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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, March 7, 2017 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

MINUTES 
 
PLN-5  Motion to adopt the minutes of the meeting of the Planning Committee held 

on February 21, 2017. 

  

 
  

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

 

  PLANNING AND DEVELOPMENT DIVISION 
 
 1. APPLICATION BY INTERFACE ARCHITECTURE INC. FOR 

REZONING AT 11671 AND 11691 CAMBIE ROAD FROM “SINGLE 
DETACHED (RS1/E)” ZONE TO “LOW DENSITY TOWNHOUSES 
(RTL4)” ZONE  
(File Ref. No. RZ 12-8060-20-009293; 14-670471) (REDMS No. 5304096 v. 3) 

PLN-13  See Page PLN-13 for full report  

  Designated Speaker:  Wayne Craig
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  STAFF RECOMMENDATION 

  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. 

  

 
 2. APPLICATION BY MATTHEW CHENG ARCHITECT INC. FOR 

REZONING AT 8480 NO. 5 ROAD FROM “AGRICULTURE (AG1)” 
TO “ASSEMBLY (ASY)”  
(File Ref. No. 12-8060-20-009537; RZ 14-674068) (REDMS No. 4929297 v. 8) 

PLN-74  See Page PLN-74 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  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. 

  

 
 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) 

PLN-119  See Page PLN-119 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  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. 
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 4. APPLICATION BY 1056023 HOLDINGS LIMITED PARTNERSHIP 
FOR REZONING AT 12320 TRITES ROAD (FORMERLY 12280/12320 
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) 

PLN-138  See Page PLN-138 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9675, for the 
rezoning of 12320 Trites Road (Formerly 12280/12320 Trites Road) from 
the “Light Industrial (IL)” zone to the “Single Detached (ZS23) – 
Steveston” zone, be introduced and given first reading. 

  

 
 5. APPLICATION BY BENN PANESAR FOR REZONING AT 10140 

AND 10160 FINLAYSON DRIVE FROM “SINGLE DETACHED 
(RS1/D)” TO “SINGLE DETACHED (RS2/B 
(File Ref. No. 12-8060-20-009684; RZ 15-713737) (REDMS No. 5303933) 

PLN-173  See Page PLN-173 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  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. 

  

 
 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) 

PLN-192  See Page PLN-192 for full report  

  Designated Speaker:  Wayne Craig
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  STAFF RECOMMENDATION 

  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. 

  

 
 7. MANAGER’S REPORT 

 
  

ADJOURNMENT 
  

 



City of 
Richmond Minutes 

Date: 

Place: 

Present: 

Also Present: 

Call to Order: 

5323316 

Planning Committee 

Tuesday, February 21, 2017 

Anderson Room 
Richmond City Hall 

Councillor Linda McPhail, Chair 
Councillor Bill McNulty 
Councillor Chak Au (entered at 4:03p.m.) 
Councillor Alexa Loo (entered at 4:01p.m.) 
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 7, 2017, be adopted as circulated. 

CARRIED 

It was moved and seconded 
That the agenda be amended to consider Item No. 3 last. 

CARRIED 

Cllr. Lao entered the meeting (4:01p.m.). 

NEXT COMMITTEE MEETING DATE 

March 7, 2017, (tentative date) at 4:00p.m. in the Anderson Room 

Cllr. Au entered the meeting (4:03p.m.). 

1. 
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Planning Committee 
Tuesday, February 21, 2017 

COMMUNITY SERVICES DIVISION 

1. RICHMOND INTERCULTURAL ADVISORY COMMITTEE 2017-
2022 INTERCULTURAL STRATEGIC PLAN, 2016 ANNUAL 
REPORT, 2017 WORK PROGRAM, AND THE COMMITTEE'S 
TERMS OF REFERENCE 
(File Ref. No. 07-3300-01) (REDMS No. 5250533 v. 2) 

Alan Hill, Cultural Diversity Coordinator, commented on the Richmond 
Intercultural Advisory Committee "Hi Neighbour" initiative which 
encourages practical connections between neighbours. 

It was moved and seconded 
(1) That the Richmond Intercultural Advisory Committee (RIAC), Draft 

Intercultural Strategic Plan - 2017-2022, be adopted by Council; 

(2) That the RIAC 2016 Annual Report and 2017 Work Program be 
adopted by Council; and 

(3) That theRIAC Terms of Reference be referred to staff for review and 
that any recommended changes are brought back to Council to 
ensure that the committee continues to be an effective resource for 
Council and the community. 

CARRIED 

2. NAMING OF CHILD CARE FACILITY- 5688 HOLLYBRIDGE WAY 
(CRESSEY CADENCE) 
(File Ref. No. 07-3070-01) (REDMS No. 5296583 v. 2) 

It was moved and seconded 
That the City's child care facility being constructed at 5688 Holly bridge 
Way (Cressey Cadence) be named the Willow Early Care and Learning 
Centre. 

CARRIED 

3. RCSAC MUNICIPAL RESPONSES TO CHILD AND YOUTH 
POVERTY REPORT 
(File Ref. No. 11-7000-01) (REDMS No. 5127996 v. 5) 

Please see page 6 for action on this matter. 

2. 
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Planning Committee 
Tuesday, February 21, 2017 

PLANNING AND DEVELOPMENT DIVISION 

4. APPLICATION BY CHRISTOPHER BOZYK ARCHITECTS LTD. 
FOR A ZONING TEXT AMENDMENT TO THE "INDUSTRIAL 
RETAIL (IR1)" ZONE TO ALLOW "VEHICLE SALE/RENTAL" ON 
UP TO 10% OF THE GROSS FLOOR AREA AS AN ADDITIONAL 
USE AT 4331 AND 4431 VANGUARD ROAD 
(File Ref. No. 12-8060-20-009670; ZT 16-740866) (REDMS No. 5210355 v. 4) 

David Brownlee, Planner 2, reviewed the application, noting that the proposed 
zoning text amendment would allow for approximately 10,000 square feet of 
the proposed building to be used for a retail sales vehicle showroom. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9670,for a Zoning 
Text Amendment to the "Industrial Retail (IR1)" zone to allow "vehicle 
sale/rental" limited to a maximum of 10% of the gross floor area as an 
additional use at 4331 and 4431 Vanguard Road, be introduced and given 
first reading. 

CARRIED 

5. APPLICATION BY FOCUS CONSTRUCTION LTD. FOR REZONING 
AT 9760 SEALILY PLACE FROM "SINGLE DETACHED (RS1/E)" 
TO "SINGLE DETACHED (RS2/B)" 
(File Ref. No. 12-8060-20-009680; RZ 16-741423) (REDMS No. 5280131) 

Jordan Rockerbie, Planning Technician, reviewed the application, noting that 
the applicant is proposing to build a secondary suite on both new lots. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9680, for the 
rezoning of 9760 Sealily Place from "Single Detached (RS1/E)" to "Single 
Detached (RS2/B) ", be introduced and given first reading. 

CARRIED 

3. 
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Planning Committee 
Tuesday, February 21, 2017 

6. APPLICATION BY KAIMANSON INVESTMENTS LTD. FOR 
REZONING AT 4300, 4320, 4340 THOMPSON ROAD AND 4291, 4331, 
4431 AND 4451 BOUNDARY ROAD FROM "SINGLE DETACHED 
(RS1/F)" AND "TWO-UNIT DWELLINGS (RD1)" TO "HIGH 
DENSITY TOWNHOUSES (RTH1)" 
(File Ref. No. 12-8060-20-009681; RZ 15-713048) (REDMS No. 5304796 v. 3) 

Mark McMullen, Senior Coordinator- Major Projects, briefed Committee on 
the application, noting that (i) the development site includes approximately 
three acres of Environmentally Sensitive Area (ESA), (ii) the proposed 
development will provide off-site habitat compensation including 
approximately 1200 trees planted and invasive plant species removed in the 
adjacent Hamilton Area Park, (iii) the proposed development will provide 
approximately $900,000 towards the City's Hamilton Area Plan Amenity 
Reserve Fund, and (iii) the proposed development will be built to LEED 
Silver Standards. 

In reply to queries from Committee, Wayne Craig, Director, Development and 
Mr. McMullen noted that (i) the proposed development complies with the 
City's Affordable Housing Strategy (AHS) and has not sought additional 
density, (ii) the proposed development will provide a cash-in-lieu contribution 
towards the Affordable Housing Reserve in keeping with the City's AHS, 
(iii) should the application proceed, staff can work with the applicant to 
improve accessibility in the Development Permit process, (iv) the City's 
floodplain requirements in the Hamilton area limit most of the proposed 
development's habitable area to the second floor or higher, (v) staff is in 
regular contact with Richmond School District No. 38, and through school 
site acquisition charges, staff will provide information on the proposed 
development to the District should it proceed to a building permit, and (vi) the 
off-site habitat compensation will utilize plant species native to the Fraser 
River Delta. 

Discussion ensued with regard to (i) on-site tree planting, (ii) increasing the 
proposed development's setbacks, (iii) the proposed development's density, 
and (iv) allocating some of the proposed development's units for affordable 
housing. 

In reply to queries from Committee, Melvin Yap and Taizo Yamamoto, 
representing Kaimanson Investments Ltd., noted that (i) the applicant can 
explore options to include secondary rental suites, (ii) increasing the density 
may reduce the proposed development's setbacks, and (iii) single-level units 
may not be possible due to the area's floodplain requirements. 

4. 
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Planning Committee 
Tuesday, February 21, 2017 

Discussion ensued with regard to the availability of affordable housing in the 
Hamilton area and Mr. Craig noted that under the current Affordable Housing 
Strategy, the proposed development is not required to provide units towards 
affordable housing; however the Strategy is under review to consider 
amending affordable housing threshold requirements. 

In reply to queries from Committee, Joyce Rautenberg, Affordable Housing 
Coordinator, noted that availability of low-end market rental affordable 
housing is generally located in areas that allow for higher density and access 
to transit and amenities, such as the City Centre area. She added that it is 
anticipated that the Hamilton area will see demand for affordable housing and 
staff can work with the applicant to secure affordable housing units. 

As a result of the discussion, staff were directed to discuss options to secure 
affordable housing units and enhance accessibility options with the applicant 
prior to the Regular Council meeting scheduled for February 27, 2017. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9681 to: 

(1) Include the Hamilton Area Plan density bonus and community 
amenity provisions within the "High Density Townhouses (RTH1)" 
zone; and 

(2) Rezone 4300, 4320, 4340 Thompson Road, and 4291, 4331, 4431 and 
4451 Boundary Road from "Single Detached (RS1/F)" and "Two
Unit Dwellings (RD1)" to "High Density Townhouses (RTH1)"; 

be introduced and given first reading. 

CARRIED 

7. APPLICATION BY INCIRCLE PROJECTS LTD. FOR REZONING 
AT 7760 GARDEN CITY ROAD FROM "SINGLE DETACHED 
(RSl/F)" TO "TOWN HOUSING (ZT49) - MOFFATT ROAD, ST. 
ALBANS SUB AREA AND SOUTH MCLENNAN SUB-AREA (CITY 
CENTRE)" 
(File Ref. No. 12-8060-20-009682; RZ 15-701939) (REDMS No. 5271445 v. 2) 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9682, for the 
rezoning of 7760 Garden City Road from "Single Detached (RS1/F)" to 
"Town Housing (ZT49) - Moffatt Road, St. Albans Sub-Area and South 
McLennan Sub-Area (City Centre)", be introduced and given first reading. 

CARRIED 

5. 
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Planning Committee 
Tuesday, February 21, 2017 

8. APPLICATION BY AMAN HAYER FOR REZONING AT 341113431 
LOCKHART ROAD FROM "SINGLE DETACHED (RS1/E)" TO 
"SINGLE DETACHED (RS2/B)" 
(File Ref. No. 12-8060-20-009683; RZ 15-716841) (REDMS No. 5302073) 

Cynthia Lussier, Planner 1, reviewed the application, highlighting that the 
proposed development will provide secondary suites on both proposed lots. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9683, for the 
rezoning of 3411/3431 Lockhart Road from the "Single Detached (RS1/E)" 
zone to the "Single Detached (RS2/B)" zone, be introduced and given first 
reading. 

CARRIED 

3. RCSAC MUNICIPAL RESPONSES TO CHILD AND YOUTH 
POVERTY REPORT 
(File Ref. No. 11-7000-01) (REDMS No. 5127996 v. 5) 

Deidre Whalen, representing the Richmond Poverty Response Committee, 
read from her submission (attached to and forming part of these minutes as 
Schedule 1 ), and spoke on developing a poverty reduction strategy for the 
city. 

Discussion ensued with regard to (i) the City's living wage policies and 
composition of regular and contract staff, (ii) the living wage policies of other 
municipalities, (iii) measuring the levels of poverty in the city and the 
statistics from the 2016 Census, (iv) City programs and policies that target 
poverty reduction, and (v) the role of higher levels of government in poverty 
reduction. 

Brenda Denchfield, representing the Canadian Federation of University 
Women, read from her submission (attached to and forming part of these 
minutes as Schedule 2), and expressed support for developing a poverty 
reduction strategy for the city. 

Deanna Ogle, representing the Living Wage for Families Campaign, 
encouraged the City to work towards living wage certification and spoke on 
other municipalities that have received certification and the living wage 
certification process for organizations. 

Alex Nixon, Co-Chair, RCSAC, expressed support for the City's poverty 
reduction efforts and commented on (i) advocating senior levels of 
government for support on poverty reduction initiatives, (ii) the poverty 
reduction efforts at the municipal level, and (iii) developing a poverty 
reduction strategy for Richmond. 

6. 
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Planning Committee 
Tuesday, February 21, 2017 

It was suggested that the RCSAC report on "Municipal Responses to Child 
and Youth Poverty" be sent to Richmond Members of Parliament and 
Members of the Legislative Assembly. 

It was moved and seconded 
(1) That the Richmond Community Services Advisory Committee 

(RCSAC) Report on "Municipal Responses to Child and Youth 
Poverty", identified in Attachment 1 of the staff report titled "RCSAC 
Municipal Responses to Child and Youth Poverty Report", dated 
January 30, 2017, from the General Manager, Community Services 
be received for information; and 

(2) That the Richmond Community Services Advisory Committee 
(RCSAC) Report on "Municipal Responses to Child and Youth 
Poverty", identified in Attachment 1 of the staff report titled "RCSAC 
Municipal Responses to Child and Youth Poverty Report", dated 
January 30, 2017,from the General Manager, Community Services, 
be sent to the Premier, Leader of the Opposition, Richmond Members 
of Parliament, Richmond Members of the Legislative Assembly, and 
Richmond Members of the Legislative Assembly candidates. 

CARRIED 

Discussion then ensued with regard to the City's wage policies and 
composition of regular and contract staff, and as a result of the discussion, the 
following referral motion was introduced: 

It was moved and seconded 
That staff provide a report on the wages of contracted services within the 
City. 

CARRIED 

9. MANAGER'S REPORT 

(i) Public Consultation on House Size Regulations in the Agricultural 
Land Reserve (ALR) 

Terry Crowe, Manager, Policy Planning, briefed Committee on the upcoming 
public open house on ALR house size regulations scheduled for March 2, 
2017 in City Hall. He noted that consultation materials have been sent to 
Council and will be available on the City's website and Let's Talk Richmond. 
He added that an information meeting with the Agricultural Advisory 
Committee and the Richmond Fanner's Institute is scheduled on March 7, 
2017 in City Hall. 

Cllr. Au left the meeting (5:24p.m.) and returned (5:26p.m.). 

7. 
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Planning Committee 
Tuesday, February 21, 2017 

Discussion ensued with regard to simplifying information related to house 
size regulations in the ALR. Staff advised that, as the matter is technical, the 
information should not be shorted and that staff will be available to respond to 
queries in the upcoming public open house. 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (5:28p.m.). 

Councillor Linda McPhail 
Chair 

CARRIED 

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, February 21, 
2017. 

Evangel Biason 
Legislative Services Coordinator 

8. 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: February 24, 2017 

File: RZ 14-670471 

Re: Application by Interface Architecture Inc. for Rezoning at 11671 and 
11691 Cambie Road from "Single Detached (RS1/E)" Zone to "Low Density 
Townhouses (RTL4)" Zone 

Staff Recommendation 

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. 

~\ 
•• ~yne Crmg 

Director, Development 

EL:blg 
Att. 9 

ROUTED TO: 

Affordable Housing 
Transportation 

5304096 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
,t·· 

ri - c 
g' 

fc'{L ~ut~ 
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February 24, 2017 - 2-

Staff Report 

Origin 

Interface Architecture Inc. has applied to the City of Richmond for permission to rezone 11671 
and 11691 Cambie Road (Attachment A) from "Single Detached (RSl/E)" zone to "Low Density 
Townhouses (RTL4)" zone in order to permit the development of20 townhouse units with 
vehicle access from Cambie Road (Attachment B). A Report to Committee (Attachment C) was 
taken to Planning Committee on September 22,2015. 

The original proposal was to rezone the subject site to permit the development of21 townhouse 
units with vehicle access from Mellis Drive. To address Committee comments and in response 
to comments from a public delegation related to on-street vehicle parking, traffic and pedestrian 
conditions in the vicinity of the development on Mellis Drive, the Planning Committee directed 
staff to: 

"Examine options to address matters related to: 
(1) On-street parking along Mellis Drive; 
(2) Traffic flow along Mellis Drive and Bargen Drive; and 
(3) Pedestrian traffic in the area." 

This supplemental report is being brought forward now to: 

• Address the Planning Committee refferal with respect to the traffic and parking 
conditions in the vicinity of the proposed development near Mellis Drive; east of Bargen 
Drive; in the east Cambie area of Richmond. 

• Provide a summary of revisions made to the proposal, details of the public consultation 
undertaken, and updated staff comments on the revised proposal. 

Finding of Fact 

Please refer to the attached updated Development Application Data Sheet (Attachment D) for a 
comparison of the development data with the relevant bylaw requirements. Please refer to the 
original Staff Report dated September 10, 2015 (Attachment C) for information pertaining to 
related City's policies and studies, pre-Planning Committee public input, as well as staff 
comments on site servicing and frontage improvements, covenants and easements currently 
registered on Title, tree retention and replacement, and requested variances. 

Analysis 

Assessment of On-Street Parking 

In response to the Planning Committee referral, Transportation and Community Bylaws staff 
visited the surrounding area of the 11670-block of Cambie Road on three consecutive dates 
between September 29, 2015 and October 1, 2015 between the hour of7:30 p.m. to 8:30p.m. 
Figure 1 indicates the study area. Table 1 provides detailed counts of the observed parked 
vehicles. 
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February 24, 2017 -3-

Bargen Drive 

Between Cambie Road and Mellis Drive, parking on Bargen Drive is restricted on the east side 
of the street from 7:00a.m. to 6:00p.m. on weekdays for capacity reasons. The visual surveys 
conducted indicated very few vehicles parked on Bargen Drive in the evenings on the west side; 
with minimal to no vehicles observed parked on the east side. The maximum number of vehicles 
observed parked was two on the west side of the street. None of the vehicles were parked 
illegally and traffic was observed to flow smoothly on Bargen Drive during the surveys. 

f"'igure 1: Traffic and Parking Study Area 

Mellis Drive 

On-street parking is permitted on Mellis Drive between Bargen Drive and the subject site. The 
on-street parking is typically utilized at approximately 64% on the south side, and up to four 
vehicles parked on the north side. There is no parking permitted in front of the subject site and 
along the curved section of the Mellis Drive, as the roadway turns north, due to sightline and 
wheel path requirements. No parking violations or safety concerns were noted during the 
surveys and traffic was observed to flow smoothly in this section of roadway as well. 

Bargen Drive 
Date Time West East 

Side Side121 

Tuesday, September 29, 2015 7:30pm 2 0 
Wednesday, September 30, 2015 7:30 p_m 2 0 
Thursday, October 1, 2015 8:30pm 1 0 
On Street Parking Supply 4 2 
(1) Mellts Dnve tn thts sectton to Scratchley Crescent runs north-south. 
(2) Parking Restriction 7 a.m.-6 p.m. Monday-Friday. 

5304096 

Mellis Drive 
South North West 
Side Side Side111 

8 4 3 
6 4 2 
9 0 2 
14 14 3 
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Mellis Drive Speed Surveys 

Traffic speed counters were installed on Mellis Drive from October 1, 2015 to October 6, 2015 
in both directions of traffic. Two locations were studied: the first; along the straight portion of 
the street (11700-block), and the second one; to capture the vehicle speeds at the east end of 
Mellis Drive; where it curves north (11900-block). For the straight section of Mellis Drive in the 
11700-block; the average speed in both directions was 35 km/h; which is well within the 
permitted posted speed of 50 km/h. Along the curved section of roadway in the 11900-block; the 
average speeds were 34 km/h in the southbound direction, and 29 km/h in the eastbound 
direction. Again, the vehicle speeds were within the posted speed limit. Based on these results, 
staff conclude that no notable speeding activities exist on this section of Mellis Drive, and no 
speed mitigation measures are warranted at this time. 

Bargen Drive and Cambie Road Intersection- Pedestrian Movements 

The Bargen Drive-Cambie Road intersection currently has a pedestrian signal controlled 
crosswalk across the west leg of the intersection; providing pedestrians the ability to cross 
Cambie Road on walk indication; with a red traffic signal facing Cambie Road when the 
pedestrian pushbutton is pressed. The crosswalk is located on the west leg of the intersection to 
reduce the potential conflicts with vehicles; particularly left-turn vehicles, making the 
southbound to east bound left turn from Bargen Drive. 

To evaluate the operation and assess any concerns with pedestrian and vehicle conflicts at this 
intersection, vehicular and pedestrian counts were conducted on Tuesday November 3, 2015 in 
the morning and afternoon peak hours. Based on the number of pedestrian and vehicular traffic 
movements at the intersection, an upgrade from the pedestrian signal to a full traffic signal is not 
warranted at this time. Staff support the installation of vehicle detection loops on Bargen Drive 
which will change the traffic lights on Cambie Road from green to red to better address the 
demand of vehicles on the local street during the peak hours. Further, no safety concerns or 
conflicts were observed for motorists turning right (westbound) from Bargen Drive to Cambie 
Road during the pedestrian walk phase (i.e., when the traffic on Cambie Road is stopped to allow 
pedestrians to cross). As noted earlier, motorists turning left (eastbound) from Bargen Drive to 
Cambie Road do not create any conflicts with pedestrians, as the crosswalk is on the west side of 
the intersection. 

Traffic Study Conclusion 

The traffic studies conducted on Mellis Drive and Bargen Drive in the study area indicate no 
traffic or pedestrian safety issues that would require further improvements at this time. As well, 
as there were no traffic violations or excessive number of vehicles parked on the street during the 
site visits, no immediate actions are recommended at this time. Staff will continue to monitor 
this location to determine if any changes to the traffic and parking conditions require further 
actions. 

Staff note that while the traffic studies were conducted in late 2015, there have been no major 
changes to land use or density in the area to suggest that the results are no longer valid. Staff are of 
the opinion that the results of the studies still accurately reflect on-street parking and vehicle speed 
in the area. 
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Site Access 

In response to comments from the Planning Committee and the public delegation at the Planning 
Committee held September 22, 2015, the applicant is proposing to relocate the single site access 
from Mellis Drive to Cambie Road. Transportation staff supports the proposed access as it will 
be located as far away from the No.5 Road/Cambie Road intersection as possible and be 
restricted to right-in/right-out movements from Cambie Road to the site. This access will be 
located at the west end of site's Cambie RGad frontage. This vehicular access would also be 
secured by a Public Right-of-Passage (PROP) Statutory Right-of-Way (SRW) in favour ofthe 
adjacent properties to the west of the site, and could be utilized by the adjacent sites when they 
apply to redevelop into a townhouse development. Registration of a legal agreement on Title 
ensuring vehicle access is limited to Cambie Road only (with no vehicle access to or from Mellis 
Drive) will also be required prior to final adoption of the rezoning bylaw. 

Site Layout 

The site layout has also been revised to accommodate the vehicle access from Cambie Road. 
One unit in the townhouse cluster fronting Cambie Road and one visitor parking stall have been 
eliminated. The number of townhouse units proposed has been reduced from 21 units to 20 
units. The number of visitor parking stalls provided on site has been reduced from five spaces to 
four spaces, which meets the minimum requirement of Richmond Zoning Bylaw 8500. The 
entry driveway off Mellis Drive has also been removed and replaced by a landscape feature. The 
design details of the landscape feature will be reviewed through the Development Permit 
application process as part of the review of the overall landscape design. 

Affordable Housing Strategy 

Consistent with the current Affordable Housing Strategy, the applicant will make a cash 
contribution to the Affordable Housing Reserve Fund at $4.00 per buildable square foot for a 
contribution of $97,077.28. 

Public Art 

The applicant will provide a contribution in the amount of $0.83 per buildable square foot (2017 
rate) to the City's Public Art Fund. The amount ofthe contribution would be $20,143.54. 

Indoor Amenity Space 

The applicant is proposing a contribution in-lieu of on-site indoor amenity space in the amount 
of $21,000 (based on a 20-unit townhouse development) as per the Official Community 
Plan (OCP) and Council Policy. 

Variances Requested 

The proposed development is generally in compliance with the "Low Density Townhouses 
(RTL4)" zone other than the variances noted below. Based on the review of the current plans for 
the project, the following variances are being requested: 

• Reduce the minimum lot width from 50.0 m to 43.0 m on major arterial road; 

5304096 PLN - 17



February 24, 2017 - 6-

• Reduce the front yard setback (Cambie Road) from 6.0 m to 4.5 m; and 

• Reduce the rear yard setback (Mellis Drive) from 6.0 m to 4.5 m. 

Staff support the requested variances recognizing that a wider side yard setback is provided on 
the east side to accommodate the pedestrian walkway, and a 2m road dedication is required 
along the entire Cambie Road frontage. These variances 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. 

Public Consultation 

Open House 

An Open House was held on October 5, 2016 at the Cambie Community Centre regarding the 
revised development proposal. An Open House flyer was delivered by the applicant to 
approximately 203 households (see Attachment E for a map of the Notification Area) 10 days 
prior to the Open House. 

Two options were presented at the Open House: 

• Option A with two 2-storey end units fronting on Mellis Drive (Attachment F). 

• Option B with a 6-unit townhouse cluster (2 to 3-storey units) fronting on Mellis Drive 
(Attachment G). 

Four residents attended the Open House; all attendees reside within the notification area. Staff 
attended the Open House to observe the meeting and answer policy or process-related questions. 
Comment sheets were provided to all the attendees. Three completed comment sheets were 
received (Attachment H). Two attendees were in favour of Option A and generally support the 
driveway to the proposed townhouse development being relocated to take access from Cambie 
Road. The applicant is proposing to proceed with Option A. 

Rezoning Sign 

An updated 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 
updated 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 Ad 

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). 
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Conclusion 

In response to Planning Committee comments and delegation comments at the Planning 
Committee held September 22, 2015, the applicant has revised the proposal to reduce the number 
of units proposed from 21 to 20 townhouse units with sole vehicle access to and from Cambie 
Road. The proposal is consistent with the 2041 Official Community Plan (OCP) and East 
Cambie Area Plan land use designations. 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 applicant has agreed to the list of rezoning considerations (signed concurrence on file) 
outlined in Attachment I. 

On this basis, it is recommended that Zoning Bylaw 8500, Amendment Bylaw 9293, be 
introduced and given first reading. 

Edwin Lee 
Planner 1 
(604-276-4121) 

EL:blg 

Attachment A: Location Map 
Attachment B: Conceptual Development Plans 
Attachment C:Reportto Committee dated September 10,2015 
Attachment D: Development Application Data Sheet 
Attachment E: Open House Notification Area 
Attachment F: Option A Presented at the Open House 
Attachment G: Option B Presented at the Open House 
Attachment H: Completed Comment Sheets Received at the Open House 
Attachment I: Rezoning Considerations 
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PROPOSED 20-UNIT TOWNHOUSE DEVELOPMENT 
11671, 11691 GAMBlE ROAD, RICHMOND, BC 

M2 LANDSCAPE ARCHITECTURE 

II 220·26 LORNE MEWS 
NEW 'IJESTMINSTER BC 

T604653-0044 

DAA\\tliYTl( 
F£111\1MYDIIDID17 
SCAI,.t;1 .. 1CCT 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

ATTACHMENT C 

Report to Committee 
Planning and Development Division 

Date: September 10, 2015 

File: RZ 14-670471 

Re: Application by lnteriace Architecture Inc. for Rezoning at 11671 and 11691 
Cambie Road from Single Detached (RS1/E) to Low Density Townhouses (RTL4) 

Staff Recommendation 

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

Origin 

Interface Architecture Inc. has applied to the City of Richmond for permission to rezone 11671 
and 11691 Carnbie Road from "Single Detached (RS1/E)" zone to "Low Density Townhouses 
(RTL4)" zone in order to develop 21 townhouse units. Single family houses that previously 
occupied the site have been demolished. A location map is provided in Attachment 1. 

Project Description 

The two properties, with a total frontage of 43.3 m, are proposed to be consolidated into one 
development parcel. The proposed 21 townhouse units are distributed in five buildings arranged 
around a T -shaped internal driveway with access from Mellis Drive. The six units fronting onto 
Carnbie Road will have direct pedestrian access from the street and garage access from the rear, 
and the units in the interior buildings will have both their front entrances and garages from the 
internal driveway . 

. The two buildings along the west property line and the duplex located in the middle of the site 
along the east property line are two storeys in height. The building fronting onto Cambie Road 
and the building at the northeast corner are three storeys in height, but both buildings step down 
to two storeys where it adjoins the existing two-storey house on the west side and the street (i.e., 
Mellis Drive) to the north. A wider east side yard setback of 8.2 m is provideq to the three-storey 
building at the northeast corner to reduce any potential impacts on the existing townhouse 
development to the east. 

A common outdoor space is proposed in the middle of the site, and five visitor parking spaces 
are distributed around the site. The development also includes a 3.5m-wide Public Right-of 
Passage (PROP) statutory right-of-way along the eastern edge of the site to provide a pedestrian 
link between Mellis Drive and Carnbie Road. 

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 
provided in Attachment 3. 

Surrounding Development 

To the North: Across Mellis Drive are single-family homes on lots zoned "Single Detached 
(RS1/E)". 

To the South: Across Cambie Road is a shopping centre on a lot zoned "Community 
Commercial (CC)". 
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To the East: A commercial development on a lot zoned "Neighbourhood Commercial (CN)'', 
which is currently occupied by a financial institution, and a 33-unit townhouse development on a 
lot zoned "Low Density Townhouses (RTL1)" with vehicular access from Mellis Drive. 

To the West: To the west are single family homes on lots zoned "Single Detached (RS1/E)". 
The properties fronting onto Cambie Road are designated "Residential", which may include 
multiple family housing, and the properties fronting onto Mellis Drive are designated 
"Residential (Single-Family Only)" in the East CambieArea Plan (Attachment 4). 

Related Policies & Studies 

2041 Official Community Plan 

The subject properties are designated "Neighbourhood Residential (NRES)" in the 2041 Official 
Community Plan (OCP), and "Residential", which permits multiple family housing, in the East 
Cambie Area Plan. The East Cambie Area Plan land use designation permitting multiple family 
housing encompasses the entire site. The townhouse proposal is consistent with these 
designations. 

Floodplain Management Implementation Strategy 

The applicant is required to comply with the requirement of Richmond Flood Plain Designation 
and Protection Bylaw 8204. A Flood Indemnity Restrictive Covenant is required to be registered 
on title prior to adoption of the rezoning bylaw. 

Townhouse Energy Efficiency and Renewable Energy Policy 

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 or 
higher and providing pre-ducting for solar hot water for the proposed development. A legal 
agreement specifying all units are to be built and maintained to the ERS82 or higher, and all 
units are to be solar-hot-water ready is required prior to rezoning bylaw adoption. As part ofthe 
Development Permit application process, the developer is also required to retain a Certified 
Energy Advisor (CEA) to complete an Evaluation Report to confirm details of construction 
requirements needed to achieve the rating. 

OCP Aircraft Noise Sensitive Development (ANSD) Policy 

The site is located within Area 4 of the ANSD map, which allows consideration of all new 
aircraft noise sensitive uses, including townhouses. An Aircraft Noise Sensitive Use Restrictive 
Covenant is to be registered on title prior to final adoption of the rezoning bylaw. Also, the 
applicant is to submit a report for indoor noise mitigation and climate control measures as part of 
the Development Permit application. 

Public Input 

The applicant has forwarded confirmation that two development signs have been posted on the 
·site. In addition, the applicant distributed notification to· 41 adjacent properties (including 
properties along Mellis Drive and Bargen Drive located outside ofthe standard 50m notification 
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area) to seek input on the proposed development, and invite the residents to a public information 
meeting. The map showing the properties notified of the proposed development is included in 
Attachment 5. 

The public information meeting was held at 7:00pm on September 9, 2015 at Cambie 
Community Centre. The meeting was formatted as an open house to allow attendees to walk 
around the room, read information on display boards with the conceptual development plans and 
colour illustrations·, and ask questions and/or provide comments. The developer, project 
architect, landscape architect and traffic consultant were in attendance, and Planning staff also 
attended the meeting to observe and answer questions about the application process. 

Two households at 11880 Mellis Drive and 11720 Mellis Drive were represented at the public 
information meeting. The meeting attendees were generally supportive of the proposed 
development and appreciated its high quality design and provision of the proposed pedestrian 
walkway connecting Mellis Drive and Cambie Road. However, there were concerns regarding 
potential traffic impact in the established single-family neighbourhood to the north and parking 
spill-over onto Mellis Drive. The meeting attendees also provided written comments, which are 
attached to this report. 

In addition to the written comments from the meeting attendees, two additional written. 
submissions were received; one resident (no address provided, identified himself as a resident in 
the Mellis neighbourhood) expressing concerns about traffic increase and parking spill-over onto 
Mellis Drive, and a resident at 3920 Bargen Drive expressing concerns regarding traffic impacts 
at the Bargen Drive and Cambie Road intersection. (The proposed site access and traffic impacts 
are discussed in detail in the "Analysis'' section ofthe report.) 

A total of five written submissions (two submissions are from the same resident at11720 Mellis 
Drive) received from residents are included in Attachment 6. Should the rezoning application 
proceed, a Public Hearing will provide opportunity for additional public input. 

Analysis 

OCP Compliance 

The proposed rezoning is consistent with the 2041 OCP and East CambieArea Plan land use 
designations which permit various housing types including townhouses along Cambie Road. 
Also, the proposed development is generally consistent with the Dev~lopment Permit Guidelines 
for multiple-family developments contained in the 2041 OCP. 

As identified in the 2041 OCP, a 3.5m-wide public walkway (a 2m-wide hard-surfaced path 
with landscaping on both sides) will be provided along the east property line. The proposed 
walkway would significantly improve the neighbourhood connection by providing a direct 
pedestrian link from Mellis Drive to Cambie Road. · 

Transportation and Site Access 

Vehicular access is to be from Mellis Drive. Considering potential concerns from residents 
regarding traffic intrusion in the adjacent area that is predominantly characterized by single · 
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detached homes, the applicant has submitted a Traffic Impact Assessment report prepared by 
Creative Transportation Solutions Ltd. in support of the proposed access. Based on the data 
collection and analysis, the consultant has concluded that the traffic impact of the proposed · 
development on the adjacent roads would have a marginal increase in traffic volume over the 
existing condition. 

Transportation staff have accepted that the traffic impacts presented in the report, and support the 
access from Mellis Drive with a condition that the developer agrees to upgrade traffic signals at 
the intersection of Bargen Drive and Cambie Road, and to provide a partial cash contribution of 
$20,000 for future provision of Accessible Pedestrian Signal (APS) and illuminated street signs 
at the intersection of Cambie Road and No.5 Road. 

As part of the off-site roadworks to be secured through a Servicing Agreement (SA), the north 
leg of Bargen Drive at Cambie Road will be upgraded to include vehicle detection devices, 
which will allow the existing pedestrian signal to transition to a red light on Cambie Road when 
a vehicle on Bargen Drive is waiting at the intersection. 

Staff support the proposed access from Mellis Drive based on the following: 
• The Traffic Impact Assessment demonstrates that the impacts of the proposed 

development would be manageable. 
• Traffic signal upgrades will be provided at the Cambie Road and Bargen Drive 

intersection, and the developer has also agreed to provide a cash contribution for future 
improvements at the intersection of Cambie Road and No.5 Road as a condition of 
rezoning approval. 

• The traffic signal upgrades at the intersection of Cambie Road and Bargen Drive will 
improve traffic circulation for area residents that exit the neighbourhood via this 
intersection. 

• The pedestrian walkway will encourage walking by improving connectivity and access to 
the neighbourhood and help reduce the reliance on private vehicles for short trips. 

• Allowing access from Mellis Drive will limit driveway access that would impede 
through-traffic flow on the major road (i.e., Cambie Road) and help reduce conflicts 
between vehicular and pedestrian movements. 

• A pedestrian-friendly streetscape can be achieved by avoiding vehicular access from 
Cambie Road. 

• The Mellis Drive access will allow full movement access to/from the site for convenience 
of future residents. 

Transportation staff have noted that, should Council wish to pursue access from Cambie Road, 
the site design could be adjusted through the DP process. If access to Cambie Road is to be 
accommodated, design features will need to be incorporated to limit turning movements at the 
site access to right-in and right-out only due to its proximity to the No.5 Road and Cambie Road. 
intersection. As well, a restrictive covenant limiting turning movements may need to be required 
to be registered on title. 
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Public Right-of-Passage (PROP) 

A Public Right-of-Passage (PROP) statutory right-of-way over the internal driveway will be 
secured prior to final adoption of the rezoning bylaw to provide an access option from Mellis 
Drive for a future development to the west along Cambie Road. Should the City receive a 
development application for the adjacent sites to the west, access· to the future development will 
be assessed by staff at the time of application. 

Site Servicing and Frontage Improvements 

Prior to final adoption of the rezoning bylaw, the developer is required to enter into a SA for the 
design and construction of requiTed frontage improvements on Cambie Road and Mellis Drive 
including new sidewalk and treed boulevard as well as any traffic signal modifications, utility 
relocations or upgrades. The SA will also include the design of construction of the pedestrian 
walkway including installation of way-finding signage, and a 2m road dedication required along 
the entire Cambie frontage for future road wid~ming. 

Existing Legal Encumbrance 

A statutory right-of-way (registration number RD32263) for sanitary sewer runs east-west across 
the subject site. No permanent structure will be allowed on the right-of-way. 

Tree Retention and Replacement 

A Tree Survey and a Certified Arborist's Report were submitted in support ofthe application. 
The City's Tree Preservation Coordinator has reviewed the Arborist Report and provided the 
following comments: 

• · Seven (7) trees located on the development site are all in poor condition and have been 
previously topped or exhibit structural defects such as cavities at the main branch union 
and co-dominant stems with inclusions. As a result, these trees are not good candidates 
for retention and should be replaced. 

• Nine (9) trees located on neighbouring properties are to be retained and protected as per 
Arborist report specifications. 

Based on the 2:1 tree replacement ratio goal stated in the OCP, 14 replacement trees are required 
for the removal of7 trees. According to the preliminary landscape plan, the developer is 
proposing to plant over 20 new trees on-site. The size and species of replacement trees and a 
detailed landscape design will be reviewed at the Development Permit stage. 

