage or adoption 

(q) "Hous ing Covenant" means the agreements, covenants and charges granted 
by the Owner to the City (which includes covenants pursuant to section 219 of 
the Land Title Act) registered against title to the Lands in connection with 
Rezoning Application No. RZ-09-506904; 

(r) " Interpretation Acf' means the Interpretation Act, RS.B.C. 1996, Chapter 238, 
together with all amendments thereto and replacements thereof; 

(s) "Land Title Act" means the Land Title Act, RSBC 1996, c. 250, and 
amendments thereto and fe-enactments thereof; 

(t) "Lands" means parcel identifier: 001-794-884, Lot 110, Sections 5 and 6, North 
Range 6 West New Westminster District Plan 48002; 

(u) " Local Government Act' means the Local Government Act, RS.B.C. 1996, 
Chapter 323, together with all amendments thereto and replacements thereof; 

(a) " Lot 1" means that portion of the Lands to be created as Lot 1 upon the 
subdiviSion of the Lands, as shown outlined in bold and identified. as Lot 1 on the 
sketch plan attached hereto as ?chedule "An; 

(v) "Lot 2" means that portion of the Lands to be created as Lot 2 upon the 
subdivision of the Lands, as shown outlined in bold and identified as Lot 2 on the 
sketch plan attached hereto as Schedule ~An; 

(w) "LTO" means the Lower Mainland Land Title Office or its successor; 

(x) "OCP" means the City of Richmond Official Community Plan Bylaw No. 7100, as 
may be amended or replaced from time to time. 

(y) "Owner" means the party described on page 1 of this Agreement as the Owner 
and any subsequent owner of the Lands or of any part into which the Lands are 
Subdivided, and includes any person who is a registered owner in fee simple of 
an Affordable Housing Unit from time to time; 

(z) "Permitted Rent" means no greater than: 

(i) $837.00 a month for a bachelor unit ; 
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(ii) $925.00 a month for a one bedroom unit; 

(iii) $1,137.00 a month for a two bedroom unit; and 

(iv) $1,375.00 a month for a three (or more) bedroom unit, 

provided that the rents set-out above may be adjusted periodically in amounts as 
approved by the Council of the City. In the absence of obvious error or mistake, 
any calculation or determination by the City of the Permitted Rent in any 
particular year shall be final and conclusive; 

(aa) " Real Estate Development Marketing Acf ' means the Real Estate 
Development Marketing Act, S.B.C. 2004, Chapter 41, together with all 
amendments thereto and replacements thereof; 

(bb) " Resident Management Plan" means a plan for the operation and management 
of the Affordable Housing Units to be submitted by the Owner to the City in 
accordance with section 3.2 of this Agreement; 

(cc) "Residential Tenancy Act" means the Residential Tenancy Act, S.B.C. 2002, 
Chapter 78, together with all amendments thereto and replacements thereof; 

(dd) " Strata Property A ct" means the Strata Property Act S.B.C. 1998, Chapter 43, 
together with all amendments thereto and replacements thereof: 

(ee) " Subdivide" means to divide, apportion, consolidate or subdivide the Lands, or 
any portion thereof, the ownership or right to possession or occupation of the 
Lands, or any portion thereof; into two or more lots, strata lots, parcels, parts, 
portions or shares, whether by plan, descriptive words or otherwise, under the 
Land Title Act, the Strata Property Act, or otherwise, and includes the creation, 
conversion, organization or development of "cooperative interests" or "shared 
interest in land" as defined in the Real Estate Development Marketing Act; 

(ff) "Tenancy Agreement" means a tenancy agreement, lease, license or other 
agreement granting rights to occupy an Affordable Housing Unit; 

(gg) "Tenant" means an occupant of an Affordable Housing Unit by way of a 
Tenancy Agreement; and 

(hh) "Zoning Bylaw" means the City of Richmond Zoning Bylaw No. 8500, as may 
be amended or replaced from time to time. 

1.2 In this Agreement 

<al 

V.2 

words importing the singular number only will include the plural and vice versa, 
words importing the masculine gender will include the feminine and neuter 
genders and vice versa and words importing persons will include individuals , 
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partnerships, associations, trusts, unincorporated organizations and 
corporations, and vice versa; 

(b) the division of this Agreement into Articles and the insertion of headings are for 
the convenience of reference only and will not affect the construction or 
interpretation of this Agreement. The terms "this Agreement", "hereof', 
"hereunder" and similar expressions refer to this Agreement and not to any 
particular Article or other portion hereof and include any agreement or instrument 
supplemental or ancillary hereto. Unless something in the subject matter or 
context is inconsistent therewith , references herein to Articles are to Articles of 
this Agreement; 

(c) if a word or expression is defined in this Agreement, other parts of speech and 
. grammatical forms of the same word or expression have corresponding 

meanings; 

(d) reference to any enactment includes any regulations, orders or directives made 
under the authority of that enactment; 

(e) reference to any enactment is a reference to that enactment as consolidated, 
revised , amended, re-enacted or replaced, unless otherwise expressly provided; 

(f) the provisions of section 25 of the Interpretation Act with respect to the 
calculation of time apply; 

(9) 

(h) 

(i) 

(k) 

all provisions are to be interpreted as always speaking; 

reference to a "party" is a reference to a party to this Agreement and to that 
party's respective successors, assigns, trustees, administrators and receivers. 
Wherever the context so' requires, reference to a "party" also includes an Eligible 
Tenant, agent, officer and invitee of the party; 

reference to a "day", "month", "quarter" or "year" is a reference to a calendar day, 
calendar month, calendar quarter or calendar year, as the case may be, unless 
otherwise expressly provided; 

the word "including", when following any general statement, term or matter, will 
not be construed to limit such general statement, term or matter to the specific 
items or matters set forth immediately following such word or to similar items or 
matters, but will be construed to refer to all other items or matters that could 
reasonably fall within the scope of such general statement, term or matter, 
whether or not non-limiting language (such as "without limitation", "but not limited 
to" or words of similar import) is used with reference thereto; and 

any interest in land created hereby, as being found in certain Articles, sections, 
paragraphs or parts of this Agreement, will be construed, interpreted and given 
force in the context of those portions of this Agreement: 
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(i) which define the terms used herein; 

(ii) which deal with the interpretation of this Agreement; and 

(iii) which are otherwise of general application . 

1.3 Schedules 

The following Schedule is attached hereto and forms part of this Agreement: 

Schedule Description 
"A" Sketch Plan of Lot 1 and Lot 2 

ARTICLE 2 
USE AND OCCUPANCY OF AFFORDABLE HOUSING UNITS 

2.1 The Owner agrees that each Affordable Housing Unit may only be used as a permanent 
residence occupied by one Eligible Tenant. An Affordable Housing Unit must not be 
occupied by the Owner, the Owner's family members (unless the Owner's family 
members qualify as Eligible Tenants), or any tenant or guest of the Owner, other than an 
Eligible Tenant. For the purposes of this Article, "permanent residence" means that the 
Affordable Housing Unit is used as the usual, main, regular, habitual, principal 
residence, abode or home of the Eligible Tenant. 

2.2 Within 30 days after receiving notice from the City, the Owner must, in respect of each 
Affordable Housing Unit, provide to the City a statutory declaration, substantially in the 
form (with, in the City Solicitor's discretion, such further amendments or additions as 
deemed necessary) attached as Appendix A, sworn by the Owner, containing an of the 
information required to complete the statutory declaration. The City may request such 
statutory declaration in respect of each Affordable Housing Unit no more than once in 
any calendar year; provided, however, notwithstanding that the Owner may have already 
provided such statutory declaration in the particular calendar year, the City may request 
and the Owner shall provide to the City such further statutory declarations as requested 
by the City in respect to an Affordable Housing Unit if, in the City's absolute 
determination, the City believes that the Owner is in breach of any of its obligations 
under this Agreement. 

2.3 The Owner hereby irrevocably authorizes the City to make such inquiries as it considers 
necessary in order to confirm that the Owner is complying with this Agreement. 

2.4 The Owner agrees that notwithstanding that the Owner may otherwise be entitled, the 
Owner will not occupy, nor permit any person to occupy any portion of any building, in 
part or in whole, on Lot 2, and the City will not be obligated to permit occupancy of any 
building on Lot 2 until all of the following conditions are satisfied: 
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(a) the Affordable Housing .Building, Affordable Housing Units and related uses and 
areas are constructed to the satisfaction of the City: 

(b) the Affordable Housing Building and the Affordable Housing Units have received 
final building permit inspection permitting occupancy; and 

(c) the Owner is not otherwise in breach of any of its obligations under this 
Agreement or any other agreement between the City and the Owner in 
connection with the development of Lot 2. 

ARTICLE 3 
MANAGEMENT, DISPOSITION AND ACQUISITION OF AFFORDABLE HOUSING 

UNITS 

3.1 The Owner will operate and manage each Affordable Housing Unit in accordance with 
the Affordable Housing Strategy and guidelines for Low End Market Rental housing in 
effect from time to time, unless otherwise agreed to by the Owner, the Director of 
Development and the Manager, Community Social Development. 

3.2 The Owner may sub-contract the operation and management of the Affordable Housing 
Units to a qualified and reputable provider of affordable housing, provided that any such 
sub-contract and affordable housing provider is pre-approved by the Manager, 
Community Social Development or other authorized City Personnel, in their sole 
discretion. 

3.3 The Owner will, or will include a clause in each Tenancy Agreement requiring the Tenant 
to, repair and maintain the Affordable Housing Units in good order and condition, 
excepting reasonable wear and tear. 

3.4 The Owner will not permit an Affordable Housing Unit Tenancy Agreement to be 
subleased or assigned. 

3.5 If this Housing Agreement encumbers more than one Affordable Housing Unit, then the 
Owner may not, without the prior written consent of the City Solicitor, sell or transfer less 
than five (5) Affordable Housing Units in a single or related series of transactions with 
the result that when the purchaser or transferee of the Affordable Housing Units 
becomes the owner, the purchaser or transferee will be the legal and beneficial owner of 
not less than five (5) Affordable Housing Units. 

3.6 The Owner must not rent, lease, license or otherwise permit occupancy of any 
Affordable Housing Unit except to an Eligible Tenant and except in accordance with the 
following additional conditions: 

<aJ 

V.2 

the Affordable Housing Unit will be used or occupied only pursuant to a Tenancy 
Agreement; 
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(b) the monthly rent payable for the Affordable Housing Unit will not exceed the 
Permitted Rent applicable to that class of Affordable Housing Unit; 

(c) the Owner will allow the Tenant and any permitted occupant and visitor to have 
full access to and use and enjoy all on-site common indoor and outdoor common 
property, limited common property, or other common areas, faCilities that are 
associated with the Affordable Housing Building or amenities, including parking 
facilities, in accordance with the Zoning Bylaw, the City's OCP and CCAP policy, 
as may be amended or replaced from time to time, including all common 
amenities and facilities located on Lot 2 or any subdivided portion thereof and 
associated with the Affordable Housing Building; 

(d) the Owner will not require the Tenant or any permitted occupant to pay any strata 
fees, strata property contingency reserve fees or any extra charges or fees for 
use of any common property, limited common property, or other common areas, 
facilities or amenities, or for sanitary sewer, storm sewer, water, other utilities, 
property or similar tax; provided, however, if the Affordable Housing Unit is a 
strata unit and the following costs are not part of strata or similar fees, an Owner 
may charge the Tenant the Owner's cost, if any, of providing cablevision, 
telephone, other telecommunications, gas, or electricity fees, charges or rates; 

(e) the Owner will attach a copy of this Agreement to every Tenancy Agreement; 

(f) the Owner will include in the Tenancy Agreement a clause requiring the Tenant 
and each permitted occupant of the Affordable Housing Unit to comply with this 
Agreement; 

(g) the Owner will include in the Tenancy Agreement a clause entitling the Owner to 
terminate the Tenancy Agreement if: 

(i) 

(ii) 

(iii) 

(iv) 

(v) 

an Affordable Housing Unit is occupied by a person or persons other than 
an Eligible Tenant; 

the annual income of an Eligible Tenant rises above the applicable 
maximum amount specified in section 1.1(s) of this Agreement; 

the Affordable Housing Unit is occupied by more than the number of 
people the City's building inspector determines can reside in the 
Affordable Housing Unit given the number and size of bedrooms in the 
Affordable Housing Unit and in light of any relevant standards set by, the 
City in any bylaws of the City: 

the Affordable Housing Unit remains vacant for three consecutive months 
or longer, notwithstanding the timely payment of rent; and/or 

the Tenant subleases the Affordable Housing Unit or assigns the Tenancy 
Agreement in whole or in part, 
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and in the case of each breach, the Owner hereby agrees with the City to 
forthwith provide to the Tenant a notice of termination. Except for section 
3.6(g)(ii) of this Agreement [Termination of Tenancy Agreement jf Annual Income 
of Tenant rises above amount prescribed in section 1.1(s) of this Agreement}. the 
notice of termination shall provide that the termination of the tenancy shaH be 
effective 30 days following the date of the notice of termination . In respect to 
section 3.6(g)(ii) of this Agreement, termination shall be effective (1) on the day 
that is six (6) months following the date that the Owner provided the notice of 
termination to the Tenant and (2) the day before the day in the month, or in the 
other period on which the tenancy is based, that rent is payable under the 
Tenancy Agreement, or as otherwise stipulated in the Residential Tenancy Act. 
The Owner acknowledges and agrees that no compensation is payable, and the 
Owner is not entitled to and will not ctaim any compensation from the City, for 
any payments that the Owner may be required to pay to the Tenant under the 
Residential Tenancy Act, whether or not such payments relate directly or 
indirectly to the operation of this Agreement; 

(h) the Tenancy Agreement will identify all occupants of the Affordable Housing Unit 
and will stipulate that anyone not identified in the Tenancy Agreement will be 
prohibited from residing at the Affordable Housing Unit for more than 30 
consecutive days or more than 45 days total in any calendar year; and 

(i) the Owner will forthwith deliver a certified true copy of the Tenancy Agreement to 
the City upon demand. 

3.7 If the Owner has terminated the Tenancy Agreement, then the Owner shall use best 
efforts to cause the Tenant and all other persons that may be in occupation of the 
Affordable Housing Unit to vacate the Affordable Housing Unit on or before the effective 
date of termination. 

ARTICLE 4 
DEMOLITION OF AFFORDABLE HOUSING UNIT 

4.1 The Owner will not demolish an Affordable Housing Unit unless: 

V.2 

(a) the Owner has obtained the written opinion of a professional engineer or 
architect who is at arm's length to the Owner that it is no longer reasonable or 
practical to repair or replace any structural component of the Affordable Housing 
Unit, and the Owner has delivered to the City a copy of the engineer's or 
architect's report; or 

(b) the Affordable Housing Unit is damaged or destroyed, to the extent of 40% or 
more of its value above its foundations, as determined by the City in its sole 
discretion, 

and, in each case, a demolition permit for the Affordable Housing Unit has been issued 
by the City and the Affordable Housing Unit has been demolished under that permit. 
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Following demolition, the Owner will use and occupy any replacement OINelling Unit in 
compliance with this Agreement and the Housing Covenant both of which will apply to any 
replacement [)...veiling Unit to the same extent and in the same manner as those 
agreements apply to the original Dwelling Unit, and the Dwelling Unit must be approved by 
the City as an Affordable Housing Unit in accordance with this Agreement. 

ARTICLE 5 
STRATA CORPORATION BYLAWS 

5.1 This Agreement will be binding upon all strata corporations created upon the strata title 
Subdivision of the Lands, Lot 2 or any Subdivided parcel of the Lands or Lot 2 that 
contain Affordable Housing Units. 

5.2 Any strata corporation bylaw which prevents, restricts or abridges the right to use the 
Affordable Housing Units as rental accommodation will have no force and effect. 

5.3 The strata corporation shall not pass any bylaws preventing, restricting or abridging the use 
of the Affordable Housing Units as rental accommodation. 

5.4 The strata corporation shall not pass any bylaw or approve any levies which would result in 
only the Owner or the Tenant or any other permitted occupant of an Affordable Housing 
Unit (and not including all the owners, tenants, or any other permitted occupants of all the 
strata lots in the applicable strata plan which are not Affordable Housing Units) paying any 
extra charges o~ fees for the use of any common property, limited common property or 
other common areas, facilities, or amenities of the strata corporation associated with the 
Affordable Housing Building. 

5.5 The strata corporation shall not pass any bylaw or make any rule which would restrict the 
Owner or the Tenant or any other permitted occupant of an Affordable Housing Unit from 
using and enjoying any common property, limited common property or other common 
areas, facilities or amenities of the strata corporation except on the same basis that 
governs the use and enjoyment of any common property, limited common property or other 
common areas, facilities or amenities of the strata corporation by all the owners, tenants, or 
any other permitted occupants of all the strata lots in the applicable strata plan which are 
not Affordable Housing Units. 

ARTICLE 6 
DEFAULT AND REMEOIES 

6.1 The Owner agrees that, in addition to any other remedies available to the City under this 
Agreement or the Housing Covenant or at law or in equity, if an Affordable Housing Unit 
is used or occupied in breach of this Agreement or rented at a rate in excess of the 
Permitted Rent or the Owner is otherwise in breach of any of its obligations under this 
Agreement or the Housing Covenant, the Owner will pay the Daily Amount to the City for 
every day that the breach continues after ten (10) days written notice from the City to the 
Owner stating the particulars of the breach. For greater certainty, the City is not entitled 
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to give written notice with respect to any breach of the Agreement until any applicable 
cure period, jf any, has expired. The Daily Amount is due and payable five (5) Business 
Days following receipt by the Owner of an invoice from the City for the same, and such 
invoice will be given and deemed received in accordance with section 7.10 {Notice] of 
this Agreement. 

6.2 The Owner acknowledges and agrees that a default by the Owner of any of its promises, 
covenants, representations or warranties set-out in the Housing Covenant shall also 
constitute a default under this Agreement. 

ARTICLE 7 
MISCELLANEOUS 

7.1 Housing Agreement 

The Owner acknowledges and agrees that: 

(a) this Agreement includes a housing agreement entered into under section 905 of 
the Local Government Act, 

(b) where an Affordable Housing Unit is a separate legal parcel the City may file 
notice of this Agreement in the L TO against the title to the Affordable Housing 
Unit and, in the case of a strata corporation, may note this Agreement on the 
common property sheet; and 

(c) where the Lands have not yet been Subdivided to create the separate parcels to 
be charged by this Agreement, the City may file a notice of this Agreement in the 
LTO against the title to the Lands. If this Agreement is fi led in the LTO as a 
notice under section 905 of the Local Government Act prior to the Lands having 
been Subdivided, and it is the intention that this Agreement is, once separate 
legal parcels are created andlor the Lands are subdivided, to charge and secure 
only the legal parcels or Subdivided Lands which contain the Affordable Housing 
Units, then the City Solicitor shall be entitled, without further City Council 
approval, authorization or bylaw, to partially discharge this Agreement 
accordingly. The Owner acknowledges and agrees that notwithstanding a partial 
discharge of this Agreement, this Agreement shall be and remain in full force and 
effect and, but for the partial discharge, othelWise unamended. Further, the 
Owner acknowledges and agrees that in the event that the Affordable Housing 
Unit is in a strata corporation, this Agreement shall remain noted on the strata 
corporation's common property sheet in perpetuity. 

7.2 Modification 

v., 

Subject to section 7.1 of this Agreement, this Agreement may be modified or amended 
from time to time, by consent of the Owner and a bylaw duly passed by the Council of 
the City and thereafter if it is signed by the City and the Owner. 
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7.3 Management 

The Owner covenants and agrees that it will furnish good and efficient management of 
the Affordable Housing Units and will permit representatives of the City to inspect the 
Affordable Housing Units at any reasonable time, subject to the notice provisions in the 
Residential Tenancy Act. The Owner further covenants and agrees that it will maintain 
the Affordable Housing Units in a good state of repair and fit for habitation and will 
comply with all laws, including health and safety standards applicable to the Lands. 
Notwithstanding the foregoing, the Owner acknowledges and agrees that the City, in its 
absolute discretion, may require the Owner, at the Owner's expense, to hire a person or 
company with the skill and expertise to manage the Affordable Housing Units. 

7.4 Indemnity 

V.2 

The Owner hereby releases and indemnifies and saves harmless the City and the City 
Personnel from all loss, damage, costs (including without limitation, legal costs) , 
expenses, actions, suits, debts, accounts, claims and demands, including without 
limitation, any and all claims of third parties, which the City or the City Personnel may 
suffer, incur or be put to arising out of or in connection, directly or indirectly or that would 
not or could not have occurred "but for": 

(a) this Agreement; 

(b) any breach by the Owner of any covenant or agreement contained in this 
Agreement; 

(c) any personal injury, death or damage occurring in or on Lot 2, including the 
Affordable Housing Units; 

(d) the exercise of discretion by any City Personnel for any matter relating to this 
Agreement; 

(e) the construction, maintenance, repair, ownership, lease, license, operation, 
management or financing of the Lands or any Affordable Housing Unit or the 
enforcement of any Tenancy Agreement; and/or 

(f) the exercise by the City of any of its rights under this Agreement or an 
enactment. 
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7.5 Survival 

The obligations of the Owner set out in this Agreement will survive tennination or 
discharge of this Agreement. 

7.6 Priority 

The Owner agrees, if required by the City Solicitor, to cause the registrable interests in 
land granted pursuant to this Agreement to be registered as first registered charges 
against the Lands, at the Owner's expense, save only for any reservations, liens, 
charges or encumbrances: 

(a) contained in any grant from Her Majesty the Queen in Right of the Province of 
British Columbia respecting the Lands; 

(b) registered in favour of the City; or 

(c) which the City has determined may rank in priority to the registrable interests in 
land granted pursuant to this Agreement, 

and that a notice under section 905(5) of the Local Government Act will be filed on the 
title to the Lands. 

7.7 No Fettering and No Derogation 

Nothing contained or implied in this Agreement shall fetter in any way the discretion of 
the City or the Council of the City. Further, nothing contained or implied in this 
Agreement shall derogate from the obligations of the Owner under any other agreement 
with the City or, if the City so elects, prejudice or affect the City's rights, powers, duties 
or obligations in the exercise of its functions pursuant to the Community Charter or the 
Local Government Act, as amended or replaced from time to time, or act to fetter or 
otherwise affect the City's discretion, and the rights , powers, duties and obligations of 
the City under all public and private statutes, by-laws, orders and regulations, which may 
be, if the City so elects, as fully and effectively exercised in relation to the Lands and the 
Owner as if this Agreement had not been executed and delivered by the Owner and the 
City. 

7.8 Agreement for Benefit of City Only 

The Owner and the City agree that: 

V.2 

(a) 

(b) 

this Agreement is entered into only for the benefit of the City; 

this Agreement is not intended to protect the interests of the Owner, any Tenant, 
or any future owner, lessee, occupier or user of Lot 2 or the Affordable Housing 
Building or any portion thereof, including any Affordable Housing Unit; and 
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(c) the City may at any time execute a release and discharge of this Agreement, 
without liability to anyone for doing so, and without obtaining the consent of the 
Owner. 

7.9 No Public Law Duty 

Where the City is required or permitted by this Agreement to form an opinion, exercise a 
discretion, express satisfaction, make a determination or give its consent, the Owner 
agrees that the City is under no public law duty of fairness or natural justice in that 
regard and agrees that the City may do any of those things in the same manner as if it 
were a private party and-not a public body. 

7.10 Notice 

Any notice or communication required or permitted to be given pursuant to this 
Agreement will be in writing and delivered by hand or sent by prepaid mail or facsimile to 
the party to which it is to be given as follows: 

(aJ to the City: 

City of Richmond 
6911 No.3 Road 
Richmond, B.C., V6Y 2C1 

Attention: City Clerk 
Fax: 604276-5139 

with a copy to the Director of Development, the Manager, Community and Social 
Development and the City Solicitor 

(b) to the Owner, to the address as set out on the title for the Lands, 

or to such other address or fax number as any party may in writing advise. Any notice or 
communication will be deemed to have been given when delivered if delivered by hand, 
two Business Days following mailing if sent by prepaid mail, and on the following 
Business Day after transmission if sent by facsimile. 

7 .11 Enurement 

This Agreement will enure to the benefit of and be binding upon the parties hereto and 
their respective successors, administrators and assigns. 

7.12 Severability 

V.2 

If any Article, section, subsection, sentence, clause or phrase in this Agreement is for 
any reason held to be invalid by the decision of a Court of competent jurisdiction, the 
remainder of this Agreement will continue in full force and effect and, in such case, the 
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parties hereto will agree upon an amendment to be made to the Article, section, 
subsection, sentence, clause or phrase previously found to be invalid and will do or 
cause to be done all acts reasonably necessary in order to amend this Agreement so as 
to reflect its original spirit and intent. 

7.13 No Waiver and Remedies 

The Owner and the City acknowledge and agree that no failure on the part of either party 
hereto to exercise and no delay in exercising any right under this Agreement will operate 
as a waiver thereof nor will any single or partial exercise by either party of any right 
under this Agreement preclude any other or future exercise thereof or the exercise of 
any other right. The remedies provided in this Agreement will be cumulative and not 
exclusive of any other remedies provided by law and all remedies stipulated for either 
party in this Agreement will be deemed to be in addition to and not, except as expressly 
stated in this Agreement, restrictive of the remedies of either party hereto at law or in 
equity. 

7.14 Sale Agreement 

This Agreement, and any documents signed by the Owners contemplated by this 
Agreement (including, without limitation, the Housing Covenant), represent the whole 
agreement between the City and the Owner respecting the use and occupation of the 
Affordable Housing Units, and there are no warranties, representations, conditions or 
collateral agreements made by the City except as set forth in this Agreement. In the 
event of any conflict between this Agreement and the Housing Covenant, this 
Agreement shall, to the extent necessary to resolve such conflict, prevail. 

7.15 Further Acts 

The parties to this Agreement will do and cause to be done all things and execute and 
cause to be executed all documents which may be necessary to give proper effect to the 
intention of this Agreement. 

7.16 Equitable Relief 

V.2 

The Owner covenants and agrees that in addition to any remedies which are available 
under this Agreement or at law, the City will be entitled to all equitable remedies, 
including, without limitation, specific performance, injunction and declaratory relief, or 
any combination thereof, to enforce its rights under this Agreement. The Owner 
acknowledges that specific performance, injunctive relief (mandatory or otherwise) or 
other equitable relief may be the only adequate remedy for a default by the Owner under 
this Agreement. The Owner acknowledges and agrees that no failure or delay on the 
part of the City to exercise any right under this Agreement will operate as a waiver by the 
City of such right. 
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7.17 No Joint Venture 

Nothing in this Agreement will constitute the Owner as the agent, joint venturer, or 
partner of the City or give the Owner any authority to bind the City in any way. 

7.18 Governing Law 

This Agreement will be governed by and construed in accordance with the laws of the 
Province of British Columbia and the laws of Canada applicable therein. 

7.19 Deed and Contract 

By executing and delivering this Agreement the Owner intends to create both a contract 
and a deed executed and delivered under seal. 

7.20 Joint and Several 

If the Owner is comprised of more than one person, firm or body corporate, then the 
covenants, agreements and obligations of the Owner shall be joint and several. 

7.21 No Liability 

The parties agree that neither the Owner, nor any successor in title to the Lands, or 
portions thereof, will be liable for breaches of or non-observance or non-performance of 
covenants contained in this Agreement occurring after the date that the Owner or its 
successor in title, as the case may be, ceases to be the registered or beneficial owner of 
the Lands; provided, however, the Owner or its successors in title, as the case may be, 
shall remain liable after ceasing to be the registered or beneficial owner of the Lands for 
all breaches of and non-observance and non-performance of covenants in this 
Agreement if the breach, non-observance or non-performance occurred prior to the 
Owner or any successor in title, as the case may be, ceasing to be the registered or 
beneficial owner the Lands. 

7.22 City Approval and Exercise of Discretion 

V.2 

Any City approval or consent to be given pursuant to or in connection with this 
Agreement is not effective or valid unless provided by the City in writing. Any City 
approval or consent to be granted by the City in this Agreement may, unless stated 
expressly othelWise, be granted or withheld in the absolute discretion of the City. 
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7.23 No Compensation 

The Owner acknowledges and agrees that no compensation is payable, and the Owner 
is not entitled to and will not claim any compensation from the City, for any decrease in 
the market value of the Lands, or any subdivided portion thereof, and for any obligations 
on the part of the Owner and its successors in title which at any time may result directly 
or indirectly from the operation of this Agreement. 

7.24 Runs with land 

The interest in lands including all covenants , rights of way and easements as the case 
may be, contained in this Agreement will, unless discharged in accordance with this 
Agreement, run with and bind the Lands in perpetuity. 

7.25 Time of Essence 

Time, where mentioned herein, will be of the essence of this Agreement. 

7.26 Assignment of Rights 

The City, upon prior written notice to the Owner, may assign or license all or any part of 
this Agreement or any or all of the City's rights under this Agreement to any 
governmental agency or to any corporation or entity charged with the responsibility for 
providing or administering the Affordable Housing Strategy or other related public 
facilities, services or utilities. The Owner may not assign all or any part of this 
Agreement without the City's prior written consent. 

7.27 Counterparts 

V.2 

This Agreement may be signed by the parties hereto in counterparts and by facsimile or 
pdf email transmission, each such counterpart, facsimile or pdf email transmission copy 
shall constitute an original document and such counterparts, taken together, shall 
constitute one and the same instrument and may be compiled for registration , if 
registration is required, as a single document. 
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IN WITNESS WHEREOF the parties hereto have executed this Agreement as of the day 
and year first above written. 

HOll YBRIDGE PROJECT (NOMINEE) lTD. 
by its authorized signatory(ies): 

Per: == ______ _ 
Name: ~ . . ::7" 4 ........ 

Per: ~-2/ . 7...., 

4ame: \v\ldllo.eA OI')S 

CITY OF RICHMOND 
by Its authorized signatory(ies): 
Per: 

Malcolm D. Brodie, Mayor 

Per: 
David Weber, Corporate Officer 

V.2 

CITY OF 
RICHMOND 

APPROVED 
for content by 

orJginating 
dept. 

APPROVED 
for le9ality 
by Solicitor 

DR-rEOF 
COUNCil 

APPROVAl 
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IN WITNESS WHEREOF the parties hereto have executed this Agreement as of the day 
and year first above written. 

HOLLYBRIDGE PROJECT (NOMINEE) LTD. 
by its authorized signa ry(ies): 

Per: 

Per: == ____ -..,. __ 
Name: 

CITY OF RICHMOND 
by its authorized signatory(ies): 
Per: 

Malcolm D. Brodie, Mayor 

Per: 
David Weber, Corporate Officer 

V.2 

CITY OF 
RICHMOND 

APPROVED 
fOi conlant by 

origlrlalillg 
dept. 

APPROVED .. -by ....... 

DATE OF 
COUNCIL 

APPROVAL 
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Appendix A to Housing Agreement 

STATUTORY DECLARATION 

CANAOA ) 
) 
) 
) 

IN THE MATTER OF A HOUSING 
AGREEMENT WITH THE CITY OF 
RICHMONO PROVINCE OF BRITISH COLUMBIA 
("Housing Agreement") 

TO WIT: 

I, -,--_,---,---,--,,---,-_____ of ___________ , British Columbia, do 
solemnly declare that: 

1. I am the owner or authorized signatory of the owner of.::::--;:-;,:c-=::-;--:;-=:-::.,-c (the 
"Affordable Housing Unit"), and make this declaration to the best of my personal 
knoWledge. 

2. This declaration is made pursuant to the Housing Agreement in respect of the Affordable 
Housing Unit. 

3. For the period from to the 
Affordable Housing Unit was occupied only by the Eligible Tenants (as defined in the 
Housing Agreement) whose names and current addresses and whose employer's 
names and current addresses appear below: 

(Names, addresses and phone numbers of Eligible Tenants and their empfoyer(s)) 

4. The rent charged each month for the Affordable Housing Unit is as follows: 

(a) the monthly rent on the date-'365 days before this date of this statutory declaration: 
$ per month; 

(b) the rent on the date of this statutory declaration: $, _____ : and 

(c) the proposed or actual rent that will be payable on the date that is 90 days after the 
date of this statutory declaration: $, ____ _ 

5. I acknowledge and agree to comply with the Owner's obligations under the Housing 
Agreement, and other charges in favour of the City noted or registered in the Land Title 
Office against the land on which the Affordable Housing Unit is situated and confirm that 
the Owner has complied with the Owner's obligations under the Housing Agreement. 
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6. I make this solemn declaration, conscientiously believing it to be true and knowing that it 
is of the same force and effect as if made under oath and pursuant to the Canada 
Evidence Act. 

DECLARED BEFORE ME at the City of 

;;CliUiii1bia,tiiis::=~' ~in the Province of British 
Columbia, this day of 
_____ , 20_. 

A Commissioner for Taking Affidavits in the 
Province of British Columbia 

V.2 

) 
) 
) 
) 
) 
) 
) 
) DECLARANT 
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PRIORITY AGREEMENT 

In respect to a Housing Agreement (the ~ousing Agreement") made pursuant to section 905 of 
the Loea' Government Act between the City of Richmond and Hollybridge Project (Nominee) 
Ltd. (the "Owner") in respect to the lands and premises legally known and described as: 

PID: 001-794-66' 
lot 110, sections 5 and 6, Block 4, North Range 6 West, NWO, Plan 48002 

("Lands") 

HSBC Bank Canada (the "First Chargeholder") is the holder of a Mortgage and Assignment of 
Rents encumbering the lands which Mortgage and Assignment of Rents were registered in the 
Lower Mainland land Title Office under numbers CA2770252 and CA2n0253, respectively 
(together, the "First Bank Charges"). 

