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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, March 21, 2017 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

MINUTES 
 
PLN-5 
 

 Motion to adopt the minutes of the meeting of the Planning Committee held 
on March 7, 2017. 

  

 
  

NEXT COMMITTEE MEETING DATE 
 
  April 4, 2017, (tentative date) at 4:00 p.m. in the Anderson Room 

 

  PLANNING AND DEVELOPMENT DIVISION 
 
 1. APPLICATION BY OPENROAD AUTO GROUP LTD. FOR A 

ZONING TEXT AMENDMENT TO THE “VEHICLE SALES (CV)” 
ZONE TO INCREASE THE MAXIMUM PERMITTED FLOOR AREA 
RATIO TO 0.70 FOR THE PROPERTY LOCATED AT 13100 
SMALLWOOD PLACE  
(File Ref. No. 12-8060-20-009672; ZT 16-754143) (REDMS No. 5326902 v. 2) 

PLN-15  See Page PLN-15 for full report  

  Designated Speaker:  Wayne Craig



Planning Committee Agenda – Tuesday, March 21, 2017 
Pg. # ITEM  
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  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9672, for a Zoning 
Text Amendment to the “Vehicle Sales (CV)” zone, to increase the 
maximum permitted Floor Area Ratio (FAR) to 0.70 for the property 
located at 13100 Smallwood Place, be introduced and given first reading. 

  

 
 2. APPLICATION BY MICKEY CHOW FOR REZONING AT 9680 

AQUILA ROAD FROM SINGLE DETACHED (RS1/E) TO 
RESIDENTIAL CHILD CARE (RCC) 
(File Ref. No. 12-8060-20-009685; RZ 16-743867) (REDMS No. 5286384 v. 2) 

PLN-45  See Page PLN-45 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9685, for the 
rezoning of 9680 Aquila Road from “Single Detached (RS1/E)” to 
“Residential Child Care (RCC)”, be introduced and given first reading. 

  

 
 3. APPLICATION BY ANTHEM PROPERTIES GROUP LTD. FOR 

REZONING AT 10475, 10491, 10511, 10531, 10551, 10571, 10591 AND 
10631 NO. 5 ROAD FROM “SINGLE DETACHED (RS1/E)” ZONE TO 
“MEDIUM DENSITY TOWNHOUSES (RTM3)” 
(File Ref. No. 12-8060-20-009687; RZ-16-726337) (REDMS No. 5228881) 

PLN-64  See Page PLN-64 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, for the 
rezoning of 10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 
No. 5 Road from “Single Detached (RS1/E)” zone to “Medium Density 
Townhouses (RTM3)” zone, be introduced and given first reading. 
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 4. APPLICATION BY BROOK POONI ASSOCIATES INC. FOR A 
ZONING TEXT AMENDMENT TO THE LIGHT INDUSTRIAL (IL) 
ZONE TO PERMIT OUTDOOR STORAGE AT 16160 AND 16268 
RIVER ROAD 
(File Ref. No. 12-8060-20-009697; RZ 15-707253) (REDMS No. 5333725) 

PLN-103  See Page PLN-103 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9697, for a Zoning 
Text Amendment to the “Light Industrial (IL)” zone to permit “outdoor 
storage” at 16160 and 16268 River Road, be introduced and given first 
reading. 

  

 
 5. APPLICATION BY SUNCOR ENERGY INC. (PETRO-CANADA INC.) 

FOR A ZONING TEXT AMENDMENT TO THE GAS STATION 
COMMERCIAL (ZC15) – BROADMOOR AND IRONWOOD AREA 
TO PERMIT A DRIVE-THROUGH RESTAURANT AT 11991 
STEVESTON HIGHWAY 
(File Ref. No. 12-8060-20-009698; ZT 14-656010) (REDMS No. 5336093) 

PLN-122  See Page PLN-122 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9698, for a Zoning 
Text Amendment to the “Gas Station Commercial (ZC15) – Broadmoor and 
Ironwood” zone to permit “Restaurant, drive-through” at 11991 Steveston 
Highway, be introduced and given first reading. 

  

 
 6. APPLICATION BY KRAHN ENGINEERING LTD. FOR A ZONING 

TEXT AMENDMENT TO THE "LIGHT INDUSTRIAL (IL)” ZONE 
FOR A SITE AT 9920 RIVER DRIVE 
(File Ref. No. 12-8060-20-009694; ZT 16-753545) (REDMS No. 5331834 v. 2) 

PLN-139  See Page PLN-139 for full report  

  Designated Speaker:  Wayne Craig
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  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9694, for a Text 
Amendment to the “Light Industrial (IL)” zone to allow “non-accessory 
parking” on a site-specific basis for the property at 9920 River Drive, be 
introduced and given first reading. 

  

 
 7. MANAGER’S REPORT 

 
  

ADJOURNMENT 
  

 



City of 
Richmond Minutes 

Date: 

Place: 

Present: 

Also Present: 

Call to Order: 

5335646 

Planning Committee 

Tuesday, March 7, 2017 

Anderson Room 
Richmond City Hall 

Councillor Linda McPhail, Chair 
Councillor Bill McNulty 
Councillor Chak Au 
Councillor Alexa Loo 
Councillor Harold Steves 

Councillor Carol Day 

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

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Planning Committee held on 
February 21, 2017, be adopted as circulated. 

CARRIED 

NEXT COMMITTEE MEETING DATE 

March 21, 2017, (tentative date) at 4:00p.m. in the Anderson Room 

1. 
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Planning Committee 
Tuesday, March 7, 2017 

PLANNING AND DEVELOPMENT DIVISION 

1. APPLICATION BY INTERFACE ARCHITECTURE INC. FOR 
REZONING AT 11671 AND 11691 CAMBIE ROAD FROM "SINGLE 
DETACHED (RSl/E)" ZONE TO "LOW DENSITY TOWNHOUSES 
(RTL4)" ZONE 
(File Ref. No. RZ 12-8060-20-009293; 14-670471) (REDMS No. 5304096 v. 3) 

Edwin Lee, Planner 1, reviewed the application noting that completed traffic 
studies on Mellis Drive and Bargen Drive have indicated no traffic or 
pedestrian issues and no further improvements are currently required. 

In reply to queries from Committee, Wayne Craig, Director, Development, 
noted that there will be no vehicle access to Mellis Drive and no cross access 
to the Coast Capital parking lot. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9293, for the 
rezoning of 11671 and 11691 Cambie Road from "Single Detached 
(RS1/E)" zone to "Low Density Townhouses (RTL4)" zone, be introduced 
and given first reading. 

CARRIED 

2. APPLICATION BY MATTHEW CHENG ARCHITECT INC. FOR 
REZONING AT 8480 NO.5 ROAD FROM "AGRICULTURE (AGl)" 
TO "ASSEMBLY (ASY)" 
(File Ref. No. 12-8060-20-009537; RZ 14-674068) (REDMS No. 4929297 v. 8) 

A letter from the neighbouring Az-Zahraa Islamic Centre was distributed 
(attached to and forming part of these minutes as Schedule 1). 

David Brownlee, Planner 2, reviewed the application, noting that the 
application is consistent with the 2041 Official Community Plan (OCP) and is 
not subject to Agricultural Land Reserve (ALR) restrictions. He added that a 
future Development Variance Permit application would be required to vary 
the proposed building's height over the 12 meter limit permitted under ASY 
zoning. Also, Mr. Brownlee commended the applicant for their response to 
concerns raised by the Az-Zahraa Islamic Centre to the proposed building 
designs. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9537, for the 
rezoning of 8480 No. 5 Road from "Agriculture (AG1)" to "Assembly 
(ASY) ", be introduced and given first reading. 

CARRIED 

2. 
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Planning Committee 
Tuesday, March 7, 2017 

3. APPLICATION BY HARJ JOHAL FOR REZONING AT 9051 AND 
9071 STEVESTON HIGHWAY FROM "SINGLE DETACHED 
(RS1/E)" TO "COMPACT SINGLE DETACHED (RC2)" 
(File Ref. No. 12-8060-20-009646; RZ 16-728719) (REDMS No. 5223594) 

Mr. Craig briefed Committee on the application, highlighting that the 
proposed development will include four secondary suites. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9646, for the 
rezoning of 9051 and 9071 Steveston Highway from the "Single Detached 
(RS1/E)" zone to the "Compact Single Detached (RC2)" zone, be 
introduced and given first reading. 

CARRIED 

4. APPLICATION BY 1056023 HOLDINGS LIMITED PARTNERSHIP 
FOR REZONING AT 12320 TRITES ROAD (FORMERLY 12280112320 
TRITES ROAD) FROM "LIGHT INDUSTRIAL (IL)" ZONE TO 
"SINGLE DETACHED (ZS23)- STEVESTON" ZONE 
(File Ref. No. 12-8060-20-009675; RZ 16-723761) (REDMS No. 5267412 v. 2) 

Correspondence from Vadim and Victoria Gavrilov of 12386 Trites Road and 
Kathryn and Derek Smith, 12382 Trites Road was distributed (attached to and 
forming part ofthese minutes as Schedule 2 and Schedule 3). 

Mr. Craig reviewed the application, noting that the proposed development is 
consistent with the Trites Area Plan and will provide a cash contribution to 
the City's Affordable Housing Reserve Fund. 

In reply to queries from Committee, Mr. Craig and Sara Badyal, Planner 2, 
noted that staff have advised the applicant of the concerns raised by adjacent 
property owners and that contact information of the letter writers can be 
provided to the applicant. 

Discussion ensued with regard to the historical zoning of the area and options 
to allow a mix of industrial and residential use on the subject site. 

In reply to queries from Committee, Terry Crowe, Manager, Policy Planning, 
noted that the area was originally zoned for industrial use, however after 
consultation with local residents, the area was designated for residential use in 
the OCP and will eventually be rezoned for residential use. Mr. Craig added 
that retaining industrial uses as part of a mixed-use redevelopment would 
require an amendment to the OCP. 

3. 
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Planning Committee 
Tuesday, March 7, 2017 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9675, for the 
rezoning of 12320 Trites Road (Formerly 12280112320 Trites Road) from 
the "Light Industrial (IL)" zone to the "Single Detached (ZS23) -
Steveston" zone, be introduced and given first reading. 

CARRIED 
Opposed: Cllr. Steves 

5. APPLICATION BY BENN PANESAR FOR REZONING AT 10140 
AND 10160 FINLAYSON DRIVE FROM "SINGLE DETACHED 
(RSl/D)" TO "SINGLE DETACHED (RS2/B 
(File Ref. No. 12-8060-20-009684; RZ 15-713737) (REDMS No. 5303933) 

Cynthia Lussier, Planner 1, reviewed the application, noting that the proposed 
subdivisions will take place over two phases. She added that the applicant has 
agreed to plant five new trees and a servicing agreement for water, sanitary 
connections and frontage improvements along Finlayson Drive. Ms. Lussier 
added that the proposed development will provide secondary suites for all 
new lots. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9684, for the 
rezoning of 10140 and 10160 Finlayson Drive from "Single Detached 
(RS1/D)" to "Single Detached (RS2/B)", be introduced and given first 
reading. 

CARRIED 

6. APPLICATION BY ZHAO XD ARCHITECT LTD. FOR REZONING 
AT 9880 GRANVILLE AVENUE AND 7031 NO. 4 ROAD FROM 
"SINGLE DETACHED (RS1/F)" ZONE TO "MEDIUM DENSITY 
TOWNHOUSES (RTM2)" ZONE 
(File Ref. No. 12-8060-20-009868; RZ 15-708960) (REDMS No. 5235558 v. 2) 

Mr. Lee reviewed the application, noting that the proposed development will 
provide convertible units and a cash-in-lieu contribution to the Affordable 
Housing Reserve Fund. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9686, for the 
rezoning of 9880 Granville Avenue and 7031 No. 4 Road from "Single 
Detached (RS1/F)" zone to "Medium Density Townhouses (RTM2)" zone, 
be introduced and given first reading. 

CARRIED 

4. 
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Planning Committee 
Tuesday, March 7, 2017 

7. MANAGER'S REPORT 

(i) Non-Farm Use Applications 

Mr. Craig briefed Committee on two non-farm use application decisions made 
by the Agricultural Land Commission (ALC), noting that both the 
applications submitted by Mahal Farm and May Farm were denied. 

(ii) Planning Approval Timelines and Housing Supply Study 

Mr. Craig provided a memorandum titled "Provincial study on new home 
approvals", dated March 2, 2017 (copy on-file, City Clerk's Office), advising 
that staff have given clarification to the study's authors to correct reported 
inaccuracies in a recent study on the linkages between planning approval 
timelines and the housing supply. 

(iii) Open House on Agricultural Land Reserve House Size Regulations 

Mr. Crowe briefed Committee on the recent open house on ALR house size 
regulations, noting that (i) there were approximately 250 attendees, 
(ii) attendees were encouraged to respond to the questionnaire by March 12, 
2017, and (iii) an information session will be scheduled for the Agricultural 
Advisory Committee (AAC), Richmond Farmer's Institute (RFI) and another 
possible group of agricultural land owners on March 8, 2017. 

In reply to queries from Committee, Mr. Crowe noted that staff will not 
schedule additional information sessions for private interest groups and that 
staff will consider simplifying the technical language used in the consultation 
materials. Mr. Crowe added that staff are available to assist individuals with 
the questionnaire. 

(iv) Application for the Rezoning of 11680 Seaford Road and the 702 
Single-Family Lot Size Policy 

In reply to queries from Committee, Mr. Craig spoke on the status of the 
rezoning application of 11680 Sealord Road, noting that staff are in process of 
responding to a referral to review lot subdivision and the City's 702 Single­
Family Lot Size Policy. 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (4:40p.m.). 

CARRIED 

5. 
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Councillor Linda McPhail 
Chair 

Planning Committee 
Tuesday, March 7, 2017 

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 7, 
2017. 

Evangel Biason 
Legislative Services Coordinator 

6. 
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Schedule 1 to the Minutes of the T6: fl ().A/Vvn'YL:J ~ i ~~~ 
Planning Committee meeting of /VIa.,vc..h -=r, ~ 1 =t 
Richmond City Council held on r ~ : IT.£vv~ # 6l (_ l<:t; 1~ -ld7'f a~~ 
Tuesday, March 7, 2017. 

Az-Zahraa ISLAMIC CENTRE 
SHIA MUSLIM COMMUNITY OF BRITISH COLUMBIA 
8580 #S ROAD RICHMOND BC CANADA V6Y 2V4 TEL: 604.274.7869 www.az·zahraa.org 

Planning Committee 

City of Richmond 

Richmond, BC 

RE: RZ 14-674068 8480 No 5 Road Temple Rezoning Application 

Dear Sir/Madam, 

March 4, 2017 

We are writing in appreciation of the information recently provided to us by Mr. David Brownlee, with 

regards to the rezoning application for the proposed Buddhist Temple at 8480 Number 5 Road. 

We really appreciate all the efforts that Mr. Brownlee and the Members of the Buddhist Community 

along with their architect, have made to address the concerns we brought forward. While it is not 

perfect with the height being over the permissible limit, our Community is sympathetic to the needs of 

the Buddhist Community. 

With these changes, we are now in a position to support their application. Being their neighbours on 

both sides of the property (8580 and 8320 No. 5 Rd), we look forward to a mutually supportive and 

fruitfu I relationship. 

Best regards, 

Shaheen Rashid 
Secretary, The Shia Muslim Community of BC 
secreta ry@az-za hraa.org 

CC: Mr. David Brownlee 
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Schedule 2 to the Minutes of the TO' Pt~r VL~ Govnm 1-tf;uL 
Planning Committee meeting of fVI~ck\. 1 ;J...iJ 17 ) 
Richmond City Council held on r'll: /r-411 # 1 (1{ Z:. I t:~-1-0L3 71::.1 
Tuesday, March 7, 2017. 

To: Developer Address AND City of Richmond Address 

And To: Insurance Company 

February 23, 2017 

To whom it may concern: 

Our names are Vadim Gavrilov and Victoria Gavrilova and we are the owners of a home located 
at 12386 Trites Road in Richmond. We have lived at this address for the last 11 years and 
bought it in 2006 (year). We love our home, which we bought practically new, and love living in 
the Steveston neighbourhood. 

For the past 2 weeks, there has been extensive construction going on close to us, roughly at the 
intersection of Moncton and Trites Road. There is an old commercial plaza located there that is 
being destroyed to make way for a new residential development. As a result of all the levelling 
that has been going on these past few weeks, our house has been shaking and groaning every 
day, starting from 8:00 am until the work is finished around 5 or 6:00 pm. The first and second 
floors of our home shake so much that it feels like a constant earthquake. The house literally 
groans and it is impossible to sleep or not be disturbed by the constant noise and disruption. We 
are certain that our house is shaking due to the construction down the street on Trites Road, as 
this sort of thing has never happened before (even during brief earthquakes). 

We are both deeply concerned that this sort of shaking may cause structural and foundational 
damage to our home in the long run. We have not yet seen any cracks in our walls but are 
checking repeatedly. If there is any structural damage to our house as a result of all this 
construction and we are required to fix it, we will be forced to seek compensation from whoever 
is responsible for this building project at Trites and Moncton and the irresponsible way in which 
it is being carried out. 

It is not only our house that is feeling the effects of this construction. One of our closest 
neighbours, Derek Smith, came to our home recently do discuss the situation. His house, which 
is to the left of our home and slightly closer to the construction, is also shaking and groaning 
and Derek is also concerned about any potential structural damage that may occur. 