Tree protection fencing has been installed to City standards prior to the demolition of the houses 
that previously occupied the site in order to ensure the trees on the neighbouring properties are 
protected. The tree protection plan is included in Attachment 7. Prior to final adoption of the 
rezoning bylaw, proof that the owner has entered into a contract with a Certified Arborist to 
monitor all works to be done near or within the tree protection zones will be required. 
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Requested Variances 

The proposed development is generally in compliance with the "Low Density Townhouses 
(RTL4)" zone other than the variances noted below. Based on the review of the current plans for 
the project, the following variances are being requested: 

• Reduce the front yard setback (Mellis Drive) from 6.0 m to 4.5 m. 
• Reduce the rear yard setback (Cambie Road) from 6.0 m to 4.5 m. 

Staff support the requested variances recognizing that a wider side yard setback is provided on 
the east side to accommodate the pedestrian walkway, and a 2m road dedication is required 
along the entire Cambie Road frontage. These variances 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 

Consistent with the. Affordable Housing Strategy, the. applicant has agreed to make a cash 
contribution to the Affordable Housing Reserve Fund at $2.00 per buildable square foot for a 
contribution of $48,534.40. 

Public Art 

The applicant has agreed to provide a voluntary contribution in the amount of$0.77 per 
buildable square foot (20 14 rate) to the City's Public Art Fund. The amount of the contribution 
would be $18,685.70. 

Indoor Amenity Space 

The applicant is proposing a contribution in-lieu of on-site indoor amenity space in the amount 
of $23,000 as per the OCP and Council Policy. 

Outdoor Amenity Space 

Outdoor amenity space will be provided on-site. Based on the preliminary design, the size of the 
proposed outdoor amenity space meets the Official Community Plan (OCP) requirement of 6 m2 

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 2041 OCP. 

Design Review and Future Development Permit Considerations 

A Development Permit will be required to ensure that the proposed development is sensitively 
integrated with adjacent developments. The rezoning conditions will not be considered satisfied 
until a Development Permit application is processed to a satisfactory level. In association with 
the Development Permit, the following issues will be further examined in relation to the site. 

• Compliance with Development Permit Guidelines for multiple-family developments 
contained in Section 14 of the 2041 OCP 
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• Refinement of building form and architectural character 
• Provision of a convertible unit and design of other accessibility/aging-in-place features 
• Details of the proposed sustainability features 
• Landscaping and open space design: enhancement of the outdoor amenity area, Carnbie 

Road and Mellis Drive frontages. 
• Design details of the pedestrian walkway, including paving material, lighting, fencing 

and planting 
• Opportunities to maximize permeable surface areas and better articulate hard surface 

treatment 
• Use of Crime Prevention Through Environmental Design (CPTED) to minimize 

opportunities for crime and promote a sense of security 

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

Financial Impact or Economic Impact 

None 

Conclusion 

The proposed 21-unit townhouse development is consistent with the 2041 Official Community 
Plan and East Carnbie Area Plan land use designations, Further design review will be conducted 
as part of the Development Permit application process to ensure a high quality project and 
consistency with the Development Permit Area guidelines. 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9293 be introduced and given 
first reading. 

//U!Z__. 
Minhee Park 
Planner 1 

MP:cas 

Attachment 1 : Location Map 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: East Cambie Area Plan Land Use Map 
Attachment 5: Public Information Meeting Notification Area 
Attachment 6: Comments from Residents 
Attachment 7: Tree Management Plan 
Attachment 8: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 14-670471 Attachment 3 

Address: 11671 and 11691 Cambie Road 

Applicant: Interface Architecture Inc. 

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

Existing I Proposed 
11691 Cambie: John Josef Lewisch & 

Owner: Cora May Lewisch 
TBD 11671 Cambie: Carol Jacqueline Lees 

& Terry Anne Neithercut 

Land Uses: Single Family Residential Multi-family Residential 

OCP Designation: Neighbourhood Residential No Change 

Area Plan Designation: Residential No Change 

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

Number of Units: 2 21 

Lot Size: 3,844 m2 3,757.4 m2 (after 2m road 
dedication) 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 0.6 0.6 none permitted· 

Lot Coverage- Building: Max. 40% 38.5% none 

Setback- Front Yard (m): Min. 6 m Min. 4.5 m 
Variance 
requested 

Setback- West Side Yard (m): Min. 3m Min. 3.5 m none 

Setback- East Side Yard (m): Min. 3m Min. 7 m none 

Setback- Rear Yard (m) Min. 6 m Min. 4.5 m 
Variance 

Requested 

Height(m): Max. 12m (3 storeys) Max. 11.5 m (3 storeys) none 

Off-street Parking Spaces-
2 (R) and 0.2 (V) per unit 2 (R) and 0.2 (V) per unit none Regular l_R) I Visitor (V): 

Off-street Parking Spaces- Total: 47 47 none 

Tandem Parking Spaces: Max. 50% (1 0 spaces) 10 spaces none 

Small Car Parking Spaces Max. 50% (23 spaces) 11 spaces none 

Handicapped Parking Spaces Min. 2% (1 space) 1 space none 

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

Amenity Space - Outdoor: 
Min. 6 m.: x 21 units= 

211 m2 

126m2 none 

4563973 PLN - 48



ATTACHMENT 4 

City of Richmond 

Subject site 

~ Residential ~Industrial Agricultural Land 
• • • • • • • • Reserve Boundary 

~ Residential 
~ (Single-Family Only) 

~ School/Park Institutional --- Area Boundary 

IIIII Commercial 

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

East Cambie Area Plan 9 PLN - 49
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Park, Minhee 

From: 
Sent: 
To: 
Subject: 

Categories: 

To Minhee Park, 

Peter Thackwray [pthackwray@gmail.com] 
Wednesday: 08 April 2015 8:34 AM 
Park, Minhee · 

ATTACHMENT 6 

File No. RZ 14-670471 #230 -11590 Cambie Road re-development plans 

Follow up 

With regards to the City of Richmond plans for re-development from Interface Architecture Inc. for #230-11590 Cambie Road. Based 
on plans I have seen for this development, which appears to include over 20 units (up to 35 in additional phases), the plans seem to 
indicate the access to this complex will be from Mellis Drive. As a resident in the Mellis neighbourhood this would create significant 
traffic concerns. With a 30+ townhouse complex in the south-east comer of Mellis Drive already creating street parking issues along 
with entry and exit traffic issues from this neighbourhood during significant periods of the day (particularly at Bargen & Carnbie) we 
could not possibly absorb a complex with the requested size and design in that same comer of Mellis Drive. Ifthis complex were to 
go ahead, it would have to be restricted to Cambie Road for its driveway access. Mellis is already overtaxed in this comer and based 
on the plans we should expect the parking situation to become impossible, and the many additional vehicles trying to exit this 
neighbourhood (onto No.5 Road, Cambie, or Shell) would create traffic jams that would be unbearable. 

If the building of this complex must go ahead, the only reasonable option would be for the road access to be limited to the four lane 
Cambie Road only. Mellis Drive and this neighbourhood would otherwise become a compete traffic jam, which would be undesirable 
for the residents and the city. By adding all these vehicles and creating even more traffic in this area, there would be concerns for 
pedestrians, and children who have to walk through this residential area to get to school (Mitchell Elementary, McNeely Elementary, 
and Cambie Secondary). 

Please reply to confirm to have received this email. 

Thank you. 

Peter Thackwray 

1 PLN - 51
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OWNeR AND OCCUPANT~ 
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YOU ARe INVITP:P TO A TTENP . 
l A FU~LIC INFORMATION ME:ETJNG TO FROV!Pe iNFUtj 

LiOCAiioN: 
PATt:< 
tiME: 

CAMJ:SIE! COMMUNITY CENTeR:~ l'tf;Dd CAMI3ll:': ROAI/ 
WePN!i:$i'AY :~!l:f'i~MJ'$~ ~; ;tiJI>? 
7:dtJ f'M 'To f()1'rlli F.M 

f'RB&eNTf? 
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Tel.: <i>d4·$~.&!-$~~i . 
E;t4AJ~:;, A$A'P.@J.~brf:i!A~N;cA 
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September 1D; 2015 

Et:naih~d to: Jtipark@rlchmond.ca 

Mhibee Pari~, Planner 
.City or Richmond 
6911 No. :3 Road 
Richmond, BC V6Y 2C1 

Dear Minhee Park, 

FEEDBACK RE: PROPOSED REZONING OF 11671 & 11691 CAMB'lE ROAD "BURBERRY LANE 
DJiYELOPMENT'. 

( .E!ttended the puhljcin:f6rmationlast night hosted' by l~l¢ qfM;:\:P11 fQr a J)J;opqsaltq te:zonel1671 & 11691 
Carribie Road. I live on Mellis Drive jns~ a few houses dQwn fi•p:tn. this development. I am· exdted•about th~e 
project and feel the proposed 21 tn1it toWnhO.)iSe development wHl greatly improve the former lands. I 
understand the City OCP curi'ently allows townhouse d'evelopm~ilts aloiig Cambie Road so it titakes sense ttl' 
permit rezoning ofthese Ian.ds. · · 

The follovvirig itetns wel'e. ra.ised at the 1'n eeting arid I :believe the city and developer will .addn~ss ~11ese isstt~$· 
as the project progresses t11rohgh the appro>raljconsultatiou procesB: 

" A well lit public walkway fi'om Mellis Drive to Gan1hie Road is c:t great td\'!a. m'ld will h.elp alleY.Jaf.~ 
pedestrian tra'ffic at Bargen.Drive and Camble Road. 

"' . Concetns nver street parkii1g along Melli$ Dtive and .if n.tiin.b~r of visitor parking stalls :p.ropos.ed is. 
suflkient I helieve 12 0fthe21 unit toWnh~u~~$ willha;ve,¢.ndosed double side-by~skle parkib;gand 
anly 9 units will have tartdeltl. parki]1g. Futnt.e. stri;lt<t byla~vs wilL restt:ict 'the convershm of :an,y: 
enclosed p;at'kingspf~Ce intq 4\&elling$pa~e: . · 

"' The. prop9!)ed zqnJng vat'ian(;e p'tes~nted :at the meeting 'Was different than wl1<Jt W<ils note~ in th.e 
haridqut. . .. 

" Consideration will be given to upgrade the pedestr:fan ceo~swt.tlk!iign}ll.i'\tl;l?'t:g~nl)tive 1m.o:Cambil! 
Road by the city. This signal does not \J\n)t·k with C:U:ttenttr&'ffit:'pat.te('rt$. 

" · The proposed archttectural style. of developti'ieht fit? Within the overall. form and character of the 
neighbourhood and pi'oject .;:;cale reds rtght. Th~te will. be further opportunities during the design 
development stqge to <,:oi:hm.ent oitthis fiiither. 

Overall, the proposed development looks proinising and the. developer appeai~s ·to have an. excellent tt_a.cl~. 
re~;tord wit;b deUvi:;ring tntality and slistaJnable prqjects, 1 support this project based on wltat I see tod(:ty a:tid 
lpokfptw~rd to the next ¢ity public me(;ltiJl~. · 

Sincerely, 

lL(?J2.#\ 
Adam Khong 
iJ 7.:20 Mdlis Drive 
Ridnnond, BC V\?X 1M1 

PLN - 54



Park, Minhee 

From: 
Sent: 
To: 
Cc: 
Subject: 

Isabel Humphreys [isabel.humphreys@univarcanada.com] 
Thursday, 10 September 2015 10:49 AM 
Park, Minhee 
isabelha47@gmail.com 
Feedback- Burberry Lane Development 

Concerns regarding the current proposal for "Burberry Lane" development: 

Parking 
Each proposed unit has enclosed parking for two cars, however at least 9 of the units have tandem parking. Tandem 
parking will result in owners seeking a parking alternative- most likely on the street outside- which is Mellis Drive. As 

. you can see in the photo below, the houses on Mellis Drive- which have ample parking with double driveways- are 
now swamped with parked cars from the existing townhouse complex at 11880 Mellis Drive: 

Mellis Drive was never designed for cars parked both sides of the street- it is too narrow. The City installed some "No 
Parking" signs after multiple accidents in the "L" bend. 

The "Burberry Lane" proposal includes 5 visitor spaces. I believe this needs to be increased. 

Thanks for your consideration 

Bryan and Isabel Alexander 
11880 Mellis Drive 
Richmond BCV6X 1M1 
604-273-7962 
Avis: Ce courriel est une communication privee et confidentielle qui est reservee a l'usage exclusif du 
destinataire. Si vous n'etes pas le destinataire vise, veuillez nous en informer immediatement et supprimer et 
detruire toutes copies de ce courriel. La divulgation, la diffusion, la copie ou 1 'utilisation non autorisee des 
informations contenues dans ce document peut constituer une violation des lois et reglements locaux, regionaux, 
provinciaux ou nationaux. Notice: This is a private and confidential communication for the intended recipient 
only. If you are not the intended recipient, immediately notify the sender, and delete and destroy ali copies of 
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TREE PROPOSED 
FOR RETENTION 

LEGEND 

TREE PROPOSED 
FOR REMOVAL 

CANOPY 
PROTECTION ZONE 
(MPZ) 

FENCING DIMENSIONS 
IN METRES 

PROTECTION 
FENCING 

AREA REQUIRING 
ARBORIST SUPERVISION 

Pa.ge7 

SCALED TO FIT 
2.5 o. 5 10 

ALL DISTANCES ARE IN METRES 

S.R.W. PLAN 50584 

NOTES: 
1. SITE LAYOUT 
INFOR~4A TION AND TREE 
SUR'vEY DATA PER 
SUPPUEO DRAWING 

2. REFER TO A TT ACHEO 
TREE PROJECTION 
REPORT FOR 
INFORMA llON CONCERNING 
TREE SPECIES, STEM 
DIAMETER, HEIGHT, 
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City of 
Richmond 

Address: 11671 and 11691 Cambie Road 

Attachment 8 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 14-670471 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9293, the developer is 
required to complete the following: 
1. 2 in road dedication along the entire Cambie frontage. 

2. Consolidation of all the lots into one development parcel. 

3. Registration of a cross-access easement, statutory right-of-way, 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 internal drive-aisle 
in favour of future residential developments to the west to allow future access from the subject property. Language 
should be included.in the SRW document that the City will not be responsible for maintenance or liability within the 
SR W ahd that utility SR W under the drive aisle is not required. · 

4. Registration of a 3.5 metre wide Public Right-of-Passage (PROP) statutory right-of--way along the entire eastern edge 
of the site for access for a pedestrian walkway, including installation of way-finding signage on the subject property. 
The City would assume maintenance and liability for hard surfaces and the owner would assume maintenance and 
liability of soft landscaping. 

5. Submission of a Cpntract 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 located on the neighbouring properties 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. 

6. Registration of a Flood Indemnity Covenant on title. 

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

8. City acceptance of the developer's offer to voluntarily contribute $0.77 per buildable square foot (e.g. $18,685.7) to 
the City's public art fund. 

9. City acceptance of the developer's offer to voluntarily contribute $2.00 per buildable square foot (e.g.$ 48,534.4) to 
the City's affordable housing fund. 

10. Contribution of $23,000 in-lieu of on-site indoor amenity space. 

11; Registration of a legal agreement on title prohibiting the conversion of the tandem parking area into habitable space. 

12. 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. 

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

Cambie Road Frontage Improvements 

a) Along the Cambie Road frontage, a minimum 1.5m wide new concrete sidewalk at the new property line and a 
minimum of 1.5m treed/landscape boulevard 

Intersection ofBargen Drive and Cambie Road 

a) Installation of side street detection and count-down timer 

b) All civil, utility and traffic signal modifications required due to this development are sole responsibility of the 
developer including but not limited to: 
• Traffic pole/base relocations 
• Hydro pole relocation and other utility relocation · 
• Junction box/conduit relocations 
• Associated traffic signal cable/conductors and vehicle detector loops. 
• Signal head additions or modifications 
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• Pavement markings and signage, including yellow truncated dome tactile warning strips 
• Traffic signal modification design drawings (to be identified during the SA process) the design of the 

intersection is to be the T AC standard for intersection design. 

Intersection ofCambie Road and No.5 Road 

a) Contribution of $20,000 related to provision of Accessible Pedestrian Signal (APS) and illuminated street signs 

Mellis Drive Frontage Improvements 

a) Along the Mellis Drive frontage, a minimum 1.5m wide new concrete sidewalk at the new property line and a 
minimum of 1.5m treed/landscape boulevard. Road pavement modification and existing curb alignment works 
may be required to smooth out the roadway near the vicinity of the site. Additional signage and pavement 
marking may be required. 

b) SA should demonstrate two SU9 trucks passing simultaneously in opposing directions, with adequate clearance 
eastbound to northbound on Mellis Drive. 

WaterWorks 

a) Using the OCP Model, there is 144 Lis of water available at a 20 psi residual at the Cambie Road frontage, and 
199 Lis of water available at a 20 psi residual at the Mellis Drive frontage. Based on the proposed development, 
thesite requires a minimum fire flow of 220 Lis. Upgrade to the frontage water main along Mellis Dr and Cambie 
Road may be required. Or alternatively, the developer should submit fire flow calculations signed and sealed by a 
professional engineer based on the Fire Underwriter Survey (FUS) or International Organization for 
Standardization (ISO) to confirm that there is adequate available flow for onsite fire protection without upgrading 
the existing frontage water main. 

b) The two existing water service connections along the Cambie Road frontage are to be disconnected. Site water 
service to tie-in to Mellis Drive. Details to be finalized in the Servicing Agreement designs. 

Stonn Sewer Works 

a) Replace the existing storm manhole SMH2425 (fronting of 11911 Cambie Road) with a 1200mm diameter, and 
upgrade the frontage storm sewer main to 600mm diameter from SMH2425 to another new 1200mm diameter 
manhole at the west PL. Details to be finalized in the Servicing Agreement designs. 

b) Site storm drainage is to be directed towards Cambie Road, and one of the exiting tie-in points at Cambie Road is 
to be utilized for service connection; all other service connections are to be abandoned and/or removed at 
developer's cost. Details to be finalized in the Servicing Agreement designs. 

c) There is a shared IC with 11911 Cambie Road in the SE corner; the developer is required to confirm if 11911 
Cambie Road is utilizing this IC. If yes, cap the west connection at IC and maintain the service to 11911 Cambie 
Road; if no, remove the IC and connections altogether as mentioned in item b. 

Sanitary Sewer Works 

a) No upgrade is required to the sanitary sewer mains. 

b) The existing sanitary ICs and connections in the SROW are to be removed. Site sanitary service to tie-in to a new 
manhole on Mellis Drive at the west property line. Details to be finalized in the Servicing Agreement designs. 

Private Utilities 

a) Developer is responsible for under-grounding of the property's electrical and telecommunication services along 
Cambie Road and Mellis Drive. The developer shall provide private utility companies with the required rights-of
ways for their equipment (e.g. Vista, PMT, LPT, SAC Pad, kiosks, etc.) and/or to accommodate the future under
grounding of the overhead lines. These equipments must be located on private property and not within the City's 
SROWs or Public Rights of Passage and not impact public amenities such as sidewalks, boulevards and bike 
paths. The developer is responsible for coordination with private utility cOJ;npanies. 

General Items 

a) 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, 
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drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may 
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

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

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developeris required to: · 

1. Complete an acoustical and thermal report and recommendations prepared by an appropriate registered professional, 
which demonstrates that the interior noise levels and noise mitigation standards comply with the City's Official 
Community Plan and Noise Bylaw requirements. The standard required for air conditioning systems and their 
alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 5 5-2004 "Thermal 
Environmental Conditions for Human Occupancy" standard and subsequent updates as they may occur. Maximum 
interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

2. 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. 

Prior to Building Permit* Issuance, the developer must complete the following requirements: 
1. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 

Development Permit processes. 

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. 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 Agreeme:ti.t(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, 
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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 

PLN - 60



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 14-670471 Attachment D 

Address: 11671 and 11691 Cambie Road 

Applicant: Interface Architecture Inc. 

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

Existing Proposed 

Owner: 1058460 B.C. Ltd. No Change 

Site Size (m2
): 3,844 m2 3,757.7 m2 (after road dedication) 

Land Uses: Single Family Residential Multi-family Residential 

OCP Designation: Neighbourhood Residential No Change 

Area Plan Designation: Residential No Change 

702 Policy Designation: N/A No Change 

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

Number of Units: 2 20 

Other Designations: N/A No Change 

On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance 
Subdivided Lots 

Floor Area Ratio: Max. 0.6 0.6 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 (Cambie 
Min. 6 m Min. 4.5 m 

Variance 
Road) (m): requested 

Setback- West Side Yard (m): Min. 3m 3.3 m none 

Setback- East Side Yard (m): Min. 3m 6. 7 m none 

Setback- Rear Yard (Mellis 
Min. 6 m Min. 4.5 m 

Variance 
Drive) (m) Requested 

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

Lot Dimensions (m): 
. Width: 50 m Width: 43.3 m Variance 

Depth: 35m Depth: 86.7 m Requested 
Off-street Parking Spaces - 2.0 (R) and 0.2 (V) per 

2 (R) and 0.2 (V) per unit none 
Regular (R) I Visitor (V): unit 

Off-street Parking Spaces- Total: 40 (R) and 4 (V) 40 (R) and 4 (V) none 
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On Future 
I Bylaw Requirement I Proposed I Variance Subdivided Lots 

Max. 50% of proposed 

Tandem Parking Spaces: 
residential spaces in 

20 none 
enclosed garages (40 x 

Max. 50% = 20) 
Max. 50% when 31 or 

Small Car Parking Spaces 
more spaces are 

10 none 
provided on site 

(44 x Max. 50% = 22) 
Min. 2% when 11 or more 

Handicapped Parking Spaces spaces are required 1 none 
(44 x 2% = 1 space) 

Bicycle Parking Spaces- Class 1 1.25 (Class 1) and 1.5 (Class 1) and 0.2 
none I Class 2: 0.2 (Class 2) per unit (Class 2) per unit 

Off-street Parking Spaces- Total: 25 (Class 1) and 4 30 (Class 1) and none 
(Class 2) 4 (Class 2) 

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

Cash-in-lieu none 

Amenity Space- Outdoor: 
Min. 6 m2 x 20 units 

=120m2 154m2 Min. none 

Other: Tree replacement compensation required for removal of bylaw-sized trees. 
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City of 
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RZ 14-670471 
October 5, 2016 Open 
House Notification Area 
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City of 
Richmond 

Address: 11671 and 11691 Cambie Road 

ATTACHMENT I 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 14-670471 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9293, the developer is 
required to complete the following: 
1. Consolidation of all the lots into one development parcel. 

2. Dedicate 2.0 m across the entire Cambie Road frontage. 

3. Registration of a 3.5 m wide Public Right-of-Passage (PROP) statutory right-of-way along the entire eastern edge of 
the site for access for a pedestrian walkway; including installation of way-finding signage on the subject property. 
The City would assume maintenance and liability for hard surfaces and the owner would assume maintenance and 
liability of soft landscaping. 

4. 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 in 
favour of future residential developments to the west to allow future access from the subject property. Language 
should be inch.tded in the SR W document that the City will not be responsible for maintenance or liability within the 
SR W and that utility SR W under the drive aisle is not required. 

5. Registration of a legal agreement on Title ensuring that the only means of vehicle access is to and from Cambie Road; 
with limited turning movement at site access to right-in/right-out only; and that there be no vehicle access to or from 
Mellis Drive. 

6. Registration of a Flood Indemnity Covenant on Title. 

7. Registration of an Aircraft Noise Sensitive Use Restrictive Covenant on Title. 

8. Registration of a legal agreement on Title prohibiting the conversion of the tandem parking area into habitable space. 

9. 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. 

10. 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 located on the neighbouring properties 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. 

11. City acceptance of the developer's offer to voluntarily contribute $0.83 per buildable square foot (e.g. $20, 143.54) to 
the City's Public Art fund. 

12. City acceptance ofthe developer's offer to voluntarily contribute $4.00 per buildable square foot (e.g.$ 97,077.28) to 
the City's affordable housing fund. 

13. Contribution of $21,000 in-lieu of on-site indoor amenity space. 

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

Cambie Road Frontage Improvements 

a) Along the Cambie Road frontage, a minimum 2.0 m wide new concrete sidewalk at the new property line and a 
minimum of 1.5 m treed and landscape boulevard within the remaining width to the existing curb. 

Mellis Drive Frontage Improvements 

a) New 1.5 m concrete sidewalk at property line and a minimum 1.5 m landscaped and treed boulevard to existing 
curb. 
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Public Walkway along the East Property Line 

a) The paved pathway to be 2.5 m with landscaped buffer on either side. 

b) Installation of way-finding signage. 

Intersection of Bargen Drive and Cambie Road 

a) Installation of side street detection and count-down timer. 

b) All civil, utility and traffic signal modifications required due to this development are the sole responsibility of the 
developer including but not limited to: 
• Traffic pole/base relocations and/or new additions if required. 
• Hydro pole relocation and other utility relocation if required. 
• Junction box/conduit relocations and/or new additions if required. 
• Associated traffic signal cables/conductors and vehicle detector loops. 
• Signal head additions or modifications including countdown timer and flasher. 
• Pavement markings and signage. 
• Traffic signal modification design drawings (details to be identified during the SA process). 

Intersection of Cambie Road and No. 5 Road 

a) Contribution of $20,000 related to provision of Accessible Pedestrian Signal (APS) and illuminated street signs. 

WaterWorks 

a) Using the OCP Model, there is 144 L/s of water available at a 20 psi residual at the Cambie Road frontage, and 
199 Lis of water available at a 20 psi residual at the Mellis Drive frontage. Based on the proposed development, 
the site requires a minimum fire flow of 220 Lis. Upgrade to the frontage water main along Mellis Drive and 
Cambie Road may be required. Or alternatively, the developer should submit fire flow calculations signed and 
sealed by a professional engineer based on the Fire Underwriter Survey (PUS) or International Organization for 
Standardization (ISO) to confmn that there is adequate available flow for onsite fire protection without upgrading 
the existi.ng frontage watermain. 

b) The two existing water service connections along the Cambie Road frontage are to be disconnected. Site water 
.service to tie-in to Mellis Drive. Details to be finalized in the Servicing Agreement designs. 

Storm Sewer W arks 

a) Replace the existing storm manhole SMH2425 (fronting of 11911 Cambie Road) with a 1200 mm diameter, and 
upgrade the frontage storm sewer main to 600 mm diameter from SMH2425 to another new 1200 mm diameter 
manhole at the west property line. Details to be finalized in the Servicing Agreement designs. 

b) Site storm drainage is to be directed towards Cambie Road, and one of the exiting tie-in points at Cambie Road is 
to be utilized for service connection; all other service connections are to be abandoned and/or removed at 
developer's cost. Details to be finalized in the Servicing Agreement designs. 

c) There is a shared IC with 11911 Cambie Road in the south-east comer; the developer is required to confirm if 
11911 Cambie Road is utilizing this IC. If yes, cap the west connection at IC and maintain the service to 
11911 Cambie Road; if no, remove the IC and connections altogether as mentioned in item b. 

Sanitary Sewer W arks 

a) No upgrade is required to the sanitary sewer mains. 

b) The existing sanitary ICs and connections in the SROW are to be removed .. Site sanitary service to tie-in to a new 
manhole on Mellis Drive at the west property line. Details to be finalized in the Servicing Agreement designs. 

Private Utilities 

a) Developer is responsible for under-grounding of the property's electrical and telecommunication services along 
Cambie Road and Mellis Drive. The developer shall provide private utility companies with the required 
rights-of-ways for their equipment (e.g. Vista, PMT, LPT, SAC Pad, kiosks, etc.) and/or to accommodate the 
future under-grounding of the overhead lines. These equipments must be located on private property and not 
within the City's SROWs or Public Rights of Passage and not impact public amenities such as sidewalks, 
boulevards and bike paths. The developer is responsible for coordination with private utility companies. 

Initial: __ _ 
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General Items 

a) 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. 

15. 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 an acoustical and thermal report and recommendations prepared by an appropriate registered professional; 

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

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

2. 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. 

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

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

4. 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. 

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 Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9293 (RZ 14-670471) 

11671 and 11691 Cambie Road 

Bylaw 9293 

The Council ofthe 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 artd by designating it "LOW DENSITY TOWNHOUSES (RTL4)". 

P.I.D. 000-527-360 
Lot B Except: Part Subdivided by Plan 83682, Section 25 Block 5 North Range 6 West New 
Westminster District Plan 94 72 

and 

P.I.D. 011-397-781 
Lot A Except: Part Subdivided by Plan 83682, Section 25 Block 5 North Range 6 West 
New Westminster District Plan 9472 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9293". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROVAL 

ADOPTED 

MAYOR 

53 17090 

CORPORATE OFFICER 

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: February 22, 2017 

File: RZ 14-674068 

Re: Application by Matthew Cheng Architect Inc. for Rezoning at 8480 No. 5 Road 
from "Agriculture (AG1 )"to "Assembly (ASY)" 

Staff Recommendation 

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

DB:blg 
Att. 10 

4929297 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Matthew Cheng Architect Inc., on behalf of the Tung Cheng Yuen Buddhist Association, has 
applied to the City of Richmond to rezone the site at 8480 No.5 Road from "Agriculture (AG1)" 
to "Assembly (ASY)" to permit development of a Buddhist temple. The site has been cleared of 
buildings and is currently vacant. A location map and aerial photograph are included in 
Attachment 1. 

Findings of Fact 

Exception from the Agricultural Land Commission (ALC) Act 
The subject site is located within in the Agricultural Land Reserve (ALR). The Agricultural 
Land Commission (ALC) has confirmed (Attachment 2) that because the property was on 
separate Certificate of Title, and was less than two acres in size as of December 21, 1972 when 
the ALR was established, it is not subject to the restrictions on the use of agricultural land 
contained in the Agricultural Land Commission Act and BC Regulation 171/2002 (Agricultural 
Land Reserve Use, Subdivision and Procedure Regulation). No application or approval from the 
ALC is required for this development. 

Project Description 
The subject site is 3,416.7 m2 (36,777.46 ft2

) in area. The proposed temple building will be a 
two-storey building, approximately 1,308.07 m2 (14,080 ft2

) in floor area. The building will 
contain parking on the ground level, a dining hall, offices, a library, and a dormitory containing 
two sleeping units on the main floor; and a worship hall on the top floor. The proposed uses are 
permitted under the "Assembly (ASY)" zone. 

Attachment 3 shows a building elevation plan which fully meets the ASY zone with no variances 
and 12m (39.37 ft.) in height. This plan set represents the subject of this Rezoning Application. 

Attachment 4 shows a modified building elevation which would exceed the existing ASY zone's 
12m (39.4 ft.) maximum height regulation by approximately 2.09 m (6.86 ft.). The modification 
would be to accommodate a distinctive roof peak that is more in keeping with traditional Chinese 
temple architecture. A separate Development Variance Permit (DVP) will be required if the 
applicant wishes to pursue a variance to the height of the building. A discussion of the issues 
related to a DVP are discussed more fully later in this report. 

A Development Application Data Sheet providing details about the development proposal is 
contained in Attachment 5. 

Surrounding Development 

North: 

4929297 

A property owned by the Shia Muslim Community of BC; at 
8320 No. 5 Road on a split- zoned site; "Assembly (ASY)" on the 
westerly 110 m and "Agriculture (AG 1 )" on the eastern portion, and 
located within the ALR and the No.5 Road Backlands Policy area. 
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East and South: 

West: 

- 3 -

A property owned by the Shia Muslim Community of BC; at 
8580 No. 5 Road on a split-zoned site, "Assembly (ASY)" on the westerly 
one-third ofthe property (approximately 1.3 ha) and "Agriculture (AGl)" 
on the eastern portion. The site is located within the ALR and the No. 5 
Road Backlands Policy area. 

Directly across No. 5 Road; at 8451 No. 5 Road, is a split-zoned property 
with "Roadside Stand (CR)" on the front portion and "Agriculture (AG 1 )" 
on the back portion. The property is located within the ALR, but is not 
located within the No.5 Road Backlands Policy area. 

Related Policies & Studies 

2041 Official Community Plan/No. 5 Road Backlands Policy 

The site is designated "Community Institutional" in the 2041 Official Community Plan (OCP) 
and "Agriculture, Institutional and Public" in the East Richmond McLennan Sub-Area Plan. The 
proposed development complies with the existing OCP and the Sub-Area Plan land use 
designation (Attachment 6). 

As the entire site is designated "Community Institutional" in the OCP and it is entirely located 
within 110m ofNo. 5 Road; the area designated for institutional uses; the applicant is not 
required to farm the site. 

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 plain covenant on Title is 
required prior to final adoption ofthe rezoning bylaw. 

Public Consultation 

A rezoning sign has been installed on the subject property. Staff received two inquiries from the 
public regarding the application in response to the placement of the rezoning sign on the 
property. One e-mail was received from a member of the public who wanted to obtain more 
information about the application; the inquirer did not raise any specific concerns. 

The other inquiry was from Shia Muslim Community of BC; which owns immediately 
neighbouring sites at 8320 No.5 Road (to the north) and 8580 No. 5 Road (to the south and east). 
The Muslim congregation submitted written comments on May 5, 2016, to express concerns that 
the height and massing of the building that was originally proposed for the site is out of character 
with the existing streetscape (Attachment 7). The Buddhist Association's original proposal was 
for a building that was approximately 6 m (19.68 ft.) over the 12m maximum height allowed 
under the AS Y zoning. 

In response to the concerns raised, the applicant made extensive revisions to their plans; reducing 
the overall height of the building, altering the shape of the roof peak to reduce the extent of the 
area requiring a height variance; and moving the building northward and closer to No. 5 Road
effectively moving further away from the adjacent Muslim building. 
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A revised plan indicating a building of approximately 14.09 m ( 46.23 ft.) in height was 
forwarded to the Shia Muslim Community for review and comment on December 20, 2016 and a 
follow up meeting between staff and representatives of the Shia Muslim Community took place 
on January 11, 2017. The Muslim representatives were appreciative ofthe changes, but did ask 
whether the building height could be reduced further, or that the building be moved to the north. 
Having reviewed the request, the applicant determined that neither option was possible without 
significant implications and they have requested the application to proceed. Staff have kept the 
Muslim Community apprised ofthis. 

Should the Planning Committee endorse the rezoning 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. A separate application will be required 
to address any variance to the building height. As shown in Attachment 3 the Architect has 
provided plans showing the ability for the site to be developed in accordance with the ASY zone. 

Staff have reviewed the proposed zoning amendments, with respect to the Local Government Act 
and the City's OCP Consultation Policy No. 5043 requirements, and recommend that this report 
does not require referral to external stakeholders. 

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

Agricultural Advisory Committee (AAC) 

The AAC reviewed the application at its meeting held on February 4, 2016, and passed the 
following motion. 

That the rezoning application at 8480 No. 5 Road be supported as presented. 
Carried Unanimously 

The minutes of the meeting are included in Attachment 8. 

Analysis 

Vehicular Access and Parking 

Vehicle access is provided by a single driveway access from No.5 Road at the southwest corner 
of the property. At grade parking is provided along the perimeter of three sides of the site, 
located away from No. 5 Road. 

The applicant has provided a parking study prepared by a transportation consultant to assess the 
parking needs of the site. The report notes that the proposed temple is expected to have very 
little activity on weekdays, and the proposed parking spaces to be provided can accommodate the 
estimated parking demand during weekly peak attendance period and special events. The 
applicant has also obtained a letter from the neighbour at 8600 No. 5 Road (India Cultural 
Centre) permitting the proposed temple to use four parking spaces located at 8600 No.5 Road in 
case overflow parking is required during high attendance events. 
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The proposal will provide 75 parking spaces including two handicapped spaces. One medium 
sized loading stall is also provided in the northeast corner of the property. The provided parking 
fully meets the required amount of parking under the "Assembly (ASY)" zone. 

Transportation staff reviewed the proposed driveway and parking configuration and have no 
concerns. 

Site Layout and Design 

The temple building is proposed to be located with its main entrance fronting onto No. 5 Road 
and parking located along the sides and rear of the site. The building will be setback from the 
front property line by approximately 7.7 m allowing for a landscaped area along No.5 Road. 
The perimeter of the site will be landscaped with various trees and shrubs, providing a visual 
relief from the adjacent properties. Permeable pavers are used for all the parking spaces adjacent 
to the property boundaries. 

The building's design will be reflective of a traditional Buddhist architectural style incorporating 
symmetry, various traditional ornamental features, and a modified version of the traditional 
Chinese temple roof design. Handicapped parking stalls are located near the front entrance and 
near an elevator for individuals who may require assistance to enter the building. 

Anticipated Variance 
As noted at the beginning of this report, Attachment 3 shows a building elevation plan which 
fully meets the ASY zone with a 12m (39.37 ft.) in building height and no variances. 
Attachment 4 shows a modified building design with a building height of 14.09 m (46.22 ft.) that 
exceeds the existing ASY zone's maximum height regulation by 2.09 m (6.86 ft.). 

The applicant has indicated that the taller building design illustrated in Attachment 4 is their 
strong preference as it accommodates a ceremonial roof peak design that is more reflective of 
traditional Buddhist temple architecture. Staff have made the applicant aware of concerns raised 
by the adjacent property owners and indicated that they would need to work with their 
neighbours if they wish to pursue a variance to the height of the building. Staff note that the 
applicant has made significant modifications to the site plan and reductions to their building 
design in response to the concerns raised. 

Should the applicant wish to pursue the taller building design in Attachment 4 a separate 
Development Variance Permit application that will need to be considered by the Development 
Permit Panel on its own merits and by Council for issuance. Staff will again encourage the 
applicant to work with the neighbours to address their concerns as part of that application. 

Tree Retention and Replacement 

The applicant has submitted a Certified Arborist Report; which identifies on-site and off-site tree 
species, assesses their condition, and provides recommendations on tree retention and removal in 
relation to the proposed development. The Report identifies 10 trees located on City property, 
14 trees located on the subject site, 14 jointly-owned trees with 8580 No.5 Road, one 
jointly-owned tree with 8320 No. 5 Road, 11 trees located on the neighbouring property to the 

4929297 PLN - 78



February 22, 2017 - 6 -

north at 8320 No. 5 Road, and eight trees located on the neighbouring property to the south at 
8580 No. 5 Road. 

The City's Tree Preservation Coordinator and Parks Department Arborist have reviewed the 
report, conducted visual tree assessments and provide the following comments; which are 
consistent with the Arborist Report submitted: 

• 14 on-site trees (Tag #1, 2, 4, 5, 6, 7, 10, 23, 25, 30, 34, 35, 36 and 37) to be removed due 
to poor condition. 

• 14 jointly-owned trees (Tag #9, 11, 12, 13, 14, 16, 20, 21, 22, 24, 26, 27, 28 and 29) to be 
removed due to poor condition. The applicant has obtained a letter from the neighbour at 
8580 No. 5 Road authorizing the removal of these jointly-owned trees. 

• Six off-site trees (Tag #15, 17, 18, 19, 31 and 32); located on the neighbour's site at 
8580 No.5 Road to be removed due to poor condition. The applicant has obtained a 
letter from the neighbour at 8580 No.5 Road authorizing the removal of these trees. 

• 11 off-site trees (Tag# NT4, NT5, NT6, NT7, NT8, NT9, NT10, NT11, NT12, NT13 and 
NT14) located at 8320 No. 5 Road and one jointly-owned tree (Tag #33) to be protected. 

• There are 10 City-owned trees adjacent to the site. Nine City-owned trees (Tag # 8, 
NT15, NT 16, NT17, NT18, NT19, NT20, NT21 and NT22) to be removed due to poor 
condition and one City-owned tree (Tag #NT1) to be protected. Tag #8 is only a stump, 
so no compensation is necessary. 