The First Chargeholder, being the holder of the First Bank Charges, In conSideration of the 
payment of Ten Dollars ($10.00) and other good and valuable consideration (the receipt and 
sufficiency of which is hereby acknowledged and agreed to by the First Chargeholder) hereby 
consents to the granting of the covenants in this Housing Agreement by the Ovvner and hereby 
covenants that this Housing Agreement shall bind the First Bank Charges in the lands and shall 
rank in priority upon the Lands over the First Bank Charges as if the Housing Agreement had 
been registered prior to the First Bank Charges and prior to the advance of any monies 
pursuant to the First Bank Charges. The grant of priority Is irrevocable, unqualified and without 
reservation or limitation. 

HSBC Bank Canada 
by its authorized signatory(les): 

~ rJ:Sv.b (·~.r:.r"l 
Per:~ ASSISI"l.NT ViC'i PRESIDENT 

Name: (' :J~J·!,i)~. ;·!': ;;\L ~E'Al ESTATf: 

Per J)fr 
Nam' 
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PRIORIlY AGREEMENT 

In respect to a Housing Agreement (the "Housing Agreement") made pursuant to sect/on 905 fA 
the Loea' Govemment Act between the City of Richmond and Hotlybriclge Project (Nominee) 
Ltd, (the "Ownerj In respect to the lands and premises legwly known and described as: 

PID: 001-794-884 
lot 110, Sections 5 and 6, Block 4, North RangeS West, NWD, Plan 48002 

('Lands") 

Tee Richmond Lender Inc. (the ·Second Chargeholder") is the holder of a Mortgage and 
Assignment of Rents encumbering the Lands, which Mortgage and Assignment of Renls were 
registered in the Lower Mainland Land TItle Office under numbers CA2770354 and CA2770355, 
respectively (together, the "Second Bank Charges"). 

The Second Charge holder , being the holder of the Second Bank Charges, in consideration of 
the payment of Ten Dollars ($10.00) and other good and valuable consideratIon (the receIpt and 
sufficiency of whIch Is hereby acknowledged and agreed to by. the Second Chargeholder) 
hereby consents to the granting of the covenants In this Housing Agreement by the Owner and 
hereby covenants that this Housing Agreement shall bind the Second Bank Charges in the 
Lands and shall rank in priority upon the Lands over the Second Bank Charges as if the 
Housing Agreement had been registered prior to the Second Bank Charges and prior to the 
advance of any monies pursuant to the Second Bank Charges. The grant of priority Is 
irrevocable, unqualified and without reservation or limitation. 

Tee Richmond Lender Inc. 
by its auth rized signa ry(les): 

Per: 

V.2 Houaing Agrt:l8fT1ent (Anordable Housing) 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Cathryn Volkering Carlile 
General Manager, Community Services 

Report to Committee 

Dale: February 4, 2013 

File: 

Re: Housing Agreement Bylaw No. 8996 to Pennit the City of Richmond to Secure 
Affordable Housing Rental Units at Kiwanis Towers - 6251 Minoru Boulevard 
(Affordable Housing Special Development Circumstance) - Richmond 
Kiwanis Senior Citizens Housing Society 

Staff Recommendation 

1. That Bylaw No. 8996 be introduced and given first , second and third readings to pennit 
the City, once Bylaw No. 8996 has been adopted, to enter into a Housing Agreement 
substantially in the fonn attached hereto, in accordance with the requirements of s. 90S of 
the Local Government Act, to secure the Affordable Housing Units required by Rezoning 
Application 11-591685. 

Cathryn Volkering Carlile 
General Manager, Community Services 
(604-276-4068) 

Alt. 2 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL ~NAGER 

Law ~ flh~ 
Development Applications if ~ 

REVIEWED BY 
tNlnA.LS: REVIEWED BY CAO IN~ 

DIRECTORS yw ~ 
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Staff Report 

Origin 

The purpose of this report is to recommend Council adoption ofa Housing Agreement Bylaw 
(Bylaw No. 8996, Attached) to secure a total of 195,964.8 sf2 for a purpose built affordable 
housing project with 296 senior affordable rental units, 7,617.87 sf2 indoor amenity space and 
21,050.7 sf2 outdoor amenity spaces. 

The report and bylaw are consistent with Council's adopted tenn goal: 

Development of a clearer definition of affordable housing priorities and subsequent 
utilization of affordable housingfunding. 

They are also consistent with the Richmond Affordable Housing Strategy, adopted on May 28, 
2007, which specifies the primary use of Affordable Housing Reserve Funds for subsidized 
rental housing (e.g. rental housing affordable to low income seniors). 

Polygon Carrera Homes Ltd. ("Polygon"), as authorized by the Richmond Kiwanis Senior 
Citizens Housing Society ("Kiwanis") has applied to the City of Richmond for pennission to 
rezone 6251 Minoru Boulevard (Attachment 1) from School and Institutional Use (SI) to a site­
specific zone (ZHRII) in order to pennit the development of five high-rise residential towers 
with 296 seniors affordable rental units in two towers to be owned by Kiwanis and the 335 
market housing units in three towers to be owned by Polygon and then sold as market residential 
units. 

The rezoning application received third reading at Public Hearing on July \6, 2012 (Rezoning 
11-591685) and associated OCP Amendment Bylaw 8910, Zoning Amendment Bylaw 8914, 
Zoning Text Amendment Bylaw 89 12 and 8913, and repeal of the Housing Agreement Bylaw 
8911 (Mayfair Place and Cambridge Park). The proposed Housing Agreement Bylaw for the 
subject development (Bylaw 8996) is presented as attached. It is recommended that the Bylaw 
be introduced and given first, second and third reading. Following adoption of the Bylaw, the 
City will be able to execute the Housing Agreement and arrange for notice of the agreement to 
be filed in the Land Title Office. 

Analysis 

The City has received a Rezoning application from Polygon Carrera Homes Ltd. ("Polygon") in 
collaboration with the Kiwanis Senior Citizens Housing Society ("Kiwanis") for the 
development of the Kiwanis Towers low income seniors rental housing at 6251 Minoru 
Boulevard. The proposed affordable housing portion of the development consists of two 
concrete towers containing a total of 296 I-bedroom residential units, 617.87 sf2 indoor amenity 
space and 2 1,050.7 sfl outdoor amenity spaces ("Kiwanis Towers"). 

"Project Specific" - Affordable Housing Special Development Circumstance 

On July 16,2012, the report titled, "Project Specific Financial and Policy Considerations for the 
Proposed Kiwanis Towers Affordable Housing Development at 6251 Minoru Boulevard," was 
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received by Council and the associated Bylaws 8915 and 8916 received adoption. The purpose 
of the approved Bylaws was to provide Council with the authority to endorse the Kiwanis 
Towers project as a "project specific" Affordable Housing Special Development Circumstance, 
which is proposing to: 

1. Secure rents below what is stipulated in the Strategy for low end market rental units; 

2. Seek financial support from other levels of government and/or other partners; 

3. Meet the Affordable Housing Reserve Fund Policy funding priority for the provision of 
subsidized rental housing (i.e. low income seniors); and 

4. Align with the Affordable Housing Strategy proposal review and approval criteria. 

The Richmond Kiwanis Senior Citizens Housing Society is an eligible non-profit affordable 
housing provider and their Kiwanis Towers project has met the City's affordable housing policy 
requirements to be considered as a "project specific" Affordable Housing Special Development 
Circumstance. 

Municipal Affordable Housing Reserve Fund Contribution Summary 

To support the viability of the project and to further Kiwanis' ability to provide rents below what 
is stipulated in the Affordable Housing Strategy, the project involves proposed City 
contributions, as follows: 

• Disbursement of funds from the City's Capital Affordable Housing Capital Reserve Fund 
(i.e. $2,147,204); 

• Proposed Affordable Housing Value Transfer contributions from current and proposed 
Polygon projects through the City's affordable housing policy mechanisms (i.e. up to a 
maximum $18,690,406); and 

• Reimbursement of Development Cost Charge, Servicing Cost Charge, and Building 
Permit Fees (i.e. $3,305,468, approximately, subject to final City verification). 

The City'S proposed combined contribution total is a maximum of$24,143,078 or 41.2% of the 
estimated $58,489,000 total construction costs. The City'S proposed contribution will support 
Kiwanis, an eligible, local non-profit affordable housing provider, to qualify for Provincial 
Approval for financing from BC Housing and support the delivery of much needed affordable 
senior rental housing options in Richmond. 

Social Programming Considerations 

Further, Council approved a recommendation that Staff work with the Richmond Kiwanis Senior 
Citizens Housing Society applicant team to assist in the development of a tenant management 
plan to address: operation and tenant management, resident amenity planning, community 
networking, and partnership opportunities for the delivery of housing and resident programming. 
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Staff worked with representatives from: Kiwanis, A WM Property Management, Polygon, 
Dagneault Planning, and Be Housing to develop a tenant management plan, community 
networking, and grant funding opportunities to: 

• Meet the City's Housing Agreement requirements; 

• Support Kiwanis' increased capacity to generate sound occupancy and resident 
management policies, tools, and objectives; and 

• Promote social progranuning for long-term tenant social, emotional, and physical health 
and well-being. 

Kiwanis has met the requirements of the Affordable Housing Strategy proposal review, 
Affordable Housing Reserve Fund Policy funding priority requirements, and the Council 
resolution to develop tenant management policies and resident programming. As a result, and 
through collaborative stakeholder efforts, the Kiwanis Minoru Towers Tenant Manual, Tenancy 
Agreement Addendum, and Application for Tenancy were generated (Attachment 2). It is 
important to note that the Kiwanis policies are living documents, which will be updated from 
time to time with revisions being submitted to the City as part of the annual statutory declaration 
process. 

Proposed Project Specific Eligible Senior Couple Income Definition 

Kiwanis has requested that a $44,000 senior couple household income threshold be allowed, due 
to the fact that some senior couples do have savings or retirement pensions that may provide 
additional income when combined. The senior single household income would remain at 
$38,000. In addition, Kiwanis proposed that any person who resided in the former Kiwanis 
senior housing project as of August 1,2011, will be considered as an eligible senior, regardless 
of their current income. The maximum income levels will be adjusted annually by the Core 
Need Income Threshold (CNIT), in accordance with the City' s Affordable Housing Strategy. 
The Income Threshold values are consistent with 2013 CNIT data. 

Staff has reviewed senior income qualification criteria, which are utilized by other affordable 
housing providers in Metro Vancouver and Alberta. Based on the review, there doesn't seem to 
be a standard income threshold criteria applied. However, it does seem that a trend persists with 
low income seniors in B.C. and Alberta, whether a couple or single person household, of having 
combined incomes that do not exceed $38,000. The comparison table is provided below: 

Housing Provider Income Threshold Criteria 

Be Housing- Senior Rental Housing Initiative $58,000 or less for seniors, who are: 55 years 
or older, couples where one person is 55 years 
or older, or eligible adults with disabilities 
under the age of 55. Rent is geared to 30% of 
the total household's income. 

Beulah Gardens Homes Society (Vancouver, The Society houses seniors with very low 
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s.c.) incomes (i.e. $10,800 - $15,000 per year). It 
doesn't have a maximum income threshold for 
senior singles or couples. Rent is geared to 
30% of the total household ' s income. 

GEF Senior Housing Society (Alberta 's largest The Society houses very low-income seniors 
senior housing provider) (i.e. $10,800 - $15,000 per year). It utilizes 

CMHC Core Need Income Thresholds for 
reference. It doesn't have separate couple and 
single household thresholds. Rent is geared to 
30% of the total household's income. 

Senior Services Society (Serving Seniors in The Society reports that most senior couples 
Metro Vancouver) requiring affordable housing in Metro 

Vancouver have a combined income of 
$37,000 or less . 

Further, 4, 135 or 22% of the estimated 18,575 seniors living in Richmond live below the Low 
Income Cut Off (LICO), as reported in the 2012 United Way Statistical Profile ofRiclunond 
Seniors, which utilizes 2001 and 2006 Canada Census data. 

Kiwanis will be required to submit annual verification of the tenant income threshold and tenant 
eligibility criteria as part of the City' s Statutory Declaration process outlined in the subject 
development' s Housing Agreement and in accordance with the City' s Affordable Housing 
Strategy's stipulated income thresholds for subsidized rental units. 

There is a growing need for senior's housing and as our population ages and is active and living 
longer, the need for senior housing options will diversify. As proposed, the income threshold 
limits will enable a wider range of low income seniors to have access to the affordable housing 
opportunity. Subject to Council's approval of the Kiwanis Towers Housing Agreement, Kiwanis 
will utilize a senior couple household threshold income of $44,000 or less and a single senior 
household threshold of$38,000 or less, with an exception for seniors who resided in the fanner 
Kiwanis senior housing project as of August 1, 2011. 

Housing Agreement Terms 

The applicant has agreed to register notice of the Housing Agreement on title to secure the 296 
senior rental units and access to the adjacent indoor and outdoor amenity spaces. The Housing 
Agreement restricts the aruma! household incomes for eligible occupants and specifies that the 
units be made available at rates below what is stipulated in the Affordable Housing Strategy for 
low end market rents in perpetuity. The agreement also includes provisions for annual 
adjustments and review of the maximum annual housing incomes and rental rates in accordance 
with City requirements . The applicant has agreed to the teons and conditions of the attached 
Housing Agreement. 
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The City' s current I-bedroom low end market rental rate is $925, as stipulated in the Affordable 
Housing Strategy. The Kiwanis is proposing rcnts below the Strategy' s current rates with a rent 
schedule being established by floor, as noted below: 

Unit Type Maximum Monthly Rent 

One Bedroom (Location: Floor 2-6) $690-$760 

One Bedroom (Location: Floor 7-11) $660-$750 

One Bedroom (Location: Floor 12-17) $710-$780 

Kiwanis may increase the rents annually based on CPI, to the maximum percentage pennitted 
under the Residential Tenancy Act, or by a greater amount with the consent of the City to account 
for unexpected operating, maintenance or servicing costs. 

There is a growing demand for low-income senior housing in Richmond; however, Staff also 
understands that Kiwanis requires a certain amount of operating revenue to be collected from 
rents to oversee the management, upkeep and provision of the housing. 

Kiwanis has established the targeted range of gross shelter costs, which includes: rent, average 
typical electrical charges, and tenant liability insurance costs. The range has been established at 
$935 to $985 per month, and is subject to annual review to ensure that rental rates remain: 

• Below the City ' s Affordable Housing Strategy rates for l·bedroom Low End Market 
Rental Units; and 

• That overall gross shelter costs remain affordable to the intended tenant population (i.e. 
low·income seniors). 

In addition, the Kiwanis affordable housing development was assessed under the Be Hydro 
Power Smart New Construction Energy Study initiative, which wi1l result in an annual electrical 
energy savings of$13 ,930 per year through design modifications to the building envelope, 
lighting, and air unit. 

Information relating to monthly rent, gross shelter costs, and the Kiwanis resident management 
plan, including contingency fund, will be required to be submitted as part of the City's Annual 
Statutory Declaration process for review and approval. Also, Kiwanis wi ll be required to 
confirm, through the Annual Statutory Declaration, that the income level of residents do not 
exceed the senior couple household threshold income of $44,000 or less and single senior 
household threshold of $38,000 or less (with the exception of seniors who resided in the former 
Kiwanis senior housing project as of August I , 2011). 
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Aging in Place and Basic Universal Housing Design 

Approximately 264 or 89% of the units in the Kiwanis project will be built to satisfy the 
Richmond Zoning Bylaw requirements for Basic Universal Housing. In addition, the project has 
incorporated design features to support aging in place, mobility and accessibility for the Kiwanis 
residents and their guests. 

Financial Impact 

Administration of this Housing Agreement will be covered by existing City resources. 

Conclusion 

In accordance with the Local Government Act (Section 905), adoption of Bylaw No. 8996 is 
required to pennit the City to enter into a Housing Agreement which together with the housing 
covenant will act to secure the 296 senior rental housing units that are proposed in association 
with Rezoning Application 11 -591685. 

Dena Kae Beno 
Affordable Housing Coordinator 
(604-247-4946) 

DKB:dkb 
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City of 
Richmond Bylaw 8996 

Housing Agreement (6251 Minoru Boulevard) Bylaw No. 8996 

The Council of the City of Richmond enacts as follows: 

1. The Mayor and City Clerk for the City of Richmond are authorized to execute and deliver a 
housing agreement, substantially in the form set out as Schedule B to this Bylaw, with tlte 
owner of that pOItion of 625 1 Minoru Boulevard, Richmond, Be to be subdivided and, 
fo llowing subdivision, be legally described as: 

Lot 2 Section 8 Block 4 North Range 6 West ew Westminster District Plan 
EPP2410S 

(see Schedule A to this Bylaw) 

2. This Bylaw is ciled as "Housing Agreement (6251 Minoru Boulevard) Bylaw No. 8996". 

FIRST READING arr'" 
RICHMOND 

APPROVED 

SECOND READING 10< conwnt by 
orlglr'"~n" -THIRD READING ?9{\ 
APPROVED 
IQrt"llalily 
by Sollcllor 

"1.. 
ADOPTED 

MAYOR CORPORATE OFFICER 
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Schedule B 

To Housing Agreement (6251 Minoru Boulevard) Bylaw No. 8996 

HOUSING AGREEMENT BETWEEN ~le City of Richmond and Richmond Kiwan is Senior 
Citizens Housing Society 
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. " 

HOUSING AGREEMENT 
(Section 905 Local Government Act) 

'l 
TIDS AGREEMENT is dated for reference the.t.. oay of February, 2013. 

BETWEEN: 

AND: 

WHEREAS: 

RICHMOND KIWANIS SENIOR CITIZENS HO USING 
SOCIETY, 
a society duly incorporated under the laws of the Province of 
British Columbia and having its registered office at 220 - 8171 
Cook Road, Richmond, British Columbia, V6Y 3T8 

(the "Owner" as more fully defined in section 1.1 of this 
Agreement) 

CITY OF RICHMOND, 
a municipal corporation pursuant to the Local Government Act and 
having its offices at 691 1 No. 3 Road, Richmond, British 
Columbia, V6Y 2C l 

(the "City" as more fu lly defmed in section 1.1 of this Agreement) 

A. Section 905 of the Local Government Act pennits the City to enter into and, by legal 
notation on title, note on title to lands, housing agreements which may include, without 
limitation, conditions in respect to the fonn of tenure of housing units, ava ilability of 
housing units to classes of persons, administration of housing units and rent which may 
be charged for housing units; 

B. The Owner is the owner of the Lands (as hereinafter defined); 

C. The Owner and the City intend that the Affordable Rental Units (as hereinafter defined) 
shall be rented by the Owner in perpetuity at rents which would result in the Permitted 
Rent plus Permitted Tenant Charges (as hereinafter defined) for eligible tenants being 
less tban the Targeted Gross Shelter Costs (as hereinafter defined); and 

D. The Owner and the City wish to cnter into this Agreement (as hereinafter defmed) to 
provide for afTordablc housing in perpetuity on the terms and conditions set out in this 
Agreement, 
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In consideration of $ 10.00 and other good and valuable consideration (the receipt and sufficiency 
of which is acknowledged by both parties), and in consideration of the promises exchanged 
below, the Owner and the City covenant and agree as fo llows; 

ARTICLE 1 
DEFINITIONS AND INTERPRETATION 

1.1 In this Agreement the following words have the fo llowi ng meanings: 

(a) "Affordable Housing Strategy" means the Richmond Affordable Housing 
Strategy dated May 9, 2007, and approved by the Richmond City Council on 
May 28, 2007, as amended as of the date of thi s Agreement, and as may be further 
amended by the City from time to time in its so le discretion; 

(b) "Afrordablc Rental Unit" means a Dwelling Unit on the Lands that is subject to 
a Tenancy Agreement and occupied by an Eligible Senior; 

(c) "Agreement" means this agreement together with all schedules and attachments 
attached hereto; 

(d) "City" means the City of Richmond; 

(e) "Core Need Income Threshold" means the housing income limit established 
from time to time in the City's Affordable Housing Strategy on the basis of the 
income level designated by Canada Mortgage and Housing Corporation for the 
City as the upper income eligibility limit for households living in affordable renlal 
housing; 

(f) "cpr' means the All-Items Consumer Price Index for Vancouver, B.C. published 
from time to time by Statistics Canada, or its successor in function; 

(g) "Dwelling Unit" means a one-bedroom residential apartment located or to be 
located on the Lands; 

(h) "E ligible Senior" means an Eligible Senior Ind ividual or a member of an Eligible 
Senior Couple; 

(i) "Eligible Senior Couple" means two persons, both of whom are ab le to manage 
their own personal care, have the capacity to walk and are not bedridden, living in 
a spousal relationship one of whom is 60 years of age or older and who together 
have an annual income not exceeding $44,000, as of the reference date of this 
Agreement, or such other maximum income as may be stipulated in the City's 
Affordable Housing Strategy from time to time for affordable one-bedroom low 
end of market rental hou,sing (see Addendum No.3 of the Affordable Housing 
Strategy as amended from time to lime) in accordance with the Core Need Income 
Threshold, and for greater certainty, an Eligible Senior Couple includes any 
person who was a resident of the Fonner Lands as at August I, 20 11 ; 

561722_81 NATOOCS 542565-100 

PLN - 58



- 3 -

U) "Eligible Senio r Individual" means a person 60 years of age or older who is able 
to manage their own personal care, has the capacity to walk and is not bedridden, 
and who has an annual income not exceeding $38,000, as of the reference date of 
this Agreement, or such other maximum income as may be stipulated in the City's 
A rrordable Housing Strategy from time to lime fo r affordable subsidized rental 
housing (see Addendum No.3 of the Affordab le Housing Strategy as amended 
from time to lime) in accordance with the Core Need Income Threshold, and for 
greater certainty, an Eligible Senior Individual includes any person who was a 
resident of the Fonner Lands as at August I, 20 11 ; 

(k) "Excess Charges" means any amount of rent charged in respect of a tenancy of 
an Affordable Rental Unit that is in excess of Pennitted Rent, plus any fees or 
charges of any nature whatsoever that are charged in rcspect of the tenancy of an 
Affordable Rental Unit that are not Pennitted Tenant Charges, and includes all 
such amounts charged in respect of allY tenancy since the conunencement date of 
the Tenancy Agreement in question, irrespective of when the City renders an 
invoice in respect of Excess Charges; 

(I) "Former Lands" means Lot 25 Section 8 Block 4 North Range 6 West New 
Westminster District Plan 2 11 64; 

(m) "Housing Covenant" means the agreements, covenants and charges granted by 
the Owner to the City (which includes covenants pursuant to section 219 of the 
umd Title Act) charging the Lands registered on __ day of _____ _ 
2013, under number __ ' 

(n) "Lands" means the following lands and premises situate III the City of 
Richmond: 

Lot 2 Section 8 Block 4 North Range 6 West New Westminster District Plan 
EP P241 05; 

(0) "LTO" means the New Westminster Land Title Office or it s successor; 

(p) "Owner" means Richmond Kiwani s Senior Citizens Housing Society and any 
subsequent owner of the Lands; 

(q) "Permitted Rent" means the maximum rent set out in Schedule B of this 
Agreement in respect of the floor area and location of the Dwelling Unit in 
question, provided that the amounts set out in Schedule B of this Agreement may 
be increased once per year in accordance with any positive change in CPI 
between January 1,2012 and the month in which tbe rent is being increased, but 
provided always that the average Pennitted Rent of a ll Affordable Housing Units 
on the Lands does not exceed an amount which is $75 per month less than the 
amount established from time to time in the City's Affordable Housing Strategy 
as the maximum rent fo r affordable one bedroom low end of market rental 
housing, being on the reference date of this Agreement $950 per month (see 
Addendum No.3 of the Affordable HOllsing Strategy as amended from time to 
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time), and may be further increased with the prior written consent of the City to 
cover unexpected increases in operating, maintenance and sClVic ing costs, but 
subject at all times to sections 3.2(c) and (d); 

(r) "Permitted Tenant Char ges" means typical monthly insurance premiums for 
tenant ' s household contenlS and third party liability insurance plus an amount 
equal to the average monthly charge for elcctricity supplied to all Dwell ing Units 
on the lands by the B.C. Hydro and Power Authority based on electric ity 
consumption over the previous twelve months only, and excludes without 
limitation any other amounts charged by the Owner from time to time in respect 
of any parking, laundry, services or programs provided by or on behalf of the 
Owner and any other pennitted charges as set out in section 3.2(e) whether or not 
such amounts are charged on a monthly or other basis to the Tenants; 

(s) "Resident Managemen t P lan" means a ll policies, procedures and manua ls 
adopted and used by the Owner for the operation and management of the 
Affordable Housing Units including without limi t"ation resident eligibility criteria 
and waiting lists, application procedures and guidelines, tenancy agreements and 
addenda, tenant regulations and manuals, tenant' s insurance requirements, and 
details of the contingency fund established pursuant to section 6.4. 

(t) "Subdivide" means to divide, apportion, consolidate or subdivide the Lands, or 
the ownership or right to possession or occupation of the Lands into two or more 
lots, strata lots, parcels, parts, portions or shares, whether by plan, descriptive 
words or otherwise, under the Land Title Act, the Strata Property Act, or 
otherwise, and includes the creation, conversion, organization or development of 
"cooperative interests" or "shared interest in land" as defined in the Real Estate 
Development Marketing Act; 

(u) "Tar geted Gross Shelter Costs" means a range of$935 to $985 per month, as of 
the date of this Agreement and adjusted annually therea fter on January I in each 
year by adding thereto an amount ca lculated by mu ltip lying the then current 
Targeted Gross Shelter Costs by the percentage change in the CPI since January I 
of the previous year, or such other amount as may be established from time to 
time in the City's Affordable Housing Strategy as the total cost of housing for 
affordable one-bedroom low end of market rental hOllsing (see Addendum No.3 
of the Affordable Housing Strategy as amended from time to time); 

(v) "Tenancy Agreement" means a tenancy agreement, lease, license or other 
agreement granting rights to occupy an Affordable Rental Unit, and all policies 
and procedures established by the Owner in respect of the occupancy of an 
Affordable Rental Unit; and 

(w) "Tena nt" means an occupant of an Affordab le Rental Unit by way of a Tenancy 
Agreement. 
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1.2 In this Agreement: 

(a) reference to the singular includes a reference to the plural, and vice versa, unless 
the context requires otherwise; 

(b) gender specific tenns include both genders; 

(c) article and section headings have been inserted for ease of reference only and are 
not to be used in interpreting this Agreement; 

(d) if a word or expression is defined in this Agreement, other parts of speech and 
grammatical forms of the same word or express ion have corresponding meanings ; 

(e) reference to any enactment includes any regu lations, orders or directives made 
under the authority of that enactment; 

(f) reference to any enactment is a reference to that enactment as consolidated, 
revised, amended, fe-enacted or replaced, unless otherwise ex pressly provided; 

(g) the provisions of section 25 of the Interpretation Act with respect to the 
calculation of time apply; 

(h) time is of the essence; 

(i) all provisions are to be interpreted as always speaking; 

G) reference to a "party" is a reference to a party to this Agreement and to that 
party's respective successors, assigns, trustees, administrators and receivers. 
Wherever the context so requires, reference to a "party" also includes an Eligible 
Senior, agent, officer and invitee of the party; 

(k) reference to a "day", "month", "quarter" or "year' is a reference to a calendar 
day, calendar month, calendar quarter or calendar year, as the case may be, unless 
otherwise expressly provided; and 

(I) where the word "including" is followed by a list, the contents of the list are not 
intended to circumscribe the generality of the expression preceding the word 
"including". 

1.3 The obligations of the Owner to the City in this Agreement are perpetual and are in 
addition to and not in substitution for the obligations of the Owner to the City set OUI in 
the Housing Covenant. In the event that there is a conflict between the terms and 
conditions of this Agreement and the terms and conditions of the Housing Covenant, the 
terms and conditions of this Agreement shall, so far as is necessary to resolve such 
conflict, prevail. 
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ARTICLE 2 
USE AND OCCUPANCY OF AFFORDABLE RENTAL UNITS 

2.1 The Owner agrees that each Affordable Rental Unit may, in perpetuity, only be used as a 
pennanent residence occupied by an Eligible Senior. 

2.2 On or before July I in every calendar year, the Owner must, in respect of each Affordab le 
Rental Unit, provide to the City a statutory declaration, substantia lly in the fonn (with, in 
the City Solicitor 's discretion, such further amendments or additions as deemed 
necessary) attached as Schedule A to this Agreement, sworn by the Owner, containing all 
of the infonnation required to complete the statutory declaration. Notwithstanding that 
the Owner may have already provided such statutory declaration in the particular 
calendar year, the City may request and the Owner shall provide to the City such further 
statutory declarations as may be requested by the City in respect to an Affordable Rental 
Unit if, in the City's absolute determination, the City believes that the Owner is in breach 
of any of its obligations under this Agreement . 

. 
2.3 The Owner must, in addition to providing to the City the statutory declarations described 

in section 2.2 at the times specified in that section, provide to the City a copy of the 
Owner's current Resident Management Plan. 

2.4 The Owner hereby irrevocably authorizes the City to make such inquiries as it considers 
necessary in order to confirm that the Owner is complying with this Agreement. 

2.5 The Owner and the City agree that any person who was a permanent resident of the 
Former Lands as of August 1, 20 11 , shall, for the purposes of this Agreement, be 
considered to be an Eligible Senior regardless of that person's agc or annual income and 
any restrictions, limitations or other provisions of this Agreement in respect of any such 
person and their occupancy of all Affordable Rental Unit shall not apply to that person or 
their occupancy of the Affordable Rental Unit whether pursuant to a Tenancy Agreement 
or othelwisc. 

ARTICLE 3 
DISPOSITION AND ACQUISITION OF AFFORDABLE RENTAL UNITS 

3.1 The Owner will not permit an Affordable Renta l Unit to be sub leased or an Affordable 
Rental Unit Tenancy Agreement to be assigncd. 

3.2 The Owncr must not renl, lease, license or otherwise permit occupancy of any Affordable 
Rental Unit except to an Eligible Senior and except in accordance with the following 
additiona l conditions: 

(a) the Tenancy Agreement shall not permit or grant any rights to a Tenant or any 
permitted occupants to occupy an Affordable Rental Unit for a period greater than 
twelve months; 
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(b) the Affordable Rental Un it will be used or occupied on ly pursuant to a Tenancy 
Agreement; 

(c) the monthly rent payable by a Tenant for the right to occupy an Affordable Rental 
Unit must not exceed the Permitted Rent in respect of the floor area and location 
of the Affordable Rental Unit; 

(d) if the Affordab le Rental Unit is subject to the requ irements of section 4 1, 42, and 
43 of the Residential Tenancy Act, the monthly rent payable by a Tenant for the 
right to occupy an Affordable Rental Unit must not be increased by an amount 
that would exceed the limits on such increases im posed under the Residential 
Tenancy Act; 

(e) the Owner wi ll not require the Tenant or any permitted occupant to pay any extra 
charges or fees fo r use of any common areas, faci lities or amenities generally, or 
fo r san itary sewer, storm sewer, water, other utilities other than electricity, 
properly or simi lar tax provided however that the Owner may require the Tenant 
or any permitted occupant to pay charges and fees in respect of any parking, 
laundry, services, programs, charges or fees for the exclusive use of common 
area, fac ility or amenity space and customary charges and deposits in respect of 
damages, moving and extraord inary cleaning or maintenance provided by or on 
behalf of the Owner; 

(f) the Owner wil l include in the Tenancy Agreement a clause entitling the Owner to 
terminate the Tenancy Agreement if: 

(i) an Affordable Rental Unit is occupied by a person or persons other than an 
Eligib le Senior; 

(ii) the annual income of an El igible Senior rises above the appl icable 
maximum amount specified in section l .l (i) or U) of this Agreement; 

(i ii) the Affordable Rental Un it is occupied by more than the number of people 
the City's building inspector determines can reside in the Affordable 
Rental Un it given the number and size of bedrooms in the Affordable 
Renta l Unit and in light of any relevant standards set by the City in any 
bylaws of the City; 

(iv) the Affordable Rental Unit remains vacant for three consecutive months or 
longer, notwithstand ing the timely payment of rent except in 
circumstances provided fo r by the Owner in the Resident Management 
Plan; and/or 

(v) the Tenant subleases the Affordable Rental Unit or assigns the Tenancy 
Agreement in whole or in part, 
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and in the case of each breach, the Owner bereby agrees with the City to forthwith 
provide to the Tenant a notice of termination effective on the earliest date on 
which such termination can be made effective under the Residential Tenancy Act; 

(g) the Tenancy Agreement will identify all occupants of the Affordable Rental Unit 
and wi ll stipulate that anyone not identified in the Tenancy Agreement is 
prohibited from residing in the Affordable Rental Unit for morc than 30 
consecutive days or more than 45 days tota l in any calendar year; 

(h) the Tenancy Agreement will include a provision that the Affordable Housing Unit 
is the subject of a Housing Agreement made between the Owner and the City 
pursuant to section 905 of the Local Government Act and that a copy of the 
Housing Agreement is available at Ihe Owner's rental office for review by the 
Tenant; and 

(i) the Owner will forthwith deliver a certified tme copy of the Tenancy Agreement 
to the City upon demand. 

3.3 If the Owner has tenninated any Tenancy Agreement, then the Owner shall use best 
efforts to cause the Tenant and all other persons who may be in occupation of the 
Affordable Rental Unit to vacate the Affordable Rental Unit on or before the effective 
date of tennination. 

3.4 The Owner must not subdivide the Lands or any building constructed on the Lands, by 
any means howsoever. 

ARTICLE 4 
DEMOLITION OF AFFORDABLE RENTAL UNIT 

4. 1 The Owner wi ll not demolish an Affordable Rental Unit unless: 

(a) the Owner has obtained the written opinion of a professiona l engineer or architect 
who is at ann 's length to the Owner that it is no longer reasonable or practical to 
repair or replace any structural component of the Affordable Rental Unit, and the 
Owner has delivered to the City a copy of the engineer's or architect's report; or 

(b) the Affordable Rental Unit is damaged or destroyed, to tbe extent of 40% or more 
of its value above its foundations, as detennined by the City in its sole discretion, 
and, in each case, a demolition pennit for the Affordable Rental Unit has been 
issued by the Ci ty and the Affordab le Rental Unit has been demolished under that 
perotil. 