We ask that you please do something about the disruption this development and construction 
are causing the neighbourhood and that you do so urgently, before any long term structural 
damage occurs to our home and to the homes of our neighbours. 

Respectfully yours, 

Vadim Gavrilov and Victoria Gavrilova 
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Schedule 3 to the Minutes of the '/o : f>IA-+~n ;"'-j ~ i If~ 
Planning Committee meeting of Mcurc-h. -=t-1 ot.z>' ~ 
Richmond City Council held on r~: 1+---t-w~ #-L{ ( l(t:; 1 b-1-.:t.37-b1) 
Tuesday, March 7, 2017. 

Kathryn and Derek Smith 
12382 Trites Rd., Riclunond, BC, V7E 3R7 
Phone: 778-875-0677 E-mail: katluyn.fung@gmail.com 

Februruy 23, 2017 

Joe Erceg 

City of Riclunond 

Plruuung & Development Deparhnent 

. 6911 No. 3 Road 

Riclunond, British Columbia 

V6Y2C1 

(via e-mail: planningdevelopment@richmond.ca) 

Re: File#: RZ 16-723761 

Trites Rd. rezoning and development by 1056023 Holdings Limited Partnership 

Dear Joe Erceg, 

We are writing to express concerns about property damage at our home (12382 Trites Rd.) 

that we believe is a result of tl1e rezmung and development norili of us on Trites Rd. In brief, 

the properties located at 12,320/12280Trites Rd were sold by 0843003 BC Ltd. to 1056023 

Holdings Limited Partnership. On Mru.Th 3, 2016, the 1056023 Holdings Limited Parh1ership 

applied to ilie City of Richmond for permission to rezone 12320/12280 Trites Rd from Light 

Industrial (IL) to Single Family (ZS23) in order to create 30 single family lots, file number RZ 

16-723761. The contact name for iliis application is Matt Stogiyn, phone 604-278-5298. It is 

unclear how Mr. Stogiyn is com1ected to tl1e numbered company that owns tl1e site. The 

other name tl1at also appears on tl1e application is Peter Luan. 

According to ilie Richmond News article dated AprilS, 2016, tl1e previous tenants were 

given six monilis' notice to vacate by the new ovvners. In late 2016, demolition of tl1e 

buildings at tl1ose addresses began. There appears to only be one building left (ilie former 

Steveston Bottle Depot) as of ilie date of tl1is letter. We believe the demolition has caused 

PLN - 13



changes to our building envelope and/ or foundation. In the past two months, we have 

noticed new gaps between several kitchen floor boards that were not previously present (see 

photos). 

\ 
I 

In addition to visible gaps, there has been noticeable shaking of om home and the 

development of new rattling sounds in the walls. Multiple times dming the day, walls and 

closets on the upper levels of the home will visibly shake with audible smmds. Tremors can 

also be felt when sitting/lying down on the furniture several times a day. It feels as if the 

house is being subjected to repeated small earthquakes. New audible sounds and shaking 

are apparent on the ground level of our home near the centre wall. The rate at which these 

changes are occurring is concerning. 

Several other property owners in the area have noted new sounds and movement during 

this demolition period. 

We are writing to express concern about private property damage resulting from 

developments approved by the City and to see what options are available to assist residents 

in this situation. It would also be appreciated if contact information can be provided for the 

developer overseeing this project. 

Kind regards, 

~d JY~1C 
Kathryn and Derek Smith 

2 
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City of 
Richmond 

Report to Committee 
Planning and Development Division 

To: Planning Committee Date: March 13, 2017 

From: Wayne Craig File: ZT 16-754143 
Director, Development 

Re: Application by OpenRoad Auto Group Ltd. for a Zoning Text Amendment to the 
"Vehicle Sales (CV)" Zone to Increase the Maximum Permitted Floor Area Ratio 
to 0. 70 for the Property Located at 13100 Smallwood Place 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9672, for a Zoning Text Amendment to 
the "Vehicle Sales (CV)" zone, to increase the maximum permitted Floor Area Ratio (FAR) to 
0.70 for the property located at 13100 Smallwood Place, be introduced and given first reading. 