• Provide tree protection as per City of Richmond Tree Protection Information Bulletin 
Tree-03. 

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

Tree Replacement 

The applicant wishes to remove 14 on-site trees (Trees# Tag #1, 2, 4, 5, 6, 7, 10, 23, 25, 30, 34, 
35, 36 and 37) and 14 jointly-owned trees (Tag #9, 11, 12, 13, 14, 16, 20, 21, 22, 24, 26, 27, 28 
and 29). The 2:1 replacement ratio would require a total of 56 replacement trees. The applicant 
has agreed to plant a total of 58 trees. The required replacement trees are to be of the following 
minimum sizes, based on the size of the trees being removed as per Tree Protection Bylaw 
No. 8057. 

DBH ofTree Cut I No. of Trees 

I 
No. of 

I 
Minimum Height of 

I 
Minimum Caliper of 

or Removed Removed Replacement Coniferous Deciduous 
Trees (2 for 1) Replacement Tree Replacement Tree 

20-30 em 9 18 3.5 m 6 em 

30-40 em 10 20 4m Scm 

40-50 em 3 6 5m 9cm 

50-60 em 4 8 5.5 m 10 em 

60 em+ 2 4 6m 11 em 

For the removal of the eight City-owned trees, the Parks Department requires the applicant to 
contribute to the City's Tree Compensation Fund in the total amount of$4,550; which must be 
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secured prior to adoption of the rezoning bylaw. As part of the required Servicing Agreement 
for frontage works, the applicant will also be required to provide trees in the City boulevard. 

The preliminary landscape plan submitted with the rezoning application shows 58 replacement 
trees will be planted on-site. To ensure that a minimum of 56 replacement trees are planted at 
construction stage and maintained, the applicant is required to submit a Final Landscape Plan; 
showing at least 56 replacement trees prior to final adoption of the rezoning bylaw. The security 
for the replacement trees to be planted must be included as part of the overall cost estimate of the 
landscape security; which must be submitted with the Final Landscape Plan. 

Tree Protection 

Thirteen trees on neighbouring properties or on adjacent City lands are to be retained and 
protected. The applicant has submitted a tree protection plan showing the trees to be retained 
and the measures taken to protect them during development stage (Attachment 9). 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, 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. 

• Prior to demolition of the existing dwelling on the subject site, 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 Tree Protection Information Bulletin Tree-03 prior to 
any works being conducted on-site, and remain in place until construction and landscaping 
on-site is completed. 

• To ensure successful retention ofthe 11 off-site trees located on the neighbouring property at 
8320 No. 5 Road and one jointly owned tree, the preliminary drawings show the 
recommended minimum 4 m tree protection zone. 

• To ensure successful retention of the one off-site tree on the City boulevard, the applicant is 
required to provide Tree Survival Security in the amount of $1,300. The security will not be 
released until an acceptable impact assessment report is submitted and a landscaping 
inspection has been passed by City staff. 

Environmentally Sensitive Area 

The property has a small (approximately 25m2
) Environmentally Sensitive Area (ESA) 

designation along the north and west property lines, which covers trees on the adjacent property 
to the north. This area is not be impacted by the proposed development and an ESA 
Development Permit (DP) will not be required. Additional trees will be planted on the subject 
site to enhance and buffer the ESA as part of the proposed development. The proposed site plan 
also incorporates a tree protection zone setback for parking along the northern property boundary 
to minimize any potential impacts to the trees on the adjacent property. 
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Site Servicing and Frontage Improvements 

Prior to issuance of a Building Permit, the applicant will be required to secure the design and 
construction of off-site improvements along No.5 Road through a Servicing Agreement, as 
stated in Attachment 10. The required works include: 

• The design and construction of a 1.5 m wide treed and grassed boulevard and a new 
1.5 m wide concrete sidewalk along No. 5 Road. 

• Installation of a new water connection complete with meter and meter box. 
• Upgrading of approximately 75 m ofrouting storm sewer. 
• Relocation of an existing storm inspection chamber on the west property boundary. 
• Installation of new sanitary service connections and inspection chambers along the. 

frontage. 
• Assessment of roadway lighting and recommendations for lighting upgrades, etc. 

Financial Impact and 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 proposal at 8480 No.5 Road is consistent with the 2041 OCP policies that permit 
community institutional uses on the subject site. The applicant has made significant 
modifications to their original site and design plans in order to address concerns raised by the 
Shia Muslim Community Association representatives as owners of the adjacent property to the 
south. 

Based on the submission to date, staff recommend that Zoning Bylaw 8500, Amendment 
Bylaw 9537, to rezone 8480 No.5 Road from "Agriculture (AG 1)" to "Assembly (ASY)" to 
permit development of a Buddhist temple, be introduced and given first reading. 

Staff note that the proponents will need to make a separate Development Variance Permit 
application should they wish to pursue the proposed height variance as shown in their rezoning 
plans submission. 

Jf 
David Brownlee 
Planner 2 
(604-276-4200) 

DB:blg 
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Attachment 1: Location Map 
Attachment 2: Agricultural Land Commission Act Exemption 
Attachment 3: Conceptual Development Plans (Responds to "Assembly (ASY)" 
Attachment 4: Conceptual Development Plans with a Height Variance 
Attachment 5: Development Application Data Sheet 
Attachment 6: East Richmond McLennan Sub-Area Plan Land Use Map 
Attachment 7: Written Comments from the Shia Muslim Community ofBC 
Attachment 8: Excerpt from February 4, 2016 Agricultural Advisory Committee Meeting 

Minutes 
Attachment 9: Tree Retention Plan 
Attachment 10: Rezoning Considerations 
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January 14, 2015 

Minhee Park, Planner 
City of Richmond 

DELIVERED BY ELECTRONIC MAIL 

Dear Ms. Park: 

RE: 8480 No. 5 Road, Richmond 

i ,~> ATTACHMENT 2 
A~~'--ulturu! Land Commu>sion 
133-4940 Canada Way 
Burnaby, British Columbia V5G 4K6 
Tel: 604 660-7000 
Fox: 604 660.7033 
www.alc.gov.bc.co 

This letter is further to correspondence, received by electronic mail on January 14, 2015, from 
you. The purpose of your correspondence was to confirm that the property is not subject to 
either the Agricultural Land Commission Act or BC Regulation 171/2002 (Agricultural Land 
Reserve Use, Subdivision and Procedure Regulation) as per s. 23(1) of the Agricultural Land 
Commission Act which reads: 

Exceptions 
23(1) Restrictions on the use of agricultural land do not apply to land that, on 

December 21, 1972, was, by separate certificate of title issued under the 
Land Registry Act, R. S. B. C. 1960, c. 208, less than 2 acres in area. 

Based on the information provided, the Agricultural Land Commission (the "ALC") has 
ascertained the following facts: 

1. The property is legally described as: 
PID: 009-177-884 
Lot 14, Section 19, Block 4 North, Range 5 West, New Westminster District, Plan 29706; 

2. The subdivision plan (Plan 29706) which created the property was deposited at the New 
Westminster Land Registry Office on July 15, 1966; 

3. Certificate of Title No. 583213E existed from July 15, 1966 until cancelled on March 16, 
1973. During this period of time the property was the only property identified on said 
Certificate of Title No. 583213E; and 

4. The property is approximately 0.85 acres in size. 

Given the above, the ALC confirms that the restrictions on the use of agricultural land contained 
in the Agricultural Land Commission Act and BC Regulation 171/2002 (Agricultural Land 
Reserve Use, Subdivision and Procedure Regulation) do not apply to the property; however, the 
property remains in the Agricultural Land Reserve. 

Further correspondence with respect to this letter is to be directed to Eamonn Watson 
(Eamonn.Watson@gov.bc.ca). 

Yours truly, 

PROVINCIAL AGRICULTURAL LAND COMMISSION 

~ 
Per: c___ _________ _ 
Brian Underhill, Deputy Chief Executive Officer 

cc: Fred Ngan, 22- 5729 West Boulevard, Vancouver, BC V6M 3W8 

851 00-03·-20 15-MVRD-TungChengYuenBuddhistAssociation 

PLN - 85



I 

P
R

O
JE

C
T

 D
A

T
A

 

lA
D

 D
R

E
S

S
 

L
E

G
A

L
 O

E
S

C
R

IT
P

T
IO

N
 

P
ID

 

S
IT

E
 A

R
E

A
 

lA
N

D
 U

S
E

 

O
C

P
 D

E
S

IG
N

A
T

IO
N

 

Z
O

N
IN

G
 

F
L

O
O

R
 A

R
E

A
 R

A
T

IO
 (

F
A

R
) 

F
L

O
O

R
 A

R
E

A
. T

O
T

A
L

 

L
O

T
 C

O
V

E
R

A
G

E
 R

A
T

IO
 

L
O

T
 C

O
V

E
R

A
G

E
 

S
E

T
B

A
C

K
-F

R
O

N
T

 Y
A

R
D

 

S
E

T
B

A
C

K
-S

ID
E

 Y
A

R
D

 (
N

O
R

T
H

) 

S
E

T
B

A
C

K
-S

ID
E

 Y
A

R
D

 (
S

O
U

T
H

) 

S
E

T
B

A
C

K
-R

E
A

R
 Y

A
R

D
 

H
E

IG
H

T
 

(P
R

E
F

E
R

R
E

D
 H

E
IG

H
T

) 

L
O

T
S

lZ
E

 
O

F
F

-S
T

R
E

E
T

 P
A

R
K

IN
G

 T
O

T
A

L
 

~~
~~

:;
~~

~ ~
::
~;
~O
TA
L)
 

O
F

F
 S

T
R

E
E

T
 L

O
A

D
IN

G
 

-· 
·-

-.
 -·

--
· 

E
X

IS
T

IN
G

 
P

R
O

P
O

S
E

D
 

M
E

T
R

IC
 (

M
IS

M
) 

IM
P

E
R

IA
L 

(F
/S

F
) 

M
E

TR
IC

 (
M

IS
M

) 
IM

P
E

R
IA

L 
(F

/S
F

) 
84

80
 N

0
.5

 R
O

A
D

 
J 

6
4

8
0

 N
0

.5
 R

O
A

D
 

S
U

R
V

E
Y

 P
L

A
N

 O
F

 L
O

T
 1

4,
 S

E
C

T
IO

N
 1

9.
 B

L
O

C
K

4
 N

O
R

T
H

, 
R

A
N

G
E

 5
W

E
S

T
, 

N
E

W
 

W
E

S
TM

IN
S

TE
R

 D
IS

TR
IC

T,
 P

LA
N

 2
9

7
0

6
 

0
0

9
-1

7
7

-8
6

4
 

3
.4

1
6

.7
 

I 
3

6
,7

7
7

.4
6

 

S
IN

G
L

E
 F

A
M

IL
Y

 H
O

U
S

E
 &

 A
G

R
IC

U
L

T
U

R
E

 

R
E

S
ID

E
N

T
IA

L 
&

 A
G

R
IC

U
L

T
U

R
E

 

A
G

1 

R
E

Q
U

IR
E

D
 I 

A
L

L
O

W
E

D
 

M
t:

 l 
K

l\
,;

 (
M

I1
.5

M
J 

IM
I"

't:
K

IA
L

.(
t'/

1.
5t

'J
 

0.
5 

1,
7

0
8

.3
7 

1
8

.3
8

8
.7

3
 

0
.3

5
 

1
,1

9
5

.8
6

 
12

87
2.

11
 

6 
1

9.
6

9
 

7.
5 

24
.6

1 

7.
5 

24
.6

1 

7.
5 

24
.6

1 

12
 

3
9.

3
7

 

3
,4

1
6.

7 
3

6
,7

77
.4

6
 

74
.9

6 

1
.5

0
 

1 
M

E
D

IU
M

 S
IZ

E
 

-·
-

3
.4

1
6

.7
 

1 
3

6
,m

A
s
 

A
S

S
E

M
B

L
Y

 

A
S

Y
 

A
S

Y
 

P
R

O
P

O
S

E
D

 

M
t:

 I 
K

l(.
.; 

(M
I1

.5
M

J 
IM

I"
't

:K
IA

L
{t

'/
1.

5t
'J 

0
.3

6
 

1
,3

0
8.

0
7

 
1

4
,0

8
0

.0
0 

0.
1

9
 

65
4.

04
 

70
40

 
7

.7
7 

2
5

.4
9

 
9

. 0
B

 
2

9
.7

9
 

17
.9

5
 

58
.9

0 

1 8
.5

8
 

6
0

.9
7

 

2
1

.4
9

 
7

0
.5

1 

20
.2

4 
6

6
.4

0
 

12
 

3
9.

3
7

 

(1
4

.1
) 

{4
6

.2
6

) 

3
, 4

1
6

.7
 

3e
.m

.4
6

 

75
 

2 
1 

M
E

D
IU

M
 S

IZ
E

 

JI
-G

O
N

G
 B

U
D

D
H

IS
T

 T
E

M
P

L
E

 
84

80
 N

0
.5

 R
O

A
D

, 
R

IC
H

M
O

N
D

 B
.C

. 
JA

N
U

A
R

Y
 3

0,
 2

01
7 

IS
S

U
E

D
 F

O
R

 P
L

A
N

N
IN

G
 C

O
M

M
IT

T
E

E
 

~
-

S
he

et
 l

is
t 

S
hW

tN
U

fT
lb

er
 I 

S
h

au
l 

N
am

e 

AO
O

O
 

C
O

V
E

R
 P

A
G

E
 

A
10

1 
S

IT
E

P
LA

N
 

A
10

1a
 

C
O

N
T

E
X

T
 P

LA
N

 
A

10
1b

 
C

O
N

T
E

X
T

 S
H

A
D

O
W

 S
T

U
D

Y
 

A
10

1
c 

S
T

R
E

E
T

S
C

A
P

E
S

 
A

10
1d

 
T

U
R

C
K

 T
U

R
N

IN
G

 R
A

D
IU

S
 P

LA
N

 
A

10
2 

G
R

A
D

E
 F

LO
O

R
 P

LA
N

 
A

10
3 

M
A

IN
 F

LO
O

R
 P

LA
N

 
A

10
4 

U
P

P
E

R
 F

LO
O

R
 P

LA
N

 
A

 lO
S 

P
A

R
K

IN
G

 C
A

L
C

U
LA

T
IO

N
 O

V
E

R
LA

Y
 

A
10

6 
F

L
O

O
R

A
R

E
A

O
V

E
R

LA
Y

 
A

10
7 

V
V

E
S

T 
&

 E
A

S
T

 E
LE

V
A

T
IO

N
S

 
A

10
6 

N
O

R
T

H
 &

 S
O

U
T

H
 E

LE
V

A
T

IO
N

 

A
10

9 
S

E
C

T
IO

N
S

 
A

D
D

1 
A

D
D

E
N

D
U

M
 1

4,
1

M
 V

V
E

S
T 

&
 E

A
S

T
 E

LE
V

A
T

IO
N

S
 

A
D

D
2 

A
D

D
E

N
D

U
M

 1
4,

1
M

 N
O

R
T

H
 &

S
O

U
T

H
 E

LE
V

A
T

IO
N

S
 

A
D

0
3

 
F

LO
O

R
 A

R
E

A
 O

V
E

R
LA

Y
 R

O
O

F
 

A
D

 O
il 

A
D

D
E

N
D

U
M

 H
E

IG
H

T
 C

O
M

P
A

R
IS

O
N

 {
W

E
S

T
 E

LE
V

AT
IO

N
S

) 
A

D
D

S
 

A
D

D
E

N
D

U
M

 H
E

IG
H

T
 C

O
M

P
A

R
IS

O
N

 (
S

O
U

T
H

 E
LE

V
A

T
IO

N
S

) 
L1

 
LA

N
D

S
C

A
P

E
 P

LA
N

 
l2

 
S

H
R

U
B

 P
LA

N
 

L3
 

E
X

IS
T

IN
G

 T
R

E
E

 M
A

N
A

G
E

M
E

N
T

 P
LA

N
 

m
 

M
A

T
T

H
E

W
 C

H
E

N
G

 
A

R
C

H
IT

E
C

T
 IN

C
. 

U
ni

t:
:o

2
· 

67
0E

V
A

N
SA

\'E
N

U
E

 
V

A
N

C
O

II
V

E
R.

 D
C 

V
liA

 2
1~

9 

T
r1

.(
~)

73
l.

.J
I:

P.
I
/
F
o.

~{
60
4)

73
l~
1'
!0
8 

c
~1

:(
60

~1
(;

49
..

()
66

9/
Em

ai
l

: m
>l

lh
<w

@n
>.

~L
<:

~ 

Ti
li

50
R.
\\
1,
"l
:'
t"
;~
n
i
S
T
N
O
T
B
£
S
C
A
U
D

. 
TH

E 
G
E
N
E
I
W
.

CQ
~·
>J
R
A
C
I
Q
I
.

:i
i!
AI
.L
I"
EI
UF
YA
!.
.
l
 

P
IJ

II
£N

Sl
O

N
S

A
.'o

D
LE

\"
k1

.5
P

R
IC

li.
T

O
 

C
'a

i!
M

I'N
fD

!E
r.

"T
T

O
\\

"f
fi

K
.A

I.
L

E
R

J\
O

IS
A

.'I
D

 
Q

o!
t!I

S
IO

N
S

:il
lA

I.l
.B

E
R

E
I'C

R
!E

P
IJ

IU
..I

lD
L'

I!E
LY

 
TO

U
Jf

A
A

C
II

Ill
lC

T.
C

C
M

"R
IG

H
TR

.E
SE

R
I"

EP
. 

U
II

S
PL

A
N

.-I
.."

liD
ES

IG
N

A
R

EA
N

PA
TA

I.L
ID

IE
S 

RE
M

A
IN

Ti
lE

EX
C!

.U
S!

\"
E

I'R
C

fE
R

T
Y

C
F 

~
L
-
\
T
l
H
E
W
C
H
£
N
G
A
R
C
l
l
ll

ll
C
T
J:

-i
C.

AN
P
~
l
~l
" 

N
O

T
aE

U
SE

D
O

R
R

E
J'R

C
V

IJ
C

ID
W

IT
H

O
O

T
PR

Jm
 

'
l
'
t
'
R
I
T
l
E
N
I
X
'
:
'
~
 

Pr
oj
oc
11
l~

• 
• 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

C
O

V
E

R
 P

A
G

E
 

Dr
ow

n: 
R

K
 

>
 

Cf
tt

do
.•
~'
M
C
 

...
...

...
, 

_
_

_
_

 ;;: 
l't

o
j•

c!
N

om
bo

r.
 

'(
"
'
)
 

~
,g

.
No

; 
l:r

: 

A
00

02
:: 

--
-tn

 
~
-
-
-

-----
-'---

----
--
-

--
--
~
 

L4
 

LA
N

D
S

C
A

P
E

 S
P

E
C

IF
IC

A
IT

O
N

S
 

L PLN - 86



,A
 

~-
_f

~?
;,

::
;~

:~
: 

;( 
\\~

~;~
~ 

..... · ~>~
1~~~

:~,:
: 

! 
r 

t~
\ 

'~
-·

) 

X
 

} 

-
~
 

\

• 
L

A
N

D
S

C
A

P
E

 
-J.

 
A

R
E

A
 

5.
46

' 
/1

.6
7

 m
 

0 

24
.6

0'
 /

7
.5

0
m

 

P
A

V
E

D
 D

R
IV

E
W

A
Y

 

58
.8

8'
 1

1
7

.9
5

m
 

P
R

<;
JP

O
S

E
D

 S
ID

E
 Y

A
R

D
 (

N
O

R
T

H
) 

X
 

5.
72

' 
/1

.7
4

 m
 

~
 

E·l
 ~ ~ ~ ~ 
m

 
g 

~ ~
 

X
 

r P
A

V
E

D
 D

R
IV

E
W

A
Y

_
) 

~ ~
 ~ 

'~ o
ccl

:n 
1

1
0

.0
0

'1
3

3
.5

3
m

 

·P
A

V
E

D
 W

A
Z

X
W

A
Y

· 

8
4

8
0

 N
0

.5
 R

O
A

D
 

36
77

7.
46

 S
F

 /
3

4
1

6
.7

 m
' 

X
 

' ~
?
 

B
i
l
l
§
!
~
~
 

o:
_(

~ 

X
 

6.
96

' 
/2

.1
2

 m
 

__
."'

:.-
---

0 

~
 

x7~
,i·

···
···

·\ 
~~
{ 

\ 
i 

,
,
'
}
'
~
~
 

M
A

T
IH

E
W

 C
H

E
N

G
 

'A
R

C
H

IT
E

C
T

 I
N

C
 

·-
~V
M.
21
ll
-i
TO
 E\

'A
.'
\I
SA
\"
&.
~1
£ 

ri
'\

'~
CU

!-
J\

Ei
tl

K'
V6

A2
K_

'I
 

/T
d

 (
60

4J
 .. 1

31
-3

02
1/

F>
-"

< 
(6

1)
4)

73
1-

JO
O~

 

.-·~·
 

~
-
f
x
 'J

, 
C

d(
:T

I>
49

-0
!Y

i9
1E

nr
.,J

n,
.ll

l"
'"'

lij
11

'""
i"

" 

··
-:

:~
:~

ai
~~

~~
*:

~~
 

··-
... 

~
~
~
~
1
~
~
~
-
l
.
~
~
:
:
y
 

··
ru

n
!E

A
A

O
II

T
E

C
T

 O
JP

\'R
lG

H
T

R
E

.'i
liR

V
ID

 
'r
li

\s
Jt

AN
,u

JD
!}

ES
IG
~A

RE
A.

\'
OA
T;

\L
LT

IM
ES
 

.
·
-
~
T
l
l
E
E
X
c
t
U
S
I
I
'
E
P
R
O
!
'
f
.
R
n
·
O
f
 

:;-.
, 
~t
~~
%~
":
:'
m'
i:
'i
~~
 

x, 

::
:/

 \/ 

. .:x
·:· 

ic}
' 

(
j 

Pro
)o<

!~O
i 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

_;-
: 

·-,
' .. 

;
-
-
~
 

··_
.st

. .
. l'l

!6e
 

S
IT

E
 P

LA
N

 

··-
---

-.:
--

----~
·.:~~

-
0~

 R
K

 
''-.

." 
·-._

 .. ::·
-. 

(•
 

~-
<~
<~

MC
 

O
w

;!.
 N

o.
 

A
10

1 

PLN - 87



0 C
l ~ a: ll
)
 

ci
 

z 

I (i
) 
~
~
 ,~

.·
~~

0 
N

0
.5

 R
O

A
D

 S
IT

E
 P

LA
N

 

9 

I I I I 

I I 

/1
.5

9
m

 

-·
~~

 ll
l T

 ll 
r-rT

TT
T 

~
 

__ [~
§ J

 II 
J I

ll 
Il

l 

3.
51

' 
/1

.0
7

 m
 

/ 
L

_
-_

_
 

I


I 7.
74

' 
/2

.3
6

 m
 

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

l 
~ 

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

\i'
f 

-·-
-··

-1'
~<-

---
-·-

~kj
_i-

; 

M
A

 T
rn

E
W

 C
H

E
N

G
 

A
R

C
H

IT
E

C
T

 I
N

C
. 

U
nS

D
ltA

W
JN

<H
.J

U
ST

l>
'O

T
!I

E
SC

A
L

E
O

 
T

iff
. 

fo
EN

F.
R

A
LC

O
N

'IR
A

C
TO

R
liH

A
Lt

\"
ER

IF
Y

A
L!

. 
D

!M
E

N
S

!O
N

S
.\

l<
P

L
E

\'a
S

I'I
U

O
!lT

O
 

C
'IJ

M
M

E
N

(E
.!

D
.'T

T
O

W
O

R
K

 
A

L
L

E
lt

R
O

R
S

A
M

! 
Q
l
.
U
S
:
>
J
O
)
I
~
S
!
!
A
U
.
.
B
E
R
E
!
'
O
!
I
.
1
E
D
I
M
M
E
D
l
i
i
1
F
l
.
Y
 

T
O

ll
lE

.'I
.R

a!
IT

E
rf

.C
U

I'Y
R

JG
H

T
II

E
S

E
R

\"
E

D
 

TI
U

SI
'L

A
N

.\N
D

PE
S!

G
N

A
A

EA
N

O
A

TA
!L

T!
M

ES
 

I!
EM

A
!N

lH
EE

.'\
d.

.U
S!

II
EI

'R
O

F'
ER

W
O

f 
~
L
\
T
U
I
E
W
C
H
E
N
G
A
R
O
i
t
T
E
C
T
l
N
C
 A

ND
 M

A
l' 

N
O

T
B

E
U

SI
D

<l
R

R
E

!'R
O

O
IJ

C
'E

D
w

m
i<

V
T

PR
JO

O
. 

ll
ll

U
T

IE
N

C
O

N
S

E
:l

'll
 

8
4

8
0

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

C
O

N
T

E
X

T
 P

LA
N

 

D
m

•n
 

R
K

 

C
II

O
<

k
od

M
C

 

1
"=

2
0

'-
0

" 

~~~
;.:

17 
A

10
1a

 

PLN - 88



I L
 

(1
) ~

~
!
_
E

1~~
~A
T!
DN
 C

NO
.S

 R
O

A
D

) 

r.
, 

R
ao

fP
el

!h
(l

lM
L

_ 
_ 

~
!
1
3
.
7
6
m
 
-
-
-
-
-
-

==
==

-= 
--

--
-

~ 
i:~

~~~
f6~

}rm
-

f;ll
iiHl

ftj,
i·~·

 ~·~
?· 

, ··.
··,>,

·c"'-
·"'·~

 ifi
AU

 

64
80

 &
 8

58
0 

N
0

.5
 R

O
A

D
 S

O
U

T
H

 

@)
:~
.~
AT
!~
~ 

r.
. 
P
E
~
 O

F
 M

IN
 A

B
E

L
._

 
.:

:.
T

79
.1

2'
 /

2
4

.1
2

m
 

,-._
__

_.E
__

EA
,!$

 O
F

 M
IN

A
.B

_E
I_

__
_ 

'-
~"

79
.1

2'
 

f2
4

.1
2

m
 

~
 ~
1~

~q
~8

~~
M!

 ~
 

~
 

_
_

_
/ 

..
..

 
. .

. 
m

 

P
E

A
K

 O
F

 S
ID

E
 

-3
5.

93
'/

10
~~

 

--
--

--
a:
3D

'?
z~
~ 

P
E

A
K

 O
F

 S
ID

E
 

3
s
:
w
7
1
~
~
 

".
,;

/~
--

. 
~t

; .. 1
 

·-
-·

 
i 

.
¥
~
\
 .. 

M
A

T
T

H
E

W
 C

H
E

N
G

 
A

R
C

H
IT

E
C

T
 IN

C
. 

l
l
l
l
S
D
R
A
V
.
'
I
I
W
~
l
l
i
S
T
N
O
'
f
!
I
E
S
C
A
L
E
D
 

U
l£

 
G

EN
E!

l.A
LC

O
N

!M
C

TU
R

SH
A

LL
\l'

JU
FY

A
U

. 

~~
~~

~~
~P

Rl
zr

iT
~A

l.
~l

 
O
M
I
S
~
1
0
N
S
S
i
l
A
U
.
B
E
R
E
I
'
O
R
T
E
D
I
!
.
t
!
.
!
E
D
I
A
T
E
l
Y
 

T
O

U
JE

A
R

D
!!

IT
L

"T
 

C
U

I'l
lU

G
H

T
R

I;S
E

J<
\<

D
 

ll
U

S
!'

I.
A

N
.O

.N
D

D
E

S
!G

N
A

R
E

A
N

P
A

T
A

IJ
.T

lh
le

S
 

R
E
M
A
J
N
!
H
E
E
_
'
\
C
I
.
U
~
1
\
'
E
P
R
O
I
'
E
R
T
Y
O
I
'
 

M
.\

T
IH

E
W

C
H

E
N

G
A

R
Q

ll
iE

C
T

JN
C

 A
N
D
~
I
A
\
"
 

~~
~l

!£
1'
R0

01
1C
ED
\\
i1

ll
!O
II

TP
RJ
OR
 

8
4

8
0

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

-
..

..
..

,.
f,

~~
 ~
 

S
T

R
E

E
T

S
C

A
P

E
S

 

0
"
"
"
' 

R
K

 

cn
"k

'"M
C

 

S<
.a

lo.
 

1
/1

6
":

 1
'-0

" 

Pr
»I

O
•I

o 
• 

01
/3

11
20

17
 

A
1

0
1

c 

PLN - 89



I 
S

P
R

IN
G

 1
0A

M
 

~l
 

S
P

R
IN

G
 1

2P
M

 
~~

 
S

P
R

IN
G

2
P

M
 

@
 

S
P

R
IN

G
4

P
M

 

y
~
 

~ 
~ 

#
8

4
8

0
 

~ 
#
8
4
~
 

~~(
_ \

.-!
 

-
0 

~ 
g 

g 
z 

--
-

M
A

T
IH

E
W

 C
H

E
N

G
 

A
R

C
H

IT
E

C
T

 IN
C

. 
tt

O
::

JO
U

 

F
 

ff
-0

;;
)0

\J
 
, 

ff
"O

::
JO

U
 

1 

''" 
I 

r 

@
 

S
U

M
M

E
R

 1
0A

M
 

@
 

S
U

M
M

E
R

 1
2P

M
 

@
 

S
U

M
M

E
R

2
P

M
 

@
 

S
U

M
M

E
R

4
P

M
 

I 
I 
I 

I 
I 

' 
I 

~ 
.#

8
4

8
0

-
~ 

: i
 #8

4
8

0
-

~ 
' 

. 
~ 

#
8

4
8

0
 

~
 

~ 
g 

~ 
~ 

-
-

-'
~ 

--
--

--
.....

. 
.J

ill
 

.,;;
;;::

- • -
v 

"' 
" 

·" 
--

-
-
-
~
-
-
-
-
-
-

@
 
-
-

F
A

L
L

 1
0A

M
 

@
 

F
A

L
L

 1
2P

M
 

@
 

F
A

L
L

2
P

M
 

@
 

-
F

A
L

L
4

P
M

 

~ 
#

8
4

8
0

 

~ 
z 

,_
 _

__
 

z 
84

80
 N

0
.5

 R
O

A
D

 
R

IC
H

M
O

N
D

 

#
8

5
8

0
 

I 
f 

.'I
 

r 
',,. 

S
h'

-<
IT

"II
I<

 

C
O

N
T

E
X

T
 

I 

W
IN

T
E

R
 1

0A
M

 
@

 
W

IN
T

E
R

 1
2P

M
 

0 
I 

W
IN

T
E

R
2

P
M

 
n 

4
P

M
II

 
S

H
A

D
O

W
 S

T
U

D
Y

 

~ 
' 

"' 
' 

D
ro

""
' 

R
K

 

C
hw

.e
dM

C
 

-
-

I 
Sc

ol
e 

#
8

5
8

0
 

#
8

5
8

0
 

#
8

5
8

0
 

l'<
oj

o<
IN

"'
nl

l<
r 

L 
,., 

J 
~<

Yt
<l
on
O•

I•
 

Ow
l!. 

N
o •

 

-
. 

11
11

41
16

 
A

1
0

1
b

 

PLN - 90



e 

P
A

T
H

 O
F

 O
V

E
R

H
A

N
G

 
--

-1
--

--
-..... 

,,
 

~ 
~~
~ 

I~ 
if 

ttl 
~ 

li " fr 0 ~ 

N
0

.5
 R

O
A

D
 

CD
 ~~

u~
~.

;R
NI

NG
 R

A
D

IU
S 

PL
A

N
 

-
~
 

M
A

T
fi

-I
E

W
 C

H
E

N
G

 
A

R
C

H
IT

E
C

T
 I
N

C
 

T
II

IS
D

J!
A

W
JN

,;)
.l!

iS
'fN

O
T

aE
SC

A
I.E

D
 

n
lF

. 
G

a;
JJ

W
.C

U
N

1
R

A
C

T
0

R
S

H
A

L
L 

V
E

R
IF

Y
 A

ll
 

D
lM

E
N

SI
O

N
SA

A
'D

l..
f\U

SI
'!U

O
R

T
O

 
C

O
!>

IM
EN

C
EM

E)
.'T

TO
W

O
R

K
 

A
U

E
R

l!U
R

SA
N

il 
OM

lS
SI

ON
S:

>I
IA

Ll
.S

El
!E

I'
Dl

!.
TE

IJ
IM

~I
ED

J,
\l

rl
.Y

 
TO

TH
EA

R
O

H
TE

C
T 

C
U

I'\
'R

JG
H

TR
ES

U
W

ED
 

TI
II

SP
LA

N
.'U

>.
'D

D
ES

!G
N

A
R

EA
N

D
A

TA
LL

TI
M

ES
 

!
I
E
M
A
I
N
T
i
l
E
E
.
'
(
Q
I
J
~
I
I
'
E
P
R
O
P
E
R
n
·
o
r
 

~
l
,
T
U
I
£
\
1
/
0
I
E
N
G
A
k
O
I
!
T
E
C
T
I
N
C
 ;
.
N
I
J
~
L
"
'
 

N
O

T
ilE

U
SE

D
O

R
II

£P
R

((
)tJ

l"
E

D
'W

T
I1

lfi
iJ

T
PI

U
O

R
 

W
IU

Tl
D

lL
"Q

K
SE

N
T 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

S
ho

tl
T

 ..
. 

T
U

R
C

K
 T

U
R

N
IN

G
 

R
A

D
IU

S
 P

LA
N

 

o,..
..,, 

R
K

 

cn
od

c•
<l

'M
C 

1"
:::

 1
0'

-0
" 

!'m
!D

•t
<

 
01

13
11

20
17

 
A

10
1d

 

PLN - 91



I 
~
 

Cf 
~ 

cp 
~
 

1
1

0
'-

0
"
 

C?
 

f
.
\
_

_
 
['

4S
B9

'1
~,

 
l 

! 
. 

! 
f·

·~
··

·•
· 

.. •, 
·,· 

I 
v-

---
---

-6
.6

3'
 ,;r

azm
Jt:-

.:...
· t 

II 
; 

II 
1 

::
A

s_
s1

' 
/?

_
0

1
-m

. 

El
> 

~
 

C
R

A
W

L
S

P
A

C
E

 

I I I I I 
E

X
T

E
R

IO
R

 P
A

V
E

D
 't

'A
L

K
W

A
Y

 

5.
58

' 
I 

.7
0 

m
 

5.
58

' 
I 

1.
70

 m
 

-
-
-
-

I I 

0
--

--
--

-T
 CD

 ~
~
:
~
~
<
:
O
R
 P

LA
N

 

~
 

L 

<f
:l 

1
~
 

J_t
<.3

1_
 

M
A

T
T

H
E

W
 O

ff
iN

G
 

A
R

C
H

IT
E

C
T

 IN
C

 

T
H

IS
D

R
A

W
IN

.O
M

\T
S

T
N

O
T

B
E

&
:A

U
:D

 
T

ilE
 

G
F.

N
E

IV
.L

 C
0
/
m
\
A
C
T
O
R
~
"
H
,
U
.
I
.
 \
l:

R
lf

Y
 ,\

U
. 

D
IM

E
N

SI
O

t\S
A

N
D

L
E

\.l
'.L

SP
R

JO
R

T
O

 
O

O
M

M
E

N
a:

l>
l8

IT
T

O
\\

'C
O

U
,:

A
t.

lW
O

l\
S

A
.'m

 
O
!
>
!
I
S
~
I
O
N
S
S
I
J
A
U
a
E
l
!
E
r
o
R
W
 !
I.
I~
IE
IJ
I"
'T

aY
 

T
ilT

I!
E

A
R

O
H

T
E

C
T

 
O

J!
'\"

R
IG

H
T

R
E

.'i
liR

V
E

D
 

T
II

IS
f1

M
I\

N
ll

D
E

S
IO

N
A

it
E

M
'P

A
T

.\
U

.m
.I

E
5 

R
EM

A
!N

TI
IE

EX
U

U
SJ

\"
EP

K
O

I'f
l'.

n"
O

F 
~
L
n
T
i
l
E
W
C
!
I
E
N
l
l
A
R
C
H
I
T
E
C
T
!
N
C
 A

N
D

 M
A

Y
 

);
tJ

T
ll

E
!J

$D
O

R
R

E
P

!l
rt

JU
C

'f
.D

W
!f

li
O

U
T

P
R

lr
tl

. 
\li

iU
TI

EN
C

O
N

SE
N

T 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

G
R

A
D

E
 F

L
O

O
R

 
P

LA
N

 

D
<

l"
":

 
R

K
 

C
ll

ec
k

ed
M

C
 

3
/1

6
"=

 1
'-0

" 

P
m

tl
lo

l<
 

O
l!

J\
12

01
7 

A
10

2 

PLN - 92



~
 

0
-
-
l
 
i 

:-
~"

'·
 II

I
li
 

'I
 

1 
l5

1'
/i
fr
fH
lt
l[
q~
 

. 
<

J
 

'il' 
jf\

!1
 

I 
I 

1 
\ 

I 

I 
'·I 

M
E

C
H

./
E

L
E

C
. 
~
 

I 
F

U
N

C
T

IO
N

R
O

O
M

 
-
~
.
 

s.
o

· 
.•. 

G
U

E
S

T
B

R
2

 
! I

 
I 

I 
K

IT
C

H
E

N
 

D
IN

IN
G

 H
A

L
L

 
I 

: 

---
-:i-

·--
. 

i 
~
 

9
.5

1
'/

2
.9

0
m

 
~~ 

Li
 

.1
~ 

·· 
---~1 • 

II 
~~
~~
~~
~ 

I 
0

/
\
 'T

-' 
~ 

i 
I 

i 
B
~
l
=
=
=
=
=
 

~
I
N
 

' 
/
I
 

"
.
·
'
 

I 
I 

.
~
~
 

.. 
c 

! 1
 

,.
_

,.
 
\j

\j
\J

I 
1 

FR
E

E
ZE

'R
 

c
b

o
L

E
R

 
I 

1 
j
~
 

! !
 

.... 
(()

((#
 «

:}
1

 
! 

Jj
 

I 
•I 

lic=
! 

I 

I 
l;R

>' 
A

 
""

 : 
"'

 I 
J 

D
IN

IN
G

 
E

 
'I 

I· 
G

U
E

S
T

 B
R

 1
 

[ 
<f

:l 
I !

 '1\J
! 
M
~
 --

I 
!-

-f
i'c

 
. 

E
Q

U
IP

M
E

N
T

 
I 

I 
S

T
O

R
A

G
E

 
i 

' 
s·~-

J 
I 

. 
I 

I 
IJL

'AS
HR<

(~'
) ! 

I 
cg

. 
. 

. 
I 

J-
' 

(1
 ~
 I

 
! 

• 
·. 

