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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, April 16, 2013 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

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

on Tuesday, March 19, 2013. 

  

 
  

NEXT COMMITTEE MEETING DATE 
 
  Tuesday, May 7, 2013, (tentative date) at 4:00 p.m. in the Anderson Room 

 

  PLANNING & DEVELOPMENT DEPARTMENT 
 
 1. APPOINTMENT OF LOCAL GAS SAFETY MANAGERS AND GAS 

SAFETY OFFICERS 
(File Ref. No.) (REDMS No. 3793122) 

PLN-11  See Page PLN-11 for full report  

  Designated Speaker:  Gavin Woo

  STAFF RECOMMENDATION 

  (1) That pursuant to Section 12 of the Safety Standards Act, the 
following appointment be made: 

   (a) Phil Wynne – Local Gas Safety Manager; 
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  (2) That pursuant to Section 11 of the Safety Standards Act, the 
following appointments be made: 

   (a) Paul Saggers – Gas Safety Officer; 

   (b) Tony Burns – Gas Safety Officer; 

   (c) John Melnychuk – Gas Safety Officer; 

   (d) Jacek Redlinski – Gas Safety Officer; 

   (e) Peter Phi – Gas Safety Officer; 

   (f) Brendan Ryle – Gas Safety Officer; 

   (g) Paul Friess – Gas Safety Officer; 

   (h) Bengt Andersson – Gas Safety Officer; 

   (i) Craig James – Gas Safety Officer; and 

   (j) Rob Gillon – Gas Safety Officer. 

  

 
 2. APPLICATION BY MAN-CHUI LEUNG AND NORA LEUNG FOR 

REZONING AT 7460 ASH STREET FROM “SINGLE DETACHED 
(RS1/F)” TO “SINGLE DETACHED (ZS14) – SOUTH MCLENNAN 
(CITY CENTRE)” 
(File Ref. No. 12-8060-20-8907, RZ 11-586861) (REDMS No. 3487888) 

PLN-14  See Page PLN-14 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Bylaw 8907, for the rezoning of 7460 Ash Street from "Single 
Detached (RS1/F)" to "Single Detached (ZS14) – South McLennan (City 
Centre)", be introduced and given first reading. 

  

 
 3. APPLICATION BY BALANDRA DEVELOPMENT INC. FOR 

REZONING AT 5131 WILLIAMS ROAD FROM SINGLE DETACHED 
(RS1/E) TO SINGLE DETACHED (RS2/C) 
(File Ref. No. 12-8060-20-9008, RZ 13-627573) (REDMS No. 3813882) 

PLN-31  See Page PLN-31 for full report  

  Designated Speaker:  Wayne Craig
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  STAFF RECOMMENDATION 

  That Bylaw 9008, for the rezoning of 5131 Williams Road from “Single 
Detached (RS1/E)” to “Single Detached (RS2/C)”, be introduced and given 
first reading. 

  

 
 4. APPLICATION BY GURMEJ BAINS FOR REZONING AT 3311 

GARDEN CITY ROAD FROM SINGLE DETACHED (RS1/E) TO 
SINGLE DETACHED (RS2/B) 
(File Ref. No. 12-8060-20-9009, RZ 13-628402) (REDMS No. 3814446) 

PLN-44  See Page PLN-44 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Bylaw 9009, for the rezoning of 3311 Garden City Road from “Single 
Detached (RS1/E)” to “Single Detached (RS2/B)”, be introduced and given 
first reading. 

  

 
 5. APPLICATION FOR REZONING AT 9720, 9740 AND 9760 ALBERTA 

ROAD FROM "SINGLE DETACHED (RS1/F)" TO "MEDIUM 
DENSITY TOWNHOUSES (RTM3)" 
(File Ref. No. 12-8060-20-9014, RZ 12-615601) (REDMS No. 3813333 v.2) 

PLN-58  See Page PLN-58 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Bylaw 9014 for the rezoning of 9720, 9740 and 9760 Alberta Road 
from “Single Detached (RS1/F)” to “Medium Density Townhouses 
(RTM3)”, be introduced and given first reading. 
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 6. APPLICATION BY 664525 B.C. LTD. FOR REZONING AT 7400, 7420 
AND 7440 RAILWAY AVENUE FROM SINGLE DETACHED (RS1/E) 
TO LOW DENSITY TOWNHOUSES (RTL4) 
(File Ref. No. 12-8060-20-9015, RZ 12-619835) (REDMS No. 3822135) 

PLN-80  See Page PLN-80 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

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

  

 
 7. APPLICATION BY POLYGON DEVELOPMENT 269 LTD FOR 

REZONING AT 9311, 9331, 9431, 9451 AND 9471 ALEXANDRA ROAD 
FROM “SINGLE DETACHED (RS1/F)” AND 9393 ALEXANDRA 
ROAD FROM “RESIDENTIAL/LIMITED COMMERCIAL (ZMU16) – 
ALEXANDRA NEIGHBOURHOOD (WEST CAMBIE)” TO “LOW 
RISE APARTMENT (ZLR25) – ALEXANDRA NEIGHBOURHOOD 
(WEST CAMBIE)”  
(File Ref. No. 12-8060-20-9016/9021/9017/9022/8539, RZ 12-598503) (REDMS No. 3824008 v.5) 

PLN-130  See Page PLN-130 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  (1) That Richmond Official Community Plan Bylaw 9000 Amendment 
Bylaw 9016, to amend the City of Richmond 2041 Land Use Map 
(Schedule 1) to redesignate 9311, 9331 and the western half of 9393 
Alexandra Road from “Mixed Use” to “Apartment Residential” be 
introduced and given first reading; 

  (2) That Richmond Official Community Plan Bylaw 7100 Amendment 
Bylaw 9021, to repeal the existing Alexandra Neighbourhood Land 
Use Map of Schedule 2.11A (West Cambie Area Plan) with 
“Schedule A attached to and forming part of Bylaw 9021” and 
amending certain maps and text within the Area Plan, be introduced 
and given first reading; 

  (3) That Bylaws 9016 and 9021, having been considered in conjunction 
with: 

   (a) the City’s Financial and Capital Program; 
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   (b) the Greater Vancouver Regional District Solid Waste and 
Liquid Waste Management Plans; 

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

  (4) That Bylaws 9016 and 9021 having been considered in accordance 
with OCP Bylaw Preparation Consultation Policy 5043, are hereby 
deemed not to require further consultation; 

  (5) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9017, to 
create “Low Rise Apartment (ZLR25) – Alexandra Neighbourhood 
(West Cambie)”, and the rezoning of 9311, 9331, 9431, 9451 and 
9471 Alexandra Road from “Single Detached, (RS1/F)” and 9393 
Alexandra Road from “Residential/Limited Commercial (ZMU16) – 
Alexandra Neighbourhood (West Cambie)” to “Low Rise Apartment 
(ZLR25) – Alexandra Neighbourhood (West Cambie)”, be introduced 
and given first reading; 

  (6) That the affordable housing contribution for the rezoning of 9311, 
9331, 9393, 9431, 9451 and 9471 Alexandra Road (RZ 12-598503) be 
allocated entirely (100%) to the capital Affordable Housing Reserve 
Fund established by Reserve Fund Establishment Bylaw No. 7812; 
and 

  (7) That Termination of Housing Agreement at 9393 Alexandra Road 
(formerly 9371 and 9411 Alexandra Road) Bylaw 9022, to permit the 
City to terminate a Housing Agreement entered into pursuant to Bylaw 
8539, be introduced and given first reading. 

  

 
 8. MANAGER’S REPORT 

 
  

ADJOURNMENT 
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Date: 

Place: 

Present: 

Absent: 

City of 
Richmond 

Planning Committee 

Tuesday, March 19,2013 

Anderson Room 
Richmond City Hall 

Counci llor Bill McNulty. Chair 
Councillor Evelina Halsey-Brandt 
Councillor Chak Au 
Councillor Harold Steves 

Minutes 

Also Present: 

Councillor Linda Barnes 

Counci llor Linda McPhai l 

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

3821656 

AGENDA ADDITION 

It was moved and seconded 
rltat tile Blundell Scltool Field Baseball Upgrade Project be added 10 lite 
agenda as Item 4A. 

CARRIED 

MINUTES 

It was moved and seconded 
Tllat tlte minutes of tf,e meetillg of til e Planning Commillee field Oil 

Tuesday, Marcil 5. 20/3, be adopted as circulated. 

CARRIED 

I. APPOINTMENT OF BYLAW ENFORCEMENT OFFICERS SUE 
DAVIS AND HANAE SAKURAI 
(File Ref. No. 0 1-0172.03) (REDMS No. 3724476 v.2) 

1. 
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Planning Committee 
Tuesday, March 19, 2013 

In reply to queries from Committee, Gavin Woo, Senior Manager, Building 
Approvals, advised that the proposed appointments are to give the Tree 
Preservation Officers the ability to write MTl tickets under the Tree 
Protection Bylaw. 

Discussion ensued regarding several outstanding bylaw enforcement referrals 
from the Agricultural Advisory Committee. Staff clarified that bylaw 
enforcement falls to Community Bylaws staff and that staff would follow-up 
on the matter. 

It was moved and seconded 
(1) Thai Sue Davis be appointed by Council (IS a Bylaw Enforcement 

Officer to perform the jUllctions alld dulies required ill order to 
enforce City 0/ Richmond Tree Protectioll Bylaw No. 8057 aud be 
grail ted all 'he powers, privileges and responsibilities ill order to do 
so, all in accordance with Sectioll 36 of the Police Act, and confirm 
that slich appointment is for the term of her employment as Tree 
Preservation Official with the City of Richmond,. and 

(2) Thai Ilanae Sakurai be appointed by Council as a Bylaw 
Enforcement Officer to perform the fUllctiolls and dllties required in 
order to enforce City of Richmond Tree Protection Bylaw No. 8057 
and be granted all the powers, privileges and responsibilities in order 
to do so, all in accordaJJce with Sectioll 36 of the Police Act, and 
confirm that such appointment is for the term of her employment as 
Tree Preservation Official with the City of Richmond. 