. I --r 
t:/cUf :;;·~ t/1) 
~ ay~ Craig/'\ 
Director, Qeveld'pment 

~~~L_) 

5326902 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 
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March 13, 2017 - 2 -

Staff Report 

Origin 

OpenRoad Auto Group Ltd. has applied to the City of Richmond for a Zoning Text Amendment 
to the "Vehicle Sales (CV)" zone in order to increase the maximum permitted Floor Area 
Ratio (FAR) to 0.70 for the property located at 13100 Smallwood Place, to allow the 
development of an auto dealership. A location map of the subject site is included in Attachment 
1. A survey of the site is included in Attachment 2. 

Findings of Fact 

The applicant proposes a text amendment to the "CV" zone to increase the maximum permitted 
FAR on the subject site to 0.70 FAR based on consideration of the site-specific context (i.e., the 
Richmond Auto Mall), and the feasibility of accommodating the proposed density on the subject 
site. Under the current "CV" zone, the maximum permitted FAR is 0.50. The "CV" zone 
includes reference to three other properties within the Richmond Auto Mall where the maximum 
density ranges from 0.58 FAR to 0.78 FAR. The proposed 0.70 FAR at the subject site would be 
consistent with other developments in the auto mall, and evolving trends for new car dealerships 
to more intensively utilize the land. 

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

Site Description and Surrounding Development 

The subject property is located within the Richmond Auto Mall at the northeast corner of the 
intersection of Westminster Highway and J acombs Road. The former fleet facility operated by 
OpenRoad Auto Group Ltd. at the subject site has been demolished and the applicant has 
commenced site preparation for the proposed auto dealership. Existing land uses and 
development immediately surrounding the subject site are as follows: 

• To the North, immediately across Smallwood Place, is an existing Hyundai dealership on a 
site zoned "Vehicle Sales ( CV)" within the Richmond Auto Mall at 13171 Smallwood Place. 

• To the South, across Westminster Highway and a frontage road further south, are large 
properties zoned "Agriculture (AG 1 )" in the Agricultural Land Reserve (ALR), which 
contain single-family dwellings and accessory buildings. 

• To the East is an existing Nissan dealership on a site zoned "Vehicle Sales (CV)" within the 
Richmond Auto Mall at 13220 Smallwood Place. 

• To the West, across Jacombs Road, is the "Richmond Nature Park East" on a site zoned 
"School & Institutional Use (SI)" at 5991 Jacombs Road. 
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March 13,2017 - 3-

Related Policies & Studies 

Official Community Plan/East Cambie Area Plan 

The subject site is designated "Commercial" in both the Official Community Plan (OCP) and the 
East Cambie Area Plan (Attachment 4). The proposed auto dealership at the subject site is 
consistent with the OCP and Area Plan land use designations. 

Agricultural Land Reserve (ALR) Buffer Zone 

Where there is an intervening road between ALR lands and non-ALR lands, the OCP encourages 
an appropriate landscaping buffer on the non-ALR lands through the rezoning and Development 
Permit processes. 

The applicant's proposal is consistent with these land use considerations in the OCP, as follows: 

• The Agricultural Land Reserve (ALR) is located to the south of the site and to the west 
(Richmond Nature Park). The site is separated from the ALR by existing roads (Jacombs 
Road and Westminster Highway). Formal landscaping plans to adequately buffer the site 
from the ALR will be a requirement of the forthcoming Development Permit for the 
proposed auto dealership. 

• There is an existing 1.8 m high solid fence along the south property line next to 
Westminster Highway and the applicant proposes a row of new trees, a 3 m setback to 
on-site surface parking, and a setback of approximately 15 m to the south building 
fas;ade. 

• The applicant also proposes to retain the existing planting and 1.8 m high solid fence 
along the west property next to J acombs Road, replace the existing London Plane trees 
(which are in poor condition) with a new row of Ginkgo Biloba trees, and to provide a 
minimum 3 m setback to on-site surface parking and proposed buildings. 

Details of the landscaping plans will be finalized during the Development Permit. 

Prior to final adoption of the rezoning bylaw, the applicant is required to register a legal 
agreement on title to identify the buffer area and ensure that landscaping planted within the 
buffer is maintained and will not be abandoned or removed. The covenant is also to indicate that 
the property is potentially subject to impacts of noise, dust, and odour resulting from agricultural 
operations. 

Floodplain Management Implementation Strategy 

The proposed redevelopment must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is 
required prior to final adoption of the rezoning bylaw. In this location, the required Flood 
Construction Level is 2.9 m GSC for habitable spaces. 
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Aircraft Noise Sensitive Development Policy 

The OCP's Air Noise Sensitive Development (ANSD) Policy applies to the subject site, which is 
located within the "Restricted Area (Area 1B)". The proposed auto dealership at the subject site 
is consistent with the ANSD Policy as it is not a residential use. 

Registration of an Aircraft Noise Indemnity Covenant on Title will be required prior to final 
adoption of the rezoning bylaw. At future Building Permit stage, the applicant is required to 
submit an Acoustic Report and to incorporate noise mitigation into building construction. 

Ministry of Transportation and Infrastructure (MOTI) Approval 

As the subject site is located within 800 m of an intersection of a Provincial Limited Access 
Highway and a City road, this redevelopment proposal was referred to MOTI. Preliminary 
approval from MOTI for the proposed development was granted for a period of one year (i.e., 
until January 10, 2018). Final approval from MOTI is required prior to final adoption ofthe 
rezoning bylaw. 

Ministry of Environment (MOE) Approval 

Since the Site Profile submitted by the applicant identifies that the subject site had been used for 
one of the industrial or commercial purposes or activities set out in the provincial Contaminated 
Sites Regulation, this rezoning application may not be approved until a Certificate of 
Compliance (or alternative approval) has been provided by the MOE. 

Richmond Auto Mall Association Review 

The applicant has confirmed that the proposed Zoning Text Amendment to permit increasing the 
density on the subject site from 0.5 FAR to 0.70 FAR is supported by the Richmond Auto Mall 
Association (Attachment 5). 

Public Consultation 

A rezoning sign has been installed on the subject property. Notification signage of the associated 
Development Permit application for the auto dealership is also currently posted on-site. Staff 
have not received any comments from the public about the Zoning Text Amendment application 
in response to the placement of the rezoning sign on the property. 

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing where any area resident or 
interested party will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 
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Analysis 

Site Access, Built Form and Architectural Character 

The applicant has submitted preliminary concept plans of the proposed auto dealership, 
associated on-site uses and surface parking, and landscaping, as shown in Attachment 6. Further 
review of the preliminary concept plans, including transportation-related issues, will be 
undertaken as part of the Development Permit Application review process to ensure consistency 
with the design guidelines in the OCP with specific consideration of the Richmond Auto Mall 
context. 

The proposed concept plans show a principal two-storey building in the centre of the subject site 
with surface parking and landscaping located around the perimeter of the site. A one-storey 
carwash and garbage/recycling enclosure is proposed in the southwest of the site. The main floor 
·of the principal building is to contain the sales reception area, vehicle showroom, customer 
lounge, and associated uses such as offices, auto servicing and detailing, parts and tool storage, 
accessory retail of parts, etc. The upper and rooftop levels of the principal building are to 
contain vehicle display, storage, and delivery areas, as well as meeting rooms and offices, indoor 
and outdoor staff amenity areas. 

Vehicle access to the site is proposed from Smallwood Place via two driveway crossings. 
Pedestrian access is proposed from Smallwood Place to the building main entry via a wide 
walkway and entry plaza. 

Variances Requested 

Based on the proposed preliminary concept plans, the applicant will be requesting to vary the 
provisions of Richmond Zoning Bylaw 8500 at the Development Permit Application review 
stage to: 

1) Waive the requirement for on-site medium/large size loading spaces. 

2) Increase the maximum permitted height for a building from 12.0 m to a maximum of 15.44 m 
for rooftop mechanical equipment and storage, as well as an elevator and stairways, which 
enable access to/maintenance of the rooftop parking area. 

Staff is supportive of the proposed variances, as they are similar to those that have been granted 
to other auto dealerships in recent years, due to the special context and operating characteristics 
within the Richmond Auto Mall. These variance requests will be reviewed and analysed further 
at the Development Permit Application review stage. 

Tree Retention and Replacement 

The applicant has submitted a Certified Arborist's Report, which identifies on-site and off-site 
tree species, assesses tree structure and condition, and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses a number of 
undersized and bylaw-sized trees on-site, on the adjacent property to the east at 13220 
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Smallwood Place, and on City-owned property along Smallwood Place, Jacombs Road, and 
Westminster Highway. 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report and provides the 
following comments: 

• 10 trees located on-site have been historically topped (are in poor condition) and should be 
removed and replaced with new trees on-site along Jacombs Road (Trees# C11 to C20). 

• Nine trees located on-site are in good condition and should be retained and protected (Trees # 
2105 to 2113). 

• One tree located on the shared neighbouring property line with 13220 Smallwood Place to 
the East is in good condition and should be retained and protected (Tree # OS 1) 

• Tree protection fencing must be installed as per the City's Tree Protection Information 
Bulletin TREE-03. 

• Replacement trees should be specified at a 2: 1 ratio, as per the OCP. 

The City's Parks Department staff have reviewed the Arborist's Report and provide the 
following comments: 

• Three trees on City-owned property along Smallwood Place are authorized for removal due 
to conflict with the proposed construction and site access (Trees# C3, C4, C5), and three 
trees along Jacombs Road are authorized for removal due to poor structure and health (Trees 
# C8, C9, C10). 

• The remaining 12 trees on City-owned property are to be retained and protected as per the 
City's Tree Protection Information Bulletin TREE-03 (Trees# C1, C2, C6, C7 and OS2 to 
OS9). 

Tree Protection 

A total of nine trees on-site, one tree shared with 13220 Smallwood Place, and 12 trees off-site 
are proposed to be retained and protected (Trees# 2105 to 2113, C1, C2, C6, C7, and OS1 to 
OS9). The applicant has submitted a Tree Management Drawing showing the trees to be 
retained and the required tree protection zones (Attachment 7). 

To ensure that the trees identified for retention are protected at development stage, the applicant 
is required to complete the following items: 

• Prior to final adoption of the rezoning bylaw: 

5326902 

Submission to the City of a contract with a Certified Arborist for the supervision of all 
works conducted within or in close proximity to tree protection zones. The contract must 
include the scope of work required, the number of proposed monitoring inspections at 
specified stages of construction, any special measures required to ensure tree protection, 
and a provision for the arborist to submit a post-construction impact assessment to the 
City for review. 
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- Submission of a Tree Survival Security in the amount of $16,000 for Trees # 2105 to 
2113. 

- Submission of a Tree Survival Security in the amount of $22,300 for Trees # C 1, C2, C6, 
C7 and OS2 to OS9 on City-owned property. 

• Prior to Building Permit issuance: 

- Installation of tree protection barriers in accordance with the City's Tree Protection 
Information Bulletin TREE-03. -

Tree Replacement 

The applicant proposes to remove 9 bylaw-sized trees from the subject site (Trees# C12 to C20). 
According to the 2:1 replacement ratio specified in the OCP and the size requirements for 
replacement trees in Tree Protection Bylaw No. 8057, a total of 18 replacement trees are required 
to be planted and maintained on-site, with a minimum size of 6 em caliper (deciduous) or 3.5 m 
high (conifer). 

The preliminary Landscape Plan illustrates that the applicant proposes to plant 45 trees on-site, 
of a variety of sizes. To ensure that the proposed Landscape Plan and replacement trees are 
installed and maintained on-site, the applicant is required to submit a Landscaping Security in 
the amount of 1 00% of a cost estimate prepared by the Registered Landscape Architect prior to 
Development Permit issuance. 

The applicant proposes to remove six trees located off-site on City-owned property (Trees# C3, 
C4, C5, C8, C9, C10). The applicant is required to submit a cash-in-lieu contribution in the 
amount of $7,800 to the City's Tree Compensation Fund prior to final adoption of the rezoning 
bylaw ($650/tree at a 2:1 replacement ratio). 

Existing Legal Encumbrances 

There is an existing 1.5 m wide statutory right-of-way for utilities (X135851, Plan 68776) along 
the north property line to which the City is a party, as well as a covenant (Y2390) registered on 
title to ensure that the original development at the subject site was consistent with the original 
Development Permit (DP 84-134). Covenant Y2390 must be discharged from title as part ofthe 
new Development Permit application process (DP 16-7 41123 ). 

The applicant is required to ensure that the proposed development at the subject site does not 
conflict with any other third party charges registered on title. 

Site Servicing and Frontage Improvements 

The City's Engineering Department has conducted a review of the proposed development, and 
has identified that a Servicing Agreement is required prior to Building Permit issuance to design 
and construct water, storm and sanitary sewer connections, as well as a drainage upgrade along 
Jacombs Road. The requirements involve the granting of a 3.0 m wide Statutory Right-of-Way 
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for utilities parallel to the Smallwood Place frontage. Further details on the scope of the required 
servicing and frontage works associated with this application are described in Attachment 8. 

The City's Transportation Department has conducted a review of the proposed development, and 
has identified that road dedication of a 4 m x 4 m corner cut at the southeast corner of J acombs 
Road and Smallwood Place is required prior to final adoption of the rezoning bylaw. All other 
transportation-related aspects ofthe proposal will be reviewed as part of the Development Permit 
application process. 

Financial Impact 

This rezoning application results in an insignificant Operational Budge Impact (OBI) for off-site 
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, 
street trees and traffic signals). 

Conclusion 

OpenRoad Auto Group Ltd. has applied to the City of Richmond for a Zoning Text Amendment 
to the "Vehicle Sales (CV)" zone in order to increase the overall allowable Floor Area 
Ratio (FAR) to 0.70 for the property located at 13100 Smallwood Place; where the development 
of an auto dealership is proposed. · 

The list of Rezoning Considerations is included in Attachment 8, which has been agreed to by 
the applicant (signed concurrence on file). 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9672 be introduced 
and given first reading. 

~ (c/C 
cr.. Cynth~ssier 

Planner 1 
(604-276-4108) 

CL: blg 

Attachment 1: Location Map/ Aerial Photo 
Attachment 2: Site Survey 
Attachment 3: Development Application Data Sheet 
Attachment 4: East Cambie Area Plan Land Use Map 
Attachment 5: Letter from Richmond Auto Mall Association 
Attachment 6: Preliminary Concept Plans 
Attachment 7: Tree Management Drawing 
Attachment 8: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

ZT 16-754143 Attachment 3 

Address: 13100 Smallwood Place 

Applicant: OpenRoad Auto Group Ltd. 

Planning Area(s): East Cambie 
-=~~~~~------------------------------------------------

Existing Proposed 

Owner: OpenRoad Auto Group Ltd. No change 

Site Size (m2
): 15,932 m2 (171,490 ft2) No change 

Land Uses: Vacant lot Auto dealership and service 

OCP Designation: Commercial No change 

Area Plan Designation: Commercial No change 

Vehicle Sales (CV), with a Zoning 

Zoning: Vehicle Sales (CV) 
Text Amendment to allow a 
maximum 0.70 FAR at the 

subject site 
ANSD Policy applies to the subject The proposed auto dealership 
site; which is located in Area 1 B, and services is consistent with 

Other Designations: where all new residential land uses the ANSD Policy as it is a 
are prohibited and some other noise commercial use. 

sensitive uses will be considered. 

I 
Zoning Bylaw 

I Proposed I Variance 
Requirement 

A Zoning Text Amendment 

Floor Area Ratio: 
is proposed to allow a 

0.68 FAR none permitted 
maximum 0.70 FAR at the 

subject site 

Buildable Floor Area (m\* 11,152 m2 (120,043 ft2) 10,842 m2 (116,703 fF) none permitted 

Lot Coverage (% of lot area): Building: Max. 50% Building: 37.56% none 

Building Setbacks (m): Front: Min. 3.0 m 16.00 m none 

Rear: Min. 3.0 m • Principal building: 
14.75 m (main floor) 

• 10.81 m (2nd floor) none 

• Garbage/recycling 
enclosure: 3.0 m 

Interior Side: Min. 3.0 m 21.81 m non.e 

Exterior Side: Min. 3.0 m • Principal building: 
22.63m none 

• Carwash: 3.0 m 
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I 
Zoning Bylaw 

I Proposed I Variance Requirement 
Height (m): 12.0 m Main roof height: 11.81 m Variances to be 

SE stair, roof equip/ considered for 
stair/elevator/ 

storage: 13.02 m rooftop 
NW elevator: 15.44 m equipment and 

Car wash: 5.20 m 
storage as part of 

DP 16-741123 
On-site Vehicle Parking 

Rate 
# 

Spaces: Spaces 

3 spaces per 
146 Min. 146 Vehicle sales and Office: 100m2 gross none 

leasable area 
2 spaces per 

Service Area, parts and 100m2 gross 
leasable area; 111 Min. 111 none storage: 
plus 3 spaces 
per bay 

Carwash: 1 space per bay 2 Min. 2 none 

0.2 spaces of 
Accessible: the total 6 Min. 6 none 

required spaces 

Rate 
# 

Spaces 

On-site Bicycle Parking 0.27 spaces per Class 1 Class 1 

Spaces (Class 1 & Class 2): each 1 00 m2 of Min. 20 Min. 20 
gross leasable none 
area greater Class 2 Class 2 
than 100m2 Min. 20 Min. 20 

Rate 
# M/L Variance to be 

On-site Loading 
Spaces 

N/A 
considered as 

1 space, plus 1 part of 
per 5000 m2 3 DP 16-741123 

Amenity Space- Indoor: 1 m2 per 100m2 of Approx 300 m2 none 
gross leasable area For customers and 

=182m2 employees 

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

Land Use Map 

~ Residential 

Bylaw 8948 
2016110124 

~ Residential , 
~ (Single-Family Only) 

.. Commercial 

~ Industrial 

~ School/Park Institutional 

Original Adoption: September 12, 1988 I Plan Adoption: October 21, 2002 
2221494 

ATTACHMENT 4 

--- Area Boundary 

East Cambie Area Plan 9 
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111rJ1 RICHMOND 
II AUTO MALl 

June 23, 2016 

MEMO TO: Christian Chia, OpenRoad Toyota Richmond 

FROM: RAMA Board of Directors 

RE: OpenRoad Toyota Richmond Building Design Application 

Dear Christian, 

ATTACHMENT 5 

This letter is to inform you that your building design applicationsubmitted on June 21, 2016 
for the new OpenRoad Toyota Richmond dealership in the Richmond Auto Mall has been 
approved by RAMA's Board of Directors. 

We note that the maximum Floor Area Ratio of .7 is higher than the municipal bylaw of .5 
and that the height of the stair and elevator tower exceeds the bylaw maximum of 12m by 
2.86 m. Based on the variances granted on the recent Audi and Jaguar LandRover applications 
on these same two issues, the Board has also approved the variances on your application. 

If you have any questions, please don't hesitate to call. On behalf of the Directors and myself, 
we wish you the very best with your new facility! 

Kind regards, 

Gail Terry 
General Manager 
Richmond Auto Mall Association 

CC: RAMA Board of Directors, Bibiane Dorval 
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City of 
Richmond 

Address: 13100 Smallwood Place 

ATTACHMENT 8 

Rezoning Considerations 
Development Applications Department 

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

File No.: ZT 16-754143 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9672, the applicant is 
required to complete the following: 
1. Provincial Ministry of Transportation & Infrastructure Approval. 

2. Ministry of Environment (MOE) Certificate of Compliance or alternative approval to proceed granted from MOE 
regarding potential site contamination issues. This approval is required prior to dedication of land or road to the City 
if applicable. 

3. Road dedication of a 4 m x 4 m corner cut at the southeast corner of Jacombs Road and Smallwood Place. 

4. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any works 
conducted within the tree protection zones of the trees to be retained (Trees # 2105 to 2113, C 1, C2, C6, C7, and OS 1 
to OS9). The Contract should include the scope of work to be undertaken, including: the proposed number of site 
monitoring inspections, and a provision for the Arborist to submit a post-construction assessment report to the City for 
review. 

5. Submission of a Tree Survival Security to the City in the amount of $16,000 for the nine trees to be retained on-site 
(Trees# 2105 to 2113). 

6. Submission of a Tree Survival Security to the City in the amount of $22,300 for the 12 trees to be retained on City-
owned property (Trees# C2, C6, C7, and OS2 to OS9). · 

7. City acceptance of the applicant's contribution in the amount of $7,800 to the City's Tree Compensation Fund for the 
removal of Trees# C3, C4, C5, C8,C9, C10 from City-owned property so that replacement trees may be planted 
within the City. 

8. The granting of a 3.0 m wide statutory utility right-of-way along the north property line for the existing water main 
along the Smallwood Place frontage. 

9. Registration of an aircraft noise indemnity covenant on Title. 