··-
II=

==
= 

!ic
=

=
l_

. '
-c

c.
 !I 

c:J
· r

:kJ~
----

--'-
~---

lLAJ
LAJL

AJ 
~~~;

l ~~
 

i/
A~
~S

88
~~

 
~ 

O
F

F
IC

E
2

 
1 

! 
i:::

::::
:rlr

 __ _
l 

·~ 
1 

!'5
?~\

_/ 
1 

. 
1 

1LIB
R

A
R

Y
 

~=====
===1! 

1
a
 

M
A

IN
 L

O
B

B
Y

 
. 

. .
 .

 
C

O
N

F
E

R
E

N
fE

 \J_
1 

O
F

F
IC

E
 1

 
1 

~~ 
i 

~::
:::

::=
tjS

I 
9.

51
' 

12
.9

0m
 

5.
94

'1
11

.8
1 

m
 

'i 
l 

:I 
[~~-

--iJ
Tiii

il 
~ 

L 
i 

,I
 

ED
> ®-
---

---

b ~
 

I I 

0
-
-
-
~
-
~
-
T
 

r3 

CD
 ~
~
~
 ~L

:,'
;?.

R P
LA

N 

• ~
 

. . 

. 

M
A

T
T

H
E

W
 C

H
E

N
G

 
A

R
C

H
IT

E
C

T
 I

N
C

. 

l
H
l
S
D
R
A
W
I
N
c
;
~
I
U
S
T
l
>
K
J
T
i
l
E
S
C
A
L
E
D
 

T
il

E
 

G
E

N
F

.R
A

L
C

O
lo

.'l
R

A
C

T
O

R
&

!A
ll

\l
'J

l!
F

Y
A

ll
 

D
I
M
E
N
~
!
O
N
S
A
.
N
O
L
E
\
'
a
5
I
'
I
U
O
!
I
.
T
O
 

C
O

M
M

io
"N

C
EM

EN
TT

O
\I.

'O
R

K
 

.l
li

E
!l

R
rl

R
S

A
N

D
 

Q
!
.
!
I
~
$
1
0
N
S
S
I
!
A
l
l
i
!
E
!
I
E
\
)
!
(
1
E
D
J
M
M
E
D
I
A
1
E
I
.
Y
 

T
O

T
I!

E
A

A
O

H
T

fC
T

 
C

U
PY

R
JG

llT
R

ES
ER

U
D

 
TI

H
SI

'L
A

N
.\.

l>
ID

D
ES

IG
N

A
l!E

<\
N

D
A

TA
LL

Tl
M

ES
 

J
I
E
M
A
!
N
r
n
E
E
X
C
L
U
~
l
\
'
E
I
'
I
I
O
f
'
E
l
{
H
O
F
 

W
,T

IH
E

W
O

IE
N

G
A

A
D

li
T

E
C

T
JN

C
A

N
D

M
A

Y
 

N
O

TI
IE

U
SE

D
O

I!
-1

<E
I'l

!0
0U

C
ED

W
tfl

!O
U

TP
R

J!
"R

 
ll.

'IU
T1

'E
N

L'
O

N
SE

I'T
 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

M
A

IN
 F

L
O

O
R

 
P

LA
N

 

p,.
....,

. 
R

K
 

c.
o.

uo
M

C
 

3
/1

6
"=

 1
'-0

" 

Pr
<~

jo
<l

ll
um

bo
r 

A
10

3 

PLN - 93



I L 

~
 

~
 

_
_

 1
1

0
'-

0
' 

~
 

~
 

A
 

~Lf~::R
~R:OO:F

~O:VE:R
:HA:N:G

:BE:W:W
~~=:~--

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

-------
-----==

=======
=======

=======
=~=====

=======
======~

~--~~ 
I 

., 
'~:

~~,
: 
---

----
····· 

-----
---···

·······
·······

· -
---

---
---

-+-
7~ 

' 
1'·-

I 
/ 

I 
' 

~ 
~ 

I 
'·,,

, 
W

O
R

S
H

IP
 H

A
L

L
 

/
/
 

L
 

: />
----

----
-----

-----
--<

< 
r
=

=
=

=
/r

/-
·,-

,_
, 

1 

/
/
/
 

'\.
.,_

 

~-
I 

' 
,/

/ 
I 

U
P

P
E

R
 L

O
B

B
Y

 
I 

'·,,
, __ 

/ 
OF
FI
CE
~ 

I 
· .. 

G:
:r
>~
 

~
 ~ 0 ~ ~ ~ ~ \_

 

" 
/ 

' 
',

 

I 
~ 

~LO
WER

ROO
FOV

ERH
ANG

BEL
OW~

 
-
-
-

+
-

1 
I 

1 I 
CD

 ~~
~~

R 
;;

.~
oR

 P
L

A
N

 

EJ 

<Q
3 

m
 

M
A

T
T

H
E

W
 C

H
E

N
G

 
A

R
C

H
IT

E
C

T
 I
N

C
 

llr
u!

:!
0:

!-
67

1J
E

\'A
N

SA
V

E
N

11
E

 
\'A

."
C

'O
U

\U
B

C
V

6A
1L

:.
'I

 
T

d
 (

(M
J7

3l
-3

02
1/

F
>

:<
(6

04
)7

31
-l

90
8 

C.
:l

(6
04

)6
49

-0
66

9/
FJ

I\
Ji

ln
u!

IM
'.

\·
~c

ti
CI

' 

T
H

!S
D

R
A

W
fN

<H
nT

ST
N

I.J
T

B
E

SC
A

U
D

 
T

ilE
 

G
E

N
E

R
A

!.C
O

N
n!

A
C

T
<J

R
SI

(il
l.L

V
E

R
JF

Y
A

ll 

~=
:~
~~
~~
:~
~~
y 

T
U

T
il

E
A

R
C

H
IT

E
IT

C
<

JP
l"

R
lG

II
T

II
E

S
E

R
\l

iD
 

:,
;:
n.
~~
:i
";

j~
~'

E~
o~
{;

!o
~L
l1

ME
S 

~
~
~
~
~
j
~
~
G
~
%
~
~
\
~
~
;
~
 

W
R

IT
IE

N
O

O
N

SD
<"

T 

Pr
o)

<c
tT

O
io

 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

U
P

P
E

R
 F

LO
O

R
 

P
LA

N
 

o,.
,..,

 R
K

 

cn
ot

~:
eo

MC
 

3
/1

6
"=

 1
'-0

" 

~'
>"

lo
ti
.N
um

b<
r 

!'
m

!D
ll

• 
01

f.
l1

{,
!0

17
 

A
10

4 

PLN - 94



M
A

IN
 F

LO
O

R
 P

A
R

K
IN

G
 C

A
LC

U
LA

nO
N

 

<D
 ~
~
 ~
V!

RL
AY

 

P
A

R
K

IN
G

 C
A

LC
U

LA
T

IO
N

 

C
O

M
M

O
N

 A
R

E
A

 
R

O
O

M
 N

A
M

E
 

A
R

E
A

 

IM
P

E
R

IA
L 

W
O

R
S

H
IP

 H
A

L
L

 
4

,5
64

 

M
A

IN
 L

E
V

E
L

 L
O

B
B

Y
 

37
7 

U
P

P
E

R
 L

E
V

E
L

 L
O

B
B

Y
 

37
7 

D
IN

IN
G

 H
A

L
L

 
1,

5
1

2
 

F
U

N
C

T
IO

N
 R

O
O

M
 

54
6 

O
F

F
IC

E
A

E
R

A
 

R
O

O
M

 N
A

M
E

 
A

R
E

A
 

IM
P

E
R

IA
L

 

K
IT

C
H

E
N

 
36

5 
LI

B
R

A
R

Y
 

38
8 

C
O

N
F

E
R

E
N

C
E

 R
O

O
M

 
25

4 
O

F
F

IC
E

 1
 

22
3 

O
FF

IC
E

2 
10

9 

O
F

F
IC

E
3 

35
2 

O
F

F
IC

E
4 

37
8 

D
O

R
M

IT
O

R
Y

 
34

4 
-
-

L 
-
-

-
-

O
C

C
U

P
A

N
C

Y
 O

F
 

R
O

O
M

 

M
E

T
R

IC
 

42
4

.0
1 

A
S

Y
 

35
.0

2 
A

S
Y

 
35

.0
2 

A
S

Y
 

14
0.

4
7

 
A

S
Y

 
50

.7
3 

A
S

Y
 

O
C

C
U

P
A

N
C

Y
 O

F
 

R
O

O
M

 

M
E

T
R

IC
 

33
.9

1 
O

F
F

IC
E

 

36
. 0

5
 

O
F

F
IC

E
 

23
.6

0 
O

F
F

IC
E

 

20
.7

2
 

O
FF

IC
E

 

10
.1

3 
O

F
F

IC
E

 

32
.7

0 
O

F
FI

C
E

 

35
.1

2
 

O
F

FI
C

E
 

31
.9

6 
0.

3
3

/D
O

R
M

 

F
U

N
C

T
IO

N
 R

O
O

M
 

54
6 

S
F

 /
5

0
.1

'l 
rr

f 

N
U

M
B

E
R

 O
F

 P
A

R
K

IN
G

 S
P

A
C

E
 

R
E

Q
U

IR
E

D
 (

10
 S

P
A

C
E

 P
E

R
 1

0
0

 
S

M
 L

E
A

S
A

B
L

E
 A

R
E

A
) 

42
.4

0 

3
.5

0 
3

.5
0 

14
.0

5 
5

.0
7 

68
.5

3 

N
U

M
B

E
R

 O
F

 P
A

R
K

IN
G

 S
P

A
C

E
 

R
E

Q
U

IR
E

D
 (

3 
S

P
A

C
E

 P
E

R
 1

0
0

 
S

M
 L

E
A

S
A

B
L

E
 A

R
E

A
) 

1.
02

 
1

.0
8 

0
.7

1 
0

.6
2 

0
.3

0 

0.
98

 

1
.0

5 
0

.6
7 

6
.4

4 

=
 

~
 

45
64

 S
F

 /
42

4.
00

 m
" 

I 
-
-

--
--

--
--

.Q
E.

EJ
.!!

U
 

~
-
-
-

~
-
-
~
~
 

U
p

P
E

R
lf

\1
§

! 
!0

8
8

)'
 

1 
~
 

• 
• 

'-
I 

1

./
 
·~

 
~

l/'
-.

:l .
.. 
·-!

t/,
,._

11= 0o
=,

-~
[J

-
-(
 

l/
 

, ·:·,~
~ 

,~
,:=

~· 
_., ... 

,(_
J_

: __
 ~,~=

,,~~
~ I 

U
P

P
E

R
 F

l<
X>

R
 P

A
R

K
IN

G
 C

A
LC

U
LA

TI
O

N
 

R
e

n
ta

b
le

 A
re

a
 L

e
g

e
n

d
 

@
~
~
<
?
,
~
R
L
A
Y
 

D
 Bu

ild
in

g 
C

o
m

m
o

n
 A

re
a

 

D
 O

ff
ic

e
 A

re
a

 

N
U

M
B

E
R

 O
F

 B
IC

Y
C

L
E

 
P

A
R

K
IN

G
 S

P
A

C
E

 
R

E
Q

U
IR

E
D

 

C
la

ss
 1

 
C

la
ss

 2
 

(0
.2

71
10

0s
m

) 
(0

.7
81

10
0s

m
) 

O
N

-S
IT

E
 P

A
R

K
IN

G
 S

P
A

C
E

S
 

1.
1

4
 

3.
31

 

0.
09

 
0

.2
7 

R
E

Q
U

IR
E

D
 

74
.9

6 
T

O
T

A
L 

0.
09

 
0.

27
 

P
R

O
P

O
S

E
D

 
75

 
0.

38
 

1.
1

0 
S

TA
N

D
A

R
D

 
3

7
 

0.
14

 
0

.4
0

 
S

M
A

LL
 C

AR
 

3
6

 

1
.8

5 
5.

34
 S

U
B

T
O

T
A

L
 

H
/C

 

M
E

D
. S

IZ
E

 L
O

A
D

/ft
 

N
U

M
B

E
R

 O
F

 B
IC

Y
C

L
E

 
P

A
R

K
IN

G
 S

P
A

C
E

 
R

E
Q

U
IR

E
D

 

C
la

ss
 1

 
C

la
ss

 2
 

(0
.2

71
10

0s
m

) 
(0

.7
81

10
0s

m
) 

O
N

-S
IT

E
 B

IC
Y

C
LE

 P
A

R
K

IN
G

 S
P

A
C

E
S

 
0

.0
9 

0
.2

6 

0
.1

0 
0.

2
8

 
C

L
A

S
S

1
 

0
.0

6 
0

.1
8 

R
E

Q
U

IR
E

D
 

2.
46

 
0

.0
6 

0
.1

6 
P

R
O

P
O

S
E

D
 

3 
0

.0
3 

0.
08

 

0
.0

9 
0

.2
6 

C
L

A
S

S
2

 
0.

09
 

0
.2

7 
R

E
Q

U
IR

E
D

 
7

.0
9 

0
.0

9 
0

.2
5 

P
R

O
P

O
S

E
D

 
8 

0.
61

 
1

.7
5 

S
U

B
T

O
T

A
L

 

~
m
 

M
A

T
IH

E
W

 C
H

E
N

G
 

A
R

C
ID

T
E

C
T

 IN
C

. 
U

ni
l:.

'm
-5

70
E

\'M
"S

A
\'E

N
U

E
 

V
A

"K
D

D
.JV

ER
.B

l;\
'6

A
2K

9 
T

•\
'{

60
4)

73
!..

)(
C

!
If

«(
60

ol
)7

3l
·l

90
1 

C
d

:{
60

41
64

1L
06

69
/
E
m
a
i
l
:
m
~
@
'
a
u
:
o

i.~
 

T
I
I
I
S
D
R
A
1
1
'
J
:
«
i
)
R
l
~
N
O
J
~
J
;
C
,
\
L
E
D
l
l
i
E
 

~
c
c
t
.
'
"
J
R
A
C
T
a
l
.
:
i
i
L
U
.
l
.
\
"
E
R
I
F
Y
.
u
.
.
L
 

tl
JI

.I
E

N
S

IO
N

S
M

D
lE

\'E
.S

P
R

Ja
!.

T
O

 
C

XN
M

EN
ra

v."
Tr

o"
'tt

K
-

A
l.l

.E
R

JI
(1

t!A
M

J 
Q

II
IS

S
JO

N
,S

S
lL

\l
lM

'R
E

P
am

D
J.

\D
.I

E
D

IA
lB

.Y
 

TO
TH

£
A

IIO
IIT

EC
T.

C
Q

>\
"R

!G
ifT

II.
ES

EJ
t\"

ED
. 

T
I
I
I
S
I
'
L
A
I
'
I
A
.
~
D
I
S
I
G
N
A
R
£
A
.
'
\
D
A
T
A
L
L
T
I
!
I
I
£
S
 

R
E
M
A
!
t
l
l
H
E
E
X
C
.
U
~
"
E
I
R
a
'
D
l
l
T
C
f
"
 

~
Lo

\T
l
l
!
£
W
O
!
E
N
G
A
A
O
!
r
t
E
C
T
!
N
C
-
~
~
L
o
\
\
"
 

N
C

IT
B

E
U

S
W

a
tR

E
P

R
C

V
U

!l
D

W
ID

IW
T

P
R

ia
!.

 

·
~
~
 

P"
io

<I
To

llo
 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

P
A

R
K

IN
G

 
C

A
L

C
U

L
A

T
IO

N
 

O
V

E
R

L
A

Y
 

D
lo

""
: 

R
K

 

C
llK

I<
od

:M
C

 

S<
ol

o: 
1/

8
"
: 

1'
-0

" 

Pr
oj

td
.N

om
bt

!: 

A
10

5 

PLN - 95



I 

;I 

G
) 

M
A

IN
 F

L
O

O
R

 A
R

E
A

 O
V

E
R

L
A

Y
 

1
/8

",
1

'-
0

" 

~ 

~
 

0 
~;

:.
:~

.F
;,

oo
RA

RE
AO

VE
RL

AY
 

~ s s "' ~ "' s 

M
E

C
H

.I
E

L
E

C
. 

W
O

M
E

N
'S

 
W

A
S

H
R

O
O

M
 

1
8

8
S

F
..

/1
7

A
5

1
,"

' 

MEN
'S~

ASH
ROO

M.I
' 

1
8

8
S

F
 1
1
7
.
4
5
~
 

I 

K
n

tH
E

N
 

.,
_

,T
_

'_
 

,_
.,

,.
 

I 

" ~ ~ 

""
""

'~
'!

OJ
I'

a'
ll

-

.6
'-

8
3

1
4

"J
 

11
 ·

t>
l/

.0
: 

I 
I 

1
1

0
'-

0
" 

3
3

'-
3

" 

D
IN

IN
G

 H
A

L
L

 

15
67

 S
F

 /
1

4
5

.6
0

m
' 

~ 

1
8

' 
,.

 
1: 

1 
. 

1 
2

0
'-

J
" 

J 
=

 
r 

1 
-

t 
. 

1'
:
-
-
"
 

~ 

F
U

N
C

T
IO

N
 R

O
O

M
 

5
9

0
S

F
 /

5
4

.7
9

m
' 

S
T

O
R

A
G

E
 
I we w 

1
6

S
F

 /
1

0
.7

6
m

'_
S

 .
~
F
 

/4
.1

 

P
'-

8
3

1
4

" 

G
U

E
S

T
B

R
2

 
~ 

6
"-

5
1

1
4

" 
8

'-
6

3
1

4
"
' 

""
 

f-
tJ

=~
 

G
U

E
S

T
B

R
 1

 

1
4

S
F

 /
1

9
.9

0
m

' 
i 

~ s 

. ~ 

E
N

TR
Y

 L
O

B
B

Y
 

2
8

9
S

F
 l

:<
!t

i.
l:

lb
m

" 

O
F

F
IC

E
2

 
l 

I 
lZ

6
S

F
 /

1
1

.6
7

m
' 

LI
B

R
A

R
Y

 
J 

_
,
(
_

 
«

6
S

F
/4

W
m

' 
I 

J 
JZ

-4
3

1
4

' 
1 

,.
._

,.
. 

l1
0-

61
12

-l 
,_

.,"
 

_ 
1 

S
T

A
IR

 

1
B

7
S

F
 1
1
~
.
3
6
m
'
 

O
F

F
IC

E
4

 

4
2

4
S

F
 /

3
9

.4
0

m
' 

T~
o;
;,
~;
+,
 

V
.O

R
S

H
IP

 H
A

LL
 

4
7

3
B

S
F

 /
4

4
0

.1
3

m
' 

~
 

5
9

3
S

F
 /

5
5

. 1
3

m
' 

V2 
~TF

0~;
6~!

 ¥
 

§I
8!

B
. 

1
B

7
S

F
/1

7
.3

6
rn

" 

O
F

F
IC

E
3

 

I, 
' 

-
,._

, 12
_ 

I, 
, 

""
 

I 
. 

J
J
-
m

 
I 

,_.,"_ 
I e 

~ 

-
~
~
&
;
>
[
 

.kT
ii 

M
A

T
IH

E
W

C
H

E
N

G
 

A
R

C
H

IT
E

C
T

 IN
C

. 

U
II

SD
R

A
W

!N
U

1n
TS

TJ
..'O

TB
ES

C
A

LE
D

 
TH

E 
08

<1
El

U
J.C

O
tff

i!A
C

TO
!U

>H
A

LL
\'E

R
lF

Y
A

LL
 

D
IM

E
N

SI
O

N
SA

N
D

L
E

\U
S!

'R
JO

R
T

O
 

('t
)I

.J
M

E
N

Q
l.I

E
N

T
T

O
W

O
!t

K
 

?J
..L

E
!l

10
R

S
A

II
D

 
O
M
!
~
S
!
O
N
S
 S

lw
..

t I
!E

l!a
'O

II.
TE

D
 lM

!II
W

I.>
.T

a 
Y

 
T

O
T

ilE
A

A
O

liT
E

C
T

C
<J

P\
1U

G
II

T
II

E
SE

R
V

E
D

 
il

ll
S

I'
tA

N
.-

\N
ll

D
E

S
IG

N
A

R
E

A
N

D
/\

T
A

L
L

T
lM

E
S

 
R

E
M

A
IN

T
H

E
E

X
C

L
U

SI
V

E
!'R

O
I'E

U
Y

D
f 

~
I
A
T
T
!
I
E
W
C
!
I
E
N
G
A
A
C
i
l
i
T
E
C
f
!
N
C
A
N
D
M
W
 

N
D

TB
EU

SE
PO

R
R

EI
'R

ilJ
U

C
ED

w
m

!O
IJ

TP
R

JC
R

 
\1

./J
U

TI
EN

L'
O

N
SE

N
T 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

F
LO

O
R

 A
R

E
A

 
O

V
E

R
LA

Y
 

Dr
ow

n 
R

K
 

Ch
•c

k•
dM

C 

1/
8"

 =
 1

'-0
" 

Pr
oi

<<
IN

ur
nt

>o
r. 

A
1

0
6

 

PLN - 96



I r
.
,
_
~
e
.
.
!
!
.
k
 m

M
L.

 _
 

~
f
1
3
.
7
6
m
 

U
/
S
U
p
~
r
R
o
o
r
 

~
1
1
~
~
-

~
 ~

i.O
~~ 

~-'
ll~

Tm-
-
-

~
 ~
~~

~~
~;
om
-

-

r 
r I 

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

m
 

~
 

---
. 

' 
' 

::
::

::
 

' 
-
-
-

~
i
i
M
i
i
i
i
i
l
:
:
:
:
:
l
i
i
~
i
i
~
 

':
=

J
-
-
-
-
-

-
~
-
-
-

=
~
=
 

•I
IE

II
I~

II
UI

I_
 

~
~
V
7
i
'
W
t
~
L
 ~
 't

 ~
 

r 
cr 

---
--

__
,--

---
---

---
--

c-
--

--
--

--
--

--
--

--
-0

--
--

--
--

--
--

-
~
-
-
-
-
-
-
-
-
-

~
 ~
~~

~ J
'1°

~~j
7 m

 

U
IS

 U
pp

er
 F

lo
o

r 

0-
E.
o1
't
1~
~6
~n
~-
~
 

~~
~-
~~
~O
m-

~
~
~
~
,
B
f
m
-

S
it

e
/B

id
g

G
ra

d
e

s 
A

V
G

 

_
, 

-
: 

--
-~

~/
 

~---
----

----
----

-
: 

.
.
.
.
.
.
.
 

-
~
~
-

-
-
-
-
-

~ 
c 
I 

~ f
-

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

-
-
-
-
-
-
-

--
-t

 
~f~:-

:I][
: 

IU
:][:

 

w~
!l

i~
!l

i~
rn

mm
~~

m~
!l

i~
!l

i~
rn

mr
nm

!l
iA

A•
~~

mm
m~

IJ
ll

ll
iD

~~
~I

Jl
ll

li
D~

~1
['

if
!l

i~
~~

~¥
m~

~I
ll

fr
nm

!l
im

!l
ii

*'
mm

!l
im

!l
im

l 
I 

I 

I®
 E

A
S

T
 E

L
E

V
A

T
IO

N
 

3
/1

6
"=

1
'-

0
' 

~j
{1

'~
'-

' -
' 

-
rl 

~ 
1 

·; 

/~
-,

~-
··

·;
 

M
A

T
T

H
E

W
 C

ll
li

N
G

 
A

R
C

H
JT

E
C

T
 I
N

C
 

T
!
!
l
S
D
R
_
.
O
,
.
W
J
N
G
~
~
I
n
N
U
T
I
I
E
S
<
:
A
L
E
D
 

T
ilE

 
(i

E
N

E
!t

A
L

C
m

iT
lt

A
C

T
(!

R
S

IJ
A

L
!.

\'E
lU

F
Y

A
L

!.
 

D
!
J
,
!
E
N
S
J
O
N
S
A
.
>
o
,
'
D
L
E
I
U
~
I
'
R
I
O
R
T
O
 

I
X
l
M
M
E
N
r
n
.
I
E
~
'
T
T
O
W
o
r
u
.
:
_
 

A
lL

E
R

lt
O

I!
S

IS
il

 
O
I
.
I
I
S
~
1
0
N
S
S
H
A
L
!
.
I
\
E
R
D
'
O
I
\
1
E
D
I
M
]
I
(
E
D
I
A
1
E
L
Y
 

T
O

T
ilE

A
R

Q
l!

T
E

C
f 

C
<
.
l
i
'
Y
R
I
G
H
T
i
i
E
.
~
E
R
I
'
E
D
 

T
!!

lS
I'

tN
l.

\N
tl

h
F

S
lU

N
A

R
E

A
N

D
A

T
A

ll
fi

\I
E

S
 

R
E

M
A

IN
T

I!
E

E
.'<

c:
L

II
S

l\
'E

P
!l

O
P

ff
in

·o
F

 
~
1
.
\
m
i
E
W
C
I
I
E
N
G
c
.
R
C
I
I
I
T
E
C
T
I
N
C
A
N
I
H
L
\
\
'
 

N
O

T
Jl

E
IJ

SE
!J

O
R

R
E

I'R
O

O
IJ

C
T

hW
tT

H
<l

iJ
T

I'R
JO

R
 

1\
'k

lT
IE

N
O

O
N

SW
T

 

8
4

8
0

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

W
E

S
T

&
E

A
S

T
 

E
LE

V
A

T
IO

N
S

 

0 "
"
"
 

R
K

 

Ck
W

<•
O·

M
C 

&
ol

e 
3/

16
" 

=
 1

'-0
'' A

10
7 

PLN - 97



I 
~
 

I 
~
 

I I I 

,-
. 
R
o
o
f
£
e
~
M
L
 

'C
/4

5
.1

3
' 

/1
3

.7
6

 m
 

-
-

-
-
-
-

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

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

1 
1 

I 
I 

' .
ii
i ii

i iii ii
i i'i ii

i i 'i'
i i i :!.

i ii
!i

l.
 

' .
 

/ 
"'--

-

~
 

~
 

I 
I 

I 
I 

I 
I 

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

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

-
~~

~J
J.

7,
kl

~~
M~

 ~
 

1 I 

•
•
n

u
 
_

_
_

 
' 

.lii
i):

iiii
i:iJ

:iii
:iii

iiii
i>

lll 
' 

/ 
1"-

---

U
/S

U
p

p
e

rF
io

o
r 

-
33

.0
1'

71
~d

!~
 ~
 

-
--
-n
~,
-'
Pf
~.
~~
 ~
 

L 

~ ..... -.'
.r;?

···.
~· 

.• -·
 •• •

 
-.
.
 ··.
 

Pi 
·~ 

i 
' 

_)~
( __

 \
 

' 

M
A

T
IH

E
W

 C
H

EN
G

 
A

R
C

ID
TE

C
T 

IN
C

. 

1H
!S

D
R

A
il.

'W
<l

l>
J\

IS
T

N
U

T
B

E
SC

A
L

E
!J

T
II

E
 

O
D
.
"
E
R
.
I
L
C
O
N
T
I
I
.
A
C
T
O
R
S
H
A
l
.
-
~
\
l
:
l
l
.
I
F
Y
A
U
 

D
IM

EN
SI

O
N

SA
N

D
tE

\"
EL

SP
R

ID
!l.

TO
 

rm
JM

E
N

(E
..I

E
N

T
T

O
W

G
kK

 
A

Lt
E

R
R

O
R

S
A

N
il 

Cl
:<

l!:
>S

IO
N

S 
S

II
A

U
 B

E
R

E
I\

lR
'I

E
l 
!l

>.
I~

IE
!l

iA
 l
a

 ¥ 
ID

U
IE

A
R

!l
liT

E
C

T
C

U
P\

"R
lG

H
T

il.
E

SE
FX

E
D

 
T

ili
SI

'I.
A

.'I
'>

N
!l

D
f.S

IG
N

A
!t

£/
L

'>
"D

A
T

!'l
l.T

!M
E

.I 
!!E

M
A

!N
nl

E
E

..'
(\1

.U
}T

I'E
P

IW
!'E

R
n·

Q
f 

M
A

T
T

I!
£W

dl
E

N
\J

A
R

O
li

T
E

L
'T

IN
C

 A
l.
[!
)~
L\
\ 

N
O
T
B
E
U
S
I
D
<
l
R
K
E
!
'
I
<
r
D
!
J
C
l
i
D
I
I
'
f
f
i
l
f
i
i
J
T
I
'
l
l
l
~
 

\li
iU

T
T

E
t<

C
O

N
SD

II
 

Pr
oj

<o
lll

tl<
 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

sh
 ..

 11
11

1t 

N
O

R
T

H
 &

 S
O

U
T

H
 

E
LE

V
A

T
IO

N
 

iln
l"

"'
 

R
K

 

C
h.

u.
a·

M
c 

3/
16

" 
=

 1
'-

0"
 

!'l
ni

O
ol

• 
01

/3
1!

"2
01

7 

llw
g"

.N
o A
10

8 

PLN - 98



r 
cr 

cr 
r 

cr 
r c

p 
cp 

I 
~
 
~
 

I 
34.

o~"
:';

'6W
~~ 

,/
U

/S
U

p
p

e
r
F

io
o

r
 

' 
' 

' 
--

y-
-=

 
,
-

':
'~

 _
_

 
C

ei
lin

 
~-
--

l 
~
 

=
 
~
 

~t 
33.0

1'11
~ 

-
-
-

I 
' 

' 
I 

L 

I I 

I I 

~
 

w
 

W
O

R
S

H
IP

 H
A

L
L

 

D
IN

IN
G

 H
A

L
L

 
~
!
 

W
I 

S
T

O
R

A
G

E
 

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

--
--

--
--

--
--

+
--

--
--

--
--

--
-~

~~J
j,e

,aN
1~~

 
1 

I 

I I I ;
r
f
~
 

=t
 

II
 
~
I
U
 

I 

W
O

R
S

H
IP

 H
A

L
L

 
U

P
P

E
R

 

M
A

IN
 L

O
B

B
Y

 

-
-
-
-
-
-
-
-

n 
"r:

 

~
"
l
i
i
P
"
r
r
t
 

m
 ' 

-
-
-
33

.W
TI

~~
~~

 

--
-2

2~
~-

~r
~t

-~
 

-
-
-

9-
:-
s1
':
1~
i~
~~
 

-
---

--n
.~~

pt~
-~0

:..
 ~
 

f~
 

M
A

T
T

H
E

W
 C

H
E

N
G

 
A

R
C

H
IT

E
C

T
 I

N
C

. 

l1
U

SD
1!

A
W

!N
U

W
T

ST
N

O
T

JI
£S

C
A

L
E

D
 

T
ilE

 
G

Eh
'E

R
A

l.r
oN

TI
U

.L
TO

R
SI

J,U
J..

\1
'-R

ll-
!'A

tl 
O
I
M
E
N
S
I
O
~
S
A
N
D
L
£
1
.
'
8
.
S
P
R
I
O
R
T
O
 

IT
J~
<.
IM
Th
'C
l'
l\
IE
NT
Tf
l\
l"
{l
l(
K 

A
L

L
ff

ill
O

R
SA

N
D

 
(l
).
IL
~S
lO
NS
 S

H
A

ll
 B

E 
I\E

J'O
I!.

TE
!J

 I
M
~
I
E
D
l
.
\
.
T
a
 Y

 
T

U
T

llE
A

R
O

liT
E

C
T

C
<J

P'
o'

R
!G

H
T

R
E

SE
R

\ll
l 

T
H

IS
P

L
A

IL
\N

fl
D

E
S

IG
N

A
IU

:A
N

D
A

T
A

L
tl

lM
E

S
 

R
E

M
A

D
lT

II
E

E
.'\

U
.U

$
1

\"
E

P
R

O
I'!

'l!
.H

O
F

 
M

A
TT

IIE
W

(1
l!O

N
G

A
A

C
H

n1
0C

TI
N

C
 A

N
PM

.\Y
 

N
O
T
I
I
E
U
S
E
I
J
O
R
I
U
'
l
'
l
l
0
0
1
J
C
E
D
'
-
"
1
1
1
1
0
1
J
T
P
R
J
E
~
 

\\'f
U

TT
io

O
IO

O
N

SE
N

T 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

S
E

C
T

IO
N

S
 

o,..
..,. 

R
K

 

C
h
e
e
~
«
o
M
C
 

3/
16

" 
=

 1
'-

0"
 A

10
9 

PLN - 99



T
R

E
E

P
R

O
T

!'_
C

T
IO

N
F

E
N

C
I!

IK
l,

 

CO
NS

TR
~~

~~
 

7 
-
-

"'I
t 

'1 
l 

8
4

8
0

 N
0

.5
 R

O
A

D
 

3
6

7
n

.4
6

 s
F

 t
 3

41
6.

7 
m

z 

lO
W

P
!.

A
N

T
IN

G
if

.I
T

H
E

V
E

H
IC

I.
E

 
O
V
E
R
H
A
f
.
I
G
Z
O
N
E
7
5
0
~
M
(
l
.
5
"
)
 

0 
10

 
2

0
 

5
0

 

'
~
'
 

B
U

F
F

E
R

 
TR

E
E

S
 IN

 
C

O
N

T
IN

U
O

U
S

 

--
--

~~
t.

NC
H 

M
it

(?
 

D
E

E
P

<
" 

C
O

N
T

IN
lJ

O
lJ

S
 

R
O

O
T

 
E

>A
R

R
IE

R
 

~~
;1

 
P

A
R

K
IN

G
 

lO
W

 
P

lA
N

T
IN

G
 

IN
 V

E
H

IC
L

E
 

O
V

E
R

K
A

N
G

 
lO

N
E

 

'O
C

T
O

B
I'R

 
G

LO
R

Y
' 

1
0

0
ft

 

of
)C

op
yr

.g
hl

 ~
~
~
r
v
~
d
.
 T
h
1
s
d
r
~
"
"
"
'
l
 a

od
 <
!o
,;
,~
n"
 1

11<
> 

pr
op

or
ty

 o
l 

PM
G

 L
o

r>
d

=
p

<
>

 A
od

H
te

ct
• 

an
d

 r
na

~ 
no

t b
.. 

t
e
p
r
o
~
"
o
e
d
o
r
u
$
<
!
a
l
o
r
<
>
t
l
>
e
r
p
f
<
)
J
e
c
t
s
"
"
t
M
u
t
l
h
e
"
 

p
em

n
"'

o
o

 Cl
 

~
 

B
U

D
D

H
IS

T
 T

E
M

PL
E

 

#5
 R

O
A

D
 

R
IC

H
M

O
N

D
, 

B
C

 

LA
N

D
S

C
A

P
E

 
P

L
A

N
 

ll
 

O
F<

 

PLN - 100



I 
,.,

,,0
~ 

11
1"

(2
SG

IM
1]

W
ID

E
 

C
O

N
C

R
E

T
E

 A
P

R
O

N
 A

S
 

S
T

A
B

lE
 M

O
U

N
T

IN
G

 
P

L
II

T
fO

R
M

F
O

R
S

IK
E

R
A

C
K

:I
 

co
r~

::
6;

s~
~~

6~
~~
c:

~R
~~

~~
 

C
O

U
N

T
R

Y
S

T
O

N
E

R
U

N
N

JN
G

B
O

N
O

T
Y

P
E

 
lm

'P
E

II
,C

O
L

O
U

R
:9

H
A

O
O

W
e

lE
N

D
 

t.
IO

U
N

T
JN

G
lO

C
.O

.n
O

N
P

!;
JI

 
W

IN
U

F
A

.C
T

U
R

E
R

 
S

F
E

C
IF

IC
A

T
lO

N
.U

S
E

 
TA

I.
1P

E
R

R
E

S
IS

T
A

N
T

 
l-i

O
.R

O
W

A
R

E
. 

ED
 ~~

;R
AC

K 
M

O
Ut

>J
T

IN
G

 D
'E

TA
IL

 

·~
~~
.o
~~
~~
~:
~c
~:
S~
~u
~~
~~
~ 

~
·
D
E
E
P
 C

O
N

C
R

E
T

E
 E

D
G

E
 

C
O

N
C

R
E

T
E

U
N

'J
T

P
A

V
E

R
 

·T
'B

E
O

O
IN

G
S

A
N

O
 

!'C
O

J.
I.

P
A

C
T

E
U

C
R

U
S

H
 

R
O

C
K

 

84
80

 N
0

.5
 R

O
A

D
 

36
77

7.
46

S
F

 /
3

4
1

6
.7

m
' 

G
) 

:a
~N

TI
NG

 IN
 P

O
TS

 

'""
 

R
E
F
E
~
 I

D
 W

M
JF

A
C

lU
R

E
R

S
IU

T
A

U
A

T
D

N
 

D
O

C
IM

E
N

TA
TT

O
N

fO
R

'T
'tP

K
:A

LR
E

S
IO

E
!ff

i'o
LD

I!J
V

E
W

'<
Y

 
A

N
D

S
II

JE
W

lU
.C

C
f'S

T
II

IJ
C

T
IO

N
'R

>
II

R
JR

1
H

E
JO

 

~
=
"
~
'
 

Sl
oi
OI
~)
Cl
fA
~C
,.
.,
SH
OI
'a
l 

.
~
'
"
'
'
r
o

"o
-•
w"
' 

-~
 

..
 

. 
.
•
•
 

_ 
aE

oT
E<

.T
I.
£
;
-
~
m
t
X
 

:-' 
. 

~=
~~
~~
~~
~:
:.
.=
 

'\
 

;-
:%

 
• 

, 
~ 

:f
;~
:!
~~
a"
~~

ll
e"

" 
ED

 ~~
~ .... ME

A
S

LE
 P

A
V

E
R

S
 

C
R

A
O

E
O

IA
SE

 

~
 

E
X

.P
O

B
IK

E
R

A
C

K
. 

M
O

D
B

.2
7

0
4

 

:=
'i

.!
'~

;r
·C

OL
OU

R
:R
EO
 

1
1

\ 
E

N
T

R
Y

 S
IG

N
 

~
"~
 

M
O

D
E

N
A

S
E

N
C

H
,W

IS
!-

E
O

N
E

 

r .... ;:
r=

~~
~;

~r
s 

a
D

U
lD

a
! 

R
E

C
U

P
E

R
 ...

 T
EO

 
O

N
B

IT
E

O
R

 

/~
~~

:~
~D

SC
.<

.P
E 

/ 
S

U
P

P
LI

E
R

 

(
O
C
o
p
y
ri

gh
tr
eo

or
ve

<t
.T

hl
sd

ni
iO

.!
~a

nd
<l

os
lg
n
l
s
l
h
e 

pr
<

>
pe

rt
yo

iP
M

G
la

nd
sc

ap
e
ll

re
h

it
ec

tl
an

d
m

ay
n

o
tb

e 
re

p
,d

u
c
e

d
o

J
u

 ..
 df

l>
ro
th
er
pr
oj
~.
,.
;t
J;
cu
tt
11

o
lr
 

,p
o

rm
""

'"
· 

" 
11

.1
1~

.,
. 

ur
om

>
<

>
tn

,•
lii

lfo
-r

;n
ow

.H
N

" 
U

 
U

.f
!U

>
 

<
H

U
!<

>
<

R
'"

I"
",

..
.,

O
IE

O
"C

U
/I

'I
S

 
<!

G
 

\0
 

'"
""

"~
' 

'-"
'"

"
lt

"
o

aJ
Y

<O
•>

r.'
IU

II
'-1

"'-
" 

0 
IU

O
lV

.I
I"

"
"
'T

"
u

tH
E

W
"
!i

f
lO

II
/C

I'<
<

W
rr

>
 

B
U

D
D

H
IS

T
 T

E
M

PL
E

 

#5
 R

O
A

D
 

R
IC

H
M

O
N

D
, B

C 

SH
RU

B 
P

LA
N

 

L2
 

P
M

G
P

R
O

JE
C

T
N

U
r.

IB
E

R
 

1
5

-1
1

2
 

PLN - 101



.. ..
,»

; _
_

 ._,
<
-
.
,
.
,
.
-
~
"
'
"
"
'
"
"
"
"
'
'
 

'"'
""

-"'
 .....

 ""
'"

""
 ... ,

..
,.

~-
"'

' 

.:.::
:::.:

: 
~
 

.._
,.. 

...
 ..,

.,.
 ...

... 
., 

. .,
,.,

.,=
 

~
c
h
m
o
n
d
f
m
'
 

N
0

.5
 R

O
A

D
 

0 
10

 
2

0
 

50
 

1
0

0
ft

 
O

m•
,~
~'
""
' 

R
E

F
E

R
T

O
A

R
B

O
R

IS
T

R
E

P
O

R
T

 
T

R
E

E
 

6Y
C

A
nl

E
R

IN
E

iu
iA

C
O

O
N

A
L

D
 

C
O

N
T

A
C

T
 A

T
 5
0
~
 9

04
-0

30
2 

W
I
T

I
1

l0
A

Y
S

N
0

1
1

C
E

W
1

1
E

N
Q

 
W

O
R

K
lN

G
IN

T
R

E
E

R
E

T
E

N
T

lO
N

 
E

X
IS

1
1

N
G

T
R

E
E

 
ZO

N
E

 
R

E
M

O
V

E
D

 

~C
<>

py
r>

;~
ht

re
&<

rv
~d

. 
T
h
!
S
d
r
~
v
.
<
n
g
 a

nd
 d

e$
lg

n1
S

th
e 

pr
op

e<
ty

 <
11 

P
M

G
 L

an
d=

ap
<

! 
A

rd
ul

!>
ot

s 
~
,
.
.
;
m
a
y
 M

tb
<

! 
re

pr
cd

u<
>!

!d
or

 u
s
e
d
!
o
r
c
t
h
~
r
 P

f<
ll

ed
S

""
tl

>
ou

ll
he

" 

S
u
~
e
C
l
O
O
-

~
1
B
5
S
~
I
I
C
r
a
.
.
k
D
r
r
v
e
 

B
um

ab
y,

 B
nu

sh
 C

ol
um

bi
a,

 V
S

C
 G
G
~
 

p
6

0
4

2
9

4
-<

1
0

1
1

,1
6

0
4

2
9

4
-0

0
2

2
 

Cl
 

B
U

D
D

H
IS

T
 T

E
M

PL
E

 

#5
 R

O
A

D
 

R
IC

H
M

O
N

D
, 

S
C

 

E
X

IS
TI

N
G

 T
R

EE
 

M
A

N
A

G
E

M
E

N
T

 P
LA

N
 

L3
 

P
M

G
P

R
O

JE
C

T
N

U
lo

!B
E

R
 

15
.-1

12
 

PLN - 102



IIIII !ll!!lml 
~~~!!!!iS!;!~~~ 

~ - <> ~ ~ - - - n g 

t 
~ 1 n; j 

HH-t-lf-H-1j 
j 

: i : : ~ i 
l 

H-f--HH-+IJ 

~ 1 : ~ ~ ! 
l 

j 

1' f j 

l 
l 
! 
H. 