Following demolition, the Owner will use and occupy any replacement Dwelling 
Unit in compliance with this Agreement and the Housing Covenant both of which 
will apply to any replacement Dwelling Unit to the same extent and in the same 
manner as those agreements apply to the original Dwell ing Unit, and the Dwelling 
Unil must be approved by the City as an Affordable Rental Unit in accordance 
with thi s Agreement 
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ARTICLE 5 
DEFAULT AND REMEDIES 

5.1 The Owner agrees that, in addition to any other remedies available to the City under this 
Agreement or the Housing Covenant or at law or in equity, if an Affordable Rental Unit 
is rented at a rate in excess of the Permitted Renl or the Owner imposes in respect of any 
tenancy of an Affordable Rental Unit any fee or charge of whatsoever nature other than 
Pennitted Tenant Charges, the Owner will pay the Excess Charges to the City. The 
Excess Charges are due and payable five (5) business days following receipt by the 
Owner of an invoice from the City for the same. 

5.2 The Owner acknowledges and agrees that a default by the Owner of any of its promises, 
covenants, representations or warranties set-out in the Housing Covenant shall also 
constitute a default under this Agreement. 

6.1 H ousing Agreement 

ARTICLE 6 
MISCELLANEOUS 

The Owner acknowledges and agrees that this Agreement includes a housing agreement 
entered into under section 905 of the Local Government Act. 

6.2 Modification 

This Agreement may be modified or amended from time to time, by consent of the 
Owner and a bylaw duly passed by the Council of the City and thereafter if it is signed by 
the City and the Owner. 

6.3 Management 

The Owner covenants and agrees that it will furnish good and efficient management of 
the Affordable Rental Units and will pennit representatives of the City to inspect the 
Affordable Rental Units at any reasonable time, subject to the notice provisions in the 
Residential Tenancy Act. The Owner further covenants and agrees that it will maintain 
the Affordable Rental Units in a good state of repair and fit for habitation and will 
comply with all laws, including health and safety standards applicable to the Lands. 
Notwithstanding the foregoing, the Owner acknowledges and agrees that, if the Owner 
fails to maintain the Affordable Rental Units in accordance with the Resident 
Management Plan or othetwise in a good state of repair and fit for habitation, following 
written notice from the City and the expiry of a reasonable cure period having regard for 
the nature of the breach, the City may require the Owner, at the Owner's expense, to hire 
a person or company with the skill and expertise to manage the Affordable Rental Unils. 

6.4 The Owner shall establish and maintain a separate fund for building repairs and regularly 
scheduled maintenance of the Affordable Rental Units; shall contribute to such fund in 
each year; shall pennit the CIty to review the sufficiency of the fund upon request; and 
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shall implement any reasonable written recommendations that the City may make 
following such review with regard to the adequacy of the fund unless the Owner provides 
to the City an opinion from a person qualified to provide strata management services in 
British Columbia that the fund established by the Owner would be adequate if the 
Affordable Rental Units were strata lots. 

6.5 The Owner shall make reasonable efforts to identify, for the benefit of Tenants of the 
Lands, tenant's insurance underwriters willing and able to provide affordable tenant's 
insurance in respect of some or all of the Affordable Rental Units, so as to minimize the 
portion ofPennitted Tenant Charges that is attributable to insurance premiums. 

6.6 The Owner shall not make any rule in respect of the occupancy of a Dwelling Unit on the 
Lands that would require a Tenant of the Dwelling Unit to pay any fee or charge for the 
use of any common area, facility or amenity space on the Lands or in any building on the 
Lands, or that would restrict a Tenant of the Dwelling Unit from using or enjoying any 
such conunon area, facility or amenity space except with respect to parking or in respect 
of any fees or charges for the exclusive use of any common area, facility or amenity 
space on the Lands and other than as a consequence of the Tenant having breached a 
reasonable rule with respect to the use of such area, facility or space that the Owner has 
made for the benefit of all Tenants of the Lands. 

6.7 Indemnity 

The Owner will indemnify and save hannlcss the City and each of its elected officials, 
officers, directors, and agents, and their heirs, executors, administrators, personal 
representatives, successors and assigns, from and against all claims, demands, actions, 
loss, damage, costs and liabilities, which all or any of them will or may be liable for or 
suffer or incur or be put to by reason of or arising out of: 

(a) any negligent act or omission of the Owner, or its officers, directors , agents, 
contractors or other persons for whom at law the Owner is responsible relating to 
this Agreement; 

(b) the construction, maintenance, repair, ownership, lease, license, operation, 
management or financing of the Lands or any Affordable Rental Unit or the 
enforcement of any Tenancy Agreement; and/or 

(c) without limitation, any legal or equitable wrong on the part of the Owner or any 
breach of this Agreement by the Owner. 

6.8 Release 

The Owner hereby releases and forever discharges the City and each of its elected 
officials, officers , directors, and agents, and its and their heirs, executors, administrators, 
personal representatives, successors and assigns, from and against all claims, demands, 
damages, actions, or causes of action by reason of or arising out of or which would or 
could not occur but for the: 
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(a) construction, maintenance, repair, ownership, lease, license, operation or 
management of the Lands or any Affordable Rental Unit under this Agreement; 
and/or 

(b) the exercise by the City of any of its rights under this Agreement or an enactment. 

6.9 Survival 

The obligations of the Owner set out in this Agreement will survive tennination or 
discharge of this Agreement. 

6.1 0 City's Powers Unaffected 

This Agreement does not: 

(a) affect or limit the discretion, rights, duties or powers of the City under any 
enactment or at common law, including in rclation to the use or subdivision of the 
Lands; 

(b) impose on the City any legal duty or obligation, including any duty of care or 
contractual or other legal duty or obligation, to enforce this Agreement; 

(c) affect or limit any enactment relating to the use or subdivision of the Lands; or 

(d) relieve the Owner from complying with any enactment, including in relation to 
the use or subdivision of the Lands. 

6.11 Agreement for Benefit of City Only 

The Owner and the City agree that: 

(a) this Agreement is entered into only for the benefit of the City; 

(b) this Agreement is not intended to protect the interests of the Owner, any Tenant, 
or any future owner, lessee, occupier or user of the Lands or the building or any 
portion thereof, including any Affordable Rental Unit; and 

(c) the City may at any time execute a release and discharge of this Agreement, 
without liability to anyone for doing so, and without obtaining the consent of the 
Owner. 

6.12 No Public Law Duty 

Where the City is required or pennitted by this Agreement to fonn an opinion, exercise a 
discretion, express satisfaction, make a detennination or give its consent, the Owner 
agrees that the City is under no public law duty of fairness or natural justice in that regard 
and agrees that the City may do any of those things in the same manner as if it were a 
private party and not a public body. 
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6. 13 Notice 

Any notice required {Q be served or given to a party herein pursuant to this Agreement 
will be suffic iently served or given if delivered, to the postal address of the Owner set out 
in the records at the LTD, and in tbe case of the City addressed: 

To: 

And to: 

Corporate Officer, City of Richmond 

69 11 No.3 Road 
Richmond, Be V6Y 2C I 

City Solicitor 

City of Richmond 
6911 No.3 Road 
Richmond, BC V6Y 2C I 

or to the most recent postal address provided in a written notice given by each of the 
parties to the other. Any notice which is delivered is to be considered to have been given 
on the first day after it is dispatched for delivery. 

6. 14 Enuring Effect 

This Agreement will extend to and be binding tlpon and enure to the benefit of the parties 
hereto and their respective successors and permi tted assigns. 

6.15 Severabili ty 

If any provision of this Agreement is found to be invalid or unenforceable, such provision 
or any part thereof wi ll be severed from thi s Agreement and the resultant remainder of 
this Agreement wi ll remain in full force and effect. 

6. 16 Waiver 

All remedies of the City will be cumulative and may be exercised by the City in any 
order or concurrently in case of any breach and each remedy may be exercised any 
number of times with respect to each breach. Waiver of or delay in the City exercising 
any or all remedies wi ll not prevent the later exercise of any remedy fo r the same breach 
or any similar or different breach. 

6.17 Sole Agreement 

This Agreement, and any documents signed by the Owners contemplated by thi s 
Agreement (including, without limitation, the Housing Covenant), represent the whole 
agreement between the City and the Owner respecting the use and occupation of the 
Affordable Rental Units, and there are no warranties, representations, conditions or 
collateral agreements made by the City except as set forth in this Agreement. In the event 
of any conflict betwccn this Agreement and the Housing Covenant, this Agreement shall, 
to the extent necessary to resolve such conflict, prevail. 
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6.18 Further Assurance 

Upon request by the City the Owner will forthwith do such acts and execute such 
documents as may be reasonably necessary in the opinion oftbe City to give effect to this 
Agreement. 

6.19 Agreement Runs with the Lands 

The parties acknowledge that the City is obliged to file a notice of this Agreement in the 
LTO and that, upon such filing, this Agreement is binding on all persons who acquire an 
interest in the Lands. All of the covenants and agreements contained in this Agreement 
are made by the Owner for itself, its personal administrators, successors and assigns, and 
all persons who, after the date of this Agreement, acquire an interest in the Lands. 

6.20 Equitable Remedies 

The Owner acknowledges and agrees that damages would be an inadequate remedy for 
the City for any breach of this Agreement and that the public interest strongly favours 
specific performance, injunctive relief (mandatory or otherwise), or other equitable relief, 
as the only adequate remedy for a default under this Agreement. 

6.2 1 No Joint Venture 

Nothing in Ihis Agreement will constitute the Owner as the agent, joint venturer, or 
partner of the City or give the Owner any authority to bind the City in any way. 

6.22 Applicable Law 

Unless the context otherwise requires, the laws of British Colwnbia (including, without 
limitation, the Residential Tenancy Act) will apply to this Agreement and all statutes 
referred to herein are enactments of the Province of British Columbia. 

6.23 Joint and Severa l 

If the Owner is comprised of more than one person, firm or body corporate, then the 
covenants, agreements and obligations of the Owner shall be joint and several. 
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6.24 Limitation on Owner's Obligations 

The Owner is only liable for breaches of this Agreement that occur while the Owner is 
the registered owner of the Lands provided however that notwithstanding that the Owner 
is no longer the registered owner of the Lands, the Owner will remain liable for breaches 
of this Agreement that occurred while the Owner was the registered owner of the Lands. 

IN WITNESS WHEREOF the parties hereto have executed this Agreement as of the 
day and year first above written. 

RICHMOND KIWANIS CITIZENS HOUSING SOCIETY 
by its authorized sig~~1Cii;;S::'---

CITY OF RICHMOND 
by its authorized sigllatory(ies): 

Per: __________ _ 

Malcolm D. Brodie, Mayor 

Per: -=---,-,=c---=-----=-=-­
David Weber, Corporate Officer 

S61722_8 INATOOCS 542565-100 
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Schedule A to Housing Agreement 

STATUTORY DECLARATION 

CANADA 

PROVINCE OF BRITISH COLUMBIA 

TO WIT: 

) 
) 
) 
) 

IN THE MATTER OF A 
HOUSING AGREEMENT WITH 
THE CITY OF RICHMOND 
("Housing Agreement") 

I, ,-------.----.----.--c.-c------ of ___________ , British Columbia, do 
solemnly declare that: 

1. I am the owner or authorized signatory of the owner of (the 
"Affordable Rental Units"), and make this declaration to the best of my personal 
knowledge. 

2. This declaration is made pursuant to the Housing Agreement in respect of the Affordable 
Rental Units. 

3. For the period from to the 
Affordable Rental Units were occupied only by the Eligible Seniors (as defined in the 
Housing Agreement) whose names and current addresses are shown in the tenant list 
attached as Appendix "i" to this Statutory Declaration, as a pennanent residence. 

4. The rent charged each month for each of the Affordab le Rental Units is as set out in the 
fonn of rent roll attached as Appendix "ii" to this Statutory Declaration. 

5. I acknowledge and agree to comply with the Owner's obligations under the Housing 
Agreement, and other charges in favour of the City noted or registered in the Land Title 
Office against the land on which the Affordable Rental Units are situated and confinn 
that the Owner has complied with the Owner's obligations under the Housing Agreement. 

6. I make this solemn declaration, conscientiously believing it to be true and knowing that it 
is of the same force and effect as if made under oath and pursuant to the Canada 
Evidence Act. 

DECLARED BEFORE ME at the City of 
,,--,-----,--,---:;-0-' in the Province of British 
Columbia, this day of 
_____ ~,20_ 

A Conunissioner for Taking Affidavits in 
the Province of British Columbia 
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) 
) 
) 
) 
) 
) 
) DECLARANT 
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Appendix "i" 

Unit Tenant Name Tenant Address 
No. 

1 " 

2 

3 , , , , 
" , 

4 

... 
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Appendix "un 

Unit Monthly Rent on the Monthly Rent on the Proposed or Actual 
No, date 365 days before actual date of Statutory Month ly Rent on the 

date of Statutory Declaration date 90 days after date 
Declaration of Statutory 

Declaration 

I $.-.: " " 
, 

$- ." , $ 
, 

- , .. , 

2 $ $ $ - - -
3 $-

0 
$- $ " ", - , 

" 
4 $ $ $ - - -
" , $ - $ - ,- ;, $- :.' 

1""- , 
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Schedule B to Housing Agreement 

PERMITTED RENT 

KIWanis Towers Rent Schedule 2/5/2013 

Unit • A A· l • C " • C·1 C-Ia- 0 

Unit Area (sf) '83 589.3 591.1 616.5 593.5 616.4 

BaSE! Rent (pst) $1.19 1.13 

Basi! unit rent $690.00 $700.00 $100.00 $730.00 $110.00 $760.00 
-621.5 "603.6 

flo,,, b~. 

2 $'9O.DD $700.00 $700.00 $730.00 $760.00 , $'9O.DD $700.00 $700.00 $730.00 $760.00 , $690.00 $700.00 $700.00 $730.00 $760.00 
5 $690.00 $700.00 $700.00 $730.00 $760.00 , $690.00 $700.00 $700.00 $730.00 $750.00 , 5 18 14 , 

$3,450.00 $3,500.00 $12,600.00 $10,220.00 $3,800.00 

98.5" 
7 $660.00 _.00 $690.00 $72JJ.DO $750.00 

• $680.00 $69O.DD $690.00 $720.00 $750.00 , $680.00 $690.00 $690.00 $720.00 $750.00 
1J) $680.00 $690.00 $690.00 $720.00 $750.00 

11 s..,.oo SO'lD.oo I"'.'l!!.. $7",.00 1"'!l2.. 
5 5 20 15 5 

$3,300.00 $3,450.00 $13.soo.00 $10,800.00 $3,150.00 

103~ 

U $710.00 $720.00 $720.00 $750.00 $780.00 

" $110.00 $720,00 $720.00 $730.00 $780.00 

15 $7W.OO $720.00 $720.00 $730.00 $780.00 

16 $710.00 $720.00 $720.00 $730.00 $780.00 

17 1710.00 S7"','!!!. $720.00 sm.'!!!. $7.,."9_ 
5 5 20 , 12 5 

$3 S50.00 $3600.00 $14,400.00 $2,250.00 $8760.00 $3900.00 
jUnltTOlals 15 15 58 32 12 15 147 

evenue Totals $10,300.00 $10,550.00 $40.soo.oo $23,270.00 $8,760.00 $11,450.00 $105,130.00 

AveJ'1I1. Rent $715.17 ..... $660· $780 AH Rent $925 
Typical ElectriCal $45,00 

Tenamlnsurance $25.00 

Total lenanl cost $785.17 

Average Rent" of Current Affordable nmt 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Craig 
Director of Development 

Report to Committee 

Date: January 22, 2013 

File: RZ 12 -615239 

Re: Application by Cotter Architects Inc. for Rezoning at 3531 Bayview Street 

Staff Recommendation: 

That Richmond Zoning Bylaw 8500 Amendment Bylaw 9001 to: 

1. Amend the regulations speci.fic for Affordable Housing Contributions related to the 
"Commercial Mixed Use (ZMU22) - Steveston Commercial" zone; and 

2. Create "Commercial Mixed Use (ZMU22) - Steveston Commercial" and for the 
rezoning of353 1 Bayview Street from "Light Industrial (IL)" to "Commercial Mixed 
Use (ZMU22) - Steveston Commercial .. 

be introduced and given first reading. 

!~ra:V 
D(kt~~~f DeFelopment 
(604-247-4625) 

Att.~ 
REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Affordable Housing if dv. L_ vAl , / 

/ 
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Staff Report 

Origin 

Cotter Architects Inc. has applied to the City of Richmond for permission to rezone 
3531 Bayview Street (Attachment 1) from "Light Industrial (IL)" to "Commercial Mixed-Use 
(ZMU22) Steveston Commercial", to permit the development ofa two (2) storey mixed usc 
commerciallresidential building with ground floor retail uses and six (6) residential units over a 
partially in-ground parking structure (Attachment 2). 

Background 

• The proposed development generally conforms to the pennitted land uses and incentive 
package contained in the Steveston Village Conservation Strategy, (the Strategy) and policies 
in the Official Community Plan - Steveston Area Plan (SAP). The application also responds 
to comments provided on a previous application considered at the June, 21, 20 I I Planning 
Committee meeting. 

• The applicant organized a community consultation meeting to engage the community in 
discussion, review and comment upon the revised proposed rezoning and deve lopment. 

• The site-specific zone is proposed for this app lication as the proposed use is consistent with 
the Steveston Village and various OCP and Steveston Area Plan policies. In addition, the 
proposed density is less than the 1.2 FAR permitted under the Strategy, and the proposal 
exceeds the parking required under the Strategy. 

Findings of Fact 

A Development Application Data Sheet, providing specific detail s about the proposed 
development, is attached (Attachment 3). 

Description 

Proposed Developmellt: 
• The proposed development is located at the north-east comer of Bayview Street and 

3rd Avenue in the Steveston Village. 
• The proposed development is a two (2) storey mixed use building over a partially in-ground 

parking structure. The parking would be almost fully below grade on the south (Bayview 
Street) side and would be fully exposed on the north side of the property. The parking 
structure is not considered for floor area and density calculations, consistent with the 
Richmond Zoning Bylaw, but is considered a storey fo r the overall height of the building. 

• The project would achieve a maximum density of I .18, which is less than the permitted 
1.2 FAR - including the density bonus - in the existing Steveston Conservation Strategy. 

• The proposed design features approximately 37% commercial (708.8 m2 or 7,629 ttl) and 
63% residential (1,192.4 m2 or 12,835 ft2). 

• The commercial uses would be general retail commercial. 
• The proposed development would have a total of six dwelling units: 

- 2 two-storey apartment units of 122 m' (1 ,315 ft') and 132 m' (1,421 ft' ) which would 
be oriented to the east of the site; 
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1 suite of99 m2 (1,065 ft2) located at the north of the building, located behind the main 
floor commercial units; 
2 suites on the second storey- one of 183 nl (1,968 ftl) on the south-east of the building 
and one of 528 .5 m2 (5,689 ft2) for the remainder of the upper floor; and 
A housekeepers unit of 57.6 m2 (620 If) connected to the large apartment unit. As this 
housekeeper's unit would have a separate at-grade entrance and has dedicated cookirig 
facilities, the housekeeper's unit is considered a dwelling unit. 

• Based on the proposed density of 1.18 FAR, no contribution to the Steveston Heritage 
Conservation Grant Fund will be required for this project. 

• A contribution 0[$53,948 is proposed to the Affordable Housing Developer Contribution. 
• The proposed development meets or exceeds the reduced off-street parking required as per 

the Strategy, and the requirements of the proposed ZMU22 zone. 
• Building form, materials, and building details generally comply with the approved Steveslon 

Area Plan - Development Permit Guidelines. 

Surrounding Development 

The site is located directly east of the Gulf of Georgia Cannery complex at the corner of 
Bayview Street and 3rd Avenue in Steveston Village. 

To the North: Existing commercial buildings (3): zoned "Steveston Commercial (CS2)", 
maximum height two (2) storeys; 

To the East: Existing commercial building(l): zoned "Steveston Commercial (CS2)", 
maximum height two (2) storeys; 

To the South: Vacant remediated parcel zoned "Light Industrial (IL)"; and 
To the West: Existing industrial historic site zoned "Light Industrial (IL)" for GulfofGeorgia 

Cannery National Historic Site. 

Related Policies 

Stevestoll Vii/age Conservatioll Strategy: 
Council adopted the Steveston Village Conservation Strategy in 2009. The Strategy is incentive­
based and emphasizes that the City wiJI work co-operatively with all property owners to balance 
interests and achieve heritage conservation in the Village. Key measures in the Strategy include: 

• A revised Steveston Area Plan with heritage and non-heritage conservation policies and 
establishment of the Steveston Village Heritage Conservation Area to better manage 
identified heritage resources; 

• An implementation program which established new financial incentives, design guidelines 
and permit requirements for new developments or alterations to buildings and property 
within the Heritage Conservation Area; and 

• As outlined in a separate report from the Policy Plarming Division, the Strategy is generally 
maintained for the Village Core area, with some minor amendments to parking requirements 
and the height of buildings. 

• Parking reductions as an incentive to retain the historically small scale of development in the 
Village, and to encourage new development. 
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Staff will present a separate to the Planning Committee outlining a Review Concept for the 
Steveston Village Conservation Strategy. The proposed changes are to revise the parking 
reductions permitted, and to fine-tune allowed density and building height throughout the 
Steveston Village. The proposed development generally conforms to the Review Concept as 
presented by staff. 

Official Commullity Plan-S tevestoll A rea Plait (SAP): 
• The site lies within the SteveslOn Village Heritage Conservation Area. The OCP-Steveston 

Area Plan designates the site as "Heritage Mixed Use (Commercial-Industrial with 
Residential & Office Above)" which allows commercial uses at grade, with residential uses 
above. As the proposed design features a partially in.ground parking structure, all residential 
units are either above the proposed commercial units, or above the parking structure, and 
therefore the proposed development complies with the land use designation. 

• 

• 

To guide redevelopment on sites without a heritage resource, the Development Permit 
Guidelines in the Steveston Area Plan were revised to update the "Sakamoto Guidelines" 
including: 

promoting a return to small scale development in the Village Core Area and Moncton 
Street. 

Detailed design specifications to implement the updated guidelines include: 
buildings to be built to the street line, 
horizontal or vertical siding (wood or cement products), 
heritage colours to be coordinated with adjacent build ings, 
signage to be integral to the faryade, 
doors to be glass panel and framed with solid wood, wood panel, or aluminum, 
upper floor windows are to be framed and in a historic rhythm, different from ground 
floor windows and proportional to building elevations, 
fabric canopies or awnings, and 
selective use of modem materials. 

The proposal for 3531 Bayview Street meets a number of these design criteria. 

• The Development Permit Guidelines state that no residential units shall be within the first 
12 m of a building, measured from the fronting street. The proposed development meets this 
guideline, as the residential units are all set back more than 12 m from the fronting property 
line on Bayview Street. 

Public Input 

• The Site Sign has been posted as required. 
• No correspondence was received concerning the project description on the site signage. 
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Consultation 

The developer held a Publ ic Infonnation Meeting on November 27, 2012, at the Steveston 
Community Centre. Attendees at the consultation meetings for the previous application and 
local community groups were contacted and invited to the meeting. A newspaper ad was run in 
the November 14 and 23, 2012 editions of the Richmond Review, and in the 
November 21 and 23, 2012 editions of the Richmond News. A mail drop was done with 
approximately 1,670 flyers delivered. Twenty-six (26) residents attended the meeting. 
Comments were positive regarding the proposed design and project density. No opposition or 
concerns were raised by any residents attending the meeting. Correspondence has been received 
from the Gulf of Georgia Cannery. the Britannia Heritage Shipyard Society, and the Steveston 
Community Society in support of the design and character of the building (Attachment 4) . 

Staff Comments 

The proposed design attached to this report has satisfactorily addressed the urban design issues 
and other staff comments identified as part of the review of the subject Rezoning application. In 
addition, it would comply with the intent of the applicable sections of the Official Community 
Plan (OCP) and would be in compliance with a number of the policies for the Steveston Area 
Plan (Attachment 5). 

While the proposed building meets the allowed parking reductions outlined in the revised 
Steveston Village Conservation Strategy, the required engineering improvements for the 
Bayview Street frontage will result in the creation of additional on-street parking spaces, further 
addressing concerns regarding on-street parking. 

The larger review of the Chatham Street and Bayview Street streetscape design by the 
Transportation Division wi ll examine additional opportunities to reconfigure the existing road 
design to provide additional on-street parking in the Steveston Village. A report from the 
Transportation Division will be presented at the February 19, 2013 meeting. 

Analysis 

Planning: 

Proposed "Commercial M ixed-Use (ZMU22) Stcvcston Commercial Bylaw 

The proposed "Commercial Mixed-Use (ZMU22) Steveston Commercial" zone is based on the the 
Steveston-specific toolkit in the Steveston Village Conservation Strategy (the Strategy). 

• The proposed Conunercial Mixed-Use (ZMU22) zone is tailored to the characteristics of the 
site and aims to achieve the density. height and building character proposed by the owner. 

• The maximwn density pennhted under the proposed Commercial/Mixed-Use (ZMU22) bylaw 
is 1.2 FAR, calculated on the net site area after a minor road dedication at the intersection of 
Bayview Street and 3rt! Avenue. The proposed density is consistent with the density bonus 
pennitted under the Strategy. 
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• The proposed maximum building height is measured using geodetic datum (Geodetic Survey of 
Canada datum) rather than physical building height, to take into account the sloping site, which 
results in a two-storey building wlth a height of 12 m to roof ridge facing Bayview Street to the 
South, and a 3-storey. 13.6 m building facing north. The maximum roofridge height is 15m 
GSe for the entire structure. 

• Parking - the proposed building would provide parking as follows: 

Usc Required under Spaces Required Proposed 
Strategy 

Non-residential 33% of 
requirements under 
Zoning Bylaw - 2 
per 100 sq.m 

18 18 

Residential 1.0 spaces per 
dwelling plus 0.2 
for visitors (shared 
with non­
residential parking 

6 (plus I shared 
visitors' space) 

11 (Plus 1 shared visitors' 
space) 

TOTAL 25 30 

The proposed development would exceed the minimum requirements under the Strategy, and 
should pose no impact on adjacent streets. 

• Form & Character: The form and massing of the proposed two-storey mixed use over 
parking structure development complies with the Steveston Area Plan Guidelines as follows: 

3709037 

A pedestrian-oriented streetscape is provided on both Bayview Street and 3 rd Avenue 
with commercial "storefronts" reflecting the historical character of the site and previously 
existing grade/sidewalk level access to 3rd A venue; 
The facade design for the south (Bayview Street) elevation has been handled in such a 
way as to suggest three separate structures, reminiscent of the historic lot lines for the 
site; 
The proposed location and orientation of the building respect the massing of the existing 
commercial buildings to the south and east; 
The commercial slab elevation would be 3.9 m ase, which is approximately 0.7 m 
above the existing 3.2 m ase elevation of Bayview Street south of the site. The 0.7 m 
grade difference will be addressed through a landscaping transition and ramped 
entryways; 
The proposed commercial slab elevation would be 3.9 m ase datum fronting on 
Bayview Street. The Strategy establishes the objective of retaining the "Existing Grade" 
throughout the Village. The existing 3.2 m GSe elevation of Bayview Street is identified 
in the Strategy as a significant Character Defining Element of the Village. In order to 
accommodate the parking structure below the commercial area and have a floor system 
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depth that is adequate to incorporate servicing for the commercial units, the lowest 
elevation possible for the commercial slab off Bayview Street is the proposed 3.9 m Gse. 
Although higher than the existing road grade, the technical requirements of the 
construction of parking and water table restrictions mean that 3.9 m ase is the lowest 
possible elevation for the floor slab; 
For the commercial unit facing onto yd Avenue, the proposed elevation would be no 
more than 1.4 m ase, or the elevation of the existing sidewalk; 
The retention of the existing grade of 1.4 m GSe (the same elevation as Moncton Street) 
along the north of the site acknowledges a significant feature of the site identified in the 
Steveston Village Conservation Strategy as a Character Defining Element of the Village; 
The building mass is articulated with a combination of differentiated facades, balconies 
and projections (with some recesses) to break up the larger Bayview Street and 
3rd Avenue facades. This is generally in keeping with the Steveston Village Core Sub~ 
area Development Permit Guidelines in the Steveston Area Plan,· 
The proposed dwelling unit on the north side of the building and the two proposed two~ 
storey units on the east of the site provide further opportunities to break up the massing of 
the building; 
Proposed building materials (a mixed palette of hardie shingle and lap siding, with 
hardie board and batten cladding for a variety of materials, hardie trim and fascia. wood 
textured doors and windows for upper floors) and colour scheme (regional heritage 
colours) are consistent with the Steveston Area Plan ~ Official Community Plan 
Guidelines; and 
Required parking would be located below the commercial floor and the townhouse units, 
accessed from the lane to the east of the site. 

• Development Permit: A comprehensive list of architectural features and components 
requiring further review and design development during the Development Permit Stage are as 
follows: 

Bayview Street elevation with further articulation of the facade, and design changes to 
strengthen the reference to the historic lot lines; 
Roof pitch and massing to be further detailed; 
Glazing on north facade (main entrance to second floor apartment) ; 
Sustainability measures; and 
Signage to be reviewed by staff to ensure compliance with the Steveston Village 
Conservation Strategy and the Sign Bylaw. 

• Consultation: The Development Pennit will be reviewed by the Advisory Design Panel 
(ADP) and the Richmond Heritage Commission. A Heritage Alteration Permit is also 
required for the proposed development, and this will be presented at the same time as the 
Development Permit. 

• Sustainability: The proposed development meets a number of sustainability criteria. 
including: combining multiple uses into a single development of a brownfield site; the site is 
within walking distance of a neighbourhood service centre and recreation opportunities; and 
is located within the Steveston Village which is a well ~served by several different bus routes. 
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Other sustainability features (listed below) will be considered for inclusion during the 
Development Permit and Building Permit stages: 

On-site bicycle storage; 
Secured common areas for recycling, organics and garbage storage; 
Rapidly renewable wood-frame construction for upper stories; 
High-albedo roofing will be installed; 
Low-emissions paints and sealers will be used; 
Low-E double pane windows throughout the building; 
Drought-resistant planting requiring minimal irrigation; 
Energy-efficient LED lighting used in common areas; 
Energy star appliances in all units; 
Programmable thermostats; and 
Adaptable housing compliance. 
Further sustainability features will be investigated as part of the Development Permit 
review. 

• AccessibilityIAging-in-Place: Aging-in-place measures (e.g., lever door handles, blocking to 
bathroom walls, operable windows) will be provided in both the apartment units proposed on 
the second floor (excluding the housekeepers unit in the larger of the proposed apartments). 

During the Development Permit review, the potential for adaptable housing will be 
identified in accordance with the Be Building Code's Adaptable Unit Criteria and the 
Richmond Zoning Bylaw' s Section 4.16, Basic Universal Housing Criteria. 

• CPTED: Possible areas of concealment have been eliminated with the incorporation of 
window and balcony location to facilitate casual surveillance opportunities for the site. 

As part of the building pennit submission, a lighting plan for pedestrian entrances, access 
walkways and parking access aisles will be provided to ensure unifonn levels of coverage 
and security. 

• Affordable Housing: The Affordable Housing Strategy requires a cash-in-lieu contribution 
of $4.00 per square foot of the total residential building area for apartment developments 
involving 80 or less residential units. Based on the floor area proposed for this project, a 
cash-in-Iieu contribution of approximately $51 ,340 would be provided. 

• Amenity Space: 

3709037 

The project is largely exempt from the provision of indoor amenity space or cash-in-lieu 
contribution, as 4 of the six units are larger than 148 sq. m. The two units would require 
a total contribution of $2,000 contribution in lieu of actual facilities being provided, 
based on OCP requirements and Council Policy. 
No outdoor amenity space has been provided for this small-scale mixed use development, 
consistent with the dense urban character of existing development in the Moncton Street 
and Core Area sub-zones of Steveston Village. 
The proposed apartment residential units would all feature private balconies, and the two 
two-storey units on the east would have patio areas at the same grade as the building 
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entrance. The two-storey units and the apartment shown at the south-east corner of the 
second floor would also have access to private roof decks. 

Trallsportation: 
• A 4m x4m corner cut at Bayview and 3rd Avenue will be dedicated to enhance pedestrian 

safety. 
• Frontage improvements to Bayview Street and 3rd A venue apply including sidewalk, 

boulevard, and on-street parking. The design submitted by the owner illustrates the creation 
of 8 angle parking stalls on the Bayview Street frontage of the site. 

• The Transportation section has reviewed the design and supports the proposal for angle 
parking in this location. rt should be noted that the current configuration of the street in this 
location is a 'no-parking' area for a loading zone for the former EA Towns building. The 
conversion of the loading zone to angle parking would create 8 new spaces, and no loss of 
existing para1lel parking on adjacent streets. 

• To maintain the character of the lanes in accordance with the Steveston Village Conservation 
Strategy, minimal upgrades will be required (e.g., no curb and gutter with paving up to the 
building). Transportation staff recommends incorporating the lighting into the building to 
preserve the historic condition of the lane. Lanes in Steveston Village wi ll be assigned as 
permit parking spaces to local businesses. 

• Under the proposed ZMU22 zone and the Steveston Village Conservation Strategy, 
commercia1 parking may be reduced by up to 33%. Subsequent to the adoption of the 
Strategy, concerns have been raised about the potential impacts of this reduction in required 
on-site parking. The proposed design illustrates that the project exceeds the minimum 
required residential parking requirements of the Zoning Bylaw, and meets the proposed 
requirements for off-street non-residential parking. 