10. Registration of a flood plain covenant on Title identifying a minimum habitable elevation of 2.9 m GSC. 

11. Registration of a legal agreement on Title to identify the landscaped ALR Buffer area along the south property line 
and to ensure that landscaping planted within the buffer is maintained and will not be abandoned or removed. The 
legal agreement is also to indicate that the property is potentially subject to impacts of noise, dust, and odour resulting 
from agricultural operations. 

12. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of 
Development. 

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
applicant is required to: 
• Discharge Covenant Y2390 that is registered on title of the subject site for the original Development Permit (DP 84-

134). 
• Submit a Landscaping Security in the amount of 100% of a cost estimate for the proposed Landscape Plan, prepared 

by a Registered Landscape Architect (including a 10% contingency). 

Prior to Building Permit* issuance, the applicant must complete the following requirements: 
• Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements. 

Works are to include, but are not limited to: . 

Initial: ---
5326902 
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Water Works 

Using the OCP Model, there is 551.0 Lis of water available at a 20 psi residual at the Smallwood PI frontage. 
Based on your proposed development, your site requires a minimum fire flow of200.0 Lis. 

At future Building Permit application stage, the applicant is required to submit Fire Underwriter Survey (FUS) or 
International Organization for Standardization (ISO) fire flow calculations to confirm the development has 
adequate fire flow for onsite fire protection. Calculations must be signed and sealed by a Professional Engineer 
and be based on Building Permit Stage and Building designs. If adequate flow is not available, the Developer 
shall be required to upgrade the existing water system that may extend beyond the development site frontage. 

The applicant is required to: 

Retain the existing 150 mm water service connection off of the 300 mm PVC water main along the 
Smallwood Place frontage, subject to adequate fire flow being achieved based on the fire flow calculations. 

Grant to the City, a 3.0 m wide Statutory Right-of-Way (SRW) for utilities along the entire Smallwood Place 
frontage. 

Storm Sewer Works 

The applicant is required to: 

Confirm the capacity and condition ofthe existing northwest 375 mm storm service connection and 
inspection chamber off of the 600 mm storm main along the Smallwood Place frontage via video inspection. 
If the capacity and condition of the pipe meets the satisfaction ofthe City, the developer shall retain the 
connection. If not, a new storm service connection complete with inspection chamber shall be installed at 
applicant's cost. 

Remove the existing 300 and 375 mm storm sewers along the Jacombs Road frontage, from Westminster 
Highway to Smallwood Place. 

Install approximately 170m of new 600 mm storm sewer along the Jacombs Road frontage west of the 
existing water main. Tie-in to the north shall be to the existing manhole STMH674 7, tie-in to the south shall 
be to the culvert along Westminster Highway via a new manhole. 

Reconnect all existing catch basins to the new storm sewer. 

Cut and cap, at manhole, the existing southeast 375 mm storm service connection off of the 600 mm storm 
main along the Smallwood Place frontage. 

Cut and cap, at manhole, the existing 375 mm storm service connection off of the 375 mm storm main along 
the Jacombs Road frontage. 

At the applicant's cost, the City is to: 

Perform all tie-ins of the proposed works to existing City infrastructure. 

Sanitary Sewer Works 

At the applicant's cost, the City is to upgrade the existing 100 mm PVC sanitary service connection to 150 mm. 

Frontage Improvements 

The applicant is required to coordinate with BC Hydro, Telus and other private communication service providers: 

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

To determine if above ground structures are required and coordinate their locations (e.g. Vista, PMT, LPT, 
Shaw cabinets, Tel us Kiosks, etc). 

Complete other frontage improvements as per Transportation's requirements. 

General Items 

• The applicant is required to provide, prior to Development Permit issuance, a geotechnical assessment of the 
proposed retaining wall along the development's south property line. The report must confirm no impact to the 
existing ditch through the installation of the proposed retaining wall, including subsidence and any other nuisance 
or damage. 

Initial: ---
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• The applicant is required to retain a professional geotechnical engineer to monitor settlement at the storm sewer 
along the Jacombs Road frontage and the water main along the Smallwood Place frontage during pre-loading. 
Any breakage, nuisance, settlement, or other damage caused by the site preparations (including pre-lmid, 
densification, etc) shall be repaired/replaced at the applicant's cost via the Servicing Agreement. 

• The applicant is not allowed to encroach into the Statutory Rights-of-Ways along the Smallwood Place frontage 
with trees, parking, fencing, or other on-site elements. 

• 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. 

• Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. 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 
Department at 604-276-4285. 

Note: 

* 
• 

This requires a separate application. 

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

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

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

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Developmept 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 9672 (ZT 16-754143) 

13100 Smallwood Place 

Bylaw 9672 

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

1. Richmond Zoning Bylaw 8500, section 10.7 entitled "Vehicle Sales (CV)", is amended by 
inserting the following subsection 1 0.7.4.1 d) after subsection 1 0.7.4.1 c): 

d) 0.70 
13100 Smallwood Place 
P.I.D. 000-955-574 
Lot 7 Section 5 Block 4 North Range 5 West New Westminster District Plan 68775 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9672". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

MINISTRY OF TRANSPORTATION APPROVAL 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

5272021 

by Director 
or Solicitor 
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To: 

City of 
Richmond 

Planning Committee 

Report to Committee 
Planning and Development Division 

Date: March 6, 2017 

From: Wayne Craig File: RZ 16-743867 
Director, Development 

Re: Application by Mickey Chow for Rezoning at 9680 Aquila Road from Single 
Detached (RS1/E) to Residential Child Care (RCC) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9685, for the rezoning of 
9680 Aquila Road from "Single Detached (RSI/E)" to "Residential Child Care (RCC)", be 
introduced and given first reading. 

SDS:blg / 
Att.7 /// 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
t 

Community Social Development 
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Staff Report 

Origin 

Mickey Chow has applied to the City of Richmond for permission to rezone the property at 
9680 Aquila Road from the "Single Detached (RS liE)" zone to the "Residential Child Care 
(RCC)" zone, to accommodate a licensed child care facility for a maximum of 16 children 
(Attachment 1). The site is currently occupied by a single-family dwelling, which will be 
demolished. A site survey is included in Attachment 2. 

The existing single-family dwelling on the subject property currently accommodates a licensed 
child care facility for a maximum of 10 children, which is permitted under the existing "Single 
Detached (RS 1/E)" zone. Rezoning is required in order to accommodate the proposed child care 
facility for a maximum of 16 children. 

The applicant is proposing to demolish the existing single-family dwelling and construct a new 
single-family dwelling; with the ground floor dedicated to child care space and the second floor 
used for residential purposes only (Attachment 3). Registration of a legal agreement on Title to 
ensure that all habitable floor area on the ground floor is used for child care purposes only is 
required prior to final adoption of the rezoning bylaw. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attachment 4). 

Surrounding Development 

Development immediately surrounding the site is as follows: 

To the North 
& South: 

To the East: 

To the West: 

Single-family dwellings on lots zoned "Single Detached (RS1/E)" fronting 
Aquila Road. 

Single-family dwellings on lots zoned "Single Detached (RS1/E)" fronting 
Anahim Drive. 

Across Aquila Road, McNair Secondary School on a lot zoned "School & 
Institutional Use (SI)". 

Related Policies & Studies 

Official Community Plan 

The Official Community Plan (OCP) land use designation for the subject property is 
"Neighbourhood Residential" (NRES), which supports child care facilities. The proposed 
rezoning would comply with this designation. 
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Floodplain Management Implementation Strategy 

The proposed redevelopment must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is 
required prior to final adoption of the rezoning bylaw. 

Richmond Child Care Needs Assessment and Strategy 

The Richmond Child Care Needs Assessment and Strategy provides a comprehensive review and 
analysis ofRichmond's city-wide child care needs from 2009 to 2016. The applicant's proposal 
addresses the need for child care spaces as identified in the Strategy. Community Social 
Development staff are currently conducting an update to the Strategy, which is anticipated to be 
presented to Council in the spring of 2017 for consideration. 

Public Consultation 

A rezoning sign has been installed on the subject property. Staff have not received any 
comments from the public about the rezoning application in response to the placement of the 
rezoning sign on the property. 

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing; where any area resident or 
interested party will have an opportunity to comment. Public notification for the Public Hearing 
will be provided as per the Local Government Act. 

Vancouver Coastal Health 

The proposal was referred to Vancouver Coastal Health (VCH), which administers child care 
facility licensing programs, and reviews applications to ensure health, safety and care 
requirements. VCH Child Care Facility Licensing staff commented that the proposal meets 
licensing requirements and there are no concerns with the proposal. 

Legal Encumbrances 

There is an existing 3.0 m wide statutory right-of-way (SRW) registered on Title for utilities 
(sanitary sewer) along the rear of the property. However, the existing inspection chamber is 
outside the existing SRW. Prior to final adoption of the rezoning bylaw, the applicant must 
provide a new 3.0 m wide utility SRW in the northeast corner of the lot; extending from the east 
property line to 1.0 m past the inspection chamber. The existing and new SRWs will not be 
impacted by the proposed development and encroachment into the SR W s is not permitted. 

Zoning 

The proposed "Residential Child Care (RCC)" zone allows child care as a permitted use within 
single-family dwellings. The zone is modelled after the standard single-family zones; with the 
primary difference being that it allows an increase in the number of children permitted in the 
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child care facility, from 10 to 16. The zone would allow for a maximum house size of 323.5 m2 

(3,482 ft2
) to be constructed on the subject property. The proposed redevelopment would comply 

with the requirements of the "Residential Child Care (RCC)" zone. 

BC Building Code 

As p~r the BC Building Code, the child care space on the ground floor and the residential space 
on the second floor have different classifications and as a result, different code requirements, 
with the child care use requiring a higher level of fire and life safety protection. The applicant 
has provided a Code Report prepared by a Professional Engineer that demonstrates compliance 
to the BC Building Code for both portions of the proposed structure. The proposal includes fire­
resistant building materials, a fire alarm and sprinkler system throughout the entire building, and 
separate dedicated access to the residential area. 

The City's Building Approvals Department have reviewed the Code Report and find the report 
satisfies their requirements. Compliance to the BC Building Code will be ensured at the 
Building Permit stage. 

Parking 

Based on the proposal, the Zoning Bylaw requires a total of seven vehicle parking spaces to be 
provided on-site; three spaces for staff, two spaces for visitors and two spaces for residents. The 
applicant proposes to provide two spaces in an enclosed garage and the remaining five spaces in 
front of the proposed single-family dwelling (Attachment 3). 

Bicycle parking will be provided in accordance with the Zoning Bylaw; one Class 1 stall will be 
provided in a secured area in the garage and four Class 2 stalls will be provided in an accessible 
area in the front yard, near the entry of the proposed child care facility. 

Landscaping 

In order to screen the required vehicle parking from the street, the applicant is proposing to 
provide a 3 m wide landscaped buffer between the front lot line and the parking area 
(Attachment 5). The landscaped buffer will consist of trees, shrubs, flowers and a 1.2 m high 
cedar fence. 

To ensure the proposed landscaping works are undertaken, the applicant will be required to 
provide a Landscaping Security in the amount of $5,000 prior to final adoption of the rezoning 
bylaw. Securities will not be released until a landscaping inspection has been passed by City staff 
after construction and landscaping has been completed. The City may retain a portion of the 
security for a one year maintenance period from the date of the landscape inspection. 

Tree Retention and Replacement 

A Certified Arborist' s Report was submitted by the applicant; which identifies tree species, 
assesses tree structure and condition, and provides recommendations on tree retention and -
removal relative to the proposed development. The Report assesses five trees located on the 
subject site, two trees located on neighbouring properties, and one City-owned tree. 

5286384 PLN - 48



March 6, 2017 - 5 -

The Arborist's recommendations include retaining two trees on-site (tag# 5 & 6), two trees on 
the neighbouring property (tag# 7 & 8) and one City-owned tree (tag# 1 ), and removing three 
trees on-site (tag# 2, 3 & 4) in poor condition. Staff have reviewed the Arborist's Report, 
conducted an on-site visual tree assessment, and concur with the Arborist' s recommendations. 

Tree Protection 

The proposed Tree Management Diagram is shown in Attachment 6, which outlines the 
protection of the two trees on-site; two trees on the neighbouring property; and one City-owned 
tree. Prior to the demolition of the existing dwelling on the subject site, the applicant is required 
to install tree protection fencing around all trees to be retained, in accordance with the City's 
Tree Protection Information Bulletin TREE-03. 

To ensure the protection ofthe five trees (tag# 1, 5, 6, 7 & 8), the applicant is required to 
complete the following prior to final adoption of the rezoning bylaw: 

• Submission to the City of a contract with a Certified Arborist for supervision of all works 
conducted within or in close proximity to tree protection zones. 

• Submission of a Tree Survival Security to the City in the amount of $20,000 for the two 
on-site trees to be retained. 

• Submission of a Tree Survival Security to the City in the amount of $3,100 for the one 
City-owned tree to be retained. 

Tree Replacement 

For the removal of the three trees on-site, the Official Community Plan (OCP) tree replacement 
ratio goal of 2:1 requires a minimum of six replacement trees to be planted and maintained on 
the proposed lots. The applicant has proposed to plant and maintain six replacement trees on the 
subject lot. 

As per Tree Protection Bylaw No. 8057, based on the sizes of the on-site trees being removed 
(26, 33, 34 em dbh), replacement trees shall be the following minimum sizes: 

or 

To ensure the six replacement trees are planted on-site at development stage, the applicant will 
be required to provide a Landscape Security. Additional information is provided in the 
"Landscaping" section of this report. 

Site Servicing and Frontage Improvements 

At Building Permit stage, the applicant is required to pay the costs associated with the 
completion of the required servicing works as described in Attachment 7. 
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Financial Impact or Economic Impact 

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site 
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, 
street trees and traffic signals). 

Conclusion 

The purpose of this rezoning application is to rezone the property at 9680 Aquila Road from the 
"Single Detached (RS liE)" zone to the "Residential Child Care (RCC)" zone, to accommodate a 
licensed child care facility with a maximum of 16 children. 

This rezoning application complies with the land use designations and applicable policies 
contained within the OCP for the subject site. 

The list of rezoning considerations is included in Attachment 7, which has been agreed to by the 
applicant (signed concurrence on file). 

On this basis, it is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9685 
be introduced and given first reading. 

Steven De Sousa 
Planning Technician- Design 
(604-276-8529) 

SDS:blg 

Attachment 1: Location Map/ Aerial Photo 
Attachment 2: Legal Survey 
Attachment 3: Proposed Site Plan 
Attachment 4: Development Application Data Sheet 
Attachment 5: Landscape Plan 
Attachment 6: Tree Management Plan 
Attachment 7: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 16-743867 Attachment 4 

Address: 9680 Aquila Road 

Applicant: Mickey Chow 

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

Existing Proposed 

Owner: C. Chow & S. Guo No change 

Site Size: 647 m2 (6,965 ff) No change 

Land Uses: Single-family residential and child 
No change 

care 
OCP Designation: Neighbourhood Residential Complies 

Zoning: Single Detached (RS1/E) Residential Child Care (RCC) 

Number of Units: 1 1 

Child Care: 10 children 16 children 

On Future 
I Bylaw Requirement 

I 
Proposed I Variance Subdivided Lots 

Floor Area Ratio: Max. 0.5 0.49 
None 

Permitted 

Buildable Floor Area:* Max. 323.5 m2 (3,482 ff) 316.5 m2 (3,407 ff) None 
Permitted 

Child Care Max. 16 children Max. 16 children None 
Building: Max. 40% Building: 35% 

Lot Coverage: Non-porous: Max. 70% Non-porous: 69% None 
Landscaping: Min. 20% Landscaping: 31% 

Lot Size: 540.0 m2 647m2 None 

Lot Dimensions: Width: 15.0 m Width: 18m 
None Depth: N/A Depth: 35m 

Front: Min. 6.0 m Front: 13.67 m 
Setbacks: Rear: Min. 6.0 m Rear: 6.38 m None 

Interior Side: Min. 1.2 m Interior Side: 1.22 m 
Height: Max. 2 % storeys Max. 2 % storeys None 

Residents: 2 Residents: 2 

Off-street Parking Spaces: 
Employees: 3 Employees: 3 

None 
Visitors: 2 Visitors: 2 
Total: 7 Total: 7 

Bicycle Parking: Class 1: 1 Class 1: 1 
None Class 2:4 Class 2:4 

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

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance 
review at Building Permit stage. · 

5286384 PLN - 57
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Tree Retention & Removal Plan, Scale 1:250 

SUITABLE REPLACEMENT TREES 
(Botanical name) 

Stewartia 
(Stewart/a pseudocame/1/a') 

Dik's Weeping Cypress 
(Chamaecyparis lawson/ana 'Dik's 

Weepjnq'J 
Purple Fountain European Beech 
(Fagus sy/Vatlca 'Purple Fountain') 

Japanese Tree Lilac 'Ivory Silk' 
(Syringa reticulata 'Ivory Silk') 

Paperbark maple 
(Acer griseum) 

ATTACHMENT 6 
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City of 
Richmond 

Address: 9680 Aquila Road 

ATTACH!'v1ENT 7 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 16-743867 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9685, the developer is 
required to complete the following: 
1. Submission of a Landscape Security in the amount of $5,000 to ensure that the proposed landscaping works in 

Attachment 5 are undertaken and that a total of six replacement trees are planted and maintained on the lot with the 
following minimum sizes: 

or 

Securities will not be released until a landscaping inspection is passed by City staff. The City may retain a portion of 
the security for a one-year maintenance period. 

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site 
works conducted within the tree protection zone of the trees to be retained. The Contract should include the scope of 
work to be undertaken, including: the proposed number of site monitoring inspections, and a provision for the 
Arborist to submit a post-construction assessment report to the City for review. 

3. Submission of a Tree Survival Security to the City in the amount of $20,000 for the two (2) on-site trees to be 
retained. 

4. Submission of a Tree Survival Security to the City in the amount of $3,100 for the one ( 1) City-owned tree to be 
retained. 

5. The registration of a 3m wide statutory right-of way in the northeast comer of the development site for sanitary 
sewer, extending from the east property line to 1.0 m past the existing inspection chamber. 

6. Registration of a flood indemnity covenant on Title. 

7. Registration of a legal agreement on Title, ensuring that all habitable floor area on the ground floor is used for child 
care purposes only. 

At Demolition Permit* stage, the developer must complete the following requirements: 
1. Installation of tree protection fencing around all trees to be retained. Tree protection fencing must be installed to City 

standard in accordance with the City's Trey Protection Information Bulletin TREE-03 prior to any works being 
conducted on-site, and must remain in place until construction and landscaping on-site is completed. 

At Building Permit* stage, the developer must complete the following requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management 

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

2. The following servicing works and off-site improvements may be completed through either: a) a Servicing 
Agreement* entered into by the applicant to design and construct the works to the satisfaction of the Director of 
Engineering; or b) a cash contribution based on a City cost estimate for the City to manage the design and 
construction of the works: 

Water Works: 
a. Using the OCP Model, there is 142.0 Lis of water available at a 20 psi residual at the Aquila Road frontage. 

Based on your proposed development, your site requires a minimum fire flow of95 Lis. 
b. The Developer is required to: 

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

c. At Developer's cost, the City is to: 
• Install a new 25 mm water service connection, complete with meter and meter box, off of the existing 