CARRIED 

2. PROPOSED LONG-TERM STREETSCAPE VISIONS FOR BAYVIEW 
STREET AND CHATHAM STREET 
(File Ref. No. 10· 6360·01) (REDMS No. 3810622 v.3) 

Victor Wei, Director, Transportation, provided background information 
advising that Section 1 of the staff report addressed each of the four areas of 
referral from the February 19,2013 meeting of the Planning Committee. 

Discussion ensued and it was suggested that the staff report be received for 
the purpose of carrying out public consultation and staff advised that all of the 
options outlined in the report will be presented to the public for their input. It 
was suggested that staff consider an option to purchase the fonner Credit 
Union site for an off-street 3-storey parking structure. 

2. 
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Planning Committee 
Tuesday, March 19, 2013 

It was moved and seconded 
(1) That lite proposed IOllg-term streetscape visions for Bayview Street 

ami Chatham Street, as described in the staff report dated March 7, 
2013 from the Director, Transportation, he received for lite purpose 
0/ carrying oul public consultation; alUl 

(2) Tltat staff report back Oil tire outcome of tlte above public 
consul/aliolJ regarding the proposed streelscape visions. 

CARRIED 

3. APPLICATION BY GURSHER S. RANDHAWA FOR REZONING AT 
865118671 NO.2 ROAD FROM SINGLE DETACHED (RSI/E) TO 
TWO-UNIT DWELLINGS (RDI) 
(File Ref. No. 12·8060-20· 8997, RZ 12.623032) (REDMS No. 379627 1) 

Wayne Craig, Director of Development, noted that the rezoning appl ication is 
to legitimize an existing duplex use and to preserve the future opportunity for 
the City to extend the rear lane. 

Mr. Craig provided some history on singl e~family and duplex zoning. 

It was moved and seconded 
That Richmolld ZOllillg Bylaw 8500. A mendment Bylaw 8997, for 'he 
rezonillg of 8651/8671 No.2 Road from "Single Detached (RSJ/E)" to 
"Two-Ullit Dwellings (RDJ) ", be introduced and given first reading. 

CARRIED 

4. APPLICATION BY FRANCES S. ZUKEWICH FOR REZONING AT 
11351 NO. 2 ROAD FROM SINGLE DETACHED (RSllE) TO SINGLE 
DETACHED (RS2 /C) 
(File Ref. No. 12-8060-20.9006, RZ 12-605932) (REDMS No. 3785289 v.2) 

Mr. Craig noted the property is a unique site being the largest and widest lot 
in the immediate area. This is not a section of No. 2 Road where 
redevelopment to a more intensive fonn is encouraged; however, staff are 
supporting the rezoning application given the existing size of the lot and the 
potential redevelopment of an existing lot, with a duplex, to the south. 

It was moved and seconded 
That Richmond Zonillg Bylaw 8500, Amelldment Bylaw 9006, for the 
rezoning of 11351 No.2 Roadfrom "Single Detached (RSJIE)" to "Single 
Detached (RS21C) ". be introduced alld given first reading. 

CARRIED 

4A. BLUNDELL SCHOOL FIELD BASEBALL UPGRADE PROJECT 
(File Ref. No.) (REDMS No.) 

It was moved and seconded 

3. 
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Planning Committee 
Tuesday, March 19, 2013 

(1) Thallhe Blundell School Field baseball upgrade project be endorsed 
for submission to lite federal Community Infrastructure Improvement 
Flllld (CIIF); alld 

(2) Tltal tlte Chief Administrative Officer and General Manager 
Community Services he authorized to execute lite funding agreements 
for approved projects and lite 2013 - 2017 five y ear jilUlIIcial plan be 
amellded accordingly to reflect fhe receipt of all external grollt. 

CARRIED 

5. MANAGER'S REPORT 

None. 

ADJOURNMENT 

It was moved and seconded 
That 'lte meeting adjourn (4:20 p.m.). 

Councillor Bill McNulty 
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 
Riclunond held on Tuesday, March 19, 
2013. 

Heather Howey 
Acting Committee Clerk 

4. 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Gavin Woo, p, Eng. 
Senior Manager, Building Approvals 

Report to Committee 

Date: April 2, 2013 

File: 

Re: Appointment of Local Gas Safety Managers and Gas Safety Officers 

Staff Recommendation 

1. That pursuant to Section 12 of the Safety Standards Act, the following appointment be made: 

Phil Wynne - Local Gas Safety Manager 

2. That pursuant to Section 11 of the Safety Standards Act, the following appointments be 
made: 

Paul Saggers - Gas Safety Officer 
Tony Burns - Gas Safety Officer 
John Melnychuk - Gas Safety Officer 
Jacek Redlinski - Gas Safety Officer 
Peter Phi - Gas Safety Officer 
Brendan Ryle - Gas Safety Officer 
Paul Friess - Gas Safety Officer 
Bengt Andersson - Gas Safety Officer 
Craig James - Gas Safety Officer 

~:fficer 

Gavin Woo, P. Eng. 
Senior Manager, Building Approvals 
(604.276·4113) 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURLE °Z;:~ANAGER 
Law )0[ 

J' / 
REVIEWED BY DIRECTORS I ~L~~ REVIEWED BY CAO I I r~") 
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April 2, 2013 - 2 -

Staff Report 

Origin 

On March 30,2004, the City entered into an Administrative Agreement with the Province for the 
continuation of gas inspection services. 

The Be Safety Authority has recently advised of the need to appoint Pltunbing and Gas 
Inspectors as Local Gas Safety Manager and Gas Safety Officers by Council resolution. The 
City Law Department has confirmed this requirement. 

Analysis 

The responsibilities and qualifications of the Local Gas Safety Manager and Gas Safety Officers 
under the Safety Standards Act correspond to the Gas Inspection Supervisor and Gas Inspectors' 
position at the City. The Local Gas Safety Manager is responsible for providing technical 
assistance and directive to the Gas Safety Officers, while Gas Safety Officers are responsible for 
providing inspections on gas installations and regulated products. 

The following staff persons currently in the positions of Senior Manager, Building Approvals 
and Supervisor, Plumbing and Gas Inspections should be appointed as Local Gas Safety 
Manager: 

Phil WYJU1e, Supervisor, Plumbing & Gas Inspections 

In addition, the following City plumbing and gas inspectors should be appointed as Gas Safety 
Officers: 

Paul Saggers, Plumbing & Gas Inspector 2 
Tony Burns, Plumbing & Gas Inspector 2 
John Melnychuk, Plwnbing & Gas Inspector 2 
Jacek Redlinski, Plumbing & Gas Inspector 2 
Peter Phi , Plumbing & Gas Inspector 1 
Brendan Ryle, Plumbing & Gas Inspector I 
Paul Friess, Plumbing & Gas Inspector 1 
Bengl Andersson, Plumbing & Gas Inspector 1 
Craig James, Plumbing & Gas Inspector I 
Rob Gillon, Plumbing & Gas Inspector 1 

Financial Impact 

None. 
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Conclusion 

It is recommended that Counci l appoint the designated staff as Gas Safety Officers and Local 
Gas Safety Manager in order to comply with the provisions of the current Safety Standards Act. 

Gavin Woo, P. Eng. 
Senior Manager, Building Approvals 
(604) 276-4113 

GW:jd 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Craig 
Director of Development 

Report to Committee 

Date: April 3, 2013 

File: RZ 11-586861 

Re: Appl ication by Man-Chui Leung and Nora Leung for Rezoning at 7460 Ash 
Street from "Single Detached (RS1 /F)" to "Single Detached (ZS14) - South 
McLennan (City Centre)" 

Staff Recommendation 

That Bylaw 8907, for the rezoning of7460 Ash Street from "Single Detached (RSI/F)" to 
"Single Detached (ZSI4) - South McLelUlan (City Centre)", be introduced and given first 
reading. 

k1 
wayn~ 
Director .¢'-1)ev~ ment 
(604-2~ 

Alt. 

ROUTED TO: 

Affordable Housing 

3487888 

REPORT CONCURRENCE 

CONCURRENCE CONCUR2~ OF GENERAL MANAGER 

~ V , ~../7/Al , / 

/ 
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Staff Report 

Origin 

Man-Chui Leung and Nora Leung have applied to rezone 7460 Ash Street (Attachment 1) from 
"Single Detached (RSI /F)" to "Single Detached (ZSI4) - South McLennan (City Centre)" in 
order to permit a six (6) lot single-family subdivision fronting onto Ash Street, General Currie 
Road and Annstrong Street (Attachment 2). 

The allocation of the proposed Jots within this subdivision plan will initiate the creation of an 
undeveloped section of General Currie Road as well as require the dedication of lands for the 
introduction of Annstrong Street at the eastern edge of the subject site which will connect to the 
new section of General Currie Road. The creation of these roads is in accordance with the South 
McLennan Sub-Area Plan, and will provide vehicular and pedestrian access to the proposed new 
lots. This portion of General Currie Road has always been intended to connect Ash Street and 
Bridge Street, but has never been constructed. 

Findings of Fact 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Surrounding Development 

To the North: Across the General Currie Road dedication, Single Detached lots zoned "Single 
Detached (RS I IF)". 

To the East: Single Detached lots zoned "Single Detached (RS 1 IF)". 

To the South: Single Detached lots zoned "Single Detached (RS IIF)" . 

To the West: Across Ash Street, Single Detached lots zoned "Single Detached (RS IIF)". 

Related Policies & Studies 

Official Community Plan 
Official Community Plan (OCP) designation: Neighbourhood Residential: McLennan South 
Sub-Area Plan, Schedule 2.1 OD. 