• The Transportation Division has advised staff that the preliminary analysis of potential 
streetscape improvements in the Steveston Village could result in approximately 50 new on­
street parking spaces on Chatham Street and 25 new spaces on Bayview Street. With the 
potential for 75 additional on-street parking spaces in the Steveston Village, staff is of the 
opinion that the proposed reduction in commercial parking will have minimal impacts on the 
surrounding streets. 

• A private access easement is being negotiated between the property owners of 3420 Moncton 
Street and the subject property at 3531 Bayview Street to provide access through the subject 
site from 3rd Avenue to the rear of the commercial property at 3420 Moncton Street. 
Historically, access to the rear of the property at 3420 Moncton Street has been provided 
through the subject site. Staff has requested that the owner enter into an easement with the 
adjacent property owner to ensure access is maintained. This proposed easement would be 
registered over the existing municipal statutory right-of-way for utilities, and would be 3.0 m 
wide and 18.6 m long. 

• An angled crosswalk will be required across Bayview Street at the intersection of 3rd Avenue 
and Bayview Street. The incorporation of stamped asphalt material is to be provided for the 
frontage and new crosswalk. 

• Bicycle parking as shown meets bylaw requirements. 
• All accessible ramps to have a maximum grade of 5%. 
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Engineering: 

Sanitary Sewer / Water Upgrades: 
• No upgrades are required to sanitary sewer or water system for this application. 
• The existing Sanitary Right of Way at the north side of the property (at 3rd Avenue frontage) 

must be retained to maintain sanitary service to 3400 and 3420 Moncton Street. 

Storm Sewer Upgrades: 
• An existing concrete box culvert is located within the Sm wide statutory right-of-way along 

Bayview Street. A strategy for retention should be prepared 

Dike Issues: 
• A 5.0 m statutory right-af-way over the south portion of the site is req uired for dike access 

and maintenance. 

Teclmical COllsiderations for Development PermitiBuildillg Permit S tage: 
• The site is well-situated and accommodates fire-fighting requirements. 
• An internal recycling and garbage room with direct exterior access (to the lane at the east 

property line) has been provided. 
• Full code analysis and technical permitting issues will be clarified during the DP and BP 

stages. 

Details of Rezoning Considerations are provided in Attachment 6. 

Financial Impact 

None. 

Conclusion 

Staff recommend support for this application. The proposal is generally in conformance with the 
policies and guidelines of the SteveSfon Area Plan and complies with the temlS of the proposed 
Steves ton Conservation Area (SC3) Core Area zone. Staff recommend that Bylaw 8780 be 
introduced and given first reading. 

Barry Konkin 
Planner 2 
(604-276-4279) 

BK:cas 

Attachment 1: 
Attachment 2 : 
Attachment 3: 
Attachment 4 : 
Attachment 5: 
Attachment 6: 

3709037 

Location Map 
Building Proposal 
Development Application Data Sheet 
Correspondence Recei ved 
Steveston Policy Requirements Table 
Rezoning Considerations 
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Original Date: 08/07/12 

RZ 12-615239 Amended Date : 

Note: Dimensions flrC in METRES 
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City of Richmond 
6911 No.3 Road 
Richmond, Be V6Y 2C l 

Development Application Data Sheet 

RZ12-615239 Attachment 3 

Address : 3531 Bayview Street 

Applicant: Cotter Architects Inc. 

Planning Areas: QCP·Steveston Plan - Steveston Village Sub·Area "Core Area" 

I EXisting I Proposed 

Owner: Penta Bayview Holdings Ltd. No change 

Site Size (m2
): 1,619 sq. m (17,426 sq.ft) 

1,611 sq. m (17,342 sq.ft) after 
dedication 

Land Uses: Vacant site 
2-storey mixed-use bu ilding over a 

I partially in-ground parking structure 

OCP Designation: Neighbourhood Service Centre Neighbourhood Service Centre 

Heritage Mixed Use (Commercial. Heritage Mixed Use (Commercial-
Area Plan Designation: IndUS!;ial with Residential & Office IndU~!;ia l with Residential & Office 

Above Above 

702 Policy Designation : NA NA 

Zoning: Light Industrial (IL) 
ZMU22 - Commercial Mixed - Use 
Steveston Commercial 

Number of Units (Commercial ) Vacant site 
6 Commercial units including Retail 

Number of Units (Residential ) Vacant site 6 Residential 

Other Designations: NA NA 

EXisting Parcel 
Bylaw Requirement Proposed 

Vanance 
ZMU22 ZMU22 Mixed Use 

Density (units/acre): NA NA NA 

Floor Area Ratio: 1.2 1.18 FAR none 

Lot Coverage - Building: 70% 67% none 

Lot Size (min. dimensions): NA NA none 

Setback - Front Yard (m) 3'" Avenue: Om Om none 
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Existing Parcel 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance 
ZMU22 ZMU22 Mixed Use 

Rear (east) 0 m 
Rear (east) 0 m 
Side (north) 1.5 m Side (north) 1.5 m 
Side (south) 5.6 m 

Setback -Side & Rear Yards (m): Side (south) 5.6 m 
(determined by existing 

none 
(determined by existing 

SRW (for Utilities) 
SRW (for Uti lities) 

15 m GSC (2 and 3 

Height (m): 
Storeys) 15mGSC(2and3 none 

Storeys) 

Off-street Parking Spaces - 11 spaces (R 11 spaces (R 
Residential (R) I Visitor (V)*: 1 spaces M (shared with 1 spaces (V) (shared with none 

commercial) commercial) 

Commercial (C) 18 18 

Off-street Parking Spaces - Total: 30 spaces 30 spaces Variance: 

Amenity Space - Indoor: Cash In Lieu Cash In Lieu none 

Amenity Space - Outdoor: NfA NfA NfA 

*NOTE - The commercial parking provided would meet the requirements under the 33% 
reduction permitted through the Steveston Village Conservation Strategy. 

3709037 

None 
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December 17, 2012 

Mayor and Council 
City of Richmond 
691 1 NO.3 Road 
Richmond, BC V6Y 2C1 

Dear Mayor and Council, 

r--ATTACHMENT 4 ---, 
C. L..,II"\ TUH & t:ACH 

eElI:JNelllOR 
FROM: CITY CLERK'S OFFICE 

~ C'· "'.j':'t: 
",~'~Ii~ Cn'Ml -

:<... DATE 0 C. ~ 
.... 't- ",( "Tr·.,. -: 
() 0 Clcton ' 

DEC 3 1 2012 

PHOTOCOPIED 

JAN 2/p 
Ik D!STR{s~O 

; Joe 
E"r~ ~( 
r~ . 

Recently the Board of Directors of the Gulf of Georgia Cannery Society had the opportunity to 
review the development proposal for 3531 Bayview Street in Steveston . We make a 
commitment in our annual business plan to take a leadership role in working with the City of 
Richmond , developers and other community groups to preserve and promote the character of 
Steveston Village and consider this an important part of our mandate. 

At our board meeting last week this development proposal was discussed and we would like 
to advise you that the Gulf of Georgia Cannery Society agrees in principle with the project as 
presented, subject to scale drawings and final designs. We will continue to partiCipate in any 
meetings that are held regarding the development of the site and will provide further input 
when there is an opportunity for public comment. 

Sincerely, 

Kimberley Evans, Chair 

12138 Fourth Ave., Richmond, Be V7E 3.1 1 I T 604.664.9009 I F 604.664.9008 I www.gutfofgeorgiacannery.com 
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TO: MAYOR & EACH 
COUNCILLOR 

FROM: CITY CLERK'S OFFICE 

INT 
IV 

I- MJ mh. 

BRITANNIA ~c·.W~~"l 
DB v 

. ~~n~ 

!I ill*' LlCtol1. &l00-;;lO-\S7W 
HERITAGE SHIPYARD 

11"1111 ill 1111 III 

January 18, 2013 

Mayor and Council 
City of Richmond 
6911 NO.3 Road 
Richmond, BC V6Y 2Cl 

Dear Mayor and Council, 

Recently the Board of Directors of the Britannia Heritage Shipyard Society had 
the opportunity to review the development proposal for 3531 Bayview Street in 
Steveston. We make a commitment in our annual business plan to take a 
leadership role in working with the City of Richmond, developers and other 
community groups to preserve and promote the character of Steveston Village 
and consider this an important part of our mandate. 

At our board meeting, this development proposal was discussed and we would 
like to advise you that the Britannia Heritage Shipyard SOciety agrees in principle 
with tb.e project as presented, subject to scale drawings and final designs. We 
will continue to partiCipate in any meetings that are held regarding the 
development of the site and will provide further input when there is an 
opportunity for public comment. 

Sincerely, 

Bob James 
Chair 
Britannia Heritage Shipyard Society 
604-718-8038 

3718S24 

PHOTOCC!'IEO 

JAN 2 9 (dJl.'I:, 
1$)' 

& O[STRi8UTED 
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STEVESTON COMMUNITY SOCIETY 
4111 Moncton Street, Richmond, Be V7E 3AB 

Tel: 604-238-8080 Fax: 604-718-8096 
r-___ --:-~_=_~~.Im€"'i'estival Tel : 604-238-8094 

TO: MAYOR & EAC5teve oncommunitysociety.com 
COUNCILLOR st est.ca f 

INT 

January 21, 2013 

Mayor and Council 
City of Richmond 
6911 No.3 Road 
Richmond, BC V6Y 2el 

Dear Mayor and Council; 

FROM: CITY CLERK'S OFFICE 

PC"- W~"e C,(C,'8 f,r 
o..W"ptiok.. o.C%/\ -

OW 

\ MJ 
DB 

RE: Development proposal for 3531 Bayview Street 

-
The Steveston Community Society Board of Directors had the opportunity to review the 
development proposal for 3531 Bayview Street, at our meeting of December 20, 2012. The 
proposal was discussed in detail, and a resolution was passed to agree in principle with the '. 
project design. The Board was very pleased with the overall design and that it will be a positive 
new addition to the landscape in Steveston. 

Thank you for this opportunity to provide input to this important development in our community. 
We will continue to participate in any meetings that are held regarding the development of the 
site, and will offer additional feedback should there be further calls for public comment. 

Sincerely, 

J~ma~,~p:re:S~id~e~nt~~~ 
Steveston Community Society 

PHOTOCOPIED 

JAN 2 9;'~\'7 
\P' 

& DISTRIBUTED 

. 

~ 

~ChmOnd 
.J.I- J rJ.. STEVESTON SALMON FESTIVAL 3 ...... 1'145 

0'" RICIi~ 
;;. OAT< 01-
o 0 

JAN 28 2013 

s:-~ RECEIVED {<off 
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ATTACHMENT 5 

STEVESTON POLICY REQUIREMENTS 

Assessment 

I 
I 

i i 
envelope 

purposes 

Set Finished Floor Level of Commercial on Bayview at 3.9 m GSC 
I 

I 

2 storeys and 12 m max proposed at South Bu ilding Face (Bayview Street) 
Parking included as a storey 

is located II below grade 

j, etc, 

SF: 12m max from 4.0m Finished Floor Level of 
Street at South Building Face 

II a sense i 
Streetwall to be reviewed in relatiol'l to limited range massing blocks. 
distinctive materia ls, and window design and hand ling 
Further of Bayview Elevation and 3"' Avenue Elevatiorl to 

i Ii i 
of Georgia Cannery srte planning. massing and 

architectural 
Project generally complies 
Cladding. rail ings, cornices, parapets, windows, etc. to be further reviewed al DP 

; 
with false front to 
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ATTACHMENT 6 

REZONING CONSIDERATIONS 

Prior to final adoption of Zoning Amendment Bylaw No. 8780, the developer is required to 
complete the following: 
1. Registration of a legal agreement on title identifying that the proposed development must be 

designed and constructed in a manner that mitigates noise from potential commercial activity 
on the ground floor within 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 
LivinQ , dininQ , recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and 

45 decibels 
utility rooms 

b) the ASHRAE 55·2004 "Thermal Enviromnental Conditions for Human Occupancy" 
standard for interior living spaces. 

2. Resolution of dike issues, including: 
a) Registration Statutory right-of-way (SR W) for Dike and Utilities, an agreement granting the 

City permission and access to maintain or remove City infrastructure and privately owned 
encroaching structures, and to complete any dike upgrades that the City may require; 

b) Approval from the Ministry of Environment (Inspector of Dikes) if required; and 
c) The Owner shall be responsible for on-site restoration and grade transition works to provide 

an appropriate interface between the development and any future higher dike. 

3. Registration of a flood indemnity / flood plain covenant on title. 

4. Registration of a cross-access easement and/or other legal agreements or measures, as 
determined to the satisfaction of the Director of Development, over the north west portion of 
the site in favour of3420 Moncton Street. 

5. Contribution of $2,000 in-lieu of on-site indoor amenity space. 

6. City acceptance of the developer ' s offer to voluntarily contribute $4.00 per buildable square 
foot for apartment units ($51,340) to the City's affordable housing fund . 

7. The submission and processing of a Development Permit* and Heritage Alteration Pennit 
completed to a level deemed acceptable by the Director of Development. 

8. 4 m by 4 m road dedication (truncation) at the south-west corner. 

9. Enter into a Servicing Agreement* for the design and construction of all road works and 
infrastructure on Bayview Street, 3rd Avenue, and the lane to the east of the site. Works 
include, but may not be limited to 

a) Frontage Improvements: 
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• 

• 

• 

• 

• 

Bayview Street: Works include installation ofa 2m sidewalk along the property line 
edge from Third Avenue east to Second Avenue, removing the partial existing 
sidewalk. The balance of the area out to the curb is to be a grassed boulevard with no 
trees. The remainder of the frontage area to the existing curb is to be landscaped 
boulevard, curb and gutter. A 2.5m wide layby for vehicular parking is to be created 
along Bayview St. with appropriate clearances from the lane and 3rd Ave. Extension 
of sidewalk along the frontage of the adjacent property at 3711 Bayview Street is 
required, but is subject to public consultation by the Transportation Division, and 
determination of the ultimate road cross section and street design in this location. 
Third Avenue: new concrete sidewalk at Property Line (2.0m) remainder to existing 
curb location to be landscaped boulevard with new curb and gutter with a 2.5m 
parking bay constructed. The curb extension at the corner of Bayview Street.l3rd 
A venue is supported, however a turning template for a truck making the right turn 
from Bayview Street to 3d Avenue is to be submitted indicating the wheel path does 
not cross over the centre lane into opposing traffic. 
Lane Works: To maintain the character of the Lanes in accordance with the Steveston 
Village Conservation Program, minimal upgrades will be required. The lane will 
require paving up to the new Property Line with new asphalt. No curb and gutter or 
sidewalk will be required. Laneway lighting is required. Staff recommend 
incorporating the lighting into the building to preserve the historic condition of the 
lane. 
A crosswalk will be required across Bayview Street at an angle at the intersection of 
yd A venue/Bayview Street. This will require frontage works across the street at the 
Steveston Harbour Authority parking area. The exact location of the sidewalk and 
design and construction of frontage improvements to be part of the servicing 
agreement to the satisfaction of the Director of Transportation. Stamped asphalt 
material should be used for the frontage and new crosswalk. 
All accessible ramps to have a maximum grade of 5%. 

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

1. As part of the Building Permit Submission, the sustainability features listed below are to be 
detailed and included in the drawings submitted for the Building Permit stage: 
• Landscaping and permeable paving that may assist in diverting storm water run-off from 

the storm sewer system and reducing the urban heat island effect; 
• Reduction of fresh water use by specifying low flow fixtures and water efficient 

appliances, dual -flush toilets, low-flow faucets and shower heads; 
• Motion sensors and timers in public areas to reduce electricity consumption; efficient 

fixed lights, fans and heating equipment, with increased occupant control (heating zones 
within functional areas) to decrease energy consumption; 

• Low-e glazing to reduce heat gain; demolition/construction waste management to be 
implemented to divert waste from landfills; products made out of recycled material or 
with recycled content to be used where applicable and concrete with fly ash content to be 
specified where possible; locally/regionally harvested and manufactured products to be 
preferred throughout the project; 
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• Low emitting materials sealants, adhesives, paints, carpets and composite wood to be 
used where applicable; 

• Low albedo roofing to all flat surfaces; 
• Operable windows specified to contribute to the quality of the indoor environment; and 
• Further sustainability features will be investigated as part of the Development Permit 

review. 

2. As part of the Development Pemlit review and Building Pennit submission, aging-in-place 
and adaptability features (listed below) are to be detailed and included in the drawings during 
the Building Permit stage: 
• Aging-in-place measures (e.g., lever door handles, blocking to bathroom walls, operable 

windows) to be incorporated in all units; and 
• Single-level units with renovation potential identified which could be fully adaptable 

(e.g., corridor/door widths, fuUy accessible bathroomlbedroom, finishes) in accordance 
with the BC Building Code's Adaptable Unit Criteria and the Richmond Zoning Bylaw's 
Section 4.16, Basic Universal Housing Criteria. 

3. As part of the Building Pennit submission, a lighting plan for pedestrian entrances, access 
walkways (including pedestrian SR W) and parking access aisles will be required to ensure 
uniform levels of coverage and security. All lighting fixtures are to be hooded and downcast 
to prevent anlbient light pollution and located to minimize conflict with neighbouring single 
family dwellings 

4. Submission of a Construction Parking and Trafflc Management Plan to the Transportation 
Division. 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. 

S. 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 
Pennit. For additional infomlation, contact the Building Approvals Division 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 bUl 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. At! agreements to be registered in the 
Land Title Office shall, unless the Director of Development detennines 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 pennits, as deemed necessary or advisable by the Director of 
Development. All agreements shall be in a fonn and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or 
Development Pennit(s), and/or Building Pennit(s) to the satisfaction of!he Director of Engineering may be 
required including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering, 
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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. 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9001 (RZ 12-615239) 

3531 Bayview Street 

Bylaw 9001 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by: 

a. Inserting the fol lowing into the table contained in Section 5.15. 1, after ZMU21: 

Zone Sum Per Buildable Square Foot of 
Permitted Principal Building 

"ZMU22 $4.00" 

b. inserting the following into Section 20 (Site Specific Mixed Use Zones), in numerical 
order: 

"20.22 Commercial Mixed Use (ZMU22) - Stcvcston Commercial 

20.22.1 Purpose 

The zone provides for commercial, residential and industrial uses in the Steveston Village. 

20.22.2 Permitted Uses 

• child care 
.education 
• education, commercial 
• government service 
• health service, minor 
• industrial, general 
• manufacturing, custom indoor 
• office 
• parking, non-accessory 
• recreation, indoor 
• restaurant 
• retail, convenience 
• retail, general 
• service, business support 
• service, financial 
• service, household repair 

20.22.3 Secondary Uses 

• boarding and lodging 
• community care facility, minor 
• home business 
• housing apartment 
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Bylaw 9001 

.service, personal 
estudio 
-veterinary service 

Page 2 

20.22.4 Permitted Density 

1. The maximum floor area ratio (FAR) is 1.0. 

2. Notwithstanding Section 20.22.4.1 , the reference to " 1.0" is increased to a higher 
density of"1.2" if, if the owner pays into the affordable housing reserve the sum 
specified in Section S. lS of this bylaw at the time Council adopts a zoning 
amendment bylaw to include the owner's lot in the ZMU22 zone. 

3. There is no maximum floor area ratio for non-accessory parking as a principal 
usc. 

20.22.5 Permitted Lot Coverage 

1. The maximum lot coverage is 70% for buildings. 

20.22.6 Yards & Setbaeks 

1. The minimum north side setback.is 1.5 m. 

2. The minimum south side setback is 5.6 m. 

3. There is no minimwn east side setback. 

4. There is no minimum west side setback. 

5. Building front facades facing a public road shall not be set back from the public 
road lot line, except for the following elements: 

37976 1S 

a) there shall be a 1.5 m maximum setback of ground floor building face 
(to underside of floor or roof structure above), accompanied with 
support posts at the front lot line; 

b) the entrance to a ground level publ ic access or egress shall have a 
maximum width of 2.4 m, but shall not be more than 25% of facade 
width; 

c) a recessed balcony opening shall have a maximum width of2.4 m, and 
the total aggregate width shall be a maximwn 25% of lot width; and 

d) the aggregate area of all recesses and openings in items a), b), and c) 
shall not exceed a maximum of 33% of building facade as measured 
from the ground level to parapet cap by the facade width. 
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6. A parlting structure may project into the side yard or rear yard setback up to the 
property line. Such encroachments must be landscaped or screened by a 
combination of trees, shrubs, ornamental plants or lawn as specified by a 
Development Permit approved by the City. 

20.22.7 Permitted Heights 

1. The maximum height for buildings is three storeys at the north face of the building 
and two storeys on the south face (Bayview Street) but not to exceed a height to 
roof ridge of 15.0 m Geodetic Survey of Canada (GSe) datum. 

2. The maximum height for accessory buildings and accessory structures IS 

8.0 m Geodetic Survey of Canada (GSC) datum. 

20.22.8 Subdivision ProvisionslMinimum Lot Size 

1. There are no minimum lot width, lot depth or lot a rea requirements. 

20.22.9 Landscaping & Screening 

1. Landsca ping and screening shall be provided in accordance with the provisions of 
Section 6.0. 

20.22.10 On-Site Pa rking and Loading 

1. On-site vehicle and bicycle parking and loading shall be provided according to the 
standards set out in Section 7.0. except that: 

a) Required parking spaces for residential use visitors and non­
residential uses may be shared; and 

b) On-site vehicle parking shall be provided at the following rate: 
i) non-residential uses - on-site parking requirements 

contained in th is bylaw are reduced by 33%; 
ii) residential uses - 1.3 spaces per dwelling unit; and 
iii) residential visitors - 0.2 space per dwelling unit. 

20.22.11 Other R egula tions 

1. For housing, apa rtment, no portion of the first stor ey of a building within 9.0 m 
of the lot line abutting a road (excludi ng a lane) shall be used for residential 
purposes. 
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2. For housing, apartment, an entrance to the residential use or parking area above or 
behind the commercial space is permitted if the entrance does not exceed 2.0 m in 
width. 

3. In addition to the regulations listed above, the General Development Regulations in 
Section 4.0 and the Specific Use Regulations in Section 5.0 apply. 

4. Signage must comply with the City of Richmond's Sign Bylaw No. 5560, as 
amended, as it applies to development in the Steveston Commercial (CS2) zone." 

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it COMMERCIAL MIXED USE (ZMU22)-
STEVES TON COMMERCIAL 

P.I.D.001-618-555 
Lot "A" (Y60944E) Block 6 Section 10 Block 3 North Range 7 West New Westminster District 
Plan 249 

3. This Bylaw is cited as "Richmond Zoning and Development Bylaw 8500, Amendment 
Bylaw No. 9001". 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: February 4, 2013 

File: RZ 10-523713 

Re: Proposed Amendments to the Light Industrial (IL) Zoning District and 
Application by Berane Construction Ltd. for Rezoning at 16360 River Road from 
Golf Course (GCl to Light Industrial (IL) 

Staff Recommendation 

That Bylaw 8998, to amend the "Light Industrial (IL)" zoning district and to rezone 16360 River 
Road from "Golf Course (GC)" zoning district to the amended "Light Industrial (lL)" zoning 
district, be introduced and given first reading. 

we: e 
At!. 

ROUTED To: 

Community Bylaws 
Transportation 
Real Estate Services 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

191 

~ 
L r- ~/ 
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Staff Report 

Origin 

Becane Construction Ltd has applied to the City of Richmond to rezone 16360 River Road from 
Golf Course (GC) zoning district to the Light Industrial (IL) zoning district in order to permit 
commercial lTuck parking, outdoor storage and development of a limited area light industrial 
building on the subject site in the future (Attachment 1 - Location Map). Amendments to the 
Light Industrial (IL) zoning district are also being proposed as part of this application. 

Background Information -Interim Action Plan and Rezonings in the 16,000 Block of River 
Road 

Timeline - Rezonings and Council Direction for the 16,000 block of River Road 
• 2008 - Richmond City Council approves the Interim and Long-Tenn Action Plans for the 

16,000 block of River Road, which outlines provisions for the consideration of 
commercial vehicle truck parking, outdoor storage and limited light industrial 
development in this area as an interim use prior to intensive industrial redevelopment 
(i.e., warehousing and manufacturing) in the future when City services and infrastructure 
is available. Both the interim land uses proposed and future light industrial 
redevelopment comply with the 2041 Official Community Plan. 

• September 2010 - 16780 River Road (RZ 09-503308) received rezoning approval for 
commercial truck parking (no restrictions). The approved zoning for the site also permits 
outdoor storage under certain conditions. Currently, this site is being utilized for truck 
parking only. 

• 2011 - Staff undertakes a Council directed review of the Interim Action Plan for the 
16,000 block of River Road. 

• November 2011 - 16540 River Road (RZ 10-524476) received rezoning approval for 
commercial truck parking (with restrictions on type and number of commercial vehicles) 
and a limited area light industrial building (i.e., cabinet manufacturer). 

• January 23, 2012 - Council reaffinns the Interim Action Plan as a result of the staff 
review conducted in 20 I I. Council also requested traffic counts in 2012 with results to 
be reported back at the end 0[20 12 to determine ifany changes should be considered to 
the Interim Action Plan. 

• July 2012 - 16540 River Road (ZT 12-610945) received zoning text amendment approval 
that removed previous restrictions on the type and number of trucks that could be parked 
on this property. Currently, truck parking is occurring on the subject site . 

• December 2012 - Council consideration of a report on traffic counts around the 16,000 
block of River Road and staffrecommencfation to continue processing rezoning 
applications for commercial truck parking, outdoor storage and other interim uses in 
accordance with the Interim Action Plan. 

• January 21,2013 (Publi c Hearing) - 16700 River Road (RZ 12-603740) received 2" and 
3rd reading of the zoning bylaw to pennit commercial truck parking and outdoor storage 
on this site. 

• A map of approved and in process rezoning applications in the 16,000 block of River 
Road is contained in Attachment 2 . 
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Recent Council Direction on the Interim Action Plan for the 16,000 block of River Road 
In December 2012, a report was forwarded to Council that provided: 

• Information on truck traffic counts undertaken in 2012 along River Road (east of Nelson 
Road) and No.7 Road (between Bridgeport Road and River Road) and comparison of 
historical traffic counts taken in this area . 

• Recommended that no revisions be made to the Interim Action Plan for the 16,000 block 
of River Road that pennitted commercial truck parking so long as provisions identified in 
the Interim Action Plan are addressed through the processing of rezoning applications. 

A summary of the truck traffic count data and map of traffic count locations forwarded to 
Council in December 2012 is contained in Attachment 3 for reference. Based on the two 
weekly traffic counts undertaken in 2012, there is no observed increase in truck traffic 
movements along River Road (east of Nelson Road) or No. 7 Road (between Bridgeport Road 
and River Road) in comparison to historical traffic counts completed in 2006 and 2011 along 
River Road and 2010 and 2011 along No.7 Road. 

Traffic control measures implemented at two sites approved for truck parking at 16780 and 
16540 River Road to ensure that truck travel would occur only on portions of River Road west of 
each site's vehicle access and out to No.6 Road supports the traffic count data completed in 
2012, which shows an actual decrease in truck movements at both locations along River Road 
and No.7 Road. Staff will continue to secure these traffic control measures, including physical 
channelization at each site ' s vehicle access and'signage, through rezoning applications to ensure 
truck travel only occurs on pennitted portions of River Road. 

Background Information - 16360 River Road 

This property was rezoned in 1994 to Golf Course (OC) zoning based on a proposal submitted by 
the owner at the time. However, no golf course or driving range facility was developed on the 
site and the existing OolfCourse (OC) zoning has remained on the subject site. The subject site 
was excluded from the Agricultural Land Reserve along with remaining properties in the 16,000 
block of River Road as part of one application that was approved by the Agricultural Land 
Commission in 2000. 

Project Summary 

The proposal is to utilize a majority of the existing property (current area 35,698 sq. m or 8.8 
acres) for commercial truck parking, general outdoor storage and a future limited area light 
industrial building (Attachment 4 - Pre liminary Site Plan). 

The subject site is primarily vacant and consists of a level compacted gravel surface on top of fill 
that was previously brought on the subject site. An existing culvert crossing is located at the 
n011hwest corner of the site providing access from River Road. An existing chain link fence is 
located around the perimeter of the subject site. Along the site's River Road frontage, there is an 
existing Riparian Management Area (RMA) (15 m) associated with the canal between the site 
and road. There have been some modifications to the RMA on the subject site consisting of a 
culvert crossing, raising the elevation through previous filling activities, implementation of 
fencing/landscape hedging and the placement of 3 mobile trailers located along the north edge of 
the site. These modifications and works were done prior to the 2005 establishment of the 
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Provincial Riparian Area Regulations and subsequent City of Richmond Riparian Management 
Area response in 2006. The approach to addressing these modifications to the RMA is addressed 
in latter sections of this report. 

The applicant proposes to utilize the site for general commercial truck parking. Other proposed 
activities include outdoor storage, on a longer term basis, for recreational vehicles, boats, storage 
containers, general machinery and equipment. The total number of commercial trucks that can 
be parked at one time on the subject site is not known as the proposed operation involves a mix 
of activities and is subject to market demand for either longer term outdoor storage activities or 
daily commercial truck parking. In general, the applicant has indicated that truck parking 
activities involving more frequent vehicle movements will be organized to enable ease of 
accessing and exiting the site while longer term outdoor storage uses and recreational 
vehiclelboat storage activities will be located on remaining areas of the site. 

The applicant has also requested in the rezoning application that a limited area light industrial 
building be permitted on the subject site. Currently, the applicant does not have any specific 
plans for development ofa light industrial building (i.e. , location of building or proposed use), 
but has included this potential for development in the rezoning application. Staff analysis of 
permitting limited area industrial development is contained in a latter section of this report. A 
Development Application Data Sheet is contained in Attachment 5. 

Findings of Fact 

Community Bylaws - Property Use Compliancerrruck Enforcement Measures along River Road 
Community Bylaws staff have confirmed that the subject site is in compliance with current Golf 
Course (GC) zoning on the property that does not allow truck parking or outdoor storage. 
Removal of all non·compliant uses (i.e. , truck parking and general vehicle/equipment storage) 
was confirmed in November 2010 by Community Bylaws staff and 16360 River Road has 
remained in compliance with zoning throughout the processing of the rezoning application. 

Future Traffic Counts 
Continued monitoring of truck traffic through traffic counts taken at previous locations (River 
Road east of Nelson Road and No.7 Road between Bridgeport Road and River Road) will be 
undertaken by Transportation staff in 2013 and 2014. The additional monitoring over the next 
two years will be able to account for the approved and in process rezoning applications for truck 
parking in the 16,000 block of River Road to ensure all approved operations are adhering to 
truck travel restrictions. Data collected in the next two years will also be compared to past traffic 
count trends. Staff will update Council on any significant increase or change in truck traffic 
counts in this area. 

Surrounding Development 

To the North: River Road, 15 m RMA associated with the adjacent open canal and the foreshore 
of the Fraser River. 

To the East: An Agriculture (AGl) zoned neighbouring property containing an existing 
dwelling (16500 River Road). Further east and adjoining the south portion of the 
subject site is a Light Industrial (IL) zoned property at 16540 River Road 
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(RZ 10-524476 - Approved November 2011; ZT 12-610945 - Approved July 
2012) that contains a caretaker residence and area being utilized for truck parking 
and a future limited area light industrial building. 

To the South: An existing rail right-of-way and active rail line. Further south are Agriculture 
(AG J) zoned properties contained in the ALR. 

To the West: A Light Industrial (lL) zoned property (pre-existing zoning) with commercial 
vehicle parking activities. 

Related Policies & Studies 

2041 Official Community Plan 
The existing 2041 Official Community Plan (OCP) land use designation is "Industrial" for the 
subject site and 16,000 block of River Road. The proposal for truck parking, outdoor storage 
and a limited area light industrial building complies with the 2041 OCP land use designation. 

Agricultural Land Reserve Status 
The subject site and entire 16,000 block of River Road is not contained in the Agricultural Land 
Reserve (ALR) as an exclusion application was approved in 2000. At the time of this ALR 
exclusion application, no properties were concurrently rezoned as it is up to each individual 
property owner to pursue a development proposal or change of use that requires a rezoning. 

Interim and Long-Term Action Plans for the 16,000 Block of River Road 
The Interim and Long-Term Action Plans applicable to the 16,000 block of River Road is a 
Council approved land use strategy to consider interim land use activities (i.e., commercial truck 
parking, general outdoor storage and limited area light industrial development) in the area now 
given the limited availability of City infrastructure and services. Each property in this area 
requesting these interim uses are required to go through a rezoning application (only permitting 
the identified interim uses) and processed to ensure compliance with provisions in the Interim 
Action Plan. In the future , the Long-Term Action Plan and zoning restrictions implemented now 
will require additional rezoning applications to be submitted for more intensive light industrial 
uses when City services and supporting transportation infrastructure can be implemented in 
conjunction \vith industrial redevelopment. A copy of the Interim and Long-Term Action Plan is 
contained in Attachme nt 6. 

Council originally approved the Interim and Long-Term Action Plan's in 2008. Based on a 
comprehensive review of the land use strategies for the 16,000 block of River Road completed 
by staff in 2011 and as part of the 2041 OCP process, Council endorsed the Interim Action Plan 
10 allow for consideration of rezoning applications in this area until the end of 20 12 subject to 
collection and examination of traffic count data along River Road and No.7 Road. Findings of 
the traffic count data indicated no increases in truck traffic volumes in this area; therefore, no 
revisions to the Interim Action Plan were deemed necessary and Council endorsed the [nterim 
Action Plan in conjunction with the approval of the rezoning application at 16700 River Road at 
the January 21, 2013 Public Hearing. 
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The Interim Action Plan also required rezoning applications to submit appropriate traffic studies, 
environmental assessments and landscape/buffer schemes with each proposal. Staff confirm that 
the above referenced studies and materials has been submitted and reviewed to the satisfaction of 
City staff for the rezoning application at 16360 River Road. The original landscape plan 
submitted with the rezoning application is not applicable to this application based on the review 
of the proposal by staff. The landscape approach applicable to this project is outlined in latter 
sections of this report. 