150 mm AC water main on the Aquila Road frontage. 
• Cut and cap, at main, the existing water service connection on the Aquila Road frontage. 

Storm Sewer Works: 
d. At Developer's cost, the City is to: 

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

• Install a new storm service connection, complete with inspection chamber, off of the existing 250 mm 
storm sewer along the Aquila Road frontage. 

Sanitary Sewer Works: 
e. The Developer is required to: 

• Check the existing sanitary service connection at the northeast comer of the development site and confirm 
the material, capacity, and condition of the inspection chamber and pipe by video inspection. If deemed 
acceptable by the City, the existing service connection may be retained. In the case that the service 
connection or inspection chamber is not adequate, a new sanitary service connection, complete with 
inspection chamber, shall be installed off of the existing rear-yard sanitary main by the City at the 
Developer's cost. 

• · Provide, at no cost to the City, an additional3.0 m-wide statutory right-of-way in the northeast comer of 
the development site, extending from the east property line to 1.0 m past the existing sanitary inspection 
chamber. 

Frontage Improvements: 
f. The Developer is required to: 

• Coordinate with BC Hydro, Telus and other private communication service providers. 
• When relocating/modifying any of the existing power pole~ and/or guy wires within the property 

frontages. 
• To determine if above ground structures are required and coordinate their locations (e.g. Vista, PMT, 

LPT, Shaw cabinets, Telus Kiosks, etc.). These shall be located on-site. 
• Other frontage improvements as per Transportation's requirements 

General Items: 
a. The Developer is required to: 

• Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by 
City crews. 

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

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. 

Initial: ---
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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 copy on file] 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9685 (RZ 16-743867) 

9680 Aquila Road 

Bylaw 9685 

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 "RESIDENTIAL CIDLD CARE (RCC)". 

P.I.D. 003-961-770 
Lot 45 Section 26 Block 4 North Range 6 West New Westminster District Plan 32239 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9685". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

5308500 

CITY OF 
RICHMOND 

APPROVED 
by 

~~ 
APPROVED 
by Director 
or Solicitor 
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City of 
. Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: March 10, 2017 

File: RZ 16-726337 

Re: Application by Anthem Properties Group Ltd. for Rezoning at 10475, 10491, 
10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road from "Single Detached 
(RS1/E)" Zone to "Medium Density Townhouses (RTM3)" 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, for the rezoning of 10475, 
10491,10511,10531,10551,10571,10591 and 10631 No.5 Road from "Single Detached 
(RSl/E)" zone to "Medium Density Townhouses (RTM3)" zone, be introduced and given first 
reading. 

Directo~;, Develo ment 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

!:it 
,'lt....-.c 1~~~-~ c _'C" __ , __ 

") 

Affordable Housing 

~~- :)cf Ge:~f:1' 
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Staff Report 

Origin 

Anthem Properties Group Ltd. has applied to the City of Richmond for permission to rezone 
10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road (Attachment 1) from 
"Single Detached (RS1/E)" zone to "Medium Density Townhouses (RTM3)" zone in order to 
permit the development of 47 townhouse units. 

Project Description 

The eight properties under this application have a total combined frontage of 17 4 m, and are 
proposed to be consolidated into one development parcel. The proposed density is 0.7 FAR. 
The site layout includes 19 two-storey units and 28 three-storey units in 15 townhouse clusters. 
Vehicle access is provided by a single driveway access to No. 5 Road and four separate 
pedestrian accesses will be provided. The required outdoor amenity area is situated at the 
southeast corner of the site. 

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: Single-family homes zoned "Single Detached (RS 1/E)", which are identified for 
townhouse development under the Arterial Road Land Use Policy. 

To the South: A 21-unit townhouse complex on a lot zoned "Low Density Townhouses 
(RTL4)". 

To the East: Across No.5 Road, a City-owned property located in the Agriculture Land 
Reserve (ALR) and zoned "Assembly (ASY)" and "Agriculture and Botanical 
Show Garden (ZA3)- Fantasy Gardens" for future day care centre and park uses. 

To the West: Across a lane, single-family homes on large lots zoned "Single Detached 
(RS1/E)", fronting on to Seamount Road. 
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Related Policies & Studies 

Official Community Plan 

- 3 -

The 2041 Official Community Plan (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 Land Use Policy in the City's 2041 OCP (Bylaw 9000), directs appropriate 
townhouse development onto certain arterial roads outside the City Centre. The subject site is 
identified for "Arterial Road Townhouse" on the Arterial Road Housing Development Map and 
the proposal is in compliance with the Townhouse Development Requirements under the Arterial 
Road Policy except for the minimum 50 m width for residual site requirement. The proposal will 
leave a residual site to the north with a frontage of approximately 26.8 mat 10451 and 10471 
No.5 Road. 

The applicant has been advised of the Townhouse Development Requirements and has been 
requested to acquire the two adjacent properties to the north. The applicant advised staff in 
writing that they have made attempts to acquire adjacent properties, but cannot reach an 
agreement with the owners. 

To verify the viable future redevelopment of the residual site to the north, the applicant has 
provided a development concept plan for the site (on file). Also, registration of a statutory right­
of-way (SR W) over the internal driveway on the development site will be required prior to final 
adoption of the rezoning bylaw in order to facilitate access to future development to the north. 

Agricultural Land Reserve (ALR) Buffer Zone 

A landscape buffer is required along the No. 5 Road frontage of this site. The buffer is intended 
to mitigate land use conflicts between the residential uses on the subject site and any agricultural 
land uses on the east side ofNo. 5 Road. The applicant is proposing a 4.0 m wide ALR buffer on 
site along the entire east property line. The proposal, including planting details, will be referred 
to the Agricultural Advisory Committee (AAC) for their review and comments. Staff will work 
with the applicant to amend the proposed planting plan based on AAC's comments, if any, 
through the Development Permit stage. 

In addition to the landscaping requirements of the buffer, a restrictive covenant will be registered 
on Title, indicating that the landscaping within the ALR buffer cannot be removed or modified 
without the City's approval. The covenant would also identify that the landscape planting is 
intended to be a buffer to mitigate the impacts of noise, dust and odour generated from typical 
farm activities. 

Floodplain Management Implementation Strategy 

The proposed redevelopment must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is 
required prior to final adoption of the rezoning bylaw. 
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Public Art 

In response to the City's Public Art Program (Policy 8703), the applicant will provide a 
voluntary contribution at a rate of $0.81 per buildable square foot (2016 rate) to the City's Public 
Art Reserve fund; for a total contribution in the amount of $59,369.35. 

Public Consultation 

A rezoning sign has been installed on the subject property. Staff have not received any written 
comments from the public about the rezoning application in response to the placement of the 
rezoning sign on the property. 

The applicant conducted a public Open House for the rezoning application on June 22, 2016. 
The Open House was held at Daniel Woodward Elementary School, which is located within 
walking distance of the development site. An Open House flyer was delivered by the applicant 
to approximately 100 households (see Attachment 4 for the Notification Area). Staff attended 
the Open House to observe the meeting and answer policy or process-related questions. 23 
people attended the event, and 1 0 of them were from six households located within the 
notification area. Comment sheets were provided to all the attendees and five completed 
comment sheets were received (Attachment 5) at the end of the meeting. A copy of the Open 
House Summary prepared by the applicant is included in Attachment 6. 

Major concerns from the neighbourhood on the proposed townhouse development are 
summarized below; with responses to each of the concerns identified in bold italics. 

1. Fence height along the west property line should be raised to 1.5 m (5 ft.) to avoid 
trespassing. 

A line of 1.2 m (4ft.) tall wood fence is proposed on top of a new retaining wall 
(ranging from 0. 7 m to 0.9 m high) along the west property line. The overall height of 
this solid screen along the rear lane would be approximately 1.9 m (6.2ft.) to 2.1 m 
(6.9 ft.). 

2. Removal of 90% of the trees on site and removal of large trees on site should be avoided. 

5228881 

The applicant is proposing to retain seven of the nine bylaw-sized trees on site that are 
in good condition. This includes five Douglas Fir trees located at the southern edge of 
the site, which are in excellent condition. The retention of this grove of five Douglas 
Fir trees precludes any construction on the southeast portion of the site. The applicant 
has revised the site plan to locate the outdoor amenity area from a more centralize 
location to the southeast corner of the site and reduced the number of units proposed. 

The applicant is proposing to remove two bylaw-sized trees on site that are in good 
condition due to their conflicts with site grading. The applicant is proposing to remove 
another 49 bylaw-sized trees due to their poor condition. While 88% of the bylaw-sized 
on site are proposed to be removed, 78%of healthy trees on site are being retained. 
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3. Rear Yard Setback from the City lane should be increased from the proposed 4.5 m to 
6.0 m. 

The Arterial Road Guidelines for Townhouses in the OCP suggests that townhouse 
clusters be set back 6. 0 m from the rear property line along the rear yard interface with 
single-family housing. There is a 6. 0 m wide lane located between the adjacent single­
family homes and the subject townhouse site; with the proposed 4.5 m rear yard 
setback, the proposed two-storey townhouse units will be located at least 10.5 mfrom 
the rear property line of the adjacent single-family lots to the east. Staff feel that this 
distance would pose minimal impact to the neighbouring residents. The approximately 
0.5 m road dedication required along No. 5 Road also limits the opportunity to provide 
a larger rear yard setback. Appropriate landscaping along the rear yards of the 
proposed development should address any further adjacency concerns. Staff will work 
with the developer to ensure natural screening will be included in the proposal at the 
Development Permit stage. 

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing; where any area resident or 
interested party will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 

Analysis 

Built Form and Architectural Character 

The applicant proposes to consolidate the eight properties into one development parcel with a 
total area of 9,727.3 m2

, and construct 47 townhouse units. The proposal consists of a mix of 
two-storey and three-storey townhouse units, all with side-by-side double car garages. The 
three-storey units have been arranged in clusters of four units, with the ends of the blocks facing 
No. 5 Road. The two-storey units are arranged as duplexes and triplexes along the western edge 
of the site to serve as a transition to the single-family neighbourhood across from the back lane. 
The outdoor amenity area will be situated at the southeast corner of the site, surrounding the five 
protected Douglas Fir trees on site. 

A Development Permit processed to a satisfactory level is a requirement of zoning approval. 
Through the Development Permit, the following issues are to be further examined: 

• Compliance with Development Permit Guidelines for multiple-family projects in the 
2041 Official Community Plan. 

• Refinement of the proposed building form to achieve sufficient variety in design and 
setbacks to create a desirable and interesting streetscape along No. 5 Road and along the 
internal drive aisles; to reduce visual massing of the three-storey units along, and to 
address potential adjacency issues. 

• Refinement of the proposed site grading to ensure survival of all proposed protected trees 
and appropriate transition between the proposed development to the public sidewalk on 
No.5 Road, and to the adjacent existing developments. 
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• Review of size and species of replacement trees to ensure bylaw compliance and to 
achieve an acceptable mix of conifer and deciduous trees on site. 

• Refinement of ALR buffer design in response to Agricultural Advisory Committee's 
comments. 

• Refinement oflandscape design, including screening of headlight glare onto No.5 Road. 

• Refinement of the outdoor amenity area design, including the choice of play equipment, 
to create a safe and vibrant environment for children's play and social interaction. 

• Opportunities to maximize planting areas along internal drive aisles, to maximize 
permeable surface areas, and to better articulate hard surface treatments on site. 

• Review of aging-in-place features in all units and the provision of convertible units. 

• Review of a sustainability strategy for the development proposal, including measures to 
achieve an EnerGuide Rating System (ERS) score of 82. 

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

Transportation and Site Access 

One vehicular access from No.5 Road is permitted on this proposed development; limited to a 
right-in/right-out traffic movement. No access via the back lane is proposed due to the potential 
intrusion of traffic into the existing single family neighbourhood. This vehicular access will be 
utilized by adjacent properties to the north if they apply to redevelop; and be utilized by the 
adjacent property to the south when required. A Public Right-of-Passage (PROP) Statutory 
Right-of-Way (SR W) over the entire area of the proposed entry driveway from No. 5 Road and 
the internal north-south manoeuvring aisle will be secured as a condition of rezoning. 

Prior to final adoption of the rezoning bylaw, the developer is also required to dedicate 
approximately 0.5 m across the entire No.5 Road frontage for road, and to accommodate 
frontage improvements, including, but not limited to: a new 1.5 m wide treed/grassed boulevard 
and a new 1.5 m wide concrete sidewalk. Exact width is to be confirmed with survey 
information to be submitted by the applicant before final adoption of the rezoning bylaw. 

In addition, the developer is required to revise the orientation of the existing crosswalk on the 
north leg of the intersection at No. 5 Road and the access road to the Gardens development so 
that the crosswalk would be perpendicular to the travelled portion of the roadway. This will 
include, but not be limited to, the relocation of the existing traffic signal equipment, relocation of 
existing traffic signal loops, and others as necessary. 

British Columbia Ministry a/Transportation and Infrastructure (MOT!) Referral 

The subject site is located within 800 m of a controlled access highway (i.e., Highway 99), and 
the rezoning application was referred to the BC Ministry of Transportation and 
Infrastructure (MOTI). Preliminary approval of the subject rezoning was granted on 
August 30, 2016 for a period of one year pursuant to Section 52(3)(a) of the Transportation Act. 
Prior to final adoption of the rezoning bylaw, final approval from MOTI is required. 
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Tree Retention and Replacement 

The applicant has submitted a Certified Arborist's Report; which assesses the structure and 
condition of on-site tree species, and provides recommendations on tree retention and removal. 
There is no tree on the neighbouring properties within 2 m of the property line of the subject site 
and no street trees on City property in front of the site. 

The Report assesses 58 bylaw-sized trees on the subject site. The City's Tree Preservation 
Coordinator has reviewed the Arborist's Report and accepted the proposed tree retention scheme 
(Attachment 7): 

• Five Douglas Fir trees located (in a small grove) at the southern edge of the development site 
are all in excellent condition and will be retained and protected a minimum 5.0 m out from 
the bases of the trees. 

• One 75cm caliper SitkaSpruce tree is in good condition and will be retained and protected a 
minimum 4.5 m out from the base of the tree. 

• One 86 em caliper Red Cedar tree located along the No. 5 Road street frontage is in very 
good condition and will be retained and protected a minimum 5.0 m out from the base of the 
tree. 

• One 35 em caliper Japanese Maple tree located along the No. 5 Road street frontage is in 
very good condition, but the retention of this Japanese Maple tree would further restrict the 
developable area of this site. Considering that the applicant has made efforts to retain a 
grove of five Douglas Fir trees at the southern edge ofthe site by removing three proposed 
units, staff agreed to the removal of this Japanese Maple tree. 

• One 51 em caliper Variegated Tulip tree is in excellent condition; however, it is located in 
the middle of the north-south drive aisle. Staff have agreed to the removal of this tree with 
the understanding that two new Variegated Tulip trees (at a minimum size of 8 em caliper) 
will be planted along the No. 5 Road street frontage to compensate for the loss of this tree. 

• 49 trees on site will be removed due to poor structural condition; 98 replacements trees are 
required. According to the Preliminary Landscape Plan (Attachment 2), the developer is 
proposing to plant 111 new trees on site. The size and species of replacement trees will be 
reviewed in detail through the Development Permit and overall landscape design. 

• Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a 
Certified Arborist for the supervision of all works conducted within or in close proximity to 
tree protection zones is required. 

• Prior to Development Permit Issuance, submission to the City of a Tree Survival Security as 
part of the Landscape Letter of Credit. No Landscape Letter of Credit will be returned until 
the post-construction assessment report, prepared by the Arborist, confirming the protected 
trees survived the construction, is reviewed by staff. 

5228881 PLN - 70



March 10, 2017 - 8 -

Variance Requested 

The proposed development is generally in compliance with the "Medium Density Townhouses 
(RTM3)" zone; with one proposed variance to reduce the front yard setback from 6.0 m to 4.5 m 
for proposed buildings# 9 to #13, and from 6.0 m to 5.5 m for buildings# 14 and 15. Staff 
support the requested variance recognizing that an approximately 0.5 m wide road dedication is 
required along the entire No. 5 Road frontage, no unit could be built on the southeast portion of 
the site due to the retention of a grove of five large Douglas Fir trees, and a large outdoor 
amenity will be provided. This variance will be reviewed in the context of the overall detailed 
design of the project; including architectural form, site design and landscaping at the 
Development Permit stage. 

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 make a cash contribution of $4.00 per buildable square foot as per the Strategy; for 
a contribution of $293,181.97. 

Townhouse Energy Efficiency and Renewable Energy 

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and 
all units will be pre-ducted for solar hot water for the proposed development. A Restrictive 
Covenant to ensure that all units are built and maintained to this commitment is required prior to 
rezoning bylaw adoption. As part of the Development Permit Application review process, the 
developer will be required to retain a certified energy advisor (CEA) to complete an Evaluation 
Report to confirm details of construction requirements needed to achieve the rating. 

Amenity Space 

The applicant is proposing a cash contribution in-lieu of providing the required indoor amenity 
space on site. Council's Policy 5041 (Cash in Lieu oflndoor Amenity Space) requires that a 
cash contribution of $1,000 per unit up to 19 units, plus $2,000 per unit over 19 units, plus 
$3,000 per unit over 39 units be provided in lieu of indoor amenity space. The total cash 
contribution required for this 47 unit townhouse development is $83,000.00. 

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 of 6m2 per unit. 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. 
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Site Servicing and Frontage Improvements 

Prior to final adoption of the rezoning bylaw, the client is required to enter into the City's 
standard Servicing Agreement to design and construct frontage beautification and re-orientation 
of the crosswalk at the intersection ofNo. 5 Road and the access road to the Gardens 
development, as well as to install of a new fire hydrant on the west side of No. 5 Road and 
upgrade the storm sewer. All works are at the client's sole cost (i .e., no credits apply). The 
developer is also required to pay DCC's (City & GVS & DD), School Site Acquisition Charge 
and Address Assignment Fee. A list of rezoning considerations is included as Attachment 8, 
which has been agreed to by the applicants (signed concurrence on file) . 

Financial Impact or Economic Impact 

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site 
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, 
street trees and traffic signals). 

Conclusion 

The proposed 47-unit townhouse development is consistent with the Official Community 
Plan (OCP) and the Arterial Road Policy in the OCP. 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 8, which has been agreed 
to by the applicants (signed concurrence on file). On this basis, staff recommend support of the 
application. 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9687 be introduced and given 
first reading. 

C:::=-----
Edwin Lee 
Planner 1 
(604-276-4121) 

EL:blg 

Attachment 1: Location Map 
. Attachment 2: Conceptual Development Plans 

Attachment 3: Development Application Data Sheet 
Attachment 4: Open House Notification Area 
Attachment 5: Completed Comment Sheets Received at the Open House 