McLennan South Sub-Area Plan 
OCP Sub-Area Land Use Map (Attachment 4): Residential, "Historic Single-Family", two and a 
half storeys maximum, maximum density 0.55 F.A.R. 

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

Public Input 

A notice board is posted on the subject property to notify the public of the proposed 
development. Staff met with the owner of the property directly to the south at 7480 Bridge 
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Street who did not have a concern with the subdivision proposal as he was aware that the 
redevelopment potential of his lot has reached its limit under the current requirements of the 
Neighbourhood Plan. His concern was over a mature tree at the back of his house but located 
within the property line of the subject site. He was advised at the time we were still awaiting an 
arborist report for the property that would detennine the health and possible retention of the tree. 

Once the arborist report was submitted and reviewed by City staff, it was determined that while 
the tree is healthy, it is located within the allowable setback of the proposed zone. To keep it 
would result in a substantial loss of buildable area due to the root system the tree needs in order 
to survive. Otherwise, the allowable building area would have to remove a substantial amount of 
the tree' s root system and the tree would eventually die. With this in mind, City staff 
recommended that the tree be removed. Because of the site constraints for new plantings, no tree 
replacement of significant size was recommended. Given the allowable side yard setback 
requirements (1.2 metres or approximately 4 feet), any new tree planting would have difficulty in 
growing to a substantial size. A response to the owner of 7480 Bridge Street was sent to inform 
them of this . 

No other correspondence has been received regarding this application. Should first reading of 
this application be given, a Public Hearing will be held . 

Analysis 

Proposed Zoning to Single Detached (ZSI4) - South McLennan (City Centre) 

The proposal to rezone the subject site to create smaller Single Detached lots is consistent with 
the McLennan South Sub-Area Plan that establishes minimum lot sizes for Single Family use 
(Attachment 4). The policy pennits lot widths fronting Ash Street to be at least 18 .0 meters 
wide, with the remaining lots fronting General Currie Road and Armstrong Street at 11.3 meters 
wide, with corner lots being a minimum width of 13.0 meters. The ZS 14 zone was chosen as it 
has been used on other Single Detached lots in the area. The proposal meets the minimum lot 
area requirements set out in the ZS 14 zone. 

h is anticipated that the applicant will be making a separate application for a Servicing 
Agreement and Subdivision upon third reading. 

Proposed Site Assembly 

According with the South McLennan Area Plan, the subject property is large enough to support a 
rezoning application on its own without the addition of adjacent properties. The owner of the 
smaller lot to the south (7480 Ash Street) was approached to see if they wished to be included 
with the application, but declined on this offer. The City has a letter from the applicant on file 
stating this. 

Even with the inclusion of 7480 Ash Street, there is little opportunity to gain a further increase in 
the number oflolS as 7480 Ash Street has reached its limits on subdividing in accordance with 
the Neighbourhood Plan. To include 7480 Ash Street would simply result in a seven (7) lot 
subdivision. 
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April 3, 2013 

Staff Comments 

Transportation and Site Access 

- 4 - RZ 11-586861 

Vehicular access to the individual lots is proposed to be from Ash Street (Lot 1), General Currie 
Road (Lots 2 and 3), and Armstrong Street (Lots 4,5 and 6). 

To accommodate access to these lots, the applicant will need to design and construct the 
undeveloped section of General Currie Road directly north of the property in accordance with 
City policy, as well as : 

• Dedicate 9.0 meters off of the eastern edge of the subject site to facilitate the deve lopment of 
Annstrong Street; 

• Dedicate 4 meter by 4 metcr corner cuts at the intersections of General Currie Road and Ash 
Street as well as General Currie Road and Armstrong Street; and 

• Design and construct the road, and road frontages to the extent of the site for Armstrong 
Street, including the corner cuts adding services such as extending existing water, storm, 
sanitary sewer, and other service lines to service the individual lots. 

All this will be covered as part of the Servicing Agreement the developer will enter in with the 
City. 

Trees 

An Arborist report and tree survey (Attachment 5) have been submitted and reviewed by City 
staff for the purpose of assessing the existing trees on the subject property for their removal or 
retention. It should be noted that trees located within the future road extension of Armstrong 
Street were not assessed, as the construction of the road wi ll necessitate their removal. 
Compensation for trees within this future road right-of-way is not being sought as Armstrong 
Street is identified in the Area Plan for road use. 

City staff reviewed the submitted Arborist report and conducted a site visit and recommend that 
of the 56 existing trees on site, nine (9) are candidates for retention as they are in good condition 
and would not interfere with the allowable development footprint on each of the proposed lots. 
As outli ned in the table below, the health of the remaining trees are either in marginal/poor 
health, or located within the allowable building area of the lot. 

Tree Summary Table 

Number 
Tree Tree 

Item 
of Trees 

Compensation Compensation Comments 
Rate Required 

Total On Site Trees 56 - - -

Within Right of Ways for None, as Road Located within excavation and 

A rm strong Street 
t1 NfA Required by Area construction zones for 

Plan roadworks. 

Within Single-Fami ly To be removed , due to conflicts 
Building Envelope or 36 2:1 72 

with proposed building locations. 
grade elevation driveways, or poor health or 
requirements structure of the trees. 

Trees To be Retained 9 - - To be protected during 
construction. 

3487888 PLN - 17



April 3, 2013 - 5 - RZ 11-586861 

As a condition of rezoning, the applicant will be providing a security for the nine (9) rcteained 
trees in the amount of $9,000.00 ($1,000.00 per tree) to ensure the survival of these trees for a 
one year period. 

In accordance with City policy, a 2: 1 replacement ratio is required. Of the 36 that are to be 
removed, 72 will need to be replaced. This works to an average of 12 replacement trees per lot, 
which would take up substantial space and potentially limit the allowable building size and tree 
survival potential. Because of this , staff is recommending the optimum number of new trees be 
planted on the following lots to help ensure survival of new trees in their younger years. As 
di splayed in the chart below, the optimum number of trees per lot is shown with the total number 
of new trees combined with trees that are to be retained. The shortfall can be provided through a 
voluntary payment to the City's Tree Compensation Fund which the applicant has agreed to 
provide. As the applicant is providing trees along the frontage of the property they do not own 
(7480 Ash Street), this number will be deducted from the total requirement. 

Number of Trees to be Planted per Lot 

Number of trees 

Proposed Total 
Lot Proposed Lot Size Trees per Already To be Number of 

Numbers Lot Retained Planted Trees to be 
planted 

1 773.3m2 6 5 1 

2 469.3m2 4 1 3 

3 469.9m2 4 1 3 
14 

4 324.7m2 3 1 2 

5 342.3m2 3 1 2 

6 325.2m2 3 a 3 

Summery 72 trees required (minus) 2 street trees to be planted for the frontage of 7480 Ash 
Street. 

14 new trees to be planted on the proposed lots 
= 56 tree shortfall (to be paid cash· in~lieu) 

The resulting shortfall of the 56 trees can be made up through a voluntary contribution toward 
the City' s Tree Compensation Fund in the amount of$500 per tree that is short. Taking into 
account the frontage improvements for the adjacent property to the south at 7480 Ash Street wi ll 
result in two (2) trees being planted· within the boulevard, the resulting contribution comes to 
$28,000.00. The applicant has agreed to thi s contribution and will make the payment to the City 
prior to the adoption of this rezoning application. 

To secure the replacement of the on~site trees and survival of the trees to be retained, a landscape 
security in the amount of $7,000.00 ($500 per tree), is to be supplied to the City prior to the 
adoption of this rezoning application. Securing the street trees will be a part of the separate 
Servicing Agreement. 

34&78&& PLN - 18



April 3, 2013 - 6 - RZ 11-586861 

Affordable Housing 

In accordance with the Affordable Housing Strategy. the applicant has opted to provide a 
voluntary contribution of $1 per bui ldable square foot of density for all lots in relation to the 
proposed zone instead of providing secondary suites to at least 50% of new homes in this 
subdivision. This voluntary contribution amount to the Affordable Housing Reserve Fund is 
$ t 3,233.69 and is payable prior to the adoption of this rezoning application. 

Utilities and Site Servicing 

Engineering has reviewed the submitted servicing plans and have determined that upgrades to 
existing sanitary will be needed. Water provisions will be detennined at the Building Permit 
stage to ensure adequate flow. A voluntary contribution towards the committed upgrades for the 
South McLennan drainage area is in the amount of $36,51 0.61 to account 2221-10-000-14710-
0000 is required prior to the adoption of this rezoning application. 

Servicing Agreement and Subdivision 

The applicant is required to enter into a separate application for a Servicing Agreement for the 
purpose of designing for road construction, frontage improvements for sections of Ash Street, 
General Currie Road and Annstrong Street that front the subject property. Some of the 
improvements include but are not limited to: 

Ash Street (from the north property line of the subject site and to the· south property line of7480 
Ash Street) 

• 1.75 meter wide concrete side walk; 
• 3 .10 meter wide grass and treed boulevard; 

• curb and gutter; and 
• road widening to existing pavement. 

General Currie Road (from the north propertv line of the subject site) 
• 1.75 meter wide concrete sidewalk; 
• 4.10 meter wide grass and treed boulevard; 
• curb and gutter; and 
• road pavement covering half the width of the road right-of-way. 

Armstrong Street (from the eastern edge of the property after the 9.0 meter land dedication) 
• 1.50 meter wide concrete sidewalk; 
• 1.50 meter wide grass and treed boulevard; 
• curb and gutter; and 
• road pavement to the extent of the land dedication. 

Other items such as sanitary upgrades, are also to be included as well as extending existing 
service lines to service the individual lots . 

Financial Impact 

None expected. 