Flood Plain Designation and Protection Bylaw 8204 
Registration of a Flood Plain Covenant on title of the subject site identifying a minimum flood 
construction level of3.1 m is required to be secured as a rezoning consideration on the subject 
application (refer to Attachment 7 for a consolidated list of rezoning considerations). 

Public Notification of Rezoning Application 

Staff recommend that the normal consultation and notification process be utilized for this 
rezoning application, which involves posting ofa rezoning sign, advertisements in the local 
paper and mailed notification within a 50 m radius of the subject property. Should it be deemed 
necessary to expand the public notification beyond what is required, Council has the option to 
expand the public notification (at their directive) when considering the rezoning application prior 
to the Public Hearing at either Planning Conunittee and/or Council. 

Public Input and Consultation 

At the time of the preparation of the staff report, no public correspondence has been received 
through the processing of the rezoning application. Staffwill keep Council updated on any 
public correspondence submitted as part of this rezoning application. 

This rezoning application was not submitted to the City' S Agricultural Advisory Committee 
(AAC) as the subject property is not contained in the ALR and is designated for Industrial in the 
2041 OCP and the proposal complies with this land use designation. Furthermore, all other 
rezoning applications that have been considered by Counci l in the 16,000 block of River Road 
were not forwarded to the AAC. 

Examination of Issues 

Proposed Zoning Approach 
The proposed zoning approach is summarized as follows: 

• Permit commercial vehicle parking and storage on the site. 
• Pennit outdoor storage on the site. 
• Implement a restrictive density to limit light industrial development (i.e. warehousing, 

manufacturing or activities related to truck parking/outdoor storage) to 1,948 sq. m 
(20,968 sq. ft.) at 16360 River Road. 

• In conjunction with the proposed commercial truck parking and outdoor storage uses, the 
following regulations will also be applicable to the subject site: 

319 1379 

o Does not permit outdoor storage of hazardous materials, food products, goods that 
can be transferred by the elements (i.e., wind, water) or wrecked/salvage goods. 
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o Prohibited from emitting, discharging or emitting noJse. odours, vibrations, 
radiation or electrical interference that would constitute a disturbance to 
neighbouring properties and surrounding activities. 

o Servicing and repair of vehicles and equipment is not permitted. 
o Tractor trailers with integrated refrigerationlheating units are not permitted to be 

operational whi le being parked/stored on the subject site. 
o Maximum height of 4.5 m applicable to commercial vehicles and outdoor storage 

activities. 

For the three rezoning applications that have been approved or proceeded to Public Hearing in 
the 16,000 block of River Road, all have requested commercial vehicle parkin,g as an interim use 
at 16780, 16540 and J 6700 River Road. Two of these applications also permitted outdoor 
storage activities (16780 and 16700 River Road). One of the applications at 16540 River Road 
requested a limited area light industrial building (1,860 sq. m or 20,000 sq. ft.) to enable the 
future relocation for their wood manufacturing business. 

The rezoning proposal at 16360 River Road is requesting uses that have been previously granted 
and is consistent with the Interim Action Plan allowing for interim uses in the 16,000 block of 
River Road. The same regu lations specific to commercial truck parking and outdoor storage wi ll 
apply to the subject site. 

In relation to the app li cant's request for light industrial development, staff propose that the Light 
Industrial (IL) zone be limited to allow for a maximum of 1,948 sq. m (20,968 sq. ft.) building 
area for the subject site only. Based on the total area of the subject site (minus any applicable 
land dedications) and above referenced maximum bui lding area, the density would be limited to 
0.06 Floor Area Ratio and represents a small amount of developable area when compared to the 
total s ize of the property. This density limitation is similar to the restriction implemented in the 
neighbouring rezoning approved at 16540 River Road (RZ 10-524476). 

Based on information from the applicant, there are no immediate plans to develop a limited area 
light industrial building on the subject site. If the property owner decides to develop a light 
industrial building on the site, a building permit wi ll be required to confirm compliance with 
zoning regulations and other provisions secured through this rezoning proposal. 

Engineering Capacity Analysis 
An engineering capacity analysis is not required for the proposed rezoning as the existing City 
stonn sewer and water systems are adequate for the interim uses and limited building area 
proposed for the subject site. The subject site is not serviced by a City sanitary sewer service 
system; therefore, no analysis is required. Any proposed build ing to be located on the subject 
site is required to be serviced by an on-site septic disposal system. 

Statutory Right-Of-Way ()O m) 

A 10m (33 ft.) wide statutory right-of-way (SR W) for dike and utility purposes is required along 
the subject site's River Road frontage. The existing dike is generally aligned with River Road in 
this area and the SRW is being secured now as part of this proposal in the event that the City 
requires dike or utility related infrastructure works in the future. The subject s ite contains two 
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mobile trailers and one recreational vehicle located at the north edge of the site that are all owned 
by the applicant. Currently these structures and recreational vehicle would likely encroach 
entirely into the proposed 10m (33 ft.) wide SR W proposed to be secured through this rezoning. 
To address this issue, these structures and recreational vehicle will be removed from the 
proposed SR W area and relocated elsewhere on the subject site prior to final adoption of the 
rezonmg. 

Transportation Requirements 
As required by the Interim Action Plan, a traffic impact and assessment study was submitted and 
reviewed as part of this rezoning application. City Transportation staff support the following 
recommendations of the traffic report and required traffic control measures to be implemented as 
part of the application at 16360 River Road: 

• Modification of the existing River Road vehicle access to the subject site to channelize 
the driveway which would only pennit eastbound to southbound (right-in) and 
northbound to westbound (left-out) for all commercial trucks, tractor trailers and dump­
trucks. This traffic control measure would prevent truck travel along River Road east of 
the site ' s driveway. 

• The above referenced modification to channelize the site' s driveway access requires the 
submission and approval of an access design by the applicant's professional traffic 
consultant to ensure compliance with turning restrictions. This design submission will 
determine the extent of proposed works to the existing driveway and culvert crossing to 
the subject site. 

• The approved access design is required to be constructed and inspected by Transportation 
Division staff prior to final adoption of the rezoning. 

• Registration ofa legal agreement on title of the subject property to identify that the 
existing vehicle access/driveway from River Road must be removed at the sale cost of the 
property owner, once the new industrial road proposed along the south edge of the site is 
constructed and services the subject site . 

• Voluntary contribution of$I ,OOO for the generation and posting of necessary traffic 
control signs along River Road by City Transportation staff. 

• Voluntary contribution of$25,OOO to be utilized by the City to undertake future 
examination and study of River Road, which would take into account the 2041 OCP and 
transportation objectives relating to use of River Road by a wide range of users (i.e., 
vehicles, bikes and pedestrians). This study would also take into account the future 
implementation of the industrial road that is proposed to be located to the south of and 
parallel to the existing alignment of River Road in this area. The terms of reference for 
the examination of River Road will be determined in the future when it is feasible to 
undertake the study. The contribution amount being secured as part of this rezoning 
application is proportionate to the total area of the subject site compared to the combined 
area of all properties that could be rezoned in the 16,000 block of River Road and is 
based on the same calculation applied to other rezoning applications that have been 
approved by Counci l in this area. 
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Future City Industrial Service Road 
As supported by the Interim Action Plan and through this rezoning application to allow for 
interim land uses at 16360 River Road, staff are securing only the land required for the future 
industrial road now along the southern edge of properties in the 16,000 block of River Road. In 
future when redevelopment occurs in this area for intensive light industrial activities, additional 
rezoning applications will be required. Securing a means to make this 20 m wide industrial road 
operational will be achieved through these rezoning applications in the future, which is supported 
by the provisions oflhe Council approved Long-Tenn Action Plan for the 16,000 block of River 
Road. The Long-Tenn Action Plan outlines the objectives to provide a means of access to make 
the industrial road operational, including provisions for design and construction once possible. 
This approach for 16360 River Road is consistent with other rezoning applications for interim 
land uses in this area that have been approved by Council. 

Options to Facilitate Future Access to 16500 River Road 
The smaller property immediately to the east of the subject site at 16500 River Road does not 
currently extend all the way to the south where the 20 m road dedications are being secured for 
the future industrial standard road. Should the property at 16500 River Road submit a rezoning 
proposal to permit outdoor storage or commercial vehicle parking, similar provisions of 
permitting the site to utilize the existing driveway access to River Road (with implemented 
modifications to restrict truck movements) will apply. 

In the long-tenn, a means to secure access from 16500 River Road to the future industrial 
standard road running parallel to River Road will be required. The following options exist to 
provide access for 16500 River Road to the future industrial standard road once it has been 
constructed and is operational: 

• Lot consolidation associated with a future land assembly for more intensive light 
industrial development. This option will require rezoning and therefore enable access to 
all properties to be consolidated. 

• In future, should 16360 River Road rezone to redevelop into more intensive light 
industrial uses, the necessary legal agreements can be secured on 16360 River Road to 
grant access to 16500 River Road (i.e., cross access agreement or public rights-of­
passage statutory right-of-way). 

License and Road Dedication 
The applicant has requested the right for temporary use of the lands being granted to the City (for 
future road) so that the owner can utilize this area for commercial truck parking and outdoor 
storage activities. In order to facilitate this request, the following is being secured: 

• Subject to the License, the owner (Berane Construction Ltd.) is required to dedicate to the 
City a 20 m (66 ft.) wide road dedication along the entire southern edge of the subject 
property for the purposes of a future road. 

• A License is required and will secure all necessary provisions and obligations of all 
parties involved in the agreement over the road dedication area. 

3791379 

The rezoning considerations for the subject application include provisions for a License 
to be applicable over the 20 In (66 ft.) wide road dedication area to be secured through 
this rezoning (refer to Attachment 7 for the rezoning considerations and tenns and 
conditions for the License). 
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Riparian Management Area (15 m or 49 ft,) 
A 15 m (49 ft.) wide Riparian Management Area (R1v1A) exists along the subject site's River 
Road frontage. A survey plan of the 15 m (49 ft.) RMA setback measured from the high-water 
mark identifies that the RMA encroachment ranges from approximately 10 m (33 ft.) to 15 m 
(49 ft.) onto the north portion of the subject site (refer to Attachment 4 - Preliminary Site Plan). 
The ex isting RMA contains an existing landscape hedge and chain link fence located on the 
north edge of the property. Aside from the ex isting mobile structures and recreational vehicle. 
there are no other existing buildings/structures in the RMA on the subject site. Other 
modifications to the RMA on the subject site consist primarily of previous fill activities and 
gravel surface treatment. 

The approach to managing the existing 15 m RMA on the subject site is to implement the 
following measures to be secured as part of this rezoning proposal: 

• Remove and relocate all existing structures and the recreational vehicle outside of the 
existing 15 m RMA on the subject site. 

• Implementation ofa physical barrier to be installed outside and along the edge of the 
15 m RMA on the subject site to prevent any future incursions, modification or future 
disturbance of this area from truck parking or outdoor storage activities. The rezoning 
applicant will be required to submit a design of the barrier (to be approved by the City) 
and construct the works prior to final adoption of the rezoning. 

• Submission ofa landscape plan to be reviewed and approved by City staff to undertake 
the following mitigation/enhancement work within the RMA: 

o Existing landscaping (i.e., hedging, natural ground covers and fencing previously 
installed by the property owner) can remain in the area. 

o Removal of existing gravel surfaced areas within the RMA, placement of clean 
topsoi l and seeding with an approved native grass seed mix. 

o To ensure completion of the above referenced landscape works, the applicant is 
required to submit the appropriate plan for review and approval by City staff and 
either complete the works in accordance with the plan or submit a landscape bond 
that covers the costs to undertake the works prior to final adoption of the proposed 
rezoning. 

LandscapelBuffer Approach 
Along the north edge of the subject site, the applicant has planted evergreen hedging in behind 
an existing 1.8 m (6 ft.) high chain link fence. This landscape buffer and fencing extents along 
the entire north edge of the site's River Road frontage, which is al so located within the 15 m 
RMA. Rather than undertaking additional modifications to the protected RMA area involving 
the removal of existing hedging and fencing in the RMA and establishing a new planted buffer 
outside of the RMA setback area, the applicant has requested that the existing landscaping and 
fencing be permitted to remain. City staff have reviewed this request and considers it reasonable 
as the existing hedging and fencing are pre-existing works in the RMA and their removal will 
likely result in increased disturbance to the RMA. 

Allowing the existing hedging and fencing to remain in conjunction with the above referenced 
management approach of the RMA on the subject site to develop a physical barrier to prevent 
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further disturbance achieves the objectives of implementing a solid visual screen from the public 
road frontage to the subject site. Fencing (chain-link) exists around the perimeter of the subject 
site and is proposed to remain. No additional landscape screening is proposed along the east and 
west edge ofthe site based on the applicant' s consultation with the neighbouring property 
owners (16300 and 16500 River Road) who have confirmed that they do not want additional 
planted trees, shrubs o r hedging between the subject site and their lots. 

Environmental Site Assessment Report 
An Environmental Site Assessment report (Phase 1 and 2) was conducted by the applicant's 
environmental consultant to detennine if there was existence of any site contaminants on the 
subject property as required in the Interim Action Plan. The report concluded that the site would 
not represent a contamination risk and that rezoning the site to fac ilitate future use of the site for 
industrial development would be appropriate given the environmental examination undertaken. 
Furthermore, the submitted Site Profile and Environmental Site Assessment report did not 
identify any Schedule 2 uses on the subject site ; therefore, no further comments from or 
consultation with the Ministry of Environment is required. 

Financial Impact or Economic Impact 

None. 

Conclusion 

The rezoning application at 16360 River Road complies with the provisions of the Interim 
Action Plan and 2041 Official Community Plan, which supports the activities proposed as part of 
thi s project for commercial truck parking, outdoor storage and a limited area industrial building. 
All site specific issues have been addressed and transportation control measures are being 
implemented to ensure all trucks travel to and from the west of the subject site. On thi s basis, 
staff recommend approval of the proposed amendments to the Light Industrial zone (lL) and 
rezoning appl ication at 16360 River Road. 

Kev in Eng 
Planner I 

KE:cas 

Attachment I : Location Map 
Attachment 2: 16,000 Block of River Road Context Map 
Attachment 3: Summary of Traffic Counts and Supporting Map 
Attachment 4: Preliminary Site Plan 
Attachment 5: Development Applications Data Sheet 
Attachment 6: In terim and Long-Term Action Plan 
Attachment 7: Rezoning Considerations 
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RZ 10-523713 

Original Date: 04/06/10 

Amended Date: 02/06/ 13 

Note: Dirnem;ions arc in METRES 
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Nor/h Arm F-
raser River 16700 River Rd 

RZ 12-603740 

ATTACHMENT 2 

(Rezoning granted 3rd Reading 
t-,'-J , =====,~C;;;:=;;~' ~~I =J.::_-.!a~t':January 21113 Public Hearing) 
~ RIVERRD 

16360 River Rd 
RZ 10-523713 

f-- (Subject Application) 
16540 River Rd 
ZT 12-610945 
RZ 10-5244 6 
(Approved) 16780 Rir er Dr 

RZ 09-503308 
(Approved) 

20 m Road Dedication (Existing 
or to be secured) 

Rezoning Applications in the 
16000 Block of River Road 

Original Date: 03/31 /09 

Amended Date: 02/08/ 13 

Note: Dimcllliiorn; are in METRES 
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ATTACHMENT 3 

Summary of Traffic Count Data - River Road and No.7 Road 

River Road east of Nelson Road 

Date Average Daily Total Number of Trucks 
(24 hour period) 

April 2006 (7 day period) 68 

September 201 a - Rezoning approved for 16780 River Road 

January 2011 (7 day period) 59 

November 2011 - Rezoning approved for 16540 River Road 

Apri! 28, 2012 to May 5, 2012 (7 day period) 35 

September 27, 2012 to October 4, 2012 (7 day 59 
period) 

N 7 R db o. 00 etween B ·d na~eport R d dR" R d 00 an Iver 00 

Date Average Daily Total Number of Trucks 
(24 hour period) 

March 2010 (7 day period) 26 

September 2010 - Rezoning approved for 16780 River Road 

September 2011 (7 day period) 19 

November 2011 - Rezoning approved for 16540 River Road 

April 28, 2012 to May 5,2012 (7 day period) 16 

September 27, 2012 to October 4, 2012 (7 day 14 
period) 

Assessment of Traffic Data 
Based on the two weekly truck traffic counts undertaken in 2012, there is no observed increase in 
truck movements along River Road east of Nelson Road or No.7 Road (between Bridgeport 
Road and River Road). In fact, the truck traffic numbers show some decrease compared to 
traffic counts conducted in April 2006 and January 2011 for River Road and March 2010 and 
September 2011 for No. 7 Road. 

The traffic data for River Road in 2012 indicated that truck movements have remained steady 
and decreased overall [Tom 68 trucks per day in April 2006 to 35 (49% reduction) and 59 (13% 
reduction) trucks per day in AprillMay 2012 and September/October 2012 respectively. 

The traffic data for No.7 Road in 2012 indicate that truck movements have reduced overall since 
data collected in March 2010 from 26 trucks per day to 16 and 14 trucks per day counted during 
the two periods in 2012, which is an approximate 40% reduction since traffic data collection 
commenced in March 2010 for No.7 Road. Furthermore, the volume of trucks on River Road 
and No.7 Road is not considered to be high compared to truck volumes on other major roads. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 10-523713 Attachment 5 

Address: 16360 River Road 

Applicant: Berane Construction Ltd. 

Existing Proposed 

Owner: Beran~)construction Ltd. (Inc. No. 
301945 

Na change 

35,698 m 32,472 m" (approximately after 
Site Size (m2

): land area seC::l~red for future 
industrial road 

Vacant parcet with mobile • Commercial vehicle truck 
structures and recreational vehicle parking and outdoor storage. 
located (all owned by the • Accessory uses to support proponent) on the north portion of the proposed truck parking 
the site. 

Land Uses: 
and outdoor storage 
activities. 

• Future limited area light 
industrial building. 

• Total buildable density on the 
site cannot exceed 1,948 m2

. 

OCP Designation: 
Industrial No change rezoning proposal 

complies with OCP. 

Zoning: Golf Course (GC) Light Industrial (IL) 

• . -. . : -. Variance 

Floor Area Ratio: Max. 0.06 none permitted 

Lot Coverage - Building: Max. 60% none 

Setback - Public Road (m): Min. 3 m none 

Setback - Side & Rear Yards (m): No setback requirement none 

Height (m): 12 m none 

Off-street Parking Spaces - Total : 
Off-street parking in accordance 

with ZoninQ Bylaw 8500 none 

Other: 
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The City of Richmond 
Interim Action Plan 

16,000 Block of River Road 

ATTACHMENT 6 

(Revised based on Public Consultation Feedback) 

Land Use 

[J The 16,000 block of River Road: 

o Is currently designated for 'Business and Industry' in the City's Official Community Plan (OC?). 

o Outdoor parking and storage of vehicles and goods would be consistent with the existing 
OC? land use designation. 

o This land is not within the Agricultural Land Reserve. 

o Agri-Industrial service activities (operations that support or are directly related to a fann) can 
also be considered as a potential land use under the "Business and I ndustry~ designation. 

o The 17,000 block of River Road: 

o No land use changes are proposed as part of the Interim Action Plan as the properties are 
contained within the Agricultural Land Reserve and designated for -Agriculture- in the existing 
OCP. 

Propos ed Approach to Rezoning Applications 

o The City is proposing a restrictive Comprehensive Development District zone in this area. This will 
allow (if permitted) outdoor storage and parking of vehicles and goods under a set of regulations and 
conditions - Fencing; Screening: Storage Setbacks: Permeable surface treatment. 

o The proposed Comprehensive Development District zone will limit the uses and restrict the amount 
and size of buildings. 

T echnical Objectives and Issues 

Engineering 

o The 16,000 block of River Road is currently not adequately serviced by City storm and sanitary 
systems to sufficiently support intensive light industrial activities involvihg warehousing/manufacturing 
buildings or agri-industrial service uses. 

o Rezonings proposing outdoor vehicle storage and parking can be considered, as this use would have 
minimal impacts on City services. 

Transportation 

o Vehicle access for traffic generated from proposed uses (i.e., commercial vehicle parking and storage) is 
to be arranged to mitigate the use and related impact of truck traffic on River Road. 

o City staff have recommended that the applicants explore a shared vehicle access across the 
properties under rezoning application to limit truck and vehicle use of River Road. 

a Appropriate traffic assessments and upgrades to applicable portions of River Road and NO.7 Road 
must be undertaken. 

Existing SoifIFiII Conditions 

a Confirmation from the Ministry of Environment that any filJ previously located on the sites does not 
pose a contamination risk or negative impact to surrounding areas. A report prepared by the 
appropriate professional is required to be submitted to the Ministry of Environment to confirm this. 
The rezoning applicants are to undertake th is process, keeping City staff informed of progress and 
approvals. 

RIC~D 
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Rezoning Cons iderations (To be completed by the rezoning applicants) 

o Submit an acceptable fence and landscape buffer scheme. 

D Registration on title legal agreements securing shared vehicle access by rezoned properties and 
restricting access to River Road based on the recommendations set out in the traffic assessment and 
approved by the City (additional consideration based on public feedback). 

D Complete a traffic assessment of Rive r Road from NO.7 Road to the eastern extent deemed to be 
impacted by traffic generated by properties along River Road (16,000 Block). 

D Complete a traffic assessment of No. 7 Road from Westminster Highway to River Road by traffic 
generated by properties along River Road (16,000 Block)(additional consideration based on public 
feedback). 

D Any traffic control measures, joint access infrastructure or road upgrades, including any traffic 
calming features to minimize the truck impacts in the area, identified as part of the traffic assessment 
of applicable portions of River Road and NO.7 Road (reviewed and approved by City staff) will be the 
responsibility of the rezoning applicants to complete (additional consideration based on public 
feedback) . 

D Dedication of a 20 metre wide strip of land along the south property hne of each property to facilitate 
the creation of a new road. 

Forthcoming Process 

D Rezoning applicants will be given a deadline of March 31, 2008 to complete the necessary studies 
and plans and submit the following materials to City staff for review; 

o Traffic assessments for applicable portions of River Road and NO.7 Road (additional 
consideration based on public feedback). 

o Geotechnical reports, which have been forwarded to the Ministry of Environment for review 
and approval, to confirm that the sites do not pose any contamination risk or negative impact 
to surrounding areas. 

o A buffer and landscaped screen plan for the properties under rezoning application. 

o Should Council approve the staff recommendation, this decision will be integrated into the 
forthcoming City wide review of the OCP. 

RI~D 
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The City of Richmond 
Long-Term Action Plan 

16,000 Block of River Road 

(Revised base(/ 011 Public Consultation Feedback) 

Land Use Examination 

o Monitor outdoor vehicle and goods parking/storage to ensure compliance to regulations and Interim 
Action Plan provisions. 

a Future rezoning applications will be required, should property owners wish to undertake more 
intensive light jndustrial activities or agri-industrial service activities. 

a Intensive light industrial uses or agri-industrial seNiee activities is consistent with the existing City's 
Official Community Plan (OCP) 'Business & Industry" land use designation. 

a Review agri-industrial service operations to determine if specialized zoning provisions are required. 

Technica l Objectives and Issues 

Traffic and Transportation 

o Establishment of a new road access east of NO.7 Road to serve as the future vehicle access to 
potential light industrial activities. 

o The proposed alignment for a new road east of NO.7 Road is along the south property line of the 
River Road properties (a 20 metre wide future road dedication will be secured through current 
rezoning applications). 

o Design and construction of a new road east of No. 7 Road would be undertaken when the road can 
be made functional. 

City SeNicing 

o Intensive light·industrial uses and agri-industrial service activities will require the appropriate servicing 
infrastructure (sanitary, storm and water systems), which entails significant works to be undertaken. 

Q Resolution of City servicing constraints will be required through future rezoning applications in this 
area to more intensive light industrial uses. 

Forthcoming Process 

o Should Council approve the staff recommendation, this decision will be integrated into the 
forthcoming City wide review of the OCP. 

RIC~D 
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City of 
Richmond 

Address: 16360 River Road 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Division 

6911 NO. 3 Road, Richmond, Be V6Y 2C1 

File No.: RZ 10-523713 

Prior to final adoption of Zoning Amendment Bylaw 8998 , the developer is required to 
complete the following at their sole cost: 

License and Road Dedication 
• Subject to the non-exclusive License described below, the owner (Berane Construction Ltd.) 

dedicate to the City a 20 m wide road dedication (the "Road") along the entire southern edge 
of the subject property for the purposes of a future road. The License shall be on the 
following terms and conditions: 

o Parties - City of Richmond, as Licensor and Berane Construction Ltd., as Licensee. 
o Term - subject to the City's right of early termination below, no longer than 3 years 

from the date of adoption of Zoning Amendment Bylaw 8998; provided that if both 
parties agree to the same, the term may be extended for up to 3 additional years . The 
Director of Development is, on behalf of the City, hereby authorised to make the 
decision to extend the term for up to 3 additional years. 

o License Area - the Road. 
o License Fee - $10, plus HST to be paid on or before the commencement of the 

License. 
o Use - commercial vehicle parking and storage and outdoor storage only (based on the 

permitted use definitions and all applicable regulations contained in the City's Zoning 
Bylaw 8500). No buildings or structures or other improvements are permitted on the 
License Area. 

a Termination - The City has the right to terminate the License at its sole discretion on 
30 days' notice or immediately in the event of an emergency. Upon termination or 
expiry of the License, the Licensee must forthwith cease al l activities, remove all 
vehicles and all materials and improvements 

a Insurance and Indemnification - Licensee to obtain and maintain throughout the 
Term not less than $5,000,000 comprehensive general liability insurance. Full 
indemnification and release of the City and City Personnel to be provided. 

o Assignment - Not permitted. 
o Other - The License shall be in a form and contain such other terms and conditions 

acceptable to the Director of Development in his abso lute determination. 

Statutory Right of Way 
• The granting ofa 10m wide Statutory Right of Way (SRW) along the subject site's River 

Road frontage for dike and utility purposes. 
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Legal Agreements 
• Registration of a legal agreement on title identifying that the existing vehicle access and 

culvert crossing providing access to the subject site from River Road must be removed at the 
sole cost of the property owner once the new road, rwming south of and parallel to River 
Road, servicing the subject site is constructed and operational. 

• Registration of a legal agreement on title identifying that the parking of commercial trucks 
and tTailers with refrigeration units are not permitted to be operational while parked on the 
subject site. 

• Registration of a Flood Plain Covenant on title identifying a minimum Flood Construction 
Levelof3.! m. 

Riparian Management Area (RMA - 15 m) 
• Remove all existing structures, buildings, equipment and trailers out of the existing Riparian 

Management Area (I5 m wide measured from high-water mark for watercourse along River 
Road). If these structures and buildings are to be relocated on the subject site, they are 
required to be located outside of the existing RMA, in compliance with zoning and the owner 
is required to obtain all the necessary building permits from the City for the placement of 
these buildings and structures on the subject site. 

• Submission of a plan to be reviewed and approved by the City to implement a physical 
barrier to prevent any future incursion or development within the designated RMA. This 
physical barrier must be designed to prevent any incursion or further disturbance into the 
RMA and is required to be installed and inspected by City staff prior to final adoption of the 
rezoning bylaw. 

• Submission of a landscape plan to be reviewed and approved by City staff to undertake the 
following mitigation/enhancement work within the RMA: 

o Existing landscaping (including existing hedging, natural ground covers and fencing) 
previously installed by the owner can remain. 

o Removal of existing gravel surfaced areas within the RMA, placement of clean top­
soil and seeding with an approved native grass seed mix. 

o Full installation of the above referenced RMA mitigation/enhancement works prior to 
final adoption of the rezoning bylaw OR submission of an appropriate landscape 
letter of credit (or security bond) that covers the costs of works within the RMA to be 
implemented. 

AccesslEgress from River Road 
• Submission and approval (from the Director of Transportation) of a finalized design 

(prepared by the appropriate professional transportation engineer) and completion of 
construction for a driveway vehicle access design to the subject site from River Road that 
prohibits right-out (northbound to eastbound) and left-in (westbound to southbound) 
conunercial vehicle turning movements to and from the subject site as recommended by the 
applicant's Traffic Impact Assessment. 

3791379 

o (NOTE: Completion of construction of the approved access design and traffic control 
measures and follow-up inspection and approval by City Transportation staff is 
required prior to final adoption of the rezoning). 

o If applicable, submission and approval of an appropriate ditch/culvert-crossing pennit 
based on the approved River Road vehicle access design for installation of associated 
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structures and works (to be required if driveway access design requires a new culvert 
crossing or widening of the existing culvert crossing). 

Applicable Cash Contributions 
• Voluntary contribution of $1 ,000 for the generation and posting of the necessary traffic 

control signs and structures as recommended in the applicant's Traffic Impact Assessment 
and approved and implemented by the City ofRiclunond's Transportation Division. 

• Voluntary contribution of$25,000 for the purposes of undertaking future City examination of 
River Road. 

Note: 

• The developer/applicant is required to submit all necessary legal plans for all identified road dedication and 
starutory right-oF-ways in the above referenced rezoning considerations and file at Land Titles Office at their 
sole cost. 

• 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 pennits, 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) andlor 
Development Permit(s), andlor 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. 

Signed Copy on File 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8998 (RZ 10·523713) 

16360 River Road 

Bylaw 8998 

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

1. Richmond Zoning Bylaw 8500 is amended by: 

379~4 89 

I. Adding Additional Uses (Section 12.2.3.8) and renumbering previous sections 
accordingly and inserting the following text into the Additional Uses (Section 
12.23.8) 

"outdoor storage" 

11. Inserting the following text into the Permitted Density (Section 12.2.4) 

" 12.2.4.3 

The following site is limited to a maximum floor ar ea r atio of 0.06: 

16360 River Road 
P.l.D. 023·325- 178 
Parcel D Section 14 Block 5 North Range 5 West New Westminster District Plan 
LMP 26319" 

111. Inserting the following text into the Other Regulations (Section 12.2.11) 

"12.2.11.2 

16360 River Road 
P.l.D.023-325-178 
Parcel D Section 14 Block 5 North Range 5 West New Westminster District Plan 
LMP 26319"; and 

"12.2.11.3 

Outdoor storage shall only be pennitted at the following site and subject to the 
restrictions in Sections 12.2.11.4 and 12.2.11.5: 

16360 River Road 
P.I.D. 023-325- 178 
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Bylaw 8998 Page 2 

Parcel D Section 14 Block 5 North Range 5 West New Westminster District Plan 
LMP 263 19 

12.2. 11.4 

The following are prohibited from occurring on sites zoned IL where outdoor 
storage is a site-specific permitted use: 

a) Outdoor storage of wrecked or salvaged goods and materials; 

b) Outdoor storage of food products; 

c) Outdoor storage of goods or materials that are capable of being 
transmitted above, across or below a land or water surface due to the 
effects of weather; 

d) Outdoor storage of goods or materials that constitute a health, fire, 
explosion or safety hazard; 

e) Producing, discharging or emitting odiferous, toxic, noxious matter or 
vapours, effluents, heat, glare, radiation, noise, electrical interference or 
vibrations; or 

t) Servicing of vehicles or equipment. 

12.2. 11.5 

Commercial vehicle parking and storage and outdoor storage uses are not 
permitted to be stored, stacked or pi led in any malU1er that exceeds 4.5 m in height." 

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it LIGHT INDUSTRIAL (IL). 

P.LD.023-325- 178 
Parcel D Section 14 Block 5 North Range 5 West New Westminster District Plan LMP 
263 19 
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Bylaw 8998 Page 3 

3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8998". 

FIRST READING CITY OF 
RICHMOND 

APPROVED 

A PUBLIC HEARING WAS HELD ON " 
W~ 

SECOND READING APPROVED 
by 01,,,,,,1,,, 

THIRD READING / ;;z 
OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

PLN - 141



 

PLN - 142



To: 

From: 

City of 
Richmond 

Planning Committee 

Victor Wei, P. Eng. 
Director, Transportation 

Report to Committee 

Date: February 8, 2013 

File: 10-636G-0112012-Vol 
01 

Re: PROPOSED LONG-TERM STREETSCAPE VISIONS FOR BAYVIEW STREET AND 
CHATHAM STREET 

Staff Recommendation 

1. That the proposed long-tenn strectscape visions for Bayview Street and Chatham Street, as 
descri bed in the attached report, be endorsed in principle for the purpose of carrying out 
public consultation. 

2. That staff report back on the outcome of the above public consultation regarding the 
proposed streetscape visions. 

Victor Wei, P. Eng. 
Director, Transportation 
(604-276-4 \3\) 

An. 9 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Parks ................ ...... ... .... ..... ............................ .... tz( ~/ ~ Engineering ........................................................ I!!' I 
Development Applications .................................. IB"" 
Policy Planning ..... ......... ..... ......................... .. ..... ~ 
Finance ............................................................... 

REVIEWED BY 
IMTIALS: REVIEWED BY CAO 

~0 DIRECTORS ~ 
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Staff Report 

Origin 

At its regular meeting held on May 28, 2012, Council directed staff to: 

4(a) develop short- and long-term streetscape visions/or Bayview Street and 
Chatham Street and report back by the end 0/2012; and 

This report responds to these resolutions and outlines the proposed short- and long-term 
streetscape visions for Bayview Street and Chatham Street. 

Analysis 

1. Strectscape Vision Objectives 

Long-term and interim phasing conceptual streetscape plans for Bayview and Chatham Streets 
were developed with the objectives of: 

• enhancing the public realm consistent with the Steveston Village Conservation Strategy; 
• promoting walking in Steveston Village through improved sidewalks on both sides of the 

streets and enhanced links to the waterfront; and 
• increasing the supply of on-street parking. 

For both streets, any streetscape design must be supportive and respectful of the heritage of 
Steveston Village. The proposed overarching theme of "simplicity" would entail the use of 
simple materials (e.g., plain not stamped concrete) with a minimum of street furniture. 
Simplify ing the roadway geometry supports the conservation of the heritage character of the 
Village by virtue of allowing the simple buildings to stand out in front of a less complex and 
engineered realm. 