PLN - 103



~"
"'

 -som
-

~
1
1
5
.
 

~
 ~

~;
~ ~

;;
ol

il
 -

~
 ~

;.
~~

 /1
5

.9
0

 m
 

-

C
ri

ti
ca

l 
P

oi
nt

 

U
/S

U
p

p
e

rF
\o

o
r 

~
~
l
~
~
-

~
 ~

ib~
~ ~
~T

m-
-

~
 ~

;~
~~
~~
--
-.
.;
--
--

~
 ;
.~
~"
,1
-:
-8
1~
 -

I 
~S

it
e/

Bi
dg

Gr
ad

es
 

L
_

_
'.

7
G

' 
/1.

7S~
VG 

9 
~ 

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

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

1 

51~"
:'
''
.:
~w
_s
~'
:,
"~
~A
X~
 _

__
__

__
__

__
__

__
__

__
_ 
~-

_ 
_ 

_ 
_ 

_ 
_ 

_ 
_ 

_ 
_ 

_ 
_ 

_ 
_ 

_ _
 _

 _
 _

 _
 _

 _ 
_ _

 _
 

_ 
__

__
__

__
__

__
__

__
 _

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

I 
1 

I 
I 

, l
li
li
li
il
b

d
m

ll
li
il
ll
li
 ,

 ~ =
 

I 

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

1 
I 
~
 

. 
:__

_I 
I 

'f
~o
oo
~-
;·
··
·/
··
··
 

·······
·· 

..... 
~
 

r····
··· -

_
c
, .

... 
-

~ 

f(
~-

!-
' 

~\l~
·.· 
. :-.

\·. 
; 

<'
./
>~
~ 

--~~-

M
A

 T
IH

E
W

 C
lff

iN
G

 
A

R
C

H
IT

E
C

T
 IN

C
 

T
I!

IS
D

R
A

W
lN

cH
!I

T
S

T
N

O
T

B
E

S
C

A
ll

D
 

T
ilE

 
G
E
.
'
<
U
A
!
.
C
O
N
T
!
t
A
C
T
O
R
~
&
L
V
f
f
i
i
F
Y
A
L
I
.
 

D
IM

E
N

s.
JO

N
SA

N
!lt

E
\'E

L
SP

R
IO

R
T

O
 

C
(J

l,.
IM

E
N

tu
.I

E
N

T
T

O
W

O
!l

.J
.: 

..
.U

E
IU

!O
!l

.S
I\

N
il

 
(Y
..
II
SS
lO
NS
Sl
!A
ll
.I
IE
RE
I'
OR
TI
DU
..
I~
II
lJ
!A
TF
.L
Y 

T
O

T
I!

E
A

R
rl

liT
E

C
T

 C
()

I'Y
!U

G
ifT

ilf
.s

E
R

V
l'l

J 
l1

11
ST

'!.
..'

-''
l.\

N
llD

E
SI

G
N

A
R

E
A

)'J
D

A
T

A
lL

T
IM

E
S 

R
EM

A
IN

Ti
lE

E.
'<

ct
U

SI
\"

EP
IW

I'E
R

TI
"O

F 
~
H
T
T
i
l
E
W
C
H
E
N
G
A
R
O
l
i
T
E
C
T
!
N
C
 

A
N

D
 M

A
Y

 
N

O
T

B
E

II
SF

.D
ilR

R
E

!'I
lr!

;li
JC

E
PW

O
llO

U
T

PR
!O

R
 

W
IU

T
T

U
l"

O
O

N
5

S
-'T

 

P"
')<

d:
TI

!lo
 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

A
D

D
E

N
D

U
M

 
1

4
.1

M
W

E
S

T
 &

 
E

A
S

T
 

1
-
-
-
>
k
-
-
~
 I

 
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

 -
~
~
 _

 _
 

_ 
_ 

_ 
_ 

E
LE

V
A

T
IO

N
S

 

:] ][
: 

', 
Jp .1h

1 
/ 

[t:j
 

-
tt

l 
I
ll
 

I
ll
 

l
l
r
-
-
-
-
1
1
~
1
1
1
 

I
ll
 

IJ
I 

I
ll
 

I
ll
 

II
 

I
ll
 

I
ll
 

I
ll
 

I
ll
 

ff
i 

m
 ...

.. 
A

u
th

o
r 

ct.
•<~

<••
· c

h
e

ck
e

r 

S<
.o

lo
 

3
/1

6
" 

=
 1

'-
0

" 

~
~
u
m
l
l
<
r
 

'1>
 
~
 

:::!
 

.....
. 

(
j
 

_
_

_
 """

' 
:i

 
::;

;~;
:, 

A
D
~
 

tr1
 

.....
, 
~
 

PLN - 104



I 
~
 

~
 

~
 ~
~j
. 

11
5.

9"
"if

il\
 -

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

12
~B
~W
!'
:_
DG
_H
~M
~j
 _

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

_
_

 _
 

--
--

--
--

--
--

--
--

--
-t

--
--

--
-

I ~
 

~
 

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

1 

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

j 1
2M

 B
Y

L
A

W
 B

LD
G

 H
T

 M
A

X
 

-
-

-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
+
-
-
-
-
-
-
-
-
-
~
 

1 
I 

~ 

I I 

.... -
--

' 
.ii!i

jii)!
i;i:i

i!::
:!:i

ii:i:
i:':i

::::
:i:i;

i:i;i
:ii!:

:::i
. 

, 
, 

. ,
 

, 
I! !

 :
 : ;

 
; ! ;

 ; ; 
: ; ;

 ; ; i
 

! ; !
 ; ! 

; ; !
 ; !

 ; ! ;
 ; ; ;

 i i ;
 ;

 ; ! 
, 

, 
/ 

~
 

L 

U
/S

U
p

p
e

rF
lo

o
r 

-
33.

01'
/1~

-~i
~rn

; 
~
 

-
-n
.~
1e
Jf
~.
~1
°~
 ~
 

{
~
 

M
A

T
IH

E
W

 C
H

E
N

G
 

A
R

C
H

IT
E

C
T

 I
N

C
. 

T
H
I
S
D
M
'
I
l
l
N
<
l
M
t
i
~
'
T
l
«
J
T
I
!
E
S
C
A
L
E
D
 

TH
E 

G
E

N
E

JU
.!.

C
(I

N
JA

A
d'

C
lR

SI
!A

L
tV

E
R

lF
Y

A
ll 

D
IM

EN
SJ

O
N

S 
. .\

.N
D

LE
V

E
lS

I'R
lO

llT
O

 
('(

't..
JM

EN
<r

:l>
IE

I'.
'T

TO
V

.'O
)!K

 
A

ll.
E

lU
!O

I!
SA

N
II

 

~~
~~
~~
~~
;t
~~
~~
 

R
E
M
A
!
N
n
l
E
E
X
U
V
~
l
\
'
E
P
!
t
o
l
'
c
:
R
n
'
O
f
 

~
I
X
f
T
I
!
E
W
C
H
E
N
G
n
R
U
l
T
I
E
C
T
I
N
C
 
M
'
D
~
l
W
 

~
~
~
~
~
<
1
J
t
J
C
E
D
W
1
1
1
H
1
1
J
T
I
'
I
U
!
l
R
 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

A
D

D
E

N
D

U
M

 
14

.1
M

 N
O

R
T

H
 &

 
S

O
U

T
H

 
E

LE
V

A
T

IO
N

S
 

or
 ...

.. 
A

u
th

o
r 

c~
.u
ed
 C

h
e

ck
e

r 

3
/1

6
"=

 1
'..

0"
 

Pm
tO

O
io

 
0

1
/J

t/
2

0
1

7
 

A
D

D
2 

PLN - 105



r 
0

--
-

®
---

--

L 

CD
 12

M
 C

U
T

 P
L

A
N

E
 F

L
O

O
R

 A
R

E
A

 O
V

E
R

L
A

Y
 

3
/1

6
",

1
'-

0
" 

r 
=

 
y
~
 

/~
CJ

I 
M

A
T

T
H

E
W

 C
H

E
N

G
 

A
R

C
H

IT
E

C
T

 I
N

C
 

T
ill

SD
R

A
W

JX
<j

!o
.ll

'S
T

N
O

T
B

E
S<

:A
L

E
D

U
IE

 
G

E
N

E
R

A
L

('
0

N
ll!

.A
rf

0
R

5
H

A
L

L
\l:

lU
F

Y
A

I.
L

 
D

fi<
IE

N
S

!O
N

S
A

N
D

L8
-"

E
LS

P
R

IO
R

TO
 

C
\J

I\
!M

E
N

lU
.I

D
<

T
T

O
W

O
l!

J(
 

A
U

E
R

R
O

R
S

A
N

!l
 

OM
I~

Sl
ON

~S
I!

AU
.U

ER
F.

ro
i<

TE
lJ

!h
l)

.l
f.

[)
IA

'I
EL

Y 
TU

U
IE

I\R
C

II
IT

EC
T.

C
<J

I'\
'R

IG
H

TR
E.

<;
ER

V
ED

 
Ti

lJ
Sl

'L
.'

.N
.\

l'
<U

DE
SI

GN
AR

EA
A'

DI
\T

W.
Tt

ME
..

~ 
R
E
M
A
!
N
l
H
E
E
.
'
X
U
!
I
~
l
\
"
E
P
i
t
O
I
'
!
'
I
t
H
O
f
 

).
L\

T
1H

E
W

O
JE

N
G

A
R

C
H

IT
F

.C
T

!N
r 

A
N

D
M

\1
' 

N
O
T
I
I
E
!
J
S
E
D
O
!
I
.
~
E
I
'
!
l
f
O
l
J
C
E
:
l
\
\
'
J
l
l
l
r
J
J
T
!
'
R
l
<
1
R
 

\lo
'!U

fJ
E

!O
L

"'
O

N
S

E
N

f 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

F
LO

O
R

 A
R

E
A

 
O

V
E

R
LA

Y
 R

O
O

F
 

Ill"
''' 

R
K

 

C
M

<
Ir

•d
M

C
 

3
/1

6
"=

 1
'-0

" 

l'l
oj

<
dN

ut
nb

<
r 

l'l
>

ll
O

•I
• 

0
1

f.
l1

!2
0

1
7

 
A

D
D

3 

PLN - 106



P
R

O
P

O
S

E
D

 H
E

IG
H

T
 /1

2
M

 

H
T

C
O

M
P

A
R

IS
O

N
·1

2
M

 H
IP

 R
O

O
F

 

(1
) 
(.

::
~~

~~
~?

) 

P
R

E
F

E
R

R
E

D
 H

E
IG

H
T

 /1
4

.1
M

 

-
-

-
-

52
.1

7'
71

5.
~~

 

! ~ 

H
T

 C
O

M
P

A
R

IS
O

N
-1

4
.1

M
 H

IP
 R

O
O

F
 

(2
) 

<!
'.
~.
::
FE
~-
~'
:D
J 

r.
. 
_P
I;
A~
 O

F
 M

IN
A

B
.E

L
._

_
 

'1
1.

.1
79

.1
2'

 
/2

4
.1

2
m

 

. 
0-
+s
:~
f.
~~
4~
11
~~
B_
ET
~ 

-
-
~
-
:
,
~
~
~
~
~
 

-
-3

5,
93

'/
1~

~~
 

-
-
a
:
w
l
i
~
~
 

-
-
-
-

-
1
;
~
6
~
~
~
 

-
-
3
5
.
9
3
'
/
1
~
~
 

-
-
8
.
3
0
'
~
~
 

~ ... \&
:·

&
;>

r·
; 

········
· ...

 

it
~ 

M
A

TT
H

EW
 C

H
EN

G
 

A
R

C
H

IT
E

C
T

 IN
C

. 

~~
~~

~~
 

R
E

M
!J

)I
IT

iiE
E

X
U

-U
S!

\"
E

PR
O

I'E
R

T
I"

O
F 

~
t
\
T
r
n
E
W
C
H
E
N
G
A
A
O
i
l
T
F
.
C
f
!
W
 
A
N
O
M
.
~
r
 

N
O

T
B

£U
SF

.D
rlR

R
E

Pi
i0

01
JC

E
D

W
IT

H
O

U
T

PI
<I

f'i
l 

W
R

rll
B

<C
O

N
SE

I'<
"T

 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

A
D

D
E

N
D

U
M

 
H

E
IG

H
T

 
C

O
M

P
A

R
IS

O
N

 
(W

E
S

T
 

E
LE

V
A

T
IO

N
S

) 

~~<
•""

' 
R

K
 

C
ho

<J
<o

rl"
M

C
 

1
/1

6
":

::
 1

'-0
'' 

:;;;
:,;:

, 
A

D
D

4 

PLN - 107



I 

P
R

O
P

O
S

E
D

 H
E

IG
H

T
 /1

2
M

 

H
T

 C
O
M
P
A
R
I
S
O
N
~
 1

2M
 H

IP
 R

O
O

F
 

(1
) 
c;

,~
~P

D.
~~

?>
 

r.
_

_
f'

_
!:

A
.!

$
0

F
M

IN
A

B
E

L
_

 
_ 

~
.
1
2
'
/
2
4
.
1
2
m
 

P
R

E
F

E
R

R
E

D
 H

E
IG

H
T

 /1
4

.1
M

 
r-

.. 
P

E
A

l$
 O

F
 M

IN
A

_
B

E
L

._
_

 
_ 

..-
.:

T
T

9.
12

' 
/2

4
.1

2
m

 

~
 -

-
-

52
.1

7'
 t
ls
.:
;~
 ~
 

H
T

C
O

M
P

A
R

JS
O

N
 ·

1
4

.1
M

 H
IP

 R
O

O
F

 

(2
)<

;,
~;

.F
_E

~~
;D

) 

P
E

A
K

 O
F

 S
ID

E
 

-
35

.'
33

'7
1~

~~
 ~
 

-
8.
30
'7
lR
_s
~ 

P
E

A
K

 O
F

 S
ID

E
 

35
.9
3'
11
~~
 

-
--
-s
:3
0'
f2
~~
~~
 

>
7
~
-
-

-
-


i:i 
1\

, 
i 

/
)
~
_
_
L
 

M
A

IT
H

E
W

 C
H

E
N

G
 

A
R

C
H

IT
E

C
T

 IN
C

 

Tl
llS

D
!li

.V
II

N
G

M
lT

ST
N

O
TB

ES
C

A
LE

D
 

Ti
lE

 
0E

N
E

R
.\

L
C

O
tm

w
:T

O
R

S
H

.U
L

\"
E

JU
F

Y
 .U

.L
 

P
)!o

.!£
N

S
IO

N
S

A
N

D
LE

\"E
LS

P
R

IO
R

TO
 

I.'
O

M
M

EN
C

EM
EN

TT
O

\\"
O

R
X

 
A

LL
EA

A
O

ilS
A

N
ll 

O
M
I
S
~
O
N
~
S
i
i
A
U
I
I
F
.
R
E
I
'
O
R
T
I
D
I
M
I
I
I
E
D
l
A
1
E
l
.
Y
 

T
U
T
i
l
E
A
A
C
l
l
!
'
T
E
C
T
.
C
t
J
P
\
"
I
U
G
H
T
I
I
F
-
~
8
n
'
£
D
 

T
H

JS
I'L

A
N

.\N
D

D
E

.'>
IG

N
A

R
E

A
N

D
A

T
A

IL
T

lM
E

S 
R

E
M

A
IN

iH
E

E
X

ll.
.U

$1
\"

E
P!

I.O
!'E

ll;
.n

"O
F 

M
.\T

U
lf;

W
C

H
E

N
G

A
R

O
!I

T
E

C
T

IN
C

A
N

D
M

A
\"

 
N

O
T

B
E

T
JS

E
lJ

O
R

R
!:l

'R
C

'O
IJ

C
B

JW
flH

[]
(J

T
PR

J<
lt 

m
u

n
E

N
O

JN
s&

l 

84
80

 N
0

.5
 R

O
A

D
 

R
IC

H
M

O
N

D
 

S
h.

,I
T

!I
lo

 

A
D

D
E

N
D

U
M

 
H

E
IG

H
T

 
C

O
M

P
A

R
IS

O
N

 
(S

O
U

T
H

 
E

LE
V

A
T

IO
N

S
) 

D
ro

""
' 

R
K

 

C
ho

<t
•d

M
C

 

1/
16

"=
 1

'-0
" 

f'l
O

j<
<I

N
um

l>
<r

. 

A
D

D
S

 

PLN - 108



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 14-674068 Attachment 5 

Address: 8480 No. 5 Road 

Applicant: Matthew Cheng Architect Inc. 

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

Existing Proposed 

Owner: Tung Cheng Yuen Buddhist No Change 
Association 

Site Size (m2
): 3.417.05 m"' No Change 

Land Uses: Vacant Institutional 

OCP Designation: Community Institutional No Change 

Area Plan Designation: Agriculture, Institutional and Public No Change 

Zoning: Agriculture (AG1) Assembly (ASY) 

Other Designations: ESA ESA DP not required 

-

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

I 
On Future Bylaw Requirement Proposed Variance 

Subdivided Lots 

Floor Area Ratio: Max. 0.5 0.4 none permitted 

Lot Coverage- Building: Max. 35% 19% none 

Setback- Front Yard (m): Min. 6 m 7.7 m none 

Setback- North Side Yard (m): Min. 7.~ m 17.95 m none 

Setback- South Side Yard (m) Min. 7.5 m 18.58 m none 

Setback- Rear Yard (m) Min. 7.5 m 20.24 m none 

Height (m): 12m 12m none* 

Off-street Parking Spaces- Total: 75 75 none 

Accessible Parking Spaces 2 2 none 

Loading Spaces 1 medium 1 medium none 

Bicycle Spaces 
Class 1: 3 Class1:3 
Class 2: 8 Class 2: 8 

none 

* The applicant may wish to pursue a development variance application to accommodate a 
height variance for a more traditional peaked roof design. A separate application will be 
required. 
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Park,Minhee 

From: 
Sent: 
To: 
Cc: 

Subject: 
Attachments: 

Minhee, 

Riyaz Devji <riyaz@DEVJI.CO> 
Thursday, 5 May 2016 17:41 
Park,Minhee 

ATTACHMENT 7 

Riyaz Devji; Mohamed Ladak- VAN CITY SAVINGS CREDIT UNION 
(mohamed_ladak@vancity.com); Ebrahim Rehmtulla; Shaheen Rashid 
Proposed Building at 8480 Number 5 Road 
20160505_0920098378.pdf 

It was a pleasure speaking with you yesterday and I hope you are keeping well. Here is the note we chatted about and I 
will send you some further information at the beginning of the week. 

As we discussed, our Community (Shia Muslim Community of B.C.) owns the land on both sides of 8480 Number 5 Road 
(Lot 14), at 8580 Number 5 Road (Lot 20) and 8320 Number 5 Road (Sec 19).We have been advised of the proposed 
development of Lot 14 and have been provided with what we understand to be preliminary designs of the proposed 
building to be constructed on Lot 14. While we support the proposed use of Lot 14 for assembly purposes, we are 
gravely concerned about the size, massing and height of the building proposed to built on Lot 14. We have no objection 
to the proposed use of the property for institutional or assembly purposes. All three lots are zoned for assembly use, 
and we are currently using Lot 20 for that same use. However, Lot 20 is approximately 9.8 acres or 3.91 hectares in 
area, and Sec 19 is approximately 8.26 acres of 3.34 hectares in area. Lot 14 is only .84 acres or .34 hectares, a very 
small lot for assembly use particularly given the parking requirements for such use. 

We have reviewed the design of the building and have significant concerns with respect to the proposed design. Our 
particular objection is the fact that the current plans show a building that will have a solid roof line approximately six
storeys in height. Moreover the design shows that virtually entire lower level will consist of parking. This is presumably 
due to the small size of the lot and the parking spaces required. The Lot 14 Owner has achieved the required park 
spaces by designing a building that includes a full floor of above ground parking, thereby raising their building that 
already has a large mass for a small lot such that it greatly exceeds the scale of the other buildings along No.5 Road. By 
including a full floor of parking, they have raised their building by an extra 12 or more feet along it entire width. Then 
they have added a high architectural roof structure that add another 20 feet to the height. In reality they are trying to 
build a building that is too big for the land they have purchased. 

A building of this height is very much out of character with the other buildings along No. 5 Road. Those buildings are all 
either one or two-storeys of height if they are located near the front of their properties (for example the Richmond 
Jewish Day School or the Subramaniya Swamy Temple). Others are taller if they are set back from No. 5 Road or are on 
larger lots. The proposed building is very much out of character of the neighbouring assembly buildings. While other 
lots may have domes or minarets that are higher, they are on buildings that are set back from No.5 Road and do not 
continue along the entire length of the buildings. Thus they do not have the imposing mass that is so untenable with 
the proposed design. 

We have been trying to meet with the Lot 14 Owner to develop other options for their site. We have indicated our 
willingness to do a land swap with the proponents by having them locate at the North end of the property at 8320 
Number 5 Road, and licence or lease them portions of our sites for parking stalls at no cost so they need not build that 
lower floor. As we discussed, by not building the lower floor they could probably build the same building size they are 
requesting without needing a height variance. Despite a number of attempts to discuss these issues with the Lot 14 
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Owner, they have been rebuffed to date stating they would like to build the Centre as soon as possible and making any 
changes would delay their construction. 

Again, we wish to formally record our strong objection to the proposed design and in particular to any variance or 
relaxation of any City bylaws or policies that may be granted by the City to allow a building of this mass and height, or 
any rezoning of Lot 14 to allow a building of such mass or height. 

Please feel free to reach out to us if we can be of any further help. Take care and thanks for your help and support. 

Riyaz R. Devji, 
3103-667 Howe Street 
Vancouver, British Columbia, Canada V6C OBS 
Direct Line: 604-657-1898 
Cell Number: 360-420-7861 
E-mail: riyaz@devji.co 
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Attachment 8 

Excerpt from the Minutes from 

The Agricultural Advisory Committee Meeting 

Thursday, February 4, 2016 -7:00p.m. 
M.2.002 

Richmond City Hall 

4. Development Proposal -Rezoning 8480 No. 5 Road 

Staff provided a brief overview of the rezoning application at 8480 No.5 Road to develop a 
new Buddhist temple. The Chair invited the applicants and the project architect to the table. 

The Committee had the following questions and comments: 

• The Committee asked further information about the site context and properties around the 
site. 

• In response to the Committee' question regarding the capacity of the temple and its 
parking needs, the applicant noted that regularly there will be only approximately 20 
people in the temple but for a special event, they anticipate approximately 1 00 people. 

• The Committee asked about the height variance, and asked how the proposed building 
will fit into the context. In comparison, staff noted that the proposed height is slightly 
lower than the height of the existing Thrangu Monastery building at 8140 No.5 Road. 

As a result of discussion, the Committee passed the following motion: 

That the rezoning application at 8480 No. 5 Road be supported as presented. 

Carried Unanimously 

4929297 PLN - 113
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City of 
Richmond 

Address: 8480 No.5 Road 

ATTACHMENT 10 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 14-674068 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9537, the developer is 
required to complete the following: 
1. Submission of a Final Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the 

Director of Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the 
Landscape Architect, including installation costs. The Landscape Plan should: 
• Include a mix of coniferous and deciduous trees. 
• Include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report. 
• Include the 56 required replacement trees with the following minimum sizes: 

DBH of Tree Cut or I No. of Trees 

I 
No. of Replacement I Minimum Height of I Minimum Caliper of 

Removed Removed Trees (2 for 1) Coniferous Replacement Deciduous Replacement 
Tree Tree 

20-30 em 9 18 3.5 m 6 em 

30-40 em 10 20 4m 8 em 

40-50 em 3 6 5m 9 em 

50-60 em 4 8 5.5 m 10 em 

60 em+ 2 4 6m 11 em 

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $500/tree 
to the City's Tree Compensation Fund for off-site planting is required. 

2. City acceptance of the developer's offer to voluntarily contribute$ 4,550 to the City's Tree Compensation Fund for 
the planting of replacement trees within the City. 

3. 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. 

4. Submission of a Tree Survival Security to the City in the amount of $1,300 for the City-owned tree (Tag #NTl) to be 
retained. The security will not be released until an acceptable impact assessment report is submitted and a 
landscaping inspection has been passed by City staff. 

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

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

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Enter into a Servicing Agreement* for the design and construction of off-site improvements. Works include, but may 

not be limited to: 

Water works: 

• Using the OCP Model, there is 404.8 Lis of water available at a 20 psi residual at the No.5 Road frontage. 
Based on the proposed development, the subject site requires a minimum fire flow of 250.0 Lis. 

Initial: ---
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• The Developer is required to submit fire flow calculations signed and sealed by a professional engineer based 
on the Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) to confirm that 
there is adequate available flow for on-site fire protection. 

• At the Developers cost, the City is to: 
• Cut and cap the existing water service connection on No. 5 Road. 
• Install a new water connection complete with meter and meter box. 

Storm Sewer Works: 

• The Developer is required to upgrade approximately 75 m of fronting storm sewer using a 600 mm diameter 
pipe from STMH4224 located approximately 4.0 m south of the south property line, up to the north property 
line. 

• At the Developers cost, the City is to: 
• Cut and cap the existing storm service connection at the properties northwest corner, while retaining 

service to 8320 No. 5 Road. 
• Cut, cap and remove the existing storm sewer service connection and inspection chamber (I C) 

approximately 3 3 m south of the north property line. 
• Relocate the existing storm IC located on the west property line, approximately 57 m south of the 

north property line onto the City boulevard c/w a new service connection to meet the City's 
engineering standards. 

Sanitary Sewer Works: 
• At the Developers cost, the City is to install a new sanitary service connection complete with a new IC along 

proposed development frontage. 

Frontage Improvements: 
• The Developer is required to: 

• Provide a 1.5 m wide treed and grassed boulevard and a new 1.5 m wide concrete sidewalk along 
No.5 Road. 

• Coordinate with BC Hydro, Telus and other private communication service providers: 
- To underground the proposed Hydro service lines. 
-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, Telus Kiosks, etc.). 

• Complete a roadway lighting assessment and recommend lighting upgrades during the service 
agreement. 

General Items: 
• 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. 

• A sediment and control plan is required. 

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. 
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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: 

* 
• 

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 Bylaw 9537 · 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9537 (RZ 14-67 4068) 

8480 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 "ASSEMBLY (ASY)". 

P.I.D. 009-177-884 
Lot 14 Section 19 Block 4 North Range 5 West New Westminster District Plan 29706 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9537". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

4978849 

CITY OF 
RICHMOND 

APPROVED 

it, 
APPROVED 
by Director 
or Solicitor 

t:vt_ 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: February 20, 2017 

File: RZ 16-728719 

Re: Application by Harj Johal for Rezoning at 9051 and 9071 Steveston Highway from 
"Single Detached (RS1/E)" to "Compact Single Detached (RC2)" 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9646, for the rezoning of 9051 and 
9071 Steveston Highway from the "Single Detached (RS 1 /E)" zone to the "Compact Single 
Detached (RC2)" zone, be introduced and given first reading. 

g~/ {~ A·' Wa ne raig u Direc or, Development 

WC:jr 
Att. 6 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER . 
Affordable Housing ~ 7 <....::::::::,. 

~ jpt: t:::"l? / f~ 

5223594 PLN - 119



February 20, 2017 - 2- RZ 16-728719 

Staff Report 

Origin 

Harj Johal has applied to the City of Richmond for permission to rezone 9051 and 9071 
Steveston Highway from the "Single Detached (RS 1/E)" zone to the "Compact Single Detached 
(RC2)" zone, to permit the properties to be subdivided to create four single-family lots, with 
vehicle access from an extension to the existing rear lane (Attachment 1 ). The proposed 
subdivision plan is shown in Attachment 2. There is an existing single-family dwelling on each 
of the properties, which would be demolisheq. 

Findings of Fact 

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

Surrounding Development 

Development immediately surrounding the subject site is as follows: 
• To the North: Single-family dwellings on lots zoned "Single Detached (RS1/E)", with 

vehicle access from Ryan Crescent. 
• To the South, across Steveston Highway: A single-family dwelling on a lot zoned 

"Agriculture (AG 1)", a golf course on a lot zoned "Golf Course (GC)", and a Buddhist 
temple on a lot that is split-zoned "Agriculture (AG 1 )" and "Assembly (ASY)"; all with 
vehicle access from Steveston Highway. 

• To the East: Four dwellings on lots zoned "Compact Single Detached (RC1)"; which were 
created through rezoning and subdivision in 2004, and which have vehicle access from a lane 
connecting to Steveston Highway. 

• To the West: A single-family dwelling on a lot zoned "Single Detached (RSI/E)", with 
vehicle access from Steveston Highway. 

Related Policies & Studies 

Official Community Plan/Broadmoor Area Plan 

The subject properties are located in the Broadmoor planning area. The Official Community 
Plan (OCP) designation for the subject properties is "Neighbourhood Residential" 
(Attachment 4). The proposed rezoning is consistent with this designation. 

Arterial Road Policy 

The subject properties are designated "Compact Lot Coach House" on the Arterial Road Policy 
Development Map, which allows for compact lot single detached or compact lot coach house 
developments, based on compliance with the applicable zoning bylaw. The Arterial Road Policy 
requires all compact lot developments to be accessed from a functional municipal lane only. This 
application involves the dedication and construction of an extension to the existing rear lane. The 
proposed rezoning and ensuing development is consistent with the Arterial Road Policy. 
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Agricultural Land Reserve (ALR) Buffer Zone 

Consistent with the OCP guidelines, the applicant is required to register a covenant on Title prior 
to rezoning to secure a 4.0 m wide landscaped Agricultural Land Reserve (ALR) buffer along the 
Steveston Highway frontage. The legal agreement will identify the ALR buffer area, ensure that 
the landscaping will not be abandoned or removed, and indicate that the property is potentially 
subject to impacts of noise, dust, and odour resulting from agricultural operations. 

Prior to final adoption of the rezoning bylaw, the applicant must submit a Landscape Security to 
the City, to ensure that the landscaped buffer is installed. 

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. 

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. 

Analysis 

Existing Legal Encumbrances 

There are three existing statutory right-of-ways (SRW) on Title for the sanitary sewer. Two 
SRWs with registration numbers K92841 and E86656 are located along the north property line of 
the subject site. The applicant is required to dedicate a 6.0 m wide lane along the entire north 
property line prior to final adoption of the rezoning bylaw. Following lane dedication, the 
utilities will be located within the City's road network and the two SR W s will no longer be 
required. 

One statutory right-of-way, with registration number 044841, is a 3.0 x 3.0 m comer cut in the 
southwest comer of the site for the sanitary sewer. The existing SR W is not impacted by the 
proposed rezoning. The applicant is aware that encroachment into the SR W is not permitted. 

Transportation and Site Access 

The applicant intends to access the established lane from Steveston Highway via a statutory 
right-of-way, with registration number BW406323, for utilities and public-right-of-passage that 
is registered on Title ofthe lots at 9093 and 9097 Steveston Highway. Vehicle access to the site 
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is to be from the rear lane only, with no direct vehicle access from Steveston Highway permitted 
under Residential Lot (Vehicular) Access Regulation Bylaw No. 7222. 

The statutory right-of-way at 9093 and 9097 Steveston Highway was secured through the 
redevelopment proposal that created four lots at 9091, 9093, 9097, and 9099 Steveston Highway 
in 2004 (RZ 04-268084/SD 03-232827). The statutory right-of-way was designed and 
constructed as a vehicle lane as part of a Servicing Agreement (SA 04-287038), and includes an 
asphalt driving surface and lane lighting. The recent rezoning application at 9131 Steveston 
Highway (RZ 15-703150) confirmed that this statutory right-of-way can be used to access all . 
development in this block. Future development on this block will secure dedication and 
construction of the rear lane eastward to Mortfield Gate, at which time the access at Steveston 
Highway will be closed. 

Prior to final adoption of the rezoning bylaw, the applicant must complete the following: 
• Dedication of a 6.0 m wide extension to the existing rear lane. 
• Registration of a legal agreement on Title to acknowledge that the applicant wishes to make 

use of the statutory right-of-way agreement (BW406323) that is registered on Title at 
9093 and 9097 Steveston Highway for vehicular access to the subject site until an alternative 
exists. 

• Registration of a legal agreement on Title to acknowledge that use of the lane is subject to 
the terms and conditions of the statutory right-of-way agreement (BW406323). 

Vehicle access for equipment and all material deliveries to the site during development is 
proposed from the existing driveways to Steveston Highway. Vehicle parking will be on-site, 
with additional parking space on Mortfield Gate with the written permission of the owners of 
1 0960 and 10966 Mortfield Gate. A temporary lane closure of a single westbound lane on 
Steveston Highway is proposed to accommodate delivery and removal of equipment, machinery, 
and materials, as required. 

Prior to issuance of a Building Permit, the applicant is required to submit a Construction Parking 
and Traffic Management Plan and Lane Closure Request to the City's Transportation 
Department for review. This unregistered agreement will prohibit the use of any portion of the 
statutory right-of-way area for vehicle parking, demolition activity, or construction activity. 

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 16 bylaw-sized 
trees on the subject property, four trees on neighbouring properties, and two street trees on City 
property. 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report and has the 
following comments: 
• Four trees located on the development site (Tag# 467,468, 469, 470) between 19-54 em 

DBH, exhibit sparse foliage and are in poor condition. These trees are not good candidates 
for retention and should be removed and replaced. 
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• Five trees located on the development site (Tag# 463, 981, 983, 989, and 990) between 20-
101 em DBH, are either dying, are infected with Fungal Blight, or exhibit structural defects 
such as cavities at the main branch union and co-dominant stems with inclusions. These trees 
are not good candidates for retention and should be removed and replaced. 

• One Lawson Cypress tree located on the development site (Tag # 978) that is 92 em DBH, is 
in moderate condition, however, the tree is located in the proposed building envelope. As a 
result of the building envelope conflict, this tree needs to be removed and replaced. 

• One Norway Spruce tree located on the development site (Tag# 982) that is 47 em DBH, is 
in moderate condition, however, the tree is located in the proposed building envelope. As a 
result of the building envelope conflict, this tree needs to be removed and replaced. 

• Five trees located in the proposed lane dedication (tag# 984, 985, 986, 987, and 988) 
between 33-93 em DBH, are in good condition, but in conflict with the new lane and will 
need to be removed. 

• Four trees on 9031 Steveston Highway (Tag# 464, 465, 466, and 471) between 15-8 em 
DBH, to be retained and protected. 

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

Parks Department staff has reviewed the application as it impacts two trees in the City-owned 
boulevard. Two Cedar trees between 20-32 em DBH are in poor condition, having been 
historically topped to provide clearance for BC Hydro lines above, and will be removed and 
replaced. Compensation of $2,600 is required for the City to plant four trees at or near the 
development site. 

Tree Protection 

Four trees (Tag# 464, 465, 466, and 471) on a neighbouring property are to be retained and 
protected. The applicant has submitted a tree protection plan showing the trees to be retained 
and the measures taken to protect them during development stage (Attachment 5). 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, 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. 

• Prior to demolition of the existing dwelling on the subject site, 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 Tree Protection Information Bulletin Tree-03 prior to 
any works being conducted on-site, and remain in place until construction and landscaping 
on-site is completed. 

Tree Replacement 

The applicant wishes to remove 16 on-site trees (Tags# 463,467,468,469,470,978, and 
981-990). The 2:1 replacement ratio would require a total of32 replacement trees. The 

5223594 PLN - 123



February 20, 2017 - 6 - RZ 16-728719 

applicant has agreed to plant two trees on each lot proposed; for a total of eight trees. The 
required replacement trees are to be of the following minimum sizes; based on the size of the 
trees being removed as per Tree Protection Bylaw No. 8057. 

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute $12,000 
to the City's Tree Compensation Fund in lieu of the remaining 24 trees that cannot be 
accommodated on the subject property after redevelopment. 

Prior to final adoption of the rezoning bylaw, the applicant must submit a Landscape Plan for 
both lots prepared by a Registered Landscape Architect, along with a Landscape Security based 
on 1 00% of the cost estimate provided by the Landscape Architect for the proposed planting, 
including the eight required replacement trees, and a 10% contingency. The Landscape Plan 
must comply with the regulations for coach house and compact lot development contained in the 
Arterial Road Policy in the OCP. A portion of the security will be released after construction 
and landscaping at the subject site is completed and a landscape inspection by City staff has been 
passed. The City may retain the balance of the security for a one-year maintenance period to 
ensure that the landscaping survives 

Affordable Housing Strategy 

The Affordable Housing Strategy for single-family rezoning applications requires a secondary 
suite or coach house on 100% of new lots created, or a suite or coach house on 50% of new lots 
created and a cash-in-lieu contribution to the City's Affordable Housing Reserve Fund of 
$2.00/ft2 of the total building area of the remaining lots. 