PLN - 19



April 3,2013 - 7 - RZ 11-586861 

Conclusion 

The proposed rezoning for the six (6) lot subdivision meets the requ irement's orthe OCP 
(McLennan South Neighbourhood Plan) as well as the zoning requirements set oul in the Single 
Detached (ZSI4) - South McLennan (City Centre) zone. The proposed road configuration is 
consistent with the neighbourhood plan and Staffis confident the outstanding conditions will be 
mel prior to final adoption. Staff recommend that rezoning application RZ 11-58686 1 proceed to 
first reading. 

~ ______ c-:::::;?,;.:- :::;:::=---
..------> 

David Johnson 
Planner 2 
(604-276-4 193) 

DJ:cas 

Attachment I : Location Map 
Attachment 2: Survey proposal of the subdivision 
Attachment 3: Development Appl ication Data Sheet 
Attachment 4: McLennan South Sub-Area Land Use Map 
Attachment 5: Tree Survey Map 
Attachment 6: Conditional Rezoning Requirements 
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Original Date: 08/18/11 

RZ 11-586861 Amended Date: 

Note: Dimensions are in METRES 

PLN - 22



.. *" r··.'''
''6'

'~ Ii'
 

,
~
 

• 
,v

'"
 .' , .. 

E-
< '" '" 00: E-
< 

[J
) 

" 
:r:

 .
• 

~"'.
I,+
 

:"
~6

' 
P

R
O

P
O

S
E

D
 

RO
AD

 
D

E
D

IC
A

TI
O

N
 

n 
. .,.

,.· 

.~~
 

~ 
,Y

 
I. 

',.
 

. 
,t

 

. 
I '~
y 

': 
I 

, .....
.. 

" 

,:: 
r 

..,,"
 ,,

~I
 

" 

,':'-
: 

(
'
~
 , 

,<
 

..J
!! 

,',
 P
,"

 
I 

~.
, 

,,
" 

.I
I 

11
 

$
' 

!'
 

• ;f
 

.,9
 . ' 

" 

$
' t .
 

';l
!'

,P
0S

E
D

 .. 
'1:

;E
tT 

1 
~7
1;
j;
::
"'
:'

 

, 

.p
.
e
o
,
.
~
 

Sl
IlE

tl"
 

_
.s

o
c
. 

~'
~I

.f
 

r-
;:­ • 

G
EN

ER
A

L 
C

U
R

R
IE

 
RO

 A
D 

(U
N

CO
N

ST
RU

Cl
ED

 
RO

A
O

) 

.. 
..

:.
. 

::"
"'f 

,:_
,.

:!
 

,,
",

 
'" 

01>
 -

:: 
_ 

..
..

..
. 

',!
j.

 ;
,.
~.
 

,
. 

. 
~,

..
.J

..
'.

 
._

d 
,1

I.J
oO

o 
I 

. 
,. 

.;
..

,.
.~

 ,
.,~

 :;
 

.1
."

 
"'

.
" 

y.
. 

-
" 

• 
t 

I ..
.. 

j.
l,~·

\::.
~t·

 ..
. :, 

,~-
:1

 
'I

 ,~
-, 

'-
. 

..
.-

! 
.. ?

 
~
 : 

"
".:

:.. 
:
' 

_~~
 

;_
 

>I>-:~_
 

~ 
•• ~~"

\.of
". 

,C
oO

S 
• 

'.
V

 '
;:

' 
.~.

, 
1 

,-
~,
 ... 

r
'
'
'
'
'
 _

 
..

 1
. 

,c
J 

-, 
J~
·:
,·
,;
:-
-.
:·
t~
~·, 

_ .
. 

''''
''-

-' 
'-';

 
,~ 

-,
 

r"
-"

-"
 "

l
~ 

,,,
-,

 • 
.f 

,,!
!~-

" 
f,

' 
1 

' 

• 
. 

' 
i
"
i
 !!

 '~
1 ~

~,",
 

PR
O

PO
SE

D
 1

--
.. 

J.
 

\!I 
~! 

l'
 

: 
r-J.

:: 
"'

f ,
"':-

~" 
10

1)
. 4

 
1 

I 
~;:

;;i
 

" 
'-

',.
':

:;
',.

".
';

y_
 .

. ,
;':

""
' 

±
3<

2.
.3

m
' 

d 
.

0'.
 

I.
' 

,
-

-
' 

, ..
...

...
 , 

-

.1 
P

R
O

P
O

S
E

D
 

P
R

O
P

O
S

E
D

 I~ 
"L

 -
;:0.

-'" 
c·

 
:;,~

'" 
" 

,:
..

.,
-r

, 
1 

LO
T 

2 
LO

T .
. 3

 
. .t

'.. 
. .;

2'
-.

• ..t;
:.,_~

~.:.t
-,.':

... ..
 '_

 
. -

.l 
<.~

:!"
 

. 
. 

...
 ~'

. 
• 

,_
.

2'
.0

50
 

.\
"l

' 

"'~
~\I

_""
" 

t! 
"'4

" ..
... :

.: 
'i-

, 
., .
• ~

' 
...:

.:':
-.'".

 
110·

 .. ·
 .. •

 
. 

~,
;"
 

. 
,_ 

....... 
'. 

' 
. ..,

. ...
...

 ,::-
-'1

" 
.-u

~ 
511

401
1 

'
>
~
 J

 _
 :I~

::~.
: 

.' 
. 

,.
..

 
" 

.9
' 

'1"1
 

I,
 

. 
i:f

.::
l ~

/".
-t-

. 
~"P

RO
PO

SE
D-

t'
j -"

,.
 

• 
~.

t 
.,

' 
• 

I 
",Y

: 
i 

-
.: 

'-.-.
.. j

;. 
LO

T 
5 

'."
 

. 
~ 

I 
:;,,

_:.
 ... 9

. 
'r't

t 
-~

, 
~:...

', 
, 

" .
. "

"'
 

\ 
, .....

 , 
.
'
 

.,
_

 
• 
"
. 

r 
'.

 "'
I~

-:
""'"

 
. 

-
.....

..
 

~
 

~
.
 

, 
-,,,

..' , 
.' 

I 
en

 ... 
'~I , 

\' 
,.

 
'~~'·

G'~'
·=~

f.
 

" 
fI

' 
~"

 
~~

f 
",

 ~
~
 

~ . 
..r-!

" 
I 

1 
' 

'-
'~
; 

" 
,;.

;3~
t'-

"':
~

; 
±.

s:
!<

.7
",

· 
',
~'
 

'(
v
 

.4'(
{'~

 
~~ 

~'l; ~
=-. 

. 
k.

· ,
'" 

-
I 

, 
, 

.1
' 

.' ;;.. 
. ' -. 

, . ·"t
,,..&

A 
r-

--
..

t 
p

 _
_ 

S
1l

Ic
tT

 

-
.
~
 

i , ... 
,.

,,
~ 

_I~
 

I 
.'

. 
~,
"_
4 

~ 
2

"-
' 

t· 
,>

' 
.. r;

 
,. 

1 
,'
~ 

~ ..
 ~; 
,,

~,
 
-
' 

'~
,,

-:
'.

' 
~ 

. 
I 

,,1
_ 

'-
.,

 
'\.

0 
-L

 
. 

. ...
.. !Io 

. 
."

 
1

:
'"

 
\, 

,I
 

._
 ..

 _
':!

 ...
. ":

...
...

 
j"

""
 

'"
 

-
~ 

_! 
., 

,I
' 

1 
' 

',,
', 

'. 
H

.O
II

Q
 

<
),

f 
~::

I 
t
-
' 

, 
.
.
.
..

. 
• 

• 
!1.

:.,
~ ...

 ~_
 .. _

 .. 
. 

.,
,,

;1
1

: 
)~

~f 
f' 

..
. 
-f

.;'
" 

1 
'00

 
P

LA
N

 
55

4-
41

 

.. 
: 

1 
~I"

',A
'J'

 
.'

 
J 

""
-.

 

[j 
: 

L
'
 ,,

' 
; .

,\..:
.;,_

...,-" 
,~ 

; 
,1."

..
,
 

I-
lJ

I 

r- J 

'1
 

_ 
.. --:

-_.t
:-1-

-:-L
"~'i

~.: 
....

. 
_.~

 
lr

. 
P.

I!O
PO

SE
D

 
, 

~ _
_

_
 ~_~I =

=-_
_ J

di
_~
_-

+k
~~
~" 

-.,' 
-" 

1~'> 
L 

"
.:

, 
:,1

fJ
T 

6 
! 

v 
' 

• 
, 

. 
,
"
.
'
 "

,
 

~, 
-
..

. '
"
 "

'.
, 

,
-~
' 

~ 
-

"l
 

• 
-1

-
/<'

 ... ~
. 
"
~
 

_, 
',0

: 
::' 

,,-t
... 

t.
 

~ 
,"

"
-

OJ-
' 

~ 
r,

 
... 

-...~
, 

".
' 

..
..

 "
"

.-
' 

"-
-.

.
.
.
 ~~

. 
"f~

-"
"'
" 

II
 

,S
f"

 ... 
(r

'*
':)

..'
 

.:'
\."

i\ 
".-

'".,
 

0
;.

 
I$~-

", 
',
-

/ 
""

 
. 

'.
,
.
'
 

.
•
 ~ 

. 
_ 

. 
tt

.3
l 

f •
. ~ 

I
:
 

. 
L 

..
 =-

,. 
.' 

, 
,:

:f
, 

N
 

..
. ~-:o;,

 ,.,
 ..

 \,
::

 
~. 

'.
 

,_
 

,_
 

,r
 

~ 
~7.'

 ~
"(,1

',f"
""'1

 
'
,
-

.-:1
1;"

'" 
~ 

'
.
 ':

.' 
...

 
:, .

.. \ 
,~:X

;:;r
, ,

:-"
,,,

 
'::

.' 
,. 

I
' 
~r

 
""'

,,1
" 

_," 
i. 

r-' ."
-

,
'o

f 

j 
~
 

.
. ,~

-

'-

.' 
," , I

, 

''o
'i 

-"
,,'

 

'O'~
 ~ .•

• ~;
J

' 
? 