2. Supply and Demand of Parking 

As summarized in Table I and shown in 
Attachment 1, the Steveston Village area currently 
has around 1,000 parking spaces available for use by 
the general public (excluding the lanes). A further 
440 spaces are available on private property that are 
restricted to employees and/or customers of the 
particular business. As part of the remaining 
development of the waterfront site east of No. I 
Road, an additional 35 surface public parking spaces 
will be provided within the site. 

Table 1: Current Public Parking Capacity 

This capacity is sufficient to meet existing demand, 
even in the peak summer months, but distribution of 
the spaces is not optimal and roughly one-half of the 

Area Location #5 aces 
Total Pa. Free 

Inside On-Street 0 331 331 
Villa~. Off-Street 141 48 189 
Core 1) Subtotal 141 379 520 
Outside On-Street 0 65 65 
Villa~. Off-Street 399 77 476 
Core 2) Subtotal 399 142 541 

Total 540 521 1081 , 
(1) Bounded by No. 1 Road, BaYView Street, 3 

Avenue, and Chatham Street. 
(2) Includes Chatham Street west of 3'" Avenue 

and Bayview Street-Moncton Street 175 m east 
of No. 1 Road. 

spaces are pay parking. Parking demand is concentrated near the waterfront area of the Village 
core, where demand is at or near capacity during peak. periods, while areas further away (north of 
Moncton Street) are comparatively less utilized. 
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With respect to future parking supply, the Steveston Village Conservation Strategy and 
Implementation Program, adopted by Council on June 15,2009, provides parking rates for the 
Steveston Village core. Generally, a 33 per cent reduction from the City's off-street parking 
requirements is permitted. As directed at the June 21,2011 Planning Committee meeting, staff 
have reviewed this parking relaxation policy and will be reporting back in a separate report 
scheduled to be presented to Planning Committee on February, 19,2013. The recommended 
parking rates in the report for the Village core are to increase the residential rate from 1.0 to 1.3 
parking spaces per dwelling unit and to maintain the existing 33 per cent parking reduction from 
the City bylaw for non-residential uses. 

An analysis of future on and off-street parking demand, based on the recommended parking 
rates, for the Steveston Village core (bounded by No. 1 Road, Bayview Street, 3rd Avenue, and 
Chatham Street) indicates that the future parking demand would exceed the future core parking 
supply by about 30 parking spaces. However, this demand could be met when public parking 
areas immediately adjacent to the core (e.g., Chatham Street west of3 rd Avenue, Steveston 
Harbour Authority lot on Chatham Street) are included. The analysis therefore concludes that 
there is and will be sufficient public parking available in the Village as represented in Table 1 
and hence there is no need for additional on-street parking or a parkade. 

Staff further note that the creation of significant additional parking in the Village would also run 
counter to the goals and objectives of the updated Official Community Plan, as more parking 
would encourage more trips by private vehicle rather than by sustainable travel modes such as 
transit, cycling and walking. Notwithstanding, staff recognize that there is a desire for more 
parking and, accordingly, explored ways to optimize the curb space available on Bayview Street 
as well as Chatham Street as part of the streetscape visioning process. 

3. Bayview Street Streetscape Options 

3.1 .Existing Cross Section . 

Bayview Street between No. I Road and 3rd A venue currently has sidewalks on both sides of the 
street with the exception of the north side between 2nd Avenue and 3rd Avenue. The property 
located at the northeast comer of Bayview Street and 3rd Avenue (i.e., within the section that has 
no sidewalk) is the subject of a development application and the associated required frontage 
improvements would include the provision of a boulevard and sidewalk as well as the potential 
for on-street angle parking (see Section 3.2 for discussion of on-street angle parking options). 

There are a total of 17 parallel parking spaces on Bayview Street comprised of 14 spaces on the 
south side and three spaces on the north side in a parking lay-by. As the existing pavement 
width of nine metres does not allow for the creation of on-street angle parking (i.e., it would 
require relocating the existing curbs), no feasible interim streetscape options are available. 

3.2 Proposed Long-Term Design 

Bayview Street currently acts as the primary flood protection alignment for the Steveston Village 
area. Alternative dike aligrunents are being explored in the Dike Master Plan Study as sea level 
is predicted to rise 1.2 m by the year 21 00. If Bayview Street continues to be a primary dike 
alignment, it may need to be raised by approximately 1.5 m within the next 50 years. Therefore, 
while long-term streetscape visions with increased on-street parking are compatible with the 
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City' s current flood protection needs, the parking arrangements may need to be reconfigured in 
the long-tenn. As part of the Dike Master Plan Study. public feedback and dike alignment 
recommendations will be presented to Council in early 2013. 

The long-term streetscape design for Bayview Street incorporates improved pedestrian amenities 
(i.e., sidewalk on both sides) and could include an increased supply of on-street parking. The 
four alternative on-street parking options all use the current south curb alignment and include a 
continuous sidewalk on the north side, but in each case the north curb alignment and adjacent 
north boulevard width varies. 

• Option 1 (Existing Street Cross-Section): maintain the location of the north curb and thus the 
existing on-street parking arrangement and capacity but provide the missing sidewalk on the 
north side between 2nd A venue and the lane to the west. The missing sidewalk between 3rd 

A venue and the lane to the east is expected to be provided through development in the near 
future. 

• Option 2 (Angle & Parallel Parking): realign north curb by 6.0 m to allow angle parking and 
maintain parallel parking on the south side. This option would provide a 1.5 m sidewalk but 
no boulevard and result in the greatest increase in on-street parking with a net gain of23 
spaces. The provision of angle parking between I st A venue and the lane to the west is not 
included due to the impacts to the adjacent private property. 

• Option 3 (Angle Parking): realign the north curb by 3.5 m and reallocate the existing parking 
spaces all to angle parking on the north side with no parking on the south side. This option 
includes a 1.5 m sidewalk and 2.5 m boulevard. It results in a net gain of only nine parking 
spaces due to the elimination of the parallel parking on the south side, which would be 
required as the north curb is not shifted as far north as for Option 2. As with Option 2, the 
provision of angle parking between 1st Avenue and the lane to the west is not included. 

• Option 4 (parallel Parking): realign the north curb by 2.5 m to provide parallel parking on the 
north side and maintain parallel parking on the south side. This option allows for a 1.5 m 
sidewalk and 3.5 m boulevard (the greatest width of green space) and results in a net gain of 
II parking spaces. 

The [our options are summarized in Attachment 2. As Options 2 to 4 all shift the curb to the 
north by varying amounts, there is a trade-off of reduced green space/landscaping between the 
roadway and the setback to adjacent buildings. Options 3 and 4 allow for a boulevard width 
between 2.5 m and 3.5 rn , and the flexibility to reduce the boulevard width to provide a wider 
sidewalk (e.g. , from 1.5 m to 2.0 m wide). Option 2 would result in the greatest road widening 
and thus does not allow for a boulevard. Parks staff advise that a boulevard is not necessarily 
required, as neither boulevard street trees nor a greenway on the north side are envisioned for the 
following reasons: (1) Bayview Street serves as the dike and could be raised in the future, thus 
impacting any planted trees; and (2) the intent is to keep view corridors from the south open to 
the waterfront. Planting would be secured on private property via the redevelopment process. 

Overall, Option I remains viable as there is adequate parking supply in the Village area as a 
whole as noted in Section 2. With respect to increasing the parking supply, Option 3 is deemed 
impracticable as there is little net gain in parking spaces plus the removal of parking on the south 
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side would inconvenience some customers. Option 2 would be preferable to Option 4 as it 
provides the greatest increase in on-street parking at a relatively lower cost per additional 
parking space of approximately $17,000 versus nearly $27,000 for Option 4. 

Proposal: that the long-term streetscape design reflect Option 2 as it represents the best balance 
between the benefits provided to both pedestrians and motorists. Attachments 3 and 4 provide 
an illustration and three-dimensional rendering of Option 2 respectively. As noted in Section 
3.1, the development ."plication associated with property located at the northeast comer of 
Bayview Street and 3T Avenue would include the provision of eight angle parking spaces along 
its frontage of Bayview Street and thus would align with Option 2 if that is the chosen option. 

4. Chatham Street Strcctscapc Options 

4.1 Existing Cross Section 

Chatham Street currently has sidewalks on both sides and a total of23 parallel parking spaces on 
both sides between No.1 Road and 3rd Avenue. As Chatham Street is relatively wider than 
Bayview Street (14 m versus 9 m), angle parking could be created within the existing paved 
roadway width without disturbing the north or south curbs by simply re-striping the pavement to 
create angle parking along the north curb at an estimated cost of$5,500. 

However, introducing angle parking on the north side of the street would require removal of the 
existing parallel parking on the south side. Moreover, driveways and bus zones further restrict 
on-street parking on the north side. As a result, the net gain in parking is minimal at just two 
spaces. This arrangement may also inconvenience some customers as all the on-street parking 
would be on the north side. Therefore, staff conclude that the existing geometry be maintained 
until adjacent developments occur andlor sufficient funding is available to construct the proposed 
long-tenn improvements described below. 

4.2 Proposed Long-Tenn Design 

The long-term streetscape design incorporates more street trees and a revised curb configuration 
at each intersection that includes a sloped paving treatment (similar to the raised intersection at 
No. I Road and Moncton Street) to improve accessibility. This intersection design is preferred 
to the standard curb extensions originally proposed for Chatham Street as its simplified nature is 
better supportive of Steves ton ' s heritage character while still enhancing pedestrian safety. A 
further key element is the extension of the rear lane on the north side as development occurs, 
which would allow the removal of individual driveways over time. 

Similar to Bayview Street, the long-tenn streetscape design could include an increased supply of 
on-street parking. There are three potential options with respect to on-street parking capacity. 

• Option 1 (Status Quo Existing Street Cross-Section); maintain the existing curbs and on­
street parallel parking arrangement along with a sidewalk and boulevard. As development 
occurs, the established landscaped boulevard and sidewalk at the east end (i.e. , northwest 
comer of Chatham Street at No.1 Road) would be extended west and opportunities to close 
direct driveways to the street with access from the rear lane would be pursued. 
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• Option 2 (Centre Angle Parking): shift the north and south curbs and provide angle parking 
in the centre of the street (see Attachment 5). which would result in the greatest increase in 
on-street parking (plus 55 spaces) as space is not lost due to driveways and fire hydrants. 
Conversely, this design would eliminate the opportunity for left-turns at mid-block and may 
create potential safety concerns as it places a driver and passengers in the centre of an active 
roadway for loading/unloading and requires crossing of the active roadway. Moreover, the 
design would be unfamiliar to motorists and more inconvenient for drivers with mobility 
challenges. 

• Option 3 (Standard Angle Parking): shift the north and south curbs and provide traditional 
angle parking on both sides of the street to approximately 45 m west of3 rd Avenue, which 
could achieve a net increase of approximately 55 parking spaces. Attachments 6 and 7 
provide an illustration and threewdimensional rendering of Option 3 respectively. Upon 
development of adjacent properties and the reconfiguration and consolidation of their onwsite 
parking denoted as 4a on Attachment 6 (north side between 2nd Avenue and 3rd Avenue), a 
fw1her 15 angle parking spaces could be achieved. 

The three options are sununarized in Attachment 2. Option 1 remains viable as there is adequate 
parking supply in the Village area as a whole as discussed in Section 2. With respect to 
increasing parking supply, Option 2 is not recommended as the combined potential safety 
implications are considered to outweigh the gain of maximizing onwstreet angle parking. Option 
3 would yield an equivalent number of new onwstreet parking spaces as in Option 2 while 
keeping parking adjacent to the curb thereby providing a buffer between pedestrians and traffic. 

Proposal: that the longwtenn streetscape design reflect Option 3 as it represents the best balance 
between the benefits provided to both pedestrians and motorists. With respect to potential 
phasing, Option 3 could be more easily implemented on the south side than the north side due to 
fewer existing driveways. As well, Option 3 would require re-configuring the parking lots of 
some adjacent commercial properties, as a portion of on-site parking currently encroaches onto 
City road rightwofwway and thus would be impacted by the proposed widening. 

5. OnwStreet Parking on North-South Avenues North of Chat bam Street 

Between Chatham Street and the east-west lane north of Chatham Street, angle parking is 
currently available on 1 S\ and 2nd Avenues while parallel parking is available on 3rd Avenue. The 
only opportunity to increase onwstreet parking on these roadway sections is thus on 3rd Avenue 
by realigning the curbs to allow angled parking on one side while keeping parallel parking on the 
other side. However, this realignment would only add about four spaces, which is considered too 
small a gain given the impact of the reconstruction work. 

For the roadway sections north of the lane to Broadway Street, onwstTeet parking is reduced to 
parallel on all three streets due to the transition from commercial adjacency to single family, 
which has wider grass boulevards that restrict the space available for parking. While angle 
parking could be accommodated within the existing road rightwofwway (see Attachment 8), staff 
do not recommend this option due to the significant impacts to adjacent residences in terms of 
the proximity of the parking and its associated effects of noise and intrusion of headlights. 

37 19467 

PLN - 148



February 8, 20 \3 - 7 - File: 10-6360-01 

6. Estimated Costs of Proposed Long-Term Strcetscape Designs 

The estimated costs for the proposed long-tenn streetscape options that incorporate increased on­
street parking for Bayview and Chatham Streets are shown in Table 2 below. 

Table 2: Estimated Costs for Proposed Long-Term Streetscape Options 
Street Proposed LonA-Tenn Streetscaoe ODtlon Estimated Cost 

Option 2: realign north curb to provide angle Tolal: $392,000 
Bayview Street parking on north side and maintain parallel 

oarkina on south side: 23 added stalls 
No. 1 Road-1 Ave: $799,000 

Option 3: realign north and south curbs to 1,t Ave_2nd Ave: $748,000 
Chatham Street provide angle parking on both sides: 55 added 2nd Ave-3rd Ave: $830,000 

stalls 45m west of 3rd Ave: ~421,OOO 
Total: $2,798,000 

Pro"eet Total: $3,190,000 

The major cost components for both streets include new curb and gutter, sidewalk, additional 
road construction and asphalt, utility relocations (e.g., power poles), and new street lighting. For 
Chatham Street, the revised curb configurations and raising of the pavement at each intersection 
comprise between 25 and 30 per cent of the total construction costs. 

7. Potential Implementation and Funding Strategy 

For both proposed streetscape options, the enhancements could be secured partly through 
redevelopment of adjacent fronting properties as they occur. If an entire block redevelops at the 
same time, the physical reconstruction would be secured at that time. However, as there are 
relatively few properties that may seek redevelopment in the near term, the realization of the 
proposed streetscape visions may take many years to achieve. 

With r.espect to potential funding sources that could be used to expedite the implementation of 
the proposed streetscape designs, the Steveston Off-Street Parking Reserve Fund cannot be used 
as the collected monies are to be used only for the provision of new and existing off-street 
parking spaces. The Reserve Fund is anticipated to be used to provide additional public parking 
as part of a parkade within a future major development in Steveston Village, which could include 
disposal of the City's existing two off-street parking lots to provide additional revenue to be 
invested towards ajoint partnership between the developer and the City to improve and 
consolidate off-street parking for the pUblic. 

Accordingly, staff have identified the following three potential funding concepts to support the 
implementation of the proposed streetscape improvements with consideration given to the 
amount, certainty and timing of the funding to be generated. 

• Roads DCC Program: include the cost of the streetscape improvements in the Roads DCC 
Program at the time of its next review with other projects that are currently part of the Roads 
DCC Program potentially to be removed to offset this amount. Using city-wide Roads DCC 
is considered appropriate as Steveston Village is a key city and regional destination with 
increasing popularity partly due to increasing population and development activities 
throughout the city and beyond. It is expected that there would be no change to the Roads 
DCC repayment schedules. The timing of the streetscape project may not be immediate 
using the Roads DCC Program, as there may be other competing City priorities. 
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• New Streetscape Improvement Fund: similar to the Capstan Station Capital Reserve Fund, a 
new capital reserve fund for the Steveston Village area would be established to hold 
voluntary developer contributions, which could be made as part of rezoning applications 
where the developer may be granted a reduced parking requirement/variance in return for 
making a voluntary contribution to the fund towards the implementation of the streetscape 
designs. Based on the proposed parking rates of 1.3 stalls per dwelling unit for residential 
uses and a 33 per cent reduction for non-residential uses as well as the potential pace of 
development, up to $750,000 may be secured in the fund over the next 10 years due to a 
shortfall in on-site parking for commercial uses. This amount is forecast to increase to $1.4 
million over the next 20 years. The fund likely would not reach the $3 .2 ~illion needed until 
most of the properties in the Vi llage redevelop including the larger commercial lots, which 
are the main contributors to the parking shortfall. The time horizon for this scenario is likely 
over 20 years . 

As discussed in the separate staff report on the Steveston Village Conservation Strategy to be 
presented at the February 19, 20 13 PlaiUling Committee, future developments may choose to 
provide a minimum of one parking stall per dwelling unit and contribute the difference from 
the proposed 1.3 stall rate towards the fund. However, this scenario is not very like ly to 
occur as, at fu ll build-out, the residential parking component can be accommodated on-site. 

Staff also explored increasing the parking rates to maximize the potential contributions to the 
fund. Even under a scenario of no relaxation to parking rates (i.e., at the city-wide rate of 1.5 
stalls per dwelling unit), all required residential parking could be accommodated on-site. As 
the shortfall in on-site parking space would remain for commercial uses, the potential 
contributions to the fund could thus increase up to $1.5 million if development occurs at the 
expected pace over the next 10 years. However, staff do not recommend removing the 
parking relaxation in Steveston as the potential contributions stil l would not meet the $3.2 
million required in the foreseeable future. 

As contributions to this fund from on-site parking shortfalls occur in Steveston Village 
through development over the next 10 years to reach an anticipated $750,000, the funds in 
the new Streetscape Improvement Fund could be used in the interim towards a portion of the 
streetscape project work. The Roads DCC Program could be used in conjunction with this 
option, to complete the entire long-term streetscape vision improvements. 

• Steveston Business Improvement Area (BIA): the establishment of a BTA would create 
additional funding via a special charge levied on businesses within a designated area with 
those funds used to enhance the district, such as improvements to parking. Per Section 215 
of the Community Charter, the legislation provides for a special charge to be levied on each 
commercial and/or industrial property within the designated area. The most commonly used 
methods to levy the contribution are assessment (mill rate percentage) or frontage (fixed sum 
per linear front footage). As part of the proposed public consultation process (see Section 9), 
staff would liaise with the Steveston Merchants Association to detennine the level of interest 
in establishing a BIA in Steveston. 

Of the three funding concepts, the Roads DCC Program provides the most certainty and greatest 
ease of implementation as the City wholly controls the funding. A new capital reserve fund or 
BIA funding lack certainty as both depend on circumstances beyond the City'S control. The 
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reserve fund is dependent upon the pace of development while a BrA requires the support of 
businesses located within the BIA boundary. These funding concepts would be presented for 
community feedback as part of the public consultation process discussed in Section 9. 

8. Consultation with Stakeholders to Date 

Staff presented the parking-related components of the draft long-tenn streetscape concepts for 
Bayview and Chatham Streets to representatives of the following stakeholder groups: Steveston 
Harbour Authority. Steveston Merchants Association, Steveston Community Society, Steveston 
20/20 Group, and the Richmond Parking Advisory Committee. Attachment 9 summarizes the 
feedback from these groups with respect to the introduction of angle parking on these streets. 
Generally, there is some support for the options to increase on-street parking but also opposition 
to the loss of green space on the north side of Bayview Street. 

9. Proposed Public Consultation Process 

Should the proposed long-term streetscape visions that incorporate increased on-street parking 
for Bayview and Chatham Streets be endorsed for further consultation, staff propose that the 
concepts and potential funding mechanisms be presented for public feedback given the scale of 
the potential changes to the streetscape and public realm of Steves ton Village. Staff propose that 
one open house be jointly held to also present the findings and recommendations set out in the 
Steveston Vil lage Conservation Strategy report to Planning Committee on February 19, 3013, if 
endorsed by Council. Staff suggest that this open house be held in April 2013 and the material 
posted on-line along with a feedback fonn to provide sufficient opportunities for the public to 
comment. The date and time of the proposed open house would be advertised on the City'S 
website, in local newspapers and through posters distributed to civic facilities. Stakeholder 
groups, including the Steveston Merchants Association, Urban Development Institute, Vision 
20/20, etc. would also be invited to attend. 

Staff would then compile and consider the feedback, and report back by July 2013 with the final 
recommended streetscape design for each street as well as a refined implementation strategy. 
These recommendations will be coordinated and brought forward together with a separate report 
back presenting the final proposed amendments to the Steveston Village Conservation Strategy 
at the same Planning Committee meeting. 

Financial Impact 

None at this time. The proposed public consultation activities could be accommodated within 
the existing divisional operating budget. Any changes to the DCC Program would be reported 
back as part of the DCC review process. Any future costs associated with the proposed 
streetscape improvements would be presented through the annual capital budget process. 

Conclusion 

While there is sufficient public parking available in the Village as a whole (i.e., when streets and 
public parking lots immediately outside the Village core are included), particularly in 
underutilized areas to the west and north of Moncton Street, there is a desire for more parking. 
The proposed long-tenn streetscape design concepts for Bayview and Chatham Streets are 
supportive of the heritage character of Steves ton and improve the public realm with the provision 
of sidewalks, more street trees, streetlights, and increased accessibility. Both concepts also 
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provide for increased on-street parking. Given the significant potential changes to the 
streetscape and public realm of Steveston Village, staff propose that these draft long-term 
designs be presented for public feedback. Staff would then report back on the outcome by July 
2013 with the proposed final streetscape designs. 

Sonali Hingorani, P .Eng. 
Transportation Engineer 
(604-276-4049) 
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Attachment 2 

Options to Increase On-Street Parking on Bayview Street 
Oollon Descrhrtlon Parklna SDace. &t. Cost Comments 

• provide 50 m of missing 
sidewalk on north side 

• maintain existing • no net gain between 2nd Ave and lane to 

1 parallel parking on • total of 17 $12,000 
the west 

north and south (north side:3 1 • missing sidewalk between 3rd 
sides south side: 14) Ave and lane to the east to be 

provided through 
develooment 

• realign north curb by 
provision of 1.5 m sidewalk • 6.0 m to allow angle • net gain of 23 
with no boulevard 

2 parking • total of 40 $392,000 reduces green space maintain existing (north side: 261 • • between roadway and 
parallel parking on south side: 14) 

setback 
south side 

• realign north curb by • provision of 1.5 m sidewalk 
3.5 m to allow angle 

net gain of 9 
and 2.5 m boulevard • 

3 
parking 

total of 26 $370,000 • reduces green space 
remove existing • between roadway and • (north side: 26) 
parallel parking on setback (but to a lesser 
south side deQree than Ootion 2) 

realign north curb by • provision of 1.5 m sidewalk • and 3.5 m boulevard 
2.5 mtoallow • net gain of 11 
parallel parking total of 28 • reduces green space 

4 • $358,000 between roadway and • maintain parallel (north side: 14 1 
setback (but to a lesser 

par1<ing on south south side: 14) 
degree than both Options 2 

curb and 3) 

Options to Increase On-Street Parking on Chatham Street 
ODtlon DncrlDtlon Parklna SDaces E.t. Cost Comments 

• status quo no net gain • • maintain existing • no increase in parking • total of 23 1 parallel parking on 
(north side:14 I 

nfa • no increase in pavement 
north and south 

south side: 9) 
width and crossing distance 

sides 

• realign north and • net gain of 55 • significant gain in parking 

2 south curbs • total of 78 $2,377,000 • loss of mid-block left-turns 

• angle parking in the (north side: 39 1 • potential safety concerns 
centre of the street south side: 39) • lack of motorist familiarity 

• realign north and net gain of 55 • south curbs • significant gain in parking 
• total of 78 3 • angle parking on 

(north side: 38 1 
$2,798,000 • traditional on-street par1<ing 

either side of the 
south side: 40) 

design 
street 
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Attachment 9 

Stakeholder Feedback re New Angle Parking on Bayview and Chatham Streets 

Stakeholder Comments Staff Response 
BaYView Street BaYView Street 

• concerned with loss of green space, • proposed streets cape improves 
impact on pedestrians and cyclists, pedestrian facilities with continuous 1.5 

Steveston 
safety concerns of cars backing out, and m sidewalk on both sides 

Merchants 
vehicle exhaust and noise impacting • existing angle parking on 1 S\ and 2nd 

Association 
patio diners , especially as most Avenues has not been proven to be 
restaurants are on the north side associated with increased traffic safety 

• prefer on-street parking remain as status concerns 
quo but if increased, prefer parallel over • angle parking allows greatest increase in 
angle parking parkinq supplv 

Chatham Street 
Chatham Street 

do not oppose provided it does not pose • existing angle parking on 1s1 and 2nd • Avenues has not been proven to be 
a safety hazard to drivers/pedestrians 

Steveston • consider extending angle parking further 
associated with increased traffic safety 

Community west towards Garry Point Park 
concerns 

• feasible to extend angle parking Society Bayview Street 
westward • prefer to eliminate parking but if that is Bayview Street 

not feasible, then do not oppose angle • angle parking allows greatest increase in 
parking 

parkinq supplv · 

Chatham Street 
Chatham Street 

concern with the safety of angle parking • existing angle parking on 1"t and 2nd • 
- may be difficult to back out due to 

Avenues has not been proven to be 
Steveston associated with increased traffic safety 
20/20 Group 

vehicle speeds and frequency of buses 
concerns • consider angle parking on 4th Avenue 
angle parking on 4th Avenue is not 

between Chatham Street and Steveston • 
Hwy 

recommended due to significant impacts 
to residents as discussed in Section 5 

Bayview Street Bayview Street 

• angle parking will decrease green space • proposed streetscape improves 

Richmond • if reconstruction of the north curb is pedestrian facilities 

Parking undertaken, consider adding an electric • possible to add an electric vehicle 

Advisory 
vehicle charging station at one parking charging station at one parking space in 

Committee space future as demahd warrants 

• suggest that end spaces that cannot • end spaces that cannot accommodate a 
accommodate a vehicle be designated vehicle can be designated for 
for motorcvcle/scooterparking motorcycle/scooter parking 

311 ?467 
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To: 

City of 
Richmond 

Report to Committee 

Date: January 22, 2013 

From: 

Planning Committee 

Victor Wei , P. Eng. 
Director, Transportation 

File: 10-6455-01/2012-Vol 
01 

Re: TANDEM PARKING REQUIREMENTS IN TOWNHOUSE DEVELOPMENTS ­
REPORT BACK ON REFERRAL 

Staff Recommendation 

1. That Richmond Zoning Bylaw 8500, Amendment Bylaw 8993 (Townhouse Tandem 
Parking): 

• to pennit a maximum of 75% tandem parking spaces in all standard and site specific 
townhouse zones (except those that already penn it 100% tandem parking), 

• to require one tandem parking space to have a wider space if a townhouse is wider than 
4.57 m (IS ft) , and 

• to require visitor parking for residential uses be identified by signage, 

be introduced and given first reading. 

2. That Official COllllTIlUlity Plan Bylaw 9000, Amendment Bylaw 8994 (Residential Visitor 
Parking Signage), to insert a new Development Pennit Guideline regarding way finding 
signage to visitor parking spaces for multi-family residential uses, be introduced and given 
first reading. 

3. That Official Community Plan Bylaw 9000, Amendment Bylaw 8994 (Residential Visitor 
Parking Signage), having been considered in conjunction with: 

• the City 's Financial Plan and Capital Program; 
• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

Plans; 

is hereby deemed to be consistent with said program and plans, in accordance with 
Section 882(3)(a) of the Local Government Act. 

4. That Official Community Plan Bylaw 9000, Amendment Bylaw 8994 (Residential Visitor 
Parking Signage), having been considered in accordance with OCP Bylaw Preparation 
Consultation Policy 5043 is hereby deemed not to require further consultation. 

--z,..,,=- c:? c;; '" 

Victor Wei, P. Eng. 
Director, Transportation 
(604-276-4131) 

3466416 
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January 22, 201 3 - 2- Fi le: 10-6455-01/2012-Vol 01 

Att. 6 

REPORT CONCURRENCE 

ROUTEOTo: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Building Approvals rif ;iv~ Development Applications ~ Policy Planning 

RevIEwED BY 
INITIALS: ReVIEWED BY CAO 
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Staff Report 

Origin 

At the regular Council meeting held September 26, 2011 , Council considered a report on tandem 
parking (i.e., where one standard parking space is located behind the other) in new townhouse 
developments and resolved: 

That staff be directed to consult with stakeholders, including Urban Development Institute, 
Greater Vancouver Home Builders Association, and other small townhouse builders not 
pari of the UDI and GVHBA, on the/allowing parking-related topics specific to multi­
family residential developments: 

• impacts of regulating the extent a/tandem parking provided; 
• minimum dimensions of parking stalls; and 
• measures to better define visibility of visitor parking. 

This report outlines the results of and recommendations arising from the consultations and 
proposes amendments to Richmond Zoning Bylaw 8500 to realize the recommendations. 

Analysis 

1. Meetings with and Feedback from Stakeholders 

In February 20 12, staff met with members of the Urban Development Institute (UDI), other 
small townhouse builders and the Riclunond Parking Advisory Committee to discuss the three 
(3) identified parking-related topics. Members of the Greater Vancouver Home Builders 
Association (GVHBA) were unable to attend a meeting but were provided with presentation 
materials and invited to submit comments to staff. The discussion included gathering feedback 
on potential options and 'measures prepared by staff to address the perceived concerns as shown 
in Table 1 below. 

Table 1: Existing and Potential Provisions to Address Parking Concerns 
Issue Existina Bvlaw Provision PotentlalODtlonfsl 

• Outside of site specific zones, 0% of units with • Maintain up to 100% of units may have 
two (2) parking spaces may have tandem tandem parking within site specific zones 

Extent of arrangement (i.e., any tandem parking • Outside of site specific zones, the 

Tandem requires a variance, which would typically be percentage of units that may have 

Parking supported if there are no existing/anticipated tandem parking : 

Provided parking or traffic problems nearby) 0 Maximum of 100% of units 
• Within site specific zones, up to 100% of units 0 Maximum 75% of units 

with two (2) ,r~rking spaces may have ~~ndem 0 Maximum 50% of units 
arranaement i.e. no variance reauired 0 Status Qu;ro% of units) 

Minimum Dimensions: 2.5 m by 5.5 m • Dimensions: remain unchanged 
Size of • 
Tandem Clearance to Walls at Sides: 0.3 m on each • Clearance to Walls at Sides: increase by • 0.3 m to 0.6 m on each side Parking side (for total width of 3.1 m) 

Clearance to Watts at Front/Back: Statts Clearance to Walts at Front/Back: None • • increase to 0.3 m at each end 
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Issue Exlstin B law Provision Potential ODtlon's} 

• Standardized wayfinding signage from 

Visibility of 
the entrance at maximum 50 m spacing 
and/or key decision points 

Visitor • None 
Standardized signage and pavement 

Parking • 
markings at each stall 

• Minimum liahtina reauirements 

1.1 Feedback from Developers 

Attacbment 1 summarizes the key comments from developers regarding each issue as well as 
the impacts of the potential options. The general tenor of the developer feedback was: 

• Extent of Tandem Parking Provided: prefer to maintain the status quo, as variances are 
typically supported, and let the market (rather than the City) decide how much tandem 
parking to provide; 

• Size of Tandem Parking Stalls: prefer to maintain the status quo, as increasing the clearance 
may increase the unit size and thus decrease affordability; and 

• Visibility orVisi/or Parking: support the standardization of signage and pavement markings. 

In addition, Polygon Homes compiled a list of 29 completed projects located in 10 different 
municipalities (including four in Richmond that are shaded in grey) where the percentage of 
units in each development that have tandem parking ranged from 31 to 100 per cent of the units 
constructed (see Attachment 2). For these projects, the company's in-house Customer Service 
Group received 1,364 customer responses on various aspects of the developments. As shown in 
the last column of the table, there were minimal customer responses (a total of nine, or 0.7 per 
cent of total responses) regarding tandem parking. For the four Richmond developments that 
have an average of 74 per cent of the units with tandem parking, a total of 172 customer 
responses were received with only one response related to tandem parking. Polygon therefore 
concludes that there is no compelling evidence from customers of a perceived problem with . . 
tandem parking. 

1.2 Feedback from Richmond Parking Advisory Committee 

Staff also met with the Richmond Parking Advisory Committee in February 20 12 to discuss the 
parking-related topics and the potential options and measures. Attachment 3 summarizes the 
comments provided by members, which are similar in tone to those provided by the developers. 

2. Proposed Recommendations 

The proposed recommendations for Richmond seek to maintain and enhance the li veability of 
the city for both existing and new residents in terms of housing affordability, range of housing 
type available and parking impacts of new residential developments, while at the same time 
streamlining the provision of tandem parking and avoiding undue hardship for the development 
industry. 

2. 1 Extent of Tandem Parking Provided in Townhouse Developments 

For all options, the current bylaw provision whereby up to 100 per cent of units with two parking 
spaces in site specific zones may have those spaces in a tandem arrangement would be 
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maintained (see Attachment 4 for the location of these specific zones, which are generally 
located within the City Centre area with the exception of two site specific zones in the Hamilton 
area and on Francis Road just east of No.3 Road). The following three options would apply to 
townhouse developments outside of the existing site specific zones. 

In addition, for each option, staff would continue to assess any parking variance requests to 
provide tandem parking for more than the pennitted limit on a case~by-case basis based on the 
following criteria: 

• Size of Development: size of the site and/or the extent of street frontage, which impacts the 
flexibility for site planning. For example, for small infill projects, particularly in the City 
Centre, the size and configuration of the site would likely trigger the need for more tandem 
parking in order to make the proposed project feasible and to achieve the density envisioned 
in the relevant area plan; 

• Site Constraints: site geometry and other specific constraints (e.g. , ground floor is non­
habitable due to the minimum flood construction level requirement, tree retention); and 

• Site Location: the extent of parking restrictions on the fronting and/or side streets and the 
proximity of the development to existing single family neighbourhoods. 