Attachment 6: Open House Summary 
Attachment 7: Tree Management Plan 
Attachment 8: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 726337 Attachment 3 

Address: 10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road 

Applicant: Anthem Properties Group Ltd. 

Planning Area(s): _S-=-h:....:._e=-:.l:.:..:lm-'-'o=-=-n.:..:.t _______________________ _ 

Existing Proposed 

Owner: Anthem 5 Road Developments Ltd. No Change 

Site Size (m2
): 9,814.51 m2 9,727.36 m2 (after road dedication) 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Low-Density Residential No Change 

Area Plan Designation: N/A No Change 

702 Policy Designation: Single-Family Lot Size Policy 5434 No Change 

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTM3) 

Number of Units: 8 47 

Other Designations: N/A No Change 

On Future 
I Bylaw Requirement I Proposed I Variance 

Subdivided Lots 

Floor Area Ratio: Max. 0.70 0.70 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 
4.5 m to Bldgs #9-13 variance 
5.5 m to Bldgs #14-15 required 

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 4.5 m none 

• 12:0 m (3 storeys) 
Max. along No. 5 

Height (m): Max. 12.0 m (3 storeys) 
Road 

• 7.5 m (2 storeys) 
none 

Max. along west 
property line 

Lot Width: Min. 50.0 m 174.32 m none 

PLN - 83



March 10, 2017 -2- RZ 16-726337 

On Future 
I Bylaw Requirement I Proposed I Variance 

Subdivided Lots 

Lot Depth: Min. 30.0 m 56.34 m none 

Site Area: Min. 1,800 m2 9,727.36 m2 none 

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

2 (R) and 0.21 (V) per 
none Regular (R) I Visitor (V): unit 

Off-street Parking Spaces -
94 (R) and 10 (V) 94 (R) and 10 (V) none 

Total: 
Max. 50% of proposed 

Tandem Parking Spaces: 
residential spaces in 

0 none 
enclosed garages 

(94 x Max. 50%= 47) 
Max. 50% when 31 or more 

Small Car Parking Spaces spaces are provided on site 47 none 
(1 04 x Max. 50%= 52) 

Min. 2% when 11 or more 
Handicap Parking Spaces: spaces are required 3 spaces Min. none 

(1 04 x 2% = 3 spaces) 
Bicycle Parking Spaces- Class 1.25 (Class 1) and 1.4 (Class 1) and 0.21 

none 
1 I Class 2: 0.2 (Class 2) per unit (Class 2) per unit 
Off-street Parking Spaces- 59 (Class 1) and 10 (Class 66 (Class 1) and 

none 
Total: 2) 10 (Class 2) 

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

Amenity Space- Outdoor: 
Min. 6 m2 x 47 units 

495.7 m2 none 
=282m2 

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

5228881 PLN - 84
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ATTACHMENT 6 

City of Richmond 
Planning Department 
Attn: Edwin Lee, Planner 
6911 No. 3 Road 
Richmond, BC V6Y 2Cl 

Anthem 
PROPERTIES 
Suite 300 Bentall 5 
550 Burrard Street 
Vancouver BC 
Canada V6C 2B5 
t 604 689 3040 
f 604 689 5642 
www.anthempioperties.com 

10475- 10631 No. 5 Road, Richmond, B.C. -Anthem 5 Road Developments LP 

Developer Information Session Report- Wednesday, June 22"d 2016 

As a local real estate development company with projects located across the Lower Mainland, 

Anthem Properties acknowledges and values the importance of engaging with the communities 

they develop within. Anthem makes it a top priority to connect with all potential stakeholders 

for every proposed project and diligently follows an extensive community outreach process 

from the point of submitting a development permit application, all the way through to the 

completion of a project. The company is committed to being consistent, accessible and 

receptive to all neighbours and project stakeholders. 

Despite not being required to host a Developer Information Session for the public by the City of 

Richmond, Anthem opted to do so in order to give community stakeholders an opportunity to 

review and provide feedback on their initial plans for their No. 5 Road property. After identifying 

key stakeholder parties and potential sensitivities within the community, Anthem scheduled a 

Developer Information Session for the project on Wednesday, June 22"d 2016, between the 

hours of 5:30pm- 8:00 pm. The event details were confirmed in advance with City of Richmond 

Planner, Edwin Lee. After being unable to book a meeting venue in the nearby Richmond 

Christian School campuses and church on No. 5 Road, Anthem decided to host the event in the 

gymnasium of Daniel Woodward Elementary School (owned by the Richmond School District). 

This venue was selected on the basis that it was located within walking distance from the 

development site, was handicap accessible and would be familiar to invested neighbours. 

Anthem diligently followed the criteria provided by the City of Richmond for their Developer 

Information Session. This criteria included sending out approximately 100 notices to all 

residences located within the required area a minimum of 10 days prior to the meeting, in 

addition to sending email notifications to strata property managers for nearby all multi-family 

developments and running two consecutive ads in the Richmond News on Wednesday, June 15th 

and Friday, June 17th 2016. 

On June 22"d 2016, clear signs for the event were posted on the venue doors, tables were set-up 

for attendees to use for registrations and to fill-out comment sheets, catering was provided and 

presentation boards were displayed providing extensive information on the proposed project 
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Anthem 
PROPERTIES 
Suite 300 Bentall 5 
550 Burrard Street 
Vancouver BC 
Canada V6C 285 
t 604 689 3040 
f 604 689 5642 
www.anthemproperties.com 

which included, but was not limited to: landscape details, context images and building 

elevations, conceptual images (hand-sketched renders), a traffic impact analysis, background on 

Anthem Properties as the developer, etc. Attendees included a number of Anthem staff 

members, the project's architect and landscape architect and City of Richmond Planner, Edwin 

Lee. 

Over the course of the meeting, 22 individuals formally signed-in at the registration table with 

approximately 30 people in attendance in total. Anthem collected 5 comment sheets from 

attendees who were willing to provide their initial feedback on the proposed development, with 

1 sheet being taken away by an attendee for submission after the fact The main questions that 

were asked were centered on: the height of the fence or wall and the set-back between the East 

laneway and the project (based on concerns relating to parking/traffic and privacy for the 

neighbouring homeowners) and tree retention. Overall, Anthem received support for the 

proposed development with compliments being paid to the design, which many attendees 

noted as fitting nicely with the neighbourhood, the decision to have the site access be off of No. 

5 Road and the efforts being put into retaining existing trees on the site. 

Anthem looks forward to moving ahead with the proposed development and will continue all 

efforts to maintain positive relationships with all project stakeholders. 

Sincerely, 

Nick Kasidoulis 
Development Manager, Anthem Properties 
Email: nkasidoulis@anthemproperties.com 
Direct: (604) 638-4401 

cc: 

Steve Forrest 
Vice President of Development, Anthem Properties 
Email: sforrest@anthemproperties.com 
Direct: (604) 488-3632 
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ATTACHMENT 7 

MIKE FADUM AND 
ASSOCIATES LTD. 
VEGETATION 
CONSULTANTS 

#1 05, 8277 129 St. 
Surrey, British Columbia 

V3WOA6 
Ph: (778) 593-0300 
Fax: (778) 593-0302 

Mobile: (604) 240-0309 
Email: mfadum@fadum.ca 
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NOTE: FOUNDATION TO BE INSTALLED ATOR 
BEYOND 4.5M FROM EDGE OF TREE TRUNK (3 
TREES TYP.) FLOOR TO CANTILEVER. NO 
EX CAVA T!ON WITHIN HATCHED AREA. 
ROAD TO BE CONSTRUCTED ABOVE GRADE 
WITHOUT EXCAVATION. 

SHEET TITLE 

T2- TREE PROTECTION 
AND PRESERVATION 

PLAN 

© Copyright Reserved. This 
drawing and design is the property 
of Mike Fadum and Associates Ltd. 

and may not be reproduced or 
used for other projects without their 

permission. 
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City of 
Richmond 

ATTACHMENT 8 

Rezoning Considerations 
Development Applications Department 

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

Address: 10475, 10491. 10511. 10531. 10551, 10571,10591 and 10631 

No.5 Road 

File No.: RZ 16-726337 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, the developer is 
required to complete the following: 
1. Consolidation of all the lots into one development parcel (which will require the demolition of all existing dwellings). 

2. Approximately 0.5 m wide road dedication along the entire No. 5 Road frontage to accommodate a new 1.5 m wide 
treed/grassed boulevard and a new 1.5 m wide concrete sidewalk; exact width is to be confirmed with survey 
information to be submitted by the applicant. 

3. Registration of a legal agreement on Title to identify the Agriculture Land Reserve (ALR) buffer area ( 4.0 m wide, 
measured from the new property line along No. 5 Road), to ensure that landscaping planted within this buffer is 
maintained and will not be abandoned or removed, and to indicate that the subject property is located adjacent to 
active agricultural operations and subject to impacts of noise, dust and odour. 

4. Registration of a flood indemnity covenant on Title. 

5. Registration of a cross-access easement, statutory right-of-way (SRW), and/or other legal agreements or measures; as 
determined to the satisfaction of the Director of Development, over the full width and extent of the entry driveway 
from No. 5 Road and the main north-south internal drive aisle on site in favour of the existing and future residential 
development to the south, as well as the future residential developments to the north. Language should be included in 
the SRW document that the City will not be responsible for maintenance or liability within the SRW and that utility 
SRW under the drive aisle is not required. 

6. Registration of a legal agreement on Title; identifying that the proposed development must be designed and 
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted for 
solar hot water heating. 

7. Provincial Ministry of Transportation & Infrastructure Approval. 

8. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site 
works conducted within the tree protection zone of the trees to be retained on adjacent properties. The Contract 
should include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, 
and a provision for the Arborist to submit a post-construction assessment report to the City for review. 

9. City acceptance of the developer's offer to voluntarily contribute $0.81 per buildable square foot (e.g. $59,369.35) to 
the City's Public Art fund. 

10. City acceptance of the developer's offer to voluntarily contribute $4.00 per buildable square foot (e.g. $293, 181.97) to 
the City's affordable housing fund. 

11. Contribution of $83,000.00 in-lieu of on-site indoor amenity space. 

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

Water Works 

a. Using the OCP Model, there is 646.0 Lis of water available at a 20 psi residual at the No.5 Road frontage. Based 
on your proposed development, your site requires a minimum fire flow of220 Lis. 
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b. The Developer is required to: 

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

• Install a new fire hydrant on the west side of No.5 Road; to service the proposed development. Coordination 
with the City's Fire Department to confirm the location ofthe proposed hydrant is required. 

c. At the Developer's cost, the City will: 

• Cut and cap at main; the eight existing water service connections. 

• Install a new water service connection off of the 300 mm PVC watermain along No.5 Road. 

Storm Sewer Works 

a. The Developer is required to: 

• Upgrade approximately 180m of the existing 600 mm storm sewer on the west side ofNo. 5 Road to 
900 mm; complete with tie-in to existing manhole STMH114064 by southeast corner of Lot 10631, and two 
new manholes by the northeast corner of Lot 10475. The new drainage alignment should be moved into the 
road's travel lane; out of the sidewalk. 

• Cut, cap and remove/fill per MMCD the existing 600 mm storm sewer along the entire frontage of the 
development site. 

• Install a new storm service connection; complete with inspection chamber at the southeast corner of the 
development site and tie-in to the proposed 900 mm storm sewer. 

b. At the Developer's cost, the City is to cut, cap, and remove the existing storm service connections and inspection 

chambers along the frontage of the development site. 

Sanitary Sewer Works 

a. The Developer is required to: 

• Install a new sanitary service connection to the existing manhole SMH999 at the southwest corner of 
Lot 10591. The manhole will serve as the inspection chamber for the development. 

• Remove all existing sanitary service connections and inspections chambers. 

Frontage Improvements 

a. The Developer is required to: 

• Construct a new 1.5 m wide treed/grassed boulevard and a new 1.5 m wide concrete sidewalk along the entire 
No. 5 Road frontage; behind the existing curb and gutter. 

• Revise the orientation ofthe existing crosswalk on the north leg of the No. 5 Road/access road intersection so 
that the crosswalk would be perpendicular to the travelled portion of the roadway. This will include, but not 
limited to, the relocation of the existing traffic signal equipment, relocation of existing traffic signal loops, 
and others as necessary. 

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

1. To underground Hydro service lines. 
u. When relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
iii. To determine if above ground structures are required and coordinate their locations on-site (e.g. Vista, 

PMT, LPT, Shaw cabinets, Telus Kiosks, etc.). 
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General Items 

a. The Developer is required to: 

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

• Provide, within the first Servicing Agreement submission, a geotechnical assessment of preload and soil 
preparation impacts on the existing utilities surrounding the development site and provide mitigation 
recommendations. 

13. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of 
Development. 

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy 

Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy 
efficiency standards (EnerGuide 82 or better), in compliance with the City's Official Community Plan. 

Prior to a Development Permit* issuance, the developer is required to complete the following: 
1. Submission of a Landscaping Security based on 100% of the cost estimate provided by the landscape architect. 

2. Submission of a Tree Survival Security to the City as part of the Landscape Letter of Credit to ensure that all trees 
identified for retention 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. 

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

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

Should the applicant wish to begin site preparation work after third reading ofthe rezoning bylaw, but prior to final 
adoption of the rezoning bylaw and issuance ofthe Development Permit, the applicant will be required to obtain a 
Tree Permit and submit landscaping security (i.e. $59,000 in total) to ensure the replacement planting will be 
provided. 

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

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

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

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 
Department 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 or 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 9687 (RZ 16-726337) 

Bylaw 9687 

10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No.5 Road 

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 (RTM3)". 

5327032 

P.I.D. 007-732-554 
Lot 3 Section 36 Block 4 North Range 6 West New Westminster District Plan 74727 

and 

P.I.D. 003-896-285 
Lot 467 Section 36 Block 4 North Range 6 West New Westminster District Plan 59290 

and 

P.I.D. 003-930-220 
Lot 468 Section 36 Block 4 North Range 6 West New Westminster District Plan 59290 

and 

P.I.D. 003-558-975 
Lot 431 Section 36 Block 4 North Range 6 West New Westminster District Plan 48580 

and 

P.I.D. 003-506-738 
Lot 430 Section 36 Block 4 North Range 6 West New Westminster District Plan 48580 

and 

P.I.D. 004-216-661 
Lot 320 Section 36 Block 4 North Range 6 West New Westminster District Plan 38486 

and 

P.I.D. 008-509-948 
Lot 321 Section 36 Block 4 North Range 6 West New Westminster District Plan 38486 

and 

P.I.D. 009-816-186 
Lot 6 Except: Part Subdivided by Plan,56313; Section 36 Block 4 North Range 6 West New 
Westminster District Plan 13 3 7 5 
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Bylaw 9687 Page 2 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9687". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROVAL 

ADOPTED 

MAYOR CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by Director 
or Solicitor 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: March 1, 2017 

File: RZ 15-707253 

Re: Application by Brook Pooni Associates Inc. for a Zoning Text Amendment to the 
Light Industrial (IL) Zone to Permit Outdoor Storage at 16160 and 16268 River 
Road 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9697, for a Zoning Text Amendment to 
the "Light Industrial (IL)" zone to permit "outdoor storage" at 16160 and 16268 River Road, be 
introduced and given first reading. 

/) c:;:;/ 
t/tvt·~ 1 

/ I 
WaJa1e Craig' 
Difector, Delvelopment 

I 
WC:k~ ___ __; 
Att. 7 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 
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March 1 , 20 1 7 - 2 - RZ 15-707253 

Staff Report 

Origin 

Brook Pooni Associates Inc. has applied to the City of Richmond for permission to amend the 
"Light Industrial (IL)" zoning district of Zoning Bylaw 8500 to add "outdoor storage" as a site­
specific permitted use at 16160 and 16268 River Road (Attachment 1). 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
contained in Attachment 2. 

There is a history of rezoning applications in the 16000 block of River Road whereby properties 
have requested zoning to allow for limited light industrial activities generally restricted to 
outdoor storage, commercial vehicle parking and storage and small industrial/workshop spaces. 
The rationale for these previous rezonings was to enable these properties to be utilized for uses 
compatible with the "Industrial" Official Community Plan land use designation for this area 
while also acknowledging the limited City services (i.e., City sanitary sewer service) necessary 
to facilitate more intensive industrial development (i.e., warehousing and manufacturing). The 
Interim and Long-Term Action Plan for the 16000 Block of River Road was a land use strategy 
approved by Council in February 2008 to consider land use proposals in this area and is 
discussed in greater detail in the Related Policies and Studies section of this staffreport. 

Four properties have been approved, through rezoning, to allow for interim industrial land uses 
(i.e., outdoor storage and commercial vehicle parking and storage): 

• 16360 River Road (RZ 10-523713) 
• 16700 River Road (RZ 12-603740) 
• 16540 River Road (RZ 10-524476) 
• 16780 River Road (RZ 09-503308) 

Attachment 3 contains a map of these approved rezoning applications in the 16000 Block of 
River Road. 

Surrounding Development 

The subject properties contain a total of four light industrial buildings on the north portion of the 
site close to River Road with open yard space on the remaining portions. A 15 m Riparian 
Management Area (RMA) is situated along the north edge of the subject sites associated with an 
existing watercourse within the River Road allowance. 

To the North: River Road and the foreshore of the Fraser River 

To the South: An active rail line. Further south are "Agriculture (AG 1)" zoned properties 
contained in the Agricultural Land Reserve (ALR). 
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To the East: A property zoned "Light Industrial (IL)" with commercial vehicle parking and 
storage activities. 

To the West: A property zoned "Light Industrial (IL)" with commercial vehicle parking and 
storage activities. 

Related Policies & Studies 

Official Community Plan (OCP) 

The subject sites are designated "Industrial" in the OCP. The proposal to allow for outdoor 
storage to be permitted on the subject site only under the existing "Light Industrial (IL)" zoning 
complies with the OCP. 

Floodplain Management Implementation Strategy 

The proposed redevelopment must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is 
required prior to final adoption of the rezoning bylaw. 

Interim and Long Term Action Plan- 16000 Block of River Road 

The Interim and Long Term Action Plan for the 16000 Block of River Road (Attachment 4) was 
approved by Council in 2008 as a land use strategy to help guide consideration of certain land 
uses (i.e., commercial vehicle truck parking, outdoor storage and limited light industrial 
development) in this area. Rezoning applications must be submitted for these uses and 
supporting materials to address traffic, existing watercourses (RMA) and landscape buffers must 
be provided. This rezoning application is consistent with the Plan. 

Public Consultation 

A rezoning sign has beel) installed on the subject property. Staff have not received any comments 
from the public about the rezoning application in response to the placement of the rezoning sign 
on the property. 

Should the Planning Committee endorse this application and Council grant 1st reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 

Analysis 

Land Use Proposal and Proposed Zoning Amendment 

The applicant notes that their existing and prospective industrial tenants are requesting outdoor 
storage in support of industrial operations on the subject site. Outdoor storage activities are 
proposed to be located on portions of the site not currently occupied by buildings or used for 
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employee vehicle parking and driveway purposes, generally on the southern half of each 
property (Attachment 5 - Conceptual Development Plan). 

This proposal does not involve consolidation of the two properties. 

Proposed Zoning Amendment 

Outdoor storage is proposed to be added as a permitted use on a site specific basis only in the 
existing "Light Industrial (IL)" zoning district applicable to the subject site. Restrictions to 
outdoor storage activities are also proposed to ensure the following: 

• No outdoor storage or wrecked/salvaged goods, hazardous materials or those that pose 
potential nuisances (dust/dirt carried by weather elements) to surrounding areas. 

• Outdoor servicing of vehicles and equipment is not permitted. 

• A maximum height of 4.5 m applicable to outdoor storage activities is proposed to limit 
the height of storage activities and minimize impacts to surrounding properties. 

The proposal to permit outdoor storage on a site-specific basis, with the restrictions referenced 
above, is consistent with other rezoning applications approved in this area. 