The applicant proposes to construct a secondary suite on all four proposed lots. Prior to final 
adoption of the rezoning bylaw, the applicant must register a legal agreement on Title to ensure 
that no final Building Permit inspection will be granted until a secondary suite is constructed on 
each of the four future lots, to the satisfaction of the City in accordance with the BC Building 
Code and the City's Zoning Bylaw. 

Site Servicing and Frontage Improvements 

There are no servicing concerns with the proposed rezoning. Prior to subdivision, the applicant 
is required to: 
• Pay Development Cost Charges (City and GVS & DD), School Site Acquisition Charge, and 

Address Assignment Fees. 
• Enter into a Servicing Agreement for the design and construction of water, storm, and 

sanitary service works, lane drainage, and frontage upgrades described in Attachment 6. 
• Registration of two 3.0 x 3.0 m statutory rights-of-way for the sanitary sewer inspection 

chambers. 
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Required lane construction includes, but is not limited to: 
• Rollover curb and gutter, asphalt paving, drainage, and lane lighting. The scope of works is 

to be determined through the Servicing Agreement design review process. 

Required frontage improvements along Steveston Highway include, but are not limited to: 
• Permanent closure and removal of the existing driveway crossings providing access to the 

subject site from Steveston Highway. 
• Removal of the existing sidewalk located at the curb along the entire site frontage and 

backfilling of the area to provide a minimum 1.5 m wide grass/treed boulevard (width of the 
boulevard is exclusive of the 0.15 m wide top of curb). 

• Construction of a new 1.5 m wide concrete sidewalk behind the new boulevard along the 
entire site frontage; connecting to the existing sidewalk east and west of the subject site. 

• Street lighting and other utility requirements may be required as part of the frontage 
improvements; as determined through the Servicing Agreement design review process. 

Financial Impact or Economic Impact 

This 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 application is to rezone 9051 and 9071 Steveston Highway from the "Single 
Detached (RS 1/E)" zone to the "Compact Single Detached (RC2)" zone, to permit the properties 
to be subdivided to create four single-family lots, with vehicle access from an extension to the 
existing rear lane. 

This rezoning application complies with the land use designations and applicable policies for the 
subject site contained within the OCP and Richmond Zoning Bylaw 8500. 

The list of rezoning considerations is included in Attachment 6, which has been agreed to by the 
applicant (signed concurrence on file). 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9646 be introduced 
and given first reading. 

Jordan Rockerbie 
Planning Technician 
(604-276-4092) 

JR:blg 

Attachment 1 : Location Map and Aerial Photo 
Attachment 2: Proposed Subdivision Plan 
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Attachment 3: Development Application Data Sheet 
Attachment 4: Broadmoor Area Land Use Map 
Attachment 5: Tree Protection Plan 
Attachment 6: Rezoning Considerations 
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ATTACHMENT 2 

TOPOGRAPHIC SURVEY AND PROPOSED SUBDIVISION PLAN 
OF LOTS 121 AND 122 SECTION 34 BLOCK 4 NORTH RANGE 6 WEST N 

NEW WESTMINSTER DISTRICT PLAN 36731 w. 
#9071 STEVESTON HIGHWAY, SCAL£: 1:200 
RICHMOND, B.C. 0 5 10 15 
P.I.D. 003-283-542 

#9051 STEVESTON HIGHWAY, ALL DISTANCES ARE IN METRES AND DECIMALS 
RICHMOND, B.C. THEREOF UNLESS OTHERWISE INDICATED 
P.I.D. 004-335-422 

@ copyright 
J. C. Tam and Associates 
Canada and B.C. Land Surveyor 

115 - 8833 Odlln Crescent 

Richmond, B.C. V6X 3Z7 
Telephone: 214-8928 

Pax: 214-8929 

E-mail: office@jctam.com 

Website: www.jctam.com 

Job No. 6422 

rB-314 P32-36 

Drawn By: ER 

DWG No. 6422 Topo ozj 

HQif.: 
Elevations shown are based an 

City of Richmond HPN 
Benchmark network. 

Benchmark: HPN #204 

Control Monument 02H2452 
Elevation: 1.559m 
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Control Monument 77H4891 

Elevation: 1. 125m 
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HIGHWAY 

(c) denotes conifer 
(D) denotes deciduous 
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denotes water meter Ill • NR 
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denotes manhole 
denotes north rim 
Lampstand 
Powerline pole 

CERTIFIED CORRECT: 
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NQI£.: ON C. TAM, B.C.L.S. 

Use site Benchmark Tag #191 , 2016. 
construction elevation control. . 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 16-728719 Attachment 3 

Address: 9051 & 9071 Steveston Highway 

Applicant: Har" Johal 

Planning Area(s): Broad moor 

Existing Proposed 

Gavin Singh Bahd 
Owner: Gurdeep Singh Johal To be determined 

Navreet Johal 

Site Size (m2
): Two lots, each 734.46 m2 Four lots, each 307 m2 

Road dedication: 241.32 m2 

Land Uses: Two single-family dwellings Four single-family dwellings 

OCP Designation: Neighbourhood Residential No change 

Arterial Road. Policy Designation: Undesignated Compact Lot Coach House 

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

On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance 
Subdivided Lots 

Max. 0.60 for lot Max. 0.60 for lot 

Floor Area Ratio: 
area up to 464.5 m2 area up to 464.5 m2 

none permitted 
plus 0.30 for area in plus 0.30 for area in 
excess of 464.5 m2 excess of 464.5 m2 

Buildable Floor Area (m2):* Max. 184.2 m2 (1 ,982 ft2) Max. 184.2 m2 (1 ,982 ft2) none permitted 

Building: Max. 50% Building: Max. 50% 
Lot Coverage (% of lot area): Non-porous Surfaces: Non-porous Surfaces: none 

Max. 70% Max. 70% 

Lot Size: 270m2 307m2 none 

Lot Dimensions (m): 
Width: 9.0 m Width: 10.055 m 

Depth: 24.0 m Depth: 30.522 m 
none 

Front: Min. 6.0 m Front: Min. 6.0 m 
Setbacks (m): Rear: Min. 6.0 m Rear: Min. 6.0 m none 

Side: Min. 1.2 m Side: Min. 1.2 m 

Height (m): Max. 9.0 m Max. 9.0 m none 

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

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

Connected Neighbourhoods With Special Places 
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Future Major Street Bike Route 
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Community Institutional [;! Police South Arm Community Station 

Neighbourhood Residential ® South Arm Community Centre 

Neighbourhood Service Centre ~ South Arm Pool 

Park 
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City of Richmond Official Community Plan 
Plan Adoption: November 19, 2012 
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City of 
Richmond 

Address: 9051 & 9071 Steveston Highway 

ATTACHMENT 6 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 16-728719 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9646, the developer is 
required to complete the following: 
1. 6.0 m lane dedication along the entire north property line. 

2. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscaping Security based on 1 00% of the cost estimate provided by the Landscape 
Architect, including installation costs and a 10% contingency. The Landscape Plan should: 

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

• Include a mix of coniferous and deciduous trees. 
• Include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report. 
• Include the eight required replacement trees with the following minimum sizes: 

No. of Replacement Trees Minimum Caliper of Deciduous Tree Minimum Height of Coniferous Tree 

8 6cm 11m 

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $500/tree 
to the City's Tree Compensation Fund for off-site planting is required. 

3. City acceptance of the developer's offer to voluntarily contribute $12,000 to the City's Tree Compensation Fund for 
the planting of replacement trees within the City. 

4. Payment to the City of $2,600 as compensation for the removal of two trees on the south property line, shared with 
the City, for the City to plant four trees at or near the development site. 

5. 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. 

6. Registration of a flood indemnity covenant on Title. 

7. Registration of a legal agreement on Title to ensure that landscaping planted along a 4.0 m wide ALR buffer (as 
measured from the south property line) along the Steveston Highway frontage is maintained and will not be 
abandoned or removed. The legal agreement is to identify the ALR buffer area and indicate that the property is 
potentially subject to impacts of noise, dust, and odour resulting from agricultural operations since it is located across 
from a lot which is in the ALR. 

8. Registration of a legal agreement on Title to acknowledge that the applicant wishes to make use of the statutory 
right-of-way agreement (BW406323) registered on Title at 9093/9097 Steveston Highway for vehicular access to the 
subject site until access is secured by construction of the lane east to Mortfield Gate. 

9. Registration of a legal agreement on Title to acknowledge that use of the lane is subject to the terms and conditions of 
the statutory right-of-way agreement (BW406323). 

1 0. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a 
secondary suite is constructed on each of the four future lots, to the satisfaction ofthe City in accordance with the BC 
Building Code and the City's Zoning Bylaw. 
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Prior to removal of trees on the boulevard in City-owned property, the applicant is required to: 
1. Contact the City's Parks Department (604-244-1208 ext. 1314) four business days prior to removal of trees to enable 

proper signage to be posted. 

At demolition* stage, the following is required: 
1. Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to 

any construction activities, including building demolition. Tree protection fencing must be installed to City standard 
in accordance with the City's Tree Protection Information Bulletin TREE-03 and must remain in place until 
construction and landscaping on-site is completed. 

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. This unregistered agreement will prohibit the use of 
any portion of the statutory right-of-way area for vehicle parking, demolition activity, or construction activity 

2. 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. 

At Subdivision* stage, the developer must complete the following requirements: 
1. Payment of Development Cost Charges (City and GVS & DD), School Site Acquisition Charge, and Address 

Assignment Fees. 

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

Water Works: 
• Using the OCP Model, there is 523 Lis of water available at a 20 psi residual at the hydrant fronting 

9160 Steveston Highway. Based on your proposed development, your site requires a minimum fire flow of 
95 Lis. 

• The Developer is required to: 
o Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 

calculations to confirm the development has adequate fire flow for onsite fire protection. Calculations must 
be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building designs. 

• At the Developers cost, the City is to: 
o Install four new water service connections, each complete with meter and meter box off ofthe existing 300 

mm PVC watermain on the south side of Steveston Highway. 

Storm Sewer Works: 

• The Developer is required to: 

5223594 

o Upgrade the existing 250 mm storm sewer to 600 mm on the north side of the Steveston Highway frontage, 
extending east from existing manhole STMH2097 to tie-in via a new manhole at the east property line of 
9071 Steveston Highway, approximately 40 m. 

o Construct approximately 40.0 m of 200 mm lane drainage, complete with catch basins, from the existing lane 
drainage at Lot 9091 's west property line, extending 40.0 m west to the subject site's west property line and 
terminate with a new manhole. No service connections are permitted to connect to lane drainage. 

o Install two new storm service connections, complete with inspection chambers and dual service leads, at the 
adjoining property lines of the four newly subdivided lots off of the proposed 600 mm storm sewer. 

Initial: ---
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o Cut and cap the existing service leads off of the existing inspection chambers at the southeast and southwest 
corners ofthe subject site. 

• At the Developers cost, the City is to: 
o Complete all tie-ins for the proposed works to existing City infrastructure. 

Sanitary Sewer Works: 
• The Developer is required to: 

o Provide, at no cost to the City, a 1.2 m wide SRW along the entire western property line of 9051 Steveston 
Highway for the existing sanitary sewer. 

o Install two new sanitary service connections in the proposed back lane off of the existing 150 mm FRP 
sanitary main complete with inspection chambers and dual service leads at the adjoining property lines of the 
newly subdivided lots. 

o Cut and cap the existing southern sanitary service leads off of the existing inspection chambers SIC 16523 and 
SICI2082. 

o Provide, at no cost to the City, two new 3.0 m x 3.0 m SRWs for the proposed sanitary inspection chambers at 
the adjoining property lines of the newly subdivided lots. 

o . Cut, cap, abandon, and fill, per MMCD specifications, the existing 150 mm sanitary sewer along the 
development site's north frontage. Any damage or nuisance to the neighboring lot's structures (i.e. fencing) 
must be repaired at the Developer's cost. It is the Developer's responsibility to obtain written approval from 
the owners of all affected lands at least one month prior to start of construction; written proof of approval 
must be submitted to the City prior to Servicing Agreement approval. 

o Install a new 150 mm sanitary sewer in the proposed rear-yard Janeway and reconnect all existing sanitary 
service connections. Tie-in to the west shall be to the existing north-south aligned sanitary sewer west of the 
development site via a new manhole; tie-in to the east shall be to the existing east-west aligned 150 mm FRP 
sanitary sewer at the east property line of 9071 Steveston Highway via a new manhole. 

• At the Developers cost, the City is to: 
o Complete all tie-ins for the proposed works to existing City infrastructure. 

Frontage Improvements: 
• The Developer is required to: 

5223594 

o Coordinate with BC Hydro, Telus and other private communication service providers: 
o To underground Hydro service lines. 
o To pre-duct for future hydro, telephone, and cable utilities along the entire Steveston Highway 

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

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

LPT, Shaw cabinets, Telus Kiosks, etc.). 
o Dedicate and construct a new 6.0 m wide lane across the entire north property line, which: 

o Connects to and matches the lane works completed to the east as part of the Servicing Agreement 
associated with redevelopment of9091, 9093, 9097, and 9099 Steveston Highway (SA 04-287038). 

o Includes rollover curb and gutter, asphalt paving, drainage, and lane lighting, and other works to be 
determined through the Servicing Agreement design review process. 

o Complete frontage improvements to Steveston Highway, which include: 
o Permanent closure and removal of the existing driveway crossings providing access to the site from 

Steveston Highway. 
o Removal of the existing sidewalk located at the curb along the entire site frontage and backfilling of 

the area to provide a minimum 1.5 m wide grass/tree boulevard (Note: the width of the boulevard is 
exclusive of the 0.15 m wide top of curb). 

o Construction of a new 1.5 m wide concrete sidewalk along the entire site frontage, connecting to the 
existing sidewalk east and west of the subject site. 
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o Street lighting and other utility requirements may be required as part of the frontage improvements, as 
determined through the Servicing Agreement design review process. 

General Items: 
• The Developer is required to: 

o 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. 

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 

5223594 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9646 (RZ 16-728719) 

9051 & 9071 Steveston Highway 

Bylaw 9646 

The Council ofthe 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 "COMPACT SINGLE DETACHED (RC2)". 

P.I.D. 004-335-422 
Lot 122 Section 34 Block 4 North Range 6 West New Westminster District Plan 3 6731 

P.I.D. 003-283-542 
Lot 121 Section 34 Block 4 North Range 6 West New Westminster District Plan 36731 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9646". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

CITY OF 
RICHMOND 

APPROVED 
by 

~ 
APPROVED 
by Director 
or Solicitor 

THIRD READING 3111--
OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: February 14, 2017 

File: RZ 16-723761 

Re: Application by 1056023 Holdings Limited Partnership for Rezoning at 
12320 Trites Road (Formerly 12280/12320 Trites Road) from "Light Industrial (IL)" 
Zone to "Single Detached (ZS23)- Steveston" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9675, for the rezoning of 
12320 Trites Road (Formerly 12280/12320 Trites Road) from the "Light Industrial (IL)" zone to 
the "Single Detached (ZS23)- Steveston" zone, be introduced and given first reading. 

1 
.•' J ~ 

/v/?~t or~ Y'; 
Wayno/Craig / / 
Director, Development 

SB:blg /,/ 
Att. 6 / / 

I C/ 

ROUTED TO: 

Affordable Housing 
Engineering 
Transportation 
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Staff Report 

Origin 

1056023 Holdings Limited Partnership has applied to the City of Richmond to rezone 
12320 Trites Road (Attachment 1) from the "Light Industrial (IL)" zone to the "Single Detached 
(ZS23)- Steveston" zone to permit subdivision into 30 single-family residential lots. The 
development would also result in the creation of two new roads, a new rear lane system and a 
new pedestrian walkway (Attachment 2). The site previously contained two industrial buildings. 

Findings of Fact 

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

Surrounding Development 

Surrounding development is as follows: 

• To the North: a recently approved 30-lot single-family subdivision fronting onto 
Moncton Street and Shinde Street, also zoned "Single Detached (ZS23)- Steveston". 

• To the Northwest: fronting onto Trites Road, is a single-family home, zoned "Single 
Detached (RS1/E)". 

• To the South: fronting onto Trites Road are two light industrial buildings, zoned "Light 
Industrial (IL)". 

• To the East: across a public walkway and fronting onto No.2 Road, is a 54-unit townhouse 
complex, zoned "Town Housing (ZT48)- Trites Area (Steveston) and South McLennan 
(City Centre)". 

• To the West: across Trites Road and fronting onto Trites Road, are single-family homes, 
zoned "Single Detached (RSl/B)". 

Related Policies & Studies 

The rezoning application has beenreviewed in relation to the 2041 Official Community 
Plan (OCP) and the Steveston Area Plan, Flood Plain Designation and Protection Bylaw 8204, 
Noise Regulation Bylaw No. 8856, Affordable Housing Strategy and the Public Art Program. 

Official Community Plan/Steveston Area Plan 

The site is located in the Trites Area of the Steveston planning area (Schedule 2.4 of the OCP). 
The 2041 OCP Land Use Map designates the site for "Neighbourhood Residential". The Trites 
Area Land Use Map in the Steveston Area Plan designates the site for "Single-Family Housing" 
(Attachment 4). The proposed development of single-family lots is consistent with the general 
land use map in the OCP and the Steveston Area Plan. 
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The Trites Area Land Use Map includes a conceptual road network which is designated as 
"Road/Lane (Possible road and lane alignment; others may be permitted)". This flexibility 
allows for the proposed road layout on the subject site (Attachment 2), which connects to 
existing roads north of the site and is intended to connect to existing road and lane further south 
when the two industrial properties to the south redevelop in the future. 

The proposed road layout provides additional lane, and the increased number of homes with lane 
access will provide a more attractive and pedestrian friendly streetscape. The proposed road 
layout was reviewed by staffand achieves all transportation and engineering requirements. 
There is no impact on the remaining lots to the south in terms of anticipated lot yield as 
illustrated in a concept prepared by the applicant and placed in the development file. 

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 plain indemnity covenant on 
Title is required prior to final adoption of the rezoning bylaw. The required Flood Construction 
Level for the site is Minimum 2.9 m GSC. All rezoning considerations are listed in the attached 
Rezoning Considerations (Attachment 5). 

Affordable Housing Strategy 

For single-family rezoning applications, Richmond's Affordable Housing Strategy requires a 
secondary suite within a dwelling on 50% of new lots created through rezoning and subdivision, 
or a cash-in-lieu contribution of $2.00/ft2 of total building area towards the City's Affordable 
Housing Reserve Fund. 

Staff have discussed opportunities to provide secondary suites in the proposal, but the developer 
advises that this is not feasiblegiven the modest size of the homes which could be constructed, 
averaging 1,975 square feet in size. 

The applicant has agreed to provide a voluntary cash-in-lieu contribution to the City's 
Affordable Housing Reserve Fund as a consideration of rezoning approval (i.e., $118,541.77 for 
30 future lots). 

Public Art Program 

The developer has agreed to provide a voluntary contribution to the City's Public Art Program as 
a consideration of rezoning approval. The contribution rate for residential uses with 10 or more 
units is $0.81 per buildable square foot (for a total contribution of $48,009.42). 

Public Consultation 

The applicant has confirmed that information signage describing the proposed rezoning has been 
installed on the subject site and the statutory Public Hearing will provide local property owners 
and other interested parties with an opportunity to comment. Public notification for the Public 
Hearing will be provided as per the Local Government Act. 
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Staff received 12 items of correspondence from eight Richmond residents regarding subject 
rezoning application (Attachment 6). Seven of the writers expressed concern regarding the loss 
of an existing child care program. Subsequent to receiving the letters, the program was relocated 
from the subject site into a newer development a few blocks away and now provides an 
expanded out-of-school child care program. One of the writers expressed concern regarding the 
loss of businesses nearby to residents. 

Analysis 

The proposed rezoning would allow for the redevelopment of one large industrial lot into 30 new 
compact single-family lots. 

a) Proposed "Single Detached (ZS23)- Steveston" Zone 

The applicant has applied to rezone the subject site to the "Single Detached (ZS23)- Steveston" 
zone that was created for the adjacent 30-lot subdivision under construction to the north. The 
"ZS23" zone was created to manage development on the site to the north, subject site and future 
potential development on adjacent Trites Road sites to the south; taking into consideration the 
established development pattern in the Trites area, the City's Affordable Housing Strategy, and 
the City's Flood Plain Designation and Protection Bylaw 8204. 

The "ZS23" zone is proposed for the subject site to: 

• Allow compact lots (Minimum 9 m lot width). 

Include an Affordable Housing density bonus to secure either a voluntary contribution 
towards Affordable Housing, or construction of a secondary suite. 

Limit building height to a maximum of 9 m and two-storey, and to measure residential 
vertical envelopes from the required Flood Construction Level instead of the average finished 
grade to accommodate the higher required level for the area (Minimum 2.9 m GSC). 

• Allow roof elements to project above the residential vertical envelopes to a maximum of 1.0 
m for side dormers and 2.5 m for a gable facing a road similar to what is permitted in the 
single-family subdivision further to the south. 

Provide front yard setbacks large enough to accommodate grade transition from sidewalk 
elevations to the higher required level for the area (Minimum 2.9 m GSC). 

Complement the existing streetscape with a 6 m setback along Trites Road. 

There is a significant grade difference between the lower Trites Road sidewalk (approximately 
1.8 m GSC) and higher required flood construction level for the homes (minimum 2.9 m GSC). 
The front yards are proposed to be sloped down to the new Trites Road sidewalk, and the 
required 6 m setback to Trites Road will allow this grade difference to be addressed through 
landscaping. Submission of final site grading plans for the proposed lots to the satisfaction of 
the Director of Development is a consideration of rezoning approval. 

b) Industrial Uses 

There were previous industrial uses on the subject site. Confirmation that the site has achieved 
approval from the Ministry of Environment for residential uses is required prior to rezoning 
approval. 
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The subject site is adjacent to industrial uses on property to the south. Registration of an 
Industrial Noise Sensitive Use Restrictive Covenant is a consideration of rezoning approval to 
ensure that the future residents are aware of the potential impacts of adjacent industrial activities, 
and to ensure that appropriate indoor sound level mitigation is provided in the single-family 
homes. The covenant requires that a professional engineer confirm that the design and 
construction of the homes meet appropriate specified standards. 

b) Proposed Landscape Form and Character 

The applicant has submitted a preliminary landscape plan (Attachment 7) to address: 

• The interface along Trites Road for proposed lots 1 through 6; 

• The interface along the new internal roads for proposed lots 12 through 24; and 

• The interface along the Trites Area pedestrian walkway system for lots 25 through 30. 

Prior to final adoption of the rezoning bylaw, the applicant is required to submit a final landscape 
plan for all 30 proposed lots, prepared by a Registered Landscape Architect, to the satisfaction of 
the Director of Development, along with a landscaping security based on 1 00% of the cost 
estimate provided by the Landscape Architect (including all fencing, hard surfaces, tree planting, 
landscaping materials, and installation costs) and 10% contingency. 

c) Vehicle and Pedestrian Access 

The proposed single-family subdivision application includes improvements to the Trites area 
road and pedestrian path networks (Attachment 2). As a consideration of rezoning approval, the 
applicant is required to dedicate: 

• Two new lanes; 

• Two new roadways connecting to Shinde Street; 

• Widening of Shinde Street to ultimate 15 m width along the north edge of the site; 

• Widening of the easterly pedestrian walkway to ultimate 6 m width; 

• Widening of the northerly pedestrian walkway to ultimate 6 m width; and 

• A new interim southerly pedestrian walkway. 

Vehicle access will be from Shinde Street; which connects to Moncton Street. The East-West 
portion of Shin de Street will be widened to ultimate 15 m width along the north edge of the 
subject site. New proposed westerly road and lane will ultimately connect to the existing 
Buchannan Street to the south through future development of the two industrial properties to the 
south of the subject site. New proposed easterly road and lane are intended to be extended to the 
south through future development the two industrial properties to the south of the subject site. 
The curb line of Shinde Street will be straightened out to provide a continuous alignment from 
Moncton Street through the subject site. In the new area that will be created behind the curb and 
gutter immediately north of the subject site, the sidewalk, boulevard, walkway and driveway will 
be reconfigured. 

Secondary access is provided for emergency vehicles through a public-rights-of-passage (PROP) 
right-of-way (ROW) registered over the property at 5460 Moncton Street. This is an interim 
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measure and the ROW may be discharged in the future when a permanent road connection is 
provided through future development to the south. 

Temporary access is required to be provided for vehicles, including garbage and recycling trucks 
through public-rights-of-passage (PROP) right-of-way (ROW) registered over proposed lots 7 
and 19 as a consideration of rezoning. This is an interim measure and the ROWs may be 
discharged in the future when a permanent road connection for the westerly road and a road 
terminus for the easterly road are provided through future development to the south. 

Vehicle access to 24 of the 30 proposed lots will be to the two proposed dedicated abutting rear 
lanes. Vehicle access to the other six proposed lots along the east edge of the development will 
be from the fronting road. Registration of a legal agreement on title of the proposed lots to 
ensure lane access only for all lots that abut a lane is a consideration of rezoning approval. 

The proposed six lots along the east edge of the development will back onto an existing 
pedestrian walkway along the east edge of the development site. If approved, the developer will 
complete interim pedestrian walkways along the north and east edges of the development site to 
ultimate 6 m width and will provide a new interim pedestrian walkway along the southeast edge 
of the development site. The proposed southerly walkway is intended to be widened through 
future development to the south. 

c) 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 one bylaw
sized tree on the subject property and five trees on neighbouring properties. 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report and has the 
following comments: 
• One tree (tag# 002) located on the development site is a multi-branching Black Cottonwood 

identified in poor structural condition. This tree is not a good candidate for long-term 
retention and should be removed and replaced at a 2: 1 replacement ratio as per the OCP. 

• Two new trees are to be planted on each of the 30 proposed lots, including two replacement 
trees sized as per Tree Protection Bylaw No. 8057 (at least 11 em caliper for deciduous trees 
or 6 m tall for coniferous trees). 

• Five trees (not tagged) located in the adjacent public walkway statutory right-of-way (SRW) 
on the neighbouring property to the east are identified to be retained and protected. 

d) Servicing 

As a consideration of rezoning approval, the applicant will be required to enter into a standard 
Servicing Agreement for the design and construction of infrastructure and frontage upgrades 
along Trites Road, Shinde Street, the two proposed laneways, the two proposed roadways, and 
three pedestrian walkways. Trites Road works extend across the frontages of the development 
site and the adjacent property at 12260 Trites Road to connect to recently constructed works at 
the corner of Trites Road and Moncton Street. The walkways are required to have an ultimate 
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cross-section of centred paths with grass swales on both sides, and asphalt only due to proximity 
to existing sanitary sewers. To achieve this walkway cross-section, existing works (including 
concrete) will be removed from the northerly and easterly interim walkways. The developer will 
also be required to negotiate and install private utilities. 

Financial Impact or Economic Impact 

As a result of the proposed development, the City will take ownership of developer contributed 
assets such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees 
and traffic signals. The anticipated operating budget impact for the ongoing maintenance of 
these assets is estimated to be $7,000.00. This will be considered as part ofthe 2018 Operating 
Budget. 

Conclusion 

This rezoning application to rezone the subject site to the "Single Detached (ZS23)- Steveston" 
zone and to subdivide the subject industrial lot into 30 lots under the new zoning is consistent 
with the applicable policies and land use designations outlined within the OCP. 

The applicant has agreed to the list of rezoning considerations (Attachment 5). 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9675 be introduced and given 
first reading. 

Sara Badyal, M. Arch, MCIP, RPP 
Planner 2 
(604-276-4282) 

SB:blg 

Attachment 1: Location Map & Aerial Photo 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: OCP Context Land Use Map 
Attachment 5: Rezoning Considerations 
Attachment 6: Public Correspondence 
Attachment 7: Preliminary Landscape Plan 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

- - - - - - -- - - -

RZ 16-723761 Attachment 3 
Address: 

Applicant: 

Site Size 12,716.9 m2 

Land Uses Industrial 

OCP Designation Neighbourhood Residential 

Area Plan Designation In 

Zoning Light Industrial (IL) 

Number of Units Former Strata-titled Industrial Lot 

Flood Construction Level Min. 2.9 m GSC 

Net site 
Road/Walkway Dedication 
Total 

Complies 

Complies 

9,177.4 
3,539.5 m2 

12 716.9 m2 

Single Detached (ZS23) - Steveston 

30 Single Detached Lots 

Complies 
- - - - -

I 
- - -- -1 ---- -- -

I On Future Subdivided Lots Bylaw Requirement Proposed Variance 

Floor Area Ratio Max. 0.6 Will comply None permitted 

Lot 1: Max.180 mL (1 ,937 ftL) 
Lot2:Max.181 m2 (1,952ft2) 

Lot 3: Max.182 m2 (1 ,967 ft2
) 

Lot 4: Max.184 m2 (1 ,982 ft2
) 

Lot 5: Max.185 m2 (1 ,997 ft2
) 

Lot 6: Max.186 m2 (2,012 ft2
) 

Lots 7-11: Max.175 m2 (1 ,886 ft2
) 

Lot 12: Max.188 m2 (2,027 ft2
) 

Buildable Floor Area (m\* 
Lot 13: Max.201 m2 (2, 168 ft2

) 
Will comply None permitted 

Lots 14-18: Max.186 m2 (2,007 ft2
) 

Lots 19-23: Max.186 m2 (2,006 ft2) 

Lot 24: Max.201 m2 (2, 168 ft2
) 

Lot 25: Max.182 m2 (1 ,967 ft2
) 

Lot 26: Max.181 m2 (1 ,954 ft2
) 

Lot 27: Max.180 m2 (1 ,942 ft2
) 

Lot 28: Max.179 m2 (1 ,929 ft2
) 

Lot 29: Max.178 m2 (1 ,916 ft2
) 

Lot 30: Max.176 m2 (1 ,903 ft2
) 

Building: Max. 50% 
Lot Coverage (% of lot area) Non-porous Surfaces: Max. 70% Will comply None 

Total: Max . .70% 

Lot Size: Min. 270m2 Complies None 

Lot Dimensions (m): 
Width: Min. 9 m 

Complies None 
Depth: Min. 24 m 

Trites Road: Min. 6 m 
Other roads: Min. 5.3 m 

Setbacks (m): Rear Yard: Min. 6 m Will comply None 
Interior Side Yard: Min. 1.2 m 
Exterior Side Yard: Min. 3m 

Height (m): Max. two-storey & 9 m Will comply None 

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

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance 
review at Building Permit stage. 
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Attachment 4 

OCP Context Land Use Map (RZ 16-723761) 

Trites Area Land Use Map 
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Attachment 5 

City of 
Richmond 

Rezoning Considerations 
Development Applications Department 

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

Address: 12320 Trites Road (Formerly 12320/12280 Trites Road) File No.: RZ 16-723761 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9675, the developer is 
required to complete the following: 
1. 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. 

2. Road dedication: 

a) Northerly road- 4.6 m wide road dedication along north property line to widen Shinde Street to ultimate 15.0 m 
width. 

b) Easterly road - 15.0 m wide road dedication for new north-south road aligned with Shinde Street to connect to 
Moncton Street. 

c) Westerly road - 15.0 m wide road dedication for new north-south road to be aligned to connect to Buchanan Street 
through future redevelopment of 12340 and 12360 Trites Road properties south of the development site. 

d) Easterly lane - 6.0 m wide road dedication for new north-south rear lane. 

e) Westerly lane- 6.0 m wide road dedication for new north-south rear lane. 

f) Corner cuts - (i) 'Lane-to-lane' and 'lane-to-road' intersections - 3 m x 3 m, or additional as needed to 
accommodate garbage and fire truck turning; and (ii) 'Road-to-road' intersections- 4 m x 4 m. 

g) Northerly walkway- 2.25 m wide road dedication along north property line to widen existing walkway to ultimate 
6 m width. 

h) Easterly walkway-3m wide road dedication along east property line to widen existing walkway to ultimate 6 m 
width. 

i) Southerly walkway- 3.3 m wide road dedication along south property line to provide half of ultimate 6 m 
walkway width and accommodate retaining wall. 

3. The granting of the following statutory rights-of-way (SRWs). Any fill, structure or retaining wall is not permitted 
within SR W areas without the written approval from Engineering. 

a) Easterly road- 1.5 m wide utility rights-of-way (SRW Utilities) along frontage of proposed lots on both sides for 
proposed water meters, sanitary inspection chambers, and storm inspection chambers. 

b) Westerly road - 1.5 m wide utility rights-of-way (SRW Utilities) along frontage of proposed lots on both sides for 
proposed water meters, sanitary inspection chambers, and storm inspection chambers. 

c) Easterly walkway - 1.5 m wide utility rights-of-way (SRW Utilities) along new east property line (e.g., over new 
lots after easterly walkway road dedication) for existing sanitary sewer. 

d) Temporary lanes public-rights-of-passage (SRW PROP) along the south property line to maintain traffic 
circulation including general traffic, emergency vehicle access, truck movements, and maintenance until such a 
time as 12340 and 12360 Trites Road properties south of the development site redevelop and the associated road 
network is complete and functional. Works to be constructed by developer and maintained by the City. 

1. Southeasterly temporary lane- SRW PROP over entire future lot (Lot 19) from easterly road to easterly rear 
lane to accommodate 6.0 m wide lane, 3m x 3 m corner cuts, retaining wall and maintenance access. 

ii. Southwesterly temporary lane- SRW PROP over entire future lot (Lot 7) from westerly road to westerly rear 
lane to accommodate 6.0 m wide lane, 3m x 3m corner cuts, retaining wall and maintenance access. 

4. Registration of a flood plain covenant on Title, identifying a minimum habitable elevation of2.9 m GSC. 

5. Registration of a legal agreement on Title, ensuring that there be no vehicle access to Trites Road and that the only 
means of vehicle access is to an abutting rear lane for all lots that abut a rear lane. 

Initial: ---
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6. Registration of a legal agreement on Title; to ensure that landscaping planted within 1 m of the south property lines of 
the south lots to address the interim industrial interface is maintained and will not be abandoned or removed until such 
a time as the 12340 and 12360 Trites Road properties south of the development site redevelop for residential use. 

7. Registration of a legal agreement on Title; identifying that the proposed development must be designed and 
constructed in a manner that mitigates potential industrial noise to the proposed dwelling units. Dwelling units must 
be designed and constructed to achieve: 

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

Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

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

8. The City's acceptance ofthe applicant's voluntary contribution of$2.00 per buildable square foot of the single-family 
developments (i.e. $118,541.77 for 30 future lots) to the City's Affordable Housing Reserve Fund. 

Note: Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of 
the Rezoning Bylaw, the City will accept a proposal to build a secondary suite on any of the 30 future lots at the 
subject site. To ensure that a secondary suite is built to the satisfaction of the City in accordance with the Affordable 
Housing Strategy, the applicant is required to enter into a legal agreement registered on Title as a condition of 
rezoning, stating that no final Building Permit inspection will be granted until a secondary suite is constructed to the 
satisfaction of the City, in accordance with the BC Building Code and the City's Zoning Bylaw. 

9. City acceptance of the developer's offer to voluntarily contribute $0.81 per buildable square foot to the City's Public 
Art Program (e.g., $48,009.42). 

10. Submission of a Grading Plan to the satisfaction of the Director of Development. 

11. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscaping Security based on 1 00% of the cost estimate provided by the Landscape 
Architect, including installation costs. The Landscape Plan should: 

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

• Include at least two trees on every lot. 
• Include a mix of coniferous and deciduous trees. 
• Include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report. 
• Include the two required replacement trees with the following minimum sizes: 

No. of Replacement Trees 
2 

Minimum Caliper of Deciduous Tree or 
11 em 

,---------~--~--~--~~--

Minimum Height of Coniferous Tree 
6m 

12. 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. 

13. Installation of appropriate tree protection fencing around all trees to be protected as part of the development prior to 
any construction activities, including building demolition, occurring on-site. 

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

a) Transportation works are as follows and are required to be to the satisfaction of the Director of Transportation. A 
comprehensive set of detailed interim and ultimate road functional plans is to be submitted for review and 
approval by the City to determine the adequate amount of land dedication and roadworks. Traffic control signage 
and pavement marking plans are to be submitted for review and approval by the City. 

Initial ---
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1. Trites Road 

• The Developer is required to carry out the following works on the east side of Trites Road across the 
entire frontage of the subject site (including Lots I to 6) and the frontage of 12260 Trites Road, tying into 
works from Moncton Street. 

• Cross-section of improvements is as follows (measured from east to west): pavement widening to 
provide 11.0 m wide curb-to-curb pavement; 0.15 m wide curb, barrier curb and gutter; 3.35 m wide grass 
boulevard with street trees; upgrade existing street lighting as required; and 1.5 m wide sidewalk. 

• Development site existing driveways are to be closed permanently. Vehicle access to proposed lots 
(Lots 1 - 6) is to be provided via the back lane. 

• 12260 Trites Road driveway is to be rebuilt at the existing location to City driveway design standards for 
single-family dwelling units. 

n. Northerly Road 

• Cross-section of this 15m wide roadway is as follows (measured from north to south): pavement 
widening to provide 8.5 m wide curb-to-curb pavement; 0.15 m wide curb, barrier curb and gutter; 1. 7 m 
wide grass boulevard with street trees and street lighting; and 1.5 m wide sidewalk. 

iii. Easterly Road 

• Roadway to be aligned to connect with Shinde Street to the north. 

• Cross-section ofthis 15m wide roadway is as follows: 8.5 m wide curb-to-curb pavement; 0.15 m wide 
curb, barrier curb and gutter on both sides; 1.6 m wide grass boulevard on both sides; including street 
trees and street lighting; and 1.5 m wide sidewalk on both sides. 

• Connection to existing road to be provided. The east curb of the road at Lot 25 is to be constructed as a 
straight curb. The same straight curb is to be extended north to include frontages of the walkway and 
12262 Shinde Street. Behind the new straight curb, the developer is required to back fill the excess area 
with City standard sidewalk, grass boulevard, street trees, walkway and wheel chair ramps and driveway 
reconfiguration as required to maintain access to 12262 Shinde Street. Works include but are not limited 
to removal of existing curb and gutter, sidewalk, bollards, driveway and walkway let downs. 

• Road end treatment at south end of the road; including concrete barriers and traffic control signage. 

iv. Westerly Road 

• Roadway to be aligned to connect to Buchanan Street in the future when 12340 and 12360 Trites Road 
properties south of the development site redevelop. 

• Cross-section of this 15m wide roadway is as follows: 8.5 m wide curb-to-curb pavement; 0.15 m wide 
curb, barrier curb and gutter on both sides; 1.6 m wide grass boulevard on both sides; including street 
trees and street lighting; and 1.5 m wide sidewalk on both sides. 

• Road end treatment at south end of the road including concrete barriers and traffic control signage. 

v. Rear Lanes (Easterly and Westerly Lanes) 

• Cross section: Minimum 5.1 m wide pavement; roll over curb and gutter on both sides; and street lighting 
on one side. 

• Road end treatment at south ends of the lanes to be provided; including concrete barriers and traffic 
control signage. 

vi. Temporary Lanes (Southeasterly and Southwesterly Lanes) 

• Cross-section of these temporary lanes is as follows (measured from south to north): 0.7 m offset from 
south property line; retaining wall with safety barrier/fencing; Minimum 5.1 m wide pavement with roll 
over curb and gutter on both sides; street lighting on one side only; 3 m x 3 m corner cuts; and driveway 
let down at both ends. 

