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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, March 18, 2014 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

MINUTES 
 
PLN-6  Motion to adopt the minutes of the meeting of the Planning Committee held 

on Tuesday, March 4, 2014. 

  

 
  

NEXT COMMITTEE MEETING DATE 
 
  Tuesday, April 8, 2014, (tentative date) at 4:00 p.m. in the Anderson Room 

 

  COMMUNITY SERVICES DEPARTMENT 
 
 1. FINAL ENDORSEMENT OF THE BRITISH COLUMBIA 

PROVINCIAL RENTAL HOUSING CORPORATION’S 
ALTERNATIVE LEGAL MECHANISM TO SECURE ADDITIONAL 
AFFORDABLE HOUSING IN THE REMY DEVELOPMENT, 
THROUGH TERMINATION OF HOUSING AGREEMENT (9340 - 
9400 CAMBIE ROAD) BYLAW NO. 9059 
(File Ref. No. 08-4057-01) (REDMS No. 4014244) 

PLN-13  See Page PLN-13 for full report  

  Designated Speaker:  Dena Kae Beno
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PLN – 2 
4167111 

  STAFF RECOMMENDATION 

  That the Termination of Housing Agreement (9340-9400 Cambie Road) 
Bylaw No. 9059, to authorize the termination, release and discharge of 
Housing Agreement (9340-9400 Cambie Road) Bylaw No. 8406, be 
introduced and given first reading. 

  

 

  PLANNING & DEVELOPMENT DEPARTMENT 
 
 2. RICHMOND RESPONSE: PROPOSED 2013 PORT METRO 

VANCOUVER LAND USE PLAN 
(File Ref. No. 01-0140-20) (REDMS No. 4166504) 

PLN-17  See Page PLN-17 for full report  

  Designated Speakers:  Terry Crowe and John Hopkins

  STAFF RECOMMENDATION 

  (1) That Council advise Port Metro Vancouver that it is providing only 
conditional support for the proposed 2013 Port Metro Vancouver 
Land Use Plan and requests that the Plan be revised to state that the 
Port will not use or expand on agricultural land, and the “Special 
Study Area” designations in Richmond be deleted and replaced with 
an “Agricultural” designation, before it is presented to the Port 
Metro Vancouver Board of Directors for approval; and 

  (2) That the Minister of Transport Canada, the BC Minister of 
Agriculture, BC Ministry of Transportation and Infrastructure, the 
Chair of the BC Agricultural Land Commission, the Metro 
Vancouver Board and all Metro Vancouver municipalities be advised 
of the above recommendation. 

  

 
 3. APPLICATION BY KULWINDER SANGHERA FOR REZONING AT 

11111 WILLIAMS ROAD FROM SINGLE DETACHED (RS1/E) TO 
COMPACT SINGLE DETACHED (RC2) 
(File Ref. No. 12-8060-20-008932; RZ 12-611497) (REDMS No. 4166096) 

PLN-110  See Page PLN-110 for full report  

  Designated Speaker:  Wayne Craig



Planning Committee Agenda – Tuesday, March 18, 2014 
Pg. # ITEM  
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4167111 

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 8932, for the 
rezoning of 11111 Williams Road from “Single Detached (RS1/E)” to 
“Compact Single Detached (RC2)”, be introduced and given first reading. 

  

 
 4. APPLICATION BY RAMAN KOONER FOR REZONING AT 9140 

DOLPHIN AVE FROM SINGLE DETACHED (RS1/B) TO SINGLE 
DETACHED (RS2/K) 
(File Ref. No. 12-8060-20-009129; RZ 13-650300) (REDMS No. 4166693) 

PLN-124  See Page PLN-124 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9129, for the 
rezoning of 9140 Dolphin Ave from “Single Detached (RS1/B)” to “Single 
Detached (RS2/K)”, be introduced and given first reading. 

  

 
 5. APPLICATION BY 0800705 B.C. LTD. FOR A ZONING TEXT 

AMENDMENT TO THE HIGH RISE APARTMENT (ZHR7) - 
LANSDOWNE VILLAGE (CITY CENTRE) ZONING DISTRICT AT 
7117 ELMBRIDGE WAY 
(File Ref. No. 12-8060-20-009113 ;ZT 13-650975) (REDMS No. 4151206) 

PLN-139  See Page PLN-139 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9113, to amend the 
“High Rise Apartment (ZHR7) – Lansdowne Village (City Centre)” zoning 
district for the property at 7117 Elmbridge Way to delete Section 19.7.11.1 
(Other Regulations) which defines a “live/work dwelling” within this zone, 
and rely on the definition of “live/work dwelling” under Section 3.4 (Use 
and Term Definitions), be introduced and given first reading. 
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4167111 

 6. APPLICATION BY CITIMARK-WESTERN ALBERTA ROAD 
TOWNHOUSE LTD. FOR REZONING AT 9671 ALBERTA ROAD 
FROM SINGLE DETACHED (RS1/F) TO MEDIUM DENSITY 
TOWNHOUSES (RTM2) 
(File Ref. No. 12-8060-20-009117;  RZ 13-638852) (REDMS No. 4157817) 

PLN-150  See Page PLN-150 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9117, for the 
rezoning of 9671 Alberta Road from “Single Detached (RS1/F)” to 
“Medium Density Townhouses (RTM2)”, be introduced and given first 
reading. 

  

 
 7. APPLICATION BY 664525 B.C. LTD. FOR REZONING AT 7400, 7420 

AND 7440 RAILWAY AVENUE FROM SINGLE DETACHED (RS1/E) 
TO LOW DENSITY TOWNHOUSES (RTL4) 
(File Ref. No. 12-8060-20-009015; RZ 12-619835) (REDMS No. 4164864) 

PLN-171  See Page PLN-171 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  (1) That Bylaw 9015, for the rezoning of 7400, 7420 and 7440 Railway 
Avenue from “Single Detached (RS1/E)” to “Low Density 
Townhouses (RTL4)”, be introduced and given first reading; and 

  (2) That the Public Hearing notification area be expanded from the 
standard 50 m radius to include the area shown in Attachment 5. 

  

 
 8. APPLICATION BY TOWNLINE GARDENS INC. FOR A ZONING 

TEXT AMENDMENT TO THE COMMERCIAL MIXED USE 
(ZMU18) – THE GARDENS (SHELLMONT) ZONE TO PERMIT 
WAIVING THE AFFORDABLE HOUSING REQUIREMENTS FOR 
MARKET RENTAL UNITS IN PHASE 2 
(File Ref. No. 12-8060-20-009112; ZT 14-656053) (REDMS No. 4147794) 

PLN-256  See Page PLN-256 for full report  

  Designated Speaker:  Wayne Craig
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4167111 

  STAFF RECOMMENDATION 

  That Bylaw No. 9112, for a zoning text amendment to the “Commercial 
Mixed Use (ZMU18) – the Gardens (Shellmont)” zone to waive the 
affordable housing requirements for the 144 market rental housing units 
within Phase 2 in Building D located on PID: 028-631-561 Lot C Section 31 
Block 4 North Range 5 West NWD Plan EPP12978 (10820 No. 5 Road), be 
introduced and given first reading. 

  
 

 9. MANAGER’S REPORT 

PLN-273  (i) Richmond Response:  Industry Canada’s Proposed Amendments to 
Antenna Tower Siting Procedures 

 
  

ADJOURNMENT 
  

 



Date: 

Place: 

Present: 

Absent: 

City of 
Richmond 

Planning Committee 

Tuesday, March 4,2014 

Anderson Room 
Richmond City Hall 

Councillor Bill McNulty, Chair 
Councillor Chak Au 
Councillor Linda Barnes 
Councillor Harold Steves 

Minutes 

Also Present: 

Councillor Evelina Halsey-Brandt 

Councillor Linda McPhail 

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

4166856 

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Planning Committee held on 
Tuesday, February 18,2014, be adopted as circulated. 

CARRIED 

COMMUNITY SERVICES DEPARTMENT 

1. CHILD CARE DEVELOPMENT ADVISORY COMMITTEE 2013 
ANNUAL REPORT AND 2014 WORK PROGRAM 
(File Ref. No.) (REDMS No. 4126749) 

In reply to queries from Committee, Coralys Cuthbert, Childcare Coordinator 
and Linda Shirley, Chair, Child Care Development Advisory Committee 
(CCDAC) advised that the CCDAC is supportive of the concept of a publicly
funded childcare initiative. However, concerns remain regarding how the 
$10/Day Childcare Plan ("$10/day Plan") proposed by the Coalition of Child 
Care Advocates of BC, would be funded and implemented. 

1. 
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Planning Committee 
Tuesday, March 3, 2014 

Ms. Cuthbert, noted that there is a lack of information on the $10/Day Plan in 
order to adequately address the concerns of the CCDAC. As a result of this 
concern, the CCDAC was unable to endorse the proposed $101Day Plan and 
make a recommendation to Council. 

Discussion ensued with regard to the proposed $1 OlDay Plan and its potential 
effects on current for-profit and not-for-profit childcare providers and the 
supply of childcare spaces. 

Discussion then took place with regard to an upcoming visual art event that 
the CCDAC is hosting in May 2014. 

In reply from queries from Committee, Ms. Cuthbert and Ms. Shirley noted 
that childcare providers vary in the way they operate and offer programs 
suited for children of different ages. Ms. Shirley was of the opinion that 
demand for certain childcare programs vary, which may lead to an over
capacity of childcare spaces. It was further noted that demand for certain 
childcare programs can vary as a result of provincial policy changes, such as 
the implementation of all day kindergarten. 

Discussion ensued with regard to the distribution of childcare centres in the 
City. It was noted that childcare centres are not necessarily distributed evenly 
within the City and as a result, some areas may have an oversupply of 
childcares spaces. 

Ms. Shirley noted that the CCDAC has advised Council of its interest in 
providing input on the placement of new childcare centres within the City in 
order to effectively anticipate the demand of childcare services. Staff were 
directed to liaise with the CCDAC regarding the development of new 
childcare centres and service models. 

Ms. Cuthbert noted that staff are currently working with the CCDAC on the 
Childcare Needs Assessment anticipated to be brought forward in 2016. She 
noted that the Childcare Needs Assessment includes a survey that will help 
better anticipate the future demand for childcare services. Staff were directed 
to move the Childcare Needs Assessment to a closer date. 

It was moved and seconded 
That the Child Care Development Advisory Committee's 2014 Work 
Program be approved. 

CARRIED 

2. 
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Planning Committee 
Tuesday, March 3,2014 

PLANNING & DEVELOPMENT DEPARTMENT 

2. APPLICATION BY ZHAO XD ARCHITECT LTD. FOR REZONING 
AT 8400 GENERAL CURRIE ROAD AND 741117431 ST. ALBANS 
ROAD FROM SINGLE DETACHED (RSIIE) TO HIGH DENSITY 
TOWNHOUSES (RTH2) 
(File Ref. No. 12-8060-20-009111; RZ 13-643346) (REDMS No. 4144384) 

In reply to queries from Committee, Wayne Craig, Director, Development 
noted that the site was previously restricted to two-family dwellings only 
through a legal agreement on title; however a condition of the proposed 
rezoning is that this legal agreement be removed. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9111, for the 
rezoning of 8400 General Currie Road and 741117431 St. Albans Roadfrom 
"Single Detached (RS11E)" to "High Density Townhouses (RTH2) ", be 
introduced and given first reading. 

CARRIED 

3. APPLICATION BY YAMAMOTO ARCHITECTURE INC. FOR 
REZONING AT 7120, 7140, 7160, 7180, 7200, 7220, 7240 AND 7260 
BRIDGE STREET, AND 7211, 7231 AND 7271 NO.4 ROAD FROM 
"SINGLE DETACHED (RSlIF)" TO "SINGLE DETACHED (ZSI4) -
SOUTH MCLENNAN (CITY CENTRE)" AND "TOWN HOUSING 
(ZT70) - SOUTH MCLENNAN" 
(File Ref. No. 12-8060-20-009106/009107; RZ 12-60S038) (REDMS No. 4121861 v.S) 

Mr. Craig provided introductory comments and noted that the proposed 
development contains a total of 11 parcels. Two areas will be set aside for 
townhouses and another area for single-family houses. Also, he noted that 
road network improvements are proposed, including a new traffic light and an 
east-west connection between Bridge Street and No.4 Road. He highlighted 
that the proposed plans include an indoor amenity building that would be 
heated and cooled using geothermal energy. Also, he advised that a cluster of 
existing trees around the amenity space would be retained as part of the 
proposed development. 

In reply to queries from Committee, Mr. Craig noted that the entire east 
frontage of Bridge Street will be upgraded. He added that there will be a 
common fence along the single-family and townhouse portions of the site. 

In reply to queries from Committee, Mr. Craig advised that the geothermal 
system was limited to the amenity building because of its long distance from 
the district energy utility in the Alexandra area. 

3. 
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Planning Committee 
Tuesday, March 3,2014 

Discussion ensued with regard to opportunities to utilize alternative energy 
sources such as geothermal energy and solar energy in new developments. 

Discussion ensued with regard to the City's guidelines for alternative energy 
use in new developments. Staff were directed to review current City policy for 
alternate energy use in new developments and examine the potential impacts 
of updating such policies to incorporate requirements for new developments 
to be fitted with alternative energy features. 

In reply to queries from Committee, Taizo Yamamoto, Architect, Yamamoto 
Architecture Inc., noted that incorporating a geothermal connection for all 
units in the site is not possible due to the location of the geothermal wells. He 
added that the developer has concerns that consumer demand for geothermal 
energy systems is limited. However, he noted that fitting the individual units 
to become solar energy ready is an option. 

Allan McBurney, 7171 Bridge Street, expressed concern with the proposed 
application and was of the opinion that the project would not benefit current 
residents, and may negatively affect property values. He suggested that the 
City include plans whereby both sides of Bridge Street are upgraded. Also, he 
believed that the anticipated increase in population will increase traffic and 
reduce parking availability along Bridge Street. 

In reply to queries from Committee, Mr. Craig advised that only the east 
frontage of Bridge Street will be upgraded at this time, however, upgrades to 
the west side of Bridge Street is possible with future developments. He added 
that the proposed road network enhancements, including the new traffic light, 
should improve traffic flow. 

Aydin Kilic, Development Manager, Hui Yuan Investments (Canada) Inc. 
advised that fitting individual units to a geothermal energy source is not 
possible due to engineering challenges. However, the developer is willing to 
examine the option of including solar energy features in the individual units. 

In reply to queries from Committee, Mr. Kilic commented on the option of 
adding heat pumps to the individual units. He was of the opinion that the high 
installation costs may limit consumer demand for the heat pumps. 

Discussion ensued with regard to the different types of solar energy 
technologies currently available. 

4. 
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Planning Committee 
Tuesday, March 3, 2014 

It was moved and seconded 
(1) That Richmond Official Community Plan Bylaw 7100 Amendment 

Bylaw 9106, to: re-designate the eastern 62 m of 7120, 7140, 7160, 
7180, 7200, 7220, 7240 and 7260 Bridge Street from "Residential, 
Historic" to "Residential, 2 ~ Storeys" in the Land Use Map in 
Schedule 2.10D (McLennan South Sub-Area Plan); and to amend the 
Character Area Key Map in Schedule 2.10D (McLennan South Sub
Area Plan) for the same portion of the site from "Single Family" to 
"Townhouse 2 ~ Storeys", be introduced and given first reading; 

(2) That Bylaw 9106, having been considered in conjunction with: 

(a) the City's Financial and Capital Program; and 

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

are hereby found to be to be consistent with said program and plans 
in accordance with Section 882 (3) of the Local Government Act; 

(3) That Bylaw 9106, having been considered in accordance with OCP 
Bylaw Preparation Consultation Policy 5043, is hereby found not to 
require further consultation; and 

(4) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9107, to: 
create "Town Housing (ZT70) - South McLennan)"; to rezone the 
eastern portions of 7120, 7140, 7160, 7180, 7200, 7220, 7240 and 
7260 Bridge Street, and the lots at 7211, 7231 and 7271 No.4 Road 
from "Single Detached, (RS1IF)" to "Town Housing (ZT70) - South 
McLennan)"; and to rezone the western 28 metres of 7120, 7140, 
7160, 7180, 7200, 7220, 7240 and 7260 Bridge Street from "Single 
Detached, (RS1IF)" to "Single Detached (ZS14) - South McLennan 
(City Centre)"; be introduced and given first reading. 

The question on the motion was not called as discussion ensued with regard to 
alternative energy options that could be included as part of the proposed 
project. 

Staff were directed to provide Council with the following information prior to 
the Public Hearing on Tuesday, April 22, 2014: 

• information on alternative energy options available for the proposed 
project; and 

• a list of alternative energy options that could be provided III 

developments similar to the proposed project. 

5. 
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Planning Committee 
Tuesday, March 3, 2014 

Discussion further ensued and in reply to a query from the Chair, Mr. Crowe 
advised that prior to the April 22, 2014 Public Hearing, staff would provide 
additional information on overall sustainability initiatives, and in particular, 
such initiatives for the proposed application. 

The question on the motion was then called and it was CARRIED with Cllr. 
Steves opposed. 

4. MANAGER'S REPORT 

Changes to Federal Government Policies 

Terry Crowe, Manager, Policy Planning, advised that the Federal Government 
is seeking input from the City with regard to possible changes to its cellular 
tower policies by March 31, 2014 and noted that staff are preparing a report 
for Council's consideration 

Discussion ensued with regard to the proposed changes to the Federal 
Government's immigration policy and funding for English as a Second 
Language programs for new immigrants. 

As a result of the discussion, the following motion was introduced: 

It was moved and seconded 
That the Richmond Community Services Advisory Committee (RCSAC) 
provide Council with: 

(1) background information of the proposed changes to the Federal 
Government's immigration policy; 

(2) information regarding the proposed changes to federal funding for 
English as a Second Language programs; and 

(3) how the proposed changes could impact the community. 

CARRIED 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (4:57p.m.). 

CARRIED 

6. 
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Councillor Bill McNulty 
Chair 

Planning Committee 
Tuesday, March 3, 2014 

Certified 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, March 4, 
2014. 

Evangel Biason 
Auxiliary Committee 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 17, 2014 

File: 08-4057-01/2014 

Re: Final Endorsement of the British Columbia Provincial Rental Housing 
Corporation's Alternative Legal Mechanism to Secure Additional Affordable 
Housing in the Remy Development, through Termination of Housing 
Agreement (9340 - 9400 Cambie Road) Bylaw No. 9059 

Staff Recommendation 

That the Tennination of Housing Agreement (9340-9400 Cambie Road) Bylaw No. 9059, to 
authorize the termination, release and discharge of Housing Agreement (9340-9400 Cambie 
Road) Bylaw No. 8406, be jntroduced and given first reading. 

~ Lr 
Cathryn V olkering Carlile ~. 
General Manager, Community Services 
(604-276-4068) 

Art. 1 

REPORT CONCURRENCE 

ROUTED TO: 

Law 
Development Applications 

REVIEWED BY STAFF REPORT I 
AGENDA REVIEW SUBCOMMITTEE 

4014244v3 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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February 17,2014 
- 2 -

Staff Report 

Origin 

The development project known as Remy at 9340-9400 Cambie Road was developed by Oris 
Development (Cambie) Corp. under a rezoning application (Rezoning 07-366342 and associated Bylaw 
No. 8395) that received adoption on November 26, 2008. In accordance with the Richmond Affordable 
Housing Strategy, 26 affordable housing units were secured at the Remy through the Housing Agreement 
(9340-9400 Cambie Road) Bylaw No. 8406, which was approved by Council on February 8, 20 10. 

Prior to the adoption of Housing Agreement (9340-9400 Cambie Road) Bylaw No. 8406, and 
independent of the City's requirements, Oris Development (Cambie) Corp. had been in discussions with 
BC Housing Management Commission (BCHMC) and SUCCESS regarding the purchase and operation 
of affordable housing units in the development. Those discussions concluded after the Housing 
Agreement (9340-9400 Cambie Road) Bylaw No. 8406 was adopted. They resulted in the provision of 
81 affordable housing units at Remy through the Seniors Rental Housing Initiative, including: 

• thirty-three units of affordable rental housing for low-income seniors and persons with disabilities 
that were to be purchased by British Columbia Provincial Rental Housing Corporation (PHRC) 
and operated by SUCCESS, under the Seniors Rental Housing Initiative (these units represent a 
reconfigured arrangement of the 26 units secured through the Housing Agreement); and 

• forty-eight units for low and moderate income seniors, persons with disabilities, and families 
facing affordability challenges, that were to be owned and operated by SUCCESS, and financed 
through BCHMC, but not affiliated with a Provincial housing program (these units are 
independent ofthe City's Housing Agreement process or negotiations). 

As a result, BCHMC requested that the City consider the use of an alternate legal mechanism to secure 
the affordable housing units in the Remy Development. BCHMC proposed that the City rely instead on 
the provisions ofthe Operator's Agreement executed by the BCHMC on behalf ofthe PRHC to secure the 
affordable housing units to be owned by PRHC. 

In response, City staff brought forward a report, dated July 7, 2010, recommending that a process be 
initiated to do as BCHMC requested, because: 

1) the proposed 33 units secured and to be owned by the PRHC align with the objectives of the 
Affordable Housing Strategy; 

2) the BCHMC's Operator's Agreement is comparable in purpose and function to the City's 
Housing Agreement; and 

3) the PRHC's mandate is to develop land and buildings for the provision of affordable housing, and 
therefore the commitment to maintain the units as affordable would be upheld. 

Council approved staffs recommendation and process on July 26, 2010. 

The initial step of the approved process involved Council's consideration of a zoning text amendment for 
the subject property to remove the requirement for a housing agreement with the City provided that 33 
units were transferred to the PRHC (in addition to one other requirement). City Staff subsequently 
received confirmation that PRHC assumed ownership of these units. The zoning text amendment 
(Richmond Zoning Bylaw 8500, Amendment Bylaw 8664 (ZT 10-542950) 9388 Cambie Road) was 
adopted January 27th, 2014. 

4014244v3 PLN - 14
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The purpose ofthis report is to complete the approval process by responding to its last requirement, that 
City staff bring forward a report to seek Council's adoption of a bylaw to authorize the termination, 
release and discharge of the Housing Agreement entered into pursuant to Housing Agreement (9340-9400 
Cambie Road) Bylaw No. 8406, from the titles to the lands in the Remy development (which have been 
subdivided since the development was originally constructed). 

This repOli supports the following Council term goal: 

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

Analysis 

The required 33 units were transferred to PRHC and the other pre-conditions to adoption of Richmond 
Zoning Bylaw 8500, Amendment Bylaw 8664 (ZT 10-542950) 9388 Cambie Road were satisfied. 

With the adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 8664 (ZT 10-542950) 9388 
Cambie Road, all requirements have been met in the Council-approved process for terminating, releasing 
and discharging the Housing Agreement from the titles to the lands in the Remy development. The notice 
ofthe Housing Agreement will be removed from the titles to the lands and the related Housing Covenant 
will be discharged from the titles to the lands. 

Financial Impact 

There is no financial impact for the City. 

Conclusion 

A key consideration in Council's decision to grant BCHMC's request for an alternative legal mechanism 
to secure the affordable housing units at the Remy development was the unique circumstances of the 
development, the most important of which was the provision of 81, rather than 26, units of affordable 
housing. The decision should not be viewed as setting a precedent. If similar requests are made in the 
future, they would need to be assessed on a case-by-case basis, evaluated on their own merits and in 
accordance with Affordable Housing Strategy objectives current at the time of the application. 

Staff recommend that the Termination of Housing Agreement (9340-9400 Cambie Road) Bylaw 9059 be 
introduced and given first reading to authorize the termination, release and discharge of the Housing 
Agreement entered into pursuant to Housing Agreement (9340-9400 Cambie Road) Bylaw No. 8406. 

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

DKB:jdb 

Att. 1 - Termination of Housing Agreement (9340-9400 Cambie Road) Bylaw 9059 
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ATTACHMENT 1 

City of 
Richmond Bylaw No. 9059 

Termination of Housing Agreement (9340 - 9400 Cambie Road) 
Bylaw No. 9059 

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

1. The Mayor and City Clerk for the City of Richmond are authorized: 

a) to execute agreements to terminate the housing agreement referred to in Housing 
Agreement (9340 - 9400 Cambie Road) Bylaw No. 8406 (the "Housing Agreement"); 

b) to cause Notices and other charges registered at the Land Title Office in respect to the 
Housing Agreement to be discharged from title; and 

c) to execute such other documentation required to effect the termination of the Housing 
Agreement. 

2. This Bylaw may be cited as "Termination of Housing Agreement (9340 - 9400 Cambie 
Road) Bylaw No. 9059". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

CITY OF 
RICHMOND 

APPROVED 
by 

o.W-
APPROVED 
by Director 
or Solicitor 

THIRD READING Er15 
OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 
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To: 

City of 
Richmond 

Planning Committee 

Report to Committee 
Planning and Development Department 

Date: March 12, 2014 

From: Joe Erceg, General Manager 
Planning and Development 

File: 01-0140-20-
PMVA1/2014-VoI01 

Re: Richmond Response: Proposed 2013 Port Metro Vancouver Land Use Plan 

Staff Recommendation 

That: 
(1) Council advise Port Metro Vancouver that it is providing only conditional support for the 

proposed 2013 Port Metro Vancouver Land Use Plan and requests that the Plan be revised to 
state that the Port will not use or expand on agricultural land, and the "Special Study Area" 
designations in Richmond be deleted and replaced with an "Agricultural" designation, before 
it is presented to the Port Metro Vancouver Board of Directors for approval; and 

(2) the Minister of Transport Canada, the BC Minister of Agriculture, BC Ministry of 
Transportation and Infrastructure, the Chair of the BC Agricultural Land Commission, the 
Metro Vancouver Board and all Metro Vancouver municipalities be advised of the above 
recommendation. 

& ceg, Genera Manager, 
Planning and De elopment 

JE:jh 
Att.4 

ROUTED To: 

Transportation 
Corporate Planning 
Environmental & Sustainability 

REVIEWED BY STAFF REPORT I 
AGENDA REVIEW SUBCOMMITTEE 

4166504 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

~ 
INITIALS: 
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March 12,2014 - 2 -

Staff Report 

Origin 

The purpose of this report is to provide comments on Port Metro Vancouver's proposed final 
2013 Land Use Plan (Attachment 1) by Port Metro Vancouver's mid April 2014 deadline. 

2011 - 2014 Council Term Goals 
The report addresses the following 2011 - 2014 Council Term Goal #7, Managing Growth and 
Development. 

Background 

Port Metro Vancouver Planning Process 
Since 2008, Port Metro Vancouver's (PMV) existing Land Use Plan (Plan) has been a collection 
of the land use plans of the former Vancouver Port Authority, North Fraser Port Authority and 
the Fraser Port Authority. In early 2012, PMV started a planning process to create one unified 
Plan for all lands and water in its jurisdiction. 

Richmond's City Council and staff have participated in the PMV planning process from the 
beginning. The City has repeatedly requested PMV to not expand on or use agricultural land 
(e.g., ALR), as the protection of farmland is a Council priority (e.g., agricultural land is scarce, 
cannot be replaced, is essential to City sustainability, food security and many residents' 
livelihood and employment). As an alternative, the City has advised PMV to use Metro 
Vancouver Regional Growth Strategy and Richmond 2041 OCP designated Industrial and Mixed 
Employment areas for its expansion needs, as this approach would avoid farmland and 
complement the City's employment land uses and services. 

In mid 2013, PMV released the first draft of its Land Use Plan (Attachment 1). In response, on 
July 22,2013, Council advised PMV that the City continues to strongly object to any Port use of 
agricultural lands. As recently as February 17, 2014, at the Richmond General Purposes 
Committee meeting, PMV indicated that it has no plans to develop Agricultural Land Reserve 
(ALR) lands owned by the Port and that the Port's use ofthose lands would be contingent on the 
preservation and best use of industrial lands (Attachment 2). As these PMV statements provide 
no assurance that the PMV will not use ALR land, staff recommend that Council continue to 
request PMV to state, in its proposed Plan, that it will not use ALR land for Port uses. 

Context 
A key priority for Port Metro Vancouver is to ens~re that it has an adequate supply of industrial 
land in the Metro Vancouver region to meet its long term trade requirements. According to the 
proposed Plan, PMV's current inventory of market ready industrial lands is sufficient to meet 
port demand for only about 10 years. PMV has stated that it needs an additional 809 hectares 
(2,000 acres) (approx.) to meet its long term needs. The problem is that PMV has not stated 
where in the Metro Vancouver region it will expand its holdings, or if it will expand in 
Richmond. 

4166504 
PLN - 18



March 12, 2014 - 3 -

Analysis 

Proposed Port Metro Vancouver Land Use Plan Goals and Objectives 
A staffteam involving Policy Planning, Transportation and Community Sustainability have 
reviewed the proposed Plan from a land use, transportation, and environmental perspective. The 
proposed Plan provides a framework for the growth and development of Port lands and waters 
over the next 15-20 years. The Plan recognizes that PMV is a major economic generator both 
locally and regionally, and the City recognizes the Port's contribution to achieving the City's 
2041 OCP Vision for a Resilient Economy. 

A summary of the proposed Land Use Plan's goals, objectives and relevant policies is listed 
below along with staff comments. 

Goal I: 
Port Metro Vancouver manages port growth and activity in support of Canada 's trade while 
preparingfor anticipated transitions in the global economy. 

Objectives for Goal 1: 
1.1 Protect the industrial land base to support port and related activities into the future. 
1.2 Optimize the use of existing port lands and waters. 
1.3 Ensure the availability of a land base within the region that is sufficient to support future 

port and port-related activities. 
Policy - 1.3.1 Consider acquisition of sites to protect their availability for future port 
use, giving priority to lands that demonstrate ready access to shipping and/or 
transportation networks and close proximity to existing Port Metro Vancouver 
holdings. 

1.4 Lead the port community in anticipating and responding to economic trends and 
opportunities that will affect the growth, development and competitiveness of the Port. 

Staff Comments on Goal 1: 
There is no evidence that the Port has taken into account the protection of agricultural land. The 
proposed Plan does not contain any policies which commit the Port to avoid expanding on or 
using agricultural land for Port operations. Of particular concern is Policy 1.3.1 which states 
"Consider acquisition of sites to protect their availability for future port use, giving priority to 
lands that demonstrate ready access to shipping and/or transportation networks and close 
proximity to existing Port Metro Vancouver holdings." While staff support the Port's acquisition 
of non-agricultural land such as the 26.6-hectare (65.6-acre) Fraser Wharves site in March 2013, 
the proposed Plan should be revised to make a clear statement that PMV will not use or acquire 
agricultural land. 

Goal 2: 
Port Metro Vancouver is a leader in ensuring the safe and efficient movement of port-related 
cargo, traffic and passengers throughout the region. 
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Objectives for Goal 2: 
2.1 Improve operational efficiencies of transportation modes serving the Port. 
2.2 Preserve, maintain and improve transportation corridors and infrastructure critical to 

moving goods and passengers to and through the Port. 
2.3 Ensure the safe and secure movement of goods and passengers through the Port. 

Staff Comments on Goal 2: 
Staff advise that this transportation goal complements the City's 2041 OCP policies and is 
consistent with the recommendations made in the City's February 28,2013 letter to the Port 
(e.g., the need to plan for the timely implementation of any future road improvements needed to 
accommodate the traffic growth). City staff will be working closely with the Port on a number 
of initiatives including the Robert Banks Terminal 2 Project and the Massey Tunnel replacement. 
The Port is also pursuing a transportation study of its Richmond properties in 2014 and the City 
is a key stakeholder to identify priorities. Staff will update Council of progress regarding these 
studies, as necessary. 

Goal 3: 
Port Metro Vancouver is a global leader among ports in the environmental stewardship of the 
lands and waters it manages. 

Objectives for Goal 3: 
3.1 Contribute to the overall ecological health of the region by reducing impacts from port 

activity and protecting, sustaining and enhancing ecosystems. 
3.2 Reduce air emissions, including greenhouse gas intensity, and promote energy 

conservation in port operations and developments. 
3.3 Improve land and water quality within the Port. 
3.4 Promote sustainable practices in design and construction, operations and administration 

in the Port. 

Staff Comments on Goal 3: 
Staff advise that this environmental stewardship goal complements the City's 2041 OCP policies 
and related initiatives. City staff have been working with PMV on environmental initiatives, 
mainly related to Objective 3.1 that are part of PM V's Habitat Banking program (e.g., Shady 
Island, Sturgeon Banks, and McDonald Park). Staff will continue to liaise with PMV on 
environmental issues that pertain to the City and update Council, as necessary. 

Goal 4: 
Port activity and development is a positive contributor to local communities and First Nations. 

Objectives for Goal 4: 
4.1 Generate sustainable local and national economic benefits through the use and 

development of port lands and waters. 
4.2 Ensure public recreational opportunities and waterfront access are provided within the 

Port in a manner compatible with port activities and the protection of fish and wildlife. 
4.3 Seek to minimize the impacts from port operations and development on local communities 

and First Nations. 
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Staff Comments on Goal 4: 
Staff advise that, while this positive contributor goal complements the City's 2041 OCP policies, 
it should be revised to indicate that the Port will not use agricultural land for Port purposes. This 
approach would better ensure sustainable benefits and minimal impacts for Richmond from Port 
operations. 

Goal 5: 
Port Metro Vancouver is a leader in communication and engagement in support of the use and 
development of port lands and waters. 

Objectives: 
5.1 Provide a relevant range of opportunities for communication, consultation and 

engagement that reflects the scale, scope, impacts and community interest in the use and 
development of port lands and waters. 

Staff Comments on Goal 5: 
Staff advise that the above communication and engagement goal complements the 2041 OCP 
policies. However, while the Port provided a range of communication opportunities during the 
preparation of the proposed Plan, it does not reflect Richmond's request that the Port not use 
agricultural land for Port purposes. 

Port Metro Vancouver Land and Water Designations 
The PMV Plan land and water use designations are divided into seven planning areas based on 
geography and port-related activities. There are eight land and water designations, each having a 
specific intent and list of associated uses. Richmond is largely in PMV's Planning Area 7: Fraser 
River - North, South and Middle Arm area, with the south eastern most part of Richmond in 
Planning Area 5: Fraser River - Central. Port properties are designated as, either "Port 
Terminal", "Industrial", "Commercial", "Recreation", "Conservation", or "Special Study Area" 
areas. With the exception of the "Special Study Area" designation, the proposed Plan's 
designations are consistent with the 2041 OCP land use designations. 

The proposed Plan has designated four properties in the City as "Special Study Area", which is 
defined as areas that require further study, consultation and planning to determine their future 
use through a Land Use Plan amendment. The four properties total 97.2 ha (240 acres) in size, 
are all located within the ALR, designated "Agriculture" in the 2041 OCP and zoned AG 1 
Agriculture. Attachment 3 indicates the location of these properties and Table 1 below provides 
a summary of these properties: 

Table 1: Summary of Properties Designated "Special Study Area" 
No. Address Size Current Land Use 

1 17740 River Road 3.05 ha (7.53 acres) Agriculture (Organic Eggs) 

2 6940 No 7 Road 1.88 ha (4.64 acres) Agriculture (Nursery) 
3 6131 No 8 Road 52.67 ha (130.14 acres) Agriculture 

4 6220 No 8 Road 39.62 ha (97.91 acres) Agriculture 

4166504 PLN - 21



March 12,2014 - 6 -

The Plan indicates that the current use of designated "Special Study Area" areas will remain 
unchanged, until further consultation and analysis can be completed. The review is to include 
consultation with affected communities, governments, agencies and stakeholders, prior to 
amending the PMV Land Use Plan. Although the proposed Plan indicates that land in the 
"Special Study Area" sites can only allow existing uses, (until the review is completed), staff 
advise that this does not provide any assurance that the Port will not use them for Port purposes 
in the future. 

City staff recommend that the Port be requested to make a stronger commitment to utilizing 
existing Port lands more efficiently and that, if expansion is needed, it should only be on non 
agricultural properties throughout the Metro Vancouver region. As well, staff recommend that 
the "Special Study Area" designations in Richmond be deleted and replaced with an 
"Agricultural" designation, before the Plan is presented to the Port Metro Vancouver Board of 
Directors for approval. 

Metro Vancouver Region Implications 
While PMV has not indicated where it will expand in the Metro Vancouver Region, there are 
non agricultural lands in the Region which the Port could use for its expansion activities 
(e.g., possibly along Port Moody's waterfront, along the South Arm of the Fraser River). With 
these opportunities, staff do not consider it acceptable for the Port to use agricultural lands. 

To better protect Richmond and Metro Vancouver employment lands (e.g., industrial, mixed 
employment) and to encourage the Port not to use farmland, City staff are participating with 
Metro Vancouver staff who are leading a number of regional employment land studies including: 
updating 2010 Metro Vancouver's Industrial Land Inventory, reviewing the Industrial Land 
Re-Development and Intensification - Constraints and Solutions Study (with Stantec Ltd; Site 
Economics), and reviewing Metro Vancouver's Industrial Land Protection and Intensification -
Policy Paper which integrates related Metro Vancouver studies completed since 2011. These 
studies are aimed at enabling all parties to better manage and protect employment and 
agricultural lands. Staff will continue to update Council as these studies are brought forward. 

Options 
The following options are presented for consideration: 

• Option 1 (Recommended): Council advise Port Metro Vancouver that it is providing only 
conditional support for the proposed 2013 Port Metro Vancouver Land Use Plan and requests 
that the Plan be revised to state that the Port will not use or expand on agricultural land, and 
the "Special Study Area" designations in Richmond be deleted and replaced with an 
"Agricultural" designation, before it is presented to the PMV Board of Directors for 
approval. This Option also recommends that the Minister of Transport Canada, the BC 
Minister of Agriculture, BC Ministry of Transportation and Infrastructure, the Chair of the 
BC Agricultural Land Commission, the Metro Vancouver Board and all Metro Vancouver 
municipalities be advised of Council's decision. 
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• Option 2: This Option involves not supporting the proposed PMV Land Use Plan in its 
entirety, until it has been revised to state that the Port will not use or expand on agricultural 
land and the "Special Study Area" designations in Richmond be deleted and replaced with an 
"Agricultural" designation, before it is presented to the Port Metro Vancouver Board of 
Directors for approval. This Option is identified as the protection of agricultural land is 
important to the City and, as the Port has not indicated that it will avoid expanding on 
agricultural land, many of the proposed Plan policies are questionable (e.g., the densification 
of existing Port industrial lands, transportation, servicing, infrastructure, environmental 
management). As in Option 1, Option 2 includes advising the Minister of Transport Canada, 
the BC Minister of Agriculture, BC Ministry of Transportation and Infrastructure, the Chair 
of the BC Agricultural Land Commission, the Metro Vancouver Board and all Metro 
Vancouver municipalities of Council's decision. 

Financial Impact 

None 

Conclusion 

Staff have reviewed Port Metro Vancouver's proposed 2013 Land Use Plan and find that, after 
repeated Richmond requests, the proposed Plan does not protect agricultural land from Port 
expansion or operations. This is the final opportunity for the City to request the Port not to use 
agricultural land, before the Plan is adopted by the PMV Board of Directors. To take advantage 
of this opportunity, staff propose 2 options and recommend Option 1 which advises the PMV 
Board that Council is providing only conditional support for the proposed 2013 Port Metro 
Vancouver Land Use Plan and requests that the Plan be revised to state that the Port will not use 
or expand on agricultural land, and the "Special Study Area" designations in Richmond be 
deleted and replaced with an "Agricultural" designation, before it is presented to the Port Metro 
Vancouver Board of Directors for approval. 

ms 
Senior Planner 
(604-276-4279) 

JH:cas 

erry Crowe 
Manager, Policy Planning 
(604-276-4139) 

Att. 1 - Port Metro Vancouver Land Use Plan (Draft December 2013) 
Att. 2 - Excerpt from February 17,2014 General Purposes Committee Minutes 
Att. 3 - Map of Properties Designated "Special Study Area" 
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 f
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la
n 

I 
P
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P
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ra
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 p
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 t
o

 d
e

ve
lo

p
 a

 B
u

si
n

e
ss

 P
la

n 
fo

r 
a 

R
e

g
io

n
a

l 
F

lo
od

 M
a

n
a

g
e

m
e

n
t 

S
tr

a
te

g
y 

fo
r 

th
e 

L
o

w
e

r 
M

ai
nl

an
d.

 T
he

 P
o

rt
 is

 a
ls

o
 a

 
m

e
m

b
e

r 
o

f t
h

e
 J

oi
nt

 P
ro

g
ra

m
 C

o
m

m
it

te
e

 
fo

r 
In

te
g

ra
te

d
 F

lo
o

d
 H

a
za

rd
 M

a
n

a
g

e
m

e
n

t 
p

u
rs

u
in

g
 n

e
w

 s
tu

d
ie

s 
an

d 
m

o
d

e
ls

 t
o

 
a

tt
e

m
p

t t
o

 b
e

tt
e

r 
d

e
fin

e
 t

h
e

 p
o

ss
ib

le
 

im
p

a
ct

 o
f s

e
a

 le
ve

l r
is

e 
an

d 
se

ve
re

 s
to

rm
 

sc
e

n
a

ri
o

s.
 T

hi
s 

is
 a

 m
ul

ti-
pa

rt
y,

 c
o

n
se

n
su

s
b

a
se

d
 c

o
m

m
itt

e
e

 th
a

t 
b

ri
n

g
s 

to
g

e
th

e
r 

a
b

o
u

t 
3

0
 fe

de
ra

l, 
p

ro
vi

n
ci

a
l a

nd
 l

o
ca

l 
g

o
ve

rn
m

e
n

t 
a

g
e

n
ci

e
s

.a
nd

 o
rg

a
n

iz
a

tio
n

s 
to

 
a

d
d

re
ss

 f
lo

o
d

 r
is

ks
 in

 a
n 

in
te

g
ra

te
d

 w
ay

. 

T
he

 P
o

rt
 is

 a
ls

o 
w

o
rk

in
g

 w
it

h
 r

e
g

io
n

a
l 

p
a

rt
n

e
rs

 t
o

 c
o

lle
ct

 a
nd

 a
na

ly
ze

 d
a

ta
 to

 
b

e
tt

e
r 

u
n

d
e

rs
ta

n
d

 a
nd

 m
an

ag
e 

fl
o

o
d

 
ri

sk
s 

in
 a

 c
o

o
rd

in
a

te
d

 m
a

n
n

e
r 

as
 p

a
rt

 o
f 

th
e

 P
o

rt
's

 f
lo

o
d

 m
a

n
a

g
e

m
e

n
t 

p
ro

g
ra

m
. 

In
 a

d
d

iti
o

n
, 

th
e 

P
o

rt
 h

as
 a

n 
in

fr
a

st
ru

ct
u

re
 

a
ss

e
t 

m
a

n
a

g
e

m
e

n
t 

p
ro

g
ra

m
 t

h
a

t 
is

 
d

e
si

g
n

e
d

 t
o

 m
a

xi
m

iz
e 

th
e 

lo
n

g
-t

e
rm

 u
se

 
o

f a
ss

e
ts

 in
 a

 c
o

st
-e

ff
e

ct
iv

e
 m

an
ne

r,
 w

h
ile

 
re

d
u

ci
n

g
 t

h
e

 r
is

ks
 o

f f
ai

lu
re

 o
f a

ss
e

ts
 

w
h

ic
h

 c
o

u
ld

 h
av

e 
fin

an
ci

al
, 

sa
fe

ty
, 

an
d 

en
vi

ro
nm

en
ta

l i
m

p
lic

a
tio

n
s.

 

P
o

rt
 M

e
tr

o
 V

a
n

co
u

ve
r 

La
nd

 U
se

 P
la

n 
I P

la
n 

C
o

n
te

xt
 

1
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C
o

m
m

u
n

it
ie

s 
an

d
 F

ir
st

 N
at

io
n

s 

P
or

t 
M

et
ro

 V
an

co
uv

er
's

 ju
ri

sd
ic

tio
n 

bo
rd

er
s 

16
 

m
un

ic
ip

al
iti

es
 a

nd
 o

ne
 t

re
at

y 
Fi

rs
t 

N
at

io
n,

 a
nd

 i
s 

lo
ca

te
d 

w
ith

in
 t

he
 a

ss
er

te
d 

tr
ad

iti
on

al
 t

er
ri

to
ri

es
 

o
f s

ev
er

al
 o

th
er

 F
irs

t 
N

at
io

ns
. W

hi
le

 t
he

 P
or

t's
 

m
an

da
te

 is
 t

o 
fa

ci
lit

at
e 

tr
ad

e 
in

 t
he

 b
es

t 
in

te
re

st
 o

f 
al

l 
C

an
ad

ia
ns

, 
it 

is
 i

m
po

rt
an

t t
o 

m
ai

nt
ai

n 
po

si
tiv

e 
w

or
ki

ng
 

re
la

tio
ns

hi
ps

 w
ith

 i
ts

 n
ei

gh
bo

ur
s 

w
ho

 r
el

y 
on

 p
o

rt
 

la
nd

s 
an

d 
w

at
er

s 
fo

r 
a 

w
id

e 
ra

ng
e 

o
f 
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5.
3.

1 
C

o
m

m
u

n
iti

es
 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 h
as

 d
e

ve
lo

p
e

d
 a

 n
u

m
b

e
r 

o
f a

ve
nu

es
 t

o
 e

n
g

a
g

e
 w

ith
 

co
m

m
u

n
iti

e
s,

 r
an

gi
ng

 f
ro

m
 c

o
m

m
u

n
ity

 m
e

e
tin

g
s 

an
d 

o
p

e
n

 h
ou

se
s,

 t
h

e
 

P
or

tT
 al

k 
on

lin
e 

fo
ru

m
 a

nd
 d

e
si

g
n

a
te

d
 m

u
n

ic
ip

a
l l

ia
is

on
s.

 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 h
as

 e
st

a
b

lis
h

e
d

 s
ev

er
al

 C
o

m
m

u
n

ity
 L

ia
is

on
 

C
o

m
m

it
te

e
s 

as
 a

 fo
rm

al
 m

ec
ha

ni
sm

 f
o

r 
d

ia
lo

g
u

e
 a

nd
 c

o
m

m
u

n
ic

a
tio

n
. 