In developing the options, staff also considered the practice of other municipalities in the Metro 
Vancouver area. As noted in the previous report considered by Council in September 20 II , 
three municipalities (i.e. , Vancouver, Surrey and Delta) specifically permit tandem parking 
arrangements for residential developments in their bylaws while other jurisdictions (e.g., 
Burnaby, New Westminster, Coquitlam) do not identify tandem parking in their bylaws but do 
support the arrangement in practice. Only the City of Vancouver specifies a maximum 
percentage of lUlits that are permitted to have tandem parking, which is 50 per cent. 

Option 1: Status Quo 0 % of Units Permitted for Tandem Parking Unless Variance is Granted 

Based on current practice, any proposal beyond the permitted zones for a development with a 
townhouse unit that has two (2) parking spaces to have the spaces in a tandem arrangement 
would require a variance (even if only one (1) unit in the entire complex is proposed to have 
tandem parking), and developers may seek a variance to provide tandem parking for up to 100 
per cent oft.he units. 

As there had been general support of the City in the past for variances to permit tandem parking, 
this option is supported by local developers who oppose any perceived limit on the extent of 
tandem parking permitted in townhouse developments. Supporting variances for tandem parking 
helps reduce lot coverage. particularly for smaller sites, and maintain unit variety and 
affordability. Conversely, maintaining the status quo is administratively cumbersome as a 
variance is necessarily generated each time thus diminishing the effectiveness of the existing 
bylaw provision. 

Option 2: Up to a Maximum 0[75 % of Units Permitted for Tandem Parking (Recommended) 

Under this option, a maximum of 75 per cent of the units could have parking in a tandem 
arrangement and thus would not require a variance. Any proposals seeking a tandem parking 
arrangement for more than 75 per cent of the units would require a variance. As an example, a 
40-lUlit townhouse development could have up to 30 units with parking in a tandem arrangement 
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with the remaining 10 units having any combination of single or side-by-side parking spaces that 
sums to the total number of required parking spaces, unless a variance is requested that the 
remaining 10 units have tandem parking instead of side-by-side parking. 

Based on staffs review of 49 existing townhouse developments randomly selected throughout 
Riclunond, an average of 61 per cent of townhouse units have tandem parking (see Attachment 
5). Staffs assessment of applications processed within the past three years indicates that this 
percentage has increased, likely due to rising land prices. Therefore, the proposed maximum 
limit would be generally consistent with the current practice of developers. While this maximum 
rate is higher than that pennitted by the City of Vancouver, staff believe tills figure is appropriate 
for Richmond as it reflects existing conditions which, as noted in the prior report on this topic, 
have not resulted in a lack of on-street parking capacity.l 

This option would benefit developers by significantly reducing the current number of variance 
requests as such a request would not be triggered tultil the threshold of75 per cent of the tulits is 
passed, as opposed to the current threshold of one or more units. As noted above, staff would 
continue to assess any parking variance requests to provide tandem parking for more than the 
pennitted limit on a case-by-case basis. More importantly, pennitting a higher percentage of 
townhouse units to have tandem parking would help maintain the affordability of these units, as 
this parking arrangement typically allows a greater unit yield on a given site. 

Option 3: Up to a Maximum of 50 % of Units Pennitted for Tandem Parking 

Under this option, a maximum of 50 per cent of the units could have parking in a tandem 
arrangement and thus would not require a variance. Any proposals seeking a tandem parking 
arrangement for more than 50 per cent of the units would require a variance. This option is not 
reconunended as staff deem the limit too onerous for developers in tenns of the viabi lity of a 
project. More importantly. the lower the permitted limit on the extent of tandem parking 
allowed, the greater the negative impact on affordability as units with tandem parking typically 
cost less' for homebuyers. 

2.2 Size of Tandem Parking Stalls 

As survey respondents2 cited concerns regarding the width of parking stalls in a tandem 
arrangement, staff explored options to improve the accessibility of the stalls. 

Per the City'S existing bylaw requirement, the minimum width ofa parking space shall be 
increased by 0.3 m where the parking space adjoins a wall. Thus, for a tandem parking space in 
a townhouse that has a wall on either side, the minimum parking stall width of2.5 In would be 
increased by 0.3 m on either side for a total width of 3.1 m. As shown in Table 2 below, these 
lateral clearance requirements are generally consistent with those of other municipalities in the 
region. In addition, other municipalities typically do not require any additional clearance at the 
front or back of the parking space. 

I Staff site visits to 35 existing townhouse developments with both tandem and conventional side by side parking in 
August 2011 concluded that the streets surrounding the developments generally have excess on-street parking 
capacity for both residents of and visitors to these neighbourhoods. 
2 As summarized in the report considered by Council in September 20 II , staff distributed a survey in July 20 11 to 
owners and occupants of35 existing townhouse developments in Richmond with both tandem and conventional 
side-by-side parking seeking their feedback regarding on-site vehicle adequacy and convenience. 
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Table 2' Tandem Parking Clearance Provisions in Other Greater Vancouver Municipalities 

Municipality Min. Dlmen.I,~~. ,o~ Lateral Clearance Requirement Overall Parking 
Parklno Saace L x for Tandem Parkina Stall Space Width 

Vancouver 5.5 m x2.S m 0.2 m on each side 2.9m 

Surrey 6.1 m x 2.6 ~(~inSide~) 
6.0 m x 2.6 m outside 0.2 m on each side 3.0 m 

Delta 5.5 m x 2.75 m minimum stall width of 3.0 m where 
3.0 m oarkina soace abuts a wall 

Richmond 5.5 m x2.S m 0.3 m on each side 3.1 m 
BurnabV 5.5 m x2.6 m 0.3 m on each side 3.2 m 

New 0.3 m on each side for entire length 

Westminster 5.3 m x 2.59·2.74 m except for 1.22 m at each end on 3.19-3.34 m 
sides that abut the wall 

Coauitlam 5.8 m x 2.6·2.9 m 0.3 m on each side 3.2-3.5 m 

Each option below pertains to the lateral clearance provided for a tandem parking stall. Staff do 
not propose adding a clearance requirement for the front and/or back of a tandem parking stall, 
as survey respondents who have tandem parking spaces did not indicate a desire for greater 
clearance at the front or back; rather, the consistent comment was that the parking spaces were 
not wide enough. 

Option I: Status Quo Maintain Minimum Overall Parking Space at Width 3.1 m 

The width of a typical compact sedan (e.g., late model Honda Civic) is 1.85 m and its doors, 
when opened to the first spacing, typically add another 0.60 m on either side resulting in an 
overall width of3.05 m. While the City ' s existing requirement of3.10 m for the overall parking 
space width would allow both doors of this typical compact sedan to be opened on both sides at 
the same time, this may not be achievable for a larger vehicle. 

Option 2: Increase Minimum Width plus Clearance from 3.1 m to 3.4 m for One Stall Only for 
Units Greater than 4.57 m in Width (Recommended) 

Under this option, the overall minimum width plus clearance for one of the tandem parking stalls 
would be increased from 3.1 m to 3.4 m with the other stall permitted to remain at 3.1 m as a 
narrower width for one of the stalls is necessary to accommodate the adjacent foyer which is 
typically wider than the staircase in order to provide a comfortable and functional space at the 
door entrance. This was confirmed with staff's review of relevant development plans and field 
tests at a new townhouse unit of width greater than 4.57 m (15 feet). As such, staff concluded 
that the proposed wider width of3.4 m can only be accommodated adjacent to the staircase. 

While a width of 3.1 m can accommodate a typical compact vehicle (i.e., so that both doors of 
the vehicle can open to the first spacing at the same time) as noted in Option I, it cannot 
accommodate a larger vehicle such as a minivan or sport utility vehicle. Using a late model 
Dodge Caravan, staff confirmed that an overall width of3.4 m is needed to allow both doors of 
the vehicle to be opened to the first spacing at the same time. 

Staff reviewed further typical floor plans of narrower townhouse units and consulted with several 
developers and architects who specialize in townhouse developments in Richmond to determine 
whether or not the proposed 3.4 m minimum width for only one of the stalls would be viable 
without increasing the overall width of the dwelling unit. The consensus is that typical 
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townhouse units greater than 4.57 m (15 feet) on the ground floor could accommodate the 
recommended increased width of one of the two tandem stalls. 

Given the industry feedback and the relatively small number of units (estimated at less than 
20%) built with tandem parking that are 4.57 m (15 feet) wide or less, staff propose that 
townhouse units that are 4.57 m (15 feet) or narrower in width be exempt from the proposed 
change to increase the minimum width to 3.4 m. With this approach, staff would assess any 
parking variance requests on a case-by-case basis. 

Staff further recommend that the proposed new requirement should allow developers the 
flexibi lity to determine which of the two tandem parking spaces would be provided with the 
increased overall width of3.4 m based on the internal layout of the unit. 

Option 3: Increase Minimum Width plus Clearance from 3.1 m to 3.7 m 

Under this option, the lateral clearance would be increased by 0.3 m to 0.6 m on each side such 
that existing minimum width plus clearance would be increased from 3.1 rn to 3.7 m, which 
would be appreciably wider than the existing minimum widths of the surveyed municipalities 
shown in Table 2. Whi le this option would allow the opening of both doors of vehicles larger 
than a typical minivan such as a full size SVV, it is not recommended due to its estimated 
negative impact upon construction costs and thus affordability. The development community 
indicated that increasing the width ofa tandem garage by 0.3 m (one foot) would increase overall 
construction costs by up to five per cent given a three-storey unit that is 6. 1 m (20 feet) in length 
(i.e., 20 square feet multiplied by 3 storeys). This additional cost would be reflected in the 
ultimate market price for the potential homebuyer. 

2.3 Visibility of Visitor Parking 

As all stakeholders consistently support the development of standardized signage and pavement 
markings to better identify the location of visitor parking within multi-family residential 
developments, staff propose to define the design and placement of these items including the 
fol lowing elements: 

• size, wording and colour of the signagej 
• size of text for the signage and pavement markings; and 
• location and spacing of wayfinding signage. 

2.4 Further Consultation with Stakeholders 

Staff met again with members ofUDI in November 2012 to review the recommended measures. 
As indicated in Attachment 6, thc agency fully supports the proposed changes. 

3. Proposed Amendments to Bylaws 

Richmond Zoning Bylaw 8500, Amendment Bylaw 8993, and Richmond Official Community 
Plan Bylaw 9000, Amendment Bylaw 8994, are based on the recommended opt ions for the 
extent of tandem parking provided and the size of tandem parking stalls, as well as the measures 
to improve the visibility of visitor parking. 

3~66416 

PLN - 170



January 22, 20 \3 -9 - File: 1 0-6455-01l2012-Vol 01 

Financial Impact 

None. 

Conclusion 

As directed by Council, staff consulted with stakeholders regarding three parking-related topics 
specific to multi-family developments: (1) the impacts of regulating the extent of tandem parking 
provided; (2) the minimum dimensions of tandem parking stalls; and (3) measures to better 
define visibility of visitor parking. Based on stakeholder feedback and staff analysis, staff 
recommend the following amendments to Richmond Zoning Bylaw 8500 and Richmond Official 
Community Plan Bylaw 9000: 

• establish that a maximum of75 per cent of the total townhouse units with two (2) parking 
spaces in an enclosed garage may have those parking spaces in a tandem arrangement for 
those areas outside of the existing site specific zones, with requests for variances of this 
limit to be considered on a case-by-case basis; 

• increase the minimum width plus clearance for one of the tandem parking stalls from 3.1 m 
to 3.4 m with the other stall permitted to remain at 3. 1 m for townhouse units greater than 
4.57 m in width; and 

• require standardized signage and pavement markings to better define the location and 
visibility of visitor parking. 

The reconunended changes in townhouse parking requirements are considered to achieve an 
optimal balance between enhancing liveability of existing and new residents, maintaining the 
affordability of new townhouses, reducing bureaucracy in the provision of tandem parking, and 
precluding hardship on the development industry. 

Joan Caravan 
Transportation Planner 
(604-276-4035) 

JC:rg 
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Fred Lin, P.Eng. , PTOE 
Senior Transportation Engineer 
(604-247-4627) 
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Attachment 1 

Feedback from Developers 

Issue Kev Comments 
• Would not support changes or limits to existing bylaw provisions 
• Issue is a perceived (not actual) problem as there is no clear evidence that on-site 

tandem parking creates spill-over of parking to the adjacent streets 
• Use of on-street parking can be attributed to residents of all housing types 

regardless of the parking arrangement due to: 
0 residents with more vehicles than parking spaces 
'0 residents using the garage for storage of items rather than vehicles 
0 rental units in the area 

• Site observations documented by staff in previous report indicate there is sufficient 

" 
on-street parking ., • Let the market (not the City) decide how much tandem parking to provide 

" '" ° • Developers are sensitive to the market and will not build something that buyers do 
~ not want Q. 
0> • Already striving to achieve a balance between afford ability and tandem versus c 

" side-by-side parking 
~ 

'" • No indication from clients/buyers that tandem parking is unacceptable 
Q. 

E • Given the geometry of a particular site and the restraints of FSR, site coverage, ., setback, and tree retention, it is not always possible to provide only side-by-side 
" c parking 
'" l- • A "one size fits all" regulation for all sites would not be equitable, instead consider -° each development on its own merits -c • Consider regulating on-street parking (e,g., implement pay parking, a 2-hour time ., - limit or increased enforcement of three hour time limit) to ensure there is turnover x w 

and spaces available 
• Undertake further review of particular locations that have generated complaints to 

determine if tandem parking is really the source or is it really the increase in 
density 

• As units with side-by-side parking are wider than those with tandem parking 
(typically 300-500 sq It larger), any limits on extent of tandem parking provided will 
decrease the: 
0 range of housing choices available 
0 affordability due to larger size of unit 
0 amount of ooen soace on develooment site 

• Would prefer to maintain existing bylaw provisions but some developers would 
E '" consider an option to increase the clearance on one side only by 0.3 m to 0.6 m .,= 
"'" with no change in the clearance at the front and back c-
",(I) • No indication from clients/buyers that size of tandem parking stall is unacceptable 1-0> _c • Any trend towards buying smaller vehicles will mitigate this issue ° ,-.,i" • As the size of the garage dictates the size of unit above, increasing the clearance 
N '" i:i)e.. will increase the unit size and, in turn, will decrease affordability and the amount of 

ooen soace 
• Agree that standardized signage and pavement markings should be developed and -° would not impose any negative impacts ,.,~O> _oc • Do not support the consolidation of visitor parking in one location; prefer to =:::::.,i: B0 .... distribute spaces around the site to maximize proximity to ultimate destination ._ :> ro 

.~ e.. Consolidation of visitor parking may inconvenience some guests as they would > • 
have to walk farther to their destination 
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Attachment 2 

Feedback from Richmond Parking Advisory Committee 

Issue Key Comments 
• No need for City to regulate as developers know the market and will not build units 

E "C that are undesirable. 
Q.l <I.l • Not clear there is evidence of spill-over parking on to the street from townhouse 
-g ~ developments with tandem parking as staff were unable to establish a correlation 
~ £. between the type and extent of parking arrangements in a townhouse development 
o OJ and the adjacent street occupancy rate. _c 
lii 32 • Agree that changing from the status quo would reduce the number of variances 
;B ~ required but also acknowledge that, should a maximum limit be established, 

developers are concerned that any applications for more than that limit will be 
subiect to areater scrutinv bv staff than currentlv . 

34664 16 

No need to revise size of tandem parking stall as residents knew what they were 
buying and have the option of trading their current vehicle for a narrower one. 
Not clear this is a significant issue as, outside of the targeted survey, the City has 
rarely received complaints regarding the stall size. 
Some of the survey responses may be somewhat misleading as phrasing of 
question invited response of desiring more space. 

Agree that better signage is needed and it is important to include the word "only" 
on the sign (i.e., "Visitor Parking Only"). 
Agree that pavement markings are also needed, not just sign age. 
Upon implementation, will need strata councils to take responsibility for enforcing 
the orooer use of the visitor oarkino. 
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Attachment 3 

Multi-Family Residential Development Projects Completed by Polygon Homes: 
Customer Feedback ra Tandem Parking 

,-, 
ToUolUnlts .~ - ,-, ... "" UnllsWlth 

~ _.- e..- .....,., 
RHPOM .. ,.- ,,- ~, ........ 

(Tl. No. 

''''''''' ..... "" ........ 
Untbl 

1 Tyneridge Phase 1 Coquitlam ., 6 37 90% 0 

2 Kinfield Abba"'",", 69 1 69 100% 0 

3 Red Maple Park Phase 1 Township of langley 51 1 ... 86% 0 

4 Equinox Phase 1 & 2 Dena 80 34 79 99% 0 

5 Wishing Tree Phase 1 & 2 Richmond 68 27 68 100% 0 

6 Kensal Walk Phase 1, 2, & 3 Port Moody 11 9 32 83 70% 0 

7 Wedgewood North Vancouver " 22 36 65% 0 

8 Spyglass Phase 1 & 2 Del~ 91 .7 28 31% 0 

9 Kaleden Phase 1, 2, 3 & 4 So .. , 185 82 176 95% 0 

10 Whitetail Lane Phase 1-4 CoquiUam 230 92 116 50% 1 

11 Radiance Pl'Iase 1 & 2 Dena 89 ... 85 96% 0 

12 Hennessy Green Phase 1 &2 Rdvnood 98 51 53 .. % 0 

13 Pepperwood Phase 1, 2 , & 3 Township of Langley 157 57 152 97% 0 ,. Currents Port Moody 36 12 36 100% 0 

15 Qaklands Phase 1 & 2 So"", 123 .. 123 100% 3 

" Bannister Mews V_ 28 13 16 57% 0 

17 Terramor Phase 1, 2, & 3 ...... by 177 78 ,., 8'" 0 

18 Whisper Ridge COO""'" 85 46 30 35% 0 

19 Sagebrook Township of Langley 164 83 164 100% 0 

20 Brooklands S""" 137 81 137 100" 1 

21 Uplands S .... , 12' 60 91 73% 0 

22 •• J •• mlnelilne Richmond 59 " " 100% 1 

23 Soulhpointe Burnaby '2 2' 20 48% 0 

24 Indigo Phase 1 & 2 Port Moody 127 7. 77 61" 1 

25 Churchill Gardens Phase 1 & 2 Vancouver 70 39 22 "" 0 

26 Huckleberry Phase 1 & 2 S""" 82 48 82 100% 0 

27 Steeplechase Phase 1 & 2 Township 01 langley 88 •• 88 100% 0 

28 Ambeneigh Phase 1 & 2 Township of Langley 187 113 187 100% 2 

29 Leighton Green Phase 1 & 2 R_ 94 62 56 .",. 0 

Totalo .... ralll 2,956 1 2,3581 8O"J. • 
Totat Fo r Richmond pro:Iectal 3191 1721 236 1 7"'" , 

•• The comment from the Richmond homeower w~s ~Ben.r to hiye, sldl ·by·lldl . arue," 
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Attachment 5 

Proportion of Tandem Parking in Sample Townhouse Developments 
Completed in Richmond 

"dd .... • Units % Tandem 
Parking f'dd .... # Units 

~2380 Sharpe Ave 35 0.0% 9400 Ferndale Road 8 

2386 Sharpe Ave 17 52.9% 9551 Ferndale Road 58 

22711 Norton Court 33 100.0% 9751 Ferndale Road 21 

122728 Norton Court 9 55.6% 16188 Birch Street 59 

22788 Norton Court 24 83.3% 9451 Granville Ave 30 

22788 Westminster Hwy 54 72.2% 9791 Granville Ave. 7 
9800 Odlin Road 92 54.3% 7393 Turnill Street 45 

~11 No. 1 Road 34 
88.4% 

~179 No. 1 Road 35 

9333 Sills Ave 59 

7331 NO. 4 Road 22 

~331 No. 1 Road 33 81.8% 9308 Keefer Street 31 

~511 No. 1 Road 12 0.0% 9686 Keefer Street 32 

7231 NO. 2 Road 26 53.8% 7533 Turnill Street 15 
8171 NO. 2 Road 10 80.0% 7533 Heather Street 45 

7171 Steveston Hwv 50 76.0% 9051 Blundell Road 12 

,*,00 No. 3 Road 16 75.0% 7640 Garden City Road 10 

12251 No. 2 Road 50 55.6% 7820 Ash Street 5 

12311 No. 2 Road 54 77.8% 7071 Bridge Street 17 

8691-8791 Williams Road 31 51 .6% 9651 Alberta Road 22 

8080 Blundell Road 8 50.0% 7060 Ash Street 17 
9131-9151 Williams Road 9 33.3% 7771 Bridge Street 22 

~180 Alder Streel 20 10.0% 9699 Sills Avenue 45 

16199 Birch Street 40 100.0% 7373 Turnill Street 24 

9333 Ferndale Road 30 36.7% 6100 Alder Street 21 

9420 Ferndale Road 24 87.5% 6099 Alder Street 52 

9580 Alberta Road 13 46.2% 7051 Ash Street 40 

Overall Average = 60.5 per cent tandem parking 
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87.5% 

86.2% 

100.0% 

50.8% 

96.7% 

57.1% 

75.6% 

57.6% 

18.2% 

87.1% 

56.3% 

91 .7% 

91 .7% 

66.7% 

60.0% 

40.0% 

0.0% 

100.0% 

0.0% 

81.6% 

0.0% 

62.5% 

38.1% 

38.5% 

100.0% 

PLN - 176



3466416 

UDI 
_ ..... ""IOf"'.rmllT1 ..-., .. ... -

November 23, 20 12 

Victor Wei, P. Eng. 
Director, Transportation 
City of Richmond 
6911 NO.3 Road 
Richmond, BC V5Y 2C I 

Dear Mr. Wei: 

Attachment 6 

UIUl .... DEVELOPM E .. T I .. SnTIITr: _ PAa'IC IlEGIO .. 
1200 - 602 west Hntlngs Street 

VJ ncQUver, BritISh Columbil V68 IPZ C.nid. 
T. 6004.669.9585 f . 604.689.8691 

mfgOudLgm 
www.!!dhbc.CI 

Re: Tandem Parking Regulations 

I would like to thank you and your staff for working with representatives from the Urban 
Development Institute (DDI) on new regulations for tandem parking spots in townhouse 
unit garages. UDI and the City have had several meetings this past year, and the result is 
a balanced and progressive package of proposals in three areas - reducing the need for 
parking variances, increasing width of parking staib, and improvements to visitor 
parking. 

Reducing the Need for Variances: 

UDI strongly endorses the proposals to pennit tandem parking spaces for up to 75% of 
dwelling Wlits in townhouse developments without a variance. Currently, almost every 
project with tandem parking requires a varian~e. which unnecessarily consumes staff 
resources and delays the development review process. 

In the September 6,2011 Report to Council on Tandem Vehicle Parking in Multi-family 
Residential Units, staff report on their analysis regarding the spillover impacts of 
townhouse projects with tandem parking on on-street parking in adjacent areas. Staff 
fOlUld the impact to be minimal, noting "On-site observations indicate that the streets 
surrounding the developments generally have e:A,'cess on-street parking capacity for both 
residents ofand visitors to these neighbourhoods." 

There are affordability considerations as well. Tandem parking is needed to reduce the 
width of units to lower costs. Narrow units have lower construction oosts and are 
therefore more affordable for horuebuyers. On typical three story units, an additional foot 
in width adds 80 square feet to the floor area of a l:lOit. The average sales price for a new 
townhouse lUlit in Richmond ;s approximately $400 per square foot, so that additional 80 
square feet represents an increase of $32,000 to the price of a unit. 

1 
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increasing the Width of Stalls: 

As noted above, VOl is concerned about the cost implications of widening units. 
However, we believe the proposal by City staff to widen parking stalls in townhouse 
garages will not result in wider units and higher costs. It is a balanced proposal that will 
provide better parking for residents. At the same time , staff have noted that they still 
a llow 15 foot-wide affordable townhouse units to continue to be built within the City. 

Visitor Parking: 

UOI supports the enhancements to residential visitor parking to provide 
guidance/wayfinding signage to visitor parking; ensure the visitor parking area ·is well lit; 
and provide pavement marking and signage for visitor parking stalls. These 
improvements add value without increasing the eosts of townhouse projects. 

UDI has also suggested thai the City and industry work together to encourage strata 
corporations to maintain their signage and pavement markings for visitor parking stalls. 

1 thank you again for working with UOl' s Liaison Committee on the proposed tandcm 
parking regulations. Wc support your proposals and look fonvard to working with 
Riclunond on this and other issues. 

Yours truly, 

~ 

Anne McMullin 
President and CEO 
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City of 
Richmond Bylaw 8993 

Richmond Zoning Bylaw 8500, Amendment Bylaw 8993 
(Townhouse Tandem Parking) 

City of Richmond 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting the following 
new subsections in Section 7.5 Development & Maintenance Standards for On-Site Parking: 

"7.S.6.A. Where residents of a single dwelling unit reside in a building used for housing, 
town and intend to use two parking spaces, a maximum of 75% of the spaces 
may be provided in a tandem arrangement within an enclosed garage except in 
site specific zones ZT45, ZT48 to ZT53, ZT55 to ZT65 and ZT67, with one 
standard parking space located behind the other, and both standard parking 
spaces may be perpendicular to the adjacent manoeuvring aisle and housing, 
town dwelling units with a width greater than 4.57 m shall have the following 
clear minimum dimensions for one of the parking spaces provided in a tandem 
arrangement: 

One Parking Space Length Width Lateral Clearance Total Space Width 

Standard Space I 5.5 m 2.5 m 0.9 m 3.4 m" 

"7.5. 19. Visitor parking required for multiple-family residential uses shall be: 

a) marked with a clearly visible sign a minimum size of 300 mm by 450 mm 
with the words "VISITORS ONLY" in capital letters identifying the spaces; 
and 

b) marked on the parking surface with the words "VISITORS ONLY" in capital 
letters a minimum 30 em (12 in) high and 1.65 m (65 in) in length." 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8993". 

FrRST READING CITY OF 
RICHMONO 

APPROVEO 

" PUBLIC HEARING 

SECOND READING \\'f, 
APPROVED 
by Oirector 

THIRD READING or SoIlcllor 

~ 
ADOPTED 

MAYOR CORPORATE OFFICER 
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City of 
Richmond Bylaw 8994 

Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 8994 

(Residential Visitor Parking Signage) 
City of Richmond 

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

1. Richmond Offic ial Community Plan Bylaw 9000, as amended, is further amended by 
inserting the following new subsections in Section 14.0 Development Permit Guidelines: 

" 14.4.5.A.b) Way finding signage to visitor parking spaces for residential units should be 
(under provided at the entrance to the development, at each location where a visitor 
"Signage") vehicle needs to tum and at a maximum spacing of 50 m (164 ft). The 

design/format and colour of the way fmding signage is to be reviewed and 
approved by the City." 

"14.5.1.E.c) Way finding signage to visitor parking spaces for residential units should be 
provided at the entrance to the development, at each location where a visitor 
vehicle needs to tum and at a maximum spacing of 50 m (164 ft). 
The design/format and colour of the way findi ng signage is to be reviewed 
and approved by the City." 

"14.5.13.C.b) Way finding signage to visitor parking spaces for residential units should be 
provided at the entrance to the development, at each location where a visitor 
vehicle needs to tum and at a maximum spacing of 50 m (164 ft). 
The design/format and colour of the way finding signage is to be reviewed 
and approved by the City." 

2. This Bylaw may be cited as " Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 8994". 

FIRST READING om", 
RICHMOND 

APPROVED .. PUBLIC HEARING 

SECOND READING I-\\:) 
APPROVED 

THIRD READING 
by Dlr.elor 
or Solicitor 

~ 
ADOPTED 

MAYOR CORPORATE OFFICER 
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City of 
Richmond 

Report to Committee 

To: Date: January 22, 2013 

From: 

Planning Committee 

Joe Erceg, MCIP File: 08-4200-0312012-Vol 01 
General Manager, Planning and Development 

Re: Proposed Changes to the Steveston Village Conservation Strategy 

Staff Recommendations 

1. That the proposed Review Concept to amend the Steveston Village Conservation Strategy 
out lined in this report be be endorsed in principle for the purpose of carrying out public 
consultation. 

2. That staff report back on the outcome of the above public consultation regarding the 
proposed Review Concept. 

~eg' MCIP 
General Manag , Planning and Development 

Atl. 1 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE 

'~'71'~·~~'" Development Applications if 
Transportation ~ Engineering 

REVIEWED BY 
INITIALS: REVIEWED BY CAO '~lS: 

DIRECTORS ~ 01\' 
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Staff Report 

Purpose 

The purpose of this report is to present a proposed Review Concept to address Council 's 
concerns regarding the Steveston Village Conservation Strategy (the Strategy). The Review 
Concept proposes several changes to clarify the Conservation Strategy and implementation, and 
seek permission to proceed to public consultation. 

Orig in 

At the June 21, 2011 meeting of the Planning Committee, staff presented a report for the 
rezoning of 353 1 Bayview Street (application RZ 10-54751 3). The Committee considered the 
proposal and referred the application back to staff. Staff were directed to re-examine the 
Steveston Village Conservation Strategy and the rezoning proposal, specificall y to review the 
parking reductions, permitted density, building height policies and general design guidelines of 
the Strategy. In addition, staff was to provide in formation on how the rezoning proposal could 
be amended to better conform to the Strategy. 

The rezoning proposal was withdrawn by the new property owner on May II , 2012. The new 
owner has submitted a modified proposal under a new rezoning application, which is being 
reviewed to ensure that it is compatible with the proposed Village Conservation Strategy Review 
Concept described in thi s report. 

Background 

The Steveston Village Conservation Strategy was developed to provide an incentive-based 
program to support and facil itate heritage conservation in the Steveston Village, and in particular 
preservation of 17 heritage buildings identified as important features of the community. The 
Strategy was approved by Council on June 22, 2009. In the process Council designated the 
Steveston Village Core as a Heritage Conservation Area and established deve lopment 
application requirements for the alteration of land and buildings located within the Conservation 
Area. Council also adopted revisions to the Development Permit Guidelines in the Steveston 
Area Plan (Schedule 2.4 of the Official Community Plan). The new development pennit 
guidelines are intended to preserve the exteriors of the 17 identified heritage buildings in the 
Village, and provide general guidelines fOf the alteration or fe-development of the other 73 non­
heritage buildings in the Vi ll age Conservation Area. 

Findings of Fact 

The Strategy provides incentives for heritage preservation and new development which respect 
the historic character and value of Steves ton Village including; 

• Density bonus provisions to increase density from a base density of 1.0 FAR to 1.2 FAR 
to promote heritage conservation and retain the small scale character of the Village and 
fo r a contribution to affordable hous ing; 

37$2676 PLN - 182



January 22, 2013 - 3 -

• Additional density bonus provision of 0.4 FAR for a maximum of up to 1.6 FAR for the 
preservation of an existing heritage resource, contributions to a Heritage Grant Program, 
and a contribution to affordable housing; 

• Parking reductions ofllp to 33% of the Zoning Bylaw parking requirement for residential 
and nonwresidential uses as an incentive for heritage conservation and to encourage a 
compact and walkable community and; 

• Ground floor (non-residential) slab elevation is to be measured from the existing street 
grade. 

Analysis 

I. Village Sub-Areas 

For the purposes of this report, Conservation Strategy policies have been categorized based on 8 
Village sub-areas, as shown on the following map: 

Figure One - Sub-Areas in the Steveston Village 
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These areas are: 

I . Chatham Street North 
2. Chatham Street South 
3. Chatham Street Midblock 
4. Moncton Street North 
5. Moncton Street South 
6. Moncton Street Midblock 
7. Bayview Street North 
8. Bayview Street South / Ri verfront 

A larger version of thi s map and a detailed table summarizing how the proposed Review Concept 
applies to these sub-areas is provided in Attachm ent 1. 

2. Parking - General 

As an incentive for heritage conservation and to encourage the retention orthe small scale of 
development, the existing Strategy permits a reduction in off-street parking of up 33% as 
fo llows: 

• Residential use: from I .S to I space per dwelling unit plus 0.2 visitors' space per unit. In 
mixed-use buildings, residential visitors' parking is shared with non-residential parking. 

• Non- residential uses: 

o General and Convenience Retail, Office, and Service Uses - from 3 to 2 spaces 
per J 00 sq. m of floor area; 

o Restaurant - from 8 to 6 spaces per 100 sq. m of floor area; and 

o General Industrial - from I space per 100 sq. m of floor area to 0.66 space per 100 
sq. m of floor area. 

Planning Commi11ee Concerns 

Concerns were raised at Plaming Committee regarding the residential parking reduction allowed 
under the existing Strategy. Committee members expressed a range of opinions regarding the 
parking reductions in the Strategy: some members had no concerns with the 33% reduction 
permitted; some Committee members supported some level of parking reduction; and some were 
not in favour of any reduction to required off-street parking. One concern was that the pennitted 
reduction for residential parking would result in too much residenti al parking occurring on the 
streets, creating a shortfall in available on-street parking. 

The issue of improving on-street parking in the Steveston Village will be further examined in a 
separate report from the Transportation Division at the February 19. 2013 Planning Committee 
meeting which will outline the proposed streetscape improvements for Chatham and Bayview 
Streets including options to increase on-street parking. 
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3. Future Parking Demand 

Staff in Transportation Division have carried out a review of the current parking relaxation 
permitted in the Strategy to determine if revised parking rates would be more suitable to better 
represent the unique characteristics of Steveston Village. The key factors considered for 
assessing parking rates for the Steveston Village core are: 

• The Steveston Vill age will continue to be a complete community with the commercial and 
retail establislunents offering a variety of goods and services in close proximity to each 
other and area residents resulting in fewer vehicles trips generated; 

• There is good transit service for residents, employees and visitors to and from Steveston 
Village; (currently, 401,402,407 410 and C93 bus lines are availab le that provide an eight 
minute frequency in the peak and 15 minute intervals in the off peak times) ; and 

• The recommendations of the Institute a/Transportation Engineer 's Parking Generation 
Guide are followed wherever possible specifically for smaller scale retail uses in a village 
sett ing in order to assist in managing parking and parking reductions . 