• Emergency Vehicle Access: The proposed road network for this subdivision; including the temporary 
lanes, must meet the requirements of the City Fire and Rescue Department for emergency vehicle access 
purposes. BC Building Code requirements for Fire Department Access Route Design must be met. 

Initial: ---
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VII. Northerly Walkway 

• Cross-section of this walkway to ultimate 6 m wide standard from new curb alignment at Shinde Street is 
as follows (measured from north to south): 1.5 m wide grass swale surface for drainage; centered 3.0 m 
wide asphalt walkway; 1.5 m wide grass swale surface for drainage. Including but not limited to removal 
of interim works (e.g., asphalt, retaining wall) as needed to complete ultimate cross-section as noted. 

• Provide walkway sign and removable bollards (1.5 m spacing) at road and walkway connections. 

• Provide fencing/safety guardrail as needed. 

vm. Easterly Walkway 

• Cross-section of this walkway to ultimate 6 m wide standard is as follows (measured from west to east): 
1.5 m wide grass swale surface for drainage; centered 3.0 m wide asphalt walkway; and widening if 
needed of existing landscape buffer with additional grass swale surface for drainage to achieve 1.5 m 
width. Including but not limited to removal of interim works (e.g., concrete walkway) as needed to 
complete ultimate cross-section as noted. 

IX. Southerly Walkway 

• Cross-section of this new walkway to interim 3.3 m wide standard is as follows (measured from north to 
south): 1.5 m wide grass swale surface for drainage; 1.5 m wide asphalt walkway; retaining wall with 0.3 
m curb; and safety barrier/fencing along south property line. 

• Provide walkway sign and removable bollards (1.5 m spacing) at road and walkway connections. 

b) Water Works Improvements by the Developer 

1. Install 65 m of new 200 mm watermain; complete with fire hydrants, service connections, meters, meter 
boxes, and blow-offs; within each ofthe two proposed roads (for a total of approximately 130 meters of new 
water main) and tie into the existing 150 mm diameter watermain to the north. 

11. Install one new water service connection; complete with meter and meter box; for each new lot. Connect lots 
1 to 6 to the existing 300 mm watermain in Trites Road; lots 7-18 to the proposed 200 mm watermain in the 
western new road, and lots 19-30 to the proposed 200 mm watermain in the eastern new road. 

c) Water Works Improvements by the City at the Developer's Cost 

i. Cut and cap, at main, the existing water service connections on the Trites Road frontage. 

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

d) Storm Sewer Works Improvements by the Developer 

1. Trites Road- Infill the existing ditch along the Trites Road frontage and install a new storm sewer, minimum 
600 mm or OCP size; from the existing storm sewer at the adjoining property line of 
12228/12260 Trites Road to the south property line of the development site; approximately 110 m. If 
adequate clearance from the proposed storm sewer to the existing water service connection serving 
12260 Trites Road cannot be maintained, or if the installation of the storm sewer otherwise impacts the water 
service connection, the service connection shall be replaced at the Developer's cost. 

11. New Easterly and Westerly Roads- Install approximately 70 m of new 600 mm storm sewer; complete with 
manholes, catch basins, service connections, and inspection chambers within each of the two proposed roads 
(for a total of approximately 140m of new storm sewer) and tie-in the proposed storm sewer to the existing 
storm main to the north of the subject site. 

111. New Easterly and Westerly Lanes- Install approximately 70 m of new 200 mm lane drainage; complete with 
manholes and catch basins; in each of the two new lanes (approximately 140m total). No service connections 
are permitted to connect to lane drainage. 

IV. New Lots- Install one new storm service connection; complete with inspection chamber; for each new lot. 
Where applicable, a single service connection and inspection chamber with dual service leads may be 
installed to service two adjacent lots. Direct all drainage from lots 1 to 6 to Trites Road, lots 7-18 to the 
westerly new road, and lots 19-30 to the easterly new road. 

v. Provide a Sediment and Erosion Control Plan. 
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e) Storm Sewer Works improvements by the City at the Developers Cost 

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

f) Sanitary Sewer Works Improvements by the Developer 

1. Trites Road- Upgrade to 250 mm, and relocate into Trites Road, approximately 75 m of existing 200 mm 
sanitary sewer located within the right-of-way along the Trites Road frontage, and coordinate with the City to 
discharge right-of-way. Tie-in to the north for the new sanitary sewer shall be to the diagonally-aligned 
200 mm sanitary sewer in Trites Road via a new manhole (downstream portions of diagonally-aligned sewer 
to be capped and removed) and to the existing manhole SMH4019. Tie-in to the south shall be via a new 
manhole. It is the Developer's responsibility to notify the owner of 12260 Trites Road one month prior to 
commencement of works on the existing sanitary main and manhole located within the statutory right-of-way 
on 12260 Trites Road. Developer shall submit a copy of the notice to the City for review and approval prior 
to sending it to the owner of 12260 Trites Road. 

n. New Easterly and Westerly Roads- Install approximately 70 m of new 200 mm sanitary sewer; complete 
with manholes, service connections, and inspection chambers within each of the two proposed roads (for a 
total of approximately 140m of new sanitary sewer) and tie-in the proposed sanitary sewer to the existing 200 
mm sanitary main to the north of the subject site. 

iii. New Lots- Install one new sanitary service connection; complete with inspection chamber, for each new lot. 
Where applicable, a single service connection and inspection chamber with dual service leads may be 
installed to service two adjacent lots. Direct all sewage from lots I to 6 to Trites Road, lots 7-18 to the 
western new road, and lots 19-30 to the eastern new road. 

tv. Discharge SRW- Existing sanitary sewer within the development site along the Trites Road frontage to be 
removed and disposed offsite prior to discharge of right-of-way. 

g) Sanitary Sewer Works improvements by the City at the Developer's Cost 

1. Cut and cap all existing sanitary service connections and remove all existing inspection chambers servicing 
the development site. 

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

h) Third Party Utilities: 

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

• To underground the overhead service lines. 

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

• Provide a functional plan showing conceptual locations for all above ground utility cabinets and kiosks 
required to service the proposed development on private property (see list below for examples). All such 
infrastructure shall be located/relocated within the development site. Please coordinate with the 
respective private utility companies and the project's lighting and traffic signal consultants to confirm the 
requirements (e.g., statutory right-of-way dimensions) and the locations for the aboveground structures. 
If a private utility company does not require an above ground structure, that company shall confirm this 
via a letter to be submitted to the City. The following are examples of statutory right-of-ways that shall 
be shown in the functional plan and registered prior to Servicing Agreement design approval (width x 
depth): 

BC Hydro PMT 4 m x 5 m 

BC Hydro LPT 3.5 m x 3.5 m 

Street light kiosk 1.5 m x 1.5m 

Traffic signal kiosk 1 m x 1 m 

Traffic signal UPS 2 m x 1.5 m 

Shaw cable kiosk 1 m x 1 m 

Telus FDH cabinet 1.1 m x 1 m 

Initial: ---
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i) General Items: 

1. Provide, within the first Servicing Agreement submission, a geotechnical assessment of preload construction 
impacts on the existing utilities fronting or within the development site. 

u. Provide, within the first Servicing Agreement submission, a geotechnical report; complete with 
recommendations for the construction of the new roads within the development site. 

iii. 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. 

Prior to Building Permit Issuance, the Developer Must Complete the Following Requirements: 
1. Submission of a Subdivision* application, approval and full registration at LTO. 

2. Incorporation of grading and landscaping design in the Building Permit application drawings as negotiated through 
the rezoning. 

3. 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. 

4. Submission of 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 building designs. 

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

6. 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 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] 
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From: annel200 . [mailto:annel200@gmail.com] 
Sent: Wednesday, 29 June 2016 20:32 
To: MayorandCouncillors 
Subject: RE: REZONING APPLICATION 

RE: Rezoning application: 

FILE RZ 16-723762 

I object to the rezoning of this property out of (L) Light Industrial to (ZS23) Single Family. 

The businesses/services at this location are well used by the whole neighborhood as seen by the 
constant attendance of locals on a daily basis. 

The city claims to champion mixed use development with businesses/stores as part of new 
densified residential construction. 

We deserve to continue having nearby access to these businesses. 

Do not put the desires of a developer's profits before consideration of community needs and 
make-up. 

It is within your powers to deny this rezoning for the benefit of the local community. 

Thank you for your attention to this. 

A. Lerner 
12633 No.2 Road 
Richmond 
604.448-8705 
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Badyai,Sara 

From: 
Sent: 
To: 
Subject: 

Badyai,Sara 
Wednesday, 13 April 2016 11:18 AM 
Badyai,Sara 
Re-zoning on Trites: potential loss of Generation Daycare 

From: Andrea Niosi [mailto:andreaandmichael@gmail.com] 
Sent: Wednesday, 13 April 2016 10:05 
To: MayorandCouncillors 
Subject: Re-zoning on Trites: potential loss of Generation Daycare 

Dear Mayor and City Councillors of Richmond, 

Please find below my letter of concern to Sara Badyal regarding the potential re-zoning of the light 
industrial area on Trites Road in the Steveston area. 

I would greatly appreciate you conciser all the concerns I, along with other parents and business owners in 
the area, have put forward and reconsider approving this application. 

Thank you, 

Andrea & Michael Burke 

Begin forwarded message: 

From: Andrea Niosi <andreaandmichael@gmail.com> 
Subject: Re-zoning on Trites: potential loss of Generation Daycare 
Date: April 6, 2016 at 9:08:51 AM PDT 
To: sbadyal@richmond.ca 
Cc: Mike Lewis <generationdaycare@gmail.com> 

Dear Sarah, 
RE: 16 723761 000 00 RZ 

I am writing to you to express my deep concerns regarding the potential re-zoning of the light industrial 
warehousing area on Trites Rd, and specifically about the potential loss of Generation Daycare. I am the 
mother of an 8 yo and 4yo and we live in the community: my eldest attends Homma Elementary and my 
youngest will be starting there in September 2016. 

Generation Daycare provides an essential service to our family as it is one of the few affordable and flexible 
daycare options that serves our school (T. Homma Elementary). We value their service as it is within 
walking distance to/from Homma giving the children the added benefit of being able to spend more time 
outside each school day. 

I have grave concerns about the possible relocation of Generation from our neighbourhood and moving out 
of catchment forcing the children to be bused to/from school every day. The added expense this has on our 
family will likely force us to reconsider this service all-together which will severely impact our family's 
ability to juggle two working parents' careers and our childrens' childcare needs. 

Health & Wellness 
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Just today the Globe and Mail reported that fewer Canadian children in elementary schools are walking to 
school: 

Article: http://www. theglo beandmail. com/news/national/ education/fewer-canadian -students-walking -or
cycling-to-school-raises-concerns/article29535846/?click=sf globe 

And last month a number of news outlets reported that children spend less time outdoors than many 
pnsoners: 

Article: http://www.fastcocreate.com/3058156/children-spend-less-time-outdoors-than-prisoners-according
to-new-persil-ad 

In 2007, Canadian Living featured Richmond, BC in an article and named it Canada's healthiest city. This 
was the same year my husband and I moved to Richmond and had our first daughter. We are raising our 
children to uphold this prestigious title: we walk, bike, run, and spend as much time as possible in the 
outdoors. In Steveston we are extremely fortunate to live in such a walkable neighbourhood; a truly rare and 
valuable feature for a suburban city. 

If Generation Daycare is forced to move from its current location, countless families will no longer be able 
to ensure their children are receiving additional time outdoors walking to/from school which will have 
negative effects on their health, well-being, and the manner in which the next generation is being raised in 
Richmond. 

Growing Enrolment 
As we know, many Richmond schools face possible closure due to declining enrolment rates. Homma 
Elementary is not one of those schools and instead has seen increasing enrolment rates. This alone 
demonstrates the very need for an affordable and flexible neighbourhood-based childcare service such as 
Generation's. 

Article: http:/ /www.richmond-news.com/news/richmond-school-district-mulling-closures-1.2056418 

Supporting SmaiLBusinesses in Canada 
Micro-enterprises and small businesses are the backbone of our country's economy. We, as a City, should be 
doing more to support and foster the growth of businesses in our communities; businesses like Generation 
Daycare's and its neighbours'. 

Small Business Stats: http://www. cbc. calnews/business/ 1 0-surprising -stats-about -small-business-in -canada-
1.1083238 

It is for these 3 central reasons above, that my family strongly opposes the re-zoning of the area in question 
and the potential relocation of the essential service provided by Generation Daycare. This application, if 
improved, will have a negative effect on many Richmond families now and into the future. Our children's 
health and well-being will be negatively impacted, and, our community and neighbourhood services will be 
eroded and ultimately removed causing potentially severe economic damages to small businesses. 

Our neighbourhood is growing and our neighbourhood school is seeing increasing enrolment rates which 
demonstrates our increasing dependency on affordable and flexible child care services. 

Our family asks that you please consider these concerns as well as those voiced by Generation Daycare and 
the other families it serves and reject the application to re-zone this area. 

Thank you, 
Andrea Niosi & Michael Burke 
604.760.0302 
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Badyai,Sara 

From: 
Sent: 
To: 
Cc: 
Subject: 

Hello Linda, 

Kevin Skipworth <kevin@skipworth.ca> 
Wednesday, 13 April 2016 9:44 AM 
McPhaii,Linda 
Badyai,Sara 
RE: Daycare rezoning 

Thank you for this information and the update. I have spoken to Mike Lewis at Generations Daycare. Yes, both 
Vancouver Coastal Health and the City's Economic Development staff have been in contact with Mike. Unfortunately 
both have said that there is no viable space in Steveston. So we are back to square one. They suggested the empty 
space at Imperial Landing, but we know that is not zoned for child care facilities. That would be a very good fit but 
unless you can tell me otherwise, the city hasn't allowed for rezoning of that site from Mixed Maratime Use. Perhaps 
it should be looked at to allow partial rezoning to get the daycare into the space and start with that? But as it stands 
now, as of September I along with 40 other families will be scrambling to sort out what we do with our children 
before and after school. Very disappointing. 

On another note, a representative of the owner of the property on Trites Road did go and visit the owner of the 
daycare. He started out asserting that no matter what we as a group did the zoning would go through, then 
suggested he could "buy" his way through the process (presuming he would pay off tenants to quietly leave?) then 
by the end suggested he would contact the city to assist in finding a new location. Can that be confirmed? 

Thank you everyone for the assistance. We'll keep trying. 

Kevin Skipworth 
Dexter Associates Realty 

Once again I'm taking part in the Ride To Conquer Cancer with a goal of raising $3,000. To help me reach my goal 
please go to www.conquercancer.ca/goto/KevinSkip 

604-868-3656 (C) 
604-689-8226 (O) 
604-689-8206 (F) 
www.skipshomes.com 

"Some people see things as they are and ask why. Others dream things that never were and ask why not."- George 
Bernard Shaw. 

-----Original Message-----
From: McPhaii,Linda [mailto:LMcPhail@richmond.ca] 
Sent: Wednesday, April 06, 2016 2:26PM 
To: Kevin Skipworth <kevin@skipworth.ca> 
Cc: Badyai,Sara <SBadyal@richmond.ca> 
Subject: RE: Daycare rezoning 

Hi Mr. Skipworth- thank you for email. With regards to your question about the 6 months notice, the City would 
not typically get involved in a lease issue between a private landowner and their tenant. 
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Staff have informed me that the Vancouver Coastal Health licensing officers have been working with the owner of 
Generation Daycare in suggesting possible relocation sites and that the City's Economic Development staff have 
been asked to assist the displaced business owners if they request help with relocation. 

If you have any questions about day care facilities in Richmond, our Child Care Coordinator, Coralys Cuthbert, would 
be happy to speak with you. Her contact information is below 

Coralys Cuthbert/Child Care Coordinator- Phone: (604) 204-8621 Community Social Development Department 
Community Services Division, City of Richmond 

Please let me know of ypou have any other questions. 

Regards- Linda McPhail 

Councillor, City of Richmond 
www.richmond.ca 

From: Kevin Skipworth [kevin@skipworth.ca] 
Sent: Tuesday, April 05, 2016 9:47 PM 
To: McPhaii,Linda 
Cc: Badyai,Sara 
Subject: RE: Daycare rezoning. 

Thank you Linda for your response. I am hoping that the concerns of the parents and community will have some 
merit on this upcoming decision. I did read through the Steveston OCP and while it does note that this area in 
question is to become single family homes over time, there is reference to maintaining child day care as well. To me 
that means that this should be a priority and that Generations Daycare needs to be looked after. 

What really concerns me as a tax paying resident of Richmond and member of our community is how the 
owner/developer has acted in this situation. It would seem their plans are to have all the tenants removed from the 
property well in advance of a decision being made and possibly demolishing the buildings thus leaving the city with 
little choice but to rezone. The fact that only 6 month's notice was given at this early stage shows very little respect 
for our community and the residents that this affects. Our children are our future and I can tell you that the 
prospects of what will happen in September are not good without this daycare being maintained within our 
community of Steveston. 

Is there anything the city can do about this 6 month's notice being given so early and not allowing sufficient time to 
find a new location within Steveston? And if nothing can be done about that, can the city help with a new location 
within Steveston? 

Thank you Linda. This is going to create a lot of unhappiness within our community and it should be given immediate 
consideration as time is of the essence. 

Best regards, 

Kevin Skipworth 
Dexter Associates Realty 

Once again I'm taking part in the Ride To Conquer Cancer with a goal of raising $3,000. To help me reach my goal 
please go to www.conquercancer.ca/goto/KevinSkip 

604-868-3656 (C) 
604-689-8226 (0) 
604-689-8206 (F) 
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www.skipshomes.com 

"Some people see things as they are and ask why. Others dream things that never were and ask why not."- George 
Bernard Shaw. 

-----Original Message-----
From: McPhaii,Linda [mailto:LMcPhail@richmond.ca] 
Sent: Tuesday, April OS, 2016 9:25AM 
To: kpskip@shaw.ca 
Subject: Daycare rezoning 

Hello Mr. Skipworth -I am in receipt of your email to Mayor and Councillors regarding RZ 2016-723761 at 12280-
12320 Trites Rd. 

I was first made aware of the situation in a phone calli received from Alan Campbell of the Richmond News at 2:15 
pm yesterday. He asked if I was aware of the application and, I was not. 

It often takes several months for applications to be brought forward to a Planning Committee. This area is in 
transition and, while we have not discussed this site in particular, there have been discussions about the area in 
general, during previous rezoning applications. I can assure you that each application is evaluated on their own 
merit. 

I am the Chairperson of the Planning Committee and had a Planning Committee agenda review meeting at 3 pm 
yesterday- just after the phone call from the Richmond News. I asked staff about this application. Staff commented 
that- -they received an application 4-5 weeks ago and the application is in the very early stages of the process; 
applications can take several months to work through the process -the OCP- Steveston Area plan does allow for 
neighbourhood residential-Planning staff have been in contact with the City of Richmond's Child Care coordinator 
and the Economic Development office to see if they can provide assistance 

As a parent myself -my children are now young adults- I did need child care when my children were younger and do 
understand the need for access to quality child care. 

Thank you for sharing your concerns. Your email has been forwarded to Wayne Craig, Director of Planning- please 
feel free to contact him at 604-276-4000 to discuss this application. It is protocol for staff to contact people who 
have corresponded on planning applications to let them know when the application will be on a public committee or 
public hearing agenda so that they have the opportunity to participate. Your correspondence will be included in the 
materials that make up the rezoning application report. 

Regards -Linda McPhail 

Councillor, City of Richmond 
www.richmond.ca 
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Badyai,Sara 

From: 
Sent: 
To: 
Subject: 

Badyai,Sara 
Wednesday, 6 April 2016 10:07 AM 
Badyai,Sara 
FW: Daycare Rezoning - RZ 2016-723761 - 12320/12280 Trites Road 

From: Kevin Skipworth [mailto:kpskip@shaw.ca] 
Sent: Friday, 1 April 2016 23:22 
To: MayorandCouncillors 
Subject: Daycare Rezoning 

I am extremely disappointed that there has been a rezoning application: 

2016 723761 000 00 RZ (In Circulation) MATT STOGRYN has applied to the City of Richmond for permission to 
rezone 12320/12280 Trites Road from Light Industrial (IL) to Single Family (ZS23) in order to create 30 single family 
lots. 

My son goes to Generations Daycare which has been served a 6 month eviction notice as they have applied to have 
that location rezoned. The owner of the daycare has not been able to find suitable space to replace their current 
location other than a location at Ironwood. That would mean that the students instead of walking to Homma 
Elementary would have to be bussed back and forth to school each day. That not only adds extra time to their day as 
well as their parents, adds traffic congestion on our roads and most importantly adds risk to our children for this 
unnecessary transportation. I cannot understand how this can be passed without any consideration for our 
community and what will be the lack of daycare. Any rezoning should either involve a daycare space for Generations 
or it should not be allowed to happen. Our community of Steveston needs this type of service and there will not be a 
replacement for it. 

Can you please let me know where this rezoning application is in the process and how I can voice my opposition as 
well as anyone else in the community. This cannot happen! 

Kevin Skipworth 
Dexter Associates Realty 

604-868-3656 (C) 
604-689-8226 (O) 
604-689-8206 (F) 
www.skipshomes.com 

"Some people see things as they are and ask why. Others dream things that never were and ask why not."
George Bernard Shaw. 
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Badyai,Sara 

From: 
Sent: 
To: 
Subject: 

Kevin Skipworth < kevin@skipworth.ca > 

Tuesday, 5 April 2016 12:00 AM 
Badyai,Sara 
Daycare Rezoning - RZ 2016-723761 - 12320/12280 Trites Road 

Thank you Sarah for your time today. I appreciate your insight and feedback. 

I did read through the official community plan and while yes there is the reference to that area on Trites Road being· 
converted to Single Family in time, it does say in the near future nothing would change. But what I read I feel needs 
to be considered. That is on page 10 where it says that community amenities (child care, affordable housing) shall be 
encouraged. This is certainly something I think is important in the plan. There are no other after school/before 
school day care programs with space. This is a unique facility servicing Steveston and allowing children that go to 
Homma Elementary to walk back and forth to school. It provides an alternative for parents to ensure their children 
form K to Grade 7 have an option and a very safe option for care. The thought that my son may have to be bussed 
back and forth to school from a location like Ironwood, after having been driven to the daycare and picked up in the 
evening frustrates me. Not only does it add congestion to our roads, but it produces a very unnecessary risk to our 
children. 

What really puzzles me is that the owner of the property gave notice so far in advance and only gave 6 months 
notice to the tenants to find a new space. My concern is what happens if this rezoning is not approved? Then the 
businesses in this location have already lost their homes. Does the city have any impact on this notice being given 
and the timing. And can anything be done to provide for more time? 

Thank you Sarah, please feel to pass on these comments. 

Kevin Skipworth 
Dexter Associates Realty 

Once again I'm taking part in the Ride To Conquer Cancer with a goal of raising $3,000. To help me reach 
my goal please go to www.conquercancer.ca/goto/KevinSkip 

604-868-3656 (C) 
604-689-8226 (O) 
604-689-8206 (F) 
www.skipshomes.com 

"Some people see things as they are and ask why. Others dream things that never were and ask why not."
George Bernard Shaw. 
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Badyai,Sara 

From: 
Sent: 
To: 
Subject: 

Hello Sarah, 

MNgan <mngan@shaw.ca> 
Monday, 11 April 2016 10:02 PM 
Badyai,Sara 
rezoning application 16 723761 000 00 RZ 

We are sending this email in regards to rezoning application 16 723761 ooo oo RZ. 

Our concern with the rezoning is the excessive densification of our neighborhood and the resulting 
strain on our existing resources. Homma is one of the few schools that has increasing enrolment. 
With such a large population of families that live in our neighborhood, we need services like 
Generation Daycare. Generation is, by far, the best after-school centre we have found and we love 
and trust the staff. Without the care and support Generation provides, my husband and I would not 
be able to work full-time. It's all tied together and we need the city to understand and support 
families by not taking away the resources we need. Aside from the YMCA, there is no other after
school care program in our neighborhood. Generation Daycare is an essential service for our 
family. 
So far Mike (the owner of Generation) has not been able to secure another location for his business. What 
happens if he doesn't find a suitable place? What if he finds a place but its not big enough and he can't take all 
the children currently in his care? We need this business in our neighborhood as we don't have any other 
support for after school care. We are incredibly upset and frustrated by this situation. We hope the the city will 
help us in ensuring we don't lose Generation Daycare from our neighborhood. 

Please let us know if you have any questions. Thank you, 
Milah and Steve Ngan 
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Badyai,Sara 

From: 
Sent: 
To: 
Subject: 

Badyai,Sara 
Monday, 11 April 2016 12:25 PM 
Badyai,Sara 
Rezoning application regarding 12280 and 12320 No 2 Road 

From: Lori [mailto:loreli26@yahoo.com] 
Sent: Thursday, 7 April 2016 23:09 
To: MayorandCouncillors 
Subject: Generation Daycare, Richmond News April 5th 

Greetings Mayor and City Councillors; 

It has become apparent that there was an exorbitant oversight concerning the development of the 
property that Generation Daycare currently occupies. This daycare is a crucial part of the 
childcare initiatives that the city of Richmond's social planning, child care needs assessment and 
strategy document outlined for the city up until 2016. 
http://www.richmond.ca/ shared/assets/Child Care Needs Assessment and Strategy 2009-
201629995.pdf 
Considering the recent article that was posted by CBC News today, April 7th, 

http://www.cbc.ca/news/canada/british-columbia/richmond-school-closures-1.3524496 

there will be an increased need in the community as these schools will adjust the demographic 
areas needed to provide adequate childcare services to the residents of Richmond I Steveston. 

I urge city council to repeal all development from commencing on this property as it will further 
derail the progress that the social planning councillors have published as their strategy to 
increase, not decrease child ?are provisions. 

Thank you for your time, once again, please reconsider this development as it may create an 
environment of public protest if council does not change the course of the closure of Generation 
Daycare. 

Regards, 

Lori Marentette 
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Badyai,Sara 

From: 
Sent: 
To: 
Subject: 

Good morning Sarah, 

Jen Schaeffers <Jen.Schaeffers@cknw.com > 
Wednesday, 6 April 2016 9:51 AM 
Badyai,Sara 
Opposition to Rezoning regarding application 16 723761 000 00 RZ 

My name is Jen Schaeffers and I am the mother of Kaylee Schaeffers that attends the Generation Daycare 
after school program at 12280-12320 Trites Road, near Moncton in Steveston. 

We have been informed that the after school care in which our child and another 50 families utilize will be closing in 
six months due to a developer who has bought the land and is having it rezoned. 

I have a problem with this. If the City keeps approving developers coming in and clearing out essential services for 
families then where are our children going to go? There are little to no alternative childcare options in the Steveston 
area. Furthermore, the area continues to densify. I would imagine the City are aware of this problem and in 
particular the planning department when figuring out the essential services that are going to of use for all the 
families that continue to move to the area. 

I look forward to your timely response. Thank you. 

Kindest regards, 

Jen Schaeffers 
Executive Director 
CKNW Orphans' Fund 

T. 604.331.2782 C. 604.306.5311 : 2000- 700 West Georgia Street Vancouver, BC V7Y 1K9 

Connect with us: CKNWOrphansFund.com :Twitter: Facebook 
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From: Jen Schaeffers [Jen.Schaeffers@cknw.com] 
Sent: Tuesday, April OS, 2016 9:37AM 
To: McPhaii,Linda 
Subject: RE: Opposition to Rezoning 

Thank you Linda. I greatly appreciate your reply and further information you provided. 

It is great to hear that the City is involved in the planning of this area. I did read through the Community 
Plan for Steveston. Child care is very, very limited in the Steveston area with really only Generations, the 
YMCA and Renaissance Kids as options. As the development in the area progresses, this will place more 
pressure on Homma School to expand and I have begun to hear rumours that the YMCA will need to · 
leave the school due to the influx of students (likely in the next 1-2 years). So either they will close or 
need to find other space, which is incredibly limited. 

Quality child care is important, as is affordable child care- given the extraordinary cost of living in the 
Steveston area (and really all over the lower mainland). 

At the heart of the matter, I just want to ensure that the City is involved in helping navigate the 
difficulties arising from so much densification in the area. I hope there is a plan for where all these 
children are going to go that are moving to the area and in addition, accommodating the ones that 
currently reside here. In my mind, it's completely unrealistic to force a child care facility to the other side 
of Richmond because there is no space in the area. That is just poor planning and an incredible shame. 

Thank you again Linda. 

Warmest regards, 
Jen 

Jen Schaeffers 
Executive Director 
CKNW Orphans' Fund 

T. 604.331.2782 C. 604.306.S311 : 2000- 700 West Georgia Street Vancouver, BC V7Y 1K9 Connect with 
us: CKNWOrphansFund.com :Twitter: Facebook 

-----Original Message-----
From: McPhaii,Linda [mailto:LMcPhail@richmond.ca] 
Sent: Tuesday, April OS, 2016 9:28AM 
To: Jen Schaeffers 
Subject: Opposition to Rezoning 

Hello Ms. Schaeffers- I am in receipt of your email to Mayor and Councillors regarding RZ 2016-723761 
at 12280- 12320 Trites Rd. 

I was first made aware of the situation in a phone calli received from Alan Campbell of the Richmond 
News at 2:1S pm yesterday. He asked if I was aware of the application and, I was not. 
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It often takes several months for applications to be brought forward to a Planning Committee. This area 
is in transition and, while we have not discussed this site in particular, there have been discussions 
about the area in general,during previous rezoning applications. I can assure you that each application 
is evaluated on their own merit. 

I am the Chairperson of the Planning Committee and had a Planning Committee agenda review meeting 
at 3 pm yesterday- just after the phone call from the Richmond News. I asked staff about this 
application. Staff commented that- -they received an application 4-5 weeks ago and the application is in 
the very early stages of the process; applications can take several months to work through the process
the OCP- Steveston Area plan does allow for neighbourhood residential-Planning staff have been in 
contact with the City of Richmond's Child Care coordinator and the Economic Development office to see 
if they can provide assistance 

As a parent myself -my children are now young adults- I did need child care when my children were 
younger and do understand the need for access to quality child care. 

Thank you for sharing your concerns. Your email has been forwarded to Wayne Craig, Director of 
Planning- please feel free to contact him at 604-276-4000 to discuss this application. It is protocol for 
staff to contact people who have corresponded on planning applications to let them know when the 
application will be on a public committee or public hearing agenda so that they have the opportunity to 
participate. Your correspondence will be included in the materials that make up the rezoning 
application report. 

Regards -Linda McPhail 

Councillor, City of Richmond 
www.richmond.ca 
Linda McPhail 
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Badyai,Sara 

From: 
Sent: 
To: 
Subject: 

Planning Development 
Wednesday, 9 March 2016 2:30 PM 
Badyai,Sara 
FW: Rezoning a family after school care with no public consultation 

From: Jen Schaeffers [mailto:Jen.Schaeffers@cknw.com] 
Sent: Tuesday, 8 March 2016 20:16 
To: PlanningDevelopment 
Subject: Rezoning a family after school care with no public consultation 

Hi Joe, 

My name is Jen Schaeffers and I work with CKNW radio station. I also happen to be a parent of a child that 

attends an after school program at 12280-12320 Trites Road, near Moncton in Steveston. 

We were informed tonight that the after school care in which our child and another 40 families utilize will 
be closing in six months due to a developer who has bought the land and is having it rezoned. 

So I have a few questions: 

1. Has the zoning been approved for this? I found documentation online that looks like the developer 
(Omni Pacific) just applied for this March 3rd. I can't imagine zoning as already been approved by the City. 
Apparently the owner of the child care facility simply received a letter in their mail slot letting them know 
they need to vacate the facilities within six months (no name attached ... nice way of doing business!) 

2. Will there be community consultation before the rezoning is approved? And if so, what are the timelines 

on this? 

You see, I have a problem with this. If the City keeps approving developers coming in and clearing out 
essential services for families then where are our children going to go? There are little to no alternative 
childcare options in the Steveston area. Furthermore, the area continues to density. I would imagine the 
City are aware of this problem and in particular the planning department when figuring out the essential 
services that are going to of use for all the families that continue to move to the area. 

I look forward to your timely response. Thank you. 

Kindest regards, 

Jen Schaeffers 
CKNW AM980 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9675 (RZ 16-723761) 

12320 Trites Road 

Bylaw 9675 

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the following 
area and by designating it "SINGLE DETACHED (ZS23)- STEVESTON". 

P.I.D. 029-912-474 
Lot 1 Section 12 Block 3 North Range 7 West New Westminster District Plan EPP63719 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9675". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

5317216 

CITY OF 
RICHMOND 

APPROVED 
by 

EJC-
APPROVED 
by Director 
or Solicitor 

rh 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 
Planning and Development Division 

Date: February 3, 2017 

File: RZ 15-713737 

Re: Application by Benn Panesar for Rezoning at 10140 and 10160 Finlayson Drive 
from "Single Detached (RS1/D)" to "Single Detached (RS2/B)" 

Staff Recommendation 

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

~··""' 
J 

Craig /
1 

Director, DevelSpment 

CL:blg / 
Att. 7 t./ 

ROUTED To: 

Affordable Housing 

5303933 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

[]/ 
,~ 

c 
~~ 

f.ot:v ~)t'!0 GJF.Crc6i 

-
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February 3, 2017 - 2 -

Staff Report. 

Origin 

Berm Panesar has applied to the City of Richmond for permission to rezone the properties at 
10140 and 10160 Finlayson Drive from the "Single Detached (RS liD)" zone to the "Single 
Detached (RS2/B)" zone, to permit the property to be subdivided to create three lots 
(Attachment 1). 

The applicant proposes to pursue subdivision of the land in two stages. Initially, the proposal 
involves demolition of the dwelling at 10160 Finlayson Drive, shifting of the common property 
line to create a smaller south lot, and retention of the existing dwelling on a larger north lot at 
10140 Finlayson Drive. Subsequently, the applicant proposes to subdivide the larger north lot at 
10140 Finlayson Drive into two smaller lots, ultimately yielding a total of three lots at the 
subject site. 

A survey of the subject site illustrating the first stage of the proposed subdivision is included in 
Attachment 2. A survey of the subject site illustrating the second stage of the proposed 
subdivision is included in Attachment 3. 

Findings of Fact 

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

Site Description and Surrounding Development 

The subject site is located on the west side of Finlayson Drive, between Gilmore Crescent and 
Finlayson Court, in the Bridgeport Planning Area. The property at 10140 Finlayson Drive 
currently contains an existing dwelling, which will be demolished at future development stage. 
At 10160 Finlayson Drive, the original dwelling has been demolished and a single-family 
dwelling is currently under construction on the south side of the lot (further discussion of the 
new dwelling being constructed on-site is included in the "Analysis" section of this report). 

Existing development immediately surrounding the subject site is as follows: 

• To the North, is a dwelling on a lot zoned "Single Detached (RS liD)". 

• To the South, are new dwellings on lots zoned "Single Detached (RS2/B)". 

• To the East, immediately across Finlayson Drive, is Tait Neighbourhood School Park. 

• To the West, fronting No.4 Road, are dwellings on lots zoned "Single Detached (RS1/D)". 

Related Policies & Studies 

Official Community Plan/Bridgeport Area Plan 

The Official Community Plan (OCP) land use designation for the subject site is "Neighbourhood 
Residential". The Bridgeport Area Plan land use designation for the subject site is "Residential 
(Single Family)". This redevelopment proposal is consistent with these designations. 
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Single-Family Lot Size Policy 5448 

The subject site is located within the area governed by Single-Family Lot Size Policy 5448, 
adopted by Council on September 16, 1991, and subsequently amended in 2012 (Attachment 5). 
The Policy permits properties on Finlayson Drive to be rezoned and subdivided subject to the 
requirements of the "Single Detached (RS2/B)" zone. 

This redevelopment proposal would allow for the creation of three (3) lots, each with an average 
width of approximately 12 m and between 623 m2 and 729 m2 in area, consistent with the 
requirements ofthe "Single Detached (RS2/B)" zone. 

Aircraft Noise Sensitive Development (ANSD) Policy 

Consistent with the OCP, the ANSD Policy applies to the subject site, which is located within the 
"High Aircraft Noise Area (Area 2)". In accordance with this Policy, all aircraft noise sensitive 
land uses may be considered, including single-family uses resulting from the rezoning of one 
"Single Detached (RS 1 )" sub-zone to another "Single Detached (RS2)" sub-zone. Registration 
of an Aircraft Noise Sensitive Use Covenant on Title will be required prior to final adoption of 
the rezoning bylaw. 

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. 

Ministry of Transportation and Infrastructure 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 the Ministry of 
Transportation and Infrastructure (MOTI). Confirmation has been received from MOTI 
indicating that they have no objections to the proposed redevelopment and that preliminary 
approval has been granted for a period of one year. Final approval from MOTI is required prior 
to final adoption of the rezoning bylaw. 

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. 
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Analysis 

New Construction at 10160 Finlayson Drive, and Proposed Timing of Rezoning/ 
Subdivision 

As described earlier in this report, the applicant proposes to pursue subdivision of the land in two 
stages (as shown in Attachments 2 and 3). Also, the original dwelling at 10160 Finlayson Drive 
has been demolished and a single-family dwelling is currently under construction on the south 
side ofthe lot under Building Permit (B7 15-716522). 

Through the Building Permit application review process for the new dwelling at 10160 Finlayson 
Drive, the applicant has demonstrated that the dwelling under construction complies with all 
aspects of the current "Single Detached (RS 1/D)" zone and with the proposed "Single Detached 
(RS2/B)" zone after the first stage of subdivision. As further evidence of conformity, prior to the 
first stage of subdivision approval, the applicant is required to submit a signed and sealed plan 
from aBC Land Surveyor that the existing buildings and structures at 10160 Finlayson Drive 
meet all of the requirements of the RS2/B zoning, including the Permitted Density, Lot 
Coverage, Live Landscaping and Setbacks. 

In order to secure the ultimate 3-lot subdivision plan shown in Attachment 3, the applicant is 
required to register a legal agreement on title prior to rezoning approval stating that no Building 
Permits may be issued at 10140 Finlayson Drive, and that subdivision of the land is only 
permitted as shown in Attachments 2 and 3. 

Should the rezoning application not proceed, only one single-family dwelling is permitted on 
each ofthe existing lots. 

Existing Legal Encumbrances 

There is currently a Statutory Right-of-Way (SRW) registered on Title of the subject properties 
for sanitary sewer, which is located in the rear yard along the west property line. 

Site Access 

Vehicle access to the proposed lots is to be from Finlayson Drive via separate driveway 
crossmgs. 

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 total of six trees: one bylaw-sized tree on the subject property, three trees 
located on the common property line with the neighbouring property to the south at 
10180 Finlayson Drive, one tree located on the neighbouring property to the west at 
2380 No.4 Road, and one tree located in the Finlayson Drive boulevard on City-owned property. 
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The City's Tree Preservation Coordinator has reviewed the Arborist's Report, concurs with the 
Arborist's recommendations, and has the following comments: 

• One Holly tree located on-site is in good condition and should be retained and protected 
(tag# 5). 

• Three trees located on the common property line with the adjacent property to the south 
(tag# 2, 3, 4) were approved for removal at 10180 Finlayson Drive (RZ 11- 594451) and 
have since been removed. 

• One tree located on the adjacent property to the west at 2380 No.4 Road must be retained 
and protected as per the Arborist Report specifications (tag#6). 