T
he

se
 

co
m

m
itt

e
e

s 
b

ri
n

g
 t

o
g

e
th

e
r 

re
si

de
nt

s,
 l

o
ca

l g
o

ve
rn

m
e

n
t o

ff
ic

ia
ls

, 
F

ir
st

 N
at

io
ns

, 

in
d

u
st

ry
 a

nd
 P

o
rt

 r
ep

re
se

nt
at

iv
es

 t
o

 id
e

n
tif

y 
co

n
ce

rn
s 

an
d 

re
co

m
m

e
n

d
 

po
te

nt
ia

l 
so

lu
tio

n
s 

re
la

te
d 

to
 o

p
e

ra
tio

n
s 

an
d 

d
e

ve
lo

p
m

e
n

t.
 T

he
se

 c
o

m
m

itt
e

e
s 

de
al

 w
ith

 is
su

e
s 

su
ch

 a
s 

co
n

ta
in

e
r t

ru
ck

 o
p

e
ra

tio
n

s,
 r

ai
l 

no
is

e 
an

d 
la

nd
 u

se
. 

M
e

m
b

e
rs

 h
av

e 
be

en
 k

ey
 in

 c
re

a
tin

g
 p

ro
g

ra
m

s 
-

su
ch

 a
s 

th
e

 N
o

rt
h

 S
h

o
re

 

R
ai

l N
o

is
e

 S
te

e
ri

n
g

 C
o

m
m

it
te

e
 -

to
 a

d
d

re
ss

 th
e 

im
p

a
ct

 o
f o

p
e

ra
tio

n
s 

on
 t

h
e

 

co
m

m
u

n
ity

. 

In
 E

as
t V

an
co

uv
er

, 
th

e
 B

u
rr

a
rd

vi
e

w
 C

o
m

m
u

n
ity

 A
ss

o
ci

a
tio

n
, 

C
P

 R
ai

l a
nd

 

th
e

 C
it

y 
o

f V
an

co
uv

er
 p

a
rt

ic
ip

a
te

 w
ith

 P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 o
n 

th
e

 E
as

t 

V
an

co
uv

er
 P

o
rt

 L
a

n
d

s 
Li

ai
so

n 
G

ro
u

p
, 

fo
cu

si
n

g
 o

n 
is

su
e

s 
re

la
te

d 
to

 p
o

rt
 

o
p

e
ra

tio
n

s 
an

d 
d

e
ve

lo
p

m
e

n
t 

in
 t

h
a

t 
co

m
m

un
ity

. 
T

he
 w

o
rk

 o
f t

h
is

 g
ro

u
p

 

ha
s 

re
su

lte
d 

in
 t

h
e

 E
as

t V
an

co
uv

er
 P

o
rt

 L
a

n
d

s 
P

la
n,

 a
d

o
p

te
d

 b
y 

bo
th

 t
h

e
 

C
it

y 
o

f V
an

co
uv

er
 a

nd
 P

o
rt

 M
e

tr
o

 V
an

co
uv

er
. 

T
he

 P
la

n 
st

ri
ve

s 
to

 a
d

d
re

ss
 

co
m

p
a

tib
ili

ty
 is

su
e

s 
b

e
tw

e
e

n
 in

du
st

ri
al

 a
nd

 r
e

si
d

e
n

tia
l l

an
d 

us
es

 in
 t

hi
s 

ar
ea

. 

T
he

 N
o

rt
h

 S
h

o
re

 W
a

te
rf

ro
n

t L
ia

is
on

 C
o

m
m

it
te

e
 a

n
d

 t
h

e
 P

o
rt

 C
o

m
m

u
n

ity
 

Li
ai

so
n 

C
o

m
m

it
te

e
 in

 D
el

ta
 a

re
 m

e
ch

a
n

is
m

s 
fo

r 
d

ia
lo

g
u

e
 a

nd
 

co
m

m
u

n
ic

a
tio

n
s 

a
b

o
u

t 
p

o
rt

-r
e

la
te

d
 is

su
es

 w
ith

 t
h

o
se

 c
o

m
m

u
n

iti
e

s.
 B

o
th

 

co
m

m
itt

e
e

s 
ha

ve
 b

ee
n 

in
st

ru
m

en
ta

l i
n 

b
ri

n
g

in
g

 a
b

o
u

t c
h

a
n

g
e

s 
to

 o
p

e
ra

tio
n

a
l 

m
at

te
rs

 s
u

ch
 a

s 
tr

u
ck

 tr
a

ff
ic

 m
a

n
a

g
e

m
e

n
t a

n
d

 r
ai

l w
h

is
tli

n
g

. 

In
 a

d
d

iti
o

n
 t

o
 P

o
rt

 M
e

tr
o

 V
an

co
uv

er
's

 c
o

m
m

u
n

ity
 e

n
g

a
g

e
m

e
n

t 
in

iti
at

iv
es

 a
nd

 

p
ro

g
ra

m
s,

 p
o

rt
 la

nd
s 

ar
e 

u
se

d
 f

o
r 

a 
va

rie
ty

 o
f c

o
m

m
u

n
ity

 p
u

rp
o

se
s,

 s
u

ch
 a

s 

C
ra

b
 P

ar
k 

an
d 

N
e

w
 B

ri
g

h
to

n
 P

ar
k 

in
 V

an
co

uv
er

, 
a

n
d

 p
u

b
lic

 v
ie

w
in

g 
p

la
tf

o
rm

s 

in
 O

u
e

e
n

sb
o

ro
u

g
h

. P
ro

je
ct

s 
su

ch
 a

s 
th

e 
L

o
w

e
r 

Le
ve

l 
R

oa
d 

al
so

 p
ro

vi
d

e
 

o
p

p
o

rt
u

n
iti

e
s 

to
 c

re
a

te
 o

r 
im

pr
ov

e 
co

m
m

u
n

ity
 a

m
en

iti
es

, 
su

ch
 a

s 
th

e
 N

o
rt

h
 

S
h

o
re

 S
p

ir
it

 T
ra

il.
 

5
.3

.2
 F

irs
t 

N
at

io
n

s 

T
he

 la
nd

s 
an

d 
w

a
te

rs
 m

an
ag

ed
 b

y 
th

e
 P

o
rt

 fa
ll 

w
ith

in
 t

h
e

 a
ss

e
rt

e
d

 tr
a

d
iti

o
n

a
l 

te
rr

ito
ri

e
s 

o
f 

se
ve

ra
l 

F
ir

st
 N

a
tio

n
s 

an
d 

b
o

rd
e

r 
th

e
 T

sa
w

w
a

ss
e

n
 F

ir
st

 N
at

io
n 

tr
e

a
ty

 la
nd

s.
 O

ve
r t

h
o

u
sa

n
d

s 
o

f y
ea

rs
 t

h
e

se
 F

ir
st

 N
a

tio
n

s 
ha

ve
 a

cq
u

ir
e

d
 a

n 

in
tim

at
e 

kn
o

w
le

d
g

e
 o

f t
hi

s 
re

gi
on

 a
nd

 i
ts

 r
ic

h 
na

tu
ra

l r
e

so
u

rc
e

s.
 F

ir
st

 N
a

tio
n

s 

ha
rv

es
te

d 
an

d 
p

re
se

rv
e

d
 a

 g
re

a
t v

ar
ie

ty
 o

f f
oo

ds
, 

m
ai

nt
ai

ne
d 

vi
lla

ge
s 

an
d 

ca
m

p
s,

 a
nd

 a
d

m
in

is
te

re
d

 c
o

m
p

le
x 

tr
a

d
e

 n
e

tw
o

rk
s 

in
 t

h
e

 r
eg

io
n.

 

W
it

h
 th

is
 in

 m
in

d,
 i

t i
s 

im
p

o
rt

a
n

t t
o

 n
ot

e 
th

a
t t

h
e

 C
ro

w
n

 h
as

 a
 le

ga
l d

u
ty

 to
 

co
n

su
lt 

w
ith

 F
ir

st
 N

a
tio

n
s 

on
 p

ro
je

ct
s 

th
a

t h
av

e 
th

e
 p

o
te

n
tia

l t
o

 a
dv

er
se

ly
 

im
p

a
ct

 A
b

o
ri

g
in

a
l o

r 
T

re
at

y 
ri

gh
ts

. 
P

o
rt

 M
e

tr
o

 V
an

co
uv

er
 h

as
 b

ee
n 

d
e

le
g

a
te

d
 

a
u

th
o

ri
ty

 to
 m

an
ag

e 
fe

de
ra

l 
la

nd
s 

by
 t

h
e

 C
an

ad
a 

M
ar

in
e 

A
ct

, a
n

d
 t

h
e

re
fo

re
 

co
n

d
u

ct
s 

co
n

su
lta

tio
n

 o
n 

b
e

h
a

lf 
o

f t
h

e
 C

ro
w

n
. 

F
ir

st
 N

a
tio

n
s 

ar
e 

al
so

 in
vi

te
d 

to
 

p
a

rt
ic

ip
a

te
 in

 C
o

m
m

u
n

ity
 L

ia
is

on
 C

o
m

m
itt

e
e

s,
 w

h
ic

h
 p

ro
vi

d
e

 a
n 

o
p

p
o

rt
u

n
ity

 

fo
r 

F
ir

st
 N

a
tio

n
s 

to
 p

re
se

n
t a

nd
 d

is
cu

ss
 th

e
ir

 c
o

n
ce

rn
s 

re
la

te
d 

to
 o

p
e

ra
tio

n
s 

an
d 

de
ve

lo
pm

en
t.

 

P
o

rt
 M

e
tr

o
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La
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se

 P
la
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5.
4 

M
aj

o
r 

F
ac

ili
ti

es
 a

n
d

 A
ss

et
s 

T
he

 P
or

t 
co

ns
is

ts
 o

f 
2

8
 m

aj
or

 
m

ar
in

e 
ca

rg
o 

te
rm

in
al

s 
an

d 
co

nn
ec

ts
 w

ith
 t

hr
ee

 C
la

ss
 1

 
ra

ilr
oa

ds
, 

pr
ov

id
in

g 
a 

fu
ll 

ra
ng

e 
o

f 
fa

ci
lit

ie
s 

an
d 

se
rv

ic
es

 t
o 

th
e 

in
te

rn
at

io
na

l 
an

d 
do

m
es

tic
 

sh
ip

pi
ng

 c
om

m
un

ity
. 

T
he

 2
8

 d
ee

p-
se

a 
an

d 
do

m
es

tic
 

m
ar

in
e 

te
rm

in
al

s 
se

rv
ic

e 
th

e 
fo

llo
w

in
g 

bu
si

ne
ss

 s
ec

to
rs

: 

5.
4.

1 
A

ut
om

ob
ile

s 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 h
an

dl
es

 a
pp

ro
xi

m
at

el
y 

4
0

0
,0

0
0

 v
eh

ic
le

s 
an

nu
al

ly
 th

ro
ug

h 
th

e 
V

an
co

uv
er

 

G
at

ew
ay

, 
m

ak
in

g 
us

 o
ne

 o
f t

h
e

 to
p

 th
re

e 
p

o
rt

s 

on
 t

h
e

 W
e

st
 C

o
a

st
 o

f N
o

rt
h

 A
m

e
ri

ca
 fo

r 
ve

hi
cl

e 

tr
an

ss
hi

pm
en

t.
 A
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d
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 d

ea
le

rs
hi

ps
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l c
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en
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il
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W
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W
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rm
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ac

is
 I

sl
an

d 
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 D
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F

ra
se
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h
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B
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ak
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o
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e
tr

o
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an
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uv
er
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 t

h
e
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ac
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c 

N
o

rt
h
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e
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 c
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n 
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n

tr
e
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r 
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u
lk

 c
a

rg
o
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s 
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ro
d

u
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 m
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hi
ne
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ea
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k 
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 r
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at
el

y 

13
 p

e
r 
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f t
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o
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l t
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g
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o

f 
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e
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o
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u
lk

 c
a

rg
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an
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ed
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u
g
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in
al
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. 
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k

b
u

lk
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er
m
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s 

• 
F

ra
se

r 
S

ur
re

y 
D

o
ck
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 m
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e 
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ar
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e 
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rm
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al

 l
o

ca
te
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 d
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 c
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co
nt

ai
ne

rs
 a

s 
w
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u
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ca
te
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o

rt
h
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ur

ra
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nl
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, 
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e 
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nn

te
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 c
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tr
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u
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w
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d

 p
ul

p 
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 p
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 c
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hi
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or
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et

ro
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an
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uv
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I P
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 c
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o
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ox
im

at
el
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f t
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 P

o
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ua
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h

ip
p

in
g
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ne
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re

gu
la
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 c
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l 
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 t

he
 

P
o

rt
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se
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 d
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er
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 t
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o
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te
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an
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m
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o
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o
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ha
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d 
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e 

o
f c
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e
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iv
e
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d 

tr
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n
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 s
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e
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u

p
p

o
rt
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ct
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f c
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B
u

lk
 T

er
m

in
al

s 
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A
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an

ce
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in
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er

m
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al
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lo
ca

te
d
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n 

th
e 
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h 
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o

f B
ur

ra
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nl

et
, 
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le
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p
e
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. 

• 
S
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n
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r 
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ur
ra
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ro
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u
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er
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ca
te
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an
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 p
et
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le
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u
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 c
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m
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al
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ca

te
d

 o
n 

th
e 
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o

rt
h
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h

o
re

 o
f B

ur
ra

rd
 I
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a
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s 
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se
a 
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lt 
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d 
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m
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 b
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ng
 p

ro
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f 

p
a

p
e

r 
p

ro
d

u
ct

s.
 

• 
T

he
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ar
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ll 
te

rm
in

al
, 

lo
ca

te
d

 o
n 

th
e 

N
o

rt
h

 S
h

o
re

 

o
f B

ur
ra

rd
 I

nl
et

, 
is
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 g

ra
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 te
rm

in
al

 o
pe

ra
te

d 

by
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a
rg
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ite

d 
th
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 h

an
dl

es
 w

he
at

, 
du

ru
m

, 

ca
no
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, 
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rle

y 
an

d 
gr
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n 
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-p

ro
du

ct
s.

 

• 
C

a
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a
d

ia
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 a
 g

ra
in

 t
er

m
in

al
 l

o
ca

te
d

 o
n 

th
e 

S
o

u
th

 S
h

o
re

 o
f B

ur
ra

rd
 I

nl
et

 o
pe

ra
te

d 
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ite

rr
a 
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, w
h
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h
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an

dl
es
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he
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, 

du
ru

m
, 

ca
no

la
, 

ba
rle

y,
 r

ye
, 
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 a
nd

 b
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p
ro

d
u

ct
s.

 

• 
F

ib
re

co
 T

er
m

in
al

, 
lo

ca
te

d
 o

n 
th

e 
N

o
rt

h
 S
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re

 

o
f B

ur
ra

rd
 I

nl
et

, 
ha

nd
le

s 
w

o
o

d
 c

h
ip
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an

d 
w
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o

d
 

pe
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o
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L
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n

d
 U
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C
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• 
F

ra
se

r S
u

rr
e
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D

o
ck

s 
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 lo
ca

te
d
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f t
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le

x 

F
ra

se
r 

B
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d
g

e
 o

n 
th

e 
so

u
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e
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 o
f t
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F
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se
r 
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ra
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S
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D
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d
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l p
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d
u
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d 
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n
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il 
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 p
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ur
ra
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 d
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K
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d
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r 
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o

rg
a
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h
a
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ur
ra
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 c
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 c
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 p
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 p
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ra
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ra
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 d
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p
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 b
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ra
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er

m
al

 

co
al

, 
p

h
o

sp
h

a
te

 r
oc

k,
 p
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 c
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l b
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 p
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ra
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ra
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 b
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 p
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 o
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 f
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 d
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 b
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 p
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 p
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 C
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 p
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 d
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 o
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ra
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 c
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l. 

• 
W

e
st

 C
o

a
st

 R
ed

uc
tio

n 
is

 lo
ca

te
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ra
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 c

oa
l a

nd
 c

o
ke

 

te
rm

in
al

. 

N
o

te
: T

er
m

in
al

 o
p

e
ra

to
rs

 a
nd

 p
ro

d
u

ct
s 

ca
n

 c
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 c

o
n

d
it

io
n

s 
as

 
o

f 
D

e
ce

m
b

e
r 

2
0

1
3

. 

PLN - 47



5
.4

.4
 C

o
n

ta
in

e
r 

T
he

 P
o

rt
 o

ff
e

rs
 fo

u
r 

co
m

m
o

n
-u

se
r 

co
n

ta
in
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 in
iti

at
iv

es
 s

uc
h 

as
 t

he
 S

ou
th

 

S
h

o
re

 C
o

rr
id

o
r 

P
ro

je
ct

 a
re

 e
xp

ec
te

d 
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e 
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at
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l e
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ie
n
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e
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an
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le
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en
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p
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s 
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ra
il 
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e 
an

d 
tr
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ff
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 g

en
er

at
ed

 b
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-r
el
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ed
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tiv

iti
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 t
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 c

om
m

un
ity
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 c
lo

se
 p

ro
xi

m
ity
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f r
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en
tia
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te
d 
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tiv

iti
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 c
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nd
us

tr
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 c
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 c
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 c
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at
io

ns
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7.
2 

P
la

n
n

in
g

 A
re

a 
2:

 

B
ur

ra
rd

 I
n

le
t/

 N
or

th
 S

ho
re

 

P
la

nn
in

g 
A

re
a 

2 
in

 B
u

rr
a

rd
 I

n
le

t b
o

rd
e

rs
 th

e
 

D
is

tr
ic

t o
f W

e
st

 V
an

co
uv

er
, 

th
e

 C
it

y 
o

f 
N

o
rt

h
 

V
an

co
uv

er
, 

th
e

 D
is

tr
ic

t o
f 

N
o

rt
h

 V
an

co
uv

er
 a

nd
 

re
se

rv
e 

la
nd

s 
o

ft
h

e
 S

q
u

a
m

is
h

 a
nd

 T
sl

ei
l-

W
a

u
tu

th
 

N
at

io
n.

 T
he

 N
o

rt
h

 S
h

o
re

 e
xt

en
ds

 fr
om

 A
m

b
le

si
d

e
 

P
ar

k 
in

 W
e

st
 V

an
co

uv
er

 to
 C

a
te

s 
P

ar
k 

in
 t

h
e

 

D
is

tr
ic

t o
f N

o
rt

h
 V

an
co

uv
er

. 

T
hi

s 
P

la
nn

in
g 

A
re

a
 b

o
rd

e
rs

 a
 d

e
e

p
-s

e
a

 s
h

ip
p

in
g

 

ch
an

ne
l a

nd
 i

s 
on

e 
o

f t
h

e
 m

aj
or

 tr
a

d
in

g
 a

re
as

 in
 t

h
e

 

p
o

rt
. 

In
 2

01
2,

 t
h

e
 N

o
rt

h
 S

h
o

re
 h

an
dl

ed
 o

ve
r 

2
2

%
 

o
f a

ll 
ca

rg
o

 v
ol

um
e 

th
ro

u
g

h
 P

o
rt

 M
e

tr
o

 V
an

co
uv

er
, 

an
d 

re
m

ai
ns

 a
n 

in
te

gr
al

 c
o

n
n

e
ct

io
n

 f
o

r 
C

an
ad

ia
n 

e
xp

o
rt

s 
to

 o
ve

rs
ea

s 
m

ar
ke

ts
. 

It
 is

 a
 c

ri
tic

a
l 

e
xp

o
rt

 

ga
te

w
ay

 to
 t

h
e

 A
si

a
-P

a
ci

fic
 r

eg
io

n 
an

d 
su

p
p

o
rt

s 

e
xp

o
rt

-b
a

se
d

 i
nd

us
tr

ie
s,

 in
cl

u
d

in
g

 a
gr

ic
ul

tu
re

, 

fo
re

st
ry

, 
m

in
in

g 
an

d 
m

an
uf

ac
tu

ri
ng

 in
 B

ri
tis

h
 

C
o

lu
m

b
ia

 a
nd

 a
cr

o
ss

 C
a

n
a

d
a

 a
s 

a 
w

ho
le

. 

M
a

jo
r t

er
m

in
al

s 
an

d 
in

du
st

ri
al

 a
ct

iv
it

ie
s 

in
 t

hi
s 

ar
ea

 in
cl

u
d

e
 R

ic
h

a
rd

so
n

 I
nt

er
na

tio
na

l, 
C

a
rg

ill
, 

N
ep

tu
ne

, 
Ly

nn
te

rm
, 

U
ni

va
r 

C
an

ad
a,

 C
an

ex
us

, 

V
an

co
uv

er
 W

h
a

rv
e

s 
an

d 
S

e
a

sp
a

n
. C

ol
le

ct
iv

el
y,

 

th
e

se
 t

er
m

in
al

s 
m

ov
e 

co
nt

ai
ne

rs
, 

d
ry

 b
ul

k,
 l

iq
ui

d 

b
u

lk
 a

nd
 b

re
a

kb
u

lk
 p

ro
d

u
ct

s.
 T

he
re

 a
re

 s
om

e 

in
du

st
ri

al
 a

nd
 c

o
m

m
e

rc
ia

l 
us

es
, 

a
n

ch
o

ra
g

e
s,

 a
s 

w
e

ll 
as

 c
o

n
se

rv
a

tio
n

 a
nd

 r
ec

re
at

io
n 

a
ct

iv
iti

e
s 

in
 t

h
e

 

ar
ea

. 
T

hi
s 

ar
ea

 is
 a

ls
o 

a 
m

ai
n 

ra
il 

lin
e 

fo
r 

C
a

n
a

d
ia

n
 

N
at

io
na

l 
(C

N
) 

R
ai

lw
ay

. 

It
 is

 a
n

tic
ip

a
te

d
 t

h
a

t t
h

e
re

 w
ill

 b
e 

co
n

tin
u

e
d

 g
ro

w
th

 

o
f p

o
rt

-r
e

la
te

d
 u

se
s 

in
 a

ll 
co

m
m

o
d

ity
 s

e
ct

o
rs

 o
n 

th
e 

N
o

rt
h

 S
ho

re
, 

p
a

rt
ic

u
la

rl
y 

in
 d

ry
 b

ul
k,

 l
iq

ui
d 

b
u

lk
 

an
d 

b
re

a
kb

u
lk

 a
ct

iv
iti

es
. 

F
ur

th
er

 in
te

ns
ifi

ca
tio

n 

o
f p

o
rt

-r
e

la
te

d
 in

du
st

ri
al

 u
se

s 
on

 e
xi

st
in

g 
si

te
s 

is
 

lik
el

y,
 p

a
rt

ic
u

la
rl

y 
as

 in
du

st
ri

al
 la

n
d

s 
in

 o
th

e
r 

ar
ea

s 

o
f t

h
e

 P
o

rt
 b

e
co

m
e

 m
or

e 
lim

ite
d.

 

C
u

rr
e

n
t a

nd
 f

ut
ur

e 
in

ve
st

m
en

ts
 in

 r
ai

l a
nd

 r
oa

d 

in
fr

as
tr

uc
tu

re
, 

su
ch

 a
s 

th
ro

u
g

h
 t

h
e

 L
o

w
 L

ev
el

 R
oa

d 

an
d 

o
th

e
r 

im
pr

ov
em

en
t 

p
ro

je
ct

s,
 a

re
 e

xp
ec

te
d 

to
 im

pr
ov

e 
op

er
at

io
na

l 
e

ff
ic

ie
n

ci
e

s 
an

d 
le

ss
en

 

im
p

a
ct

s 
fr

om
 r

ai
l 

no
is

e 
an

d 
tr

a
ff

ic
 g

e
n

e
ra

te
d

 b
y 

p
o

rt
-r

e
la

te
d

 a
ct

iv
iti

e
s 

in
 t

h
e

 c
om

m
un

ity
. 

T
he

 c
lo

se
 p

ro
xi

m
ity

 o
f r

es
id

en
tia

l a
re

as
 t

o
 p

o
rt



re
la

te
d 

a
ct

iv
iti

e
s 

a
n

d
 c

o
n

ve
rs

io
n

 o
f f

o
rm

e
r 

in
du

st
ri

al
 la

nd
s 

to
 n

on
-i

nd
us

tr
ia

l 
us

es
 c

re
at

e 
th

e
 

p
o

te
n

tia
l f

o
r 

co
n

fli
ct

s 
b

e
tw

e
e

n
 p

o
rt

-r
e

la
te

d
 a

nd
 

no
n-

in
du

st
ri

al
 u

se
s.

 S
o

lu
tio

n
s 

w
ill

 r
eq

ui
re

 c
ar

ef
ul

ly
 

pl
an

ni
ng

 a
nd

 c
o

lla
b

o
ra

tio
n

 b
e

tw
e

e
n

 t
he

 P
o

rt
 a

nd
 

a
d

ja
ce

n
t 

m
u

n
ic

ip
a

lit
ie

s 
an

d 
F

ir
st

 N
at

io
ns

. 

In
 2

01
2,

 t
he

 N
o

rt
h

 S
h

o
re

 h
a

n
d

le
d

 o
ve

r 
2

2
%

 o
f 

al
l 

ca
rg

o
 

vo
lu

m
e 

th
ro

u
g

h
 P

o
rt

 M
e

tr
o

 V
an

co
uv

er
, 

an
d 

re
m

ai
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 a
n 

in
te

gr
al

 
co

n
n

e
ct

io
n

 f
o

r 
C

a
n

a
d

ia
n

 e
xp

o
rt

s 
to

 o
ve

rs
ea
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m

ar
ke

ts
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P
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I P
la
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7.
3 

P
la

n
n

in
g

 A
re

a 
3:

 

In
di

an
 A

rm
 

T
he

 I
nd

ia
n 

A
rm

 P
la

nn
in

g 
A

re
a 

(P
la

nn
in

g 
A

re
a 

3
) 

b
o

rd
e

rs
 th

e 
D

is
tr

ic
t o

f N
o

rt
h

 V
an

co
uv

er
, 

E
le

ct
or

al
 

A
re

a 
A

 a
nd

 t
he

 r
es

er
ve

 la
nd

s 
o

f t
he

 T
sl

ei
l-W

au
tu

th
 

N
at

io
n.

 I
nd

ia
n 

A
rm

 is
 a

 n
at

ur
al

 f
jo

rd
 c

ha
ra

ct
er

iz
ed

 

by
 d

e
e

p
 w

at
er

, 
st

e
e

p
 s

lo
p

e
s 

an
d 

un
de

ve
lo

pe
d 

up
la

nd
 fo

re
st

s.
 

A
 m

aj
or

ity
 o

f t
he

 u
pl

an
d 

ar
ea

 in
 I

nd
ia

n 
A

rm
 

co
n

si
st

s 
o

f C
at

es
 P

a
rk

/W
h

e
y-

A
h

-W
ic

h
e

n
, 

In
di

an
 

A
rm

 P
ro

vi
nc

ia
l P

a
rk

/S
a

y 
N

ut
h 

K
ha

w
 Y

um
, 

an
d 

B
e

lc
a

rr
a

 R
eg

io
na

l 
P

ar
k.

 E
xi

st
in

g 
us

es
 in

cl
u

d
e

 

re
si

de
nt

ia
l 

m
oo

ra
ge

 fa
ci

lit
ie

s,
 m

ar
in

as
, 

an
d 

p
u

b
lic

 w
ha

rv
es

. 
F

ut
ur

e 
po

rt
-r

el
at

ed
 u

se
s 

in
 t

hi
s 

ar
ea

 w
ill

 li
ke

ly
 c

on
tin

ue
 t

o
 b

e 
lim

ite
d,

 m
ai

nl
y 

co
n

si
st

in
g

 o
f a

 m
ix

 o
f c

om
m

er
ci

al
, 

re
cr

ea
tio

na
l 

an
d 

co
ns

er
va

tio
n 

us
es

. 

P
or

t M
et

ro
 V

an
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uv
er
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an
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U

se
 P

la
n 

I P
la
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in
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A
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7.
4 

P
la

n
n

in
g

 A
re

a 
4:

 

F
ra

se
r 

R
iv

er
-

In
la

nd
 R

ea
ch

e
s 

P
la

nn
in

g 
A

re
a 

4 
{F

ra
se

r 
R

iv
e

r-
In

la
n

d
 R

ea
ch

es
} 

ex
te

nd
s 

e
a

st
 fr

om
 t

he
 P

o
rt

 M
an

n 
B

ri
d

g
e

 to
 P

itt
 R

iv
er

 

an
d 

K
an

ak
a 

C
re

e
k 

in
 M

ap
le

 R
id

ge
. 

T
he

 a
re

a 
b

o
rd

e
rs

 

th
e 

m
un

ic
ip

al
iti

es
 o

f P
o

rt
 C

o
q

u
itl

a
m

, 
P

itt
 M

ea
do

w
s,

 

S
ur

re
y,

 T
ow

ns
hi

p 
o

f L
an

gl
ey

 a
nd

 M
a

p
le

 R
id

ge
, 

an
d 

th
e 

re
se

rv
e 

la
nd

s 
o

f t
he

 K
at

zi
e 

F
irs

t 
N

at
io

n
. 

T
he

 F
ra

se
r 

R
iv

e
r-

In
la

n
d

 R
ea

ch
es

 P
la

nn
in

g 

A
re

a 
co

n
si

st
s 

o
f d

o
m

e
st

ic
 a

nd
 l

oc
al

 n
av

ig
at

io
n 

ch
an

ne
ls

, 
w

h
ic

h
 a

re
 r

el
at

iv
el

y 
sh

al
lo

w
 in

 d
ep

th
. 

T
he

. 

ar
ea

 is
 p

rim
ar

ily
 u

se
d 

fo
r 

lo
g 

st
or

ag
e,

 in
du

st
ri

al
, 

co
m

m
er

ci
al

, 
co

ns
er

va
tio

n 
an

d 
re

cr
ea

tio
na

l 
us

es
. 

F
ut

ur
e 

po
rt

-r
el

at
ed

 u
se

s 
in

 t
h

is
 a

re
a 

w
ill

 li
ke

ly
 

co
n

tin
u

e
 to

 i
n

cl
u

d
e

 a
 m

ix
 o

f e
xi

st
in

g 
us

es
. 

T
he

 m
aj

or
ity

 o
f 

bu
lk

 fo
re

st
 p

ro
d

u
ct

 m
ov

in
g 

th
ro

u
g

h
 

th
e 

P
o

rt
 is

 a
 d

o
m

e
st

ic
 w

o
o

d
ch

ip
 b

u
si

n
e

ss
 h

an
dl

ed
 

on
 t

he
 F

ra
se

r 
R

iv
er

. 
O

th
e

r 
fo

re
st

 p
ro

d
u

ct
s 

in
cl

u
d

e
 

lu
m

be
r,

 p
ul

p,
 p

a
p

e
r 

an
d 

lo
gs

, 
w

h
ic

h
 a

re
 m

ov
ed

 t
h

ro
u

g
h

 
co

n
ta

in
e

rs
 o

r 
as

 b
re

a
kb

u
lk

. 

P
or

t M
et

ro
 V

an
co

u
ve

r 
La

nd
 U

se
 P

la
n 

I P
la

nn
in

g 
A

re
as

 
5

3
 

PLN - 78



F
ig

u
re

 1
5:

 P
la

n
n

in
g

 A
re

a 
5 

F
ir

st
 N

at
io

n 
R

es
er

ve
s 

L
an

d
 U

se
 D

es
ig

n
at

io
n

s 

_ 
P

o
rt

 T
er

m
in

al
 

_ 
In

du
st

ri
al

 

_ 
C

o
m

m
e

rc
ia

l 

Lo
g 

S
to

ra
g

e
 a

nd
 B

a
rg

e
 M

o
o

ra
g

e
 

_ 
R

ec
re

at
io

n 

( 
C

on
se

rv
at

io
n 

_ 
P

o
rt

W
a

te
r 

_ 
S

p
e

ci
a

l S
tu

d
y 

A
re

a 

A
nn

ac
is

 I
sl

an
d 

N
e

w
 

W
e

st
m

in
st

e
r 

C
o

q
u

it
la

m
 

PLN - 79



7.
5 

P
la

n
n

in
g

 A
re

a 
5:

 

Fr
as

er
 R

iv
er

 -
C

en
tr

al
 

T
he

 F
ra

se
r 

R
iv

e
r-

C
e

n
tr

a
l a

re
a 

ex
te

nd
s 

fr
om

 

ap
pr

ox
im

at
el

y 
3

km
 s

o
u

th
w

e
st

 o
f t

he
 A

le
x 

F
ra

se
r 

B
ri

d
g

e
 o

n 
th

e 
so

ut
h 

re
ac

h 
to

 w
e

st
 o

f t
he

 P
o

rt
 

M
an

n 
B

ri
d

g
e

, 
an

d 
is

 t
he

 m
ai

n 
ar

ea
 o

f p
o

rt
 a

ct
iv

ity
 

on
 t

he
 F

ra
se

r 
R

iv
er

. 
T

he
 P

la
nn

in
g 

A
re

a 
b

o
rd

e
rs

 th
e 

m
un

ic
ip

al
iti

es
 o

f R
ic

hm
on

d,
 D

el
ta

, 
S

ur
re

y,
 N

e
w

 

W
e

st
m

in
st

e
r 

an
d 

C
o

q
u

itl
a

m
. T

he
 w

e
st

 b
o

u
n

d
a

ry
 

o
f t

he
 P

la
nn

in
g 

A
re

a 
co

in
ci

d
e

s 
w

ith
 t

he
 p

ro
vi

nc
ia

l 

be
d 

o
f t

he
 F

ra
se

r 
R

iv
er

. 

T
he

 F
ra

se
r 

R
iv

e
r-

C
e

n
tr

a
l a

re
a 

ha
s 

a 
d

e
e

p
-s

e
a

 

sh
ip

p
in

g
 c

ha
nn

el
 u

p 
to

 F
ra

se
r 

S
ur

re
y 

D
oc

ks
. T

he
 

P
la

nn
in

g 
A

re
a 

in
cl

u
d

e
s 

tw
o

 d
e

e
p

-s
e

a
 te

rm
in

al
s:

 

F
ra

se
r 

S
ur

re
y 

D
o

ck
s 

in
 S

ur
re

y 
w

h
ic

h
 h

an
dl

es
 

a 
va

rie
ty

 o
f b

ul
k 

an
d 

b
re

a
kb

u
lk

 p
ro

d
u

ct
s 

as
 

w
el

l a
s 

co
nt

ai
ne

rs
, 

an
d 

W
al

le
n 

iu
s 

W
ilh

e
lm

se
n

 

L
o

g
is

tic
s 

(W
W

L
) 

on
 A

nn
ac

is
 I

sl
an

d 
in

 D
el

ta
 

w
h

ic
h

 s
pe

ci
al

iz
es

 in
 a

ut
om

ob
ile

s.
 T

he
re

 is
 a

 w
id

e
 

va
rie

ty
 o

f p
or

t-
re

la
te

d 
in

du
st

ri
al

 a
nd

 c
om

m
er

ci
al

 

us
es

 s
uc

h 
as

 b
ar

ge
 te

rm
in

al
in

g,
 s

h
ip

 r
ep

ai
r,

 s
h

ip
 

bu
ild

in
g,

 m
ar

in
as

, f
ue

lli
ng

 f
ac

ili
tie

s,
 lo

g 
st

or
ag

e 
an

d 

riv
er

-r
el

at
ed

 c
om

m
er

ci
al

 a
ct

iv
iti

es
. 

C
on

se
rv

at
io

n 

an
d 

re
cr

ea
tio

n 
us

es
 a

ls
o 

ex
is

t t
h

ro
u

g
h

o
u

t t
hi

s 
ar

ea
. 

T
hi

s 
ar

ea
 w

ill
 c

o
n

tin
u

e
 to

 b
e 

th
e 

m
ai

n 
hu

b 
o

f 

sh
ip

pi
ng

 a
nd

 g
o

o
d

s 
m

ov
em

en
t 

in
 t

he
 F

ra
se

r 
R

iv
er

, 

w
ith

 a
nt

ic
ip

at
ed

 in
te

ns
ifi

ca
tio

n 
o

f 
us

e 
an

d 
g

ro
w

th
 

in
 a

ll 
se

ct
o

rs
 in

cl
ud

in
g 

bu
lk

, 
br

ea
kb

ul
k,

 li
qu

id
 

bu
lk

 a
nd

 o
th

e
r 

co
m

m
o

d
iti

e
s.

 A
s 

po
te

nt
ia

l g
ro

w
th

 

b
e

co
m

e
s 

lim
ite

d 
on

 t
he

 B
ur

ra
rd

 I
nl

et
 N

o
rt

h
 a

nd
 

S
ou

th
 S

h
o

re
 P

la
nn

in
g 

A
re

as
 it

 is
 p

o
ss

ib
le

 th
at

 

m
or

e 
up

la
nd

 a
nd

 f
or

es
ho

re
 a

re
as

 o
f t

he
 F

ra
se

r 

R
iv

er
 -

C
en

tr
al

 P
la

nn
in

g 
A

re
a 

w
ill

 b
e 

de
ve

lo
pe

d 
to

 

a
cc

o
m

m
o

d
a

te
 p

o
rt

-r
el

at
ed

 a
ct

iv
iti

es
, 

pa
rt

ic
ul

ar
ly

 if
 

na
vi

ga
tio

na
l d

ra
ft

 in
cr

ea
se

s.
 

It 
is

 a
n

tic
ip

a
te

d
 t

h
a

t t
he

re
 w

ill
 b

e 
fu

rt
h

e
r 

in
te

ns
ifi

ca
tio

n 
o

f p
or

t-
re

la
te

d 
in

du
st

ri
al

 u
se

s 
on

 

ex
is

tin
g 

si
te

s,
 p

ar
tic

ul
ar

ly
 a

s 
in

du
st

ri
al

 la
nd

s 
in

 

o
th

e
r 

ar
ea

s 
o

f t
he

 p
o

rt
 b

e
co

m
e

 m
or

e 
lim

ite
d

. 

S
im

ila
r t

o 
ot

he
r 

ar
ea

s 
o

f t
he

 p
or

t,
 th

e 
F

ra
se

r 

R
iv

e
r-

C
e

n
tr

a
l 

P
la

nn
in

g 
A

re
a 

is
 f

ac
in

g 
th

e 

co
nt

in
ue

d 
co

nv
er

si
on

 o
f f

o
rm

e
r 

in
du

st
ri

al
 u

pl
an

ds
 

to
 r

es
id

en
tia

l a
nd

 o
th

e
r 

no
n-

in
du

st
ri

al
 u

se
s.

 T
hi

s 

m
ay

 c
re

at
e 

th
e 

po
te

nt
ia

l t
o 

in
cr

ea
se

 c
o

n
fli

ct
s 

be
tw

ee
n 

po
rt

-r
el

at
ed

 a
nd

 n
on

-i
nd

us
tr

ia
l u

se
s 

in
 t

he
 

co
m

m
un

ity
. 

P
o

rt
 M

e
tr

o
 V

a
n

co
u

ve
r 

La
nd

 U
se

 P
la

n 
I P

la
n

n
in

g
 A

re
a

s 
5

5
 

PLN - 80



F
ig

u
re

 1
6:

 P
la

n
n

in
g

 A
re

a 
6 

F
ir

st
 N

at
io

n 
R

es
er

ve
s 

L
an

d
 U

se
 D

es
ig

n
at

io
n

s 

_ 
P

o
rt

 T
er

m
in

al
 

_ 
In

du
st

ri
al

 

_ 
C

o
m

m
e

rc
ia

l 

Lo
g 

S
to

ra
g

e
 a

nd
 B

a
rg

e
 M

o
o

ra
g

e
 

_ 
R

ec
re

at
io

n 

L 
C

on
se

rv
at

io
n 

_ 
P

o
rt

W
a

te
r 

_ 
S

p
e

ci
a

l S
tu

d
y 

A
re

a 

R
o

b
e

rt
s 

B
a

n
k 

T
e

rm
in

a
l 

2 

5
6

 
P

o
rt

 M
et

ro
 V

an
co

uv
er

 L
an

d 
U

se
 P

la
n 

I P
la

nn
in

g 
A

re
as

 

T
sa

w
w

a
ss

e
n

 
F

ir
st

 N
a

ti
o

n
 

D
e

lt
a

 

C
a

n
a

d
a

 

PLN - 81



7.
6 

P
la

n
n

in
g

 A
re

a 
6:

 

R
ob

er
ts

 B
an

k 

T
he

 R
o

b
e

rt
s 

B
a

n
k 

P
la

nn
in

g 
A

re
a 

ex
te

nd
s 

in
to

 

th
e

 S
tr

a
it 

o
f G

e
o

rg
ia

 fr
om

 t
h

e
 f

o
re

sh
o

re
 o

f D
e

lta
 

an
d 

th
e

 T
sa

w
w

a
ss

e
n

 F
ir

st
 N

a
tio

n
s 

la
nd

s.
 P

o
rt

 

M
e

tr
o

 V
an

co
uv

er
 fa

ci
lit

ie
s 

in
 t

h
is

 a
re

a 
co

n
si

st
 o

f 

a 
1

0
5

 h
e

ct
a

re
 a

rt
ifi

ci
a

l l
an

d 
m

as
s 

an
d 

ca
u

se
w

a
y 

or
ig

in
al

ly
 b

u
ilt

 b
y 

th
e

 fe
de

ra
l g

o
ve

rn
m

e
n

t 
in

 t
h

e
 

1
9

7
0

s,
 e

xp
an

de
d 

in
 t

h
e

 1
9

8
0

s,
 a

nd
 e

xp
an

de
d 

fu
rt

h
e

r 
by

 t
h

e
 P

o
rt

 in
 2

0
0

9
 w

ith
 t

h
e

 D
e

lt
a

p
o

rt
 3

rd
 

B
e

rt
h

 p
ro

je
ct

. 

R
o

b
e

rt
s 

B
a

n
k 

is
 o

ne
 o

f t
h

e
 m

ai
n 

tr
a

d
in

g
 a

re
as

 o
f 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

, 
co

n
si

st
in

g
 o

f i
ts

 la
rg

e
st

 

b
u

lk
 fa

ci
lit

y,
 W

e
st

sh
o

re
 T

er
m

in
al

s,
 a

nd
 i

ts
 l

a
rg

e
st

 

co
n

ta
in

e
r 

te
rm

in
al

, 
D

e
lta

p
o

rt
. 

In
 2

01
2,

 o
ve

r 
3

8
 

m
ill

io
n 

m
e

tr
ic

 to
n

n
e

s 
o

f c
o

n
ta

in
e

r 
an

d 
b

u
lk

 c
a

rg
o

 

flo
w

e
d

 t
h

ro
u

g
h

 R
o

b
e

rt
s 

B
an

k.
 I

t 
is

 s
er

ve
d 

by
 a

 ra
il 

an
d 

ro
ad

 s
ys

te
m

 t
h

a
t 

co
n

n
e

ct
s 

to
 m

aj
or

 r
eg

io
na

l, 

na
tio

na
l a

nd
 U

ni
te

d 
S

ta
te

s 
hi

gh
w

ay
 s

ys
te

m
s.

 

T
he

 R
o

b
e

rt
s 

B
a

n
k 

P
la

nn
in

g 
A

re
a

 is
 a

n
tic

ip
a

te
d

 t
o

 

u
n

d
e

rg
o

 s
ig

n
ifi

ca
n

t g
ro

w
th

 o
ve

r 
th

e
 n

ex
t 

10
 y

ea
rs

 

as
 p

a
rt

 o
f t

he
 C

o
n

ta
in

e
r 

C
a

p
a

ci
ty

 Im
pr

ov
em

en
t 

P
ro

gr
am

, 
a 

lo
ng

-t
er

m
 s

tr
at

eg
y 

to
 d

el
iv

er
 p

ro
je

ct
s 

to
 m

ee
t a

n
tic

ip
a

te
d

 g
ro

w
th

 in
 c

o
n

ta
in

e
r 

ca
p

a
ci

ty
 

d
e

m
a

n
d

 th
ro

u
g

h
 a

 s
er

ie
s 

o
f r

oa
d 

an
d 

ra
il 

im
pr

ov
em

en
ts

 d
e

sc
ri

b
e

d
 e

ar
lie

r.
 T

hi
s 

P
la

nn
in

g 

A
re

a 
al

so
 in

cl
u

d
e

s 
th

e
 p

ro
p

o
se

d
 n

e
w

 c
o

n
ta

in
e

r 

te
rm

in
al

 k
no

w
n 

as
 t

h
e

 R
o

b
e

rt
s 

B
a

n
k 

T
er

m
in

al
 2

 

p
ro

je
ct

 th
a

t w
o

u
ld

 s
ig

n
ifi

ca
n

tly
 e

xp
an

d 
co

n
ta

in
e

r 

ca
p

a
ci

ty
 a

t 
R

o
b

e
rt

s 
B

a
n

k 
in

 r
e

sp
o

n
se

 t
o

 p
ro

je
ct

e
d

 

de
m

an
d.

 F
ur

th
er

 in
te

ns
ifi

ca
tio

n 
o

f p
o

rt
-r

e
la

te
d

 

a
ct

iv
iti

e
s 

an
d 

us
es

 is
 li

ke
ly

 to
 c

o
n

tin
u

e
 a

t t
h

e
 

ex
is

tin
g 

si
te

. 

C
o

n
ta

in
e

r 
tr

a
ff

ic
 t

h
ro

u
g

h
 C

a
n

a
d

a
's

 P
a

ci
fic

 G
a

te
w

a
y 

is
 

e
xp

e
ct

e
d

 t
o

 d
o

u
b

le
 o

ve
r 

th
e 

ne
xt

 1
0

 to
 1

5 
ye

ar
s,

 a
nd

 n
ea

rly
 

tr
ip

le
 b

y 
2

0
3

0
. 

C
u

rr
e

n
t 

p
ro

je
ct

io
n

s 
in

d
ic

a
te

 a
p

p
ro

xi
m

a
te

ly
 

fo
u

r 
m

ill
io

n 
T

E
U

s 
(t

w
e

n
ty

-f
o

o
t 

e
q

u
iv

a
le

n
t 

un
its

) 
o

f 
a

d
d

iti
o

n
a

l 
ca

p
a

ci
ty

 w
ill

 b
e

 n
e

e
d

e
d

 t
o 

m
e

e
t 

W
e

st
 C

o
a

st
 c

o
n

ta
in

e
r 

d
e

m
a

n
d

 b
y 

2
0

3
0

. 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 L
an

d 
U

se
 P

la
n 

I P
la

nn
in

g 
A

re
a

s 
57

 

PLN - 82



U
E

L
 /

 U
B

C
 

Fi
gu

re
 1

7:
 P

la
nn

in
g 

A
re

a 
7 

F
irs

t 
N

at
io

n 
R

es
er

ve
s 

L
a

n
d

 U
se

 D
e

s
ig

n
a

ti
o

n
s

 

_ 
P

or
t T

er
m

in
al

 

_ 
In

du
st

ria
l 

_ 
C

om
m

er
ci

al
 

Lo
g 

S
to

ra
ge

 a
nd

 B
ar

ge
 M

oo
ra

ge
 

_ 
R

ec
re

at
io

n 

( 
C

on
se

rv
at

io
n 

_ 
P

o
rt

W
a

te
r 

_ 
S

pe
ci

al
 S

tu
d

y 
A

re
a 

M
us

qu
ea

m
 

In
di

an
 B

a
n

d
 IR

2 

M
us

qu
ea

m
 

In
d

ia
n

 B
a

n
d

 
IR

3 
Y

V
R

 
-

V
a

n
co

u
ve

r 

B
u

rn
a

b
y 

.....
 