....
 ''

'-
. 

.
.
.
 ~_
 

,,
.)

0
 

,. 
'I/:.

\,
p

 ...
. , .

.
 ,.:: 

. 
h

. 
I 

-"'
" 

'. 
/t.

.. 
_

i.
-,

V
-

) 
,t_

.-."
 .•

 ' 
f:. 

,f
,.

-
. 

. "
 '-;'!

I~ -
• 

~~
 .::

'_ 
• I

f 
"'

. 
i :,

 .... ,s
 

P
R

O
P

O
S

E
D

. 
RO

AD
 

D
E

D
IC

A
TI

O
N

-
.u

n
",

,' 
..

 "
 

'-1
}-,

 
<
~
 

.- . "
 

.. :)
 

, . .-"
 ...

. -, 
,<

 

. ~ 
, . 

" 

" >,
 

-<
 

-<
 

>
 

(
)
 

J:
 s: m
 

z -<
, 

"'
i 

PLN - 23



City of Richmond 
6911 No. 3 Road 
Richmond, Be V6Y 2Cl 
www.richmond.ca 
604-276-4000 

RZ 11-586861 

Address: 7460 Ash Street 

Applicant: Man-Chiu Leung and Nora Leung 

ATTACHMENT 3 

Development Application 
Data Sheet 

Planning Area(s): City Centre Area, McLennan South Sub-Area Plan (Schedule 2.10D) 

Existing Proposed 

Owner: Man-Chiu Leung and Nora Leung No change 

2,704.1 m 2 

The gross site area is reduced by: 

• 9.0 m wide dedicated right-of-way 

Site Size (m2
): 3,079.0 m2 (Armstrong Street) along the site's 

(by applicant) eastern edge for road, complete with 4m 
x 4m corner cut at General Currie Road; 
and 

• A 4 m x 4 m corner cut at Ash Street and 
General Currie Road. 

Land Uses: Single-family residential No change 

OCP Designation: Neighbourhood Residential No change 

Area Plan 
Residential, UHistoric Single-Family" 

Designation: 
2112 storeys max. - 0.55 floor area No change 

ratio (FAR) 

Zoning : Single-Family Hous~n~ Dist~~t, Single Detached (2S14) - South McLennan 
Subdivision Area F RS1/F (City Centre) 

Number of Units: 1 single-family dwelling 6 single-family dwellings 

On Future 

I 

Bylaw Requirement 

I 
Proposed I Variance 

Subdivided Lots (Z514) 

Max. 0.55 FAR for first 
0.55 FAR for first 

464.5m2. of lot area then 464.5m2 of lot area then 

0.3 FAR for the 
0.3 FAR for the 

Floor Area Ratio: remainder, plus additional 
remainder, plus 

none permitted 
additional areas for 

areas for covered areas, 
covered areas, off-street 

off-street parking, and parking, and floor area 
. floor area above garage 

above qaraqe 
Ash Street 

Min. 550.0 m2 (area) Lot 1 - 773.3 m2 (area) 
Lot area none 
Lot width 

Min. 18.0 m (width) 21.3 m (width) 

3487888 PLN - 24



April 3, 2013 - 2- RZ 11-586861 

On Future 
I 

Bylaw Requirement 
I Subdivided Lots (ZS14) 

Proposed Variance 

Minimum Lot Area Lot 2 - 469.3 m2 

Lot 3 - 469.9 m2 

General Currie Rd. I Armstrong Min. 320.0 rn 2 Lot 4 - 342.3 rn 2 none 

Street Lot 5 - 324.7 rn 2 

Lot 6 - 325.2 m2 
Lot 2 - 11 .30 m (width) 

41 .50 m (depth) 
Lot 3 -11 .30 m (width) 

11 .3 m (width) 
41 .50 m (depth) 

Min. Lot Dimensions 13.0 m (width) (Lot 4) Lot 4 -14.57 m (width) 

24.0 m (depth) 24.05 m (depth) 
none 

Lot 5 -13.50 m (width) 
24.05 m (depth) 

Lot 6 - 13.55 m (width) 
24.05 m (depth) 

3481888 PLN - 25



City of Richmond 

Land Use Map 
Byfaw 7892 
2005104118 

PARK 
+ .+ 
•••••• 

ATTACHMENT 4 

~ Residential , Townhouse up to 
~ 3 storeys over 1 parking level. 

r :'~''';-J Residentia l, Historic •••• TrailfllValkway 

Triplex, Duplex, Single-Family 
0.75 base FAR. 

~ Residential , 2 Y. storeys 
~ typical (3 storeys maximum) 

Townhouse, Triplex, Duplex, 
Single-Family 
0.60 base F .A.R. 

P'7777'A Residential , 2 Y, storeys 
I:::'LfLL.:I typical (3 storeys maximum), 

predominantty Triplex, Duplex, 
Single-Family 
0.55 base FAR. 

..... ".", Single-Family, 2 V. storeys 
maximum 0.55 base FAR, l ot size 
along Bridge and Ash Streets: 
• Large-sized lots (e.g. 18 mlS9 ft. 

min. frontage and 550 mlJ 
5,920 tr min. area) 

Elsewhere: 
Medium-sized lots (e.g. 11.3 mI 
37 ft. min. fronlage and 320 ml/ 
3,444 rr min. area), with access 
from new roads and General 
Currie Road: 

Provided that the comer lot shall be 
considered to front tile shorter of its 
two boundaries regardless of the 
orientation of the cf'oNelling. 

C Church 

P Neighboumood Pub 

Note: Sills Avenue, Le Chow Street, Keefer A venue, and Tumill Street are comlnon ly referred to as the 
"ring road". 

Original Adoption: May 12, 1996 1 Plan Adoption: February 16, 2004 
32184'9 

i\1cLcn ll UIl South Sub-A rea Pla n 42 
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Conditional Rezoning Requirements 
7460 Ash Street 

RZ 11-586861 

· ATTACHMENT 6 

Prior to final adoption of Zoning Amendment Bylaw 8907, the developer is required to 
complete the following: 
1. 9.0 mctre land dedication along the entire eastern edge of the subject site for the faci litation of 

constructing Armstrong Street. In addition to 4 metre by 4 metre corner cuts at the comer of Ash 
Street and General Currie Road and General Currie Road and Annstrong Street. 

2. City acceptance orthe developer's otTer to voluntarily contribute $27,000.00 to the City's Tree 
Compensation Fund for the planting of replacement trees within the City. 

3. Submission of a Tree Survival Security to the City in the amount of $9,000.00 ($\ ,000.00 per tree) 
for the nine (9) trees to be retained for at least a one year period to ensure surv ival. 

4. Submission o f a Tree Survival Security to the City in the amount of $7,000.00 ($500.00 per tree) for 
the 14 trees to be planted to ensure surv iva l for at least a one· year period. 

5. Insta llation of appropriate tree protection fencing around a ll trees to be retained as pan of the 
development prior to any construction activities, includ ing bui lding demolition, occurring on-site. 

6. Registration of a flood indemnity covenant on title. 

7. The City's acceptance of the applicant's vo luntary contribut ion of $1.00 per buildab le square foot of 
the single-family developments (i.e. $ 13,233.69) 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 
three (3) of the six (6) future lots at the subject site. To ensure that a secondary suite is built to the 
satisfaction oftbe City in accordance with the Affordable Housi ng Strategy, the applicant is required 
to enter into a lega l agreement registered on Title as a condition of rezoning, stating that no fina l 
Bui lding Permit inspection will be granted until a secondary suite is constructed to the satisfaction of 
the C ity, in accordance with the BC Bui lding Code and the C ity's Zon ing Bylaw. 

8. Vo luntary contribution 0($36,510.61 to go towards the committed upgrades for the South McLennan 
Drainage Area to account 2221 -1 0·000-1471 0-0000. 

9. Enter into a Servicing Agreement* for the design and construction of frontage improvements to Ash 
Street and frontage works to both General Currie Road and Armstrong Street. Works include, but 
may not be limited to: 

a) East side of Ash Street, from General Currie Road to the south propeny line of 7480 Ash Street, 
including road wideni ng, curb & gutter, 3.1 m wide grass and treed bou levard, decorati ve "Zed" 
street lights, and a 1.75m wide concrete sidewalk near the property line; 

b) South ha lf of General Currie Road a long the entire frontage, includ ing watermain & sanitary 
sewer extension, sand/gravel base, curb & gutter, aspha lt pavement, 1.75 m concrete sidewalk at 
or near the nonh property line of the subject site, a 4.IOm grass and treed boulevard, comes with 
decorative "Zed" street lighting, and BC Hydro preducting. Any upgrades which may be 
determined via the capacity analysis process can be included in this SA process; and 

c) West ha lf of Annstrong Street along the entire east edge of the subject site includ ing, but not 
limited to: peat removal ( if required), sand/gravel base, curb & guner, aspha lt pavement, 1.5m 
concrete sidewalk and 1.5m grass & treed bou levard, sanitary sewer, watermain, underground 
hydro, telephone, gas, cablevision, and any other servicing required to com plete th is portion of 
Armstrong Street. Note: AI design stage it may be detennined that the sanitary sewer cannot fit 
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April 3, 2013 - 2 - RZ 11-586861 

within the Road R.O.W. , and may have to be located withi n its own Utility R.O.W. Design 
should also in~lude water, storm & sanitary connections for each lot. 

Prior to Building Permit Issuance, the developer must complete the following 
requirements: 
I. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 

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

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 Divi sion 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 oflhe 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 detcnnines 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 o f credit and withholding permits, as deemed necessary or advisable by the Director of 
Development. All agreements shall be in a fonn and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) andlor 
Development Permit(s), and/or Building Pcnnit(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. 

[Original signature on file] 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8907 (RZ 11-586861) 

7460 As h Street 

Bylaw 8907 

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

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 (ZS14) - SOUTH 
McLENNAN - CITY CENTRE". 