The Steveston Village Core area used for parking analysis is defined as the area within the black 
outline of the following map and the properties on the south side of Bayview Street between 
No.1 Road and Third Avenue. 
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This analysis was carried out to determine if the projected future parking supply in the Village 
could accommodate the future parking demand anticipated at full build-out of permitted land use 
and density in the Village. Based on the updated analysis which took into account the above 
noted factors , the estimated demand for residential parking in the Village has been determined to 
be 1.3 parking spaces per dwelling unit. 

The results of th is analysis are: 

Residential Uses Staff have determined that with the range of densities permitted under the 
Strategy. all required residential parking spaces could be accommodated on-site, based on the 
ratc of 1.3 parking spaces per residential unit plus 0.2 visitors' space per unit (shared with non­
residential parking). If a developer wished to provide less parking on-site, there is the option to 
provide parking within 150 m of the property (secured in perpetuity through legal encumbrance), 
or the developer could choose to pay $25,000 cash-in-lieu of each parking space not provided to 
the Steveston Off-Street Parking Reserve. In no case would on-street parking be used to meet 
residential parking requirements. Staff opinion is that cash-in-lieu payments for parking shortfa ll 
would likely be limited to non-residential spaces. 

Non-Residential Uses - Based on future build-out, non-residential parking demand would exceed 
the future Steveston Village overall parking supply by approximately 30 parking spaces. 

This non-residential parking shortfall is anributed to several properties that appear not able to 
meet the non-residential on-site parking requirements including properties with heritage 
bui ldings. 

For those properties where required non-residential parking cannot be accommodated on-site, a 
cash-in-lieu payment of $25,000 for each stall not provided can be made. In add ition, it is also 
proposed that these non-residential shortfall cases could be partially addressed through on-street 
parking initiatives throughout Steveston Village, plus redevelopments which do not maximize 
the potential density availab le where additional parking on-site can be provided, and can be 
shared I leased to those sites with a non-residential parking shortfall. 

While the Transportation Division will make efforts to increase the supply of on-street parking 
within the Village Core, it should be noted that there are currently sufficient public parking 
spaces available just outside the core area which could absorb the potential 30 space non­
residential parking shortfall. These parking spaces are located within a five- to eight- minute 
walking di stance of the Village, on Chatham Street between 3fd Avenue and],h Avenue. 

Proposed Concept: 

Based on the above updated staff analysis and previous comments made at Planning Committee, 
staff propose to adjust the parking reduction pennitted in the Strategy as follows: 
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Table 1 - Proposed Amendments to Parking Requirements in the Vi llage Conservation Strategy 

Us. Parking Required Under Parking Requi red Under Proposed Review 
Existing 'Strategy Concept 

Mixed Use - Residential 33% reduction from Zoning 13% reduction from Zoning bylaw . 
bylaw - 1.3 spaces per dwelling. 
1.0 space cer dwellino Minimum of one soace-per dwell ino on-site 

Mixed Use Residential 0,2 space per dwelling unit No change 
Visitors' (shared with non-

residential use~) 
Mixed Use Non-Residential 33% reduction from Zoning No change 

b law 

Under the proposed Review Concept, if a development proposal is unable to provide the 1.3 
parking spaces per dwelling unit, cash-in-lieu of parking contribution can be made, but in no 
case will less than 1 parking space per dwelling unit be permitted. Cash-in-lieu of parking 
payment would be at the established rate of$25,000 per space not provided on site. 

4. Streets cape Improvements 

Based on Transportation' s analysis of the streetscape improvements to Chatham Street and 
Bayview Street, it is expected that improvements could result in approximately 55 additional 
parking spaces on Chatham Street, and approximately 20 new parking spaces on Bayview Street, 
for a total of up to 75 additional parking spaces in the Steveston Village. As noted earlier, 
Transportation Division staff will present a separate report on the proposed streetscape 
improvement concepts in conjunction with this report, at the February 19, 2013 Planning 
Committee meeting. 

5. Geodetic Building Elevation Point 

The existing Strategy requires that the constructed floor slab for new non-residential construction 
meet existing road elevation. While the ground elevation throughout the Steveston Vi llage is 
relatively consistent, there is a rise in grade from Moncton Street south to Bayview Street, which 
is the municipal dike. This change in grade is approximately 1.8 m from the grade at the 
intersection of Moncton Street and 3rd Avenue - which is 1.4 m GSC (Geodetic Survey of 
Canada) - to 3.2 m GSC at Bayview Street. The grade makes a traditional measurement of 
height and determination of a vertical building envelope challenging. 

Planning Committee Concerns 

Members of the P lanning Committee expressed concerns regarding the elevation to be used as 
the base for determining building height. It was suggested that the Moncton Street elevation of 
1.4 m GSC be used as the baseline elevation throughout the Steveston Village. 

Proposed Concept: 

The Review Concept proposes that the maximum slab elevation for any parking structure or non­
residential floor slab be no higher than the greater of 1.4 m GSC, or the elevation of the existing 
adjacent sidewalk, ensuring full mobility access to non-residential areas and respecting the 
existing character of the area. Future development applications are to conform to this 1.4 m GSC 
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measurement datum. Flood protection requirements under Flood Plain Designation and 
Protection Bylaw No. 8204 would still apply to all developments in the Steves ton Village. The 
1.4 m GSC measurement datum will apply to most areas of the Village, including properties on 
the north side of Bayview Street. 

This measurement datum will not apply to lands on the south side of Bayview Street (Area 8), as 
the current road elevation of3.2 m ase is applicable to that area. For these properties, non­
residential floor slab will be the greater of3.2 m ase or the elevation of the adjacent sidewalk, 
if one exists. Establishing the 1.4 m ase as the base elevation provides certainty of the grade 
benchmark in the Village and reinforces the existing road elevation as a character-defining 
heritage feature. 

Dike Master Plan 

The Engineering Department is currently preparing the Dike Master Plan, which will have 
implications for the Steveston area. The primary options under consideration are to improve 
dikes in their current location, or build a new dike on Steveston Island. Engineering staff will be 
reporting to Council in 2013 on the results of stakeholder consultation and provide 
recommendations for a future strategy. Any potential implications for heritage conservation in 
the Steveston Vi llage wi ll he identified at that time. 

6. Building Height 

Building height and massing are key aspects of the character of Steveston Village, particularly 
on Moncton and Bayview Streets as the two main streets of Steveston Village. The existing 
Strategy allows building heights as shown in the following table: 

Table 2 - Building Height Permitted Under the Existing Steveston Village Conservation Strategy 

can 

Bayview St (5) 

Planning Committee Concerns 

Plalming Committee has expressed concerns about building height in the Steveston Village 
including the potential impacts of having three storey buildings on Moncton and Bayview 
Streets. Comments from the Committee included: 

I. Moncton Street should remain generally at 2 storeys. While the existing Strategy permits 
a limited amount (1 /3 ofa block) to be 3 storeys, the existing 2 storey character was 
strongly supported. 
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2. North side of Bayview Street should have a maximum building height of 2 storeys. Any 
non-residential slab elevation should match existing Bayview Street elevation. 

Proposed Concept: 

The Review Concept outlined in this report would generally maintain the height guidelines 
established in the Strategy, with changes proposed for Moncton Street (Areas 4 and 5) and 
properties on the north side of Bayview Street (Area 7) as follows: 

Table 3 - Proposed Building Height in the Steveston Village 

2009 Strate Pro osed Review Conce t 
Areas 1, 2 and 3 3 storeys (12 m) No change 
Chatham 5t 
Areas 4 and 5 2 storeys (9 m): 2 storeys (9 m) max. 
Moncton St 1/3 block can be 3 Addi tional height and density may be considered on a case by 

storeys (12 m) case basis 
Change from existing Strategy 

Area 6 3 storeys (12 m) No change 
S of Moncton St 
Area 7 North Side Up to 3 storeys 2 storeys facing Bayview Street (1/2 of building) stepping back to 
of Bayview Street (12 m) 2 \IS storeys (in gable or roof only) 

North portion of si te - 3 storeys (1/2 of building) 
2 \IS storeys limited to 1/3 of a block (1 building in 3) 
Maximum height 15 m GSC (height of structure 13.6 m) 
Chance from existina Stratecv-

Area 8 - South side Up 3 storeys - No change 
of Bayview Street height nol to 

exceed 20 m GSC 

The maximum bui lding height for Moncton Street (Areas 4 and 5) is proposed to be limited to 2 
storeys and 9 m (29.5 ft). This reflects the comments of the Planning Committee regarding the 
existing character of the street. However, it should be noted that app lications to rezone for a 
taller building could still be submitted, and would be reviewed on a case-by-case basis. These 
applications would have to clearly demonstrate community benefit and exceptional heritage 
conservation measures as part of any application submitted for Counci l consideration. 

The proposed Strategy would allow a maximum building height of 15 m GSC for lots on the 
north side of Bayview Street (Area 7) reflecting the changing grade of these properties. A 2-
storey building with below-structure parking fronting onto the north side of Bayview Street will 
result in a three storey building on the north property line, as the site grade drops from Bayview 
Street moving north. The height of the structure from grade at the north property line would be a 
maximum of 13 .6 m, and 12 m from grade at the south property line. 

The Review Concept also proposes new contro ls for upper storey massing of buildings in Area 7 
(the north side of Bayview Street). Up to Y2 of the building fronting Bayview Street can be 2 
storeys stepping back to 2 ~ storeys and the north ~ of the building can be up to 3 storeys . Any 
2 ~ storey element would be limited to gable roof elements, to ensure that the fl oor area of the ~ 
storey is contained in the roof structure. It is proposed that a 2 Ifz storey structure wouJd be 
li mited to 1/3 of the block, to ensure a variety ofrooflines and building height along the north 
side of Bayview Street. 
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Staff will work with individual development app lications to ensure that thi s proposed concept is 
met, recognizing that sile specific issues and design concepts may result in some variation. 
However, the two storey limit for the immediate frontage of Bayview Street will be applied. 

For the south side of Bayview Street (Area 8), the allowed height wou ld remain unchanged at 3 
storeys with a maximum height of 20 m ase. The 20 m GSC height limit would result in a 
height of structure above grade of 16.8 m. 

For the purposes of measuring height in the Vi llage Conservation Area, an under-structure 
parking area (if one is provided) will be considered a storey, but the floor area of the parking 
structure will not be used in calculations of Floor Area Ratio. 

7. Density 

. Exis ting Zoning· The existing CS2 and CS3 mixed·use zones in the Steveston Village allow a 
maximum Floor Area Ratio (FAR) of 1.0. The CS2 zone allows a building height of two or three 
storeys / 9m and the CS3 Zone allows 3 storeys / 12 m. 

The existing Strategy includes two levels of density bonusing, achievable through rezoning 
properties to a new Steves ton Conservation Zone. 

I . Rezoning a site to the heritage conservation zone grants an automatic increase in FAR of 
0.2 to a total of 1.2 as an incentive for heritage conservation and to encourage the 
retention of the historical small scale of development in the Village, and for a 
contribution to affordable housing, as per Richmond Zoning Bylaw requirements. 

2. A further 0.4 FAR density bonus is also avai lable resulting in a total potential density of 
1.6 FAR in support of heritage conservation, contribution to the Heritage Grant program, 
and for a contribution to affordable housing, 

Table 4 summari zes the density permitted under the existing Strategy: 

Table 4 - Maximum Density (FAR) Permitted in the Existing Steveston Village Conservation 
Strategy 

Maximum FAR under the 2009 Strate 
Core Area Areas 1,2,3,6 and 7 1.2 base, up to 1.6 for heritage conservation, contribution to 

Heritaae Grant Proaram, and to affordable housina 
Moncton Street· Areas 4 and 5 1.2 base, limited (up to 1/3 of a block) potential for up to 1.6 FAR 

for heritage conservation, contribution to Heritage Grant Program, 
and to affordable housing 

Riverfront Area - Area 8 1.2 base, up to 1.6 for heritage conservation, contribution to 
Heritaae Grant Proaram and to affordable housing 

Planning Committee Concerns 

Planning Comminee has not expressed specific concerns regarding the density bonusing 
provided under the ex isting Strategy, but concerns were rai sed regarding the potential impact of 
three-storey buildings on Moncton Street. However, the maximum 1.6 FAR permitted cannot 
likely be achieved without a three· storey building, and utilizing the full parking reductions as 
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provided in the ex.isling Strategy. As a result, accommodating buildings in the Village which 
achieve the maximum 1.6 FAR will likely result in larger, taller buildings which may not be 
consistent with Council's or the community's vision for the Steveston Vi llage. 

Proposed Concept: 

Staff proposes to change the pennitted density in the Strategy for Moncton Street (Areas 4 and 5) 
as follows: 

Table 5 - Proposed Maximum Density (FAR) in the Steveston Village Conservation Strategy 

Maximum FAR under the 2009 Strate 
Core Area - Areas 1,2,3,6 and 7 1.0 base FAR up to 1.6 as incentive to retain small scale of 

development and for heritage conservation or contribution to 
Heritaoe oranl Proaram, and contribution to affordable housina 

Moncton Street· Areas 4 and 5 1.0 base FAR up to 1.2 as incentive to retain small scale of 
development and for contribution to Affordable Housing 
Change from existing Strategy 

Riverfront Area - Area 8 1.0 base FAR up to 1.6 as incentive to retain small scale of 
development and for heritage conservation or conlribulioo to 
Heritaae a'rant Proaram and contribution to affordable housina 

For Moncton Street (Areas 4 and 5) staff propose that the maximum density be reduced to 1.2 
FAR, eliminating the outright provision for 3-storey buildings and 1.6 FAR on portions of 
Moncton Street. The proposed change reflects the high value placed on the existing character of 
this street, and the PlalU1ing Committee's concerns regarding building height and compatibility 
with the overall character of Steveston. The 0.2 FAR density bonus is retained as an incentive to 
retain the small scale of development in the Village and encourage heritage conservation. 

However, it should be noted that applications to amend the Area Plan and rezone to allow higher 
density and a 3-storey 1 12 m building height for properties on Moncton Street could still be 
submitted. These applications would be reviewed on a case-by-case basis, and applicants would 
have to clearly demonstrate community benefit and heritage conservation measures or provide 
the required contribution to heritage funding as part of any application submission for Council 
consideration. 

8. Design Guidelines 

The Planning Committee did not request specific changes to the existing Development Permit 
Guidelines for the Steveston Village. The Strategy includes Development Pennit Guidelines for: 

I - preservation of the exterior 17 existing heritage buildings; and 

2 - enhanced 'Sakamoto' guidelines for the remaining buildings in the Village. 

Staff suggest that these guidelines are adequate and appropriate to assist in achieving the design 
quality and character envisioned for the Village, and no changes are proposed. 
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Summary 

In summary, staff has reviewed the existing Steves ton Village Conservation Strategy, and the 
Steveston Area Plan. This review finds that the majority afthe objectives and policies of the 
Strategy and the Area Plan remain valid, and that some minor changes 8rc proposed to address 
the concerns of the Planning Committee: 

• Residential parking: amend the residential parking reductions permitted under the 
Strategy from 33% of bylaw requirements to 13%, minimum of 1.0 space per dwelling 
unit must be provided on site; 

• Non-residential parking: no change for non-residential parking; 
• Residential density: reduce the maximum allowed density along the North and South 

sides of Moncton Street to 1.2 FAR; 
• Building Height: reduce the maximum building height for buildings on Moncton Street to 

2 storeys and 9 m; 
• Amend the maximum height for buildings on the north side of Bayview Street (Area 7) to 

allow the south Y2 of the building to be 2 storeys, stepping back to 2 Y2 storeys in and 
allow 3 storeys for the north Y2 of the building; 

• Establish a 15 m ase maximum building height for lots on the north side of Bayview 
Street (Area 7); and 

• Conflrm the 1.4 m asc datum elevation - detennined by the road elevation at the 
intersection of Moncton Street and 3rd A venue - or the elevation of the adjacent sidewalk 
as the base datum point for the Village. The exception to this is properties on the south 
side of Bayview Street, where the existing road elevation of3.2 m ase would be used. 

Proposed Benefits 

The proposed amendments to the Strategy would have the fo llowing benefits to on-going 
heritage conservation and development in Steveston Village: 

• Revised parking requirements will ensure that real .demand for residential parking is 
provided on-site wherever possible, and for cases where this is not possible, a cash-in-lieu 
of parking contribution can be made. 

• Addresses concerns raised by the Planning Committee regarding the potential for 3 storey 
buildings on Moncton Street. Applications for three storey buildings would still be 
possible, but projects will be assessed on individual merit and proposed benefits to 
heritage conservation and preservation, rather than be an outright provision in the 
Strategy. 

• Clarifies the existing geodetic elevation of the Village - 1.4 m ase as measured at the 
intersection of Moncton Street and 3rd Avenue as the baseline for the Village, and 
reinforces an important character-defining hi storical feature of the Steveston Village. 
Properties on the south side of Bayview Street will be subject to the 3.2 m ase datum. 

• Clarifies and simplifies the detenninat.ion of maximum building height for the properties 
on the north side of Bayview Street which are sloped from south to north. The proposed 
height of 15m asc is a moderate height limit that would permit a two storey fa~ade on 
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Bayview Street, and a three storey building to the north of properties on the north side of 
Bayview Street. 

Financial Impact 

None. 

Next Steps I Public Consultation 

Should the proposed Steveston Village Conservation Strategy Review Concept be endorsed for 
further consultation, staff propose that the review concept be presented for public feedback. 
Staff propose one open house be join tly held to also present the findings and recommendations 
set out in the Long-Term Streetscape Visions for Bayview Street and Chatham Street report to 
Planning Committee on February 19, 3013, if endorsed by Council. Staff suggest that this open 
house be held in April 2013 and that relevant material be posted on-line along with a feedback 
form to provide sufficient opportunities for the public to comment. The date and time of the 
proposed open house would be advertised on the City' s website, in local newspapers and through 
posters distributed to civic fac ilities. Stakeholder groups, including the Steveston Merchants 
Association, Urban Development Institute, Vision 20/20, etc. would also be invited to attend. 

Staff would then compile and consider the feedback received, and report back by July 2013 with 
the proposed amendments to the Steveston Village Conservation Strategy, and the Steveston 
Area Plan as required. The Transportation Division would also report back at the same Planning 
Committee meeting in July 2013 with the final reconunended streetscape design for each street 
as well as a refined implementation strategy. 

Conclusion 

As directed by Platuling Committee, staff has reviewed the Steveston Village Conservation 
Strategy, and are of the opinion that the intent of the Strategy policies are still valid. 

It is recommended that the changes to the Strategy as outl ined in this report be received, and that 
staff be directed to consult with Steveston residents and businesses and the Urban Development 
Institute, and report back to Planning Committee by July 20 13 with results and 
recommendations. 

TM 
Manager, Policy Planning 
(604-276-4139) 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Joe Erceg, MeIP, General Manager, 
Planning and Development 

Report to Committee 

Date: February 13, 2013 

File: 

Re: City Centre Study To Explore the Implications of Increasing Building Height 

Staff Recommendation 

1. That Council authorize staff, as a one-time exception, to receive a rezoning application, at 
6560-6700 No.3 Road. from Townline Homes and, as part of the review, analyze the 
potential implications and benefits of possibly increasing the maximum City Centre building 
height and density, as outlined in the report, dated February 13, 2013, by the General 
Manager, Planning and Development; 

2. That, to avoid property owner, developer and public speculation regarding any actual 
increase in City Centre building height and density, staff not receive any other similar zoning 
or Development Permit applications beyond that indentified in Recommendation I above, 
until the Federal government and Council authorize any increase in City building height and 
density; 

3. That to ensure co-ordination with the Vancouver International Airport Authority (YVR), City 
staff notify YVR and invite comments; 

4. That City staff post a notice on the City's Web site and notify the Urban Development 
Institute CUDI) to advise that property owners, developers and the general public, that they 
are: 

A. to recognize that the above proposed approach is a one-time exception; 

B. not to assume that there will be an increase in City Centre building height and density as, 
it is the Federal government who authorizes any increase in the height allowed by 
Vancouver Airport International Zoning Regulations and Council has not decided 
whether or not to amend the City Centre Area Plan (CCAP) to increase building height 
and density (beyond that currently identified in the CCAP) and 

C. to assume that the full lift in land value associated with any fu ture increase in building 
height or density (beyond that currently ident ified in the CCAP) will be directed to 
provide addi tional community benefits beyond those currently identified in the CCAP. 

k g, MC"'lpC.,A.1eneral Manager, 

Planning and De lopment 
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Alt. 4 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE' CONC2NCE OF GENERAL MANAGER 

Development Applications ~i . \A--=-~4 Real Estate v / 

REVIEWED BY 
INITIALS: REVIEWED BY CAO I IN~S: 

DIRECTORS "y\V ~,l '-:7 __ 
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Staff Report 

Purpose 

The purpose of this report is to seek Council's approval to undertake a City study as part of a 
rezoning application review to explore the implications and benefits of increasing building height 
in a portion of the City Centre. 

201 2 - 2014 Council Term Goals 

This report addresses the Council Term Goal # 7. Managing Growth and Development 

Origin 

On May 25,2005, Council approved the following motion: 

That, stajJbe authorized to explore, along with the Vancouver International Airport Authority 
(VIAA), the possibility and implications oj increasing building height in Richmond, (as stated 
in the report dated May 4th, 2004/rom the Manager of Policy Planning). 

Since 2005, City staff have repeatedly requested YVR to undertake the necessary Federal study 
to enable an increase in building height. To date, YVR has not started the study. Over the years, 
staff have provided Council with updates regarding this matter. This report recommends next 
steps for Council's consideration. 

Findings of Fact 

Developer Interest To Study Increasing Building Height In the City Centre 

Townline Homes has indicated that it wishes to apply for a rezoning at 6560 - 6700 No.3 Road 
which involves increasing the bui lding height above what the current Transport Canada 
Vancouver International Airport Zoning Regulations allow (e.g., 47m : 150 ft). As part of the 
review, City staff propose to study the implications and benefits to the City of any increased 
building height with the developer's participation (e.g., technical information, design options). 
The developer's reason for this rezoning is that they wish to develop beyond 47m and in an area 
where it is anticipated that Transport Canada will eventually allow such an increase. 

City Reasons To Do The Proposed Study Now 
As well, from time to time, Council and others (citizens, community groups, developers) have 
expressed an interest having buildings higher than what the existing Transport Canada 
regulations aJlow for a variety of reasons (e.g., a more varied skyline, efficient building forms, 
improved architecture, a better use of limited City Centre space). Also, if Council approves the 
submission of the rezoning application, it will signal to YVR that increasing building height is a 
high City priority and may prompt them to begin their study to increase building height. In 
addition, by the City doing its analysis well in advance of Transport Canada increasing building 
height, Council will have ample time to establish how to manage the implications and maximize 
the benefits. 
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Relevant Policies and Regu lations 

- Existing Federal Building Height Limitations 

Transport Canada has the Federal authority through the Federal Aeronautics Act to regulate 
building height around airports. More specifically. Transport Canada has registered "The 
Vancouver International Airport Zoning Regulations" in the Be Land Tiles Office to regulate 
building height. Generally, the current building height limit in the City Centre is 47m. 

Relevant City Policies 

2041 DCP Building Height Increase Sllldy Policies 

The 2041 ocr policies indicate that Council acknowledges that Transport Canada 
regulates building heights around the airport and that the City wishes to explore with 
YVR, increasing bui lding height in a portion of the City Centre as shown in area which 
YVR indentified in 2004 (Attachment 1). YVR has not yet finalized the actual study area, 
but is it is believed to be centred around City Hall (Attachment 2). The OCP objective is 
to improve City Centre viability by studying the implications and benefits of increased 
building height. 

City Cenlre Area Plan (CCAP) Building Heighllncrease Study Policies 

Consistent with the 2041 OCP, the CCAP contains similar policies which support studying 
an increase in building height (e.g., to reinforce Village Centre prominence, help 
accommodate higher densities, encourage architectural excellence, obtain community 
benefits and amenities). 

City Zoning Bylaw Building Height Limitations 

Current ly, the City also regulates bui lding height through its Zoning Bylaw. The Zoning 
Bylaw height limits are imposed partly to achieve airport safety (e.g., "The Vancouver 
International Airport Zoning Regulations") and partly to achieve 204 1 OCP and 2009 
CCAP pol icies. In the City Centre, the City's Zoning Bylaw identifies the maximum 
building height in certain places (e.g. , 47m around the Canada Line stat ions where high 
density urban villages are planned). Outside the City Centre, maximum building heights 
vary, but are generall y lower to achieve preferred lower density development areas. 

Analysis 

Federal Study and Roles (Transport Canada. YVR) 

As Transport Canada establishes building height limits and any increases, only YVR can request 
Transport Canada to undertake a study to increase building height and only Transport Canada 
can approve YVR's request. Since 2004, after repeated City requests to do so, YVR has not yet 
requested Transport Canada to let them begin the Federal study. The Federal study would 
detennine if and where an increase may occur, and the safety implications for the airport and 
Ci ty. If Transport Canada allows an increase, it is the City who would detennine how high the 
increase would be. 
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The 2004 YVR Identified Area To Explore An Increase In Building Height 

In 2004, when the OCP Aircraft Noise Sensitive Development (ANSD) Study was completed, 
YVR identified an arca generally around City Hall where an increase in building height might 
occur (Attachment 1). YVR's 20 12 preliminary research continues to support an area around 
City Hall (Attachment 2). YVR staff advise that there is no precedent in Canada for doing such 
a Federal study and that it may take three or morc years to complete it. Background information 
regarding the Federal study process is provided in Attachment 3. 

YVR staffalso indicate that the Federal study would mainly address airport and community 
safety issue. Thus, if the Federal government eventually allows an increase in building height, 
YVR advises that it is the City who would determine how much higher building heights would 
be and the implications and benefits - hence the proposed City study in th is report. 

The Proposed City Led Analysis Of [ncreased Building Height As Part Of The Rezoning 
Application 

To be proactive and in anticipation that eventually the Federal government may allow an 
increase in building height, City staff recommend that Council authorize that the City undertake, 
with developer participation, an analysis to identifY the implications and benefits of increasing 
building height. The proposed analysis will address a range of matters including: 

- Study Area: 

The recommended City Study Area is at 6560-6700 No.3 Rd (Attachment 4). The site is 
chosen as Townline Homes has expressed an interest in rezoning it and exploring increased 
building height, and it lies within the area where it is expected that the Federal goverrunent 
may eventual ly allow an increase in building height. 

What Would The Study Address? 

The study would address the fo llowing matters: 

3799879 

Aircraft Safety: Note that the anticipated Federal YVR study will address this matter, 
Maximum Increased Building Height: the maximum allowable building height, 
Land Uses: the range ofland uses (e.g. , residential, commercial, office) best suited to 
occupy any increased building height, 
Parks: address any needed parkland and park improvements, and how these will be 
provided, 
Urban Design: improving urban design including architecture, City skyline variations, 
public and private views, shadowing and building footprint size, 
What Community Benefits and Amenities To Secure: (e.g., more mixed uses, affordable 
housing, child care, community fac ilities, parking), 
How To Secure Community Benefits and Amenities: explore density bon using and 
addi tional required and voluntary community amenity contribution formula. The 
proposed City analysis will address matters associated with any increase in building 
height and/or density beyond what is currently allowed in the CCAP. An economic 
proforma analysis of the increase in land value associated with increased building height 
and/or density beyond what is currently permitted within the CCAP will be conducted to 
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determine what appropriate community and livability benefits should be secured. Staff 
anticipate and propose that 100% of any increase in land value associated any increase in 
height and density (above what is currently allowed within the CCAP) will be provided 
as community benefits to the City through required and voluntary developer contributions 
(e.g., affordable housing, community space, publicly accessible parkland, increased 
sustainability features, cash contributions) which will be determined at Council's 
discretion, 
Other, as may be required. 

Note that the following matters would be addressed later, as part of actual rezoning 
applications, if Transport Canada approves of an increase in building height: 

Sustainabi li ty Matters: reviewing district energy, GHG reduction opportunities, etc, 
Infrastructure Concerns: address needed infrastructure (e.g., water, sanitary, drainage) 
and how these will be provided, 
Transportation Concerns: address tTansportation, transit and parking improvements. 

The City's study findings can be extrapolated for their implications for a larger area, once the 
Federal Government identifies it. 

Study Products 

The Study products would include: (J) a report outlining the Study research findings, 
implications, community benefits and recommendations, and (2) draft amendments to 
affected City bylaws and policies. 

Study Timing 

City staff suggest that the analysis, under City control, can be completed in 20 l3. 

What To Do with The Study Findings 

As the proposed analysis would be mainly technical in nature, to avoid false expectations and 
speculation, it is suggested that during the review process there be limited public consultation 
and after it is completed Council can determine an appropriate consultation approach. 

Why The Proposed Approach 

City staff propose that no other rezoning and Development Pennit applications which involve 
an increase in bui lding height be received, until after the Federal goverrunent has completed 
consideration of an increase in building height and the City Centre Area Plan (CCAP) is 
amended. The reason for this approach to avoid property owner and developer speculation 
that there will automatically be an increase in building height and density and that they will 
be the main beneficiaries of the increase. Such is not intended as the full li ft in land value 
associated with an increase in building height or density is proposed to offset by increased 
community benefits. 
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- Next Steps 

If Council approves the proposed recommendations: 
- The developer will apply for the rezoning and participate in the City led analysis of 

increased bui lding height for a site specific development proposal, 
That to ensure co·ordination, City staff will notify the Vancouver Airport Authority 
(YVR) that the above study will be undertaken and invite comments, 
City staff are not to receive any other zoning or Development Permit appl ications that 
propose an increase in building height beyond the currently permitted maximum building 
height all owed by the Vancouver International Airport Zoning Regulations until : (1) the 
Federal government has approved an increase in permitted bui ld ing height and (2) 
Counci l has amended the City Centre Area Plan (CCAP) accordingly, 
City staff will post a notice on the City's web site and notify the Urban Development 
Institute (UDI) to advise property owners, developers and the general public that: ( I) the 
proposed City study is a one-time, site specific exception (2) they are not to assume there 
will be an increase in City Centre building height as, it is the Federa1 government who 
authorizes any increase in building height, the City' s study is not completed and Council 
has not decided to amend the City Centre Area Plan (CCAP) to increase building height, 
and (3) the fu ll li ft in land value associated with any future increase in bui lding height or 
density is to go to the City (e .g., as required and vo luntary amenity contributions). 

Financial Impact 

Funding is available in existing approved budgets to undertake the proposed City study. 

Conclusion 

In response to a developer's request rezone a City Centre site and explore the impl ications and 
benefits of increasing building height, staff recommend that the City accept the rezoning 
application from 6560-6700 No 3 Road and analyse, as part of the application, the implications 
and benefits of increased building height. It is understood that any proposed rezoning can only be 
approved, if the Federal government first approves of an increase in building height and Counci l 
approves the necessary bylaw amendments (e.g. , CCAP). Steps are proposed to avoid fal se 
expectations and speculation whi le the study is being conducted before the Federal government 
and Council enable any increase in City Centre building height. 

T rry Crowe 
Manager, Policy Planning 
(604-276-41 39) 

TfC:cas 
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2004 YVR Identified Area where 
a Building Height Increase may 

be Explored 

ATTACHMENT 1 

Original Date: 12118112 

Rev ision Date: 02/07/ 13 
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ATTACHMENT 3 

General Background Information 
Regarding The Federal Government's Role In Managing Building Height Around Airports 

Relevant Questions and Answers 

1. Who has the authority to make the final decision on building height around YVR? 
The federal Transport Canada) makes the final decision to start and allow any building height increase. 

2. What Federal criteria are used to decide, if an increase in building height will occur? 
The Federal criteria involve determining, if an increase in building height: 
1. Is it in the public interest? 
2. Will overall negatively affect aviation safety? 

3. Who may make an application to request an increase in building height? 
Only YVR (the Federal certificate holder) may make an application to Transport Canada to increasc building hcight. 

4. What is the role of the YVR in changing building height regulations? 
YVR is responsible for making the application, along with: 

a commitment to pay study costs, 
Note, that Richmond will be asked to pay some costs which are yet TeO by YVR. 
the posting of a surety bond, 
submitting drawings, maps or charts, and 
other - TeO. 

Transport Canada is responsible for providing some technical assistance. 

Affected land owners rights: 
Airport Zoning Regulations do not apply to pre-existing non-conforming uses, 
Federal information indicates for those properly owners affected, no compensation in land value or any other 
loss will be compensated. 

S. What is the application process? 
A Federal process is required for amending existing Federal Airport Zoning building height requirements. 
The process involves YVR study, developer and community consultation, option analysis, Federal 
department assistance and some City research and information (TBD). 

6. What matters must be addressed in YVR preparing an application and the study? 
The study matters include: 

understanding the existing airport building height restriction model and its purpose and the impacts; 
identifying where in Richmond a building height increase might be possible; 
identifying the new building height(s) might be (TBD); 
identifying the implications, benefits and costs of an increase in building height; 
identifying how to address the concerns of the YVR and stakeholders; 
addressing the Federal criteria regarding an increase in building height (e .g. , demonstrating that an increase 
is in the public interest and does not adversely affect aviation safety); and 
other, as necessary. 

7. What are the City's costs involved in requesting an application? 
The City's costs are yet TBD in consultation with YVR. 
To assist. the City may be able to provide study request support, data, analysis, engineering information, 
and property owner information and. 
Council would be able to first approve of any assistance and costs. 

8. How long will a Federal decision to increase building take? 

The Federal study process can be quite lengthy and take at least three years. 
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