The one tree in the Finlayson Drive boulevard on City-owned property (tag # 1) was approved 
for removal by the City's Parks Department as part of the Building Permit application review 
process at 10180 Finlayson Drive due to conflict with the proposed driveway crossing (B7 16-
732271). This tree has since been removed (T1 16- 732273). 

Tree Protection 

One tree on the subject site and one tree on the neighbourhood property to the west at 2380 No.4 
Road are to be retained and protected (tag #'s 5 and 6). The applicant has submitted a tree 
retention plan showing the trees to be retained and the tree protection area to be used during 
development stage (Attachment 6, annotated). To ensure that the trees identified for retention 
are protected at development stage, the applicant is required to submit the following items prior 
to final adoption of the rezoning bylaw: 

• A contract with a Certified Arborist for the supervision of all works conducted within or in 
close proximity to tree protection zones (tag #'s 5 and 6). 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. 

• A survival security in the amount of$10,000 for tree tag# 5. The security will be held until 
construction and landscaping on the subject site is completed and a landscape inspection has 
been passed by City staff. The City may retain a portion of the security for a one-year 
maintenance period from the date of the landscape inspection to ensure that the tree survives. 

Prior to demolition of the existing dwelling at 10140 Finlayson Drive, the applicant is required to 
install tree protection fencing around all trees to be retained (tag #'s 5 and 6). Tree protection 
fencing must be installed to City standard in accordance with the City's Tree Protection · 
Information Bulletin TREE-03 prior to any works being conducted on-site, and remain in place 
until construction and landscaping on-site is completed. 

Tree Planting 

In accordance with City Policy 5032- Tree Planting (Universal), the applicant has agreed to 
plant a total of five new trees (yielding two trees per lot), as follows: 

• two trees on the proposed north lot. 
• two trees on the proposed middle lot. 
• one tree on the proposed south lot. 
(minimum 6 em deciduous caliper or 3m high conifer). 

5303933 PLN - 177



February 3, 2017 - 6-

To ensure that the five new trees are planted and maintained on the proposed lots, the applicant is 
required to submit a Landscaping Security in the amount of $2,500 ($500/tree) prior to final 
adoption of the rezoning bylaw. The Security will not be released until construction and 
landscaping on the subject site is completed and a landscape inspection has been passed by City 
staff. The City may retain a portion of the security for a one-year maintenance period from the 
date of the landscape inspection. 

Affordable Housing Strategy 

The City's Affordable Housing Strategy for single-family rezoning applications requires: 
a) secondary suite(s) on 100% of new lots proposed; b) secondary suite(s) on 50% of new lots 
proposed and a cash-in-lieu contribution to the City's Affordable Housing Reserve Fund based 
on $2.00/ft2 of the total buildable area on the remaining lots; or c) in cases where a secondary. 
suite cannot be accommodated, a cash-in-lieu contribution to the City's Affordable Housing 
Reserve Fund based on $2.00/ft2 of the total buildable area on 100% of new lots proposed. 

Consistent with the Affordable Housing Strategy, the applicant proposes to construct a secondary 
suite on each new lot proposed. Prior to rezoning, the applicant is required to register a legal 
agreement on title, stating that no final Building Permit inspection will be granted until the 
secondary suites are constructed to the satisfaction of the City in accordance with the 
BC Building Code and Richmond Zoning Bylaw 8500. 

Site Servicing and Frontage Improvements 

Prior to rezoning bylaw adoption, the applicant is required to enter into a Servicing Agreement 
for the design and construction of water, storm, and sanitary service connections for the proposed 
lots, as well as for frontage improvements to current City standards from the north property line 
of 1 0140 Finlayson Drive to the south property line of 1 0200 Finlayson Drive, tying into the 
existing condition to the north and south. The scope of the works is described in Attachment 7, 
and includes but is not limited to concrete curb and gutter, a 1.5 m wide treed/grassed boulevard 
at the back of the curb, a 1.5 m wide concrete sidewalk, street lighting, and undergrounding of 
Hydro and Telus service lines. 

Subdivision 

Prior to approval of the first stage of subdivision, the applicant is required to submit a signed and 
sealed plan from a registered BC Land Surveyor that the existing buildings and structures at 
10160 Finlayson Drive meet all of the requirements of the RS2/B zoning, including the 
Permitted Density, Lot Coverage, Live Landscaping and Setbacks. 

Prior to approval of the second stage of subdivision, the applicant is required to pay 
Development Cost Charges (City and GVS&DD), School Acquisition Charges, Address 
Assignment Fees and the current year's taxes. 

Financial Impact or Economic Impact 

This 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). 
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Conclusion 

The purpose ofthis application is to rezone the property at 10140 and 10160 Finlayson Drive 
from the "Single Detached (RS 1/D)" zone to the "Single Detached (RS2/B)" zone, to permit the 
property to be subdivided to create three lots. The applicant proposes to pursue the project in 
stages. 

This rezoning application complies with the land use designation and applicable policies for the 
subject site that are contained within the OCP and Single-Family Lot Size Policy 5448. 

The list of Rezoning Considerations is included in Attachment 6, which has been agreed to by 
the applicant (signed concurrence on file). 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9684 be introduced 
and given first reading. 

2 
Cynthia Lussier 
Planner 1 
(604-276-4108) 

CL:blg 

Attachment 1 : Location Map/ Aerial Photo 
Attachment 2: Site Survey and proposed subdivision plan for 1st stage 
Attachment 3: Site Survey and proposed subdivision plan for 2nd stage 
Attachment 4: Development Application Data Sheet 
Attachment 5: Single Family Lot Size Policy 5448 
Attachment 6: Proposed Tree Retention Plan 
Attachment 7: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 15-713737 Attachment 4 

Address: 10140 and 10160 Finlayson Drive 
Applicant: Benn Panesar 
PlanningArea(s): _B~r~id~gLeLp~o~rt~~~~~~~~~~~~~~~~~~~~~~~~ 

Existing Proposed 

Owner: 
Sunny Sukvir Singh Kandola 

To be determined 
Amandeep Singh Kandola 

1974.3 m2 (21,251 ff) 
Three lots, ranging in size from 

Site Size (m2
): 600 m2 to 729 m2 

(6,458ff to 7,847ff) 

Land Uses: 
Two residential lots; each with a Three residential lots; each with a 

single-family dwelling single-family dwelling 

OCP Designation: Neighbourhood Residential No change 

Bridgeport Area Plan 
Residential (Single Family) No change Designation: 

Single-Family Lot Size Policy 5448 

Single-Family Lot Size Policy permits properties on Finlayson Drive 

Designation: 
to rezone and subdivide consistent No change 

with the minimum requirements of the 
"Single Detached (RS2/B)" zone. 

Zoning: Single Detached (RS1/D) Single Detached (RS2/B) 

On Future 
I Bylaw Requirement I Proposed I Variance Subdivided Lots 

Max. 0.55 for lot Max. 0.55 for lot 

Floor Area Ratio: 
area up to 464.5 m2 area up to 464.5 m2 none 
plus 0.3 for area in plus 0.3 for area in permitted 
excess of 464.5 m2 excess of 464.5 m2 

Buildable Floor Area (m2):* 
Ranges from maximum Ranges from maximum none 

334 m2 (3, 190 ft2) to 296 m2 (3,604 ft2
) to 

permitted 296 m2 (3,604 ft2) 334 m2 (3, 190 ft2
) 

Building: Max. 45% Building: Max. 45% 

Lot Coverage (% of lot area): 
Non-porous Surfaces: Non-porous Surfaces: 

none Max. 70% Max. 70% 
Live Plant Material: Min. 25% Live Plant Material: Min. 25% 

Min. Lot Size: 360m2 Ran~es from 
600 m to 729 m2 none 

Ranges from 
Min. Lot Dimensions (m): Width: 12m 12m to 12.89 m wide none 

Depth: 24m 51.2 m to 66.1 m deep 

Min. Setbacks (m): 
Front/Rear: Min. 6 m Front/Rear: Min. 6 m 

none Side: Min. 1.2 m Side: Min. 1.2 m 
2 ~storeys 2 ~storeys 

Height (m): (max. 9.0 m, peaked roof; (max. 9.0 m, peaked roof; none 
max. 7.5 m flat roof) max. 7.5 m flat roof) 

On-site Vehicle Parking Spaces: Min. two spaces Min. two spaces none 

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance review at 
Building Permit stage. 
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ATTACHMENT 5 

City of Richmond Policy Manual 
----------------,--~----

Page 1 of 2 Adopted by Council: September 16, 1991 

File Ref: 4045-00 

Amended By Council: Fe~-~_,.2_,_0'-, 2,--0.._1 __ 2 _ ________,--,---

SIN<:;LE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 23-5-6 
~----~---~----~~ 

POliCY 5448: 

The following policy establishes lot sizes in a portion of Section 23-5-6, bounded by the 
Bridgeport Road, Shell Road, No. 4 Road and River Drive: 

3370153 

That properties within the area bounded by Bridgeport Road on the south, River Drive on 
the north, Shell Road on the east and No. 4 Road on the west, in a portion of Section 
23-5-6, be permitted to rezone and subdivide in accordance with the provisions of Single 
Detached (RS1/B) in Zoning and Development Bylaw 8500, with the following 
provisions: 

(a) 

(b) 

(c) 

Properties along Bridgeport Road (between McKessock Avenue and Shell Road) 
and along Shell Road will be restricted to Single Detached (RS1/D) unless there is 
lane or internal road access in which case Single Detached (RS1/B) will be 
permitted; 

Properties along Bridgeport Road between No. 4 Road and McKessock Avenue 
will be restricted to Single Detached (RS1/D) unless there is lane access in which 
case Compact Single Detached (RC2) and Coach Houses (RCH) will be permitted; 

Properties along No. 4 Road and River Drive will be restricted to Single Detached 
(RS1/C) unless there is lane or internal road access in which case Single Detached 
(RS1/B) will be permitted; 

and that this policy, as sh-own on the accompanying plan, be used to determine the 
disposition of future single-family rezoning applications in this area, for a period of not 
Jess than five years, unless changed by the amending procedures contained in the 
Zoning and Development Bylaw. 
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[~~~ Rezoning and subdivision permitted as per RSliB except: 

L River Drive: RSl!C unless there is a lane or internal road access, then RSl/B. 

2. Shell Road: RSliD unless there is a lane or internal road access, then RSl!B. 

3. No.4 Road: RSl/C unless there is a lane or internal road access then RSl/B. 

4. Bridgcpoti Road: RSl/D unless there is a l'ane or intemal road access then RSl!B. 

Rezoning and subdivision permitted as per RSllB unless there is a lane access 
then RC2 or RCH. 

Policy 5448 
Section 23, 5-6 

Adopted Date: 09/16/91 

Amended Date: 02/20/12 
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City of 
Richmond 

Address: 10140 and 10160 Finlayson Drive 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 15-713737 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9684, the developer is 
required to complete the following: 
1. Provincial Ministry of Transportation & Infrastructure Approval. 

2. Submission of a Landscape Security in the amount of $2,500 ($500/tree) to ensure that a total of five trees are planted 
and maintained, as follows (minimum 6 em deciduous caliper or 3.5 m high conifers): 
• Two trees on the proposed north lot. 
• Two trees on the proposed middle lot. 
• One tree on the proposed south lot. 

3. 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 (tag #'s 5 and 6). 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. 

4. Submission of a Tree Survival Security to the City in the amount of $10,000 for tree tag# 5 to be retained. 

5. Registration of an aircraft noise sensitive use covenant on Title. 

6. Registration of a flood indemnity covenant on Title. 

7. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a 
secondary suite is constructed on each of the three lots proposed, to the satisfaction ofthe City in accordance with the 
BC Building Code and the City's Zoning Bylaw. 

8. Registration of a legal agreement on Title stating that no Building Permits may be issued at 10140 Finlayson Drive, 
and that subdivision of the land is only permitted as shown in Attachments 2 and 3. 

9. Entrance into a Servicing Agreement* for the design and construction of water, storm, and sanitary service 
connections for the proposed lots, as well as for frontage improvements to current City standards from the north 
property line of 1 0140 Finlayson Drive to the south property line of 10200 Finlayson Drive, and tying into the 
existing condition to the north and south. The scope of works is to include (but is not limited to): 

Water Works 

a. Using the OCP Model, there is 152 Lis of water available at a 20 psi residual at the Finlayson Drive frontage. 
Based on your proposed development, your site requires a minimum fire flow of 120 Lis. 

The applicant is required to submit Fire Underwriter Survey (PUS) 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 and Building designs. If adequate flow is not available, the applicant shall be required to upgrade the 
existing water system that may extend beyond the development site frontage. 

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

Cut and cap the two northernmost existing water service connections at the watermain along the Finlayson 
Drive frontage, and remove meters and meter boxes. 

Install two new water service connections along the Finlayson Drive frontage, each with meter and meter box. 

Storm Sewer Works 

a. The applicant is required to retain the newly installed southernmost storm service connection and inspection 
chamber, which was installed via Building Permit B7 15-716522 for 10180 Finlayson Drive. 

b. At the applicant's cost, the City is to: PLN - 188



- 2 -

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

Cut and cap the existing stonn sewer service connection located at the middle of the east property line of the 
development site and remove the inspection chamber. 

Install a new storm service connection, complete with inspection chamber and dual service leads, at the 
adjoining property line of the two northernmost newly subdivided lots. 

Sanitary Sewer Works 

a. The applicant is required to: 

Not undertake any on-site construction or foundation excavation until completion of the rear yard sanitary 
works by City crews. 

Retain the newly installed southernmost sanitary service connection and inspection chamber, which was 
installed via Building Permit B7 15-716522 for 10180 Finlayson Drive. 

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

Cut and cap the existing northernmost sanitary service connection and remove the inspection chamber. 

Install a new sanitary service connection, complete with inspection chamber and dual service leads, at the 
adjoining property line of the two northernmost newly subdivided lots. 

Frontage Improvements 

a. The applicant is required to design and construct frontage improvements to current City standards along Finlayson 
Drive, from the north property line of 10140 Finlayson Drive to the south property line of 10200 Finlayson Drive, 
to include concrete curb and gutter, a 1.5 m wide treed/grassed boulevard at the back of the curb, a 1.5 m wide 
concrete sidewalk, and street lighting, complete with transition to the existing condition to the north and south. 

Note: After the SA works are completed, the applicant will be reimbursed a total of$33,703.20, previously paid 
to the City as part of SD 11- 594452 in-lieu of constructing boulevard improvements along the frontage of 10180 
and 1 0200 Finlayson Drive. 

b. The applicant is required to replace Hydro lease light with City Street light and review street lighting levels along 
the Finlayson Drive frontage and upgrade lighting as required. 

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

To underground proposed Hydro service lines (this is required for all3-lot subdivision proposals). 

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, Telus Kiosks, etc.). 

General Items 

a. The applicant 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. 

Prior to Demolition Permit* issuance, the applicant must complete the following requirements: 
• Installation of tree protection fencing around all trees to be retained (tag #'s 5 and 6). Tree protection fencing must be 

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

Prior to Subdivision* approval, the applicant must complete the following requirements: 
• Prior to approval of the first stage of subdivision, the applicant is required to submit a signed and sealed plan from a 

registered BC Land Surveyor that the existing buildings and structures at 10160 Finlayson Drive meet all of the 
requirements of the RS2/B zoning, including the Permitted Density, Lot Coverage, Live Landscaping and Setbacks. PLN - 189
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• Prior to approval of the second stage of subdivision, the applicant is required to pay Development Cost Charges (City 
and GVS&DD), School Acquisition Charges, Address Assignment Fees and the current year's taxes. 

Prior to Building Permit* issuance, the applicant must complete the following requirements: 
• Submit 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 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 concurrence on file) 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9684 (RZ 15-713737) 

10140 and 10160 Finlayson Drive 

Bylaw 9684 

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "SINGLE DETACHED (RS2/B)". 

P.I.D. 001-320-912 
Lot 327 Section 23 Block 5 North Range 6 West New Westminster District Plan 46141 

P.I.D. 003-690-768 
Lot 328 Section 23 Block 5 North Range 6 West New Westminster District Plan 46141 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9684" 
FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROVAL 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR 

5307000 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

~l< 
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: February 24, 2017 

File: RZ 15-708960 

Re: 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 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9686, for the rezoning of 
9880 Granville Avenue and 7031 No. 4 Road from "Single Detached (RS 1/F)" zone to "Medium 
Density Townhouses (RTM2)" zone, be introduced and given first reading. 

·.!~Craig 
Director, Development 

EL:blg 
Att. 6 

ROUTED To: 

Affordable Housing 

5235558 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Zhao XD Architect Ltd. has applied to the City of Richmond for-permission to rezone 
9880 Granville A venue and 7031 No. 4 Road (Attachment 1) from the "Single Detached 
(RS 1/F)" zone to the "Medium Density Townhouses (RTM2)" zone in order to permit the 
development of seven three-storey townhouse units with vehicle access from 
9800 Granville A venue. The two properties are proposed to be consolidated into one 
development parcel, which will have a frontage of approximately 41.60 m along No. 4 Road and 
a frontage of approximately 28.85 m along Granville Avenue. A preliminary site plan, building 
elevations, and landscape plan are contained in Attachment 2. The site currently contains two 
single-family homes (one on each lot), which will be demolished. 

Findings of Fact 

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

Surrounding Development 

• To the North: Across Granville Avenue, a seven-unit townhouse development on a site 
zoned "Town Housing (ZT60)- North McLennan (City Centre)" and a duplex on a site 
zoned "Two-Unit Dwellings (RD1)". 

• To the South: A 22-unit townhouse development on a site zoned "Low Density Townhouses 
(RTL1)''. 

• To the East: Across No.4 Road, a single-family home on a lot zoned "Agriculture (AG1)" 
located within the Agriculture Land Reserve (ALR). 

• To the West: A recently approved townhouse development with 18 three-storey townhouse 
units (RZ 14-658085 and DP 14-671945). 

Related Policies & Studies 

Official Community Plan 

The subject property is designated "Neighbourhood Residential (NRES)" in the Official 
Community Plan (OCP). This land use designation allows single family, two-family and 
multiple family housing (specifically townhouses). The proposed townhouse development 
would be consistent with the-OCP. 

McLennan South Sub-Area Plan 

The subject property is located within the McLennan South Sub-Area Plan (Schedule 2.10D of 
OCP Bylaw 71 00) (Attachment 4 -Land Use Map). The site is designated as 
"Neighbourhood C2" for residential developments up to three storeys. The proposal of 
three-storey townhouse development in triplex and quadplex form is consistent with the 
Sub-Area Plan. 
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Minimum Site Assembly Size 

The configuration of the subject site does not comply with the minimum site assembly guidelines 
under the McLennan South Sub-Area Plan in terms of both minimum frontage width and 
minimum lot area. The subject site is an orphaned lot landlocked by a recently approved 
townhouse development to the west (9800 Granville A venue) and the existing townhouse 
development to the south (7060 Bridge Street). 

A Public Rights-of- Passage (PROP) statutory right-of-way (SRW) on 9800 Granville Avenue 
was secured for vehicle access in anticipation of the development of the subject site, the 
proposed development can be considered as an extension of the adjacent townhouse 
development. A high quality pedestrian environment along the fronting streets will be created, 
as no driveway access to Granville A venue will be required. 

Project Density 

While the base density permitted on the subject site is 0.55 FAR, the Area Plan provides 
allowances for density bonusing in order to achieve community amenities and affordable 
housing. The proposed rezoning to "Medium Density Townhouses (RTM2)" zone would allow a 
maximum density of0.65 FAR (i.e., total buildable area approximately 812.5 m2 or 8,746 ft2

). 

This density would be in keeping with the range of densities of other projects within the "C 1" 
and "C2" neighbourhoods in the McLennan South Sub-Area Plan, and is supportable to staff. 

Staff support the proposed density based on the following: 

• Affordable housing: the City's Affordable Housing Strategy supports the use of density 
bonusing to achieve the objectives of the Strategy. The applicant has agreed to provide a 
voluntary cash contribution in the amount of $34,983.85 ($4.00 per buildable square foot) 
to the City's Affordable Housing Reserve Fund in keeping with the Affordable Housing 
Strategy requirements for townhouse developments. 

• The subject development is considered an extension of the adjacent recently approved 
townhouse development at 9800 Granville Avenue (RZ 14-658085 and DP 14-671945) 
The proposed density for the subject site is the same as the density permitted on the 
adjacent site. 

• The Area Plan supports use of density bonusing to promote child care facility 
development and the applicant has agreed to provide a voluntary cash contribution in the 
amount of$13,000 to the City's Child Care Fund. 

• The Area Plan supports use of density bonusing to promote the development of 
barrier-free housing and the proposal will provide two convertible housing units. 

• A 2.0 m wide road dedication across the entire No.4 Road development frontage and a 
4 m x 4 m corner cut at the No.4 Road/Granville Avenue intersection are required. 

• Frontage improvements along Granville A venue including: minor widening of 
Granville Avenue and modification to the southwest corner ofthe No.4 Road/ 
Granville Avenue intersection; a new 1.75 m wide concrete sidewalk; and a 1.5 m wide 
grass and treed boulevard, as well as storm sewer upgrades, will be required. 
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• Frontage improvements along No. 4 Road including: a new 1.5 m wide concrete 
sidewalk; a 2.0 m wide grass boulevard; and a 3m x 9 m concrete bus pad will be 
required. 

Agricultural Land Reserve (ALR) Buffer Zone 

A landscape buffer is required within the subject site; along the site's No. 4 Road frontage. The 
buffer is intended to mitigate land use conflicts between the residential uses on the subject site 
and any agricultural land uses east ofNo. 4 Road. The proposed landscape buffer was referred 
to the Agricultural Advisory Committee (AAC) on January 19, 2017 for their review and 
comments. Overall, the AAC was supportive of the proposal, but requests that the species 
vaccinium ovalifolium (Oval-leaf Blueberry) be replaced/removed, as it may play host to 
disease. Staff will work with the applicant to amend the proposed planting plan 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 implemented along the eastern side of the development 
site's No.4 Road frontage cannot be removed or modified without the City's approval. The 
covenant would 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. 

Public Consultation 

The applicant has forwarded confirmation that a development sign has been posted on the site. 
Staff did not receive any written correspondence expressing concerns in association with the 
subject application. 

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 two properties into one development parcel with a total 
net site area of 1,250 m2 and construct seven townhouse units in two clusters. The layout of the 
townhouse units is oriented around a single driveway; providing access to the site from the 
adjacent townhouse development at 9800 Granville Avenue. An east-west internal manoeuvring 
aisle providing access to the unit garages is proposed. The amenity area will be situated along 
the west property line, to the north of the internal drive aisle. 

5235558 PLN - 195



February 24, 2017 - 5-

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: 

• Demonstrate compliance with Development Permit Guidelines for multiple-family 
projects in the 2041 Official Community Plan Bylaw 9000 and the McLennan South 
Sub-Area Plan. 

• Refinement of the proposed building form to achieve sufficient variety in design and 
setbacks to create a desirable and interesting streetscape along Granville A venue, 
No.4 Road and along the internal drive aisle. 

• Address potential privacy concerns through landscaping and built form. 

• Review of size and species of replacement trees to ensure bylaw compliance and to 
achieve a mix of conifer and deciduous trees onsite. 

• Refinement of the outdoor amenity area design including the choice of play equipment. 

• Refinement of landscape/ ALR buffer design and plant species in respond to Agricultural 
Advisory Committee's comments. 

• 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. 

Existing Legal Encumbrances 

There is an existing 3.0 m wide utility right-of-way along the southern portion of the west 
property line of the site. A portion of this existing utility right-of-way can be discharged as the 
development will alter existing service connections. The extent of the sanitary right-of-way to 
be discharged will be finalized via the servicing agreement design, at Building Permit stage. 

Transportation and Site Access 

No direct vehicular access is permitted along either the Granville Avenue or No.4 Road 
development frontage. Vehicular access to the subject site will be provided via the Public 
Rights-of-Passage (PROP) statutory right-of-way (SRW) over the internal drive-aisle secured 
through the development of the adjacent site to the west at 9800 Granville Avenue in 2016. A 
legal opinion prepared by the applicant's lawyer confirms that the City can rely on this SRW. 
The developers of the adjacent site at 9800 Granville Avenue are aware of this arrangement. 
Registration of a legal agreement on Title, ensuring that all vehicle access will be limited to the 
SRW on 9800 Granville Avenue, will be required prior to final adoption of the rezoning bylaw. 

The proposal will feature four units with a total of eight stalls in a tandem arrangement, which is 
consistent with the tandem parking provision of Richmond Zoning Bylaw 8500. A restrictive 
covenant to prohibit the conversion of the tandem garage area into habitable space is required 
prior to final adoption. 
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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 and off-site tree species, and provides recommendations on tree retention 
and removal. The Report assesses seven bylaw-sized trees on the subject properties, and one 
street tree on City property (Attachment 5). All seven trees on site will be removed due to poor 
structural condition; 14 replacements trees are required. According to the Preliminary 
Landscape Plan (Attachment 2), the developer is proposing to plant 16 new trees on-site. The 
size and species of replacement trees will be reviewed in detail through Development Permit and 
overall landscape design. 

Parks Operation staff has reviewed the Arborist's Report, conducted a site visit, and authorize 
the removal of the Birch tree on the northwest corner of this property, as well as the portion of 
the Cedar hedge along the north property line due to their poor condition. Compensation of 
$1 ,3 00 is required for the removal of the Birch tree. 

Affordable Housing Strategy 

Consistent with the Affordable Housing Strategy, the applicant proposes to make a cash 
contribution to the Affordable Housing Reserve Fund at $4.00 per buildable square foot; for a 
contribution of $34,983.85. 

Townhouse Energy Efficiency and Renewable Energy 

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and 
providing pre-ducting for solar hot water for the proposed development. A Restrictive Covenant; 
specifying all units are to be built and maintained to the ERS 82 or higher, and that all units are 
to be solar-hot-water-ready, is required prior to rezoning bylaw adoption. As part of the 
Development Permit Application review process, the developer is also 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 contribution in-lieu of on-site indoor amenity space in the amount 
of$7,000 as per the Official Community Plan (OCP) and Council Policy. 

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) minimum 
requirements of 6 m2 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 ofthe rezoning bylaw, the developer is required to provide a 2.0 m wide 
road dedication across the entire No.4 Road development frontage; including a 4 m x 4 m comer 
cut at Granville A venue. 

Then, prior to issuance of the Building Permit, the client is required to enter into the City's 
standard Servicing Agreement to design and construct frontage beautification along both 
Granville Avenue and No.4 Road site frontages, as well as storm upgrades along 
Granville Avenue (see Attachment 6 for details). 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, Address Assignment Fee. 

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 seven-unit townhouse development is consistent with the Official Community 
· Plan (OCP) regarding developments within the McLennan South Sub-Area. The proposal would 

be consistent with the form and character of the surrounding area. Further review ofthe 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 applicant has agreed to the list of rezoning considerations (signed concurrence on file) 
outlined in Attachment 6. 

On this basis, it is recommended that Zoning Bylaw 8500, Amendment Bylaw 9686 be 
introduced and given first reading. 

~ 
Edwin Lee 
Planner 1 
(602-276-4121) 

EL:blg 

Attachment 1: Location Map 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: McLennan South Sub-Area Plan Land Use Map 
Attachment 5: Tree Management Plan 
Attachment 6: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 15-708960 Attachment 3 

Address: 9880 Granville Avenue and 7031 No 4 Road 

Applicant: Zhao XD Architect Ltd. 

Planning Area(s): South Mclennan Sub-Area (City Centre) 

Existing Proposed 

Owner: Shih Lu To be determined 
Reng Fang Chang 

Site Size (m2
): 1,332.8 m 2 1,250 m2 (after road dedication) 

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

CCAP: General Urban T4 
South Mclennan Sub-Area Plan: 

Area Plan Designation: Residential, 2% storey typical No Change 
(3-storeys maximum) with 0.55 
base FAR 

702 Policy Designation: N/A No Change 

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

Number of Units: 2 7 

Other Designations: N/A No Change 

-

I I 
- Proposed-- - - -- 1 

--

Bylaw Requirement Variance 

Floor Area Ratio: Max. 0.65 0.65 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 -Granville 
Min. 6.0 m 6.0 m Min. none 

Avenue (m): 
Setback- Exterior Side Yard - Min. 6.0 m 6.0 m Min. none 
No. 4 Road (m): 
Setback- Interior/West Side Yard Min. 3.0 m 3.0 m Min. none 
(m): 

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

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

Lot Width: Min. 30.0 m 28.85 m none 

Lot Depth: Min. 35.0 m 41.60 m 

5235558 PLN - 206



- 2 -

Off-street Parking Spaces- Total: 10 (R) and 2 (V) 14 (R) and 2 (V) none 

Max. 50% of required 40% of required 

Tandem Parking Spaces: residential spaces in residential spaces (i.e., 4 
none enclosed garages (1 0 x spaces) + 4 surplus 

Max. 50%= 5 s =total 8 
None when fewer than 31 

Small Car Parking Spaces spaces are provided on 0 none 
site 

None when fewer than 3 
Handicap Parking Spaces: visitor parking spaces are 0 none 

uired 
Bicycle Parking Spaces- Class 1 1) and 2. 
I Class 2: unit none 

Off-street Parking Spaces- Total: nd 2 (Class 
none 

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

lieu 
Cash-in-lieu none 

Amenity Space- Outdoor: 
Min. 6 m2 x 7 units 

=42m2 51m2 none 

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

5235558 PLN - 207



City ofRichmond 

Bylaw 9106 
2015/09/14 

PARK 
•• • ••••••• 

~ Residential, Townhouse up to 
~ 3 storeys over 1 parking level, 

Triplex, Duplex, Single-Family 
0.75 base F.A.R. 

~ Residential, 2 % storeys 
~ typical (3 storeys maximum) 

Townhouse, Triplex, Duplex, 
Single-Family 
0.60 base F.A.R. 

F'777,7;1 Residential, 2 % storeys 
rLLLLA typical (3 storeys maximum), 

predominantly Triplex, Duplex, 
Single-Family 
0.55 base F.A.R. 

F7l Residential, Historic 
L::JJ Single-Family, 2 %storeys 

maximum 0.55 base F.A.R, Lot size 
along Bridge and Ash Streets: 
• Large-sized lots (e.g. 18m/59 ft. 

min. frontage and 550 m2
/ 

5,920 W min. area) 
Elsewhere: 
• Medium-sized lots (e.g. 11.3 m/ 

37ft. min. frontage and 320 m2
/ 

3,444 ft2 min. area), with access 
from new roads and General 
Currie Road; 

Provided that the corner lot shall be 
considered to front the shorter of its 
two boundaries regardless of the 
orientation of the dwelling. 

ATTACHMENT 4 

• • • • Trail/Walkway 

C Church 

P Neighbourhood Pub 

Note: Sills Avenue, Le Chow Street, Keefer Avenue, and Turnill Street are commonly referred to as the 
"ring road". 

Original Adoption: May 12, 1996 I Plan Adoption: February 16, 2004 
3218459 

McLennan South Sub-Area Plan 42 
PLN - 208
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City of 
Richmond 

Address: 9880 Granville Avenue and 7031 No.4 Road 

ATTACHMENT 6 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 15-708960 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9686, the developer is 
required to complete the following: 
1. Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings). 

2. 2.0 m lane dedication along the entire No.4 Road frontage and a 4 m x 4 m corner cut at the southwest comer of the 
intersection between Granville Avenue and No.4 Road. 

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. 4 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 legal agreement or measures, as determined to the satisfaction of the Director of Development, 
ensuring that the only means of vehicle access to and from 9880 Granville Avenue and 7031 No 4 Road is from the 
Public Rights ofPassage (PROP) statutory rights-of-way (SRW) (registered under CA5190034 I CA5190035 I 
CA519003 7) burdening the adjacent property to the west at 9800 Granville Avenue; and that there be no direct 
vehicle access to or from No.4 Road. 

6. Registration of a legal agreement on Title, prohibiting the conversion of the tandem parking area into habitable space. 

7. 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. 

8. City acceptance ofthe developer's offer to voluntarily contribute $1,300.00 to Parks Division's Tree Compensation 
Fund for the removal of one tree located on the City's boulevard in front of the site. 

9. City acceptance of the developer's offer to voluntarily contribute $13,000.00 to the City's child care fund. 

10. City acceptance of the developer's offer to voluntarily contribute $4.00 per buildable square foot (e.g. $34,983.85) to 
the City's affordable housing fund. 

11. Contribution of $1,000 per dwelling unit (e.g. $7 ,000) in-lieu of on-site indoor amenity space. 

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 
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 (OCP). 

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

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

3. 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, 555 Lis of water available at 20 psi residual at the hydrant in front of 
9860 Granville Avenue. Based on your proposed development, your site requires a minimum fire flow of 
220 Lis. 

b. The Developer is required to: 

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

• Install a fire hydrant at No. 4 Road frontage to service the proposed townhouse development. 

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

• Cut and cap at main the existing water service connections at Granville Avenue and No.4 Road frontages. 

• Install new water connection to service the proposed development off of the existing watermain along 
Granville A venue. 

Storm Sewer Works 

a. The Developer is required to: 

• Upgrade approximately 35m ofthe existing 600 mm diameter storm sewer along Granville Avenue frontage 
to 750 mm diameter pipe from the site's west property line to the box culvert along No.4 Road. Tie-in to 
existing system shall be via new manholes. Details of the upgrade will be finalized in the Servicing 
Agreement designs. 

• Install new storm sewer connection to service the proposed site off of the proposed storm sewer along 
Granville A venue. 

b. At the Developer's cost, the City will cut and cap at main the existing storm sewer service connections at 
Granville Avenue and No.4 Road frontages. 

Sanitary Sewer Works 

a. The developer is required to remove the existing sanitary lead that services 9880 Granville Avenue and 
7031 No.4 Road and discharge the existing sanitary right of way along the west property lines of 
9880 Granville Avenue and 7031 No 4 Road. The extent of the existing sanitary right-of-way to be discharged 
shall be finalized via the servicing agreement design. 

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

• Provide sanitary service connection to the proposed site off of the east side of the existing sanitary manhole 
located near the southwest comer of the proposed site. 

• Plug at the north side of the manhole the existing sanitary lead that services 9880 Granville Avenue and 
7031 No 4 Road. 
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Frontage Improvements 

a. The Developer is required to: 

• Locate all above ground utility cabinets and kiosks required to service the proposed development within the 

developments site (see list below for examples). A functional plan showing conceptual locations for such 

infrastructure shall be submitted prior to the rezoning staff report progressing to Planning Committee and 

shall be included in the development process design review. Please coordinate with the respective private 
utility companies and the project's lighting and traffic signal consultants to confirm the right-of-ways 
dimensions and the locations for the aboveground structures. If a private utility company does not require an 

aboveground structure, that company shall confirm this via a letter to be submitted to the City. The following 
are examples of SR W s that shall be shown in the functional plan and registered prior to Servicing Agreement 
design approval: 

i. BC Hydro PMT- 4 m W X 5 m (deep) 
ii. BC Hydro LPT- 3.5 m W X 3.5 m (deep) 

iii. Street light kiosk- 1.5 m W X 1.5 m (deep) 

iv. Traffic signal kiosk- 1 m W X 1 m (deep) 

v. Traffic signal UPS-2m W X 1.5 m (deep) 
vi. Shaw cable kiosk- 1 m W X 1 m (deep)- show possible location in functional plan 

vii. Tel us FDH cabinet - 1.1 m W X 1 m (deep)- show possible location in functional plan 

• Coordinate with BC Hydro regarding the removal of the existing BC Hydro pole lines along No.4 Road and 
possible pole relocations along Granville Avenue frontage. 

• Provide frontage improvements on Granville A venue; works include, but are not limited to the following: 

i. Design and construct new curb and gutter along the development frontage to meet the curb and gutter 

west of the site. (Refer to the frontage improvements for 9800/9820/9840/9860 Granville Avenue-
RZ 14-658085). The curb and gutter works may require minor widening of Granville Avenue and 
modification to the southwest corner of the No.4 Road/Granville Avenue intersection (as determined by 
the completion of a functional road plan). 

ii. Measuring from the new curb of Granville Avenue (south side) towards the property line ofthe subject 

development, design and construct a minimum 1.5 m wide grass boulevard (exclusive of the 0.15 m wide 
top of curb) and a 1. 7 5 m wide concrete sidewalk. As the width between the curb and the property line 

varies along the frontage, the frontage works are to transition to meet the sidewalk and boulevard 
treatments west of the subject site. (Refer to the frontage improvements for 9800/9820/9840/ 

9860 Granville Avenue- RZ 14-658085). 

iii. The existing driveway along the Granville A venue development frontage is to be closed. The 
applicant/developer is responsible for the removal of the existing driveway letdown and the replacement 

with barrier curb and gutter, grass/treed boulevard and sidewalk per standards described above). 

iv. Consult Parks on the requirement for tree preservation/placement including tree species and spacing as 

part of the frontage works. 

v. Consult Engineering on lighting and other utility requirements as part of the frontage works. 

• Provide frontage improvements on No. 4 Road; works include, but are not limited to the following: 

i. Remove the existing sidewalk and construct a new 1.5 m wide concrete sidewalk next to the new property 
line (with the 2.0 m wide road dedication on No. 4 Road). Construct a new boulevard over the remaining 

width between the new sidewalk and the west curb ofNo. 4 Road. The 2.0 m wide road dedication is to 

be treated as a grass boulevard without any tree planting. The new sidewalk and boulevard are to 
transition to meet the existing frontage treatments south of the subject site. 
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ii. The existing driveway along the No. 4 Road development frontage is to be closed. The applicant is 
responsible for the removal ofthe existing driveway letdown and the replacement with barrier curb and 
gutter, grass/treed boulevard and sidewalk per standards described above. 

iii. Construct a 3m x 9 m concrete bus pad at the existing southbound bus stop on No.4 Road south of 
Granville A venue. The bus pad works is to include conduit pre-ducting for electrical connections. This 
bus pad is to be constructed in accordance with Tran slink's 'Universal Accessible Bus Stop Design 
Guidelines'. 

iv. Consult Parks on the requirement for tree preservation/placement including tree species and spacing as 
part of the frontage works. 

v. Consult Engineering on lighting and other utility requirements as part of the frontage works. 

• Provide street lighting along Granville Avenue and No.4 Road frontages. 

General Items: 

a. The Developer is required to: 

• Provide if pre-load is required, prior to pre-load installation, a geotechnical assessment of preload and soil 
preparation impacts on the existing utilities fronting or within the development site (e.g., existing sanitary 
mains), proposed utility installations, the existing houses along the south and west property lines, and provide 
mitigation recommendations. The mitigation recommendations shall be incorporated into the first Servicing 
Agreement design submission or if necessary to be implemented prior to pre-load. 

• 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. 

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. 

Note: 

* 
• 

This requires a separate application. 

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

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

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

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 
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• Applicants for all City 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 9686 (RZ 15-708960) 

9880 Granville Avenue and 7031 No. 4 Road 

Bylaw 9686 

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "MEDIUM DENSITY TOWNHOUSES (RTM2)". 

P.I.D. 004-193-521 
Lot 84 Except: Parcel "A" (Bylaw Plan 64704), Section 15 Block 4 North Range 6 West 
New Westminster District Plan 47545 

and 

P.I.D. 003-554-678 
Lot 85 Section 15 Block 4 North Range 6 West New Westminster District Plan 47545 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9686". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

5318220 

CITY OF 
RICHMOND 

APPROVED 

fi:-
APPROVED 
by Director 
or Solicitor 

;}f} 
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