P.W. 003·822-605 
LOT 101 SECTION 15 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRICT PLAN 55441 

2. This Bylaw may be cited as " Richmond Zoning Bylaw 8500, Amendment Bylaw 8907". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR CORl'ORATE OFFICER 

0"'''' RlCHYOtID 

APPROVED 

'" ~1S 
APPROVED 
by OIrtoCtor 
Or Solicitor 

~ 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Fast Track Application 

Planning and Development Department 

Date: March 8, 2013 

File: RZ 13-627573 

Re: Application by Balandra Development Inc. for Rezoning at 5131 Williams Road 
from Single Detached (RS1/E) to Single Detached (RS2IC) 

Staff Recommendation 

That Bylaw 9008, for the rezoning of 5131 Williams Road from "Single Detached (RSl lE)" to 
"Single Detached (RS2 /C)", be introduced and given first reading. 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Affordable Housing gI' 2// ~~~A 
/ / 

I 
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March 8, 2013 

Item 
Applicant 
Location 
Development Data Sheet 

Zoning 

OCP Designation 
Area Plan Designation 
Lot Size Policy 
Other Designations 
Affordable Housing 
Strategy Response 

Flood Management 

Surrounding 
Development 

Rezoning Considerations 

Staff Comments 

Background 

- 2 - RZ 13-627573 
Fast Track Application 

Staff Report 

Details 
Balandra Development Inc. 
5131 Williams Road (Attachment 1) 
See Attachment 2 
Existing: Single Detached (RS1/E) 
Proposed: Single Detached (RS2/C) 
Neighbourhood Residential Complies "y 0 N 

N/A Complies OY ON 

N/A Complies OY 0 N 

N/A Complies OY 0 N 

Cash Contribution Complies "y 0 N 

Registration of a flood indemnity covenant on title is required prior 
to rezoninQ, 
North: Older dwelling on a large lot fronting Mytko Crescent, 

zoned Sino Ie Detached (RS1/Bl. 
East: Two (2) dwellings on lots zoned Single Detached 

(RS1/C), created through rezoning and subdivision in 
1990. 

South: Directly across Williams Road, are t~~ (2) o~~~r dwellings 
on laroer lots zoned Sinole Detached RSlIE . 

West: Older dwelling on a large lot zoned Single Detached 
(RS1/El . ~ 

See Attachment 3. 

This proposal is to enable the creation of two (2) smaller lots from an existing large lot. Each 
new lot proposed would be approximately 14 m wide and 705 m2 in area. The north side of this 
block of Williams Road, between Railway Avenue and Haddon Drive, has seen similar 
redevelopment through rezoning and subdivision since the late 1980's. The subject application 
is consistent with the pattern of redevelopment already established in the immediate 
neighbourhood. Potential exists for other remaining lots on the north side of this block of 
Williams Road to redevelop in the same marmer. 

Trees & Landscaping 

A Tree Survey and a Certified Arborist's report were submitted by the appl icant in support of the 
application; four (4) bylaw-sized trees, three (3) undersized trees, and one (1) off-site tree were 
identified and assessed. The City'S Tree Preservation Coordinator reviewed the Arborist's 
Report, conducted a Visual Tree Assessment, and concurs with the recommendations to: 

• Remove the bylaw-sized and undersized trees from the site due to poor condition 
(e.g. historical topping, exhibiting Bacterial Blight and Canker etc.); and 
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March 8, 2013 - 3 - RZ 13-627573 
Fast Track Application 

• Retain and protect the multi-branched Japanese Maple tree (tag # 486) located in the 
boulevard on City property southwest of the subject site, due to its good condition. 

• Retain and protect a non-bylaw hedge located on the adjacent property to the west at 
5111 Wi lliams Road, next to the west property line of the subject site. 

To ensure protection of the Japanese Maple tree (tag # 486) and the off-site hedge, the following 
is required prior to rezoning: 

• Submission ofa Contract entered into between the applicant and a Certified Arborist for 
supervision of any works conducted within Tree Protection Zones of off-site trees to be 
retained. 

• Submission ofa Survival Security in the amount 0[$2,000 to ensure protection of the 
Japanese Maple tree (tag # 486). 

Tree Protection Fencing must be installed to City standard around the Japanese Maple tree (tag 
# 486) on City property and around the off-site hedge along the west property line of the subject 
site. Tree Protection Fencing must be installed prior to demolition of the existing dwelling and 
must remain in place until construction and landscaping on the future lots in completed. 

The Tree Retention Plan is reflected in Attachment 4. 

Based on the 2:1 tree replacement ratio goal in the Official Community Plan (OCP), a total of 
eight (8) replacement trees are required to be planted and maintained on the future lots 
(see Rezoning Considerations in Attachment 3 for minimum tree sizes or heights). 

To ensure that the replacement trees are planted, and that the front yards of the future lots are 
enhanced, the applicant must submit a Landscape Plan, prepared by a Registered Landscape 
Architect, along with a Landscaping Security (based on 100% of the cost estimate provided by 
the Landscape Architect, including installation costs). The Landscape Plan must be submitted 
prior to rezoning adoption. 

Site Servicing & Vehicle Access 

There are no servicing concerns with rezoning. 

Prior to rezoning adoption, the applicant is required to register legal agreements on Title to 
ensure that, upon subdivision of the property: 

• Vehicular access to the site is via a single shared driveway crossing (6 m wide at the back 
of the sidewalk and 9 m wide at the curb),. centered on the proposed shared property line. 

• The buildings and driveways on the proposed lots be designed to accommodate on-site 
vehicle turnaround capability to prevent vehicles from reversing onto Williams Road. 

• A cross-access easement is required for the area of the shared driveway (6 m wide at the 
front lot line and 9 m long, centered on the proposed shared property line). 
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March 8, 20 13 

Subdivision 

- 4 - RZ 13-627573 
Fast Track Application 

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

Conclusion 

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

The list of rezoning considerations is included in Attachment 3, which has been agreed to by the 
applicant (signed concurrence on file). 

On thi s basis, staff recommends support for the application. 

Cynthia Lussier 
Planning Technician 
(604-276-4108) 

CL:blg 

Attachments: 
Attachment 1: Location Map/Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Rezoning Considerations 
Attachment 4: Tree Retention Plan 
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Original Date: 01/09/13 

RZ 13-627573 Amended Date: 

Note: Dimensions are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Fast Track Application 

Development Appl ications Division 

RZ 13-627573 Attachment 2 

Address: 5131 Williams Road 

Applicant: Balandra Development Inc 

Date Received: January 3, 2013 Fast Track Compliance: February 15, 2013 

I EXisting I Proposed 

Ow ner Hiroko Maeda To be determined 

Site Size (m2
) 1,410m'(15,180ft') 705 m' (7,590 ft' ) 

land Uses One (1) single detached dwell ing 
Two (2) single detached 
dwellings 

Zoning Single Detached (RS1 /E) Single Detached (RS2JC) 

On Future Bylaw Requirement Proposed Variance 
Subdivided Lots , 

Floor Area Ratio Max. 0.55 Max. 0.55 none permitted 

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

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

structures and non-oorcus 

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

Setback - Front Yard (m) Min. 9m Min.9m none 

Setback - Rear Yard (m) Min. 6m Min. 6 m none 

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

Height (m) 2.5 storeys 2.5 storeys none 

Minimum Lot Size Min. 360 m2 705 m2 none 

Minimum Lot Width Min. 13.5 m 14 m none 

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

Address: 5131 Williams Road 

ATTACHMENT 3 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 13-627573 

Prior to final adoption of Zoning Amendment Bylaw 9008, the applicant is required to complete the 
following: 

I. Submission of a Landscape Plan, prepared by a Regi stered 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 Pian 
shou ld: 
• comply with the guide lines of the OCP's Arterial Road Po licy and shou ld not include hedges 

along the front property line; 
• include a mix of coniferous and decid uous trees; 
• include the dimensions of tree protection fencing, consistent with City standard; and 
• include the eight (8) required replacement trees with the following minimum sizes: 

# Replacement Trees 
Minimum Caliper of 

0' 
Minimum Height of 

Deciduous Tree Coniferous Tree 
8 8em 3.5 m 

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

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision 
of any works conducted within Tree Protection Zones of the Japan ese Maple tree (tag # 486) on City 
property and the off-site hedge located at 5111 Williams Road. The Contract must include the scope 
of work to be undertaken, including the proposed number of site monitoring inspections at specified 
stages of construction , and a provision for the Arborist to submit a post-construction impact 
assessment report to the City for review. 

3. Submission of a Tree Survival Security in the amount of $2,000 to ensure protection of the Japanese 
Maple tree (tag # 486) . The City will release 90% of this security after construction and landscaping 
on the future lots is compl eted, inspections are approved, and an acceptable Arborist's post­
construction impact assessment report is received. The remaining 10% of this secu ri ty will be 
released one (1) year later, subject to inspection, to ensure the tree has survived. 

4. The City' s acceptance of the applicant's voluntary contribution of $1.00 per buildab le square foot of 
the single-family developments (i.e. $ 7,054) to the City's Affordable Housing Reserve Fund. 
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Note: Should the applicant change their mind about the Affordable Housing option selected prior to 
final adoption oflhe Rezoning Bylaw, the City will accept a proposal to build a secondary suite on 
one (I) of the two (2) future lots at the subject site. To ensure thaI 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 lega l agreement registered on Title as a condition of rezoning, stating that no final 
Bui lding Pennit 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. 

5. Registration of a flood indemnity covenant on title. 

6. Registration ofa legal agreement on title to ensure that, upon subdivision of the property, vehicular 
access to the site is via a single shared driveway crossing (6 m wide at the back of the sidewalk and 
9 m wide at the curb), centered on the proposed shared property line. 