.. 
i 

'1
 

• 
/ 

R
ic

h
m

o
n

d
 

" 
D

e
lt

a
 

PLN - 83



7.
7 

P
la

n
n

in
g

 A
re

a 
7:

 

Fr
as

er
 R

iv
er

-N
or

th
, 

So
ut

h 
an

d 
M

id
dl

e 
A

rm
 

T
he

 N
or

th
, 

S
o

u
th

 (
al

so
 r

ef
er

re
d 

to
 a

s 
th

e 
M

ai
n 

A
rm

) 

an
d 

M
id

d
le

 A
rm

 o
f t

he
 F

ra
se

r 
R

iv
er

 e
xt

en
ds

 fr
om

 t
h

e
 

N
o

rt
h

 A
rm

 J
et

ty
 a

nd
 S

tu
rg

e
o

n
 B

an
k 

to
 B

o
u

n
d

a
ry

 

R
oa

d
, a

nd
 f

ro
m

 t
he

 S
a

n
d

 H
e

a
d

s 
to

 ju
st

 s
ou

th
 o

f 

Li
on

 I
sl

an
d.

 T
he

 a
re

a 
b

o
rd

e
rs

 T
he

 U
ni

ve
rs

ity
 o

f 

B
ri

tis
h 

C
o

lu
m

b
ia

, 
V

an
co

uv
er

 In
te

rn
at

io
na

l A
ir

p
o

rt
 

(Y
V

R
),

 t
h

e
 m

un
ic

ip
al

iti
es

 o
f V

an
co

uv
er

, 
R

ic
hm

on
d,

 

B
ur

na
by

, 
D

el
ta

, 
N

e
w

 W
es

tm
in

st
er

, 
an

d 
th

e 
re

se
rv

e 

la
nd

s 
o

f t
he

 M
us

qu
ea

m
 I

nd
ia

n 
B

an
d.

 

T
he

 N
or

th
, 

p
a

rt
 o

f t
he

 S
o

u
th

, a
nd

 t
he

 M
id

d
le

 A
rm

s 

o
f t

he
 F

ra
se

r 
R

iv
er

 w
er

e 
in

cl
u

d
e

d
 w

ith
in

 a
 H

ea
d 

Le
as

e 
w

ith
 t

he
 P

ro
vi

nc
e 

o
f B

C
 u

nt
il 

th
e 

en
d 

o
f 2

0
1

4
. 

T
he

 P
o

rt
 m

ai
nt

ai
ns

 n
av

ig
at

io
na

l j
u

ri
sd

ic
tio

n
 in

 t
he

se
 

w
at

er
s,

 h
ol

ds
 a

 n
um

be
r 

o
f p

ro
p

e
rt

ie
s 

in
 t

he
 u

pl
an

d,
 

an
d 

le
as

es
 w

a
te

r 
lo

ts
 to

 s
u

p
p

o
rt

 tr
a

d
e

 a
ct

iv
iti

es
. 

F
ut

ur
e 

us
e 

o
f t

he
se

 la
nd

s 
is

 li
ke

ly
 to

 b
e 

si
m

ila
r t

o
 

th
o

se
 n

o
w

 p
re

se
nt

, 
al

th
ou

gh
 m

or
e 

in
te

ns
iv

e 
us

e 

o
f t

he
 s

ite
s 

on
 t

he
 s

ou
th

 a
rm

 c
an

 b
e 

a
n

tic
ip

a
te

d
 to

 

su
p

p
o

rt
 th

e 
g

ro
w

th
 in

 C
an

ad
a'

s 
tr

ad
e

. 

P
o

rt
 M

e
tr

o
 V

an
c

ou
ve

r 
L

an
d 

U
se

 P
la

n 
I P

la
nn

in
g 

A
re

as
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P
or

t 
M

et
ro

 V
an

co
uv

er
's

 L
an

d 
U

se
 P

la
n 

in
cl

ud
es

 e
ig

ht
 

la
nd

 a
nd

 m
ar

in
e 

de
si

gn
at

io
ns

 t
h

a
t 

ar
e 

co
ns

is
te

nt
 

ac
ro

ss
 t

h
e

 P
or

t's
 ju

ri
sd

ic
tio

n,
 e

ac
h 

ha
vi

ng
 a

 s
p

e
ci

fic
 

in
te

nt
 a

nd
 l

is
t 

o
f 

as
so

ci
at

ed
 u

se
s.

 S
ec

tio
n 

8
.2

 

pr
ov

id
es

 a
 li

st
 o

f 
th

es
e 

de
si

gn
at

io
ns

 a
nd

 t
h

e
ir

 p
ur

po
se

. 
T

he
 d

et
ai

le
d 

de
si

gn
at

io
n 

m
ap

s 
ar

e 
lo

ca
te

d 
at

: 
po

rt
m

et
ro

va
nc

ou
ve

r.
co

m
/la

nd
us

ep
la

n.
 

\ 

T
he

 p
u

rp
o

se
 o

f l
an

d 
us

e 
d

e
si

g
n

a
tio

n
s 

is
 t

o
 p

ro
vi

d
e

 fo
r 

th
e

 o
rd

e
rl

y 

d
e

ve
lo

p
m

e
n

t a
nd

 m
a

n
a

g
e

m
e

n
t o

f l
an

ds
 a

nd
 w

a
te

rs
 w

ith
in

 P
o

rt
 M

e
tr

o
 

V
an

co
uv

er
's

 ju
ri

sd
ic

tio
n

, a
n

d
 t

o
 p

ro
vi

d
e

 c
la

ri
ty

 o
n 

lo
ng

 te
rm

 d
ev

el
op

m
en

t.
 

A
ll 

d
e

ve
lo

p
m

e
n

ts
 a

nd
 a

ct
iv

iti
e

s 
p

ro
p

o
se

d
 w

ith
in

 P
o

rt
 M

e
tr

o
 V

an
co

uv
er

's
 

ju
ri

sd
ic

tio
n

 a
re

 s
u

b
je

ct
 to

 th
e

 P
o

rt
's

 r
ev

ie
w

 a
nd

 a
pp

ro
va

ls
, 

an
d 

m
u

st
 b

e
 

co
n

si
st

e
n

t w
ith

 t
h

e
 u

se
s 

p
e

rm
itt

e
d

 u
n

d
e

r 
th

e 
C

an
ad

a 
M

ar
in

e 
A

ct
 a

n
d

 

L
e

tt
e

rs
 P

at
en

t. 

T
he

 la
nd

 a
n

d
 w

a
te

r 
d

e
si

g
n

a
tio

n
s 

ha
ve

 t
h

e
 fo

llo
w

in
g

 c
h

a
ra

ct
e

ri
st

ic
s

: 

A
p

p
lic

a
b

le
 t
o

 a
ll 

a
re

a
s:

 th
e

 

d
e

si
g

n
a

tio
n

s 
a

p
p

ly
 to

 a
ll 

la
nd

 a
n

d
 

w
a

te
r 

w
ith

in
 t

h
e

 P
o

rt
's

 ju
ri

sd
ic

tio
n

. 

P
ro

vi
d

e
 fl

e
x
ib

ili
ty

: 
th

e
 

d
e

si
g

n
a

tio
n

s 
in

d
ic

a
te

 th
e

 g
en

er
al

 

in
te

n
d

e
d

 u
se

 o
f t

h
e

 s
ite

 w
h

ile
 

al
so

 id
e

n
tif

yi
n

g
 t

h
e

 m
or

e 
sp

e
ci

fi
c 

ty
p

e
s 

o
f d

e
ve

lo
p

m
e

n
t t

h
a

t c
an

 b
e 

co
n

si
d

e
re

d
 o

n 
a 

p
ri

m
a

ry
, a

nc
ill

ar
y 

o
r 

co
n

d
it

io
na

l b
a

si
s.

 

C
le

a
r 

a
n

d
 a

cc
u

ra
te

 m
a

p
p

in
g

: t
h

e
 

sy
st

em
 o

f d
e

si
g

n
a

tio
n

 s
u

p
p

o
rt

s 

th
e

 o
rd

e
rl

y 
d

e
ve

lo
p

m
e

n
t a

nd
 

m
a

n
a

g
e

m
e

n
t o

f l
a

n
d

s 
an

d 
w

a
te

rs
 

w
ith

in
 t

h
e

 P
o

rt
's

 ju
ri

sd
ic

tio
n.

 

A
lig

n
 w

it
h

 P
o

rt
 m

a
n

d
a

te
: t

h
e

 

d
e

si
g

n
a

tio
n

s 
ar

e 
co

n
si

st
e

n
t 

w
ith

 th
e 

m
an

da
te

 o
f P

o
rt

 M
e

tr
o

 

V
an

co
uv

er
 u

n
d

e
r t

h
e

 C
an

ad
a 

M
ar

in
e 

A
ct

 a
nd

 L
e

tt
e

rs
 P

at
en

t. 

8.
1 

D
es

ig
n

at
io

n
 D

es
cr

ip
ti

o
n

s 

E
ac

h 
la

nd
 u

se
 d

es
ig

na
tio

n 
is

 
de

sc
ri

be
d 

be
lo

w
. 

In
 a

dd
iti

on
 t

o 
th

es
e 

pr
im

ar
y 

us
es

, 
an

ci
lla

ry
 u

se
s 

m
ay

 

be
 c

on
si

de
re

d 
as

 a
pp

ro
pr

ia
te

 o
n 

in
di

vi
du

al
 s

ite
s 

to
 s

u
p

p
o

rt
 t

he
 p

rim
ar

y 

us
e.

 A
nc

ill
ar

y 
us

es
 m

ay
 i

nc
lu

de
 u

se
s 

su
ch

 a
s 

pa
rk

in
g,

 a
nc

ill
ar

y 
of

fic
es

, 
st

or
ag

e 
ar

ea
s,

 c
a

re
ta

ke
r 

fa
ci

lit
ie

s,
 

ut
ili

tie
s,

 a
nc

ill
ar

y 
co

m
m

er
ci

al
 a

nd
 

o
th

e
r 

us
es

. 
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P
o

rt
 T

er
m

in
al

 

P
o

rt
 T

er
m

in
al

 a
re

as
 a

re
 p

ri
m

ar
ily

 d
e

si
g

n
a

te
d

 f
o

r 

d
e

e
p

-s
e

a
 a

nd
 m

ar
in

e 
te

rm
in

al
s 

w
h

ic
h

 h
an

dl
e 

a 

va
rie

ty
 o

f c
o

m
m

o
d

iti
e

s,
 i

n
cl

u
d

in
g

 a
ut

os
, 

br
ea

kb
ul

k,
 

d
ry

 b
ul

k,
 l

iq
u

id
 b

u
lk

 a
nd

 c
on

ta
in

er
s,

 a
s 

w
e

ll 
as

 

cr
u

is
e

 p
a

ss
e

n
g

e
rs

. 
T

hi
s 

in
cl

u
d

e
s 

us
es

 th
a

t s
u

p
p

o
rt

 

sh
ip

p
in

g
, 

tr
a

n
sp

o
rt

a
tio

n
 a

nd
 t

h
e

 h
an

dl
in

g 
o

f 

g
o

o
d

s.
 

In
du

st
ri

al
 

In
du

st
ri

al
 a

re
as

 a
re

 p
ri

m
ar

ily
 d

e
si

g
n

a
te

d
 f

o
r 

in
du

st
ri

al
 a

ct
iv

iti
e

s 
in

 s
u

p
p

o
rt

 o
f p

o
rt

 o
p

e
ra

tio
n

s 

an
d 

m
ar

in
e 

su
p

p
o

rt
 s

er
vi

ce
s.

 T
hi

s 
in

cl
u

d
e

s 
us

es
 

th
a

t 
su

p
p

o
rt

 s
h

ip
p

in
g

, 
tr

a
n

sp
o

rt
a

tio
n

 a
nd

 t
h

e
 

ha
nd

lin
g 

o
f g

o
o

d
s,

 in
 s

om
e 

ca
se

s 
in

cl
u

d
in

g
 th

e
 

m
a

n
u

fa
ct

u
ri

n
g

 o
f g

o
o

d
s.

 

C
o

m
m

e
rc

ia
l 

C
o

m
m

e
rc

ia
l a

re
as

 a
re

 p
ri

m
ar

ily
 d

e
si

g
n

a
te

d
 f

o
r 

co
m

m
e

rc
ia

l a
ct

iv
iti

e
s 

re
la

te
d 

to
 p

o
rt

 o
r 

m
ar

in
e 

su
p

p
o

rt
 s

er
vi

ce
s,

 t
ou

ri
sm

 r
el

at
ed

 b
u

si
n

e
ss

e
s,

 

tr
a

n
sp

o
rt

a
tio

n
 o

f 
p

a
ss

e
n

g
e

rs
, 

an
d 

th
e

 h
an

dl
in

g 

a
n

d
 s

to
ra

g
e

 o
f g

o
o

d
s.

 

Lo
g 

S
to

ra
g

e
 a

nd
 B

a
rg

e
 M

o
o

ra
g

e
 

Lo
g 

S
to

ra
g

e
 a

nd
 B

a
rg

e
 M

o
o

ra
g

e
 a

re
as

 a
re

 

pr
im

ar
ily

 d
e

si
g

n
a

te
d

 f
o

r 
lo

g 
st

or
ag

e,
 b

a
rg

e
 

m
o

o
ra

g
e

 a
nd

 a
ss

o
ci

a
te

d
 a

ct
iv

iti
es

. 

R
ec

re
at

io
n 

R
e

cr
e

a
tio

n
 a

re
as

 a
re

 p
ri

m
ar

ily
 d

e
si

g
n

a
te

d
 f

o
r 

p
u

b
lic

 r
ec

re
at

io
na

l 
us

e 
su

ch
 a

s 
pa

rk
s 

an
d 

vi
ew

in
g 

ar
ea

s.
 E

xa
m

pl
es

 in
cl

u
d

e
 C

ra
b

 P
ar

k 
at

 P
or

ts
id

e,
 

N
e

w
 B

ri
g

h
to

n
 P

ar
k,

 a
nd

 t
h

e
 p

u
b

lic
 v

ie
w

in
g 

p
la

tf
o

rm
s 

on
 t

h
e

 s
o

u
th

 s
id

e
 o

f Q
u

e
e

n
sb

o
ro

u
g

h
. 

C
o

n
se

rv
a

tio
n

 

C
o

n
se

rv
a

tio
n

 a
re

as
 a

re
 p

ri
m

ar
ily

 d
e

si
g

n
a

te
d

 f
o

r 

h
a

b
ita

t c
on

se
rv

at
io

n,
 e

nh
an

ce
m

en
t,

 r
es

to
ra

tio
n 

an
d 

si
m

ila
r 

us
es

, 
an

d 
m

ay
 b

e 
p

u
b

lic
a

lly
 a

cc
e

ss
ib

le
. 

T
he

se
 a

re
as

 a
re

 g
e

n
e

ra
lly

 n
o

t i
n

te
n

d
e

d
 f

o
r 

d
e

ve
lo

p
m

e
n

t.
 

P
o

rt
 W

a
te

r 

T
he

 P
o

rt
 W

a
te

r 
d

e
si

g
n

a
tio

n
 p

ri
m

ar
ily

 a
p

p
lie

s 
to

 

op
en

 w
a

te
r 

an
d 

fo
re

sh
o

re
 a

re
as

 a
d

ja
ce

n
t t

o
 P

o
rt

 

an
d 

n
o

n
-P

o
rt

 la
nd

s,
 a

nd
 a

re
 g

en
er

al
ly

 in
te

n
d

e
d

 f
o

r 

sh
ip

p
in

g
, 

na
vi

ga
tio

n 
an

d 
a

n
ch

o
ra

g
e

s.
 P

o
rt

 W
a

te
r 

in
cl

u
d

e
s 

th
e

 fo
llo

w
in

g
 p

ar
am

et
er

s:
 

N
a

vi
g

a
ti

o
n

 C
h

a
n

n
e

l-
w

it
h

in
 P

o
rt

 M
e

tr
o

 V
a

n
co

u
ve

r's
 

ju
ri

sd
ic

tio
n

, 
na

vi
ga

tio
n 

ch
a

n
n

e
ls

 h
av

e 
b

e
e

n
 d

e
si

g
n

e
d

 u
si

ng
 

na
tio

na
l a

nd
 i

nt
er

na
tio

na
l 

g
u

id
e

lin
e

s 
an

d 
fa

ll 
in

to
 o

ne
 o

f t
h

e
 

fo
llo

w
in

g
 f

o
u

r 
ca

te
g

o
ri

e
s:

 (
1)

 D
e

e
p

-S
e

a
 S

h
ip

p
in

g
 C

h
a

n
n

e
l; 

(2
) 

D
o

m
e

st
ic

 S
h

ip
p

in
g

 C
h

a
n

n
e

l; 
(3

) 
Lo

ca
l 

N
a

vi
g

a
lio

n
 

C
h

a
n

n
e

l; 
an

d 
(4

) 
C

h
a

n
n

e
l R

es
er

ve
. T

he
 d

e
si

g
n

 o
f t

he
 

na
vi

ga
tio

na
l c

h
a

n
n

e
ls

 is
 d

e
te

rm
in

e
d

 b
y 

th
e

 f
o

llo
w

in
g

: 

• 
d

e
p

th
 o

f w
a

le
r 

• 
cu

rr
e

n
t 

an
d 

lid
a

l c
o

n
si

d
e

ra
lio

n
s 

• 
sh

ip
 m

an
eu

ve
ri

ng
 

• 
h

yd
ro

d
yn

a
m

ic
 in

te
ra

ct
io

n
s 

b
e

tw
e

e
n

 m
e

e
tin

g
 a

 p
a

ss
in

g
 

ve
ss

el
 in

 t
w

o
-w

a
y 

tr
a

ff
ic

 
• 

co
u

n
te

ra
ct

in
g

 b
an

k 
su

ct
io

n
 

• 
a

id
s 

to
 n

a
vi

g
a

tio
n

 

M
a

ri
n

e
 S

a
fe

ty
 C

h
a

n
n

e
l-

a
n

 a
llo

w
a

n
ce

 o
f a

d
d

iti
o

n
a

l 
w

id
th

 a
d

ja
ce

n
t t

o
 th

e
 n

av
ig

at
io

na
l c

h
a

n
n

e
l t

o
 e

n
su

re
 

sa
fe

ty
 o

f v
e

ss
e

ls
 in

 t
h

e
 n

av
ig

at
io

na
l c

h
a

n
n

e
l 

an
d 

b
e

tw
e

e
n

 
co

n
cu

rr
e

n
t 

in
te

rt
id

a
l a

nd
 s

h
o

re
lin

e
 u

se
rs

. 
U

til
iz

ed
 in

 n
a

rr
o

w
 

p
o

rt
io

n
s 

o
f t

h
e

 P
o

rt
's

 ju
ri

sd
ic

tio
n

, 
th

e
 s

a
fe

ty
 c

ha
nn

el
 a

ls
o 

co
m

p
e

n
sa

te
s 

fo
r 

sa
fe

ty
 im

p
a

ct
s 

fr
om

 b
an

k 
sl

u
m

p
in

g
, 

er
os

io
n,

 s
e

d
im

e
n

t 
tr

a
n

sp
o

rt
 a

nd
 d

e
p

o
si

tio
n

. 

S
p

e
ci

a
l 

S
tu

d
y 

A
re

a
 

S
p

e
ci

a
l S

tu
d

y 
A

re
a

s 
ar

e 
ar

ea
s 

th
a

t 
re

qu
ire

 

ad
di

tio
na

l s
tu

dy
, 

co
n

su
lta

tio
n

 a
nd

 p
la

nn
in

g 
to

 

d
e

te
rm

in
e

 th
e

ir
 fu

tu
re

 u
se

 th
ro

u
g

h
 a

 L
an

d 
U

se
 

P
la

n 
am

en
dm

en
t.

 U
nt

il 
fu

rt
h

e
r 

an
al

ys
is

 c
an

 b
e 

co
m

p
le

te
d

, 
th

e
 c

u
rr

e
n

t u
se

 r
em

ai
ns

 u
n

ch
a

n
g

e
d

. 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 L
an

d 
U

se
 P

la
n 

I L
an

d 
U

se
 P

la
n 

D
e

si
g

n
a

tio
n

s 
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T
ab

le
 1

 : 
L

an
d

 U
se

 D
es

ig
n

at
io

n
s 

T
he

 f
o

llo
w

in
g

 t
a

b
le

 o
ut

lin
es

 th
e 

pr
im

ar
y 

us
es

 a
ss

oc
ia

te
d 

w
ith

 e
ac

h 
ty

p
e

 o
f l

an
d 

us
e 

de
si

gn
at

io
n.

 H
ow

ev
er

, t
h

e
 ta

b
le

 is
 n

o
t a

n 

ex
ha

us
tiv

e 
lis

t o
f a

ll 
po

te
nt

ia
l a

ct
iv

iti
es

 th
a

t 

co
u

ld
 b

e 
co

n
si

d
e

re
d

 u
nd

er
 th

is
 L

an
d 

U
se

 P
la

n 

w
ith

in
 a

 g
iv

en
 d

es
ig

na
tio

n.
 

8.
2 

U
se

 D
ef

in
it

io
n

s 

T
h

er
e 

a
re

 s
e
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m
e

n
t 

su
ch

 a
s 

st
ud

ie
s 

o
r 

pr
of

es
si

on
al

 r
ev

ie
w

s 
m

ay
 

be
 n

ec
es

sa
ry

. 
A

ny
 s

uc
h 

re
qu

ire
m

en
ts

 w
ill 

be
 

id
en

tif
ie

d 
by

 t
he

 P
o

rt
 d

ur
in

g 
ei

th
er

 p
re

-a
pp

lic
at

io
n 

d
is

cu
ss

io
n

s 
or

 th
e 

P
ro

je
ct

 R
ev

ie
w

 P
ro

ce
ss

. 

'" , 

P
ro

je
ct

 
R

e
p

o
rt

 1 
E

n
vi

ro
n

m
e

n
ta

l 
R

e
p

o
rt

 a
n

d
 

C
o

n
d

it
io

n
s 

• 
N

o
te

: T
he

 P
ro

je
ct

 R
ev

ie
w

 P
ro

ce
s

s 
d

e
te

rm
in

e
s 

th
e

 n
e

ce
ss

a
ry

 c
o

n
su

lta
tio

n
 

re
q

u
ir

e
m

en
ts

, w
h

ic
h

 m
ay

 in
cl

u
d

e
 

re
fe

rr
in

g 
th

e
 p

ro
je

ct
 t

o
 r

el
ev

an
t 

lo
ca

l 
g

o
ve

rn
m

e
n

ts
, 

F
ir

st
 N

at
io

ns
, 

a
n

d
/o

r 
st

a
ke

h
o

ld
e

rs
 f

o
r 

re
vi

ew
 a

nd
 c

o
m

m
e

n
t,

 
as

 w
el

l 
as

 o
th

e
r 

co
n

su
lta

tio
n

 a
c

tiv
iti

e
s 

d
e

p
e

n
d

in
g

 o
n 

th
e

 p
ro

je
ct

's
 s

co
p

e
, 

sc
a

le
 a

nd
 le

ve
l 

o
f c

o
m

m
u

n
ity

 in
te

re
st

. 
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9.
2 

E
n

vi
ro

n
m

en
ta

l 
A

ss
es

sm
en

t 
P

ro
ce

d
u

re
 

O
n

 J
ul

y 
6,

 2
01

2,
 t

h
e

 n
e

w
 C

an
ad

ia
n 

E
nv

ir
on

m
en

ta
l A

ss
es

sm
en

t A
ct

o
r 

C
E

A
A

 
2

0
1

2
 c

am
e 

in
to

 fo
rc

e.
 U

n
d

e
r 

C
E

A
A

 2
01

2,
 P

o
rt

 M
e

tr
o

 V
an

co
uv

er
 is

 a
 "

fe
d

e
ra

l 

a
u

th
o

ri
ty

" 
w

h
e

re
b

y 
p

ro
je

ct
s 

th
a

t w
e

re
 fo

rm
er

ly
 c

o
n

si
d

e
re

d
 "

co
m

p
re

h
e

n
si

ve
 

st
u

d
y 

p
ro

je
ct

s"
 a

re
 n

o
w

 c
o

n
si

d
e

re
d

 "
d

e
si

g
n

a
te

d
 p

ro
je

ct
s"

 a
nd

 a
re

 c
a

p
tu

re
d

 

u
n

d
e

r 
a 

n
e

w
 r

eg
ul

at
io

n 
-

th
e

 "
R

e
g

u
la

tio
n

s 
D

e
si

g
n

a
tin

g
 P

hy
si

ca
l A

ct
iv

iti
es

".
 

A
n 

en
vi

ro
nm

en
ta

l a
ss

e
ss

m
e

n
t i

s 
re

qu
ir

ed
 f

o
r 

al
l d

e
si

g
n

a
te

d
 p

ro
je

ct
s.

 F
or

 a
ll 

o
th

e
r 

p
ro

je
ct

s,
 a

s 
a 

fe
de

ra
l a

ut
ho

rit
y,

 t
h

e
 P

o
rt

 m
u

st
 n

o
t 

m
ak

e 
an

y 
d

e
ci

si
o

n
s 

o
r 

ca
rr

y 
o

u
t a

ny
 p

ro
je

ct
s 

un
le

ss
 t

h
e

 P
o

rt
 d

e
te

rm
in

e
s 

th
e

 p
ro

je
ct

 is
 n

o
t 

lik
el

y 
to

 

ca
u

se
 s

ig
n

ifi
ca

n
t a

dv
er

se
 e

nv
ir

on
m

en
ta

l e
ff

e
ct

s.
 

To
 f

ul
fil

l 
its

 le
ga

l 
re

sp
o

n
si

b
ili

ty
 u

n
d

e
r 

C
E

A
A

 2
01

2,
 t

h
e

 P
o

rt
 m

ai
nt

ai
ns

 a
n 

en
vi

ro
nm

en
t 

p
o

lic
y 

w
h

ic
h

 in
cl

u
d

e
s 

a 
P

ro
je

ct
 E

nv
iro

nm
en

ta
l A

ss
e

ss
m

e
n

t 

P
ro

ce
d

u
re

 th
a

t 
o

u
tli

n
e

s 
h

o
w

 to
 p

e
rf

o
rm

 e
nv

ir
on

m
en

ta
l a

ss
e

ss
m

e
n

ts
. 

T
he

 E
nv

iro
nm

en
ta

l A
ss

e
ss

m
e

n
t 

P
ro

ce
d

u
re

 r
eq

ui
re

s 
th

a
t a

ll 
p

ro
je

ct
s 

an
d 

a
ct

iv
iti

e
s 

th
a

t 
co

u
ld

 h
av

e 
an

 e
ff

e
ct

 o
n 

th
e

 la
nd

s 
an

d 
w

a
te

rs
 w

ith
in

 P
o

rt
 M

e
tr

o
 

V
an

co
uv

er
's

 ju
ri

sd
ic

tio
n

 u
n

d
e

rg
o

 a
n 

en
vi

ro
nm

en
ta

l 
re

vi
ew

, 
a

n
d

 t
h

a
t 

po
te

nt
ia

l 

en
vi

ro
nm

en
ta

l e
ff

e
ct

s 
ar

e 
id

e
n

tif
ie

d
, e

va
lu

at
ed

 a
nd

 m
iti

ga
te

d
. 

T
h

e 
E

n
vi

ro
n

m
en

ta
l A

s
s

e
s

s
m

e
n

t P
ro

c
e

d
u

re
 e

n
su

re
s 

th
at

: 

1)
 

A
ll 

p
ro

je
ct

s 
an

d 
p

ro
p

o
sa

ls
 in

 t
h

e
 P

o
rt

's
 ju

ri
sd

ic
tio

n
 o

r 
a

u
th

o
ri

ty
 a

re
 

re
vi

ew
ed

. T
ha

t i
n

cl
u

d
e

s 
p

ro
je

ct
s 

w
h

e
th

e
r 

th
e

y 
ar

e 
le

d 
by

 t
h

e
 P

or
t, 

te
na

nt
s 

o
r 

ot
he

rs
. 

T
he

 in
te

n
t 

is
 t

o
 a

ss
e

ss
 a

ll 
p

ro
je

ct
s 

an
d 

a
ct

iv
iti

e
s 

th
a

t 
m

ig
h

t 
ha

ve
 

en
vi

ro
nm

en
ta

l 
co

n
se

q
u

e
n

ce
s.

 

2)
 

T
he

 p
ro

ce
d

u
re

 in
cl

u
d

e
s 

E
nv

iro
nm

en
ta

l A
ss

e
ss

m
e

n
ts

 m
a

n
d

a
te

d
 

u
n

d
e

r 
le

gi
sl

at
io

n.
 W

h
e

re
 th

e
 P

o
rt

's
 E

nv
ir

on
m

en
ta

l A
ss

e
ss

m
e

n
t 

re
vi

ew
 r

eq
ui

re
m

en
ts

 a
re

 m
or

e 
st

ri
n

g
e

n
t t

ha
n 

th
o

se
 r

eq
ui

re
d 

u
n

d
e

r t
h

e
 

re
gu

la
tio

ns
, 

th
e

 P
o

rt
's

 r
eq

ui
re

m
en

ts
 a

re
 a

p
p

lie
d

. 

6
6

 
P

o
rt

 M
e

tr
o

 V
an

co
uv

er
 L

an
d 

U
se

 P
la

n 
I P

ro
je

ct
 R

ev
ie

w
 a

nd
 E

nv
iro

nm
en

ta
l A

ss
e

ss
m

e
n

t 
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10
.0

 I
m

p
le

m
en

ta
ti

o
n

 

P
or

t 
M

et
ro

 V
an

co
uv

er
's

 L
an

d 
U

se
 P

la
n 

w
ill

 
he

lp
 g

ui
de

 a
nd

 m
an

ag
e 

th
e

 p
la

nn
in

g 
an

d 
de

ve
lo

pm
en

t 
o

f 
th

e 
P

or
t's

 la
nd

 a
nd

 w
at

er
 

re
so

ur
ce

s 
to

 f
ac

ili
ta

te
 t

ra
de

 o
n 

be
ha

lf 
o

f 
al

l 
C

an
ad

ia
ns

, 
w

hi
le

 d
em

on
st

ra
tin

g 
le

ad
er

sh
ip

 in
 

co
m

m
un

ity
 e

ng
ag

em
en

t 
an

d 
en

vi
ro

nm
en

ta
l 

st
ew

ar
ds

hi
p.

 

10
.1

 
R

o
le

 o
f 

P
o

rt
 M

et
ro

 V
an

co
u

ve
r 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 is
 p

rim
ar

ily
 r

e
sp

o
n

si
b

le
 fo

r 
im

pl
em

en
tin

g 

th
e 

P
la

n'
s 

p
o

lic
y 

d
ir

e
ct

io
n

s 
an

d 
in

iti
at

iv
es

, a
lth

ou
gh

 in
 m

an
y 

ca
se

s 

im
pl

em
en

ta
tio

n 
w

ill
 h

ap
pe

n 
in

 c
o

n
ju

n
ct

io
n

 w
ith

 o
th

e
r a

g
e

n
ci

e
s.

 

T
he

 im
pl

em
en

ta
tio

n 
m

ea
su

re
s 

ou
tli

ne
d 

in
 A

p
p

e
n

d
ix

 B
, 

an
d 

to
 b

e 

de
ve

lo
pe

d 
in

 t
he

 y
ea

rs
 to

 c
om

e,
 s

er
ve

 a
s 

an
 a

ct
io

n 
pl

an
 f

o
r 

th
e 

P
o

rt
 it

se
lf 

an
d 

th
e 

b
ro

a
d

e
r 

p
o

rt
 c

om
m

un
ity

. 
T

he
 P

o
rt

's
 P

ro
je

ct
 

R
ev

ie
w

 a
nd

 E
nv

iro
nm

en
ta

l A
ss

e
ss

m
e

n
t 

P
ro

ce
ss

e
s 

w
ill

 c
o

n
tin

u
e

 

to
 b

e 
ke

y 
m

ec
ha

ni
sm

s 
fo

r 
ev

al
ua

tin
g 

an
d 

co
ns

ul
tin

g 
on

 p
ro

p
o

se
d

 

d
e

ve
lo

p
m

e
n

ts
 w

ith
in

 t
he

 P
o

rt
's

 ju
ri

sd
ic

tio
n

, 
g

u
id

e
d

 b
y 

th
e 

d
ir

e
ct

io
n

s 
es

ta
bl

is
he

d 
by

 th
e

 P
la

n
. 

.&
:t
~l
fi
' 

t~l
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10
.2

 R
o

le
 o

f 
P

o
rt

 M
et

ro
 

V
an

co
u

ve
r 

P
ar

tn
er

s 
T

he
 r

ol
e 

o
f P

o
rt

 M
e

tr
o

 V
an

co
uv

er
's

 p
a

rt
n

e
rs

 

in
 i

m
p

le
m

e
n

tin
g

 t
h

e
 L

an
d 

U
se

 P
la

n 
ca

n
n

o
t b

e
 

ov
er

st
at

ed
. 

In
 m

an
y 

ca
se

s 
p

a
rt

n
e

rs
 w

ill
 t

ak
e 

th
e

 

le
ad

 in
 p

ro
vi

d
in

g
 t

h
e

 c
o

n
te

xt
 fo

r 
ac

hi
ev

in
g 

th
e

 

g
o

a
ls

 a
nd

 o
b

je
ct

iv
e

s 
o

f t
h

e
 P

la
n,

 s
in

ce
 th

e
 lo

n
g

 

te
rm

 p
ro

sp
e

ri
ty

 o
f t

h
e

 p
o

rt
 a

nd
 it

s 
su

rr
o

u
n

d
in

g
 

co
m

m
u

n
iti

e
s 

ar
e 

so
 c

lo
se

ly
 in

te
rr

el
at

ed
. 

K
ey

 

p
a

rt
n

e
rs

 in
 i

m
p

le
m

e
n

tin
g

 th
e

 P
la

n 
in

cl
u

d
e

: 

a)
 

T
er

m
in

al
 o

p
er

at
o

rs
, c

u
st

o
m

er
s,

 a
n

d
 t

en
an

ts
 

th
ro

u
g

h
 t

h
e

ir
 o

p
e

ra
tio

n
s,

 p
ro

je
ct

s 
an

d 

in
ve

st
m

en
ts

, 
p

la
ya

 k
ey

 r
ol

e 
in

 t
h

e
 s

u
cc

e
ss

fu
l 

im
p

le
m

e
n

ta
tio

n
 o

f t
hi

s 
P

la
n;

 

b)
 

M
u

n
ic

ip
al

it
ie

s 
an

d
 F

ir
st

 N
at

io
n

s,
 th

ro
u

g
h

 

th
e

ir
 r

ol
e 

in
 m

an
ag

in
g 

th
e

 g
ro

w
th

 o
f t

h
e

ir
 o

w
n

 

co
m

m
u

n
iti

e
s 

in
 a

 w
ay

 th
a

t 
su

p
p

o
rt

s 
e

ff
ic

ie
n

t 

an
d 

e
ff

e
ct

iv
e

 a
cc

e
ss

 to
 p

o
rt

 la
nd

s,
 a

d
d

re
ss

in
g

 

po
te

nt
ia

l c
o

n
fl

ic
ts

 a
lo

n
g

 t
h

e
 in

te
rf

a
ce

 b
e

tw
e

e
n

 

th
e

 p
o

rt
 a

nd
 n

ea
rb

y 
re

si
de

nt
s 

an
d 

b
u

si
n

e
ss

e
s,

 

an
d 

th
ro

u
g

h
 c

ap
ita

liz
in

g 
on

 t
h

e
 e

co
n

o
m

ic
 a

nd
 

o
th

e
r 

o
p

p
o

rt
u

n
iti

e
s 

a 
th

ri
vi

ng
 p

o
rt

 c
an

 o
ff

e
r;

 

c)
 

R
eg

io
n

al
 a

n
d

 s
en

io
r 

g
o

ve
rn

m
en

t 
ag

en
ci

es
, 

th
ro

u
g

h
 c

o
lla

b
o

ra
tiv

e
 p

la
nn

in
g 

an
d 

de
liv

er
y 

o
f i

n
fr

a
st

ru
ct

u
re

 th
a

t 
su

p
p

o
rt

s 
e

ff
ic

ie
n

t a
nd

 

e
ff

e
ct

iv
e

 p
o

rt
 o

p
e

ra
tio

n
 a

nd
 s

u
st

a
in

a
b

le
 

g
ro

w
th

; 

6
8

 
P

o
rt

 M
e

tr
o

 V
a

n
co

u
ve

r 
L

a
n

d
 U

se
 P

la
n 

I I
m

p
le

m
e

n
ta

tio
n

 

d)
 

T
ra

n
sp

o
rt

at
io

n
 s

er
vi

ce
 p

ro
vi

d
er

s,
 t

h
ro

u
g

h
 

th
e

 d
el

iv
er

y 
o

f r
oa

d,
 r

ai
l a

nd
 w

a
te

r-
b

a
se

d
 

tr
a

n
sp

o
rt

a
tio

n
 in

fr
a

st
ru

ct
u

re
 a

nd
 s

e
rv

ic
e

s 
in

 a
 

m
an

ne
r t

h
a

t 
is

 s
en

si
tiv

e 
to

 th
e

 im
p

a
ct

s 
on

 h
o

st
 

co
m

m
u

n
iti

e
s;

 a
nd

 

e)
 

N
ei

g
h

b
o

u
rh

o
o

d
s 

an
d

 i
n

d
iv

id
u

al
s,

 t
h

ro
u

g
h

 

e
n

g
a

g
in

g
 w

ith
 t

h
e

 P
o

rt
 in

 o
n

-g
o

in
g

 a
nd

 n
e

w
 

in
iti

at
iv

es
, 

an
d 

b
e

in
g

 a
w

ar
e 

o
f t

h
e

 r
ol

e 
th

e
 

P
o

rt
 p

la
ys

 in
 t

h
e

 li
va

bi
lit

y 
an

d 
p

ro
sp

e
ri

ty
 o

f t
h

e
 

re
gi

on
. 

T
he

 e
st

a
b

lis
h

m
e

n
t o

f t
he

 F
ra

se
r 

R
iv

er
 I

m
pr

ov
em

en
t 

In
iti

at
iv

e 
is

 a
n 

ex
am

pl
e 

o
f a

 r
eg

io
na

l 
co

lla
b

o
ra

tio
n

 

re
su

lti
ng

 in
 a

 fi
ve

-y
ea

r 
in

iti
at

iv
e 

to
 r

em
ov

e 

d
e

re
lic

t s
tr

u
ct

u
re

s 
an

d 
ve

ss
el

s 
fr

om
 F

ra
se

r 
R

iv
er

 

m
un

ic
ip

al
iti

es
. 

W
it

h
 m

u
n

ic
ip

a
lit

ie
s 

an
d 

M
e

tr
o

 

V
an

co
uv

er
, 

P
o

rt
 M

e
tr

o
 V

an
co

uv
er

 w
ill

 le
ad

 t
h

is
 

in
iti

at
iv

e,
 t

a
rg

e
tin

g
 d

e
re

lic
t v

es
se

ls
 a

nd
 s

tr
u

ct
u

re
s 

th
a

t 
p

o
se

 a
 r

is
k 

to
 th

e
 e

nv
ir

on
m

en
t,

 li
fe

 s
af

et
y,

 o
r 

im
p

e
d

e
 n

av
ig

at
io

na
l s

af
et

y 
on

 t
h

e
 F

ra
se

r 
R

iv
er

. 

A
n

o
th

e
r 

ex
am

pl
e 

o
f a

 c
o

lla
b

o
ra

tio
n

-b
a

se
d

 in
iti

at
iv

e 

is
 a

 s
tu

d
y 

w
ith

 t
h

e
 C

it
y 

o
f V

an
co

uv
er

 a
nd

 r
el

at
ed

 

p
a

rt
ie

s 
on

 a
 c

o
a

st
a

l f
lo

o
d

 r
is

k 
a

ss
e

ss
m

e
n

t t
h

a
t 

in
cl

u
d

e
s 

P
o

rt
 la

nd
s 

in
 B

u
rr

a
rd

 I
nl

et
. 

O
n

e
 o

f t
he

 

o
u

tc
o

m
e

s 
w

ill
 b

e
 th

e
 id

e
n

tif
ic

a
tio

n
 o

f v
ul

ne
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Date: 

Place: 

Present: 

City of 
Richmond 

General Purposes Committee 

Monday, February 17,2014 

Anderson Room 
Riclunond City Hall 

Mayor Malcolm D. Brodie, Chair 
Councillor Chak Au 
Councillor Linda Barnes 
Councillor Derek Dang 
Councillor Evelina Halsey-Brandt 
Councillor Ken Johnston 
Councillor Bill McNulty 
Councillor Linda McPhail 
Councillor Harold Steves 

ATTACHMENT 2 

Minutes 

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

4155046 

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the General Purposes Committee held on 
Monday, February 3,2014, be adopted as circulated. 

CARRIED 

DELEGATION 

1. With the aid of a visual presentation (attached to and forming part of these 
minutes as Schedul.e 1) Robin Silvester, President and Chief Executive 
Officer, and Tom Corsie, Vice President, Real Estate, Port Metro Vancouver, 
provided an overview of the Port's activities and projects, as they relate to the 
City of Richmond. 

In response to queries from Committee, Mr. Silvester and Mr. Corsie 
provided the following additional information: 

1. 
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General Purposes Committee 
Monday, February 17, 2014 

• for the past four years, docked cruise ships have been using shore power
a land-based electrical grid; 

• the Port is actively moving forward with bringing shore power to 
container ships; however, the lack of international standards has delayed 
the process; 

• the Port is undertaking a preliminary study related to Sturgeon Banks and 
the issues surrounding the degradation of vegetation; 

• the Port anticipates an annual container growth of approximately five per 
cent; 

• there are no current plans to develop Agricultural Land Reserve (ALR) 
lands in the Port's land inventory; 

• the Port's use of the ALR lands would be contingent on the preservation 
and best use of industrial lands; 

• the Fraser River Improvement Project is a multi-year program for the 
proper removal and disposal of derelict vessels or structures; 

• the Port is actively monitoring the condition of vessels in the Fraser River, 
in an effort to keep owners accountable for their vessel should the vessel 
become derelict in the future; 

• the Port will provide Council a copy of the list of derelict vessels or 
structures found within Richmond; 

• issues at Finn's Slough were not included as part of the concerns raised 
regarding squatters on Sea Island; 

• the recent incident where a vessel ran aground along Richmond's coast is 
being investigated by the Transportation Safety Board of Canada; 

• approximately 85 per cent of imports leave Deltaport by rail; 

• Phase 1 of the Container Capacity Improvement Program, including nine 
railway crossing projects, is underway, and it is anticipated to be complete 
in the fall of2014; 

• the Port, in partnership with the City, has directed its efforts in the 
widening of Westminster Highway and Nelson Road; however, widening 
of Blundell Road may occur in the future; 

• the funding model between local, provincial, and federal governments 
utilized for the Highway 91INelson Road Interchange has worked well 
and, as such, a similar funding model may be considered for future works, 
such as the widening of Blundell Road; 

2. 
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General Purposes Committee 
Monday, February 17, 2014 

• as per the Port's Land Acquisition Strategy, the Port considers factors, 
such as the cost, the size of the parcel, its access to both water and land, 
and its suitability for development, when analyzing potential parcels for 
acquisition; 

• the Vancouver Airport Fuel Delivery Project was approved based on the 
following conditions: (i) the preparation of a Fire Safety Plan, and (ii) the 
installation of a complete emergency system at the plant; 

• the Port welcomes opportunities to work with the City on safety related 
concerns; 

• approximately half of the fleet servicing the Port have been equipped with 
Global Positioning System devices, which assist the Port with tracking the 
fleet and collecting information on routes used; and 

• the Port has worked diligently to examine extending the operating hours 
for all port activities in an effort to minimize impacts to traffic flow during 
peak periods. 

It was moved and seconded 
That the verbal presentation on Port Metro Vancouver activities and 
projects related to the City of Richmond be received for information. 

CARRIED 

FINANCE AND CORPORATE SERVICES DEPARTMENT 

2. PLAZA PREMIUM LOUNGE BC LTD., DOING BUSINESS AS 
DISTINGUISHED VISITOR LOUNGE, VANCOUVER 
INTERNATIONAL AIRPORT - INTERNATIONAL & US ARRIVALS 
(File Ref. No. 12-8275-30-00112014) (REDMS No. 4132679) 

It was moved and seconded 
That the application by Plaza Premium Lounge Ltd., doing business as 
Distinguished Visitor Lounge, for a Liquor Primary Licence at 3211 Grant 
McConachie Way, in order to offer full liquor service be supported and that 
a letter be sent to the Liquor Control and Licensing Branch advising that: 

(1) Council recommends the issuance of the proposed licence based on 
the lack of community responses received and that the operation 
will not have a significant negative impact on the community; 

(2) Council's comments on the prescribed criteria (set out in Section 
10(3) of the Liquor Control and Licencing Act Regulations) are as 
follows; 

(a) the location of the establishment is zoned Airport District and 
since the property is under Federal jurisdiction, the City does 

3. 
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City of 
Richmond 

- ALR Boundary 

1 177 40 River Rd 

2 6940 No.7 Rd 

3 6131 No.8 Rd 

4 6200 No.8 Rd 

- -----

Port Metro Vancouver 
Special Study Areas 

A. TTACHMENT 3 

Original Date: 02/28/14 

Revision Date: 00/00/00 

/ 

Note: Dimensions are in METRES 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: March 3, 2014 

File: RZ 12-611497 

Re: Application by Kulwinder Sang hera for Rezoning at 11111 Williams Road from 
Single Detached (RS1/E) to Compact Single Detached (RC2) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 8932, for the rezoning of 
11111 Williams Road from "Single Detached (RS1/E)" to "Compact Single Detached (RC2)", 
be introduced and given first reading. 

d'tY Way~aig</ 
Director ofpevelopment 

CL:Wg/C 
Att. 