Transportation and Site Access 

Existing and Proposed Configuration 
Each property has an existing driveway access to River Road. For the eastern property (16268 
River Road), the driveway access is proposed to be modified to allow for larger truck 
access/egress. The driveway access at 16268 River Road will be modified (including widening) 
to implement physical traffic control measures and signage, ensuring trucks only enter the site 
with an eastbound to southbound turning movement and exit with a northbound to westbound 
turning movement. These measures will prevent trucks from travelling on River Road east of the 
16000 block. Directional signage will be installed on River Road at the cost of the applicant 
(voluntary contribution of $1,000 being secured as a rezoning consideration) to direct trucks west 
towards No.6 Road. 

For the western property (16160 River Road), the driveway access is proposed to be modified to 
prevent use by larger trucks and will only be used by passenger vehicles. Submission of a 
proposed functional design of the driveways at 16268 River Road and 16160 River Road to the 
approval of the City's Transportation Department, including construction and implementation of 
the works are a rezoning consideration for this project. The Transportation Department has 
reviewed the submitted Traffic Impact Assessment submitted for this proposal by the applicant's 
Transportation Engineer and concur with the recommendations and overall approach to 
managing vehicle access to and from the subject properties. This approach to manage vehicle 
access and egress along River Road is consistent with requirements for other recent rezonings in 
the area. 

The two subject properties are not being consolidated; therefore, a legal agreement will be 
required to secure an easement between the two properties to enable vehicles (passenger vehicles 
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and trucks) to cross between the lots. The legal agreement for the easement is to be secured as a 
rezoning consideration. 

Future Transportation Infrastructure 
In support of the transportation objective to establish an industrial service road that would 
generally run parallel to and south of River Road over the long-term, a 20 m wide land 
dedication along the entire south edge of the subject site is being secured as a rezoning 
consideration and is consistent with other land dedications secured in the area. 

Upon completion of the east-west road to the south, the existing driveway accesses along River 
Road must be closed and the existing driveway/culvert crossings removed at the property owners 
cost. Registration of a legal agreement on both 16160 and 16268 River Road to require removal 
of the existing vehicle access/driveway from River Road once the new industrial road services 
the subject properties is required and secured as a rezoning consideration. 

In support of the OCP transportation objectives related to use ofRiver Road by a wide range of 
users (i.e., vehicles, cyclists, pedestrians), a voluntary contribution ($29,950) is being secured as 
a rezoning consideration to be used for a future River Road infrastructure and planning study. 
The timing and terms of reference of the study will be determined by the City's Transportation 
Department. 

Riparian Management Area 

There is an existing 15 m wide Riparian Management Area (RMA) along the subject properties 
River Road frontage for an existing watercourse. On both properties, existing parking and 
driveway crossings are already located within the RMA. This project proposes RMA planting 
enhancements along the north edge of the site. A drafted landscape plan is contained in 
Attachment 6. A plan for the RMA, prepared by the applicant's Qualified Environmental 
Professional, is required to be submitted and approved by staff as a rezoning consideration for 
this application. 

Landscape Buffer 

The RMA plan and preliminary landscape plan referenced above will provide a buffer along the 
north edge of the site to screen the industrial uses and outdoor storage activities proposed on the 
southern portions of the subject site. This buffer will generally consist of a post-rail fence, a mix 
of deciduous and conifer trees and groundcovers and shrubs. Due to the buffers location in the 
RMA, all fencing and plantings proposed by the applicant's QEP is required to be compliant 
with Provincial RMA guidelines. The submission and final approval (including bonding) of the 
landscape buffer plan is required through the applicant's QEP plan for the RMA, which is a 
rezoning consideration for the site. 

Site Servicing and Frontage Improvements 

Engineering Planning staff have not identified any servicing works or infrastructure upgrades. A 
4 m wide statutory right-of-way (SRW) along both subject properties entire River Road frontage 
(south of the existing 6 m SRW) is required for future dyke and utility purposes and is a rezoning 
consideration for this project. 
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Financial Impact or Economic Impact 

The Zoning Text Amendment application results in insignificant Operational Budget Impacts 
(OBI) for off-site City infrastructure. 

Conclusion 

The purpose of the Zoning Text Amendment application is to amend the "Light Industrial (IL)" 
zoning district of Zoning Bylaw 8500 to add "outdoor storage" as a site-specific permitted use at 
16160 and 16268 River Road. The proposal will enable existing and future industrial tenants on 
the subject site to have outdoor storage activities in support of operations on both subject 
properties and is consistent with Interim Action Plan and other applications approved in the 
16,000 block of River Road. 

Staff supports this Zoning Text Amendment application as it supports use of industrial zoned and 
designated land and all traff1c, buffering and RMA issues have been addressed. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9697 be introduced 
and given first reading. 

Kevin Eng 
Planner 2 

KE:cas 

Attachment 1: Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Map of Rezoning Applications in the 16,000 Block of River Road 
Attachment 4: Interim and Long Term Action Plan 16,000 Block of River Road 
Attachment 5: Conceptual Development Plan 
Attachment 6: Conceptual Landscape Plan 
Attachment 7: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
DevelopmentApplications Department 

RZ 15-707253 Attachment 2 

Address: 16160 and 16268 River Road 

Applicant: Brook Pooni Associates Inc. 

Existing Proposed 
16160 River Road- H. Brum 

Owner: Enterprises 
No change 16268 River Road - H. Brum 

Enterprises 

Site Size (m2
): 

16160 River Road -17,787 mz No change 
16268 River Road- 24,998 m2 

Land Uses: Industrial activities Industrial and outdoor storage 
activities 

OCP Designation: Industrial No change - complies 

Zoning: Light Industrial (IL) Light Industrial (IL) 
Outdoor Storage- Site Specific 
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ATTACHMENT 3 

16700 River Rd 
RZ 12-603 7 40 

16360 River Rd 
RZ 10-523713 

16540 River Rd 
ZT 12-610945 
RZ 10-5244 6 

16780 Ri~er Dr 
RZ 09-503308 

20 m Road Dedication (Existing 
or to be secured) 

Rezoning Applications in the 
16000 Block of River Road 

Original Date: 03/31/09 

Amended Date: 03/06/17 

Note: Dimensions are in METRES 
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The City of Richmond 
Interim Action Plan 

16,000 Block of River Road 
(Revised based on Public Consultation Feedback) 

ATTACHMENT 4 

Land Use 

o The 16,000 block of River Road: 

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

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

o This land is not within the Agricultural Land Reserve. 

o Agri-lndustrial service activities (operations that support or are directly related to a farm) can 
also be considered as a potential land use under the "Business and Industry" designation. 

o The 17,000 block of River Road: 

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

Proposed Approach to Rezoning Applications 

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

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

Technical Objectives and Issues 

Engineering 

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

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

Transportation 

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

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

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

Existing Soil/Fill Conditions 

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

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

o Submit an acceptable fence and landscape buffer scheme. 

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

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

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

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

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

Forthcoming Process 

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

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

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

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

o Should Council approve the staff recommendation, this decision will be integrated into the 
forthcoming City wide review of the OCP. 
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The City of Richmond 
Long-Term Action Plan 

16,000 Block of River Road 

(Revised based on Public Consultation Feedback) 

Land Use Examination 

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

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

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

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

Technical Objectives and Issues 

Traffic and Transportation 

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

o The proposed alignment for a new road east of No. 7 Road is along the south property line of the 
River Road properties (a 20 metre wide future road dedication will be secured through current 
rezoning applications). 

o Design and construction of a new road east of No. 7 Road would be undertaken when the road can 
be made functional. 

City Servicing 

o Intensive light-industrial uses and agri-industrial service activities will require the appropriate servicing 
infrastructure (sanitary, storm and water systems), which entails significant works to be undertaken. 

o Resolution of City servicing constraints will be required through future rezoning applications in this 
area to more intensive light industrial uses. 

Forthcoming Process 

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

Address: 16160 and 16268 River Road 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 15-707253 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9697, the developer is 
required to complete the following: 
1. 20 m wide road dedication along the entire south property line of 16160 and 16268 River Road. 

2. The granting of a 4 m wide statutory right-of-way along the north portion of 16160 and 16268 River Road, directly 
south of and abutting SRW Plan 83073 for dyke and utility purposes. 

3. Registration of a flood plain covenant on title identifYing a minimum habitable elevation of 3.1 m GSC. 

4. Registration of a legal agreement on title ensuring that each existing vehicle access and culvert crossing to 16160 and 
16268 River Road providing access to the properties from River Road must be closed and removed at the sole cost of 
the property owner once the new industrial road on the south portion of each property is operational and services 
16160 and 16268 River Road. The legal agreement will also include provisions for the owner of 16160 and 16268 
River Road to obtain any necessary approvals and permits for works to remove the driveway access/culvert crossing, 
including ensuring all works comply with Provincial Riparian Area Regulations. 

5. Registration of a cross-access easement between 16160 and 16268 River Road (legal agreement cannot be modified or 
discharged without prior approval from the City) to enable passage of motor vehicles (all types) between 16160 and 
16268 River Road to allow access to each property's driveway access to River Road. 

6. Submission and approval (from the Director of Transportation) of a finalized design (prepared by a professional 
transportation engineer) and completion of construction to modifY the existing driveway access for: 

a) 16160 River Road- To design and implement traffic control measures to enable access/egress to passenger 
vehicles only. 

b) 16268 River Road- To design and implement traffic control measures that prohibits right-out (northbound to 
eastbound) and left in (westbound to southbound) for commercial trucks. Design and works to include widening 
of the existing driveway crossing to accommodate right-in (eastbound to southbound) truck turning movements 
into the site. 

Note: Completion of construction of the approved driveway access design modification (including inspection from the 
consulting Transportation Engineer) and follow-up inspection and approval by City Transportation staff is required 
prior to final adoption of the zoning amendment bylaw. 

7. Voluntary contribution of $1,000 to go towards the generation and posting of the necessary traffic control signage 
along River Road as recommended in the applicant's Traffic Impact Assessment. 

8. Voluntary contribution of $29,9 50 for the purposes of undertaking future City study and examination of River Road. 

9. Submission and approval (by the Director of Engineering) of a plan by a Qualified Environmental Professional (QEP) 
to address works, compensation and buffer plantings in or adjacent to the Riparian Management Area on the north 
portions of 16160 and 16268 River Road based on the following terms of reference: 

a) Generally consistent with the conceptual landscape buffer and RMA plan submitted as part of this land use 
application. 

b) Compliant with all Provincial Riparian Area Regulations. 

c) QEP is required to include a Construction Environmental Management Plan for submission and approval by the 
City. 

d) Plan is required to include a review and recommendations from the QEP for any works/modifications to the 
existing driveway access/culvert crossings at 16160 and 16268 River Road in the RMA. 

e) Works within the RMA to be supervised by a QEP. 

Initial: ---
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f) A cost estimate for works is required to be included in the plan submission. A bond based on the approved cost 
estimate by the City is required to be submitted prior to final adoption ofthe zoning amendment bylaw to ensure 
implementation of the works. 

Note: 

• 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 9697 (ZT 15-707253) 

16160 and 16268 River Road 

Bylaw 9697 

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

1. Richmond Zoning Bylaw 8500 is amended by: 

a. Inserting the following properties into Section 12.2.11.3 Other Regulations in the Light 
Industrial (IL) zone: 

"16160 River Road 
P.I.D. 004-361-130 
Lot 3 Except Firstly: East 124 Feet; Secondly: Part On SRW Plan 71683; Section 14 
Block 5 North Range 5 West New Westminster District Plan 7233 

16268 River Road 
P.I.D. 013-418-688 
Lot A Section 14 Block 5 North Range 5 West New Westminster District Reference 
Plan 80866" 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9697". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SA TIS FlED 

ADOPTED 

MAYOR CORPORATE OFFICER 

5334091 

CITY OF 
RICHMOND 

APPROVED 

~ 
APPROVED 
by Director 
or Solicitor 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: March 9, 2017 

File: ZT 14-656010 

Re: Application by Suncor Energy Inc. (Petro-Canada Inc.) for a Zoning Text 
Amendment to the Gas Station Commercial (ZC15) - Broadmoor and Ironwood 
Area to Permit a Drive-Through Restaurant at 11991 Steveston Highway 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9698, for a Zoning Text Amendment to 
the "Gas Station Commercial (ZC 15) - Broadmoor and Ironwood" zone to permit "Restaurant, 
drive-through" at 11991 Steveston Highway, be introduced and given first reading. 

WC:ke 
Art. 4 

5336093 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 

c:.::·~=-~~~~-------+ 
~~ -~ . t;r~"'/~f & 
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Staff Report 

Origin 

Suncor Energy Inc. (Petro-Canada Inc.) has applied to the City of Richmond for permission to 
amend the "Gas Station Commercial (ZC15)- Broadmoor and Ironwood" zoning district of 
Zoning Bylaw 8500 to add "Restaurant, drive-through" as a site-specific secondary use on the 
property at 11991 Steveston Highway (Attachment 1). 

A previous rezoning (RZ 04-272679) to the "Gas Station Commercial (ZC 15) - Broadmoor and 
Ironwood" zone for the site was adopted by Council on December 10, 2007. A Development 
Permit (DP 04-278898) was issued by Council on December 10, 2007 to permit redevelopment 
of the existing Petro-Canada gas station including an expanded retail convenience store. As part 
ofthis redevelopment, a drive-through to serve as an order/pick-up window for customers to the 
retail convenience store was implemented. However, the drive-through order/pick-up window 
servicing the convenience has never been operational since the site was redeveloped in 2008. 

The proposal is for a drive-through restaurant that would reconfigure the existing drive-through 
and create a kitchen/service and small seating area within the existing convenience store. No 
additional building or floor area is required for the proposal. A future Development Permit 
application will be required to address exterior changes to the building and modifications to the 
site to reconfigure the existing drive-through. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
contained in Attachment 2. 

Surrounding Development 

The subject site contains an existing Petro-Canada gas station with an accessory retail 
convenience store zoned "Gas Station Commercial (ZC15)- Broadmoor and Ironwood". 
Existing driveways along No.5 Road and Steveston Highway service the subject site. 

To the North: A property zoned "Single-Detached RS1/E" that contains a single family 
dwelling. 

To the South: Across Steveston Highway, a gas station zoned "Gas Station Commercial (ZC15) 
- Broadmoor and Ironwood" and Ironwood Shopping Centre zoned "Community 
Commercial (CC)" 

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

To the West: A townhouse development zoned "Low Density Townhouses (RTL3)" 
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Related Policies & Studies 

Official Community Plan/Ironwood Sub Area Plan 

The Official Community Plan (OCP) designates the subject site Neighbourhood Service Centre. 
The proposal to add a drive-through restaurant to the existing gas station complies with the OCP 
designation. 

The subject site is also located in the Ironwood Sub Area Plan- Area A. The Development 
Permit Guidelines for commercial development in the Ironwood Sub Area applies to the proposal · 
and will be reviewed through the forthcoming Development Permit application. 

Floodplain Management Implementation Strategy 

The proposed redevelopment must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. A flood indemnity covenant was secured and registered 
through the previous rezoning application (RZ 04-272697.) 

Noise Regulation Bylaw 8856 

The applicant engaged an acoustical engineer to assess the noise generated from the proposed 
drive-through restaurant (i.e., idling cars, vehicles travelling through the drive through and 
order/speaker boxes) in accordance with the applicable provisions ofNoise Regulation Bylaw 
8856. The acoustical engineer's report notes that the proposed drive-through operation will 
comply with the bylaw. 

At future Development Permit application, an additional acoustical report will be required to 
confirm the following: 

• All building mechanical systems, exhaust venting and heating, ventilation and air 
conditioning (HVAC) units to be installed as part of the project will comply with Noise 
Regulation Bylaw 8856. 

• All drive-through order/speaker systems will comply with Noise Regulation Bylaw 8856. 

• The building envelope is designed to avoid noise generated from the internal use from 
penetrating into residential areas to ensure compliance with Noise Regulation Bylaw 
8856. 

• Ensure that any sound/noise attenuation measures recommended by the consultant are 
reviewed and included as part of the Development Permit application. 

Public Consultation 

A rezoning sign has been installed on the subject property. Staff have not received any 
comments from the public about the rezoning application in response to the placement of the 
rezoning sign on the property. 
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Should the Planning Committee endorse this application and Council grant 1st reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 

Ministry of Transportation and Infrastructure (MOTI) 

The project was referred to MOTI staff, who granted preliminary approval to the proposal. Final 
approval from MOTI will be secured as a rezoning consideration for the subject site. 

Analysis 

Built Form and Architectural Character 

Minor changes will occur to the exterior ofthe existing building to relocate the drive-thru 
pick-up window to the west and install signage for the new tenant. Interior changes will convert 
a portion of the building to accommodate the kitchen/service area for the drive-thru restaurant. 

The existing drive through infrastructure located along the north portion of the site will be 
redesigned to accommodate the following (Attachment 3 -Conceptual Site and Elevation 
Drawings): 

• The drive-thru pick-up window will be relocated to the west to the middle of the building 
and order boards are situated after entering the drive-thru queue area on the east of the 
site. 

• Sufficient vehicle queue length to accommodate 8 vehicles on-site in the drive-thru order 
lane, .as per City Zoning Bylaw requirements. 

• Reconfiguration of the drive-aisle to accommodate a double-lane queue configuration at 
the drive-thru entrance (merging to single lane), while preserving a pedestrian connection 
from No. 5 Road to the access to the convenience/retail store. 

• No vehicle circulation conflicts on-site or at the No. 5 Road driveway access/exit location 
to the site will occur. 

Transportation and Site Access 

The vehicle access location and configuration to the site will not change as a result of this 
proposal with current right-in/right-out driveways along No.5 Road and Steveston Highway. 
The applicant has demonstrated that the minimum vehicle queue length for the drive-thru of 8 
vehicles (as per the City's Zoning Bylaw) can be accommodated through a double-lane merging 
to a single-lane drive-through configuration. The proposed site plan also ensures all on-site 
vehicle manoeuvering and circulation (including at the No. 5 Road and Steveston Highway 
driveway) can be accommodated without any vehicle conflicts. 
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On-site parking for the proposed drive-thru restaurant, including the retail convenience store, 