7. Registration of a legal agreement on Title to ensure that, upon subdivision of the property, the 
buildings and driveways on the proposed lots be designed to accommodate on-site vehicle turnaround 
capability to prevent vehicles from reversing onto Williams Road. 

8. Registration ofa cross-access easement on title for the area of the shared driveway (6 m wide at the 
front lot line and 9 m long, centered on the proposed shared property line). 

At Subdivision '" stage, the applicant must complete the following requirements: 

• Pay Development Cost Charges (City and GYS&DD), School Site Acquisition Charge, Address 
Assignment Fee, and Servicing Costs. 

Prior to Demolition Permit'" issuance, the applicant must complete the following requirements: 

• Install Tree Protection Fencing, to City standard, around the Japanese Map le tree (tag # 486) on 
City property and around the ofT-site hedge along the west property line of the subject site. Tree 
Protection Fencing must be installed priorto demol ition of the existing dwelling and must remain 
in place until construction and landscaping on the future lots is completed. 

Prior to Building Permit '" issuance, the applicant must complete the following requirements: 

• Submission of a Construction Parking and Traffic Management Plan to the Transportation 
Division. The 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. 

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

• 
• 

This requires a separate application. 

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

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

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent 
charges, letters of credit and withholding pennits, as deemed necessary or advisable by the Director of 
Development. All agreements shal1 be in a fonn and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or 
Development Permil(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 senlement, displacement, subsidence, damage or nu isance to City and private utility infrastructure. 

[Signed original on file] 

Signed Date 
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~ SllfI'ffl'AllATION OI/COtISIIItICTION WOI/( ~ ANYCON1EMPL\IED CI1ANG€S ro mElI'l ffl<CeJ 
MUST U A/fflO't'FDII ADVANC£IY mE PI/OJfCf NIfJO/mr. 

e} J~ O'ffNC" II' Nrrmff Pf/OfEC1ION ffIICa ARE A.I1GHfJ) WIIl1 01/ WlIHfI Ct()Sl;Pr<OX/MIIY TOA I16I11Cl1Vf 
COVfNNolI. A PlWl'fRrY l*"£ ANO{O(/. AN ~fNlAU.YSB<S/1IIIf 01/ I'IIOIfCIW ~ I'I/f~CJOI/ MUSTUlaJf/JoJ 
A S(.II!IoUOf /HE WClOCW OfIHOSf 1USSlJCJ! _T!HE fI1EI' I'IIOfEC1ION FENCE C»I UHSIAUED IIHOI'ISI'KTED 

ACCI.I'AAIRY. 

d} Of1EHCE5 ANO ~ (INA(l!H()l!lZEDRfMOVAL Of. OIl DAMAGE ro Rfl'AIIED 1IIfES.IIHOIOIII'NCRCMD/MENI"MO lHf 11' . 
...... y COtISIIMIi!oJ' 0fffNCf _ MlNCI'AL ~Yl.AW /'K)\olSIOH$. AND ...... y M$UlJECTro RNES. f£NAI.la ANDIOII DBAYS 

rN IHI.'I'1IOJfCI. fHEOWNfl!; IH8II CONmoO.~ 0II111B/1 ~rRI\CIOIIS COUlD U UMI.E K>R WCH flIES NiDIOII ANY 
OrHfl/ ~TEDCOS13. II ADClfflOH. RfiAJWEXTIlJo. COS13 70 lHfOWMfR ...... Y fICWDE CfRI~ I/fMEOI.\L 11!&.!M8<1J 70 fIE 
IIIffS I4RO/OII mE SOlI. IIIHI.' IIIEE PIIOIECIION lOHES. IIIEE IIB'tAcrMEHT f'!.IIIfIfIG. AND/OR OIlIER MfASIJI!6 .>.5 RfQUII!£O I' 
IM'MUHClPAJITY . 

• ) SlGHAGI: $IGM $TAlWG 1!'f£1!9ll'C1?9NN/E'o. NO fNl!r II ~ 10 CM !.E1TfRN:;SHOIWIEPLACm ON mE TII£E 
/'K)TECIION FENCEAT A Wf/MI-f ~.T 1fE0WNEl!. ~CTOIIS. stJS.CON1V.CIOIIS 0/1 TI1MIE$ SHO(JIDIEMADE 
AWAAfOf!llt' RE!~ JI/8!!IN. ANOSf8: COf/Sl.\TAOON WIll! IH$ 0fflCf K>R ANY Acass 1IIS1EN. IT 1:1 "fCOGIIIlED 
_TC8If ..... I.N'II£DIC1M1-f COHmIIJCIION CONRJC13 mmll'l ...... y A1I1Se rw.1 CO!.U) ffiElIffiIfmm fIE IIElfNI!ON 01 flit 
SB.EClW IJ/US: ~ Nrr fNCRCMCHMEHTOII CH.\.NGEl" ro I'I/f 111ft" R8fHfION SCHfMf" AR£SUBJEC1' 10 ,vnoVALII 
ADVi<NCf IY /HE I'I/OJEC1 ARI!OIIIST AND JHfMl.JHlC'AJ../IY. CfRI ...... II6~ NOJW_ ...... r IE WA/VW II' TI/£'/ N/E 
CONS/DEIIED ~y lIfE I'I/OJCCT...-' 70 U ACCfI'TAm NIDIOfI II' fHElMI'AC1:S ro THfI~ em 3EWCCESSRUY 
MIIIGo\ JW n iMI'IJMEl'IIWG 5."ECIIU MfASU!!fS. PROIECTlOH SYSffM$. COMPfHS.<.TOI/Y IJ/f/\ IMum. IIHOIOII FOUOW-lII" 
WOIII:S..>.5 SI'KHI> IY Jl!I$ OffiCE. 

I} IUf noncrION (WIDfiIHU, AM' WORK AC1Mll6 WIIH!N IllE"II'I S/IOUW INCtl.O'IIlEADVNlCEIIPPIIOVALNIO!HE ~ 
Wl'EIMSION Of fI/f PfIOJfCT N/1IOI!!$1. S(II'H~ NIO CIt'I-SIl!' DIftC1!OH ...... Y BE.I'£QIMfD. !lit' JJl.N[$. IRANO/ES, FOI/AG 
AND 110013 Of Rfl'oUIfD 1Rm,.>.5 wm.>.5 THE SOlI. _ TIfE 1/W;/'K)1fCT!CW lONES. MUST NOrUDMIAGEO 3Y 
CONSII/I.ICOON ACIMIlES. IH$ ""'-l.IaS DIIfCr MfOW'«:AL t:w>\.<.GE f!1OM ...... CH!NGfI 0f'fIIA lION. .>.5 WBJ. AS f.laRECT 
DMUlGE SOCH AS $Of.Ifl'l>lt<)(OGY~ ~ TO IIIE fOtJAGE ff/OM EQlIPMmT l'lCHAousr. rn:. EXCEPT.>.5 APProVED 
AND ~ arM PIIOET N/8OIIIST. ACIlVffiES wmtN IoNOACCESS ro THE TI'1 N/f I!fl"mcTI'D DtM'!WG TIfE $Iff 

I'IrfPAt.llfON. COHSRIICIIOH AND I.4Nl!SCAn !H:I1AUAfJOH /'IWES 01 TIfE PROJECT .>.5 FOI.J.CJWS: 
• !1£MOVAL Of IRW/SIUMI'S ff/OM _ 011 ~y ADJ.oIICfNTro 11'1. 

_ NOSOl OOI\JRMHCf" WlllfNlI'l...a.uCJING 1RENCHff3 FOIl ~Sf11V!C6 OR 1I1lm:S. El:ClVAI!ON. flI. 
PU\CfMENT. I!/l!lG.\I!OI-I ORCONOW f,ISI'...u..o.OOfo£ OVERl!&.O SfRVICEINSIALV.1ION. ETC, 

• NOSIOIIAGEOR7IW-ISPO//l Of; sa SPol. CONsrRl.lCllOtl ...... ,8M!.!. WMIE ...... /a!W$, f1C.. 1I/ROOGH 11'1. 

• NO COHCRf1f. srucco. DRl"WAU. PJoJN1. 0/1 OTHEI/ I'O!IMW.1Y 10JOC ~1lIiI>.lS ...... Y IE WAS1ED II'f1HfI 011 AD.LICfN! 
~~ 

• NO PASSAGE 011 0ffV.1ION 01' \IEHIC1E:i 011 EQUPMENT THIIOIJGII !Pl. 

_ NO.ov.c£MfNT 01' 1fMPOIW1l' SlmcM!ES 01/ SEIIVICfS. ETC. WIIHN 11'1. 

• NO Nf1RoIG IJGIfT>, SIGNS,. CAIW 011 AH'f 01lfER DEVICE 10 RErAflEO IRE£S. 

'. 
,. 