ROUTED To: 

Affordable Housing 

4166096 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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March, 3 2014 - 2- RZ 12-611497 

Staff Report 

Origin 

Kulwinder Sanghera has applied to the City of Richmond for permission to rezone the property 
at 11111 Williams Road from the "Single Detached (RS liE)" zone to the "Compact Single 
Detached (RC2)" zone, to permit the property to be subdivided to create two (2) lots, with 
vehicle access from a rear lane. There is currently a single-detached dwelling on the subject site, 
which will be demolished. A map and aerial photo showing the location of the subject site is 
included in Attachment 1. A topographic survey and proposed subdivision plan of the property 
is included in Attachment 2. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attachment 3). 

Surrounding Development 

Existing development immediately surrounding the site is as follows: 

• To the north, across the existing rear lane, is a newer dwelling on a large lot zoned 
"Single Detached (RS 1 IE)", fronting Seaton Road. 

• To the east, are newer dwellings on lots zoned "Compact Single Detached (RC1)". 

• To the south, across Williams Road, are townhouses and a convenience store on a site 
that is split-zoned "Neighbourhood Commercial (ZC19) - Shellmont Area" and "Town 
Housing (ZT38) - Williams Road (Shellmont)". 

• To the west, are two (2) newer dwellings on lots zoned "Compact Single Detached 
(RC1)". 

Related Policies & Studies 

Official Community Plan 

There is no Area Plan for this neighbourhood. The 2041 OCP Land Use Map designation for the 
subject site is "Neighbourhood Residential". This redevelopment proposal is consistent with this 
designation. 

Arterial Road Policy 

The Arterial Road Policy is supportive of compact lot single-family residential developments 
along arterial roads. The subject site is identified for "Arterial Road Compact Lot Coach House" 
on the Arterial Road Development Map included in the Official Community Plan (OCP) Bylaw 
9000. 
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March, 3 2014 - 3 - RZ 12-611497 

Affordable Housing Strategy 

For single-family rezoning applications, Richmond's Affordable Housing Strategy requires a 
secondary suite within a dwelling on 50% of new lots created through rezoning and subdivision, 
or a cash-in-lieu contribution of 1.00 ft2 of total building area towards the City's Affordable 
Housing Reserve Fund. 

The applicant proposes to provide a legal secondary suite in the dwelling on one (1) of the 
two (2) lots proposed at the subject site. To ensure that the secondary suite is built to the 
satisfaction of the City in accordance with the City's Affordable Housing Strategy, the applicant 
is required to enter into a legal agreement registered on Title, stating that no final Building 
Permit inspection will be granted until the secondary suite is constructed to the satisfaction of the 
City in accordance with the BC Building Code and the City's Zoning Bylaw. Registration of the 
legal agreement is required prior to final adoption of the rezoning bylaw. This agreement will be 
discharged from Title (at the initiation of the applicant) on the lot where the secondary suite is 
not required by the Affordable Housing Strategy after the requirements are satisfied. 

Should the applicant change their mind prior to rezoning adoption about the affordable housing 
option selected, a voluntary contribution to the City's Affordable Housing Reserve Fund in-lieu 
of providing the secondary suite will be accepted. In this case, the voluntary contribution would 
be required to be submitted prior to final adoption of the rezoning bylaw, and would be based on 
$1.00/ft2 of total building area of the single detached dwellings to be constructed (i.e., $4,208). 

Public Input 

There have been no concerns expressed by the public about the development proposal in 
response to the placement ofthe rezoning sign on the subject site. 

Staff Comments 

Background 

The subject property is located on the north side of Williams Road, between Shell Road and 
Seacote Road, in an established residential neighbourhood in the Shellmont Planning Area, 
which seen substantial redevelopment through rezoning and subdivision. This proposal is to 
rezone the subject property to enable the creation of two (2) smaller lots from an existing large 
lot. Each new lot proposed would be approximately 10m wide and 325 m2 in area, consistent 
with the requirements of the proposed "Compact Single Detached (RC2)" zone. This proposal is 
consistent with the pattern of redevelopment already started along the north side of this block of 
Williams Road. 

Trees & Landscaping 

A Tree Survey and a Certified Arborist's Report have been submitted by the applicant. The 
Report identifies and provides recommendations on tree retention and removal relative to the 
proposed development. The Tree Survey identifies six (6) bylaw-sized trees on-site, two (2) 
undersized trees on-site, and two (2) bylaw-sized trees on City-owned property in the boulevard 
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March, 3 2014 -4- RZ 12-611497 

in front of the subject site. The proposed tree retention plan is shown in Attachment 4. The 
species of trees identified on-site is also provided on the tree retention plan. 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report, has conducted 
on-site visual tree assessment, and provides the following comments: 

• Four (4) trees at the rear of the property should be removed due to poor condition from 
previous topping for hydro line clearance (tags # 95, 297,301,302); and 

• Two (2) bylaw-sized Cherry trees (tags # 298, 299) and one (1) undersized and Weeping 
Birch tree (untagged) at the front of the property along Williams Road should be 
removed. Although these trees are in good condition, the existing lot elevation is well 
below the minimum flood construction level that is required to be met with construction 
of the dwellings on the proposed lots (i.e. 0.3 m above the highest elevation of the crown 
of Williams Road). With the required increase in lot elevation at development stage, 
these trees will not survive and will be removed and replaced. To compensate for the 
loss of these highly visible trees: 

- two (2) larger deciduous and coniferous trees should be planted and maintained 
along the street frontage (i.e. 9 cm calliper or 5 m high), the value of which is 
estimated at a total of$5,000 ($2500/tree); and 

- a cash-in-lieu contribution in the amount of $5,000 to the City's Tree 
Compensation Fund should be provided for the balance of the required ten (10) 
replacement trees that cannot be accommodated on-site ($500/tree). 

The City's Parks Department staff has conducted a site inspection to assess the two (2) trees on 
City-owned property in the boulevard along Williams Road (untagged). Parks staff concur with 
the Arborist's recommendation to retain the street trees due to good condition. Tree protection 
fencing is not required because the trees are located within a concrete sidewalk and are not 
anticipated to be impacted from proposed development on-site. 

To ensure that the replacement trees (described above) are planted and that the front yards of the 
proposed lots are enhanced, the applicant is required to submit a Landscape Plan prior to final 
adoption of the rezoning bylaw. The Landscape Plan must be prepared by a Registered 
Landscape Architect, along with a Landscaping Security based on 100% of the cost estimate 
provided by the Landscape Architect (including proposed fencing, paving, and installation costs). 
The estimated value of the two (2) recommended large-sized replacement trees (i.e. $5,000) must 
be included in the cost estimate and landscaping security provided by the Landscape Architect. 

Flood Management 

Registration of a flood indemnity covenant on Title is required prior to final adoption of the 
rezoning bylaw. The minimum flood construction level is at least 0.3 m above the highest 
elevation of the crown of the fronting road. 

Site Servicing and Vehicle Access 

There are no servicing upgrades required with rezoning. 
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Vehicle access to Williams Road is not permitted in accordance with Residential Lot (Vehicular) 
Access Regulation - Bylaw 7222. Vehicular access to the site at development stage is to be from 
the rear lane only. While this lane is operational to access the rear of the proposed lots and other 
lots in this block of Williams Road, the applicant will be required to upgrade a portion of the 
lane at subdivision stage, as described below. 

Subdivision 

At subdivision stage, the applicant will be required to pay Development Cost Charges (City and 
GVS & DD), School Site Acquisition Charge, and Address Assignment Fee. 

The portion of the rear lane directly north of the subject site and beyond to the east was upgraded 
by the City to a partial standard in 2012 to include drainage, sand/gravel base, and asphalt 
pavement. At subdivision stage, the applicant will be required to enter into a standard Servicing 
Agreement for the design and construction of rear lane improvements along the entire north 
property line of the subject site, to include: curb and gutter and lane lighting. Note: the design is 
to include water, storm and sanitary connections for both lots. 

Analysis 

The north side of Williams Road, between Shell Road and Seacote Road, has seen substantial 
redevelopment through rezoning and subdivision in recent years, consistent with the Arterial 
Road Policy. The subject proposal at the subject site is consistent with the recent pattern and 
character of redevelopment established in the area. The redevelopment proposal at the subject 
site complies with the Arterial Road Policy, which identifies the subject site for redevelopment 
to compact lots with access from a rear lane. 

Financial Impact 

None. 

Conclusion 

This rezoning application to permit subdivision of an existing large lot into two (2) compact lots 
complies with applicable policies and land use designations contained within the Official 
Community Plan (OCP). 

The list of rezoning considerations associated with this application is included in Attachment 5, 
which has been agreed to by the applicant (signed concurrence on file) . 

On this basis, staff recommends support for this application. It is recommended that Richmond 
? la: soo, Amendment Bylaw 8932 be introduced and given first reading. 

cf'zr/' Cynthia Lussier 
Planning Technician (604-276-4108) 

CL:blg 
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Attachments: 
Attachment 1: Location Map/Aerial Photo 
Attachment 2: Topographic Survey and Proposed Subdivision Plan 
Attachment 3: Development Application Data Sheet 
Attachment 4: Tree Retention Plan 
Attachment 5: Rezoning Considerations Concurrence 
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SURVEY PLAN OF LOTS 1 AND 2, CURRENTLY LOT 13 
BLOCK 2, SECTION 25, BLOCK 4 NORTH, RANGE 6 WEST 

NEW WESTMINSTER DISTRICT, PLAN 18935 
SCALE 1 : 250 

5 2.5 0 5 10 
! i 

~ 
All distances are in metres. 

6.1-LANE 
(asphalt surface) 

~~ ,," o· 
o IJii) ,,'" 
'.>.> o· 

I:<iI 

=~ 'Ii' ,,' 
~ o· 'roo 

o· 

,,'l-
o' 

2 w 
I<) 

'l-0 I<) 

<'l o· 
I<) 

'Ii' o· 

~ 
,," o' 

o· x 
x 

,,0 
o' 

,,0 
o· 

,,' deck 
o· 

"'l' o' 
x 

o<Y'b of 
x 

I 
0 .... 
I<) 

<'l 
I<) 

exi ting dwelling 
#11111 

WILLIAMS ROAD 

- Lot dimensions are derived from field survey. 
- Elevations are based on Geodetic Datum of Richmond and 

are derived from HPN #191 (02H2453) situated at 
the intersection of Riverside Drive and Featherstone Way. 
Elevation = 1.664 metres. 

- All trees have been plotted as required by Tree B}1ow 8057. 
- All elevations along curb lines are gutter levels. 

® denotes hydro pole. 

:¢: denotes lamp standard. 
tw denotes top of wall. 

bw denott~'f bottom ~Il. 
<fJ) denotes manhole 

c;;;iiij denotes catch basin. 

-0- denotes sign post 

o denotes tree. 
Se10 

tiL drip line radius (metres) 
C=coniferous 
D=deciduous 
diameter (centimetres) 

,,~ 
o· 

x 
~ o· 
':J 

"":;,-:O~ 
:.g;;v<::i 

,,'l-
o· 

~ o· 

© LOUIS NGAN LAND SURVEYING INC., 2012 I FILE: RWI-11111TP 

0" ,. 

,," o· 
l{) 1 .... 
I<) 

<'l 
I<) 

,,",0 
0'" x 

CIVIC ADDRESS 

11111 WILLIAMS ROAD 
RICHMOND, B.C, 

ZONING: RS1/E 

CERTIFIED CORRECT. 
DATED THIS 20TH DAY OF MARCH, 2012 

LOUIS NGAN~ B.C.L.S. 

LOUIS NGANLAND SURVEYING 
4938 VICTORIA DRIVE 
VANCOUVER, B.C., V5P 3T6 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-611497 Attachment 3 

Address: 11111 Williams Road 

Applicant: Kulwinder Sang hera 

Planning Area(s): Shellmont ----------------------------------------------------------

Existing Proposed 

Owner: Amrik Singh Sanghera 
To be determined 

Kulwinder Sang hera 

Site Size (m2
): 651 m2 (7,013 ff) 

Two lots, each approximately 
325 m2 (3,506 ft) 

Land Uses: One (1) single-detached dwelling Two (2) compact lots 

OCP Designation: Neighbourhood Residential No change 
(NRES) Proposal complies 

Zoning: Single Detached (RS1/E) Compact Single Detached (RC2) 

The Arterial Road Policy 
designates this property for No change Other Designations: redevelopment to compact lots Proposal complies 
with access from the existing 
operational rear lane 

On Future 
I Bylaw Requirement I Proposed I Variance 

Subdivided Lots 

Floor Area Ratio: Max. 0.60 Max. 0.60 none permitted 

Lot Coverage - Building: Max. 50% Max. 50% none 

Lot Coverage - Building, 
structures, and non-porous Max. 70% Max. 70% None 
surfaces 
Lot Coverage - Landscaping with Min. 20% Min. 20% none 
live plant material 

Lot Size: 270 m2 325.8 m2 none 

Setback - Front & Rear Yards (m): Min.6m Min.6m none 

Setback - Side Yards (m): Min. 1.2 m Min. 1.2 m none 

Height (m): 2 Y:! storeys 2 Y:! storeys none 

Other: Tree replacement compensation required for loss of bylaw-sized trees. 

4166096 PLN - 119



~ ________________________________ ~ __________________ ~ATTACHMENT4 

SURVEY PLAN OF LOTS 1 AND 2, CURRENTLY LOT 13 
BLOCK 2, SECTION 25, BLOCK 4 NORTH, RANGE 6 WEST 

NEW WESTMINSTER DISTRICT, PLAN 18935 
SCALE 

5 2.5 0 
! 

: 250 
5 10 

i 
All distances are in metres. 

6.1-LANE 
(asphalt surface) 

,\e; 
o· 

(f;j) '" <(.» o'Y. 
IA 

,\' 'Ii" o· ~" o· 

2 r.o 
I') 
I') 

c-l 
I') 

'Ii" o· 

=\\:-2qett .('--
'll'" ,\'b a'" a' 

'\"' .... 
o· 

,\'0 
o· 

x 

~ 

"o'l-
o· 

cP a' 

'?'" gutter 

,;-
"':l' ,;- o· o· o· x x x 

"00 
"00 

o· o· ~ <V o· o· 
x 

"0' 
a' 

deck 

0 .... 
I') 

c-l 
I') 

exi ting dwelling 

'" #11111 
a· 

WILLIAMS ROAD 

- Lot dimensions are derived from field survey. 
- Elevations are based on Geodetic Datum of Richmond and 

are derived from HPN #191 (02H2453) situated at 
the intersection of Riverside Drive and Featherstone Way. 
Elevation = 1.664 metres. 

- All trees have been platted as required by Tree Bylaw 8057. 
- All elevations "along curb lines are gutter levels. 

0il denotes hydro pole. 

:¢: denotes lamp standard. 
tw denotes top of wall. 

bw denat~ bottom ~II. 
<fJ) denotes manhole 

r::;;;;;j denotes catch basin. 

-c- denotes sign post 

o denotes tree. 
SC10 

"ol< 
o· 

x 
4 o· 
i:J 

.'--~;:;Q 
:00;,) 
'~ __ I' 

"o'l-
o· 

l' a· 

CIVIC ADDRESS 

11111 WILLIAMS ROAD 
RICHMOND, B.C. 

ZONING: RS1/E 

CERTIFIED CORRECT. 
DATED THIS 20TH DAY OF MARCH, 2012 

LOUIS NGAN-~. 
tjL drip line radius (metres) 

C=coniferous 
D=deciduous 

LOUIS NGANLAND SURVEYING 
diameter (centimetres) 

© LOUIS NGAN LAND SURVEYING INC., 2012 

49"38 VICTORIA DRIVE [IW 
VANCOUVER, B.C., V5P 3T6 
(604) 327-1535 FILE: RWI-11111TP 

PLN - 120



City of 
Richmond 

Address: 11111 Williams Road 

ATTACHMENT 5 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 12-611497 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 8932, the following items 
must be completed: 
1. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 

Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape 
Architect (including fencing, paving, and installation costs). The landscape plan and cost estimate should: 

• Comply with the guidelines of the OCP's Arterial Road Policy and should not include hedges along the front 
property line. 

• Include a mix of coniferous and deciduous trees. 
• Include the two (2) required replacement trees with a minimum size of 9 cm calliper (deciduous) or 5 m high 

(conifer). 

• Include the estimated value of the two (2) recommended large-sized replacement trees (i.e. $2,500/tree for a total 
of$5,000). 

2. City acceptance of the applicant's voluntary contribution in the amount of $5,000 to the City's Tree Compensation 
Fund in-lieu of planting the balance of the required replacement trees on-site, for the planting of trees elsewhere 
within the City. 

3. Registration of a flood indemnity covenant on Title 

4. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a 
secondary suite is constructed on one (1) of the two (2) future lots, to the satisfaction of the City in accordance with 
the BC Building Code and the City's Zoning Bylaw. 

Note: Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of 
the Rezoning Bylaw, the City will accept a voluntary contribution of $1.00 per buildable square foot of the single
family developments (i.e. $4,208) to the City's Affordable Housing Reserve Fund in-lieu of registering the legal 
agreement on Title to secure a secondary suite. 

At Subdivision* stage, the following items must be completed: 
• Entrance into a standard Servicing Agreement for the design and construction of rear lane improvements along the 

entire north property line of the subject site. Lane improvements are to include, but are not limited to: curb and 
gutter, and lane lighting. Note: the design is to include water, storm and sanitary connections for both lots. 

• Payment of Development Cost Charges (City and GVS&DD), School Site Acquisition Charge, and Address 
Assignment Fee. 

At Building Permit* stage, the following items must be completed: 
• Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. The 

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. 

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

* 
• 

This requires a separate application. 

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

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

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

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

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

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8932 (RZ 12-611497) 

11111 Williams Road 

Bylaw 8932 

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

1. The Zoning Map of the City of Richmond, which accompanies and fonns part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "COMPACT SINGLE DETACHED (RC2)". 

P.I.D.OI0-441-671 
Lot 13 Block 2 Section 25 Block 4 North Range 6 West New Westminster District Plan 
18935 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8932". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

4166625 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

pj~ 
APPROVED 
by Director 
or Solicitor 

fvL 
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City of 
Richmond 

Report to Committee 
Fast Track Application 

Planning and Development Department 

To: Planning Committee Date: March 3, 2014 

From: Wayne Craig File: RZ 13-650300 
Director of Development 

Re: Application by Raman Kooner for Rezoning at 9140 Dolphin Ave from Single 
Detached (RS1/B) to Single Detached (RS2/K) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9129, for the rezoning of 
9140 Dolphin Ave from "Single Detached (RSIIB)" to "Single Detached (RS2/K)", be 
introduced and given first reading. 

,.) ·······"·~7 
IJ~f2 .. c/~/ 

Wayne Craig // 
Director of Q.e/ elopment 

CL:blg 
Att. 

REPORT CONCURRENCE 

ROUTEOTo: CONCURRENCE 

Affordable Housing 
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March 3,2014 

Item 
Applicant 
Location 
Development Data Sheet 

Zoning 

OCP Designation 
Broadmoor 
(Ash Street Sub-Area) 
Plan Designation 

Affordable Housing 
Strategy Response 

Flood Management 

Surrounding 
Development 

Rezoning Considerations 

Staff Comments 

Related Policies & Studies 

-2- RZ 13-650300 
Fast Track Application 

Staff Report 

Details 
Raman Kooner 
9140 Dolphin Avenue (see Attachment 1) 
See Attachment 2 
Existing: "Single Detached (RS1/B)" 
Proposed: "Single Detached (RS2/K)" 
Neighbourhood Residential (NRES) Complies 0'Y 0 N 

Low Density Residential (see Attachment 3) Complies 0'Y ON 

Consistent with the Affordable Housing 
Strategy for single-family rezoning 
applications, the applicant proposes to build 

Complies 0' YON 
a legal secondary suite within the principal 
dwelling on one (1) of the two (2) lots 
proposed. 
Registration of a flood indemnity covenant on title is required prior 
to final adoption of the rezoning bylaw. 

North: 
One (1) newer dwelling on a large-sized lot zoned "Single 
Detached (RS1/B)", directly across Dolphin Avenue. 

South: 
One (1) dwelling on a medium-sized lot zoned "Single 
Detached (RS1/B)", fronting Dolphin Court. 
Three (3) newer dwellings on small to medium-sized lots 

East: 
zoned "Single Detached (RS1/B)" and "Single Detached 
(RS1/K)", one (1) of which fronts Dolphin Avenue and 
two (2) of which front Heather Street. 

West: 
Three (3) dwellings on medium-sized lots zoned "Single 
Detached (RS 1/B)", fronting Dolphin Court. 

See Attachment 4. 

The redevelopment ofthe subject site is governed by the Ash Street Sub Area Plan, which 
dictates that property designated for low-density residential development outside of the 'infill' 
sites be "guided by the City's normal Development Application process". Rezoning applications 
for sites outside of designated 'infill' areas are thus considered on their own merits. Staff 
determined that houses on lots zoned "Single Detached (RS2/K)" do fit into the character of the 
neighbourhood as there are existing small lots in the area. The applicant's lot is shown as being 
outside designated 'infill ' sites in the Ash Street Sub Area Land Use Map (Attachment 3). 

Background 

The proposed rezoning would enable a subdivision to create two (2) smaller lots from an existing 
large lot on the south side of Dolphin Avenue between Dolphin Court and Heather Street in the 
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March 3,2014 - 3 - RZ 13-650300 
Fast Track Application 

Broadmoor Planning Area (Ash Street Sub-Area). Each new lot would be a minimum of 10m 
wide and 440 m2 in area. A topographic survey and proposed subdivision plan is shown in 
Attachment 5. 

Trees & Landscaping 

A Certified Arborist's Report was submitted by the applicant; which identifies and provides 
recommendations on tree retention and removal relative to the proposed development. The 
report identifies one (1) undersized tree on-site (tag # 1), one (1) undersized shrub on-site (tag # 
2), and one (1) bylaw-sized tree on-site (tag # 3). 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report, conducted an on
site visual tree assessment, and concurs with the recommendations to: 

• Retain the Flowering Cherry tree located on-site in the rear yard (tag # 3), due to its good 
condition and location outside of the building envelope. Tree protection fencing is 
required to be installed in accordance with City's Tree Protection Information Bulletin 
TREE-03. Tree protection fencing must be installed prior to demolition of the existing 
dwelling and must remain in place until construction and landscaping on the proposed 
lots is completed. 

• Remove one (1) undersized Douglas Fir in the front yard and one (1) undersized shrub 
located in the rear yard (tag # 1 and 2), due to their size and low landscape value. 

The proposed Tree Retention Plan is shown in Attachment 6. 

To ensure that the Flowering Cherry tree (tag # 3) survives, the applicant is required to submit 
the following items prior to final adoption of the rezoning bylaw: 

• A contract with a Certified Arborist for supervision of any works conducted within close 
proximity to the tree protection zone. The contract must include the scope of work to be 
undertaken, including a provision for the Arborist to submit a post-construction impact 
assessment report to the City for review. 

• A security in the amount of$1,000 (to reflect the 2:1 tree replacement ratio at $500/tree). 
Following completion of construction and landscaping on-site, the applicant must request 
a landscaping inspection to verify tree survival. Ifthe tree has survived, 50% ofthe 
security will be released. The remaining 50% of the security will be released one year 
after the initial landscaping inspection if the tree has survived. 

Consistent with "Council Policy 5032 - Tree Planting", the applicant proposes to plant and 
maintain two (2) trees on each lot for a total of 4 trees (6 cm calliper deciduous or 3.5 m high 
conifer). To ensure the four (4) trees are planted and maintained on-site, the applicant is required 
to submit a landscaping security in the amount of $2,000 ($500/tree) prior to final adoption of 
the rezoning bylaw. 

Site Servicing & Vehicle Access 

There are no servicing upgrades required with rezoning. 
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March 3, 2014 -4- RZ 13-650300 
Fast Track Application 

Vehicle access to the proposed lots will be to/from Dolphin Avenue. There is an existing street 
light in front of the subject site on City-owned property in the boulevard along Dolphin Avenue. 
In accordance with the City's Engineering Design Specifications, the minimum distance required 
between the nearest streetlight on Dolphin Avenue and the curb letdown for the driveway 
crossing to the proposed west lot is 1.5 m (otherwise, the streetlight must be relocated at the 
applicant's cost). There is existing space within the Dolphin Avenue frontage to accommodate a 
standard driveway crossing on each lot proposed. 

Subdivision and Building Permit Stage 

At subdivision stage, the applicant will be required to pay Development Cost Charges (City and 
GVS&DD), School Site Acquisition Charge, Address Assignment Fee, and Servicing costs. 

At Building Permit stage, the applicant must complete the following service connection works: 

Storm Sewer Works 
• Cap and abandon the existing storm leads at the northwest comer of the proposed west lot 

(Lot A) and northeast comer of the proposed east lot (Lot B). 
• Provide one (1) new dual storm service connection complete with inspection chamber 

from the existing 600 mrn diameter concrete storm sewer at the Dolphin Avenue frontage 
north of the proposed common property line; within the City boulevard. 

Water Works 
• Using the OCP Model, there is 171 Lis of water available at a 20 psi residual at the 

hydrant at the frontage of 9151 Dolphin Avenue. Based on the proposed rezoning, the 
subject site requires a minimum fire flow of 95 Lis. Once the applicant has confirmed 
the building design at the Building Permit stage, the applicant must submit fire flow 
calculations signed and sealed by a professional engineer based on the Fire Underwriter 
Surveyor International Organization for Standardization to confirm that there is adequate 
available flow. 

• Disconnect the existing water service at Dolphin Avenue and cap the connection at the 
main. 

• Provide two (2) new water service connections, complete with individual water meters as 
per Waterworks and Water Rate Bylaw 5637, from the existing 150 mm diameter 
watermain at the Dolphin A venue frontage; within the City boulevard. 

Sanitary Sewer Works 
• Cap and abandon the existing sanitary connection at the southwest comer of the proposed 

west lot (Lot A). 
• Provide a new dual sanitary service connection complete with inspection chamber from 

the existing 200 mm diameter sanitary sewer main at the Dolphin Avenue frontage north 
of the proposed common property line; within the City boulevard. 

General Items 
• The applicant is to provide any required private utility company rights-of-ways to 

accommodate their above ground equipment (i.e., transformers, kiosks, transformers, 
etc.) and any future under-grounding of overhead lines. 
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March 3, 2014 

Conclusion 

- 5 - RZ 13-650300 
Fast Track Application 

This rezoning application to permit subdivision of an existing large lot into two (2) smaller lots 
complies with applicable policies and land use designations contained within the Official 
Community Plan (OCP), and is consistent with the established pattern of redevelopment in the 
surrounding neighbourhood. 

The list of rezoning considerations is included in Attachment 4, which has been agreed to by the 
applicant (signed concurrence on file). 

On this basis, staff recommends support for the application. It is recommended that Richmond 
Zoning Bylaw 8500, Amendment Bylaw 9129 be introduced and given first reading. 

~~z ___ 

+-'Cynthia Lussier 
Planning Technician 
(604-276-4108) 

CL:blg 

Attachment 1: Location Map! Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Ash Street Sub-Area Plan Land Use Designation Map 
Attachment 4: Rezoning Considerations 
Attachment 5: Topographic Survey and Proposed Subdivision Plan 
Attachment 6: Proposed Tree Retention Plan 
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City of 
Richmond 

Development Application Data Sheet 
Fast Track Application 

Development Applications Division 

RZ 13-650300 Attachment 2 

Address: 9140 Dolphin Ave 

Applicant: Raman Kooner 

Date Received: November 20, 2013 Fast Track Compliance: December 20, 2013 

Existing Proposed 

Owner 
Jaskiran Hayer 

To be determined 
Akkalan Holdings Inc 

Site Size (m2
) 880 m2 (9,472 fe) 

Two (2) lots, each approximately 
440 m2 (4,736 fe) 

Land Uses One (1) single detached dwelling Two (2) single-family lots 

Zoning Single Detached (RS1/B) Single Detached (RS2/K) 

On Future 
Bylaw Requirement Proposed Variance 

Subdivided Lots 

Floor Area Ratio Max. 0.55 Max. 0.55 none permitted 

Lot Coverage - Building Max. 45% Max. 45% none 

Lot Coverage - Building, 
Max. 70% Max. 70% none 

structures, and non-porous 
Lot Coverage - Landscaping with 

Min. 20% Min. 20% none 
live plant material 

Setback - Front & Rear Yards (m) Min.6m Min.6m none 

Setback - Side Yards (m) Min. 1.2 m Min. 1.2 m none 

Height (m) 2 % storeys 2 % storeys none 

Lot Size Min. 315 m2 Min. 440 m2 none 

Lot Width Min. 10 m Min. 10.06 m none 

Other: Tree replacement compensation required for loss of bylaw-sized trees. 
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City. of Richmond 

Land Use Map 
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Table: 1 
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City of 
Richmond 

Address: 9140 Dolphin Ave 

ATTACHMENT 4 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 13-650300 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9129, the 
following items are required to be completed: 

1. Submission of a contract entered into between the applicant and a Certified Arborist for supervision 
of anyon-site works conducted within close proximity to the Tree Protection Zone of the Flowering 
Cherry tree in the rear yard of the subject site (tag # 3). The Contract must include the scope of work 
to be undertaken, including: the proposed number of monitoring inspections (at specified stages of 
site preparation and development), and a provision for the Arborist for submit a post-construction 
impact assessment report to the City for review. 

2. Submission of a tree survival security to the City in the amount of $1 ,000 for the Flowering Cherry 
tree to be retained (tag # 3). After construction and landscaping on-site is completed, the applicant 
must request a landscaping inspection to verify tree survival. If the tree has survived, SO% of the 
security will be released. The remaining SO% of the security will be released one year after the initial 
landscaping inspection if the tree has survived. 

3. Submission of a landscaping security in the amount of $2,000 to ensure that four (4) trees are planted 
and maintained on-site (minimum 6 cm caliper deciduous or 3.S m high conifer). 

4. Registration of a flood indemnity covenant on Title. 

S. Registration of a legal agreement on title to ensure that no final Building Permit inspection is granted 
until a secondary suite is constructed on one (1) of the two (2) future lots, to the satisfaction of the 
City in accordance with the BC Building Code and the City's Zoning Bylaw. 

Note: Should the applicant change their mind about the Affordable Housing option selected prior to 
final adoption of the Rezoning Bylaw, the City will accept a voluntary contribution of $1.00 per 
buildable square foot of the single-family developments (i.e. $S,2l0) to the City's Affordable 
Housing Reserve Fund in-lieu of registering the legal agreement on Title to secure a secondary suite. 

At Demolition * stage, the following items are required to be completed: 
• Installation of tree protection fencing, to City standard, around the Flowering Cherry tree located 

on-site in the rear yard (tag # 3), in accordance with the City's Tree Protection Information 
Bulleting (TREE-03). Tree protection fencing must remain in place until construction and 
landscaping on the proposed lots is completed. 

At Subdivision* and Building Permit* stage, the following items are required to be 
completed: 

• Payment of Development Cost Charges (City and GVS&DD), School Site Acquisition Charge, 
Address Assignment Fee, and Servicing costs. 

• Ensure that the site plan for the lots accounts for the minimum distance of 1.S m required between 
the nearest streetlight on Dolphin Avenue and the curb letdown for the driveway crossing to the 
proposed west lot. Otherwise, the streetlight must be relocated at the developer's cost. 
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Storm Sewer Works 

• Cap and abandon the existing storm leads at the northwest comer of the proposed west lot (Lot A) 
and northeast comer of the proposed east lot (Lot B). 

• Provide one (1) new dual storm service connection complete with inspection chamber from the 
existing 600 mm diameter concrete storm sewer at the Dolphin Avenue frontage north of the 
proposed common property line, within the City boulevard. 

Water Works 

• Using the OCP Model, there is 171 Lis of water available at a 20 psi residual at the hydrant at the 
frontage of 9151 Dolphin Avenue. Based on the proposed rezoning, the subject site requires a 
minimum fire flow of95 Lis. Once the applicant has confirmed the building design at the 
Building Permit stage, the applicant must submit fire flow calculations signed and sealed by a 
professional engineer based on the Fire Underwriter Surveyor International Organization for 
Standardization to confirm that there is adequate available flow. 

• Disconnect the existing water service at Dolphin Avenue and cap the connection at the main. 

• Provide two (2) new water service connections, complete with individual water meters as per 
Waterworks and Water Rate Bylaw 5637, from the existing 150 mm diameter watermain at the 
Dolphin Avenue frontage, within the City boulevard. 

Sanitary Sewer Works 

• Cap and abandon the existing sanitary connection at the southwest comer of the proposed west lot 
(Lot A). 

• Provide a new dual sanitary service connection complete with inspection chamber from the 
existing 200 mm diameter sanitary sewer main at the Dolphin Avenue frontage north of the 
proposed common property line, within the City boulevard. 

General Items 

• Provide any required private utility company rights-of-ways to accommodate their above ground 
equipment (i.e., transformers, kiosks, transformers, etc.) and any future under-grounding of 
overhead lines. 

Note: 

* 
• 

This requires a separate application. 

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

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

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

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or 
Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be 
required including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering, 
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may 
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 
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• Applicants for all City Pennits are required to comply at all times with the conditions of the Provincial Wildlife 
Act and Federal Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of 
both birds and their nests. Issuance of Municipal permits does not give an individual authority to contravene 
these legislations. The City of Richmond recommends that where significant trees or vegetation exists on site, 
the services of a Qualified Environmental Professional (QEP) be secured to perfonn a survey and ensure that 
development activities are in compliance with all relevant legislation. 

[Signed original on file] 

Signed Date 
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TOpOGRAPHIC SURVEY AND PROPOSED SUBDIVISION OF LOT 567 SECTION 22 
BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER DISTRICT PLAN 62102 
#9140 DOLPHIN AVENUE, 
RICHMOND, RC. 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9129 (RZ 13-650300) 

9140 Dolphin Avenue 

Bylaw 9129 

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

1. 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 "SINGLE DETACHED (RS21K)". 

P.I.D.003-023-265 
Lot 567 Section 22 Block 4 North 'Range 6 West New Westminster District Plan 62102 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9129". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

4166685 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

PdL 
APPROVED 
by Director ;ttor 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Craig 
Director of Development 

Report to Committee 

Date: March 11, 2014 

File: ZT 13-650975 

Re: Application by 0800705 B.C. Ltd. for a Zoning Text Amendment to the High 
Rise Apartment (ZHR7) - Lansdowne Village (City Centre) Zoning District at 
7117 Elmbridge Way 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9113, to amend the "High Rise 
Apartment (ZHR7) - Lansdowne Village (City Centre)" zoning district for the property at 
7117 Elmbridge Way to delete Section 19.7 .11.1 (Other Regulations) which defines a "live/work 
dwelling" within this zone, and rely on the definition of "live/work dwelling" under Section 3.4 
(Use and Term Definitions), be introduced and given first reading. 

~ '~I /. ,/ 

i t4jl~ L(/' 
Way,ne Craig' J 
Director of Dey€'lopment 

Att. 

4151206 

REPORT CONCURRENCE 

CONCPRRENCE OF GENERAL MANAGER 

? 
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March 11,2014 - 2 - ZT 13-650975 

Staff Report 

Origin 

An application has been made by 0800705 B.C. Ltd. to the City of Richmond for a zoning text 
amendment to the existing "High Rise Apartment (ZHR7) - Lansdowne Village (City Centre)" 
zoning district to delete the regulation of uses under Section 19.7.11.1 (Other Regulations) which 
defines a "live/work dwelling" in order to apply the existing definition of "live/work dwelling" 
under the general definition section (Section 3.4 - Use and Term Definitions) of the Richmond 
Zoning Bylaw for the property at 7117 Elmbridge Way (Attachment 1 - Location Map). 

The site was rezoned to "High Rise Apaliment (ZHR7) - Lansdowne Village (City Centre)" in 
2010 to permit up to 97 units, including 6 affordable housing units and 4 live/work dwellings in a 
12-storey building (RZ 07-402059). As part ofthe rezoning, the term "live/work dwelling" was 
defined in Bylaw 8517 to rezone the site to a site specific zone, "High Rise Apartment (ZHR7)
Lansdowne Village (City Centre)". For the purposes of this zone, the term "live/work dwelling" 
was defined as a dwelling unit that may be used as a home business together with a studio for 
artist, dance, radio, television or recording, provided that the dwelling unit has an exterior access 
at grade, a maximum of 1 non-resident employee, and the dwelling unit is designed to reflect the 
mixed use character of the intended use. 

The proponent has recently completed construction at the subject property. The 4 live/work 
dwellings are ground oriented with two units facing Elmbridge Way and two units facing 
Alderbridge Way (Attachment 2 - Site Photos). The proponent has indicated they have had 
difficulties selling the live/work dwellings due to the restrictive definition under the existing 
ZHR7 zone and have requested a zoning text amendment to remove Section 19.7.11.1 (Other 
Regulations) under the existing ZHR 7 zoning district. By default, the more recent definition of 
"live/work dwelling" under Section 3.4 (Use and Term Definitions) would then apply to the 
subject property. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
provided in Attachment 3. 

Surrounding Development 

The site is presently occupied by a 12-storey building with 92 dwelling units with below building 
parking that is generally screened from view along the Alderbridge Way and Elmbridge Way 
frontages. The immediate context surrounding the development site is as follows: 

To the North: A lane and an existing single storey "Limited Industrial Retail District (I4)" zoned 
building, designated "Urban Centre T5 (25 m)" in the City Centre Area Plan 
(CCAP) Lansdowne Village Specific Land Use Map; 

To the East: An existing two-storey "Limited Industrial Retail District (14)" zoned building, 
designated "Urban Centre T5 (35 m)" in the CCAP Lansdowne Village Specific 
Land Use Map; 
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To the South: Elmbridge Way and an existing residential high-rise development zoned 
"Downtown Commercial District (C7)", designated "Urban Core T6 (45 m)" in 
the CCAP Lansdowne Village Specific Land Use Map; and 

To the West: Alderbridge Way, and an existing single storey building zoned "Limited 
Industrial Retail District", designated "Urban Centre T5 (35 m)" in the CCAP 
Lansdowne Village Specific Land Use Map. 

Related Policies & Studies 

2041 Official Community Plan 

The 2041 Official Community Plan (OCP) designates the subject site "Mixed Use". The 
proposed text amendment would comply with the 2041 OCP designation. 

City Centre Area Plan (CCAP) 

The CCAP designates the subject site "Urban Centre T6 (45 m)" in the Lansdowne Village 
Specific Land Use Map. The designation permits residential density up to a maximum of 
3.0 Floor Area Ratio (FAR), which includes a density bonus of 1.0 FAR for provision of 
affordable housing units in compliance with the Richmond Affordable Housing Strategy. The 
proposed text amendment would have no impacts on the building compliance with the CCAP 
land use designation and related policies. 

OCP Aircraft Noise Sensitive Development (ANSD) Policy 

An Aircraft Noise Covenant has been registered previously on title identifying that this site and 
land use is affected by aircraft noise as per the Airport Noise Contours in the OCP. 

Floodplain Management Implementation Strategy 

A Floodplain Covenant has been registered previously on title identifying a minimum Flood 
Construction Level of 3.1 m GSC in accordance with the bylaw. 

Public Input 

Staff did not receive any telephone calls or written correspondence expressing concerns in 
association with the subject application. 

Staff Comments 

No significant concerns have been identified through the staff review of the proposal. 

Analysis 

As discussed above, Section 19.7.11.1 of the ZHR 7 zone includes a definition for the term 
"live/work dwelling" that restricted the commercial component to horne business uses as defined 
by the Zoning Bylaw plus artist, dance, radio, television or recording studios. The proponent has 
indicated that it has been difficult to sell the 4 live/work dwelling units due to the limited range 
of commercial uses. 
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The ZHR7 zone was advanced to Council in July 2009 prior to the City's current Zoning Bylaw. 
At this time, staff took a very conservative view on the potential uses permitted in live/work 
dwellings and site specific provisions related to the operation of a live-work dwelling were 
embedded in the ZHR 7 site specific zone. The ZHR 7 zone was adopted by Council in 
September 2010. 

In November 2009, Council adopted a new Zoning Bylaw (Bylaw 8500) which included a 
definition of "live/work dwelling" along with specific general provisions related to how a 
live/work dwelling was designed, constructed and operated. In January 2011, Council adopted a 
housekeeping amendment bylaw (Bylaw 8684) to the Zoning Bylaw which updated a revised 
definition for "live/work dwelling". The current term for "live/work dwelling" allows a wider 
range of commercial uses including commercial education, health service, personal service or 
studio space for artists. The proponent has requested that this definition be used for the subject 
property. The proposed zoning bylaw amendment would delete the site specific definition of a 
live-work unit from the ZHR7 zone and require that the live/work units on the site confirm with 
the City wide regulations on live/work dwellings. Table 1 below provides a summary. 

Table 1: Summary of ZHR7 Zone Before and After Proposed Text Amendment 
ZHR7 Zone UvelWork Uses General Provisions Analysis 

Current regulations on Artist, dance, radio, • Dwelling unit has an The list of uses would 
live/work dwellings television or recording exterior access at grade be limited to home 

studios. • Maximum of 1 non- business uses, and a 
resident employee is studio for artist, 

Home business such permitted dance, radio, 
as licensed crafts, • Dwelling unit is designed television or 
teaching, office, or to reflect the mixed use recording. 
child care program. character of the intended 

use. 
Proposed regulations Office, child care, Section 5.3 (UvelWork The list of uses would 
on live/work dwellings commercial education, Dwellings) would apply allow additional 
following adoption of health service, which cover the provisions commercial uses such 
text amendment personal service or listed above. as personal service 

studio for artists use, commercial 
education, and health 
service. 

As the definition under the ZHR7 zone for the subject property was adopted prior to the amended 
definition used in the current Zoning Bylaw, the applicant's requested zoning text amendment to 
repeal Section 19.7.11.1 of the ZHR 7 zone would bring the definition of "live/work dwelling" in 
line with the current Zoning Bylaw and avoid any confusion for staff, the public and 
owners/tenants. The application is also consistent with the intent of the CCAP and the OCP. 
For these reasons, staff are supportive of this application. 

Rezoning Considerations 
All necessary requirements and conditions were addressed and secured through previously 
approved applications for the subject site. Therefore, no rezoning considerations are required 
through this zoning text amendment application. 
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Financial Impact 

None 

Conclusion 

The applicant is requesting a zoning text amendment in order to apply the existing definition of 
"live/work dwelling" under Section 3.4 (Use and Term Definitions) of the Richmond Zoning 
Bylaw at 7117 Elmbridge Way, which is currently zoned "High Rise Apartment (ZHR7)
Lansdowne Village (City Centre)" and allows for high rise apartment and live/work dwellings 
with a density bonus for affordable housing. The definition for "live/work dwelling" under the 
ZHR7 zone pre-dates the revised definition in the Zoning Bylaw. The request to amend the text 
to the ZHR7 zone would bring it in line 'Nith the Zoning Bylaw. Further, the revised definition 
would provide a wider range of commercial uses for a live/work dwelling. On this basis, staff 
support the requested zoning text amendment. 

JH:cas 

Att. 1 - Location Map 
Att. 2 - Site Photos 
Att. 3 - Development Application Data Sheet 
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Photo 1: Looking north-east at Subject Property 
ATTACHMENT 2 

Photo 2: Live/work dwellings along Alderbridge Way 

4157419 
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Photo 3: Live/work dwelling facing Alderbridge Way. The door in the foreground is for the work studio 

and the door in the background is for the dwelling unit. An internal door provides access between the 

work studio and dwelling unit. 

Photo 4: Live/work dwelling facing Alderbridge Way. 

4157419 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

ZT 13-650975 Attachment 3 

Address: 7117 Elmbridge Way 

Applicant: 0800705 B.C. Ltd. 

Existing Proposed 

Owner: 0800705 B.C. Ltd. No change 

Site Size (m2
): 

2,607.8 m~ (28,070 W) No change 

Land Uses: Residential units including 4 No change 
live/work dwellings 

OCP Designation: High-Density Mixed Use No change 

Area Plan Designation: Lansdowne Village Specific Land No change 
Use Map: Urban Core T6 
High Rise Apartment (ZHR7)- High Rise Apartment (ZHR7) -
Lansdowne Village (City Centre) Lansdowne Village (City Centre) 

• Allows for 4 live/work • Allows for 4 live/work 
dwellings to be used as a dwellings that would allow the 
home business together with a occupant of the dwelling to 
studio for artist, dance, radio, work in part of the dwelling 

Zoning: television or recording for an office, child care, 
provided that the dwelling unit commercial education, health 
has exterior access at grade, service, personal service or 
a maximum of 1 non-resident stUdio for artists. 
employee, and the dwelling 
unit is deSigned to reflect the 
mixed use character of the 
intended use. 

Number of Units: 97, including 4 live/work dwellings No change 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9113 (ZT 13-650975) 

7117 Elmbridge Way 

Bylaw 9113 

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

1. Richmond Zoning Bylaw 8500 is amended by repealing Section 19.7.11.1. 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9113". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

ADOPTED 

MAYOR CORPORATE OFFICER 

4158689 

CITY OF 
RICHMOND 

APPROVED 

ik-
APPROVED 
by Director 
or Solicitor 
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City of 
Richmond 

Report to Committee 
Planning and Development Department 

To: Planning Committee Date: March 10, 2014 

From: Wayne Craig File: RZ 13-638852 
Director of Development 

Re: Application by Citimark-Western Alberta Road Townhouse Ltd. for Rezoning at 
9671 Alberta Road from Single Detached (RSlIF) to Medium Density 
Townhouses (RTM2) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9117, for the rezoning of 9671 Alberta 
Road from "Single Detached (RS liP)" to "Medium Density Townhouses (RTM2)", be 
introduced and given first reading. 

wc:·t< .. J,,-/ 
Att .. 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Affordable Housing I~~~ 
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Staff Report 

Origin 

Citimark-Western Alberta Road Townhouse Ltd. has applied to the City of Richmond for 
permission to rezone 9671 Alberta Road (Attachment 1 - Location Map) from "Single Detached 
(RS lIF)" zone to "Medium Density Townhouses (RTM2)" zone in order to permit the 
development of a 21-unit townhouse complex. 

Project Description 

The owners are proposing to develop a 21-unit, three-storey townhouse complex that would 
integrate with the recently built 22-unit townhouse complex to the west (9651 Alberta Road 
[RZ 10-518827]) and with the proposed 24-unit townhouse complex to the east (9691 Alberta 
Road [RZ 11-590114]) which is currently under construction. The proposal would have six 
detached three-storey townhouse buildings accessed from an internal drive aisle. Each detached 
building would have three- to four-units each, and each unit would have a two-car garage on one 
side and a front door and path to a public road or pedestrian pathway on the other side. The 
proposal would include outdoor amenities such as a children's play area, benches, and widening 
of the north-south walkway that connects Alberta Road with Hemlock Drive and Birch Street. 
All of the townhouse units would have aging-in-place accessibility features and one unit is 
proposed for easy conversion to provide universal access. A Development Application Data 
Sheet providing details about the development proposal is attached (Attachment 2). A 
preliminary site plan, building elevations, and landscape plan are provided in Attachment 3. 