will be provided consistent with the City's off-street parking requirements in Zoning Bylaw 
5300. 

Development Permit 

Further review of the modifications to the existing building and overall site to accommodate the 
proposed drive-thru restaurant operation will be undertaken through the Development Permit 
application. Staff have identified the following items to be examined and addressed through the 
Development Permit application: 

• Information on design and location of (existing and proposed) building mechanical, 
exhaust ventilation and HVAC units to ensure they are not a visual disturbance to 
surrounding areas and are properly screened. 

• Provide additional details to confirm measures to mitigate against odour, noise and light 
impacts from the proposed drive-thru operation. 

• Examine the existing landscape treatments along the residential adjacencies along the 
north and west edges of the subject site to determine ifthere are any opportunities for 
additional plantings or treatments to strengthen this buffer. 

• Landscaping design modifications for the proposed project. 

Site Servicing and Frontage Improvements 

Engineering Planning staff have not identified any servicing works or infrastructure upgrades for 
this development. 

The following transportation frontage works and related road dedications are required as part of 
this development: 

• Approximately a 22 sq. m dedication along No. 5 Road to accommodate a 1.5 m wide 
sidewalk and 1.5 m wide boulevard along the entire frontage. 

• Along Steveston Highway, a 1.5 m wide concrete sidewalk and 1.5 m wide boulevard 
along the entire frontage. 

• Along Steveston Highway, a 3.0 m wide by 9 min length concrete landing pad for 
accessible bus stop requirements, including the necessary on-site statutory right-of-way 
(SRW) (approximately 1.5 m wide by 5 min length) for a concrete pad for the placement 
of a bus shelter (Note- The existing SRW Plan BCP33443 along Steveston Highway will 
be required to be modified and/or discharged to accommodate the new on-site SRW). 

• Voluntary contribution ($30,000) by the developer to the City for installation of a bus 
shelter along Steveston Highway. 

PLN - 126



March 9, 2017 - 6-

• Submission of a functional design is a rezoning consideration to confirm the amount of 
land dedication and dimensions of the statutory right-of-way for the above referenced 
works. 

• Please refer to Attachment 4 for the rezoning considerations for this project. 

A Servicing Agreement is required for the frontage works, which will be required to be 
completed prior to issuance of the Building Permit for the project. 

Financial Impact or Economic Impact 

The Zoning Text Amendment application results in insignificant Operational Budget Impact 
(OBI) for off-site City infrastructure. 

Conclusion 

The purpose of this Zoning Text Amendment application is to amend the "Gas Station 
Commercial (ZC15)- Broadmoor and Ironwood" to add "Restaurant, drive-thru" as a site 
specific secondary use at 11991 Steveston Highway. The proposal will enable the conversion of 
a portion of the existing retail convenience store to a drive-thru restaurant and reconfiguration of 
the existing drive-thru layout to accommodate the proposed use. 

Staff supports this application as it facilitates frontage upgrades and bus stop infrastructure 
consistent with the surrounding area. Furthermore, modifications to the drive-thru to ensure 
efficient and safe vehicle movements will be undertaken and no increases to the building 
footprint are required. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9698 be introduced 
and given first reading. 

Kevin Eng 
Planner 2 

KE:rg 

Attachment 1: Location Map 
Attachment 2: Development Application Data Sheet 
Attachment 3: Conceptual Development Plans 
Attachment 4: Rezoning Considerations 
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City of 
Richmond 

ATTACHMENT 1 
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ZT 14-6560 1 0 Revision Date: 

Note: Dimensions are in METRES 
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City of 
Richmond 

ZT 14-6560 1 0 
Original Date: 02/21/14 

Revision Date: 06/06/16 

Note: Dimensions are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

ZT 14-656010 Attachment 2 

Address: 11991 Steveston Highway 

Applicant: Suncor Energy Inc. 

Planning Area(s): Ironwood Sub Area 

Existing Proposed 

Owner: Suncor Energy Inc. No change 

Site Size (m2
): 

3,042 m" No change 

Gas station and accessory retail Add a drive-through restaurant to 
Land Uses: convenience store the existing building as a 

secondary use 

OCP Designation: Neighbourhood Service Centre No change - complies 

Ironwood Sub Area Plan- Area A No change 
Area Plan Designation: (Development Permit-

Commercial Development) 

Zoning: Gas Station Commercial (ZC15)- Add "Restaurant, drive-through" 
Broadmoor and Ironwood as a site specific secondary use 

On Future 
I Bylaw Requirement I Proposed I Variance Subdivided Lots 

Floor Area Ratio: Max. 0.35 FAR 0.1 none permitted 

Lot Coverage (% of lot area): Max. 35% 
17% (Includes canopy 

none 
over gas pumps) 

Road: 33 m (Steveston 
Road: Min. 12m Highway) 

Building Setbacks (m): Rear: Min. 3 m Road: 18 m (No. 5 Road) none 
Side: Min. 3 m Rear: 6.5 m (north) 

Side: 20 m (west) 

Building Height (m): 9m 5.2 m none 

Off-street Parking Spaces- Total: 8 stalls 11 stalls none 
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ATTACHMENT 4 

City of 
Richmond 

Rezoning Considerations 
Development Applications Department 

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

Address: 11991 Steveston Highway File No.: ZT 14-656010 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9698, the developer is 
required to complete the following: 
1. Provincial Ministry of Transportation & Infrastructure Approval. 

2. Submission of a functional design to confirm any land dedication and/or statutory right-of-way requirements for 
frontage works along No. 5 Road and Steveston Highway, including but not limited to the following: 

a) No. 5 Road Approximately 22 sq. m of land dedication along a portion of the subject site's No.5 Road frontage. 

b) Steveston Highway- statutory right-of-way (SR W) to accommodate an approximate 1.5 m wide by 5 m length 
concrete pad for a bus shelter. Provisions to be included in the SR W to be consistent with bus shelters located on 
private property (Note: The existing SRW Plan BCP33443 along Steveston Highway will be required to be 
modified and/or discharged to accommodate the new on-site SRW). 

3. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of 
Development. 

4. Voluntary contribution of$30,000 to go towards the installation of a bus shelter. 

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Submission of a report from an acoustical engineer to ensure noise generated from the proposed development 

(Building, mechanical systems, HVAC/exhaust and drive-through operations) complies with Noise Regulation Bylaw 
8856, including any recommended sound/noise attenuation measures to be incorporated into the development. 

2. Submission of a landscape bond/letter of credit for all on-site landscaping works. 

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 Department. Management 

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

2. Enter into a Servicing Agreement* for the design and construction of frontage works along No.5 Road and Steveston 
Highway. Works include, but may not be limited to: 

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

b) Along Steveston Highway 

• 1.5 m wide sidewalk and 1.5 m wide boulevard. 

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

. concrete pad for the placement of a bus shelter. 

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

Note: 

Initial: ---
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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 9698 (ZT 14-65601 0) 

11991 Steveston Highway 

Bylaw 9698 

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

1. Richmond Zoning Bylaw 8500 is amended by: 

a. Inserting the following use in Section 22.15.3 Secondary Uses in the Gas Station 
Commercial (ZC15)- Broadmoor and Ironwood zone: 

"Restaurant, drive-through" 

b. Inserting the following clauses into Section 22.15.11 Other Regulations in the Gas 
Station Commercial (ZC 15) - Broadmoor and Ironwood zone: 

"3. Restaurant, drive-through is only permitted on the following site: 
11991 Steveston Highway 
P.I.D. 027-287-513 
Lot 1 Section 36 Block 4 North Range 6 West New Westminster District Plan 
BCP33442" 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9698". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR 

5335931 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by Director 

#or 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: March 13, 2017 

File: ZT 16-753545 

Re: Application by Krahn Engineering Ltd. for a Zoning Text Amendment to the 
"Light Industrial (IL)" Zone for a Site at 9920 River Drive 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9694, for a Text Amendment to the 
"Light Industrial (IL )" zone to allow "non-accessory parking" on a site-specific basis for the 
property at 9920 River Drive, be introduced and given first reading. 

MM:blg 
Att.5 

5331834 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 
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March 13,2017 -2-

Staff Report 

Origin 

Krahn Engineering Ltd. has applied to the City of Richmond for a Zoning Text Amendment to 
the "Light Industrial (IL)" zone to allow for "non-accessory parking" at 9920 River Drive 
(Attachment 1 ). 

The subject 8.44 acre (3.42 ha.) site is currently occupied by a large warehouse and smaller 
office/warehouse building utilized by a trucking company and two smaller tenants. The 
application is being made on behalf ofPark'N Fly Ltd. for an off-site, long-term parking lot to 
supplement its current parking lot located near YVR Airport at 6380 Miller Road on Sea Island. 
Travellers to YVR Airport would drop off and pick up their vehicles at the current Park'N Fly 
location on Sea Island; with the vehicles being shuttled to and from the subject site by Park'N 
Fly staff. 

The current warehouse and trucking firm tenants; permitted under the current "Light Industrial 
(IL)" zoning, will vacate the site in three (3) stages between summer 2017 and 2020, as their 
leases. expire. When completely vacated, there will be 816 outdoor parking spaces and 
potentially some indoor parking (Attachment 3). The existing and proposed uses of the buildings 
require 89 parking spaces under Zoning Bylaw 8500 with the remaining 727 exterior parking 
spaces being available for airport parking. 

Findings of Fact 

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

Surrounding Development 

To the North: A vacant light industrial site zoned "Light Industrial (IL)". 

To the South: An active rail line, the Bridgeport Trail, and a vacant site zoned "Light 
Industrial (IL)". 

To the East: ABC Hydro substation zoned "Light Industrial (IL)", and a townhouse complex 
zoned "Low Density Townhouses (RTL1)". 

To the West: A large light industrial/warehouse building zoned "Light Industrial (IL)". 

Related Policies & Studies 

Official Community Plan/City Centre Area Plan 

The Official Community Plan (OCP) designates the subject site as "Industrial (IND)''. The City 
Centre Area Plan designates the site as "General Urban T4 (25 m)" and "Area A- Industrial 
Reserve" which provides for the storing of goods with ancillary office use. Thus, the proposed 
use is consistent with both plans. 
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Public Consultation 

A rezoning sign has been installed on the subject property. Staff have not received any 
comments from the public about the rezoning application in response to the placement of the 
rezoning sign on the property. 

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing; where any area resident or 
interested party will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 

Approval from the Ministry of Transportation and Infrastructure will be required prior to Council 
consideration of adoption of the zoning amendment bylaw. 

Built Form and Architectural Character 

The existing 5,634 m2 (60,645 ft2
) single-storey, tilt-up concrete warehouse building will be 

maintained for Park'N Fly service vehicles, a car wash, and indoor long-term airport parking. 
The existing 523m2 (13,000 ft2

), two-storey building includes office space which will be used 
for Park'N Fly offices and services bays. Park'N Fly does not propose to make exterior 
alterations to the buildings (Attachment 3). 

The existing parking areas that cover the majority of the site will be re-lined and repaired as 
needed to provide a total of 816 parking spaces. The resultant parking areas will provide parking 
and loading meeting the City's Zoning Bylaw requirements. 

The applicant will also plant a landscape buffer and lawn fronting River Drive. There will be a 
further 2.5 m (8.0 ft.) wide landscape buffer along the east side of the site adjacent to an existing 
adjacent townhouse complex. This buffer will include: 

• A solid wood 2.4 m (7.9 ft.) high fence. 
• 25 Pin Oak and European Hornbeam trees with a 6 em (2.4 inch) caliper 
• 26 Emerald Cedar hedge plants with an minimum initial height of2.5 m (8.0 ft.). 
• 996 other shrub and ground cover plants. 

The remainder ofthe perimeter ofthe site will be flanked by a2.0 m (6.6 ft.) high chain link 
fence with privacy slats. 

The applicant will submit a landscape security in the amount of $214,561 to ensure that the 
landscaping and fencing is installed within one (1) year of adoption of Bylaw 9694. 

Existing Legal Encumbrances 

There is an existing City statutory right-of-way (SROW) running along the southern property 
line for storm, sanitary and water services (AB243356). There is also an existing flood 
indemnification covenant with a minimum 2.9 m Flood Construction Level (FCL) registered on 
Title (AC286407) in 1989. 
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Transportation and Site Access 

Primary vehicle access to the site will be provided by the existing driveway to River Drive. This 
access will be used by Park'N Fly staff shuttling patron's cars to/from their YVR Airport 
location and for employee use. The gate has been located so as to permit the queuing of up to 
three (3) vehicles in front of gate on the property. The existing driveway to No.4 Road will be 
maintained over a private easement on the lot to the east for secondary access to the site. 

The applicant has agreed to registration of a restrictive covenant on title that restricts the use of 
site so that primary vehicle access is provided to River Drive and that the driveway to No.4 
Road is maintained for only emergency vehicle access and to provide alternative vehicle access 
to the site at any time that the River Drive access may be temporally blocked or inoperable (e.g. 
during road construction or repair). 

Given the proposed change of use of the site, the applicant has prepared a traffic study as 
required by the City. The study concludes that there will be approximately 10 vehicles per hour 
in the peak hour of site traffic with almost all site trips occurring between 7:00a.m. and 7:00 
p.m. The study concludes that the traffic impacts are anticipated to be minimal. Compared to the 
existing warehouse and light industrial uses, the proposed Park N' Fly operation is anticipated to 
generate fewer vehicle trips. 

For the long-term transportation needs of the area, the applicant has agreed to register a Statutory 
Right of Way (SRW) over an area of approximately 501 m2 (5,392 ft2) of the south-west corner 
of the site to allow for future City construction of a section of a proposed public road that will 
connect Bridgeport Road with Van Horne Way (see Attachment 2 and Attachment 5 - Appendix 
A). The current owner will be able to use the SRW area for surface parking and landscaping 
until the City requires the SR W area for public road purposes. 

The City's parking and loading provisions in Zoning Bylaw require 89 parking spaces; while 816 
exterior parking spaces are being proposed to be provided. The proposal also includes two 
medium-size (SU-9) loading spaces and one large (WB-17) loading space as required under the 
Zoning Bylaw. 

Contaminated Sites Regulation 

A Ministry of Environment (MOE) Certificate of Compliance or alternative approval regarding 
potential site contamination issues will need to be issued by MOE prior to the zoning amendment 
bylaw being considered for adoption. 

Site Servicing and Frontage Improvements 

There will be no road frontage improvements required as part of this application. There may be 
the need to replace and upgrade City utility service connections and mains at the time of a 
Building Permit application for any tenant improvements. 

Financial Impact or Economic Impact 

There are no impacts associated with this application. 
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Conclusion 

The proposed Zoning Text Amendment to permit "non-accessory parking" on the site will allow 
for additional long-term airport parking within the City on an existing developed, industrial site. 
Given the proposed parking use and enhanced landscaping adjacent to River Drive and the 
townhouse development to the east, it is recommended that Richmond Zoning Bylaw 8500, · 
Amendment Bylaw 9694, be introduced and given 1st Reading. 

!&JJI/L 
Mark McMullen 
Senior Coordinator- Major Projects 
(604-276-4173) 

MM:blg 

Attachment 1: Location Map 
Attachment 2: City Centre Area Plan Land Use Map 
Attachment 3: Conceptual Development Plans 
Attachment 4: Development Application Data Sheet 
Attachment 5: Rezoning Considerations 
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ATTACHMENT 2 

City ofRichmond 

• • Bylaw 9041 
Specific Land Use Map: Bndgeport V1llage (2031) 201 6/07/25 

General Urban T4 (35m) - Marina (Residential 
Prohibited) Proposed Streets 

General Urban T4 (25m) ~ Village Centre Bonus Pedestrian-Oriented 
Retail Precincts-High Street 

General Urban T4 (15m) + Institution & Linkages - Urban Centre T5 (45m) •••••• Pedestrian Linkages Pedestrian-Oriented 
Retail Precincts-Secondary 

Urban Centre T5 (35m) Retail Streets & Linkages 
•••••• Waterfront Dyke Trail • Canada Line Station - Urban Centre T5 (25m) --- Richmond Arts District B Bus Exchange - Park 0 Village Centre: 

+ No.3 Road & 
Park - Configuration & Beckwith Road Intersection 
location to be determined 

Original Adoption: June 19, 1995 I Plan Adoption: September 14, 2009 City Centre Area Plan M-8 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

ZT 16-753545 Attachment 4 

Address: 9920 River Drive 

Applicant: Krahn Engineering Ltd. 

Planning Area(s): City Centre Area Plan 

Existing Proposed 

Owner: All Stars Motor Inn Ltd. Park'N Fly (1884901 Alberta Ltd) 

Site Size (m2
): 

34,200 m" 34,200 m" 

Land Uses: Light Industrial I Warehousing Long Term Airport Parking 

OCP Designation: Industrial Industrial 

Area Plan Designation: General Urban T4 (25m) General Urban T4 (25m) 

On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance 
Subdivided Lots 

Floor Area Ratio: Max. 1.0 0.20 none permitted 

Lot Coverage (% of lot area): 
Building: Max. 60% Building: Max. 18.8% 

none 

Lot Size: N/A N/A none 

Lot Dimensions (m): 
Width: N/A Width: N/A 
Depth: N/A Depth: N/A 

none 

Front: Min. 3.0 m Front: Min. >3.0 m 

Setbacks (m): 
Rear: Min. 0.0 m Rear: Min. 0.0 m 

Side (east): Min. 3.0 m Side (east): Min. >3.0 m none 

Side (west): Min. 0.0 m Side (west): Min. 0.0 m 

Height (m): 15m <15m none 

Off-street Parking Spaces- Total: 89 816 none 

5331834 
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City of 
Richmond 

Address: 9920 River Drive 

ATTACHMENT 5 

Rezoning Considerations 
Development Applications Department 

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

File- No.:ZT 16-753545 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9694, the developer is 
required to complete the following: 

1. Provincial Ministry of Transportation & Infrastructure Approval. 

2. Ministry of Environment (MOE) Certificate of Compliance or alternative approval to proceed granted from MOE 
regarding potential site contamination issues. This approval is required prior to dedication of land or road to the 
City if applicable. 

3. Registration of a Statutory Right-of-Way (SRW) on title for the purposes of a future public road for the area as 
shown in Appendix A for vehicle and pedestrian use and for City construction and maintenance of the roadway, 
sidewalks, street lighting and other services and utilities; and that permits the current owner to use the SR W area 
for surface parking and landscape until the City provides one (1) year notice of its need to use the SRW area for 
public road purposes. 

4. Registration of a restrictive covenant on title that restricts the use of site so that primary vehicle access is provided 
to River Drive and that the driveway to No.4 Road is maintained for only emergency vehicle access and to 
provide alternative vehicle access to the site at any time that the River Drive access may be temporally blocked or 
inoperable (e.g. during road construction or repair). 

5. Submission of a Landscape Security in the amount of$214,561 to ensure that the landscaping and fencing 
proposed in Appendix B is completed within one ( 1) year of adoption of Bylaw 9694 with 10% of this security to 
be held by the City as a maintenance security for year (1) after substantial completion of the landscape. 

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 Department. Management 

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

Note: 

• 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 ofEngineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

Initial: ---
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• 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 
Park'N Fly (1884901 Alberta Ltd) 

Initial: ---
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Appendix A- Public Road SRW Area 

9920 RIVER DRIVE 

Initial: __ _ 
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Appendix B - Landscape Plans 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9694 (ZT 16-753545) 

9920 River Drive· 

Bylaw 9694 

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

1. Richmond Zoning Bylaw 8500 is amended by: 

(a) Adding the following to Section 12.2.3 (B. Additional Uses): 

"parking, non-accessory" 

' (b) Renumbering Sections 12.2.11.4 and 12.2.11.5 respectively as 12.2.11.5 and 
12.2.11.6, and inserting the following new Section 12.2.11.4: 

"Parking, non-accessory shall be only permitted on the following site: 

9920 River Drive 
P.I.D. 017-483-166 
Lot 1 Except; Part Subdivided By Plan LMP 5990, Section 22 Block 5 North 
Range 6 West New Westminster District Plan LMP 1596" 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9694". 
FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROVAL 

ADOPTED 

MAYOR 

5331827 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

~G 
APPROVED 
by Director 
or Solicitor 

u 
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