Surrounding Development 

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

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

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

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

Related Policies & Studies 

Official Community Plan 
The subject property is designated "Neighbourhood Residential (NRES)" in the Official 
Community Plan (OCP). This land use designation allows single family, two-family and 
multiple family housing (specifically townhouses). This proposal would be consistent with the 
OCP. 
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McLennan North Sub-Area Plan 
The subject property is located within the McLennan North Sub-Area Plan which is a part of the 
City Centre Area Plan (Schedule 2.10C ofOCP Bylaw 7100) (Attachment 4 - Land Use Map). 
The proposed development would be consistent with the land use designation, "Residential Area 
4", as it allows townhouse development with a three-storey maximum where a maximum of 30% 
lot coverage is achieved and permits a base Floor Area Ratio (FAR) of 0.55. An increase in the 
FAR to 0.65 may be considered where affordable housing andlor specialized housing is provided 
for people with disabilities, amenities are provided or conserved, and where community facilities 
and services are provided. As the proposal include a voluntary contribution to the Affordable 
Housing Reserve Fund and is providing a dwelling unit for easy conversion to provide universal 
access, a density increase of 0.10, for a total FAR of 0.65, is proposed. This is consistent with 
the Sub-Area Plan, and the proposal would fit well within the mixed urban context and varied 
building styles on adjacent properties. 

Floodplain Management Implementation Strategy 
In accordance with the City's Flood Management Strategy, the minimum allowable elevation for 
habitable space is 2.9 metres GSC or 0.3 meters above the highest crown of the adjacent road. A 
Flood Indemnity Covenant is to be regis~ered on title prior to final adoption of the rezoning 
bylaw. 

OCP Aircraft Noise Sensitive Development (ANSD) Policy 
The site is located within Area 4 of the ANSD map, which allows consideration of all new 
aircraft noise sensitive uses, including townhouses. An Aircraft Noise Sensitive Use Restrictive 
Covenant is to be registered on title prior to final adoption of this application. As well, the 
applicant is to submit a report for indoor noise mitigation and climate control measures at the 
time of applying for their Development Permit. 

Affordable Housing Strategy 
In accordance with the City's Affordable Housing Strategy, the applicant is making a voluntary 
contribution to the Affordable Housing Reserve Fund in lieu of providing affordable housing 
units on site. As the proposal is for townhouses, the applicant will make a cash contribution of 
$2.00 per buildable square foot as per the Strategy, for a contribution of $55,134.90 based on the 
proposed floor area of2,561.1 m2 (27,567.45 ft2). 

Public Art 
In accordance with City policy, the applicant has agreed to provide a voluntary contribution in 
the amount of $0.77 per buildable squar~ footage based on the proposed FAR to the City's 
Public Art Fund. The amount of the contribution would be $21,226.94 based on the proposed 
floor area of 2,561.1 m2 (27,567.45 ft2). i 

Amenity Space 
Consistent with the OCP, an outdoor amenity space of 6.0 m2 (64.6 ft2) per unit is to be provided, 
including 3.0 m2 (32.3 ft2) per unit for a ,children's play area. The proposal meets these 
requirements. The outdoor amenity space will be located in a central area of the site and in 
addition to the children's play area, a picnic bench, and visitor bicycle parking will also be 
provided. 
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The proposal does not provide any indoor amenity space. In accordance with the OCP, a 
minimum of70 m2 (753 ft2) of indoor anlenity space would be required. In lieu of indoor 
amenity space, Policy 5041 allows a cash-in-lieu contribution in the amount of $1 ,000 per unit 
for the first 19 units and $2,000 per unit Ifthere are more than 19 units. In accordance with 
Policy 5041, the owner will be providing a cash-in-lieu payment of $23,000 to the Recreation 
Facility Reserve Fund. 

Public Input 

The applicant has forwarded confirmation that a development sign has been posted on the site. 
Staff did not receive any telephone calls or written correspondence expressing concerns in 
association with the subject application. Should the rezoning application proceed, a Public 
Hearing will provide opportunity for additional public input. 

Staff Comments 

Trees Removal, Retention and Replacement 
An arborist report was submitted to assess the existing trees on the site for possible retention. 
The report identified 38 trees that would be impacted by the proposed development. Of these 
trees, seven trees have been identified to be retained. The remaining 31 trees, including 22 on
site and 9 off-site trees, have been identified for removal because they are either in poor 
condition or are located within the proposed development footprint (Attachment 5). All of the 
off-site trees are located on the neighbouring property to the east which is under construction. 
The removal of the 9 off-site trees was part of a previous development application (RZ 
11-590114) for the adjacent parcel and suitable replacement trees were approved. 

Of the 22 on-site trees that are to be removed, a 2: 1 planting ratio of new trees will need to be 
achieved as per OCP policy for a total of 44 on-site replacement trees. A review of the new tree 
plantings will be conducted at the Development Permit stage where a detailed review will be 
conducted as to the number, type and arrangement of new trees that are to be planted. 

Servicing Requirements 
The site is to connect to existing water, sanitary and stormwater servicing along Alberta Road. 
No servicing upgrades are required as part of this proposal. At the building permit stage, fire 
flow calculations must be signed and sealed by a professional engineer to confirm that there is 
adequate available flow. 

The developer is responsible for the installation of pre-ducting for private utilities along the 
Alberta Road and Hemlock Drive frontage. If required, private utility companies will require 
rights-of-ways to accommodate their equipment (kiosks, vista, transformers, etc.). 

Prior to final adoption the following must be completed: 

1. Dedicate 12.1 m2 of the site for the completion of the Hemlock Drive/Birch Street corner. 

2. Registration of a 23 m2 statutorY':right-of-way at the corner of Hemlock Drive/Birch 
Street for Public Right-of-Passage (PROP) and utilities; 

3. Registration of a 3 metre PROP statutory right-of-way along the entire western edge of 
the site, flared to 5 metres at both Hemlock Drive & Alberta Road, for widening of the 
pedestrian walkway to a total width of 6 metres; and 
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4. Enter into the City's standard Servicing Agreement to undertake frontage beautification 
on Alberta Road, completion of the Hemlock Drive frontage, the internal walkway and 
all other servicing requirements. 

A signed copy of the rezoning considerations (Attachment 6) has been provided by the owner 
and is in the file. 

Analysis 

Proposed Zoning Amendment to Medium Density Townhouses (RTM2) 
The proposed rezoning from "Single Detached RS lIF" to "Medium Density Townhouses 
RTM2" represents an increase in density consistent with the McLennan North Sub-Area Plan. 
The Sub-Area Plan outlines a transformation of the area from a predominantly single-family 
neighbourhood toward a higher density neighbourhood, including the development of 
townhouses. The proposal meets the McLennan North Sub-Area Plan policies as well as the 
Residential Area 4 land use designation which permits a base FAR of 0.55 and a maximum of 
three-storey townhouses. 

The proposal seeks to take advantage of the available increase in density from the base of 0.55 
FAR to the proposed 0.65 FAR. The increased density is supported as the applicant is providing 
a voluntary contribution to the Affordable Housing Reserve Fund in accordance to the City's 
Affordable Housing Strategy, providing a voluntary contribution to the City's Public Art Fund, 
and providing one unit that will allow easy conversion for universal access. Other developments 
in the area have achieved a similar increase in base density based on similar contributions. 

Access, Circulation & Parking 
Vehicular access will be from 9691 Alberta Road which is the neighbouring property to the east. 
A statutory right-of-way was registered on the title of 9691 Alberta Road in favour of the subject 
property during the rezoning process (RZ 11-590114) to allow a future drive aisle to connect to 
the subject property at 9671 Alberta Road. 

As shown in Attachment 3, a separate internal drive-aisle, accessed from the driveway of the 
property at 9691 Alberta Road connectin.g a 24-unit townhouse project that is under construction, 
would allow vehicles to access the proposed units on the subject property. Each unit would have 
a two-car double wide garage for a total of22 on-site parking spaces for residents. No tandem 
parking spaces are proposed for any of the units. The internal drive aisle would provide access 
to four visitor parking stalls and one handicapped stall, in addition to garbage and recycling 
containers and a shed for gardening supplies located in the centre of the site. 

The visitor parking stalls would cross the property line with 9691 Alberta Road and are designed 
to include visitor parking stalls for the project under construction at 9691 Alberta Road 
(RZ 11-590114). This would require a cross-access easement to be secured in favour of the 
subject property prior to final adoption. 

A minimum of 20% of all parking stalls will provide a 120V receptacle to accommodate electric 
vehicles charging equipment. Further, an additional 25% of parking stalls will be constructed to 
accommodate the future installation of electric vehicle charging equipment. 

The applicant has proposed wide corners along the internal drive-aisle to help ensure 
manoeuvrability of larger vehicles. The applicant is to provide a revised site plan indicating 
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turning radii of an SU9 vehicle to ensure these larger vehicles can move within the site at the 
Development Permit stage. Further design refinement may be required to enhance adequate 
manoeuvrability of this size of vehicle. 

Form of Development 
The developer proposes to construct a total of 21 townhouse units on the site which would 
include six three-storey buildings with each building containing three or four townhouse units. 
An internal drive aisle would provide access to each unit and provide access to visitor parking, 
garbage & recycling receptacles, and a garden shed. An outdoor amenity area is located in the 
central part of the site and would include a children's play area, a picnic bench, visitor bicycle 
parking and pedestrian connections to the north-south path. The developer's proposed form of 
development generally conforms to the Development Permit Guidelines in the OCP for multiple 
family residential development and the requirements of the McLennan North Sub-Area Plan. 

Development Permit CDP) approval to the satisfaction of the Director of Development for the 
proposal is required prior to rezoning adoption. At the DP stage, among other things, the 
following will be addressed: 

• Overall appropriateness to the fmm and character of the proposed townhouse units. 

• Detailed architectural, landscaping and open space design. 

• Detailed design of road cross sections, including alignment of sidewalks, curbs, and 
boulevards. 

The proposed development exceeds the bylaw requirement for on-site parking, by providing a 
side-by-side two-stall garage for every unit. 

Development Variance Permit 
The submitted plans currently show three variances to the "Medium Density Townhouses 
RTM2" zone with Zoning Bylaw 8500 as follows: 

1. A variance to the minimum lot width is required from 30 metres to the existing width of 
26.16 metres; a variance of3.84 metres. This variance is supported as the subject 
property is surrounded by two recently developed townhouse sites with a similar lot 
width. To meet the lot width requirement would require additional lots which are not 
available. 

2. A variance to the minimum interior side yard setback on the east side is required from 3.0 
metres to 2.0 metres; a variance 9f 1.0 metre. This variance is supported to allow the 
siting of the building facing Alberta Street to retain 4 trees on the west side. 

3. A variance to the minimum exterior side yard setback on the northeast corner of the site 
is required from 6.0 metres to 4.1 metres. This variance is supported as it is due to the 
required road dedication at Hemlock Drive and Birch Street intersection. 

The setback variances will be subject to further review at the Development Permit stage. 

Financial Impact 

None 
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Conclusion 

The proposed 21-unit townhouse rezoning meets the requirements of the OCP as well as the 
zoning requirements set out in the "Medium Density Townhouses (RTM2)" zone for the 
McLennan North Sub-Area neighbourhood plan. Staff feel that the design requirements meet the 
character of the neighbourhood and are confident the outstanding conditions will be met prior to 
final adoption. 

Staff recommend that Zoning Bylaw 85(\0, Amendment Bylaw 9117, be introduced and given 
first reading. 

John ins, MCIP, RPP 
Senior Planner 
(604-276-4279) 

JH:cas 

Att. 1: Location Map 
Att.2: Development Application Data Sheet 
Att. 3: Conceptual Development Plans 
Att. 4: McLennan North Sub-Area Plan Land Use Map 
Att. 5: Arborist Report and Tree Removal and Retention Plan 
Att.6: Rezoning Conditions 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 13-638852 Attachment 2 

Address: 9671 Alberta Road 

Applicant: Citimark-Western Alberta Road Townhouse Ltd. 

Planning Area: McLennan North Sub-Area Plan 

Existing Proposed 

Owner: Citimark-Western Alberta Road No change 
Townhouse Ltd. 

Site Size (m2
): 

3,958 mL (42,603 ftL) 3,946 mL (42,474 ftL) 

Land Uses: Single detached house Townhouses 

OCP Designation: Neighbourhood Residential No change 

Residential Area 4, 0.55 base No change 
FAR., One and Two Family 

Area Plan Designation: 
Dwelling and Townhouses (2 % 
storeys typical, 3 storeys maximum 
where a maximum of 30% lot 
coverage is achieved) 

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

Number of Units: 1 21 

On Future 
I 

Bylaw Requirement 
I Proposed I Variance 

Subdivided Lots (RTM2) 
Max. 0.65 with a contribution 

Density (Floor Area Ratio): to the Affordable Housing 0.65 
none 

Reserve Fund 
permitted 

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

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

Lot Size (width): M.in. 30 m 26.16 m 3.84m 

Setback - Front: Min. 6.0 m 6.8 m none 

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

Setback - Interior (east): Min. 3.0 m 2.0 m 1.0 m 

Setback - Exterior Min. 6.0 m 4.1 m 1.9 m 
(northwest corner): 

Setback - Rear: Min. 3.0 m 6.0 m none 

Height (m): 12.0 m 11.8 m none 

Off-street Parking Spaces -
2.0 (R) and 0.2 (V) per unit 2.0 (R) and 0.2 (V) per unit none 

Regular (R) I Visitor (V): 
Off-street Parking Spaces - 46 46 
Total: 

none 
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City of Richmond 
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City of 
Richmond 

ATTACHMENT 6 

Rezoning Considerations 
Development Applications Division 

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

Address: 9671 Alberta Road File No.: RZ 13-638852 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9117, the developer is 
required to complete the following: 
1. Road dedication of 12.1 m2 at the northern part of the property for the continued development of Hemlock Drive and 

Birch Street. 

2. Registration of a cross-access easement, statutory right-of-way, and/or other legal agreements or measures, as 
detenuined to the satisfaction of the Director of Development, over the internal drive-aisle in favour of9651 Alberta 
Road to allow future access to this site from the subject property, and to have visitor parking stalls for the property at 
9651 Alberta Road and the subject property cross the shared parking property line. Legal plans are to locate access 
points and visitor parking stalls in accordance with the conceptual development plan provided within the submitted 
drawings attached to the Staff Report as Attachment 3. 

3. Registration of a Flood Indemnity Restrictive Covenant on title. 

4. Registration of a 3.0 metre wide Public Right-of-Passage (PROP) statutory right-of-way along the entire western edge 
of the site for access to a pedestrian walkway. The City would assume maintenance and liability for hard surfaces and 
the owner would assume maintenance and liability of soft landscape surfaces. In addition, the right-of-way is to be 
wider at the intersection of Alberta Road and Hemlock Drive by 2 metres to allow for greater flexibility in design and 
identification. The 5 metre entry will narrow asiit enters the site at a 45 degree angle eastward until it connects with 
the 3.0 metre width. 

5. Registration of a 23 m2 statutory right-of-way at the comer of Hemlock Drive/Birch Street for access and utilities. 

6. Registration of an Aircraft Noise Sensitive Use Restrictive Covenant on title. 

7. Payment of $23,000 cash-in-lieu of on-site indoor amenity space. 

8. Voluntary contribution of $55, 134.90 towards the City's Affordable Housing Reserve Fund. 

9. Voluntary contribution of $21,226.94 towards the Public Art Reserve Fund. 

10. The submission and processing of a Development Pennit* completed to a level deemed acceptable by the Director of 
Development. In addition to the standard review, the applicant is to provide infonnation pertaining to: 

a) The outdoor amenity area needs to achieve in a single location, an area of at least 126 m2, with a children's play 
area of at least 63 m2

• 

b) Information to the treatment of the edges of the site that will remain exposed to the adjacent sites due to the grade 
increase to meet the requirements of the Flood Protection Bylaw. 

c) Provide a plan for the temporary design of the path along the western edge of the site. 

d) Provide locations and design for entry signage at each end of the path that will notify the public that the path is 
open for public use. 

e) Submit a site plan to show the manoeuvrability of larger vehicles (SU-9) within the site to the satisfaction of the 
Director of Transportation. 

f) A landscaping plan from a registered professional Landscape Architect to provide an appropriate plan that will 
need to take into account the design of the central amenity area, including a child's play area. 

g) Edge treatment ofthe eastern and western sides of the site. 

h) A context plan to show the Fonn and Character of the townhouse units and how they address adjacent properties. 

i) To provide a sense of territory for pedestrian use within the site. 

j) To identify and design for units that can be ~asily converted to universal access. 

Initial: ---
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Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Submission of a Landscaping Security to the City of Richmond based on 100% of the cost estimates provided by the 

landscape architect. 

2. Complete an acoustical report and recommendations prepared by an appropriate registered professional, which 
demonstrates that the interior noise levels and noise mitigation standards comply with the City's Official Community 
Plan and Noise Bylaw requirements. The standard required for air conditioning systems and their alternatives 
(e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 "Thermal 
Environmental Conditions for Human Occupancy" standard and subsequent updates as they may occur. Maximum 
interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Construction Parking and Traffic 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. 

2. Enter into a Servicing Agreement* for the design and construction of works. Works include, but may not be limited 
to: 

a) Alberta Road: connect/extend from recent SA works done via SA10-537130 to the west and SA12-614743 to the 
east, with new sidewalk and a grass & treed boulevard, street light conduit (including a street light if required) and 
service connections. 

b) Hemlock/Birch comer: connect/extend from recent SA works done via SA10-537130 to the west and SA03-
239160 to the north, with sidewalk and a grass & treed boulevard, street light conduit (including a street light if 
required) and any utilities required to complete the full infrastructure on this street. This will require removal of 
the interim works agreements and constructing to the ultimate standard of this Servicing Agreement. 

c) Walkway: complete the existing walkway between Alberta Road and Hemlock Drive. 

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

4. Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to 
any construction activities, including building d(~molition, occurring on-site. 

5. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals 
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 but also as covenants pursuant to Section 219 of the Land Title Act. 

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

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

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

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

Signed Date 
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City of 
, Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9117 (RZ 13-638852) 

9671 Alberta Road 

Bylaw 9117 

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

1. 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 "MEDIUM DENSITY TOWNHOUSES (RTM2)". 

P.I.D. 003-862-976 
EAST HALF LOT 18 BLOCK "B" SECTION 10 BLOCK 4 NORTH RANGE 6 WEST 
NEW WESTMINSTER DISTRlCT PLAN 1305 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9117". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

4164205 

CITY OF 
RICHMOND 

APPROVED 

i:JL 
APPROVED 
by Director 

£ or 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: March 6,2014 

File: RZ 12-619835 

Re: Application by 664525 B.C. Ltd. for Rezoning at 7400,7420 and 
7440 Railway Avenue from Single Detached (RS1/E) to Low Density Townhouses 
(RTL4) 

Staff Recommendations 

1. That Bylaw 9015, for the rezoning of7400, 7420 and 7440 Railway Avenue from "Single 
Detached (RS liE)" to "Low Density Townhouses (RTL4)", be introduced and given first 
reading. 

2. That the Public Hearing notification area be expanded from the standard 50 m radius to 
include the area shown in Attachment 5. 

IJz~ ) 
Wayn#"Cr~iy 
Director JVU~ opment 

WC:el 

ROUTED To: 

Affordable Housing 

4164864 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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March 5, 2014 - 2 - RZ 12-619835 

Staff Report 

Origin 

664525 B.C. Ltd. has applied to the City of Richmond for permission to rezone 7400, 7420 and 
7440 Railway Avenue (Attachment 1) from "Single Detached (RS1/E)" to "Low Density 
Townhouses (RTL4)" in order to permit the development of 14 townhouse units. A preliminary 
site plan, building elevations, and landscape plan are contained in Attachment 2. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attachment 3). 

Surrounding Development 

To the North: Three (3) "Single Detached (RS lIE)" lots with a mix of newer and older homes 
fronting Railway Avenue; and then single-family lots zoned "Single Detached 
(RS l/E)" and "Single Detached (RS liB)" fronting Linfield Gate. 

To the South: Two (2) deeper "Single Detached (RS liE)" lots with older homes; and then two 
(2) "Single Detached (RS1/B)" lots with newer homes and a temporary shared 
access from Railway Avenue to the unopened back lane; further south are six (6) 
more "Single Detached (RS liE)" lots fronting Railway Avenue. 

To the East: Three (3) "Single Detached (RSlIB)" lots with newer homes and one (1) "Single 
Detached (RS lIH)" lot, all fronting Lindsey Road. 

To the West: Across Railway Avenue, Railway Corridor Greenway, then McCallan Road with 
a mix of newer and older, larger single-family dwellings on "Single Detached 
(RS l/E)" lots. 

Background 

• A rezoning application to rezone the subject site to permit the development of 15 townhouse 
units was submitted to the City on September 5, 2012. 

• A petition with 35 signatures from 33 households and 13 letters from residents within the 
immediate neighbourhood in opposition to the proposed 15 unit townhouse development 
were received in early 2013. 

• An Open House for the 15 unit townhouse proposal was held on March 12, 2013. Three (3) 
residents from two (2) households attended the event. 

• A Report to Committee was taken to Planning Committee on April 16, 2013 and then to 
Public Hearing on May 21,2013. 

• An additional eight (8) pieces of written submissions, including seven (7) letters and one (1) 
petition with 12 signatures from six (6) households in opposition to the 15 unit townhouse 
proposal, were received prior to the Public Hearing meeting on May 21, 2013. In addition, 
there were five (5) residents spoke in opposition and one (1) person spoke in favour of the 15 
unit townhouse proposal at the Public Hearing. 

4164864 PLN - 172
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• A mapping of households within the immediate neighbourhood in opposition to the proposed 
townhouse development can be found in Attachment 4. 

• The following referral motion was carried at the Public Hearing: 

"That Zoning Amendment Bylaw 9015 be referred to staff to have the applicant consult 
with the community as to an appropriate development for the site. J! 

• The developer worked with staff to develop development options for the site. 

• A second Open House was held on February 25,2014; two (2) development options were 
presented. 20 residents from 10 households attended the event. Details on this Open House 
are provided in the next section. 

Open House - February 25,2014 

In response to Council's referral, the applicant consulted with the neighbouring residents 
regarding the development of the subject site through an Open House held on February 25, 2014 
at the Thompson Community Centre. An Open House flyer was delivered by the applicant to 
approximately 105 households including properties on McCallan Road, as directed by Council 
(see Attachment 5 for a map of the Notification Area). 

Two (2) options were presented at the Open House: a 14 unit townhouse development 
(Attachment 2); and a 10 unit fee-simple rowhouse development (Attachment 6). Further 
discussions on these two (2) development options are provided in the Analysis section. 

20 residents from 10 households attended the event. Staff attended the Open House to observe 
the meeting and answer questions related to current city policies. Comment sheets were 
provided to all the attendees. 16 completed comment sheets from nine (9) households were 
received; in which, 

• seven (7) attendees from three (3) households within the notification area and an 
additional three (3) attendees from two (2) households from the neighbourhood were in 
favour of the townhouse development option; 

• no support for the row-housing development option is recorded; and 

• six (6) attendees from four (4) households within the notification area oppose to either of 
the presented options and some of them recommend single-family development instead 
(i.e. 3 to 5 single detached lots). 

Mapping of the comment sheet responses as well as the completed comments sheets and follow 
up letters from the residents can be found in Attachment 7. A copy of the Open House 
Summary prepared by the applicant can be found in Attachment 8. 

Staff has also received two (2) petitions regarding this project after the February 25, 2014 Open 
House: 

• a petition in opposition with 11 signatures from six (6) households within the immediate 
neighbourhood (Attachment 9); and 

• a petition in favour with 34 signatures from 25 households within the Notification Area 
and an extra 14 signatures from other City of Richmond residents (Attachment 10). 
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Public Input 

Major concerns from the neighbourhood on the proposed townhouse development raised in all 
correspondences, petitions, and open house comment sheets received are summarized below with 
responses to each of the concerns identified in bold italics. 

1. The proposed townhouse development would generate more traffic. Traffic on Railway 
A venue would be blocked by southbound vehicles turning left into the site. More 
vehicles would cut through this block of Railway Avenue via McCallan Road. 

(Transportation staff have reviewed the proposed townhouse development and 
confirmed that the proposedfourteen (14) unit townhouse development will result in a 
manageable increase in traffic over the existing three (3) single-family houses. This 
marginal increase is expected to have minimal impact to the surrounding road system 
and can be accommodated within the capacity and geometry of Railway A venue 
including southbound movements into the site. 

It is noted that the Railway Avenue corridor is designedfor all road users including 
transit and pedestrians, as well as bicycle lanes in both directions. Transportation 
supports a direct access from Railway Avenue as shown on the conceptual development 
plans as full movement. The townhouse proposal reduces the number of access points 
on Railway Avenue from three (3) to just a single access for the site. ) 

2. The proposed townhouse development would delay left turns at the Railway A venue/ 
Linfield Gate intersection. 

(The proposed site access is over 130 mfrom Linfield Gate. It is not anticipated that 
site generated traffic will impact the operation of the Railway A venue / Linfield Gate 
intersection as adequate separation between the two (2) locations is provided.) 

3. The proposed development would create a parking problem for the neighbourhood. 

(The original 15 townhouse unit proposal included two (2) side-by-side parking spaces 
per unit and a total of three (3) visitor parking spaces on site, which is in compliance 
with the bylaw requirement. Based on the public input, the developer has agreed to 
reduce the number of townhouse unit to 14 and provide an extra small car visiting 
parking stall for a total of four (4) onsite visitor parking provided. Staff and the 
applicant have also looked at opportunities to provide a fifth visitor parking stall onsite 
but are not recommending this currently as it would compromise the access,function, 
and openness to the outdoor amenity area. The provision of an additional visitor 
parking stall could be further reviewed at Development Permit stage.) 

4. Parking generated by the townhouse development would spill over to the residential 
neighbourhood on Linfield Gate, Lindsay Road and McCallan Road. 

4164864 

(The proposed development meets the off-street parking requirement in the Zoning 
bylaw with two (2) parking spaces for each unit and exceeds the bylaw parking rate for 
Visitor spaces by providing one additional visitor stall on site. In addition, there is no 
direct internal connection from the single-family neighbourhood to this site. Linfield 
Gate is over 130 mfrom the propose site access with less likelihoodfor parking to spill 
over to the residential neighbourhood. 
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As well, the City's Traffic Control and Regulation Bylaw restricts parking in front of a 
residential house over three (3) hours. Residents experiencing parking issues are 
encouraged to contact the RCMP non-emergency line.} 

5. The proposed townhouse development would change the neighbourhood character. 

(Two-storey ground oriented duplexes with traditional residential character are 
proposed to compliment surrounding single-jamily houses. High building quality 
details, materials and landscaping will enhance the streetscape. These proposed design 
features and landscaping will be controlled through the Development Permit.) 

6. The proposed development would add burden on the infrastructure in the area. 

(Upgrades to the existing storm sewer along the Railway A venue frontage is required 
as part of this townhouse development. There is no concern on sanitary and water 
main capacity. There are no other impacts to infrastructure expected from this 
proposal.) 

7. The proposed townhouse development would create privacy and overlook concerns. 

(The developer has increased the setbacks where possible. Buildings will be set back a 
minimum 5.0 m from the rear property line and the second floor will be further set 
back to 6.0 m. Proposed side yard setbacks along the north and south property lines 
meet the bylaw required 3. 0 m setback, which exceeds the typical minimum setback for 
single-jamily dwellings. A solid 1.8 m high woodfence is proposed along the property 
lines. Buildings will be limited to two-storeys with windows on upper floors oriented to 
minimize overlook. These proposed design features will be controlled through the 
Development Permit.) 

8. The proposed townhouse development would block the sunlight on the neighbouring 
back yards. 

(The applicant has provided a shadow analysis (Attachment II) and confirmed that 
shading on the neighbouring yards is nominal. Staff have reviewed the analysis and 
agreed with the developer's findings.} 

9. The proposed driveway along the north property line would have a disastrous effect on 
the neighbouring property. 

(Based on the public input, the developer has relocated the entry driveway from the 
north edge of the site to the midpoint of the site frontage.) 

10. The proposed townhouse development would reduce the value of the neighbouring 
properties along Railway Avenue. 

4164864 

(The applicant advised that the project will feature high quality construction in terms 
of detailing, materials, and landscaping, which could be controlled through the 
Development Permit. In addition, as part of the development, the frontage of the 
development site will be improved with a new 1.5 m wide sidewalk and a 2.0 m wide 
grassed and treed boulevard. Seven (7) bylaw-sized trees in the front yard of the site 
will also be retained and protected. The proposed development will improve the 
appearance of the streetscape.) 
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Related Policies & Studies 

Arterial Road Policy 

The 2041 OCP Bylaw 9000 Arterial Road Redevelopment Policy is supportive of multiple
family residential developments along certain arterial roads as identified on the Arterial Road 
Development Map (Section 3.6 of Schedule 1 of Bylaw 9000). Although the subject site is not 
specifically identified for townhouse development, it meets the location criteria set out in the 
OCP for new townhouse areas: 

• within 800 m (or 10 minute walk) of a City Community Centre (i.e., Thompson 
Community Centre at Granville and Lynas Lane); 

• 

• 

within 400 m (or 5 minute walk) of a Commercial Service use (i.e., retail stores at 
Blundell and McCaHan); and 

within 400 m (or 5 minute walk) of a Park on City lands (i.e., Railway Corridor 
Greenway on the west side Railway Avenue). 

Floodplain Management Implementation Strategy 

The applicant is required to comply with the Flood Plain Designation and Protection Bylaw 
(No. 8204). In accordance with the Flood Management Strategy, a Flood Indemnity Restrictive 
Covenant specifying the minimum flood construction level is required prior to rezoning bylaw 
adoption. 

Affordable Housing Strategy 

The applicant proposes to make a cash contribution to the affordable housing reserve fund in 
accordance to the City's Affordable Housing Strategy. As the proposal is for townhouses, the 
applicant will provide a cash contribution of $2.00 per buildable square foot as per the strategy; 
making the payable contribution amount $39,082.44. 

Staff Comments 

Site Servicing and Frontage Improvements 

The existing 450 mm diameter storm sewer along the Railway Avenue frontage (from the north 
property line to the south property line of the proposed site with an approximate length of 70 
meters) must be upgraded to a 600 mm diameter storm sewer. 

A new 1.5 m sidewalk along the front property line, with a 2.0 m grass and treed boulevard 
(between curb & sidewalk) and street lighting (replacing the existing Hydro lease lights), 
extended south to the north property line of 7488 Railway Avenue is required. 

Prior to final adoption, the developer is required to consolidate the three (3) lots into one (1) 
development parcel and enter into the City's standard Servicing Agreement to design and 
construct the required infrastructure upgrades described above and frontage beautification. 
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Trees Retention and Replacement 

A Tree Survey and a Certified Arborist's report were submitted in support of the application; 36 
trees were identified and assessed (see Tree Preservation Plan in Attachment 12): 

• 2 trees located on City property; 

• 
• 

1 tree located on neighbouring property; and 

33 trees located on site . 

Tree Protection 

The developer is proposing to retain and protect seven (7) trees located along the Railway 
Avenue frontage and one (1) tree on the adjacent property to the east at 7373 Lindsay Road. 
Tree protection fencing is required to be installed to City standards prior to any construction 
activities occurring on-site. In addition, a contract with a Certified Arborist to monitor all works 
to be done near or within the tree protection zone will be required prior to Development Permit 
Issuance. 

In order to ensure that the eight (8) protected trees will not be damaged during construction, a 
Tree Survival Security will be required as part of the Landscape Letter of Credit at Development 
Permit stage to ensure that these trees will be protected. No Landscape Letter of Credit will be 
returned until the post-construction assessment report confirming the protected trees survived the 
construction, prepared by the Arborist, is reviewed by staff. 

Tree Removal 

The City's Tree Preservation Coordinator has reviewed the Arborist Report and concurs with the 
arborist's recommendation to remove 23 trees as they are either dead, dying (sparse canopy 
foliage), or exhibit suppressed canopies due to competition, structural defects such as inclusions 
at the main branch union and co-dominant stems. 

The developer is also proposing to remove three (3) additional trees that are in "moderate-good" 
condition due to its conflict with the proposed driveway and buildings. To compensate for the 
loss of three (3) large conifers along the street frontage, the City's Tree Preservation Coordinator 
recommends that three (3) new larger caliper conifer replacement trees be provided along the 
Railway A venue frontage. These "specimen" replacement trees will be specified at 
Development Permit stage and exceed typical replanting size requirements. Staff will work with 
the landscape architect to explore additional tree planting opportunities and ensure the provision 
of the larger specimen trees on-site at the Development Permit stage. 

Should the applicant wish to begin site preparation work after third reading of the rezoning 
bylaw, but prior to final adoption of the rezoning bylaw and issuance of the Development Permit, 
the applicant will be required to obtain a Tree Permit, install tree protection around trees to be 
retained, and submit the landscape security and tree compensation cash-in-lieu (i.e. $33,000 in 
total) to ensure the replacement planting will be provided. 
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Tree Replacement 

Based on the 2: 1 tree replacement ratio goal stated in the Official Community Plan (OCP), 
52 replacement trees are required for the removal of 26 trees. Considering the effort made by the 
applicant to retain the seven (7) trees on site, staff recommend seven (7) replacement trees be 
exempted. According to the Preliminary Landscape Plan (Attachment 2), the developer is 
proposing to plant 12 new trees on-site; size and species of replacement trees and overall 
landscape design will be reviewed in detail at the Development Permit stage. The applicant has 
agreed to provide a voluntary contribution of$16,500 to the City's Tree Compensation Fund in 
lieu of planting the remaining 33 replacement trees should they not be accommodated on the site. 

City Tree 

It is noted that two (2) city trees are located within the city boulevard in front of the site and may 
be impacted by the construction of the proposed storm sewer upgrade. The proposed servicing 
upgrade works will be under arborist supervision. The arborist will assess the impact of the 
proposed works to the protected city trees at the Servicing Agreement stage, and will provide 
future recommendations to the City as part of the Development Permit process. 

Vehicle Access 

One (l) driveway from Railway Avenue is proposed. The long-term objective is for the 
driveway access established on Railway Avenue to be utilized by adjacent properties to the north 
and south if they ultimately apply to redevelop. A Public Right of Passage (PROP) Rights of 
Way (ROW) will be secured as a condition of rezoning to facilitate this vision. 

Indoor Amenity Space 

The applicant is proposing a contribution in-lieu of on-site indoor amenity space in the amount 
of $14,000 as per the Official Community Plan (OCP) and Council Policy. 

Outdoor Amenity Space 

Outdoor amenity space will be provided on-site. Based on the preliminary design, the size of the 
proposed outdoor amenity space complies with the Official Community Plan (OCP) 
requirements. Staff will work with the applicant at the Development Permit stage to ensure the 
configuration, and design of the outdoor amenity space meets the Development Permit 
Guidelines in the OCP. 

Analysis 

Development Options 

In determining the potential forms of redevelopment for the subject site, staff recommend 
looking at the development potential of the entire block (i.e., east side of Railway Avenue 
between Linfield Gate and Lancing Road), rather than individual development sites or properties. 
Two (2) types of housing forms on this block are supported by current City's Policies: Small Lot 
Single-Family; and Townhouses. As part of the neighbourhood consultation, the applicant 
proposed a third option: Fee-Simple Rowhouse Developments. 
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Single-Family Development 

Currently, there is a mix of older and newer homes on single-family lots with frontage/lot width 
ranging from 14.85 m to 27.11 m on the east side of Railway Avenue between Linfield Gate and 
Lacing Road. Single-Family Lot Size Policy 5463 (adopted by Council on February 19, 1996, 
Attachment 13) permits properties fronting on Railway Avenue on this block to be rezoned and 
subdivided as per "Single Detached (RS l/E)" zone, which is the current zoning of most the 
properties on this block. 

Policy 5463 also permits these properties to be rezoned and subdivided into "Single Detached 
(RS2/B)" lots (minimum 12 m wide) where a lane or internal road access is available. A sketch 
showing the potential single-family development pattern can be found in Attachment 14. It is 
noted that: 

• The existing lot pattern of the block between Linfield Gate and Lacing Road will create 
some impediments regarding the ability to establish a lane along the rear of these 
properties. 

• A recent subdivision and new house constructions on Linfield Gate render it impossible 
to create a new lane connecting to the side street (i.e., Linfield Gate). 

• To allow developments of "RS2/B" lots on this block, a lane access point off Railway 
Avenue will be required. 

• For properties between 7320 and 7440 Railway Avenue, there is potential for 2-lot 
consolidations to facilitate 3-lot-subdivisions; however, a lane connecting Railway 
A venue and the back lane would be required. 

• There is no subdivision potential at 7460 and 7480 Railway Avenue since these lots are 
too narrow (16.76 m wide) for subdivision; these lots are also much deeper than the 
adjacent properties; this eliminates the opportunity to extend the back lane to the south. 

• 7488 and 7508 Railway Avenue have already been redeveloped into "RS1/B" lots with a 
temporary access off Railway Avenue and an unopened lane at the rear. 

• There is no subdivision potential at 7520 and 7540 Railway Avenue since lane access is 
not available. 

• There is no subdivision potential at 7560 and 7566 Railway Avenue since these lots are 
too narrow (14.86m wide) for subdivision. 

• 7580 Railway Avenue and 5111 Lancing Road, together, maybe rezoned and subdivided 
into three (3) "RS2/B" lots with a back lane connecting to Lancing Road. 

• Dead-end lanes are not preferred by Transportation and Environmental Programs due to 
issues related to garbage and recycling pick up services on major arterial road and limited 
turn-around capability in the dead-end lane. 

• The applicant advised that single-family developments would not be economically 
feasible on this site. 
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Fee-Simple Rowhouse Development 

At the Open House on February 25,2014, the applicant presented a Fee-Simple Rowhouse 
Development option (Attachment 6). Each lot would have a lot width of 6.0 m and a lot area of 
approximately 239 m2 (2572.6 ft2

). The proposed density would be 0.65 FAR and each dwelling 
would be approximately 155.35 m2 (1,672.2 ft2). Units will be grouped into duplexes to maintain 
a single-family scale and character; the streetscape of the proposed development would appear to 
be five (5) single-family homes. Vehicle access to these lots would be from a new back lane that 
would daylight to Railway Avenue. Each unit would have a total of two (2) parking spaces
one (1) enclosed and one (1) surface parking. 

This development option was not well received by the area residents as there is no support to this 
form of housing according to the result of the completed comment sheets received at the Open 
House. 

Multiple-Family Development 

This block of Railway A venue between Granville Avenue and Blundell Road is within 800 m of 
Thompson Community Centre located at Granville A venue and Lynas Lane, 400 m of retail 
stores at Blundell Road and McCallan Road, 400 m of Railway Corridor Greenway on the west 
side Railway Avenue, and is on a bus route; therefore, townhouse developments may be 
considered in accordance with the Arterial Road Policy. A sketch showing the potential 
townhouse development pattern for this area can be found in Attachment 15. It is noted that: 

• 73201734017360 Railway Avenue, when consolidated, would have a frontage over 50 m, 
which meet the land assembly requirement under the Arterial Road Policy for a 
townhouse development. 

• Although the consolidated frontage of 7460 and 7480 Railway Avenue (approximately 
33.5 m) does not meet the minimum width requirement for arterial road townhouse 
development, the consolidated site may be considered as an extension of the subject 
townhouse proposal; a conceptual development plan has been prepared by the applicant 
and is on file. 

• The houses at 7488 and 7508 Railway Avenue are approximately 10 years old; staff do 
not envision any redevelopment in the near future. These properties would remain "as is" 
until redevelopment occurs. Should the owners wish to redevelop these properties into 
townhouses in the future, the back lane must be closed and consolidated to the 
development site. 

• 7520175401756017566 Railway Avenue, when consolidated, would have a frontage over 
50 m, which meet the land assembly requirement under the Arterial Road Policy for a 
townhouse development. 

• The houses at 7580 Railway Avenue and 5111 Lancing Road are approximately 4 and 17 
years old respectively; staff does not envision any redevelopment in the near future. 
However, future development on the consolidated site could be considered as an 
extension of the development at 752075401756017566 Railway Avenue. 
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Staff recommend low-density multiple-family developments on this block of Railway Avenue 
between Linfield Gate and Lancing Road as this form of development would provide the City an 
opportunity to review and guide the development pattern including the location and number of 
vehicle access points, provision of on-site, as well as the character and massing of the future 
dwellings. 

In addition, staff believe that small scale duplex units along Railway Avenue would be 
compatible with the existing single-family developments on the block. Two-storey massing, the 
potential for detached rear units, as well as rear yard setbacks similar to the setback required for 
single-family lots, would provide an appropriate interface with the neighbouring single-family 
homes and would levitate concerns related to privacy and shading. 

Staff are of the opinion that a low density townhouse development is an appropriate supportable 
form of development for this block due to close proximity to a community centre, public school, 
access to transit services, and Railway Avenue is a designated bicycle route. 

Proposed 14 Unit Townhouse Development 

The proposed development is generally consistent with the Development Permit Guidelines for 
arterial road townhouse developments contained in the Official Community Plan (OCP). The 
proposed height, siting and orientation of the buildings generally respect the massing of the 
existing one or two-storey single-family homes to the north, south and east. The 2-storey 
interface with single-family homes around the subject site also complies with the Arterial Road 
Guidelines for Townhouses in the OCP. 

The proposed small scale duplex units along Railway Avenue fit well with the character of the 
existing single-family neighbourhood. The detached units along the rear property line provide a 
good transition between the duplex units along Railway Avenue and the single-family homes to 
the east. The increased rear yard setback (minimum 5.0 m on the ground floor and 6.0 m on the 
second floor, compared to 3.0 m as required under the Low Density Townhouse zones) provides 
appropriate private outdoor open space for the units at the back of the site and minimizes the 
impact of the proposed development on existing single-family houses to the east. 

All units have two (2) vehicle parking spaces in a side-by-side double car garage. A total of four 
(4) visitor parking spaces, including one (1) accessible visitor parking space, are provided 
throughout the site. The number of visitor parking spaces proposed exceeds the bylaw 
requirement (i.e., 3 spaces including 1 accessible space). 

The site grade within the backyards will be raised to approximately 1.40 m geodetic, which is 
approximately 0.6 m higher than the site grade at the adjacent properties to the east. Perimeter 
drainage will be required as part of the Building Permit to ensure storm water is managed and 
addressed through the development and will not impact the neighbouring properties. 

Design Review and Future Development Permit Considerations 

A Development Permit will be required for the proposed townhouse development to ensure that 
the development at 7400, 7420 and 7440 Railway Avenue is sensitively integrated with adjacent 
developments. The rezoning conditions will not be considered satisfied until a Development 
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Permit application is processed to a satisfactory level. As part of the Development Permit, the 
following issues are to be further examined: 

• Compliance with the relevant Development Permit Guidelines for multiple-family 
projects contained in OCP Bylaw 9000. 

• 

• 

• 

• 
• 

• 

Location, size and manoeuvring capacity of visitor parking stalls and landscape buffer 
adjacent to neighbouring back yards. 

Building form and architectural character, including separations between street fronting 
buildings, to ensure the proposal complements the existing single-family developments in 
terms of massing and scale. 

Provision of at least one (1) convertible unit and design of other units to include 
accessibility/aging -in-p lace features; 

Site grading to be designed to ensure the survival of protected on-site trees. 

Enhancement of the proposed landscaping design and provision of three (3) new larger 
caliper conifer replacement trees (in the range of 4.0 to 8.0 m tall) to compensate for the 
loss of three (3) large conifers along the street frontage. 

Design refinement of the outdoor amenity space to comply with the Development Permit 
Guidelines in terms of size and configuration, as well as provision of children's play 
equipments. 

Additional issues may be identified as part of the Development Permit application review 
process. 

Public Hearing Notification Area 

Staff were directed by Council at the May 21, 2013 Public Hearing to expand the notification 
area for future public consultation regarding the redevelopment proposal to include residents on 
McCallan Road. In addition, a number of residents on the east side of Lindsay Road expressed 
concerns regarding the original 15 unit townhouse development. Therefore, the notification area 
for the Open House held on February 25,2014 was expanded to include residents on a portion of 
Lindsay Road. 

Should the application be endorsed by Council and proceed to Public Hearing, it is 
recommended that the notification area be expanded. The statutory requirement for notification 
of Public Hearing is 50 m (164 ft.) from the development site, which generally includes all 
immediate neighbours. An expanded notification area as shown in Attachment 5 is proposed. 

It is recommended that the Public Hearing notices be sent to the same notification area as the 
Open House held in February 25,2014 to ensure that residents who were involved in the recent 
public consultation process are advised of the Public Hearing date. 

Financial Impact or Economic Impact 

None. 
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Conclusion 

The proposed 14-unit townhouse development is consistent with the Official Community Plan 
(OCP) regarding developments along major arterial roads. Overall, the proposed land use, site 
plan, and building massing complement the surrounding neighbourhood. Further review of the 
project design is required to ensure a high quality project and design consistency with the 
existing neighbourhood context, and this will be completed as part of the Development Permit 
application review process. The list of rezoning considerations is included as Attachment 16, 
which has been agreed to by the applicants (signed concurrence on file). On this basis, staff 
recommend that the proposed rezoning be approved. 

It is recommended that Richmond Zoning Bylaw 8500 Amendment Bylaw 9015 be introduced 
and given first reading. 

Edwin Lee 
Planning Technician - Design 

EL:rg 

Attachment 1: Location Map 
Attachment 2: Proposed Townhouse Design 
Attachment 3: Development Application Data Sheet 
Attachment 4: Mapping of Opposition Letters and Petition Received Prior to Public Hearing 

Held on May 21,2013 
Attachment 5: Open House Notification Area 
Attachment 6: Potential Fee-Simple Rowhouse Development Plan 
Attachment 7: Consultation Result - February 2014 
Attachment 8: Summary of the Open House Held on February 25, 2014 
Attachment 9: Petition in Opposition Received March 2014 
Attachment 10: Petition in Favour Received March 2014 
Attachment 11: Shadow Analysis 
Attachment 12: Tree Preservation Plan 
Attachment 13: Lot Size Policy 5463 
Attachment 14: Potential Development Pattern - Single Detached (RS2/B) 
Attachment 15 : Potential Development Pattern - Low Density Townhouses 
Attachment 16: Rezoning Considerations 
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PROJECT DATA - TWO-sTOREY TOWNHOUSE 

sTATISTICS: 

CIVIC ADDRESS: 7400.7420.7440 RAILWAY AVE. 

PROPOsED ZONING: TOWNHOUSE (PROPOSED) 

LOT DIMENSIONS: 45.78M (150.2') x 66.12M (216.9') 

LOTAREA: 3.025.7 SQ.M. (32.568.7 SQ.FT. ) 

SETBACKS: FRONT YARD: 6.0M (19.7') 
REAR YARD: 5.0M (16.4') - GROUND FLOOR 

6.0M (19.7') - SECOND FLOOR 
SIDE YARD: 3.14M (10.30') 

LOT COVERAGE: PROPOSED: 32,568.7 SQ. FT. x 45% = 14.656.0 SQ.FT. 

PROPOSED: BUILDING: 14228 SQ. FT. 
PORCH: 262 SQ. FT. 
ELEC.lGARB.lREC.: 166SQ. FT. 

TOTAL: 14656 SQ. FT. (45.0%) 

F.A.R.: PROPOSED: 32.568.7 SQ. FT. x 60% = 19,541.2 SQ.FT. 
19.541.2 SQ.FT. 114 UNITS = 1.395.8 SQ. FT. AVG.lUNIT 

BLDG. Hr.: PROPOSED: 9.5M (2 STOREYS) 

PARKING: PROPOSED: 2 CAR GARAGE x 14 UNITS 28 SPACES (RESIDENTS) 
OPEN VISTORS PARKING 4 SPACES (VISITORS) 
TOTAL 32 SPACES 

AMENITY: INDOOR PROPOSED: NONE (CASH-IN-LlEU) 
OUTDOOR PROPOSED: 95.3 SQ.M. (1.025.8 SQ.FT.) - 3.W. 

DESIGN RATIONALE: TWO-sTOREY TOWNHOUSE 

- 14 TOWNHOUSE UNITS PROPOSED 

- MAXIMUM TWO STOREY UNITS SIMILAR SCALE AS ADJACENT HOMES 

- UNITS GROUPED INTO DUPLEXES TO MAINTAIN SINGLE FAMILY SCALE AND CHARACTER 

- STREETSCAPE APPEARS TO BE FOUR SINGLE FAMILY HOMES 

- HIGH QUALITY MATERIALS TO ENSURE QUALITY STREETSCAPE AND HIGH PROPERTY VALUES 

- ALL TWO STOREY. SINGLE UNITS AT REAR TO MAXIMIZE PRIVACY 

- MINIMAL IMPACT ON SUNLIGHT TO NEIGHBOURING LOTS 

- WINDOWS ON UPPER STOREYS MINIMIZED TO REDUCE OVERLOOK 

- PLANT AND FENCE BUFEER TO ENHANCE PRIVACY TO NEIGHBOURING HOMES 

- CENTRAL DRIVEWAY LOCATED TO MINIMIZE NOISE FOR NEIGHBOURS 

- DRIVEWAY ENDS TREATED WITH HIGH FENCE AND TRELLIS 

- 4 VISITOR PARKING SPACES PROVIDED (IN EXCESS OF CITY REQUIREMENTS) 

- RETENTION OF LARGE TREES ALONG RAILWAY AVENUE TO MAINTAIN GREEN APPEARANCE 

- ADDITIONAL RESIDENTS WILL NOT CREATE NOTICEABLE INCREASE IN TRAFFIC 

Yamamoto 1<1NT KEYBTAl1STICS 
TOWNHOUSE DEYElOPMENT DElSQN RATIONALE 

Architecture Inc. ........, .. ,- _ . 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-619835 Attachment 3 

Address: 7400,7420 and 7440 Railway Avenue 

Applicant: 664525 B.C. Ltd. 

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

Existing Proposed 

Owner: SSB Homes Ltd. To be determined 

Site Size (m2
): 3,025.6 m2 No Change 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Area Plan Designation: N/A No Change 

Single Detached (RS1/E) or Single 

702 Policy Designation: 
Detached (RS2/B) with lane or internal No Change 
road access. This policy is not applicable 
for multiple-family development. 

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

Number of Units: 3 14 

Other Designations: N/A No Change 

On Future 

I 
Bylaw Requirement 

I 
Proposed 

I 
Variance 

Subdivided Lots 

Floor Area Ratio: Max. 0.60 0.60 Max. none permitted 

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

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

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

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

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

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

Setback - Rear Yard (m): Min. 3.0 m 5.0 m Min. none 

Height (m): Max. 12.0 m (3 storeys) 8.5 m (2 storeys) none 

Lot Width: Min. 50.0 m 66.06 m none 

Off-street Parking Spaces - 2 (R) and 0.2 (V) per unit 
2(R)and 

none 
Regular (R) I Visitor (V): 0.286 (V) per unit 

4164864 
PLN - 191



On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance Subdivided Lots 

Off-street Parking Spaces - Total: 31 32 none 

Max. 50% of proposed 
Tandem Parking Spaces: residential spaces in enclosed 0 none 

garages (28 x Max. 50% = 14) 
Max. 50% when 31 or more 

Small Car Parking Spaces spaces are provided on site 14 none 
(32 x Max. 50% = 16) 

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

(3 x Min. 2% = 1) 

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

Amenity Space - Outdoor: Min. 6 m2 x 15 units = 90 m2 95 m2 none 

Other: Tree replacement compensation required for removal of bylaw-sized trees. 

4164864 PLN - 192
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City of 
Richmond 

J ( 

LINFIELD GATE 

~§S ~~H~~ 

Mapping of Opposition Letters 
and Petition Received prior to 

Public Hearing on May 21, 2013 
RZ 12-619835 

ATTACHMENT 4 

Original Date: 03/03/14 

Revision Date: 03/05/14 

Note: Dimensions are in METRES 

PLN - 193



City of 
Richmond 

ATTACHMENT 5 
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February 25, 2014, 
Open House 

Notification Area 
RZ 12-619835 

Original Date: 03/04/14 

Revision Date: 03/05/14 

Note: Dimensions are in METRES 
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7460 RAILWAY AVE. 

EAST STREETSCAPE - ADJ. TO NEIGHBOURS 

7371 LlNDDSAY RD. 

NORTH STREETSCAPE - ADJ. TO NEIGHBOURS 
Pl 

RAILWAY AVE. 

1.5M 
SIDEWALK 

SOUTH STREETSCAPE - ADJ. TO NEIGHBOURS 

74:31 LINDSAY RD. 7:391 LINDSAY RD. 7379 LINDSAY RD. 

2M 
SIDEWALK 

7:371 LINDSAY RD. 

RAILWAY AVE. 

ADJ. 
2 STOREY 
DWELLING 

Yamamoto 
Architecture Inc. 

==-=--=:; ":;.,~., 

7:360 RAILWAY AVE. 

10 LOT lLaDMIION S1'REEl'8CAPES 

~,.,..---_u. 
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PL PL 
1 1 

APP'OX.108'·6118'\(108.5') 

1.5M RAILWAY AVE. 
CONCRETE 

of 
SIDEWALK .... <J-

SEA LEYELEL+O.oo~ I _____ ~ __ ._~_. __ ._._. ____ ._~_.~ _____________ . __ ._ .. ____ .•• _ _____ ._. ___ • ___ . _______ M _ _ • ____ • __ ._. _____ ._._. ___ • _ _____ • • _._._. ________________ ~ __ ._._M ______ . __ . ____ 9"_ 

SITE SECTION 1 - THROUGH 7371 LINDSAY RD. 

PL 

Qk& ~,~.:"~"PLAN 

1.5M RAILWAY AVE. 
CONCRETE 

of 
SIDEWALK .... <J- ,of 

-------_._. __ ._--_ .. _._---_._._. __ . __ ._._ .. _--_._ .. _ -----_ .. _._._ ... _------_._---_._ ...... _--_ .•...•. _--_._._----.-.-.---.---.--.----.-.-.. ------.-.-... -.-.. --.----~-.-.--.. ,-... -------... ---.--.. -.-.. -.-.. ------.-~"-."-:~.:~~~~ 

SITE SECTION 2 - THROUGH 7373 LINDSAY RD. 

PL PL 

SITE SECTION 3 - THROUGH 7391 LINDSAY RD & LANE 

PL PL 

I 
APP'OX. 9~'·3 3/8"(92.0') 

APPROX. 48'-~ 3/4- (48.6') 

6.0M LANE 
of 

PL 

105M 
CONCRETE 
SIDEWALK 

RAILWAY AVE. 

1.5M RAILWAY AVE. 
CONCRETE 
SIDEWALK .... -t'- .:f 

k.:>;; 

SEALEYELEL.O.ooM ,._----_._-_._-_._-_._-_._._._-----_._---_._---_._-----------_._--_ .. _------------ -_._-_ .... _-------_._. __ ._-----.-.------.-.---.-.-.-.-----.---.--------~-

SITE SECTION 4 - THOUGH 7431 LINDSAY RD. 

=~.:=:::.a-=:::._ 

Yamamoto 
Architecture Inc. 

=:t-=.:=:;; ~-.m1l1f 

1D LOT luaDMIICIN 

Nll,r-.T ............. 

sm:lamoNl 

...,..,,- 3.0-R 

P9IIU._ uti. 
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PROJECT DATA· FEE SIMPLE ROWHOUSE 

STATISTICS (10 TYP. LOTS): 

CIVIC ADDRESS: 

PROPOSED ZONING: 

LOT DIMENSIONS: 

LOTAREA: 

SETeACK5: FRONT YARD: 

REAR YARD: 

SIDE YARD: 

LOT COVERAGE: PROPOSED: 

F.A.R.: PROPOSED: 

F.A.R. OF ALL LOTS: PROPOSED: 

BLDG.HT.: PROPOSED: 

PARKING: PROPOSED: 

7400.7420,7440 RAILWAY AVE. 

FEE SIMPLE ROWHOUSE (PROPOSED) 

6.0M (19.7') x 39.68M (130.2') PER LOT 

239.0 SQ.M. (2,572.6 SQH.) PER LOT 

6.0M (19.7') 

103M (4.26') + 6.0M LANE (20.0') 

102M (4.0') 

BUILDING: 940.4 SQ. FT. 

DETACHED GARAGE: 214 SQ. FT. 

TOTAL: 1154.4 SQ. FT. (45.0%) - PER LOT 

2,572.6 SQH. x 651. = 1.672.2 SQ. FT. - PER LOT 

25,668 SQ.FT. x 65% = 16,684.2 SQ.FT. 

9.62M (2 STOREYS) 

1 STANDARD CAR INDOOR PARKING STALL 

1 SMALL CAR OUTDOOR PARKING STALL 

DESIGN RATIONALE: FEE SIMPLE ROWHOUSES 

- 10 ROWHOUSE UNITS PROPOSED ON 10 LOTS 

- MAXIMUM TWO STOREY UNITS SIMILAR SCALE AS ADJACENT HOMES 

- UNITS GROUPED INTO DUPLEXES TO MAINTAIN SINGLE FAMILY SCALE AND CHARACTER 

- STREETSCAPE APPEARS TO BE FIVE SINGLE FAMILY HOMES 

- HIGH QUALITY MATERIALS TO ENSURE QUALITY STREETSCAPE AND HIGH PROPERTY VALUES 

- LANEWAY AT REAR OF PROPERTY TO MINIMIZE OVERLOOK FROM UNITS INTO 
SINGLE FAMILY YARDS 

- ONE STORY GARAGES ALONG LANE TO HAVE MINIMAL IMPACT ON VIEW FROM 
NEIGHBOURING HOMES 

- NO IMPACT ON SUNLIGHT TO NEIGHBOURING LOTS TO EAST AND SOUTH, 
MINIMAL IMPACT ON SUNLIGHT TO NEIGHBOUR TO THE NORTH 

- WINDOWS ON UPPER STOREYS MINIMIZED TO REDUCE OVERLOOK 

- LANEWAY TREATED WITH HIGH FENCE AROUND PERIMETER 

- RETENTION OF LARGE TREES ALONG RAILWAY AVENUE TO MAINTAIN GREEN APPEARANCE 

- ADDITIONAL RESIDENTS WILL NOT CREATE NOTICEABLE INCREASE IN TRAFFIC 

il'llDlEf 

Yamamoto 
Architecture Inc. 

10 LOT StIJDMIXJN KEY STAnB11C8 
DElSQN RATIONALE 

O.O-R M HPT.,..BU 
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City of 
Richmond 

~ In Favor of Townhouses 

~ Prefer Single-Family Development 
(Le. 3 - 5 lots) 

Open House Comment 
Sheet Respones 
RZ 12-619835 

ATTACHMENT 7 

Original Date: 03/06/14 

Revision Date: 03/10/14 

Note: Dimensions are in METRES 
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228 -11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

ATTACHMENT 7 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units row house (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. [2]/ 

Comments: 

--.----------------------

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

------_._- .------

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 0,./,\()cV ()\'\ 
~-., /j. 

Address: I' '.-:.;\ 'J1 () f\U e ; I __ -w .. ~.~~_~~~.Z~,~I~vv~(~-,'~]~i _________________ __ 

,f 
/i' 
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228 - 11 020 No.5 Road, Richmond BC, Canada V7 A 4 E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: S \" o,--r e Y\ 

,-, , 

~:...\{:\. t i \ . .I\lc·t~~ .. '[ i'\\i(! 
! 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue t9 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. C12r 

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

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

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

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

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: B A l J I N D f:: k Jd A f\J (i 0 (j( 11 
Address: I b 6 0 R~ gt~ ~ (d ve 

PLN - 202



228 -11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. ~ 

Comments: ,r:-

J- tM/k. c 

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

------ ,,-----

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: l .1\ {< H p I « S· k k( B l\J 6, U ¥\ 11-

Address: '] b 6 0 f< 0.'; .( Lf\ t=::='-(J Av£.. 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: S CL ~ (7'vvg I\.. {D~v~ J f\...-
Address: J b <-S \ L ~ ~J \), 0) '\Lcd~J 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 

...... _. __ ._---_ .. ------

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

--_._---_._. __ ._._._._--

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: N tt.-Y\ h cl ~ r f ?t, t LA- Y ~ 
Address: _l---'-------=-b -",-~---,t,---------=~_\_~-,-C_~ -=-S-'-(::'''4)_+9-"o,-,--c,-'6~:'<-) ____________ _ 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. D> 
Comments: 

---_. __ ._ .. __ ._--_ .. _--_._-_. __ .. __ ._ .. _._ .. _--_ .... _.--_. __ ._--_ .. _._._._----_._--._ ... _ .... __ ._----_. 

_ ..... _._----_ .. _-_._-_ .. _-_ ..... __ .. _----------_ .................. _-_.-

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

..... _ ... _----_ ... _-------

------_._ .. _. __ . __ .. ---

._------_._---_._---_._------------_._------_._--------

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: CJ Cc. rYe" 

Address: <l bs \ 
PLN - 206



228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units row house (duplex) to b developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

------------------------------------------.-.-----------------------------------------------.--------------------

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: \1~o:) (\ S ~k)lv ~o lI\- 'f \ ~ Od 0J~ 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units row house (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 

PLN - 208



228 -11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be deyeloped on the 

:~::~1: ~:::::~~:~~:~:(~~:::::e~~:::~S:~. / 
Comments: 

._._. __ . __ .. _- ... -_._----------

-_._--------

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 

Address: _~-,-·l----,--,=S=-J-,------,C-..L.:') -=-0 0.._-_h,.-,-Y_~ '_lL-_---'-K_o_t-_J ________ _ 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

February 25, 2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer; Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. D 

------_._---. ----_ .. _-

Option 2: I am in favor often (10) units' rowhouse (duplex). D 
Comments: )rJ 

k/ t$ ,pV'.t' rI S'thV' 5' 

.. -----.--;,---.-.-.--.----. ------ --.""--------:·-----:.;·---··~·----____;7·--------, - .. --.;.-------------.... -----... -.---------
, " d' I- d' 'l'!?p /7' 'he /Jj' A " i' " e A/a -H ~-

'2~ )'eJ~ Le" _~hm l (~ __ ;@$' it:.t!cJJ.ECP>:,(,';::dif)/)~_ ,,c4 e __ "?t:~c c-:t' c/rre.~_ 
/.!!y2"r.:~Q7~"Y'J.,t:?i?.ez..Y.~£~I.ZLM.AT4Et?. 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 

Address: 7 2 ::20 K J:l1 Lkl ;tL iz- f} V f" , R,'Otf~n~;v /. 
--~~~------~~/~~--~---------~~-------------
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228 - 11020 No.5 Roak:l, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

I 
I February 25, 2014 . 

I Public Information Meeting 
R~zoning Application Number: RZ 12-619835 

The developer, sandhilJ Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-st rey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would ap reciate your comments on the proposal. 

Option 1: I am in favo of fourteen (14) 2-storey townhouse units . 

. --------.---.------.. 

Option 2: I am in favor often (10) units' rowhouse (duplex). 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 

Address: \ 3 }-t 0 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 

----- ---

Option 2: I am in favor often (10) units' rowhouse (duplex). 

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

Your comments will be collected by the City and will become public record. 

Contact Information: 
~ 

Name: \ «. V'-\ c:." c, 

Address: -( :) "-( c) 'K c, t' '\ v J (1 ~/A\j e_ ' 
---------~--~~--~-7(~--~~~-----------------------
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Lee, Edwin 

From: 
Sent: 
To: 
Subject: 

Categories: 

Hi Edwin, 

8aljit Tamana [btamana@hotmail.com] 
Tuesday, 25 February 201420:02 
Lee, Edwin 
7400,7420,7440 Railway Ave Public Information meeting by Sandhill Homes 

To Do 

I live at 7340 Railway Avenue and am the homeowner. I went to the public information meeting held by 
Sandhill Homes for the redevelopment of the site they own. I want to make sure you get my view on this 
project because the opinion form I was asked to fill out were taking by employees of Sandhill Homes and I 
want to make sure you and the City know my view. 

First, the information meeting was very misleading showing the neighbours two options and the Sandhill staff 
making it sound like these are the only two options available when this is not true. Uninformed neighbours 
could easily think that they have to choose between these two options only and that no other options are 
available and the comment form reflected this by not providing a space to discuss another option and instead 
just saying which of these two options we want. 

Secondly, I wrote I am against both options and am only in favour of DETACHED single residential homes. 
Either having 3 homes built on the 3 properties or the 3 properties being subdivided to provide for 5 
DETACHED single family homes which I feel is a fair compromise. 

Thank You, 

Baljit Tamana 
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February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. IIYOI 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: ~~~~'-7l/ 
Address: 136(;) ~W-d.£/a:~. 

~~~cL7 ~C'. _ 

VrC~379 /~~t{-:::!ftJ-$/f?/ 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your commelltson the proposal. 

Option 1: I am in favor of fourteen (14)2-storey townhouse units. 

Comments: 

Option 2: I am in favor often (10) units' rowhouse (du-plex). 

Your comments will be collected by the City and will becpme public record. 

Contact Infonhation: 

Name:77L~. _~~cl ...... _ ~?~~"=>=-c:...:::.=i --=---~--<---,-________ _ 

Address:73t,o ~A",-~,gt V1c-3J''l ~to'f-.z1'f-3181 
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February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. D 
Comments: 

.0. ~ Q2--VA, ~c:>tolLtJ ~ ~ k ~k ,. \cluC!~ to ~oYt-,Q 

Your comments will be collected by the City and will become public record. 

Contact Information: 
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February 25,2014 

. Public Information Meeting 
Rezoning Application N ~mber: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units row house (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Rather than either of the two options proposed, I believe you should consider the option presented in the 
following paragraphs, as it makes more sense within a "SINGLE FAMILY DWElliNG" neighbourhood. 

I would prefer the option of having 3 single family homes rather than either of the two proposed options. 

First reason is that little or no visitor parking is provided with either of the two proposed options, which means 
that any persons visiting the new residences would probably park on McCaHan Road since there is no parking 
allowed on Railway. This would result in more vehicle traffic on McCalian and further disrupt our "Single family 
neighbourhood". 

Second reason is that there are already a large number of vehicles on Railway as well as city buses. Many vehicles 
when heading west on Granville will turn onto McCallan rather than following the natural turn when Granville 
Avenue feeds into Railway. They do this because there is already a lot of traffic on Railway and there are no 
pullouts on Railway for the city buses and! therefore} traffic backs up on Railway. Many of these vehicles travel at 
a high rate of speed down McCallan (70-80km/hr) causing a safety hazard for the homeowners such as myself 
when we are pulling out of our driveways. 

If there were only 3 single family homes built on the lots even if we assume 3 vehicles per house that would 
result in only 9 new vehicles being added to the existing traffic nightmare on Railway, whereas if either of the 
two proposed options were chosen it would result in upwards of 20 new vehicles being added. On top of this 
there would potentially be an exponential number of visitor vehicles looking for parking space on McCalian. Most 
single family homes have driveways large enough to accommodate a couple of visitor vehicles, which would 
eliminate a lot of the potential visitor parking issue caused by either of the W/O proposed options. 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 

Address: _7--'-...:::S'-..:3~/ __ Nl_e._C_A-.:....::L_L-,A-,. _.J-J_.:-.k..:::-=.»_, +) _K~r C-=(~L} !..:.':1~0..£./J~V,---____ _ 
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February 25, 2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 , 

ATTACHMENT 7 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposaL 

Rather than either of the two options proposed, I believe you should consider the option presented in the 
following paragraphs, as it makes more sense within a "SINGLE fA.MllY DWElliNG" neighbourhood. 

I would prefer the option of having 3 single family homes rather than either of the two proposed options. 

First reason is that little or no visitor parking is provided with either of the two proposed options, which means 
that any persons visiting the new residences would probably park on McCaHan Road since there is no parking 

allowed on Railway. This would result in more vehicle traffic on McCallan and further disrupt our "single family 

neighbourhood". 

Second reason is that there are already a large number of vehicles on Railway as well as city buses. Many vehicles 
when heading west on Granville will tum onto McCallan rather than following the natural tum when Granville 

Avenue feeds into Railway_ They do this because there is already a lot of traffic on Railway and there are no 
pullouts on Railway for the city buses and, therefore, traffic backs up on Railwav. Many of these vehicles travel at 

a high rate of speed down McCallan (70-80km/hr) causing a safety hazard for the homeowners such as myself 

when we are pulling out of our driveways. 

If there were only 3 single family homes built on the lots even if we assume 3 vehicles per house that would 

result in only 9 new vehicles being added to the existing traffic nightmare on Railway, whereas if either of the 

two proposed options were chosen it would result in upwards of 20 new vehicles being added. On top of this 
there would potentially be an exponential number of visitor vehicles looking for parking space on McCalian. Most 
single family homes have driveways large enough to accommodate a couple of visitor vehicles, which would 

eliminate a lot of the potential visitor parking issue caused by either of the two proposed options. 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 

Address: l: ~ 3 I 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

Public Information Meeting 
7400,7420, 7440 Railway Avenue 

Purpose: A proposed to rezone 7400,7420,7440 Railway Avenue to allow fourteen 
(14) 2-storey townhouses units or ten(1 0) units rowhouses (duplex) to be developed on 
the property. 

When: 
Time: 
Where: 

February 25, 2014 
5:30 p.m. to 8:30 p.m. 
Thompson Community Center 
(Boardroom) 
5151 Granville Avenue 
Richmond, BC V7C 1 E6 

Meeting Notice 

Notice of the meeting was distributed to all properties located with in100 meters (300 ft.) 
of the proposed project or subject site as specified distance from the city. The notice 
was sent on February 8,2014, two weeks before the meeting date. 

Please see enclosure (A) for the copy of Notice sent to the residents. 

Time of the Meeting 

The meeting was held on February 25,2014 at 5:30 p.m. to 8:30 p.m. The time 
provided for this meeting is long enough for the residents to take a look into details of 
the proposed project, ask questions, and give their comments. The hours are also very 
suitable for those who are working. 

Location of the Meeting 

The meeting was held at Thompson Community Center's Boardroom which is very 
accessible and suitable location in close proximity of the project site. The parking and 
room is large enough to accommodate anticipated number of attendees. 

Presentation and Information Supplied at the Meeting 

The meeting is open to the public or residents within 100 meters (300 ft.) of the 
proposed project. As attendees arrived, they were asked to log into the sign in sheet. 
Comment sheet where given to them to put their selected option, make comments, give 
suggestions, and write their concerns in the development of the proposed project. 
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The presentation was done as a group or families, after they signed on the sign in 
sheet, the attendees were advised about the two proposed options. They were allowed 
to look into the details. Sandhill Development Staff's guided families and informed them 
about the options and Arch. Taizo Yamamoto did the presentation, explanation, 
clarification, and answered inquiries for the two options presented. 

Illustration board/display was used for the presentation of the proposed plan. The two 
Options presented were: Option 1 - Fourteen (14) 2-storey townhouses units and 
Option 2 - Ten (10) units Rowhouses (duplex). A letter size copy of drawings was also 
given to attendees as they requested for it. 

In our illustrations for both options we included: 

• Project Data and Design Rationale 

o Proposed Zoning, Lot Dimensions, Lot Area, Setbacks, Lot Coverage, 
F.A.R., F.A.R. of all Lots, Building Height, Parking 

• Site Plan and Context Plan 

• Streetscapes 

o West Streetscape - Railway Avenue 

o East Streetscape - Adjacent to Neighbors 

o North Streetscape - Adjacent to Neighbors 

o South Streetcape - Adjacent to Neighbors 

• Site Sections and Index Plan 

• Context Plan showing the subject site, townhouse developments, and 
apartments. 

Please see enclosure (8) 

Other Materials: 

• Sign in Sheet for the attendees was prepared for the record of who attended the 
Public Information Meeting. 

• Comment Sheet was provided to all the attendees where they can put their 
selected option, make comments, give suggestions, and write their concerns in 
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228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
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the development of the proposed project. After the meeting all collected data 
was given to Mr. Edwin Lee. 

Please see enclosure (C) 

City of Richmond Representative 

Edwin Lee from the City Planning and Development Department was present in the 
meeting. 

Meetings Comments, Response, and Summary 

In speaking with the attendees at the Public Information Meeting, it was found that the 
majority were in favour of the 14-unit townhouse proposal. Those who were non
supportive of either scheme had similar objections, as outlined below. 

1. Neighbours who objected did not want anything other than single family homes, they 
did not want townhouses nor duplexes. The concern was with increasing the number of 
people in the neighbourhood, and preserving the area as a single family enclave. 

Response: 
In speaking with the neighbours, it was explained that the two options presented 

were schemes that were economically viable for the developer. The desire for 3-5 
single family lots was not realistic given the cost of the individual/ots purchased by the 
developer. It was also explained that the City is looking to increase density along major 
arterial roads, as this is the most logical place for new homes. By creating density 
along these roads, lower density and single family neighbourhoods can be preserved off 
of the arterials. Finally, the housing types offered by a townhouse development are a 
unit type that is affordable to many more families, as opposed to "monster" homes 
affordable only by the wealthy. As a result, the arterials provide housing for a more 
diverse population in close proximity to public transportation. 

2. Some neighbours had concerns about the increase in traffic that they felt would result 
from the townhouse development. They also noted that there was significant short
cutting of cars onto McCalian Road, many of which sped through the neighbourhood. 

Response: 
It was pointed out to the neighbours that single family lots within Richmond have 

the potential for secondary suites. With a potential subdivision of the subject site into 5 
single family lots, each with secondary suites, the number of families within the site 
would be 10. The proposed townhouse development is for 14 families. The amount of 
additional traffic generated by this development would be negligible, especially when 
compared to the number of people that could be housed on five single family lots with 
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secondary suites. 
The City policy for both townhouse and single family subdivision is to reduce the 

number of driveways onto the arterial road. It was explained that even a single family 
subdivision would require a single access onto Railway, which would mean the 
introduction of a lane at the back of the property. In this way, the limited access onto 
Railway will minimize conflict of cars leaving and entering driveways and should 
improve the flow of traffic. 

Finally, it was suggested that the neighbours bring their concerns about cars 
short-cutting through McCallan Road to the attention of the City so that potential traffic 
calming and traffic diverting measures can be considered. 

3. Some neighbours had concerns about visitor parking, and suggested incorrectly that 
neither scheme had any visitor parking. 

Response: 
It is true that the rowhouse scheme did not include visitor parking, as this is 

consistent with the requirement for single family lots. The townhouse proposal does in 
fact propose 4 visitor parking stalls, which exceeds the requirements of the City Bylaw 
by 33%. A ratio of 0.2 visitor parking spaces is required for each unit which for 14 units 
results in a requirement of 2. 8 stalls. With 4 stalls being proposed, the ratio is increased 
to 0.29. It was pointed out that there are no requirements for visitor parking on single 
family lots. 

4. Though few of the immediate neighbours attended the Public Information meeting, 
attendees had concerns about reduced privacy for the single family homes surrounding 
the development. 

Response: 

It was pointed out that the minimum setback for single family homes is 6. Om. 
The proposed townhouse development has setbacks ranging from 5-6m on the ground 
floor and 6. Om on the upper floor. It was also explained that six, single units were 
proposed along the rear of the property so that out of the four homes backing onto the 
property from the east, only two would back onto the rear yards of two townhouse units. 
The other two homes would back onto the rear yards of one townhouse units. It was 
also explained that windows on upper floors would be minimized to reduce the potential 
for overlook, and that a landscape buffer would be planted to maximize planting. 

As previously discussed, a single family alternative form of development would 
require a rear lane that would run along the length of the property. It was explained to 
the attendees that this could have a more negative impact to privacy as a public space 
would be introduced at the rear of the single family lots. To address issues of security 
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within the lane, it is likely that lighting would have to be installed, and this could have a 
negative impact to the privacy and livability of the rear yards of the adjacent homes. 

Finally, it was explained that a townhouse development would be subject to a 
Development Permit, and that the neighbourhood would have more opportunity to 
provide input into how the townhouses were designed. With a single family subdivision, 
there would be no design review by the City or Design Panel, and there would be no 
opportunity for the neighbours to bring up any concerns with privacy and overlook 
resulting from the construction of large homes. 

5. Some attendees had concerns about the change in character resulting from the 
proposed townhouse development. 

Response: 

It was difficult to get a clear definition from the attendees about what they meant 
by "character' beyond issues highlighted above (density, number of homes, traffic, etc.). 
It was explained that the design of four duplexes along Railway would appear to be four 
single family homes, and that high quality materials and finishes would be used. In 
addition, each of the duplexes would have entries facing the street to reinforce the "front 
door" appearance and enhance the streetscape. It would be possible to differentiate 
the design of each duplex to further emphasize the individual units, and to enhance the 
appearance of four single homes fronting the street. 

With the City policy to reduce the number of private driveways on Railway, it was 
pointed out that the streetscape massing for a townhouse development and 4 - 5 single 
family homes would be virtually identical. 

Again, it was outlined that the public would have more input into the design and 
aesthetic character of a townhouse development subject to Design Panel and 
Development Permit. Since this is not required for single family lots, the resulting 
streetscape is inconsistent with multiple styles, rooflines, and landscape treatments. 
The townhouse form could be varied if this is desired, but it could also be made more 
uniform and consistent to create a strong character and identity for the street. 

6. Some attendees suggested that their property values would go down as a result of a 
townhouse development. 

Response: 

We feel that the opposite is true. For property owners along Railway, the 
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potential for development in fine with what is being proposed would increase their 
properly value. For single family property owners backing onto the site, the City would 
have more control over what was built in the rear yards, and would ensure that privacy 
and livability concerns are addressed. The amount of wall that is proposed along all 
properly lines is actually less than what might be possible for single family homes. 

7. Some attendees perceived an increased burden on infrastructure resulting from a 
townhouse development. 

Response: 

We feel that densification along arlerial roads, in line with City policy, establishes 
an efficient use of City infrastructure, including utilities, roads, and public transit. A 
wide, single family subdivision requires significantly more infrastructure per family and 
as a result would require higher taxes per family to maintain. 
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Attachment A 

Land Development Residential & Commercial Construction 

Sandhill I!omes is hosting a Public Information meeting to discuss the properties 
located at 7400, 7420, 7440 Railway Avenue. 

We would like to give you the opportunity to express your comments and voice your 
concerns, and participate in the public consultation process. 

At the meeting you will be able to view two possible development options, and to 
provide your feedback on these two schemes. We hope you are able to attend and 
look forward to seeing you there. 

When: Tuesday, February 25, 2014 

Time: 5:30 p.m. - 8:30 p.m. 

Where: Thompson Community Center 
(Boardroom) 
5151 Granville Avenue 
Richmond, BC V7C 1E6 

m CONTEXT PLAN 
SCALE: N.T.S. 

SUBJECT Sfr£':: 
7400, 7420, 7440 
AAlLWAY AVE 
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1t!WNHOUSE(I"'RIlf'05ED: 

~,ozr;.7SQ"'"~.7Sc..F'1'.) 

EtE'-IG~.JREL 

""'" l46565Q.FT{4'5m) 

21.169.7SQ,fl.f1"U1'Irrs" 1~Z.\oo.fT A.YG.,<t:l<lrr 

2CAJtG~"t-4UNrl 
OPEN Y\5TDR5 f'...n:lKG 

""'"-

231Sf'1laS(R£S100«1S) 

~~) 
- 3!5YJCES 

HOIie:(CA5IH)oI-\.IEv1 

95.3SQM.(1.025.8 son.} -.3.'11 

--------------~--- - .--~---- ----- ----~-------------~- ---=jOOiiiii;----=--,.---~ SITE PLAN - lWO-STOREY TOWNHOUSE 
~!oCAlE::I""W'-D" 

10 20 40 

RAILWAY AVENUE 

EXISTING 
fIRE-H'(l)R.AN1 

Yamamoto 
Architecture Inc. 

=mr-=:.:=;; ~_ 
~1'IIIIl ___ '" _u. 

ST1! PL.AN ~ 1'OWNttOUIE 
IITA11IIT1C8 

1.D-TH 

PLN - 227



PL PL 

7460 RAILWAY AYE. 

EAST STREETSCJ\P!' - ADJ. TO NEIGHBOURS 

APPROX. W'-SUB" 

7371 UHD05AY RD. 

NORTH STREET5CAPE - ADJ. TO NEIGHBOURS 

RAILWAY AVE. 

l.5M 
5(DEWAlK: 

PL 

SOUTH STREETS CAPE - ADJ. TO NEIGHBOURS 
SCAi.E:.f'.'O<I'" "-

7431 LINDSAY RD. 

7400,7420.1440 RAILWAY AVE, - SUBJECT SrrE. 

1391 LINDSAY RD. 7379 LINDSAY RD. 

PL 

Pc 

l.5M 
SIDEWALK 

RAILWAY AVE. 

ADJ, 
2 STOREY 
DWELUNG 

7~1 LINDSAY RD. 

r ~ 
l. 

PC 

7311 LINDSAY RD. 7.;60 RAILWAY AVE. 

",_··1_ 

5"=-~-r--:::::,~-:.:... -. 
,.t.IIT~ 

.....-r 

Yamamoto 
Architecture Inc. 

____ .... _.-11 

-------

PL 

PLN - 228



PL PL 
19'-87/8" (19.7') 
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PROJECT MA - FEE SIMPLE IWWHOUSE 

STAn5TICS 00 TYP. LOT5), 

CIVIC ADDRESS, 

f'ROf'05ED ZONING: 

LOT DIMENSIONS: 

LOT AR£A: 

SEf6ACKS: FRONT YARD: 

REAR YARD: 

SIDE YARD: 

LOT COVERAGE: PROPOSED: 

FAR.: PROPOSED: 

FAR. OF Al.l. LOT5: PROPOSED: 

8lDG.HT~ PROPOSED: 

PARKING: PROPOSED: 

7400.7420.7440 RAILWAY AVE. 

FEE SIMPLE ROWHOUSE (PROPOSED) 

6.0M (19.7') x :39.68M (1:30.2') PER LOT 

2:39.0 SQ.M. (2.572.6 SQ.FT.) PER LOT 

6.0M (19.7') 

l.:3M (4.26') + 6.oM LANE (20.0') 

1.2M(4.0') 

BUILDING: 

DETACHED GARAGE: 

940.4 SQ. FT. 

214SQ. FT. 

TOTAL: 1154.4 SQ. FT. (45.07.) - PER LOT 

2,572.6 SQ.FT. x 657. ,,1.672.2 SQ. FT. - PER LOT 

25,668 SQ. FT. x 657. ,,16.684.2 SQ. FT. 

9.62M (2 STOREYS) 

1 STANDARD CAR INDOOR PARKING STALL 

1 SMALL CAR OUTDOOR PARKING STALL 

DESIGN RAnONALE: FEE SIMPlE IWWHOUSES 

- 10 ROWHOUSE UNITS PROPOSED ON 10 LOTS 

- MAXIMUM TWO STOREY UNITS SIMILAR SCALE AS ADJACENT HOMES 

- UNITS GROUPED INTO DUPLEXES TO MAINTAIN SINGLE FAMILY SCALE AND CHARACTER 

- STREETSCAPE APPEARS TO BE FIVE SINGLE FAMILY HOMES 

- HIGH QUALITY MATERIALS TO ENSURE QUALITY STREETSCAPE AND HIGH PROPERTY VALUES 

- LANEWAY AT REAR OF PROPERTY TO MINIMIZE OVERLOOK FROM UNITS INTO 
SINGLE FAMILY YARDS 

- ONE STORY GARAGES ALONG LANE TO HAVE MINIMAL IMPACT ON VIEW FROM 
NEIGHBOURING HOMES 

- NO IMPACT ON SUNLIGHT TO NEIGHBOURING LOTS TO EAST AND SOUTH, 
MINIMAL IMPACT ON SUNLIGHT TO NEIGHBOUR TO THE NORTH 

- WINDOWS ON UPPER STOREYS MINIMIZED TO REDUCE OVERLOOK 

- LANEWAY TREATED WITH HIGH FENCE AROUND PERIMETER 

- RETENTION OF LARGE TREES ALONG RAILWAY AVENUE TO MAINTAIN GREEN APPEARANCE 

- ADDITIONAL RESIDENTS WILL NOT CREATE NOTICEABLE INCREASE IN TRAFFIC 

I'-' 
Yamamoto 
Architecture Inc. 

1OLDT_ -""'--.....-..... 
-.. -
~ 

O.G-R 

---
;:E:4 .... ~-·~ -- - ................ --
1Zi!E£.~._-=-·· :=r-::..:=;; .... ......,.. _ .... _ .. _ .. _--. 
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CONTEXT PLAN: USE ANALYSIS 

Yamamoto 
Architecture Inc. 
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ATTACHMENT 8 

228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info(iilsandhilldevelopmenLca 

February 25,2014 

Public Information Meeting Sign In Sheet 
Rezoning Application Number: RZ 12-619835 

The Developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 
Railway Avenue to allow fourteen (J 4) 2-storey townhouse units or ten (J 0) units 
rowhouse (duplex) to be developed on the property. 

No. Name Phone# Address 
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I 1 I 
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2 --l i 
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ATTACHMENT 8 

228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (J 4) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. D 
Comments: 

----.---.. -.--.---.- ..... --.---....... --............... ---.... ~--.---- ..... _._ ......... --.. --_ .. _----_ ..... -...... _-..... _-_ ........ _ ......... _ .... . 
_ ..... _ ... __ .. __ ._ .. _-._ ... -------_._---_. __ .-----_ ..... _ ..... _------. 

-"._-.-7""'":'--".---.... -.......... ~-"--.-.---.--... ~. --.. --... -. ---.. .......-.,-. .~. -.--;---------
-. __ .. -........ _---- ---- .. _._--.. __ .... _---- -------- -----_ .... -... ----... _-_._---

-'-... ,.-... --.-.-.... ,.,~-' -..... --.. -.~--~-. -_._ ........ -

Option 2: I am in favor of ten (10) units' rowhouse (duplex). D 
Comments: 

.. ~--.---"" . ---'-" -._-,---""-' --~-' '-' -~.-' ._-" --" ----_. __ .-. _ .. _-' --_ ......... _---------

..... .-_,_" .. .,"' ___ ._. __ ' .... _ .. .;.:.,;;;;;,.;,_....., ... '~N __ .. ~_ ........ ~ __ · ._. _'M"_~ _____ ''''~'''''''''''' __ 

.-.-.. ~----..... ._--_ .. -" _._-_ .. _--

---' -' ............ _ ... --.. _ ..... -----_ .. _-.. -------_ .. __ ._ .. -_ .... _. ----_. --"'-' ' .. - .. ~--. 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 

Address: --------------------------------

o 
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Petition ATTACHMENT 9 

We the residents and homeowners of7351, 7371, 7373, 7391, 7431 and 7451 Lindsay Road 
reject any townhouse options and proposals on the properties of 7400, 7420, and 7440 Railway 

Avenue. 

Only single family detached homes or the properties subdivided to provide for 5 single family 
detached homes on 40 ft lots would be acceptable to us. This would be a better option in the 
overall character of our neighborhood. 

Name Address Phone # Signature 
L/ ./1 

HI/f. JUl'l He. l'~}3 liVl tbl:'1 F-elt bOLt Lf17 o62Q !Alru~ 
GIkO ~V\ zht1 i1&1 '7573 };V1AStl'0 "d. g{J~,J j3Z0 IqLj-l<lg6 "'"rf~1 ifAV -

~?f{~ /?, , 

lz flu /{/fl gr~~~fl' /i" (If 6 c( ) 212 - r; 2-cfi Cfl.£i7~6' E j/{/A;v c7 

0rAN~ 1~1 LlHP%fJf'""/f IT/, • 

~~v~ wArl>/~ vAv'~j) [/ar) ~72/;JJr lYJ,f /Ub,)() 

M ~1?s Yk~ ~!1 .. ~ 74-3 ( Li\fAlL~~/ ~F ;;.v19.,ol 71~rr2b4~8 1/ A4 1!:!J"J~! :rg'/ 
,~I I~-n,i b -- - v , .. 

IlO"\I\ WB( :rtw~ 74~ I Lt \11 D\ s O'1f f<c{ K' I . ~\MlIYtO\ 7) 'if -5:8:B·-t!c J 'T \ ~o~( ,vf~ 
v 

'SVc~ lew l'3'11 t(~J>Ci1 ~ 77CJ-7/2 --Cjq zg J ~ n B- "-J 
\ 

~L\Y\ I\{c-v\; }1Dj{ L;~Jscty U. ~: XIOW be4 . 72, { 6j{(} ~, ...... 
........" . 

,J .. 

~€- ~ '7'1Q I L-1\.lot<;OV\.! Pof, 004-7&7 -7)'2-/ ~/~ 
(~/'~>--,--

">. 

J 
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=- .. ~ 
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ATTACHMENT 10 

PETITION IN FAVOR 

We, the neighbors, are in favor in the rezoning application (File No. RZ 12-619835) to 
rezone 7400,7420,7440 Railway Avenue from single detached (RS1/E) to low density 
townhouses (RTL4) in order to construct 14 townhouse units (6 detached units and 8 
duplex) with this amended plan instead of 15 townhouses. 

This proposal is in line with the character of the street and neighborhood. 

We are in favor that the City of Richmond approves this rezoning application. 

Name Address Phone # Signature 

f-----------\-------- ------------+------+--------1 
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PETITION IN FAVOR 

We, the neighbors, are in favor in the rezoning application (File No. RZ 12-619835) to 
rezone 7400,7420, 7440 Railway Avenue from single detached (RS1/E) to low density 
townhouses (RTL4) in order to construct 14 townhouse units (6 detached units and 8 
duplex) with this amended plan instead of 15 townhouses. 

This proposal is in line with the character of the street and neighborhood. 

We are in favor that the City of Richmond approves this rezoning application. 

Name 
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ATTACHMENT 10 

PETITION IN FAVOR 

We, the neighbors, are in favor in the rezoning application (File No. RZ 12-619835) to 
rezone 7400,7420,7440 Railway Avenue from single detached (RSlIE) to low density 
townhouses (RTL4) in order to construct 14 townhouse units (6 detached units and 8 
duplex) with this amended plan instead of 15 townhouses. 

This proposal is in line with the character of the street and neighborhood. 

We are in favor that the City of Richmond approves this rezoning application. 

Name Address Signature 
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~ 10 AM - SEPTEMBER 23 ~ 12 PM - SEPTEMBER 23 

SHADOW ANALYSIS 
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ATTACHMENT 12 

Tree Information for Tree Location & Protection Plan Amendment #2: 
7400 -7440 Railway Ave. Richmond, B.C. 

Tree LD. Species DBH Crown Radius (m) 
Common Name (Botanical Name) (em) 

277 Western Redcedar (Thuja plicata) 32+30 4.0 
278 Shore Pine (Pinus contora var contorta) 35 3.4 
A Juniper ('Sku.~) NA 3.0 

279 Western Redcedar (Thuja plicata) 65 4.8 
280 Falsecypress (Chamaecyparis) 28 + 12 x2 3.0 
281 Douglas-fir (pseudotsu~a menziesii) 55 5.5 
282 Western Redcedar (Thuja plicata) 43 3.5 
283 Douglas-fir (Pseudotsu~a menziesii) 44 5.3 
284 Western Redcedar (Thuja plicata) 33+15 3.2 
285 Shore Pine (Pinus contora var contorta) 24 3.5 
288 Western Redcedar (Thuja plicata) 14+13 2.5 

289 Douglas-fir (Pseudotsu~a menziesii) 50 5.8 
290 Douglas-fir (Pseudotsu~a menziesii) 28 4.5 
291 European Birch (Betula pendula) 37 5.5 
92 Norway Spruce (Picea abies) 40 4.2 

293 Western Redcedar (Thuja plicata) 44 5.0 
294 Douglas-Fir (Pseudotsu~a menziesii) 50 4.5 
295 Japanese Flowering Cheny (Prunus serrulata) 30x2 4.7 
296 Western Hemlock (Tsu~a heterophylla) 34 4.0 
297 Western Redcedar (Thuja plicata) 15+18+20 3.5 
298 Western Redcedar (ThuLaJ2licata) 28+18+10 3.5 

299 Western Hemlock (Tsuga heterophylla) 15 x2 + 13 3.0 
300 Western Redcedar (Thuja plicata) 20 x2 +24 3.5 
301 Western Hemlock (Tsu~a heterophylla) 25 3.0 
302 Western Redcedar(Ihtlja plicata) 25+15 3.5 
303 Douglas-Fir (Pseudotsu~a menziesii) 40 3.5 
304 Western Redcedar (Thuja plic{Jta) 20 x4 + 15 x3 +25 3.5 
305 Western Redcedar (Thuia plicata) 20 x3 + 15 x3 3.5 
306 Western Redcedar (Thuja plicata) 28+25 + 30 x2 3.5 
307 Ponderosa Pine (Pinus ponderosa) 40 3.0 
308 Western Redcedar (Thuja plicata) 40+45+ 20 x3 5.0 

309 Ponderosa Pine (Pinus ponderosa) 90 5.0 
310 Ponderosa Pine{f'inus ponderosa) 75 4.5 
311 Japanese Flowering Cherry (Prunus serrulata) 25+20 3.5 
312 Western Redcedar (Thuja plicata) 14 x2 3.5 
313 Western Redcedar (Thuia plicata) 26 3.8 
314 Atlas Cedar (Cedrus atlantica) 44 4.0 

Pacific Sun Tree Services Report Date: March 3, 2014 

p.l 
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ATTACHMENT 13 

City of Richmond Policy Manual 

Page 1 of 2 Adopted by Council: February 19, 1996 I POLICY 5463 

File Ref: 4045-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 13-4-7 

POLICY 5463: 

The following policy establishes lot sizes for properties within the area generally bounded by 
Railway Avenue, Blundell Road and No.2 Road, in a portion of Section 13-4-7 as shown on 
the attached map: 

280115 

That properties within the area generally bounded by Railway Avenue, Blundell Road 
and No.2 Road, in a portion of Section 13-4-7, be permitted to rezone in accordance 
with the provisions of Single-Family Housing District, Subdivision Area H (R1/H) in 
Zoning and Development Bylaw 5300, with the exception that: 

1. Single-Family Housing District, Subdivision Area E (R1/E) applies to lots with 
frontage on No. 2 Road and Blundell Road that do not have a lane or internal 
road access; 

2. Single-Family Housing District, Subdivision Area B (R1/B) applies to properties 
with duplexes on them with the exception that Single-Family Housing District, 
Subdivision Area E (R1/E) applies to those properties with frontage on No.2 
Road and Blundell Road that do not have lane or internal road access; 

3. Single-Family Housing District, Subdivision Area B (R1/B) applies to properties 
generally fronting Lindsay Road and Linfield Gate in the western portion of 
Section 13-4-7; and 

That this policy be used to determine the disposition of future single-family rezoning 
applications in this area, for a period of not less than five years, unless amended 
according to Bylaw No. 5300. 
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ATTACHMENT 13 

1I IIIWJi 

Subdivision permitted as per RIIH with the exception that RIIB applies 
to existing duplexes and RIlE applies to lots facing No.2 Road and 
Blundell Road that do not have a lane or internal road access. 

Subdivision permitted as per RIIB with the exception that RIlE applies to 
lots facing Railway Avenue that do not have a lane or internal road access. 

POLICY 5463 
SECTION 13, 4-7 

Adopted Date: 02/19/96 

Amended Date: 
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ATTACHMENT 14 

City of 
Richmond 
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Revision Date: 03/06/14 

Note: Dimensions are in METRES 
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City of 
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City of 
Richmond 

ATTACHMENTI6 

Rezoning Considerations 
Development Applications Division 

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

Address: 7400,7420 and 7440 Railway Avenue File No.: RZ 12-619835 

Prior to final adoption of Zoning Amendment Bylaw 9015 , the developer is required to complete the 
following: 
1. Consolidation of all the lots into one development parcel (which will require the demolition ofthe existing dwellings). 

2. Registration of a flood indemnity covenant on title. 

3. Registration of a Public Rights-of-Passage (PROP) statutory rights-of-way (ROW), and/or other legal agreements or 
measures, as determined to the satisfaction of the Director of Development, over the internal drive-aisle in favour of 
future townhouse developments to the north and south. Language should be included in the ROW document that the 
City will not be responsible for maintenance or liability within this ROW. 

4. City acceptance of the developer's offer to voluntarily contribute $16,500.00 to the City's Tree Compensation Fund 
for the planting of replacement trees within the City. If additional replacement trees (over and beyond the 12 
replacement trees as proposed at the Rezoning stage) could be accommodated on-site (as determined at Development 
Permit stage), the above cash-in-lieu contribution would be reduced in the rate of $500 per additional replacement 
trees to be planted on site. 

5. Contribution of $1 000.00 per dwelling unit (e.g. $14,000.00) in-lieu of on-site indoor amenity space. 

6. City acceptance ofthe developer's offer to voluntarily contribute $2.00 per buildable square foot (e.g. $39,082.44) to 
the City's affordable housing fund. 

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

8. Enter into a Servicing Agreement* for the design and construction of frontage improvements along Railway Avenue. 
The frontage improvements to include, but not limited to: 

a) Removal of the existing asphalt sidewalk, construction of a new 1.5 m concrete sidewalk and a 2.0 m grass 
boulevard (between existing curb and new sidewalk) extended south to the north property line 
7488 Railway Avenue, and Street Lighting (replacing the existing Hydro lease lights). 

b) Upgrade the existing 450 mm diameter storm sewer along Railway Avenue frontage to 600 mm diameter. It is 
noted that existing large trees located near the south end of the site frontage may be impacted by the construction 
of the proposed storm sewer upgrade. The proposed servicing upgrade works must be under arborist supervision. 
The arborist must assess the impact of the proposed works to the protected trees at the Servicing Agreement stage 
or Development Permit stage (whichever comes first), and will conduct root pruning, if required. A summary 
report including future recommendations must be provided to the City as part of the Servicing Agreement or 
Development Permit process (whichever comes first). 

c) Design to include water, storm & sanitary connections for the proposed Townhouse development. 

1. The location for the sanitary service connection of the proposed site is to be at the northeast comer of 
7400 Railway Avenue so that sanitary flow from the proposed site will be directed to the existing 
manhole and existing 200 mm diameter sanitary pipe along the north property line of 7371 Lindsay Road. 

11. The Water Connection to the proposed site is to be from the existing 300 mm diameter watermain at the 
west side of Railway Avenue. The existing 100 mm diameter AC watermain along the proposed site's 
Railway Avenue frontage on the east side of Railway Avenue is to be abandoned and connected back to 
the 300 mm diameter at both ends of the abandoned section. 

Note: DCC's (City & GVS&DD), School site acquisition charges and Utility Charges etc., will be paid at Building 
Permit stage. 

4164864 
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228 - 11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25, 2014 

Public Information Meeting ~ObO- 2-0 -90[r;- ~ 
Rezoning Application Number: RZ 12-619835 x. r : ! '2-- ~ \ ~~3.s 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 
'"' .~ " 

,-... ND(;..\teD1Z!:tOOJ.> mm •• _ ••••••• ",. . ....._._ . ."mm.""' ••••••••• , ____ ,., "_ , •••••••••••••••••• __ ___ . __ , ___ . , ••• ,m m ... 

ittr" \ 8\JJ V0 Ol;j \"-0 ~ nor APP~ ·iF' T1}rt:. PLA/J WOUL-P 
Option 2: I am in favor often (10) units' rowhouse (duplex). llJ..Ql PlA~1f 7FR.tlAhl1 . 

~ I ·ftkVE· ifltk S:A-I%£ ' ~~,'Jj) ~ kBC2\{G & !Al.aL -

-$_~&~~~11 
SINCJl;t; ·tr~MBS , w~tt VJ~ f/%JoY 11fG 1JBW . <9~ LU~K wAy , Ltrs I 

Your comments will be collected by the City and will become public record. ~f Ttl cs. G ~ .. 

Contact Information: 

Name: c . t-\ ~P()vITD 
Address: 

------------------------------------------~~~ 
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SANDHILL HOMES' LTD. 
228 -11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 
/ WP- J~ -rL.~ 

Option 2: I am in favor often (10) units' rowhouse (duplex). 

Comments: 

Contact Information: 

Name: 
,( 

Address: 12J, ;0M'I1J8t'lPl" Ac like p/'1b
i 

MAR 
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SAN.DHILL,HOMES LTD. 
228 - 11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

February 25; 2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. IIV 0 I 

Option 2: I am in favor often (10) units' rowhouse (duplex). 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 
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SAN,D HILL, HOMES: LTD. 
228 -11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 2768937 Email: info@sandhilldevelopment.ca 

February 25,2014 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 Railway Avenue to 
allow fourteen (14) 2-storey townhouses units or ten (10) units rowhouse (duplex) to be developed on the 
property. We would appreciate your comments on the proposal. 

Option 1: I am in favor of fourteen (14) 2-storey townhouse units. 

Comments: 
,'1 

Option 2: I am in favor often (10) units' rowhouse (duplex). 

Your comments will be collected by the City and will become public record. 

Contact Information: 

Name: 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9015 (RZ 12-619835) 

7400,7420 and 7440 Railway Avenue 

Bylaw 9015 

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

1. 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 "LOW DENSITY TOWNHOUSES (RTL4)". 

P.ID.002-372-088 
Lot 8 Section 13 Block 4 North Range 7 West New Westminster District Plan 20458 

P.I.D.008-823-511 
Lot 7 Section 13 Block 4 North Range 7 West New Westminster District Plan 20458 

P.I.D.001-923-927 
Parcel Two (Reference Plan 16460) of Parcel One (Explanatory Plan 11037) of Lots "A" 
and "B" Section 13 Block 4 North Range 7 West New Westminster District Plan 8007 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9015". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

4166642 

CITY OF 
RICHMOND 

APPROVED 
by 

~ 
APPROVED 
by Director 
or Solicitor 

t-e 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: March 12,2014 

File: ZT 14-656053 

Re: Application by Townline Gardens Inc. for a Zoning Text Amendment to the 
Commercial Mixed Use (ZMU18) - the Gardens (Shellmont) zone to permit 
waiving the Affordable Housing Requirements for Market Rental Units in Phase 2 

Staff Recommendation 

That Bylaw No. 9112, for a zoning text amendment to the "Commercial Mixed Use (ZMU18)
the Gardens (Shellmont)" zone to waive the affordable housing requirements for the 144 market 
rental housing units within Phase 2 in Building D located on PID: 028-631-561 Lot C Section 31 
Block 4 North Range 5 West NWD Plan EPP12978 (10820 No.5 Road), be introduced and 
given first reading. 

WC:bg 

Attachment 1: Location Map and Air Photo 
Attachment 2: Development Application Data Sheet 

ROUTED To: 

Affordable Housing 
Law 

4147794v9 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

~ 
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March 12,2014 -2- ZT 14-656053 

Staff Report 

Origin 

Townline Gardens Inc. has applied to the City of Richmond for a zoning text amendment to 
remove the 5% affordable housing requirement for the proposed 144 market rental housing units 
in Building D (The Camellia) on PID: 028-631-561 Lot C Section 31 Block 4 North Range 5 
West NWD Plan EPP12978 ("Lot C") located at 10820 No.5 Road (DP 12-641796) as part of 
the Townline Gardens master planned development (RZ 08-450659). 

Building D in Phase 2 of the Townline Gardens development consists of a 5-storey mixed-use 
building with a total floor area of 10,839.1 m2 (i.e. 9,231.78 m2 residential plus 1,607.32 m2 

commercial). The residential component of Building D consists of 163 residential rental units 
including 144 market rental housing units and 19 affordable housing units (which are being 
provided as a deferred requirement from the development of Phase 1 of the Townline Gardens 
development). The commercial component of Phase 2 consists of 10 commercial retail units 
(CRU's) with parking provided in an underground parking structure and at-grade on the parkade 
roof deck. See the table below for a statistical summary for the Townline Gardens development 
and Building D on Lot C in Phase 2 and Attachment 1 for the Development Application Data 
Sheet. 

Background 

1. The Townline Gardens rezoning (RZ 08-450659) was adopted July 25, 2011. 

2. Phase 1 of the Townline Gardens (Buildings A and B) is currently under construction. 

3. At the rezoning stage, the proposal envisioned mixed-use market residential with 
commercial, as such the rezoning secured the 5% affordable housing requirement on all 
residential uses. 

4. The applicant previously submitted a Development Permit application (DP 12-599057) for 
market residential in Phase 2 endorsed by Development Permit Panel on August 22,2012, 
which was subsequently withdrawn. 

5. Community Services staff brought forward Housing Agreement Bylaw No. 8937 associated 
with the previous Development Permit application. As this Development Permit application 
has been withdrawn Housing Agreement Bylaw No. 8937 will need to be rescinded. 

6. The applicant has now decided to pursue secured market rental housing for Phase 2 and is 
therefore requesting that the 5 % affordable housing requirement is waived for the proposed 
144 market rental housing units (to be secured by a separate housing agreement with the 
City). 

7. A Zoning Text Amendment application is required to remove the 5% affordable housing 
requirement from secured market rental housing units on Lot C (Phase 2). 

8. The proposed Phase 2 building (Building D) on Lot C would therefore provide: 

a) 144 market rental housing units secured via a separate housing agreement; and 

4147794v9 
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March 12, 2014 - 3 - ZT 14-656053 

b) 19 affordable low-end market housing units as the 5% affordable housing requirement 
deferred from Phase 1 (Buildings A and B) residential housing secured via a separate 
housing agreement. 

Findings of Fact 

Item Existing Proposed 

Owner Townline Gardens Inc. same 

Applicant Townline Gardens Inc. same 

Total: 92,196 m2 (22.7 ac) 

Overall Site Size 
Park (ALR): 49,530 m2 (12.2 ac) 

Road Dedication: 3,239 m2 (0.8 ac) same 

Net Site: 39,427 m2 (9.7 ac) 

Phase 2 (Lot C) Site Size 6,040 m2 (112,667 fe) same 
ALR: "Agricultural Park" 12.2 ac. 

Non-ALR: as per "Commercial Mixed Use 

Overall Site Land Uses 
(ZMU18) - the Gardens (Shellmont),,: 

same 
Residential: 53,511 m2 (576,007 fe) max. 

Non-Residential: 3,000 m2 (32,292 fe) min. 
Total: 56,511 m2 (608,299 ft2) max. 

Generalized OCP Designation Mixed Use same 

Specific Land Use OCP Designation Limited Mixed Use same 

Area Plan Shellmont Area same 

Sub-Area Plan 
Ironwood Sub-Area Plan 
(Area C - The Gardens) 

same 

current request to waive the 

"Commercial Mixed Use (ZMU 18) - the affordable housing 
Zoning 

Gardens (Shell mont)" 
requirements for 144 

proposed market housing 
units 

Required Parking - Phase 2 (Lot C) N/A 242 

196 - variance previously 
supported with the provision 

Proposed Parking - Phase 2 (Lot C) N/A of one (12 month 2-zone) 
transit pass for each unit as 

part of DP 13-641796) 

Townline's Development Permit application (DP 13-641796) for Building D in Phase 2 proposes 
19 Affordable Housing units consisting of a total floor area of 744.43 m2 (8,013 fe) as follows: 

202 Studio 406 ft2 400 ft2 $850.00 $34,000 or less 

203 Studio 401 ft2 400 ft2 $850.00 $34,000 or less 

302 Studio 410 ft2 400 ft2 $850.00 $34,000 or less 

306 Studio 400 ft2 400 ft2 $850.00 $34,000 or less 

308 Studio 406 ft2 400 ft2 $850.00 $34,000 or less 

309 Studio 401 ft2 400 ft2 $850.00 $34,000 or less 

313 Studio 409 ft2 400 ft2 $850.00 $34,000 or less 

4147794v9 
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March 12, 2014 - 4 - ZT 14-656053 

320 Studio 406 fF 400 fF $850.00 $34,000 or less 

333 Studio 409 ft2 400 ft> $850.00 

337 Studio 411ft2 400 ft2 $850.00 

402 Studio 410 ft2 400 ft2 $850.00 

406 Studio 400 ft2 400 ft2 $850.00 

409 Studio 401 ft2 400 ft2 $850.00 

413 Studio 409 ft2 400 ft2 $850.00 

420 Studio 406 ft2 400 ft2 $850.00 

433 Studio 409 ft2 400 ft2 $850.00 

437 Studio 411 ft2 400 ft2 $850.00 

441 1 Bedroom 555 ft2 535 ft2 $950.00 

442 1 Bedroom 553 ft2 535 ft2 $950.00 

19 8,013 ft2 7,870 ft2 

Notes: 
I Denotes 2013 amounts adopted by Council on March 11, 2013. 
2 Household income may be increased annually by the Consumer Price Index. 
3 Unit numbers are for reference to the Development Permit Drawings only. 

Consultation 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$38,000 or less 

$38,000 or less 

There has been no public correspondence received regarding this proposed Richmond Zoning 
Bylaw 8500, Amendment Bylaw 9112. If Council supports the proposed text amendment to the 
Zoning Bylaw a Public Hearing will be scheduled. 

Staff Comments 

Analysis 

The maximum allowable density for the Townline Gardens development is 1.43 FAR over the 
entire development portion of the site (Lots 1, C, D and E) with the provision of affordable 
housing and a daycare facility. 

Townline elected to defer the provision of726.25 m2 or 100% of the affordable housing 
requirement for Phase 1 (Lot 1) to subsequent development phases as part ofDP 10-544504 for 
Phase 1 (i.e. Buildings A and B on Lot 1) of the proposed overall Townline Gardens master 
planned development. 

Townline's current Development Permit application (DP 13-641796) for Building D in Phase 2 
on Lot C is proposed entirely (all 163 units) as rental housing with 144 units ofMRU units and 
19 affordable housing units. The 19 affordable housing units provide a total floor area of 
744.43m2, which is more than the Phase 1 affordable housing requirement (726.25 m2). 

Affordable Housing Commitments Proposed in the Current Development Permit 

Townline's application presents several advantages over its previous affordable housing 
commitments on the subject site. 
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1. Townline's current DP 13-641796 for Phase 2 of98.62 m2 (726.25 m2- 627.63 m2) will 
provide more affordable housing floor area than previously proposed in DP 12-599057. This 
represents 100% of the Affordable Housing requirements deferred from Phase 1, rather than 
the 70% previously agreed to be included in Phase 2 (the remaining 30% was to be included 
in Phase 3). Thus the City will receive more affordable housing units (19 versus 9) in the 
short term than formerly agreed to by Townline. 

2. Townline's current Phase 2 proposal includes 18.18 m2 (744.43 m2 - 726.25 m2) more 
affordable housing floor area than was required in Phase 1, which Townline has agreed will 
not be credited to subsequent development phases of the overall Gardens development but is 
provided by Townline as a supplemental affordable housing contribution to the City. 

3. While the currently proposed 19 affordable housing units in Phase 2 are predominantly 
smaller units, Townline has agreed that the affordable housing units to be provided in 
subsequent phases will be larger units - appropriate for families - according to the following 
schedule: 

, ,'~, ' .. : , . ..... ': .... ....... .' ..•. '>:'. 
%.: ..•••••• ·:· ..• AVe,.~ge\ . .•.••...... : .. ":.c,., 

.. ::Phas~ UnifTYlle t.Jo~of :..Total •. ' ...... · . 
. .. ::' ... :' .. : ........ : .... . . . •.... : ..... ' 

••••••••••• 
>lJnits . : ... . ...... ? Unjt~:ize;· • •••• Ari'()unf(ft~r .. ' 

Phase 1 Townline deferred Phase 1 
0 (7,817.29) 

affordable housing to later phases 
- -

Buildings A & B 

Phase 2 (Lot C) 

Building D Studio 17 89% 406 4,055 

(Note: Rental Buildings 1 Bedroom 2 11% 554 1,661 

have no Affordable 
Housing requirements) 

Sub-Total 19 100% - 8,013 

1 Bedroom 0 0% - -
1 Bedroom + StoragelDen 0 0% - -

Phase 3 (Parcel D) Accessible 1 Bedroom 0 0% - -

Buildings E1 & E2 2 Bedroom 4 50% 867 3,468 

3 Bedroom 4 50% 1000 4,000 

Sub-Total 8 100% - 7,468 

1 Bedroom 0 0% - -

1 Bedroom + StoragelDen 0 0% - -

Phase 4 (Parcel E) Accessible 1 Bedroom 1 13% 650 650 

Building F 2 Bedroom 4 50% 880 3,520 

3 Bedroom 3 38% 1001 3,003 

Sub-Total 8 100% - 7,173 

Studio 17 49% 

1 Bedroom 2 6% 

The Gardens 1 Bedroom + StoragelDen 0 0% 

Affordable Housing Accessible 1 Bedroom 1 3% 

Overall Summary 2 Bedroom 8 23% 

3 Bedroom 7 20% 

Total 35 100% Provided 22,654 

Required 22,456 
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Affordable Housing Policy Considerations for Market Rental Housing 

Affordable Housing staff have reviewed Townline's application and offer the following 
comments. 

The primary goal of the Affordable Housing Strategy is to focus on the housing needs of low to 
moderate income households. The Affordable Housing Strategy has three priorities: 

AHS Priority Maximum Income Threshold Rent Range (Maximum) 

Subsidized Rental Housing $34,000 or less $850 or less 
(Low income households) 

Low End Market Rental Between $34,000 or less and Studio $850 or less 
(Low to Moderate income $57,500 or less 1-Bedroom $950 or less 
households) 2-Bedroom $1,162 or less 

3-Bedroom $1,437 or less 

Entry Level $60,000 or less n/a 
Homeownership 

The Strategy does not specifically address market rental housing nor does the City have a formal 
market rental policy. However, the Strategy does acknowledge the importance of preserving and 
maintaining existing and new rental housing stock in Richmond. 

Staff are aware that there is increased interest among developers to provide market rental 
housing. Further analysis will be conducted as part of the Affordable Housing Strategy update to 
determine how market rental provision can best complement the delivery of affordable housing 
to meet Richmond's estimated housing needs. 

The City has reviewed requests to waive the affordable housing requirements for market rental 
projects on a case-by-case basis. To date, only one such proposal has been approved. The 
Riverport project (14000 and 14088 Riverport Way) was released from its obligation to make a 
cash contribution of$213,823 towards the City's Affordable Housing Reserve Fund in exchange 
for the delivery of 140 market rental units (with a constructed value of approximately 
$21,357,000) secured in perpetuity through a City Housing Agreement. 

The Riverport project is not a precedent for the consideration of Townline's application, because 
the origin and nature oftheir requests differ in several key respects. However, the Riverport 
project does serve as an example of how the City was successful in securing market rental 
housing in perpetuity. 

The Townline application provides a unique opportunity to develop much needed rental housing in 
an area outside of the City Centre, which will: 

• Meet growing rental demand; 
• Relieve pressure on vacancy rates and existing affordable housing stock; 
• Yield units that will be comparatively affordable due to their small size; and 
• Serve as dedicated rental housing stock in perpetuity. 

1. Metro Vancouver estimates that the demand for market rental housing in Richmond amounts 
to 170 units each year. Townline's 144 purpose-built market rental units would achieve 85% 
of this annual target. 
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R' h IC mon d' H s ousmg N d Ef tdb Mt V ee s, sIma e ,y e ro ancouver 
Richmond Baseline New Rental Social Demand Demand 

Renters Demand Housing Households Households 
(2006 Demand (Low (Low to (Moderate to 
Census) Income) Moderate) Above) 

10 years 19,675 5,700 1,800 2,200 1,700 

Annual average 570 180 220 170 
(based on 10 
year estimate) 

The number of new purpose-built rental units constructed in Metro Vancouver is at its highest 
level in ten years (i.e. 1,047 units in the first half of2013 in Metro Vancouver). Yet the 
overall demand for rental housing has kept pace with the increase in supply, maintaining 
vacancy rates at a relatively stable level over the past decade. 

Canada Mortgage and Housing Corporation (CMHC) reports that the vacancy rate in Richmond 
purpose-built apartment (i.e. rental) housing was 2.7% in 2013 1

• Moreover, CMHC indicates 
that a strong rental demand will remain due to a number of factors, including: 

• The region's diverse economy and role as the gateway to Asia-Pacific immigrants; 
• The anticipated location for 40,000 new residents annually; and 
• Anticipated employment growth (e.g. Attracting and keeping knowledge based workers 

is integral to supporting a strong economy in coming years. Technical Industries 
employ knowledge workers who are highly mobile and often depend on rental housing 
located near employment). 

Also, the increasing cost of homeowners hip is requiring more households to remain as 
renters and for longer periods. 

The Urban Futures report entitled: "Community-level Projections of Population, Housing and 
Employment" prepared for the City's 2041 OCP Update, suggests that the Richmond share of 
new apartments in the Region will decline from 10 percent in 2009 to 7 percent in 2041. Some 
of the reasons cited are: 

• Increased competition throughout the region for this housing form; 
• Regional availability ofland in other areas; and 
• Region-wide densification patterns. 

The report also reveals that 77 percent of Richmond's condo apartment development is 
anticipated to be located in the City Centre. Therefore, Townline's market rental development 
adds welcome diversity to housing options outside the city core. 

2. Increasing the supply of market rental housing relieves pressure on rent rates by adding 
options for those who do not choose or are not able to enter into the homeownership market. 
CMHC observes in particular (in its Fall 2013 Housing Market Outlook for Vancouver and 
Abbotsford CMAs) that as tenants of older rental stock are attracted to the upgraded 
amenities, such as in-suite laundry and high-end fixtures, of condo-quality purpose-built 
rental units, the increased competition moderates rent increases in the "secondary" rental 
market. Additionally, over time this new stock, which initially may command premium rents, 
becomes more affordable as it ages into secondary status. If new supply is not regularly 
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generated, the secondary rental market eventually faces future constrictions that will squeeze 
out lower income tenants. 

3. Townline's proposal includes 64 market rental studios, which are not readily available in 
typical new developments, and which will be comparatively affordable due to size. 

Market rental housing is meant to meet the needs of households with incomes that are 
moderate or higher. The following table analyzes rents for private apartments in Richmond, 
as found in the Canada Mortgage and Housing Corporation (CMHC) Rental Market Report 
released in Fall 2013 and in a survey of current rental listings conducted by staff on March 
10,2014. 

R :t p 0 ents or nvate A ° R O h ~partments III Ie mon d 
Unit Size CMHC Reported Predominant Ranges from Staff 

Averages (Fall 2013) Survey of Current Rental Listings 

Studio $796 $600 - $875 

1-Bedroom $953 $800 - $1,000 

2-Bedroom $1,177 $1,000 - $1,200 

3-Bedroom $1,408 $1,200 - $1,400 
(Town homes $1,250 - $1,700) 

Staff noted several trends during their survey of current rental listings. First, few studio 
apartments were listed, and these were secondary suites in homes or in older buildings. 
Second, not surprisingly, apartments listed at higher price points were in newer, centrally 
located buildings. This suggests that market rental stock becomes more affordable - and thus 
more valuable within the overall Affordable Housing Strategy - as it ages. Third, furnished 
apartments and apartments with partial utilities included in the rent were available at mid
price points for each unit type. Fourth, except for studios, some luxury apartments were 
available for each unit type at considerably higher price points, which probably accounts for 
why the CMHC reported averages are at the higher end of the range staff discovered in their 
survey of current listings. 

4. The 144 market rental housing units proposed in Phase 2 will be subject to a separate legal 
agreement registered on title in the Land Title Office that ensures these units cannot be 
stratified and must remain market rental housing units in perpetuity. 

In summary, Affordable Housing staff believe Townline's request to waive the affordable 
housing requirements for the 144 market rental housing units within Phase 2 in Building D on 
the subject Lot merits support. Subsequent reports from Community Social Services will be 
coming forward shortly to present the required Housing Agreement, Market Rental Housing 
Agreement, and associated bylaws. 

Nevertheless, as with Riverport previously, approval of Townline's request should not be 
regarded as a precedent for future requests to waive affordable housing requirements. Such 
requests will continue to be evaluated on a case-by-case basis. More policy research needs to be 
conducted so that the Affordable Housing Strategy can be updated to reflect how market rental 
provision can best complement the delivery of affordable housing to meet Richmond's estimated 
housing needs. 
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Zoning Text Amendments 

With regard to Townline's request to exempt the proposed 144 market rental housing units in 
Phase 2 on Lot C of the overall Gardens development from affordable housing contributions, the 
following points are noted in addition to what has been said above under affordable housing 
policy: 

1. The location of the Townline Gardens development and the provision of 144 market rental 
housing units outside the City Centre represent a significant addition to the variety of market 
rental housing units in Richmond. 

2. The proposed 144 market rental housing units in Phase 2 of the Townline Gardens 
development would add diversity to the housing product mix in the following ways: 
a) Market rental housing units in the Townline Gardens development represents a new 

housing option in the Shellmont neighbourhood that is close to services, schools, 
institutions, parks, employment centres, and transit; 

b) The Gardens is the last parcel ofland to deliver a mixed use, multifamily project ofthis 
scale with a variety of housing product in Southeast Richmond, under the current zoning 
andOCP; 

c) A new rental building with access to the on-site amenities (i.e. 6,000 ft2 gym, fitness, and 
meeting facility) that would normally only be located within market condo projects; and 

d) A compass card equivalent to a 2-zone bus pass for one year for all first time residents (to 
be secured as a condition ofDP approval). 

3. In general, staff understand that developers have been reluctant to construct market rental 
housing units for a variety of reasons including the extended reimbursement time period for 
the capital investment, the long term maintenance costs and the additional administrative 
costs to manage rental units. 

4. In addition to providing 5% of the total residential floor area as affordable housing (with the 
exception of the market rental housing units), Townline has agreed to provide other 
contributions as part of the overall Gardens master planned development via the Rezoning 
and Development Permit processes including: 
a) Provision ofa 12.2 acre 'Agricultural Park' dedication; 
b) Preparation of an Agricultural Park Master Plan to the approval of Parks; 
c) Landscape and drainage enhancements to the Agricultural Park to the approval of Parks; 
d) Retention and conversion of the Fantasy Gardens 'Castle' to create a 37-space child care 

facility; 
e) Additional road right-of-way dedications along Steveston Highway and No.5 Road; 
f) Utility upgrades, road and boulevard improvements along Steveston Highway and No.5 

Road; 
g) Upgrades to the signalized Steveston Highway and No.5 Road intersection; 
h) Provision of on-site public art equivalent in value to $364,000; 
i) A new signalized 'T' intersection at the junction of No. 5 Road and proposed Road A 

(along the north side of Building D); 
j) Provision of Transportation Demand Management measures including: 

4147794v9 

• Two co-op parking stalls located on the parking podium near the east end of 
Building B; 
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• Two transit shelters (1 to be installed northbound on No.5 Road as part of the 
Servicing Agreement and cash-in-lieu for 1 to be installed southbound at the 
intersection between Steveston Highway and Highway 99; 

• End-of-trip bike facilities provided in Building A (Phase 1) with access provided to 
all residents and CRU employees with electronic key fobs; 

• Provision of a fifteen percent (15%) subsidy for a 2-zone transit pass, with this offer 
presented to all owners at the time of occupancy but advertised as part of the sales 
and marketing for the project; and 

• Provision of one (1) transit pass (i.e. Compass Card) per rental unit (163 in total) for 
Building D in Phase 2, which shall include the equivalent value of 1 year or 12 
monthly 2-zone transit passes that would advertised as part of the sales and marketing 
for the project and would be presented to the owners (1 Compass Card per unit) at the 
time of occupancy. Townline indicates there will be no fee, penalty or disincentive to 
residents of Building D in order to receive a Compass Card. 

k) Installation of bicycle facility upgrades including: 
• An off-street shared pedestrian sidewalk and bike lane along Steveston Highway; and 
• An off-street separated bike lane along No.5 Road. 

1) Upgrades to transit amenities including: 
• Provision of 1 new City Centre standard bus shelter along No.5 Road; and 
• Existing bus facilities upgraded to full accessible standard. 

Financial Impact 

None 

Conclusion 

Given the foregoing information and acknowledging that DP 13-641796 represents a unique 
opportunity to provide new rental housing in Richmond outside the City Centre Development 
Applications staff recommend the removal of the 5% affordable housing contribution for the 
proposed 144 market rental housing units with a gross total floor area of 8,487.35 m2 in Building 
D (i.e. The Camellia) on Lot C in Phase 2 located at 10820 No.5 Road as part of the Townline 
Gardens master planned development. Accordingly, it is recommended that Zoning Bylaw 8500, 
Amendment Bylaw No. 9112, be introduced and given first reading. 

rian Guzzi, MCIP, MCSLA 
Senior PlannerlUrban Design 

BG:cas 

1 Source: CMHA Canadian Housing Observer and CMHC regional housing data 
Attachment 1: Location Map and Air Photo 
Attachment 2: Development Application Data Sheet 
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The following are to be met prior to forwarding this Zoning Text Amendment application to Council for 
approval: 

1. Confmnation of registration of the City's standard Housing Agreement to secure 19 affordable housing units. 
Occupants of the affordable housing units subject to the Housing Agreement shall enjoy full and unlimited 
access to and use of all on-site indoor and outdoor amenity spaces. The terms of the Housing Agreement shall 
indicate that they apply in perpetuity and provide for the following: 

. Unit' ...•.. / No.6f .... ..... '." . " .... nnaxirnumMol1tltIY iTotall\ll~~imulll··.·.·· 
. · ... UnjtTyp~ •... UnjfAr~a MinimUm ' .. 

iHousel1C)ldlncom~2 .•. Number> ., Units ... . ..•.. ····>i UnitArea .•• OnitRent* ........ 

202 Studio 1 406 ft2 400 ft2 $850.00 

203 Studio 1 401 f[2 400 ft2 $850.00 

302 Studio 1 410 f[2 400 ft2 $850.00 

306 Studio 1 400 f[2 400 ft2 $850.00 

308 Studio 1 406 ft2 400 ft2 $850.00 

309 Studio 1 401 ft2 400 ft2 $850.00 

313 Studio 1 409 ft2 400 ft2 $850.00 

320 Studio 1 406 ft2 400 ft2 $850.00 

333 Studio 1 409 ft2 400 ft2 $850.00 

337 Studio 1 411ft2 400 ft2 $850.00 

402 Studio 1 410ft2 400 ft2 $850.00 

406 Studio 1 400 ft2 400 ft2 $850.00 

409 Studio 1 401 ft2 400 ft2 $850.00 

413 Studio 1 409 ft2 400 ft2 $850.00 

420 Studio 1 406 ft2 400 ft2 $850.00 

433 Studio 1 409 ft2 400 ft2 $850.00 

437 Studio 1 411 ft2 400 ft2 $850.00 

441 1 Bedroom 1 555 ft2 535 ft2 $950.00 

442 1 Bedroom 1 553 ft2 535 ft2 $950.00 

19 8,013 ft2 7,870 ft2 

Notes: 
1 Denotes 2013 amounts adopted by Council on March 11, 2013. 
2 Household income may be increased annually by the Consumer Price Index. 
3 Unit numbers are for reference to the Development Permit drawings only. 

.... . 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$34,000 or less 

$38,000 or less 

$38,000 or less 

2. Confmnation of registration ofa housing agreement on title ensuring that all residential units with the exception 
of the 19 affordable housing units proposed in Building D on Lot C 00820 No.5 Road) as rental units will 
remain as market rental units in perpetuity. 

3. Confmnation of registration discharge of the existing No Development Covenant (NDC) for affordable housing 
(Charge Number CA2088657) on Lot C as well as Parcels D and E in the Land Title Office subject to the 
simultaneous registration of a new NDC for affordable housing on Parcels D and E as indicated below. 

a) No development of subsequent development phases (Parcels D and E) until the owner/developer makes 
appropriate provisions for a minimum of 5% of the residential total floor area (no exceptions) as projected 
in Table 1 below; at the sole cost ofthe developer, completed to a turnkey level offmish on Parcels D and 
E, and secured via the City's standard Housing Agreement registered on title on Parcels D and E. 

4147794v9 

The form of the Housing Agreement is to be agreed to by the developer and the City, and registered on 
title, prior to Development Permit approval on Parcels D and E. The terms of the Housing Agreement shall 
indicate that they apply in perpetuity and provide for, but are not limited to, the following: 

• occupants ofthe affordable housing units shall, to the satisfaction of the City shall enjoy full and 
unlimited access to and use of all on-site indoor and outdoor amenity spaces; 
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• the required minimum floor area of the affordable housing units shall be a minimum of5% of the 
residential gross floor area (no exceptions) as projected in Table 1 below; 

• all affordable housing units shall be built to the City's Basic Universal Housing guidelines; 

• the number of affordable housing units, together with their types, sizes (averages in Table 1; 
minimums in Table 2), and unit mix shall be provided to the satisfaction of the City according the 
following schedule: 

Table 1 
, , ' , No. ()f %.," •••• Average 1·'Total ... Phase UnitTyp~ Un,its"I·· UnifSi;ze .' I Alllollnt (ft~) .. ',.", ,. ",' 

'< '" 

1 Bedroom 0 0% - -

1 Bedroom + Storage/Den 0 0% - -

Phase 3 (Parcel D) Accessible 1 Bedroom 0 0% - -

Buildings E1 & E2 2 Bedroom 4 50% 867 3,468 
3 Bedroom 4 50% 1000 4,000 

Sub-Total 8 100% - 7,468 

1 Bedroom 0 0% - -
1 Bedroom + Storage/Den 0 0% - -

Phase 4 (Parcel E) Accessible 1 Bedroom 1 13% 650 650 

Building F 2 Bedroom 4 50% 880 3,520 

3 Bedroom 3 38% 1001 3,003 

Sub-Total 8 100% - 7,173 

• rental rates and occupant income restrictions shall be in accordance with the City's Affordable Housing 
Strategy and guidelines for Low End Market Rental housing, according to the following schedule: 

Table 2 

Bachelor 

One bedroom 

Two bedroom 

Three bedroom 

Notes: 

37 m2 (400 ft2) 

50 m2 (535 ft2) 

80 m2 (860 ft2) 

91 m2 (980 ft2) 

<l\IIa~i~uOl', ',. ' 
" MontijlyRent' .. ' 

$850 

$950 

$1,162 

$1,437 

1 Denotes 2013 amounts adopted by Council on March 11,2013 . 
2 Household income may be increased annually by the Consumer Price Index. 

$34,000 or less 

$38,000 or less 

$46,500 or less 

$57,500 or less 

4. Provision of one (1) Compass Card per rental unit (163 in total) for Building D in Phase 2, which shall include 
the equivalent value of 1 year or 12 monthly 2-zone transit passes that would advertised as part ofthe sales and 
marketing for the project and would be presented to the owners (1 Compass Card per unit) at the time of 
occupancy. Townline indicates there will be no fee, penalty or disincentive to residents of Building D in order 
to receive a Compass Card. 

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

1. Submission of a Construction Parking and Traffic 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. 

2. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 
Development Permit processes. 
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3. Obtain a Building Pennit (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 infonnation, 
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 ofthe 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 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, equitableirent 
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. 

Signed Date 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-599057 Attachment 2 

Address: 10820 No.5 Road 

Applicant: Townline Gardens Inc. Owner: Townline Gardens Inc. 

Planning Area(s): Shelimont Area - Ironwood Sub-Area (Area C - The Gardens) 

Floor Area Gross: _1.:..cO:.1.,.=..83=-:9:..:. . ...:..1 ..:..:m-,-2->.(...:..11.:....:6:..!., 6.=...7:.....1:.....f:...:..F.L} _____ Floor Area Net: 10,467.1 m2(112,667ft2} 

Criteria I Existing I Proposed 

Site Area (no dedications in Phase 2) 6,040 m2 (65,014 ft2) No Change 

Land Uses Vacant Mixed Use - Commercial! Residential 

OCP Designation - Generalized Land Use Mixed Use No Change 

OCP Designation - Specific Land Use Limited Mixed Use No Change 

Zoning 
"Commercial Mixed Use (ZMU 18) -

No Change 
The Gardens (Sheil mont)" 

Number of Units Nil 163 units including 19 affordable units 

Criteria I Bylaw Requirement I Proposed I Variance 

Gross Floor Area - 1 0,839.1 m2 (116,671 ft2) -

Net Floor Area (minus FAR exclusions) - 10,467.1 m2 (112,667 fF) -

Lot Size no minimum 6,040 m2 (65,014 fF) -

Floor Area Ratio 1.43 FAR (on overall site) 1.73 FAR (Phase 2) -

Gross Floor Area (commercial! residential) - 17,301 ft2 com. + 99,370ft2 res. -

Lot Coverage 50% 43% -
Setback - No.5 Road 6.0m 6.0m -

Setback - Road 'A' (north side) 3.0 m 4.44 m -

Setback - Road 'A' (east side) 3.0m 4.15 m -
Setback - Internal Lane (south side) 3.0m 4.33m -
Height 20.0m 18.69 m -

163 Residential variance 

Residential spaces 163 
(134 in Phase 2 plus supported with the 

Off-street Parking Spaces - 29 spaces in Phase 1) provision of 1 (12 
Resident/Commercial 

Commercial spaces 56 
56 commercial month 2-zone) 

Total Phase 2 spaces 219 
(all provided for in Phase 1) transit pass for 

196 space variance requested each unit) 

Parking - Commercial (overall estimated) 305 stalls 266 stalls -
Parking Stalls - small! accessible maximum 50% small stalls 62 small! 5 accessible -
Loading Stalls 3 loading stalls 3 loading stalls -

Commercial - 5 CI-1 + 7 CI-2 Commercial - 7 CI-1 + 6 CI-2 -
Bicycle Parking (Class 1 & Class 2) Residential - 204 CI-1 + 33 CI-2 Residential - 204 CI-1 + 33 CI-2 -

Total- 249 Total- 249 

Amenity Space (Indoor) 70 m2 minimum indoor provided in Phase 1 -
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9112 (ZT 14-656053) 

10820 No. 5 Road 

Bylaw 9112 

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

1. Richmond Zoning Bylaw 8500 is amended by repealing section 20.18.4.2. a) - Permitted Density in 
the "Commercial Mixed Use (ZMU18) - The Gardens (Shellmont)" zone and replacing it with the 
following: 

"20.18.4.2. a) provides on the site not less than four affordable housing units having the 
combined habitable space of at least 5% of the total floor area ratio used for 
residential use but specifically excludes PID 028-631-561, Lot C, Section 31, Block 
4 North, Range 5 West, New Westminster District Plan EPP12978 ("Lot C") from 
this requirement provided that the owner has entered into a Market Rental 
Housing Agreement for 144 secured market rental dwelling units with the City 
and registered the Market Rental Housing Agreement against the title to Lot C 
and filed a notice of the same in the Land Title Office; and" 

2. Richmond Zoning Bylaw 8500 is amended by inserting the following text after Section 20.18.11.9. 
in the "Commercial Mixed Use (ZMU18) - The Gardens (Shellmont)" zone: 

"20.18.11.10 For the purpose of this zone only, Market Rental Housing Agreement means an 
agreement in a form satisfactory to the City that restricts the occupancy of the 
dwelling unit to rental tenure." 

"20.18.11.11 For the purpose of this zone only, Market Rent means the amount of rent that a 
willing tenant would pay to a willing landlord for the rental of a comparable unit with 
comparable amenities in a comparable location for a comparable period of time." 

3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9112". 
CITY OF 

RICHMOND 

FIRST READING APPROVED 

PUBLIC HEARING 
fj:z 

APPROVED 
by Director 
or Solicitor SECOND READING 

THIRD READING ~ 
OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 
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City of 
Richmond 

To: Mayor and Councillors 

From: Terry Crowe 
Manager, Policy Planning 

Re: Richmond Response: 

Memorandum 
Planning and Development Department 

Development Applications 

Date: March 13, 2014 

File: 08-4040- 01-2014 Vol. 1 

Industry Canada's Proposed Amendments to Antenna Tower Siting Procedures 

Purpose 
The purpose of this memorandum is to update Council regarding Industry Canada's invitation to 
comment on proposed amendments to its antenna tower siting procedures titled: 
"Radiocommunication and Broadcasting Antenna Systems Procedures - Client Procedures 
Circular: CPC -2-0-03 (Procedures)" (Attachment 1). 

Background 
Industry Canada regulates the development, siting, and local government and community 
consultation regarding radiotelecommunications antenna systems through the above Procedures 
which were approved on January 1,2008. The main objective of the Procedures is to facilitate an 
open, transparent process that promotes the continued safe expansion of wireless technologies and 
services, while ensuring that the associated infrastructure is deployed responsibly by allowing for 
local input into antenna siting decisions. Industry Canada is proposing to amend the Procedures 
which focus on enabling more local government and community consultation in the siting of 
towers and is seeking comments on them. 

Analysis 
The proposed changes to the Procedures are summarized below: 
- Post-Consultation Construction Time Limit 

Approved antenna systems would be required to be completed within three (3) years after the 
conclusion of consultation, or additional consultation would be required. 

Limiting of Exclusions from Public Consultation 
Public consultation for free standing antenna systems (towers) under 15m (48 ft.) in height 
used by broadcasting or telecommunications carriers would be required. Also, existing 
antenna systems which, within one year of being constructed, propose to increase their height 
by 25% of the original height, would be required to consult with the public. 

- Definition of Tower Height 
The height of towers is to be better defined by no longer allowing artificial mounding (e.g., 
soil and aggregate) around the towers to be exempt from the height calculations. 
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- Canadian Environmental Assessment Act 
The construction and modification of antenna systems would be done in a manner that 
complies with appropriate environmental legislation, including the Canadian Environmental 
Assessment Act. 

Staff have reviewed the proposed changes and find that they are beneficial to the City, as there 
would be consultation opportunities for free standing towers under 15 m (48 ft.) , improved 
clarity regarding the types of tower proposals which require consultation and when it is to occur, 
and improved environmental regulations for towers . Staff find the proposed changes acceptable. 

Recommendation 
Given the above, staff offer the following recommendation for Council's consideration: 

That Industry Canada be advised that the City of Richmond supports the proposed 
changes to the document, "Radiocommunication and Broadcasting Antenna Systems 
(CPC-2-0-03) ". 

Next Steps 
Once the proposed federal changes are approved, staff will bring forward a report to enable 
Council to make complementary changes to the City's Telecommunication Antenna Consultation 
and Siting Protocol Policy 5043 and Zoning Bylaw 8500. 

Staff will be available at the March 18,2014, Planning Committee meeting to answer any 
questions. 

'Perry Crowe, Manager 
Policy Planning (4139) 

I!UI~jk---
Mark McMullen, Senior Coordinator / 
Major Projects (4173) 

Attachment 1: Amendments to Industry Canada's Antenna Tower Siting Procedures 

pc: 
- Joe Erceg, General Manager Planning and Development 
- Wayne Craig, Director, Development 
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Consultation on Amendments to Industry Canada's Antenna Tower Siting Procedures OGSO-001-14 

1. Intent 

1. Radiocommunication antenna systems, including their supporting towers, are a matter of 
exclusive federal jurisdiction, with the Minister of Industry being responsible for the orderly 
development of communication facilities. In this context, Industry Canada is proposing specific updates 
to the procedures for the siting of antenna systems in order to improve transparency and to address 
concerns that local residents and municipalities have expressed about antenna tower siting. Comments 
are being sought on: the application of the procedures; an updated default public consultation process; a 
new construction time limit; updates to the exclusions from consultation; as well as updates to reflect the 
new Canadian Environmental Assessment Act, 2012 (CEAA 2012). 

2. Mandate 

2. Under the Radiocommunication Act, the Minister may, taking into account all matters that the 
Minister considers relevant for ensuring the orderly development and efficient operation of 
radiocommunication in Canada, approve each site where antenna systems, including antenna towers, 
may be located. The installation or operation of an antenna system that is not in accordance with the 
Minister's requirements may result in its alteration or removal and other sanctions against the operator 
in accordance with the Radiocommunication Act. 

3. Policy 

3. Although the siting of antenna systems is a matter of federal jurisdiction, Industry Canada has 
procedures in place to address reasonable and relevant concerns of the local land-use authority 
(generally, the local municipality) and the community that it represents. The main objective ofthe 
antenna siting procedures is to facilitate an open, transparent process that promotes the continued safe 
expansion of wireless technologies and services while ensuring that the associated infrastructure is 
deployed responsibly by allowing for local input into antenna siting decisions. 

4. Anyone (also referred to herein as "the proponent") planning to install or modifY an antenna 
system is required to notifY and consult with the municipality and the local community as set out in 
Industry Canada's antenna siting procedures. Unless the proposal meets exclusion criteria, proponents 
must consult with the local land-use authority, with the aim of obtaining its concurrence in writing. The 
Department's procedures include a dispute resolution process to be followed in the event that a 
proponent and municipality reach an impasse, which allows either one of them to ask Industry Canada to 
resolve the concerns under dispute. In cases where the local authority does not have an applicable public 
consultation process, proponents must follow Industry Canada's default public consultation process in 
order to ensure that local residents are consulted. 

4. Background 

5. Updated procedures for the siting of antenna systems, outlined in Client Procedures Circular 
CPC-2-0-03, Issue 4, Radiocommunication and Broadcasting Antenna Systems. carne into effect on 
January 1,2008. The procedures apply to everyone seeking to install or modifY an antenna system, 
irrespective of their nature of business or legal status, including government, Crown agencies and 
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Consultation on Amendments to Industry Canada's Antenna Tower Siting Procedures DGSO-OO 1-14 

federally incorporated companies. The proposed changes below are suggested updates to CPC-2-0-03, 
Issue 4. 

6. Since 2008, the mobile phone industry has experienced tremendous growth, which has been 
driven largely by the public's demand for mobile broadband services. To facilitate the growth, operators 
of mobile services have sought to install a growing number of new antenna systems and, increasingly, 
the locations sought for the new installations are located in residential neighbourhoods. This is because 
the antenna systems must be located nearby to those who use the services in order that Canadians have 
access to the latest and fastest services. Consequently, finding appropriate locations has become more 
difficult and has resulted in growing concerns about antenna systems, highlighting the importance of 
including municipalities and communities in the process. 

7. The vast majority of antenna installations are constructed in a spirit of cooperation between 
municipalities, other land-use authorities, local residents and proponents and in accordance with any 
applicable consultation procedures. However, given the factors of growth, all stakeholders are interested 
in ensuring that antenna siting procedures keep pace with current circumstances. 

8. On February 28,2013, the Federation of Canadian Municipalities (FCM) and the Canadian 
Wireless Telecommunications Association (CWTA) announced the release of an Antenna System Siting 
Protocol Template.! The two national organizations worked together in partnership in order to establish 
a template to provide municipalities with a tool to develop customized protocols for the siting of antenna 
systems within their municipality. Industry Canada supports development oflocal consultation protocols 
and stakeholders working together to find mutually agreeable solutions.2 

9. The members of both the FCM and CWTA support the use of the protocol template as a model 
for an effective public consultation process under Industry Canada's antenna siting procedures. 
Municipalities that are members of the FCM are not obligated to use the protocol template; however, it 
is recognized that there is merit in harmonizing antenna siting protocols across the country. Some of the 
proposed updates, outlined in Section 5 below, align Industry Canada's antenna siting procedures with 
key elements ofthe FCM/CWTA protocol template. 

10. Moreover, since the publication of the antenna siting procedures in 2008, Industry Canada has 
received and responded to several requests for clarification. Some of the proposed updates reflect these 
clarifications. Furthermore, the procedures require an update to reflect the new CEAA 2012. 

11. This document refers to "antenna systems," which are normally composed of an antenna and 
some type of supporting structure. For the purposes ofthis consultation, we will refer to all structures 
that are built for the purpose of supporting antennas as "towers." Most antennas have their own integral 
mast so that they can be fastened directly to a building or a tower. Thus, where this document refers to 
an "antenna," the term includes the integral mast or other fastener. Finally, for the purposes of this 
document, a "proposal" means either the planned installation or modification of an antenna or an 
antenna system. 

The FCM/CWTA template can be found on the FCM's website. 

See Industry Canada's Guide to Assist Land-use Authorities in Developing Antenna Siting Protocols. 
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5. Review of Updates 

12. The following are proposed updates to Industry Canada's antenna siting procedures and a 
discussion on the rationale for the updates. Noteworthy changes appear in bold text. 

5.1 Antenna Siting Procedures 

Proposed Update to Section 1.2 of CPC-2-0-03 

The requirements of this document apply to anyone (referred to in this document as the proponent) 
who is planning to install or modify an antenna system, regardless of the type. This includes 
telecommunications carriers,3 businesses, governments, Crown agencies and the public. Anyone 
who proposes, uses or owns an antenna system must follow these procedures. The requirements 
also apply to those who install towers or antenna systems on behalf of others or for leasing 
purposes ("third party tower owners"). As well, parts ofthis process contain obligations that apply 
to existing antenna system owners. 

Rationale for Update 

13. The term "telecommunications carriers", or "carriers", replaces the terms "Personal 
Communications Services (PCS)" and "cellular" in order to capture various types of operators that 
provide a broad range of services that have evolved significantly over the past 30 years. Over this 
period, Canadians have increasingly demanded better coverage, faster data rates and more advanced, 
data-intensive mobile applications, such as video-on-demand. In response, carriers have deployed 
ubiquitous, high-capacity radio networks based on state-of-the-art technologies, which rely on antenna 
systems, including towers. 

14. Third party tower owners have become more prevalent in Canada and other countries. This is 
especially true in the United States where carriers rely extensively on the sites provided by third party 
tower owners. In Canada, under the Radiocommunication Act, the Minister's mandate on siting applies 
to any mast, tower or other structure built for the purpose of supporting an antenna. This is the case 
whether the proponent is subject to a radio authorization or wishes to build on behalf of, or in order to 
lease antenna space to, an authorized user. Accordingly, Industry Canada is of the view that the antenna 
siting procedures should be updated to explicitly include third party tower owners. 

15. Industry Canada is seeking comments on the proposed update. 

Under the Telecommunications Act, "telecommunications common carrier" means a person who owns or operates a 
transmission facility used by that person or another person to provide telecommunications services to the public for 
compensation. 
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5.2 Industry Canada's Default Public Consultation Process 

Proposed Update to Section 4.2 of CPC-2-0-03 

Public Notification 

1. Proponents must ensure that the local public, the land-use authority and Industry Canada are 
notified of the proposed antenna system. As a minimum, proponents must provide a notification 
package (see Appendix 2) to the local public (including nearby residences, community gathering 
areas, public institutions, schools, etc.), neighbouring land-use authorities, businesses, and 
property owners, etc. located within a radius of three times the tower height, measured from the 
tower base or the outside perimeter of the supporting structure, whichever is greater. For the 
purpose of this requirement, the outside perimeter begins at the furthest point of the supporting 
mechanism, be it the outermost guy line, building edge, face of the self-supporting tower, etc. 
Public notification of an upcoming consultation must be clearly marked, making reference to 
the proposed antenna system, so that it is not misinterpreted as junk mail. The notice must 
be sent by regular mail or be hand delivered. The face of the envelope must clearly indicate 
that the recipient is within the prescribed notification radius of the proposed antenna system. 

2. It is the proponent's responsibility to ensure that the notification provides at least 30 days for 
written public comment. 

3. In addition to the minimum notification distance noted above, in areas of seasonal residence, the 
proponent, in consultation with the land-use authority, is responsible for determining the best 
manner to notify such residents to ensure their engagement. 

4. In addition to the public notification requirements noted above, proponents of antenna systems that 
are proposed to be 30 metres or more in height must place a notice in a local community 
newspaper circulating in the proposed area. Height is measured from the lowest ground level at 
the base, including foundation, to the tallest point of the antenna system. Any attempt to 
artificially reduce the height (addition of soil, aggregate, etc.) is unacceptable. 

Rationale for Update 

16. Industry Canada requires that nearby residents be consulted regarding non-excluded antenna 
proposals. The Department is concerned that residents may not realize that they have received 
notification of a proposed tower. The FCMlCWTA protocol template includes specific language to be 
used on the outside of the envelope addressed to the occupant. 4 Industry Canada supports the use of 
clear messaging to identify the notification and prevent the notification as being viewed as junk mail. 

17. Similarly, the Department has concerns regarding notification when the proposed support 
structure is 30 metres or more in height. The update includes new language to clarify how height is 
measured. 

18. Industry Canada is seeking comments on the appropriateness of these proposed updates. 

4 See FCM/CWTA protocol template, page 20. 
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5.3 Post-Consultation Construction Time Limit 

Proposed New Section 4.4 to be added to CPC-2-0-03 

Whether the proponent followed a land-use authority's process or Industry Canada's default 
public consultation process, construction of an antenna system must be completed within three 
years of conclusion of consultation. After three years, previous consultations will no longer be 
deemed to be valid. 

Rationale for Update 

19. The FCMlCWTA protocol template includes a limit on the duration of a concurrence by a 
municipality.5 Specifically, a concurrence will remain in effect for a maximum of three years from the 
date that it was issued. 

20. The Department agrees that there is benefit in specifying a time frame for construction following 
completion of the consultation given that many factors, such as additional residential development, 
could occur in the interim. 

21. Industry Canada is seeking public input on the appropriateness of specifying a three-year time 
frame for completion of construction. 

5.4 Exclusions 

Proposed Update to Section 6 of CPC-2-0-03 

All proponents must consult the land-use authority and the public unless a proposal is 
specifically excluded. Individual circumstances vary with each antenna system installation and 
modification, and the exclusion criteria below should be applied in consideration of local 
circumstances. Consequently, it may be prudent for the proponent to consult even though the 
proposal meets an exclusion noted below. Therefore, when applying the criteria for exclusion, 
proponents should consider such things as: 

• the antenna system's physical dimensions, including the antenna, mast, and tower, compared to the 
local surroundings; 

• the location of the proposed antenna system on the property and its proximity to neighbouring 
residents; 

• the likelihood of an area being a community-sensitive location; and 
• Transport Canada's marking and lighting requirements for the proposed structure. 

The following proposals are excluded from land-use authority and public consultation requirements, 
but must still satisfy the General Requirements outlined in Section 7: 

• New Antenna Systems: where the height is less than 15 metres above ground level. This exclusion 
does not apply to antenna systems to be used by broadcasting undertakings or 

See FCM/CWTA protocol template, page 24. 
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telecommunications carriers; 
• Existing Towers: modifications may be made, or the tower may be replaced, to facilitate sharing or 

the addition of antennas, provided that the total height increase is no greater than 25% of the height 
of the initial antenna system installation.6 No increase in height may occur within one year of 
completion of the initial construction; 

• Non-Tower Structures: antennas on buildings, water towers, lamp posts, etc. may be installed 
provided that the height ofthe structure is not increased by more than 25%; and 

• Temporary Antenna Systems: used for special events or emergency operations and must be 
removed three months after the start of the emergency or special event. 

No consultation is required prior to performing maintenance on an existing antenna system. 

Proponents who are not certain if their proposals are excluded, or whether consultation may still be 
prudent, are advised to contact the land-use authority and/or Industry Canada for guidance. 

Height is measured from the lowest ground level at the base, including foundation, to the tallest 
point of the antenna system. Any attempt to artificially reduce the height (addition of soil, 
aggregate, etc.) will not be taken into account in the measurement. 

Rationale for Update 

22. Industry Canada has concerns about the application ofthe current exclusions. In developing the 
FCMlCWTA protocol template, the FCM and CWTA agreed that proponents will follow all or part of 
the consultation process for previously excluded antenna systems, as long as these requirements are 
reasonable. Industry Canada believes that local residents and municipalities should be consulted and the 
proposed update modifies certain exclusions. 

23. The explosive demand for broadband services is accelerating new site development. With 
advancements in wireless technology, new sites will increasingly involve smaller cells deployed in 
localized indoor and outdoor areas. Newer technologies will be deployed on utility poles and street 
lamps. The smaller cells will also transmit signals at power levels much lower than existing larger cells. 
Some installations may also be less visible (e.g. rooftop installation). Given that the small cells cover a 
smaller area, more installations will be required to provide the same coverage area as a larger cell. 

24. With this proposed update to its procedures, Industry Canada's objective is to allow local 
residents and municipalities to be informed about new commercial towers in their communities. 
However, municipalities and proponents may feel increased administrative burden ifthese proponents 
must consult on all towers. The Department recognizes the potential administrative burden from this 
update; however, the antenna siting procedures also provide municipalities and other land-use 
authorities with the latitude to exclude certain antenna systems from all, or part of, their consultation 
process or to have different public consultation processes tailored to different types of locations or 
structures. 

25. Industry Canada is seeking comments on the updates to the exclusions proposed above. 

6 Initial antenna system installation refers to the system as it was first consulted on or installed. 
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5.5 Canadian Environmental Assessment Act, 2012 

Proposed Update to Section 7.4 of CPC-2-0-03 

Industry Canada requires that the installation and modification of antenna systems be done in a manner 
that complies with appropriate environmental legislation. This includes the Canadian Environmental 
Assessment Act, CEAA 2012, where the antenna system is incidental to a physical activity or 
project designated under CEAA 2012, or is located on federal lands. 

An antenna system may not proceed where it is incidental to a designated project (as described in 
the Regulations Designating Physical Activities), or is otherwise expressly designated by the 
Minister of the Environment without satisfying certain requirements applicable to designated 
projects. Therefore, a proponent of this type of project must contact Industry Canada for 
direction on how to proceed. 

Any proposed antenna system on federal land may not proceed without a determination of 
environmental effects by Industry Canada. In order to assist the Department in making such a 
determination, proponents must submit a project description to Industry Canada, considering 
and addressing those elements of the environment described in CEAA 2012, as well as any 
determination of environmental effects that may have been made by the authority responsible for 
managing the federal land. Industry Canada may also require further information before it can 
complete its assessment. Industry ~anada will inform the proponent ofthe results of its 
determination and may impose conditions related to mitigating any adverse effects after making 
its determination and/or may need to refer the matter to the Governor-in-Council under CEAA 
2012. 

Also, notices under Industry Canada's default public consultation process require written 
confirmation of the project's status under CEAA 2012 (e.g., whether it is incidental to a 
designated project or, if not, whether it is on federal lands). 

In addition to CEAA requirements, proponents are responsible to ensure that antenna systems 
are installed and operated in a manner that respects the local environment and that complies 
with other statutory requirements, such as those under the Canadian Environmental Protection 
Act, 1999, the Migratory Birds Convention Act, 1994, and the Species at Risk Act, as applicable. 

For projects north of the 60th parallel, environmental assessment requirements may arise from 
federal statutes other than the aforementioned Acts or from Comprehensive Land Claim 
Agreements. Industry Canada requires that installation or modification of antennas or 
antenna-supporting structures be done in accordance with these requirements, as appropriate. 

Rationale for Update 

26. Industry Canada's antenna siting procedures require an update to reflect the requirements of 
CEAA 2012. The Act offers an updated approach that responds to Canada's current economic and 
environmental context. The former CEAA captured thousands of small and routine proposals that had 
little risk of significant adverse environmental effects. CEAA 2012 focuses on major proposals with 
significant risks to the environment. Under the former CEAA, the vast majority of antenna installations 
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were excluded from environmental assessment, and so, even fewer assessments are anticipated under 
CEAA2012. 

27. Industry Canada is seeking comments on these updates. 

6. Submitting Comments 

28. Industry Canada is seeking comments on the specific updates noted above, and also welcomes 
comments on any other suggested changes to CPC-2-0-03 that relate to the above updates. 
Industry Canada may make consequential updates elsewhere in the antenna siting procedures 
(CPC-2-0-03). 

29. Respondents are requested to provide their comments in electronic format (Microsoft Word or 
Adobe PDF) to the following email address:spectrum.operations@ic.gc.ca. Soon after the close of the 
comment period, all comments will be posted on Industry Canada's Spectrum Management and 
Telecommunications website at www.ic.gc.ca/spectrum. All comments will be reviewed and considered 
by Industry Canada in order to arrive at the final procedures. 

30. Written submissions should be addressed to the Director, Spectrum Management Operations, 
Industry Canada, 235 Queen Street, Ottawa, Ontario KIA OR5. All submissions should cite the Canada 
Gazette, Part I, the publication date, the title and the notice reference number (DGSO-001-14). Parties 
should submit their comments no later than March 31, 2014, to ensure consideration. 
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Comments and suggestions may be directed to the following address: 

Industry Canada 
Radiocommunications and 
Broadcasting Regulatory Branch 
300 Slater Street 
Ottawa, Ontario 
KIA OC8 

Attention: DOSP 

Via e-mail: spectrum~ubs@ic.gc.ca 

All Spectrum Managem ent and Te lecommunications publications are 
available on the following website at: http://strategis.gc.ca/spectrum. 
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Radiocommunication and Broadcasting Antenna Systems CPC-2-0-03 

1. Introduction 

Radiocommunication and broadcasting services are important for all Canadians and are used daily by 
the public, safety and security organizations, government, wireless service providers, broadcasters, 
utilities and businesses. In order for radio communication and broadcasting services to work, antenna 
systems including masts, towers, and other supporting structures are required. There is a certain measure 
of flexibility in the placement of antenna systems which is constrained to some degree by: the need to 
achieve acceptable coverage for the service area; the availability of sites; technical limitations; and 
safety. In exercising its mandate, Industry Canada believes that it is important that antenna systems be 
deployed in a manner that considers the local surroundings. 

1.1 Mandate 

Section 5 of the Radiocommunication Act states that the Minister may, taking into account all matters 
the Minister considers relevant for ensuring the orderly development and efficient operation of 
radiocommunication in Canada, issue radio authorizations and approve each site on which radio 
apparatus, including antenna systems, may be located. Further, the Minister may approve the erection of 
all masts, towers and other antenna-supporting structures. Accordingly, proponents must follow the 
process outlined in this document when installing or modifYing an antenna system. Also, the installation 
of an antenna system or the operation of a currently existing antenna system that is not in accordance 
with this process may result in its alteration or removal and other sanctions against the operator in 
accordance with the Radiocommunication Act. 

1.2 Application 

The requirements of this document apply to anyone (referred to in this document as the proponent) who 
is planning to install or modifY an antenna system regardless of the type of installation or service. This 
includes, amongst others, Personal Communications Services (PCS) and cellular, fixed wireless, 
broadcasting, land-mobile, licence-exempt and amateur radio operators. As well, parts of this process 
contain obligations that apply to existing antenna system operators. 

1.3 Process Overview 

This document outlines the process that must be followed by proponents seeking to install or modifY 
antenna systems. The broad elements ofthe process are as follows: 

1. Investigating sharing or using existing infrastructure before proposing new antenna-supporting 
structures. 

2. Contacting the land-use authority (LUA) to determine local requirements regarding antenna systems. 

3. Undertaking public notification and addressing relevant concerns, whether by following local LUA 
requirements or Industry Canada's default process, as is required and appropriate. 

4. SatisfYing Industry Canada's general and technical requirements. 
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It is Industry Canada's expectation that steps (2) to (4) will normally be completed within 120 days. 
Some proposals may be excluded from certain elements of the process (see Section 6). It is Industry 
Canada's expectation that all parties will carry out their roles and responsibilities in good faith and in a 
manner that respects the spirit ofthis document. 

2. Industry Canada Engagement 

There are a number of points in the processes outlined in this document where parties must contact 
Industry Canada to proceed. Further, anyone with any question regarding the process may contact the 
local Industry Canada office! for guidance. Based on a query by an interested party, Industry Canada 
may request parties to provide relevant records and/or may provide direction to one or more parties to 
undertake certain actions to help move the process forward. 

3. Use of Existing Infrastructure (Sharing) 

This section outlines the roles of proponents and owners/operators of existing antenna systems. In all 
cases, parties should retain records (such as analyses, correspondence and engineering reports) relating 
to this section. 

Before building a new antelma-supporting structure, Industry Canada requires that proponents first 
explore the following options: 

• consider sharing an existing antenna system, modifying or replacing a structure if necessary; 

• locate, analyze and attempt to use any feasible existing infrastructure such as rooftops, water towers 
etc. 

Proponents are not normally expected to build new antenna-supporting structures where it is feasible to 
locate their antenna on an existing structure, unless a new structure is preferred by land-use authorities. 

Owners and operators of existing antenna systems are to respond to a request to share in a timely fashion 
and to negotiate in good faith to facilitate sharing where feasible. It is anticipated that 30 days is 
reasonable time for existing antenna system owners/operators to reply to a request by a proponent in 
writing with either: 

• a proposed set of reasonable terms to govern the sharing of the antenna system; or 

• a detailed explanation of why sharing is not possible. 

I Please refer to Radiocommunication Information Circular 66 (RIC-66) for a list of addresses and telephone numbers for 
Industry Canada' s regional and district offices. RIC-66 is available via the Internet at: 
http://strategis. ic.gc.ca/ epic/internetiinsmt -gst.nsf/en/sfD 174 2e.html. 

2 

PLN - 289



Radiocommunication and Broadcasting Antenna Systems CPC-2-0-03 

4. Land-use Authority and Public Consultation 

Contacting the Land-use Authority 

Proponents must always contact the applicable land-use authorities to determine the local consultation 
requirements unless their proposal falls within the exclusion criteria outlined in Section 6. If the land
use authority has designated an official to deal with antenna systems, then proponents are to engage the 
authority through that person. If not, proponents must submit their plans directly to the council, elected 
local official or executive. Proponents are expected to establish initial formal contact with the land-use 
authority in writing in order to mark the official commencement of the 120-day consultation process. 

Proponents should note that there may be more than one land-use authority with an interest in the 
proposal. Where no established agreement exists between such land-use authorities, proponents must, as 
a minimum, contact the land-use authority(ies) and/or neighbouring land-use authorities located within a 
radius of three times the tower height, measured from the tower base or the outside perimeter of the 
supporting structure, whichever is greater. As well, in cases where proponents are aware that a potential 
Aboriginal or treaty right or land claim may be affected by the proposed installation, they must contact 
Industry Canada in order to ensure that the requirements for consultation are met. 

Following the Land-use Authority Process 

Proponents must follow the land-use consultation process for the siting of antenna systems, established 
by the land-use authority, where one exists. In the event that a land-use authority's existing process has 
no public consultation requirement, proponents must then fulfill the public consultation requirements 
contained in Industry Canada's Default Public Consultation Process (see Section 4.2). Proponents are 
not required to follow this requirement if the LUA's established process explicitly excludes their type of 
proposal from consultation or it is excluded by Industry Canada's criteria. Where proponents believe the 
local consultation requirements are unreasonable, they may contact the local Industry Canada office in 
writing for guidance. 

Broadcasting Undertakings 

Applicants for broadcasting undertakings are subject to Canadian Radio-television and 
Telecommunications (CRTC) licensing processes in addition to Industry Canada requirements. 
Although Industry Canada encourages applicants to consult as early as practical in the application 
process, in some cases it may not be prudent for the applicants to initiate public and municipal/land-use 
consultation before receiving CRTC approval, as application denial by the CRTC would result in 
unnecessary work for all parties involved. Therefore, assuming that the proposal is not otherwise 
excluded, broadcasting applicants may opt to commence land-use consultation after having received 
CRTC approval. However, broadcasting applicants choosing this option are required, at the time of the 
CRTC application, to notifY the land-use authority with a Letter ofIntent outlining a commitment to 
conduct consultation after receiving CRTC approval. If the land-use authority raises concerns with the 
proposal as described in the Letter ofIntent, applicants are encouraged to engage in discussions with the 
land-use authority regarding their concerns and attempt to resolve any issues. See Broadcasting 
Procedures and Rules, Part 1 (BPR-l), for further details. 
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4.1 Land-use Authority Consultation 

Industry Canada believes that any concerns or suggestions expressed by land-use authorities are 
important elements to be considered by proponents regarding proposals to install, or make changes to, 
antenna systems. As part of their community planning processes, land-use authorities should facilitate 
the implementation of local radiocommunication services by establishing consultation processes for the 
siting of antenna systems. 

Unless the proposal meets the exclusion criteria outlined in Section 6, proponents must consult with the 
local land-use authority(ies) on any proposed antenna system prior to any construction with the aim of: 

• discussing site options; 

• ensuring that local processes related to antenna systems are respected; 

• addressing reasonable and relevant concerns (see Section 4.2) from both the land-use authority and the 
community they represent; and 

• obtaining land-use authority concurrence in writing. 

Land-use authorities are encouraged to establish reasonable, relevant, and predictable consultation 
processes2 specific to antenna systems that consider such things as: 

• the designation of suitable contacts or responsible officials; 

• proposal submission requirements; 

• public consultation; 

• documentation of the concurrence process; and 

• the establishment of milestones to ensure consultation process completion within 120 days. 

Where they have specific concerns regarding a proposed antenna system, land-use authorities are 
expected to discuss reasonable alternatives and/or mitigation measures with proponents. 

Under their processes, land-use authorities may exclude from consultation any antenna system 
installation in addition to those identified by Industry Canada's own consultation exclusion criteria 
(Section 6). For example, an authority may wish to exclude from public consultation those installations 
located within industrial areas removed from residential areas, low visual impact installations, or certain 
types of structures located within residential areas. 

2 Industry Canada is available to assist land-use authorities in the development of local processes. In addition, land-use 
authorities may wish to consult Industry Canada's guide for the development oflocal consultation processes. 
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4.2 Industry Canada's Default Public Consultation Process 

Proponents must follow Industry Canada's Default Public Consultation Process where the local land-use 
authority does not have an established and documented public consultation process applicable to 
antenna siting. Proponents are not required to follow Industry Canada's Default Public Consultation 
Process if the land-use authority's established process explicitly excludes their type of proposal from 
public consultation or it is excluded by Industry Canada's criteria (see Section 6). Industry Canada's 
default process has three steps whereby the proponent: 

1. provides written notification to the public, the land-use authority and Industry Canada of the 
proposed antenna system installation or modification (i.e. public notification); 

2. engages the public and the land-use authority in order to address relevant questions, comments and 
concerns regarding the proposal (i.e. responding to the public); and 

3. provides an opportunity to the public and the land-use authority to formally respond in writing to the 
proponent regarding measures taken to address reasonable and relevant concerns (i.e. public reply 
comment). 

Public Notification 

1. Proponents must ensure that the local public, the land-use authority and Industry Canada are notified 
of the proposed antenna system. As a minimum, proponents must provide a notification package (see 
Appendix 2) to the local public (including nearby residences, community gathering areas, public 
institutions, schools, etc.), neighbouring land-use authorities, businesses, and property owners, etc. 
located within a radius of three times the tower height, measured from the tower base or the outside 
perimeter of the supporting structure, whichever is greater. For the purpose of this requirement, the 
outside perimeter begins at the furthest point ofthe supporting mechanism, be it the outermost guy 
line, building edge, face of the self-supporting tower, etc. 

2. It is the proponent's responsibility to ensure that the notification provides at least 30 days for written 
public comment. 

3. In addition to the minimum notification distance noted above, in areas of seasonal residence, the 
proponent, in consultation with the land-use authority, is responsible for determining the best 
manner to notifY such residents to ensure their engagement. 

4. In addition to the public notification requirements noted above, proponents of antenna-supporting 
structures that are proposed to be 30 metres or more in height must place a notice in a local 
community newspaper circulating in the proposed area.3 

3 The notice must be synchronized with the distribution of the public notification package. It must be legible and placed in 
the public notice section ofthe newspaper. The notice must include: a description ofthe proposed installation; its location 
and street address; proponent contact information and mailing address; and an invitation to provide public comments to the 
proponent within 30 days of the notice. In areas without a local newspaper, other effective means of public notification 
must be implemented. Proponents may contact the local IndustlY Canada office for guidance. 
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Responding to the Public 

Proponents are to address all reasonable and relevant concerns, make all reasonable efforts to resolve 
them in a mutually acceptable manner and must keep a record of all associated communications. If the 
local public or land-use authority raises a question, comment or concern relating to the antenna system 
as a result of the public notification process, then the proponent is required to: 

1. respond to the party in writing within 14 days acknowledging receipt of the question, comment or 
concern and keep a record of the communication; 

2. address in writing all reasonable and relevant concerns within 60 days of receipt or explain why the 
question, comment or concern is not, in the view of the proponent, reasonable or relevant; and 

3. in the written communication referred to in the preceding point, clearly indicate that the party has 21 
days from the date of the correspondence to reply to the proponent's response. The proponent must 
provide a copy of all public reply comments to the local Industry Canada office. 

Responding to reasonable and relevant concerns may include contacting a party by telephone, engaging 
in a community meeting or having an informal, personal discussion. Between steps 1 and 2 above, the 
proponent is expected to engage the public in a manner it deems most appropriate. Therefore, the letter 
at step 2 above may be a record of how the proponent and the other party addressed the concern at hand. 

Public Reply Comments 

As indicated in step 3 above, the proponent must clearly indicate that the party has 21 days from the date 
ofthe correspondence to reply to the response. The proponent must also keep a record of all 
correspondence/discussions that occurred within the 21-day public reply comment period. This includes 
records of any agreements that may have been reached and/or any concerns that remain outstanding. 

The factors that will determine whether a concern is reasonable or relevant according to this process will 
vary but will generally be considered if they relate to the requirements of this document and to the 
particular amenities or important characteristics of the area surrounding the proposed antenna system. 
Examples of concerns that proponents are to address may include: 

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

• Why is an alternate site not possible? 

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

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

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

• What are the steps the proponent took to ensure compliance with the general requirements of this 
document including the Canadian Environmental Assessment Act (CEAA), Safety Code 6, etc.? 
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Concerns that are not relevant include: 

• disputes with members ofthe public relating to the proponent's service, but unrelated to antenna 
installations; 

• potential effects that a proposed antenna system will have on property values or municipal taxes; 

• questions whether the Radiocommunication Act, this document, Safety Code 6, locally established 
by-laws, other legislation, procedures or processes are valid or should be reformed in some manner. 

4.3 Concluding Consultation 

The proponent may only commence installation/modification of an antenna system after the consultation 
process has been completed by the land-use authority, or Industry Canada confirms concurrence with 
the consultation portion of this process, and after all other requirements under this process have been 
met. Consultation responsibilities will normally be considered complete when the proponent has: 

1. concluded consultation requirements (Section 4.1) with the land-use authority; 

2. carried out public consultation either through the process established by the land-use authority or the 
Industry Canada's Default Public Consultation Process where required; and 

3. addressed all reasonable and relevant concerns. 

Concluding Land-use Authority Consultation 

Industry Canada expects that land-use consultation will be completed within 120 days from the 
proponent's initial formal contact with the local land-use authority. Where unavoidable delays may be 
encountered, the land-use authority is expected to indicate when the proponent can expect a response to 
the proposal. If the authority is not responsive, the proponent may contact Industry Canada. Depending 
on individual circumstances, Industry Canada may support additional time or consider the land-use 
authority consultation process concluded. 

Depending on the land-use authority's own process, conclusion oflocal consultation may include such 
steps as obtaining final concurrence for the proposal via the relevant committee, a letter or report 
acknowledging that the relevant municipal process or other requirements have been satisfied, or other 
valid indication, such as the minutes of a town council meeting indicating LUA approval. Compliance 
with informal city staff procedures, or grants of approval strictly related to zoning, construction, etc. will 
not normally be sufficient. 

Industry Canada recognizes that approvals for construction (e.g. building permits) are used by some 
land-use authorities as evidence of consultation being concluded. Proponents should note that 
Industry Canada does not consider the fact a permit was issued as confirmation of concurrence, as 
different land-use authorities have different approaches. As such, Industry Canada will only consider 
such approvals as valid when the proponent can demonstrate that the LUA's process was followed and 
that the LUA's preferred method of concluding LUA consultation is through such an approval. 
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Concluding Industry Canada's Default Public Consultation Process 

Industry Canada's Default Public Consultation Process will be considered concluded when the 
proponent has either: 

• received no written questions, comments or concerns to the formal notification within the 30-day 
public comment period; or 

• if written questions, comments or concerns were received, the proponent has addressed and resolved 
all reasonable and relevant concerns and the public has not provided further comment within the 
21-day reply comment period. 

In the case where the public responds within the 21-day reply comment period, the proponent has the 
option of making further attempts to address the concern on its own, or can request Industry Canada 
engagement. If a request for engagement is made at this stage, Industry Canada will review the relevant 
material, request any further information it deems pertinent from any party and may then decide that: 

• the proponent has met the consultation requirements of this process and that Industry Canada concurs 
that installation or modification may proceed; or 

• the parties should participate in further attempts to mitigate or resolve any outstanding concern. 

5. Dispute Resolution Process 

The dispute resolution process is a formal process intended to bring about the timely resolution where 
the parties have reached an impasse. 

Upon receipt of a written request, from a stakeholder other than the general public, asking for 
Departmental intervention concerning a reasonable and relevant concern, the Department may request 
that all involved parties provide and share all relevant information. The Department may also gather or 
obtain other relevant information and request that parties provide any further submissions if applicable. 
The Department will, based on the information provided, either: 

• make a final decision on the issue( s) in question, and advise the parties of its decision; or 

• suggest the parties enter into an alternate dispute resolution process in order to come to a final 
decision. Should the parties be unable to reach a mutually agreeable solution, either party may request 
that the Department make a final decision. 

Upon resolution of the issue under dispute, the proponent is to continue with the process contained 
within this document as required. 
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6. Exclusions 

F or the following types of installations, proponents are excluded from the requirement to consult with 
the LUA and the public, but must still fulfill the General Requirements outlined in Section 7: 

• maintenance of existing radio apparatus including the antenna system, transmission line, mast, tower 
or other antenna-supporting structure; 

• addition or modification of an antenna system (including improving the structural integrity of its 
integral mast to facilitate sharing), the transmission line, antenna-supporting structure or other radio 
apparatus to existing infrastructure, a building, water tower, etc. provided the addition or modification 
does not result in an overall height increase above the existing structure of25% of the original 
structure's height; 

• maintenance of an antenna system's painting or lighting in order to comply with Transport Canada's 
requirements; 

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

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

Individual circumstances vary with each antenna system installation and modification, and the exclusion 
criteria above should be applied in consideration oflocal circumstances. Consequently, it may be 
prudent for the proponents to consult the LUA and the public even though the proposal meets an 
exclusion noted above. Therefore, when applying the criteria for exclusion, proponents should consider 
such things as: 

• the antenna system's physical dimensions, including the antenna, mast, and tower, compared to the 
local surroundings; 

• the location of the proposed antenna system on the property and its proximity to neighbouring 
residents; 

• the likelihood of an area being a community-sensitive location; and 

• Transport Canada marking and lighting requirements for the proposed structure. 

Proponents who are not certain if their proposed structure is excluded, or whether consultation may still 
be prudent, are advised to contact the land-use authority and/or Industry Canada for guidance. 
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7. General Requirements 

In addition to roles and responsibilities for site sharing, land-use consultation and public consultation, 
proponents must also fulfill other important obligations including: compliance with Health Canada's 
Safety Code 6 guideline for the protection of the general public; compliance with radio frequency 
immunity criteria; notification of nearby broadcasting stations; environmental considerations; and 
Transport CanadalNA V CANADA aeronautical safety responsibilities. 

7.1 Radio Frequency Exposure Limits 

Health Canada has established safety guidelines for exposure to radio frequency fields, in its Safety 
Code 6 publication, entitled: Limits of Human Exposure to Radiofrequency Electromagnetic fields in the 
Frequency Range from 3 kHz to 300 GHz.4 While the responsibility for developing Safety Code 6 rests 
with Health Canada, Industry Canada has adopted this guideline for the purpose of protecting the 
general public. Current biomedical studies in Canada and other countries indicate that there is no 
scientific or medical evidence that a person will experience adverse health effects from exposure to 
radio frequency fields, provided that the installation complies with Safety Code 6. 

It is the responsibility of proponents and operators of installations to ensure that all radiocommunication 
and broadcasting installations comply with Safety Code 6 at all times, including the consideration of 
combined effects of nearby installations within the local radio environment. 

For all proponents following Industry Canada's Default Public Consultation Process, the proponent's 
notification package must provide a written attestation that there will be compliance with Safety Code 6 
for the protection of the general public, including consideration of nearby radio communication systems. 
The notification package must also indicate any Safety Code 6 related signage and access control 
mechanisms that may be used. 

Compliance with Safety Code 6 is an ongoing obligation. At any time, antenna system operators may be 
required, as directed by Industry Canada, to demonstrate compliance with Safety Code 6 by (i) 
providing detailed calculations, and/or (ii) conducting site surveys and, where necessary, by 
implementing corrective measures. Proponents and operators of existing antenna systems must retain 
copies of all information related to Safety Code 6 compliance such as analyses and measurements. 

7.2 Radio Frequency Immunity 

All radiocommunication and broadcasting proponents and existing spectrum users are to ensure that 
their installations are designed and operated in accordance with Industry Canada's immunity criteria as 
outlined in EMCAB-25 in order to minimize the malfunctioning of electronic equipment in the local 
surroundings. Broadcasting proponents and existing undertakings should refer to Broadcasting 

4 Safety Code 6 can be found on Health Canada's website at 

http://www.hc-sc.gc.ca/ewh-semtlpubs/radiation/radio~ide-Lignes_direct-eng.php 

5 For more information see EMCAB-2, entitled: Criteria for Resolution of Immunity Complaints Involving Fundamental 
Emissions of Radiocommunications Transmitters available on Industry Canada's Spectrum Management and 
T e1ecommunications website at: http: //www.ic.gc.ca/eic/site/smt-gst.nsf/eng/sfOl005.htm!. 
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Procedures and Rules - Part I , General Rules (BPR-I) for additional information and requirements6 on 
this matter. 

Proponents are advised to consider the potential effect that their proposal may have on nearby electronic 
equipment. In this way, they will be better prepared to respond to any questions that may arise during 
the public and land-use consultation processes, or after the system has been installed. 

Land-use authorities should be prepared to advise proponents and owners of broadcasting undertakings 
of plans for the expansion or development of nearby residential and/or industrial areas. Such expansion 
or development generally results in the introduction of more electronic equipment in the area and 
therefore an increased potential for electronic equipment to malfunction. By keeping broadcasters aware 
of planned developments and changes to adjacent land-use, they will be better able to work with the 
community. Equally, land-use authorities have a responsibility to ensure that those moving into these 
areas, whether prospective residents or industry, are aware of the potential for their electronic equipment 
to malfunction when located in proximity to an existing broadcasting installation. For example, the LUA 
could ensure that clear notification be provided to future prospective purchasers. 

7.3 Proximity of Proposed Structure to Broadcasting Undertakings 

Where the proposal would result in a structure that exceeds 30 metres above ground level, the proponent 
is to notify operators of AM, FM and TV undertakings within 2 kilometres, due to the potential impact 
the physical structure may have on these broadcasting undertakings. Metallic structures close to an AM 
directional antenna array may change the antenna pattern of the AM broadcasting undertaking. These 
proposed structures can also reflect nearby FM and TV signals, causing 'ghosting' interference to 
FMlTV receivers used by the general public. 

7.4 Canadian Environmental Assessment Act 

Industry Canada requires that the installation and modification of antenna systems be done in a manner 
that complies with appropriate environmental legislation. This includes the CEAA and local 
environmental assessment requirements where required by the CEAA. 

Proponents will ensure that the environmental assessment process is applied as early as is practical in 
the planning stages. This will enable proponents and other stakeholders to consider environmental 
factors in any decisions that may be made. As part of their environmental assessment, proponents are to 
give due consideration to potential environmental impacts including cumulative effects. 

Proponents are advised to view the current CEAA exclusion lise to see if their proposed installation 
meets the requirements to be excluded from assessment under the CEAA. 

6 BPR-l - Part I: General Rules can be found on the Spectrum Management and Telecommunications website at: 
http://strategis.ic.gc.ca/epic/internetiinsmt-gst.nsf/en/sfO1326e.html. 

7 The CEAA exclusion list can be found at http: //Jaws.justice.gc.ca/en/C-lS.2/S0R-94-639/index.html. 
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If not excluded, the proponent must first notify the local Industry Canada office which will direct the 
proponent on how to proceed with an environmental assessment. At this point, the proponent must not 
proceed with any construction related to the proposal. 

Where the proposal requires assessment under the CEAA, the proponent must either: 

• abandon the proposal; or 

• participate in the environmental assessment process as established under the CEAA. 

Should the environmental assessment identify that there is the potential for an adverse environmental 
effect, the proponent will be required to describe the effect and propose mitigation measures. Through 
an environmental assessment, careful consideration may be given to potential adverse environmental 
effects during the planning stages. This makes it possible to introduce measures which permit the project 
to proceed while protecting the environment. 

Should any significant adverse environmental effect become apparent at any time during the installation, 
all construction must be stopped, regardless of whether the installation was excluded from 
environmental assessment. 

For all proponents following Industry Canada' s Default Public Consultation Process, the proponent's 
notification package must provide written confirmation of the project's status under the Canadian 
Environmental Assessment Act. 

In those situations where an environmental assessment is required, Industry Canada will post a 
notification of the commencement ofthe assessment on the Canadian Environmental Assessment 
Registry website.8 This will help to ensure that all interested parties, including the general public, are 
aware of an assessment from the outset. The notification will include the name, location and a summary 
description of the project, and identify the project proponent(s) and federal department(s) directly 
involved in the assessment. Other pertinent documents will be placed on the Internet site as the 
assessment proceeds, including all public notices, decisions and information about follow-up programs. 
Should mitigation measures be identified further to the assessment, Industry Canada will ensure that the 
project does not proceed unless these measures are adequately addressed. 

In addition, proponents are responsible to ensure that antenna systems are installed and operated in a 
manner that respects the local environment and complies with other statutory requirements such as the 
Canadian Environmental Protection Act, the Migratory Birds Convention Act and the Species at Risk 
Act, where applicable. 

8 The Canadian Environmental Assessment Registry website can be found at: http://www.ceaa-acee.gc.caJ050/index_e.cfin. 
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7.5 Aeronautical Safety 

Proponents must ensure their proposals for any antenna system are first reviewed by Transport Canada 
and NA V CANADA. 

Transport Canada will perform an assessment of the proposal with respect to the potential hazard to air 
navigation and will notify proponents of any painting and/or lighting requirements for the antenna 
system. NAV CANADA will comment on whether the proposal has an impact on the provision of their 
national air navigation system, facilities and other services located off-airport. 

As required, the proponent must: 

1. submit an Aeronautical Obstruction Clearance form to Transport Canada; 

2. submit a Land-use Proposal Submission form to NA V CANADA; 

3. include Transport Canada marking requirements in the public notification package; 

4. install and maintain the antenna system in a manner that is not a hazard to aeronautical safety; and 

5. retain all correspondence. 

For those antenna systems subject to Industry Canada's Default Public Consultation Process, the 
proponent will inform the community of any marking requirements. Where options are possible, 
proponents are expected to work with the local community and Transport Canada to implement the best 
and safest marking options. Proponents should be aware that Transport Canada does not advise Industry 
Canada of marking requirements for proposed structures. Proponents are reminded that the addition of, 
or modification to, obstruction markings may result in community concern and so any change is to be 
done in consultation with the local public, land-use authority and/or Transport Canada, as appropriate. 

References and Details 

Aeronautical Obstruction Clearance forms are available from any Transport Canada Aviation Group 
Office. Both the Aeronautical Obstruction Clearance form (#26-0427) and a list of Transport Canada 
Aviation Group regional offices are available on the Transport Canada website.9 Completed forms are to 
be submitted directly to the nearest Transport Canada Aviation Group office. (Refer to Canadian 
Aviation Regulations, Standard 621.19, Standards Obstruction Markings). 

Land-use Proposal Submission forms are available from NAV CANADA10 and completed forms are to 
be sent to the appropriate NA V CANADA General Manager Airport Operations (GMAO) office, East or 
West. 

9 The Transport Canada website can be found at: http://www.tc.gc.ca. 

IO Search keywords "Land-use Proposal" on the NA V CANADA website at: http: //www.navcanada.ca. 
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Appendix 2 - Industry Canada's Default Public Consultation Process - Public Notification 
Package (See Section 4.2) 

The proponent must ensure that at least 30 days are provided for public comment. Notification must 
provide all information on how to submit comments to the proponent in writing. The proponent must 
also provide a copy of the notification package to the land-use authority and the local Industry Canada 
office at the same time as the package is provided to the public. 

Notification must include, but need not be limited to: 

(1) the proposed antenna system's purpose, the reasons why existing antenna systems or other 
infrastructure cannot be used, a list of other structures that were considered unsuitable and future 
sharing possibilities for the proposal; 

(2) the proposed location within the community, the geographic co-ordinates and the specific property 
or rooftop; 

(3) an attestation! that the general public will be protected in compliance with Health Canada's Safety 
Code 6 including combined effects within the local radio environment at all times; 

(4) identification of areas accessible to the general public and the access/demarcation measures to 
control public access; 

(5) the project's status under the Canadian Environmental Assessment Act-; 

(6) a description of the proposed antenna system including its height and dimensions, a description of 
any antenna that may be mounted on the supporting structure and simulated images of the 
proposal; 

(7) Transport Canada's aeronautical obstruction marking requirements (whether painting, lighting or 
both) if available; if not available, the proponent's expectation of Transport Canada's requirements 
together with an undertaking to provide Transport Canada's requirements once they become 
available; 

(8) an attestation that the installation will respect good engineering practices including structural 
adequacy; 

(9) reference to any applicable local land-use requirements such as local processes, protocols, etc.; 

1 Example: I, (name of individual or representative of company) attest that the radio installation described in this notification 
package will be installed and operated on an ongoing basis so as to comply with Health Canada's Safety Code 6, as may be 
amended from time to time, for the protection ofthe general public including any combined effects of nearby installations 
within the local radio environment. 

2 Example: I, (name of individual or representative of company) attest that the radio antenna system described in this 
notification package is excluded from environmental assessment under the Canadian Environmental Assessment Act. 
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(10) notice that general information relating to antenna systems is available on Industry Canada's 
Spectrum Management and Telecommunications website (http://strategis.ic.gc.ca/antenna); 

(11) contact information for the proponent, land-use authorities and the local Industry Canada office; 
and 

(12) closing date for submission of written public comments (not less than 30 days from receipt of 
notification). 
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