• NO IRIA.IJIIIOII!Z I'f/tINWG 011 CII/IloIG 01' 1lETA!MD IIIW. AH'f I'fItINrNG 011 01hH 1//EJ\IMfNI Of A IlE7A#IfD 111ft 
MlJ:SIMCOW'IEIfD ~Y A QII,\U1'EO AnOIIISTOR lRf1i SfRVICE/!RM fMPI.Ol'WG 1M COOftOAI/8ORIm. roco.wt Y 
WIJH»ISIAXllSI~ NIDIOfI (JIoC8I mE DII/fCTION 01 A PrIOJECI ARfJOfIISlfIIOM Jl!I$ 0fflCI: 

• El:ClVAIION$ AD.IACEM 10 mE 11'1 R£QIARfS A~I!'I/IJN/HG IY /He"PROJECT ARIOI!ISI 

IlltAHO$C.IJ'IHG: lHIiW«JSCAI'tNG I'II>'SfI$ _ Rfl'HIED If!fES CAN U~Y DMtAGEO. TlfEOI'f!!AIlON Of~. 
PlACBoIfNTOI GRO>\oWG hIHJIUM. GIIADIHG ,vvs~ I'fIEPAllAIKJH FOIl HARD ~ fU.1IIIIeJ{l..f. SDeVAI.a,vv 
PAOCiS). SllEI'fIfPN/AOCW FOR IlETAfIfIG WAllS AND fOOlWGS. El:CAV",IIONFOII!'ENCfS. s.o:;NS AN001lfER ~ 
f'EoIM/f$. OIGGI>IG Of1'UlNT!NG HOtES FOIINa'i I'V\NT$.I.M) IIIW. IIIE OOGHG 01' IIIB"CHfS FOIl flRJGAIION. ~ 
AND UGHff>IG.II8'f1EI1YEA= ~r W()II!KEI!$. IIIE PU\CEl.'B(TOI'IIJRF NEJ OIHER RNfSIfNG W!;lttS Al./.HAVI' A VERY HGII 
I'OI&m ... 1. FOII!Rff DAMAGl" ~L /lOOT toSS 011 ~ _ wotKlS. WFFOCAIING SOlI. D.A.MllGE 1oIfEC7S. ETC,."I:I 
I'I'T~ ~T 1/£ ~ WOKS IIfSI'EC1 lHELMTAIlOHS ON ACIMIJES 1I'f1HfI/lIE II'n, 1HEREIORE 1/£ ~ 
f,ISI'AL1A1ION SI/oH SIIOt(D IE IIDVISED. 0N-SITf' DIIIECllON I Y 1!i/f Pf/OECI AR8OR!S11:I $I2ONGI. r RECOMMENDED. 

11) I'ERM'IIIHG MID ltGUlAIQaY II!Mi: Nrr IJEl'I'fIOI'OSED FOIl IIfMOVAL M.o.Y U SlJ5JECT TO ctTY PEI1MIlIJ«; ~ 
J.1.D CONOflIONS.AND ...... y I/£QU!Rf NEIGII&O!M A!III!OIIIZ.-.OClN I\.f. lillIE CASE 01 0fU1fE 01/ SHARro 0WNfR$)F 1II1!€S)." 
IS 1HIi 0WNa/S'1IfSI'ON$IUJ1Y TOoeTMlI'EJlMmJo.NO A~IlOHSACCORo!NGLr.1oUJ 10Mm' lHfCOf.Vf1lOlo<S rHE1IEOI 

__ DENOTES SITE LJMITS 
n'J DENOTES TREE NUMBER. REfER TO TREE INVENTORY FOR rtP£, 
V SIZE AND CONDITION DATA 
• DENOTES TREE TO BE RffAiNED 

® DENOTES TREE TO BE REMOVED e DENOTES TREE TO BE REMOVED FOR MmGAOON OF HIGH RISK tCTRA} 

+ DENOTES UNDERSIZE TREE PER MUNICIPAL BYLAW. SPECIES AND SIlE AS NOTED. 

@ DENOTES OFFSITE TREE. REFER TO REPORT FOR RECOMMENDED TREATMENT. OWNER 
o APPROVAL FOR ANY PROPOSED ACOON/TREATMENTTO OFFSITE TREES WOUW BE REQUIRED 
__ DENOTES TREE PROTECOON ZONE (TPZ) ALIGNMENT. FENCE TO BE INSTALLED TO MEET 

APPUCABLE MUNICIPAL srANDARDS. SEE TREE PROTECTION NOTES FOR RESTRICTIONS 
ON AcrrvtTlES WITHIN OR IN CLOSE PROXJMfTY OF TPl. 

TREE MANAGEMENT DRAWING BALLANDRA DEVELOPMENTS 
aclgroup.ca 5131 WILLIAMS RD RICHMOND BC 

ARBORTECH ACL FILE DATE REV DATE SHEET 
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A C l (J It () LJ I' 13123 DB FEB 2013 o 1 OF 1 

PLN - 42



City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9008 (RZ 13-627573) 

5131 Williams Road 

Bylaw 9008 

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 DETACIIED (RS2/C). 

P.I.D.011-344-661 
Lot "F" Section 25 Block 4 North Range 7 West 
New Westminster District Plan 8920 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9008". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

38\3885 

CORPORATE OFFICER 

CITY OF 
RlCHMO~O 

APPROVED 

'" 4S 
APPROVED 
by DifK \or 
or Solicitor 

~ 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Fast Track Application 

Planning and Development Department 

Date: March 13, 2013 

File: RZ 13-628402 

Re: Application by Gurmej Bains for Rezoning at 3311 Garden City Road from Single 
Detached (RS1/E) to Single Detached (RS2IB) 

Staff Recommendation 

That Bylaw 9009, for the rezoning of3311 Garden City Road from "Single Detached (RSIIE)" 
to "Single Detached (RS2/8)", be introduced and given first reading. 

ES:blg 
AU. 

ROUTED To: 

Affordable Housing 

3814446 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

to! ~ L C AJ, 
j/ / 

I 
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March 13,201 3 

Item 
Applicant 
Location 
Development Data Sheet 

Zoning 

OCP Designation 

Area Plan Designation 

Lot Size Policy 

Other Designations 

Affordable Housing 
Strategy Response 

Flood Management 

Surrounding 
Development 

Rezoning Considerations 

3814446 

- 2 -

Staff Report 

Details 
Gurmej Bains 
3311Garden City Road (Attachment 1) 
See Attachment 2 
Existing : Single Detached (RS1 /E) 
Proposed : Single Detached (RS2/B) 
Neighbourhood Residential 
West Cambie Area Plan Land Use Map -
"Residential (Single Family Onlv)". 

RZ 13-628402 
Fast Track Application 

Complies ",YON 

Complies 0' YON 

Lot Size Policy 5468 (adopted by Council in 
1999) - permits subdivision of properties in 

Complies I2IYDN 
accordance with the provisions of "Single 
Detached (RS2/B)" (Attachment 3). 
Aircraft Noise Sensitive Development Policy 
- The subject site is located within the 
Aircraft Noise Sensitive Development 
(ANSD) Policy Area within a designation 
(Area 3) that permits all Aircraft Noise 

Complies 0' YON 
Sensitive Land Use Types. As a condition 
of rezoning , the applicant is required to 
register a restrictive covenant on Title to 
address aircraft noise mitigation and public 
awareness. 
The applicant proposes to provide a legal 
secondary suite on one (1) of the two (2) Complies 121 Y D N 
future lots at the subiect site. 
Registration of a flood indemnity covenant on title is required prior 
to rezonina adootion . 

A single detached dwelling zoned "Single Detached 
North: (RS1 /E)" . This lot has no subdivision potential under the 

existina Lot Size Policv. 
A single detached dwell ing zoned "Single Detached 

South: (RS1 /E)". This lot has subdivision potential under the 
existina Lot Size PolicY. 

East: Across Garden City RO~~f are S~~,gle detached dwellings 
zoned "Single Detached RS1 /E " 
Facing Sexsmith Road is a parcel zoned ~ School & 

West: 
Institutional Use (SW and an undeveloped site zoned 
High Rise Apartment and Artist Residential Tenancy 
Studio Units (ZHR10) 

See Attachment 4 
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March 13,2013 

Staff Comments 

Trees & Landscaping 

- 3 - RZ \3-628402 
Fast Track Application 

A Certified Arborist's Report was submitted by the applicant, which identifies tree species, 
assesses the condition of trees, and provides recommendations on tree retention and removal 
relative to the development proposal. The Report identifies and assesses: 

• One (1) bylaw-sized tree located on the front (east) property line Gainl ownership with 
the City of Richmond); and 

• One (I ) mature cedar hedge located along the back (west) property line. 

The City'S Tree Preservation Coordinator reviewed the Arbonst' s Report and conducted a Visual 
Tree Assessment. The City'S Tree Preservation Coordinator concurs with the Arborist's 
recommendation to : 

• Remove and replace the bylaw-sized tree on the front property line (Tree # 1) due to its 
poor condition (e.g. hi storical topping and signs of root rot). 

• Retain and protect the mature Cedar hedge located along the back property line as it is a 
significant landscape feature that provides privacy along the Garden City road frontage. 
Tree Protection Fencing must be install ed to City standard 6 ft. from the base of the stems 
on the east side (adjacent to the edge of the hedge) for the entire length of the hedge prior 
to demolition of the existing dwellings on the subject si te and must remain in place until 
construction and landscaping on the future lots is completed. 

The final Tree Retention Plan is included in Attachment 5. 

Based on the 2: 1 replacement ratio goal in the Official Community Plan (OCP), and the size 
requirements for replacement trees in the City'S Tree Protection Bylaw, a total of two (2) 
replacement trees (minimum 9 cm deciduous calliper/5 m coniferous height) are required to he 
p lanted and maintained on the future lots. 

In addition, Council Policy S032 (Attachment 6) encourages property owners to plant and 
maintain at least two (2) trees on every lot in recognition of the many benefits derived from 
urban trees. Consistent with thi s Policy, the applicant has agreed to plant and maintain two (2) 
additional trees (minimum 6 cm deciduous calli per/2.S m coniferous height). 

To ensure the new trees are planted and maintained and that the existing Cedar hedge is 
protected, the applicant is required to submit a landscaping security in the amount of $2,000 
($SOO/tree) prior to final adoption of the rezoning bylaw. 

Site Servicing & Vehicle Access 

There are no servicing concerns with rezoning. 

Vehicle access to the Garden City Road arterial is not pennitted in accordance with Bylaw No. 
7222. Vehicle access to the site at development stage will be from the internal road only. 
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March 13,2013 -4- RZ 13-628402 
Fast Track Application 

As the site is within 800 m of an intersection of a Provincial Limited Access Highway and a City 
road, Ministry of Transportation and Infrastructure approval is required. Preliminary approval 
for the rezoning has been granted for one year. 

Subdivision 

At future Subdivision stage, the applicant will be required to pay DCC's (City & GVS & DD), 
Engineering Improvement Charges for future road improvements, School Site Acquisition 
Charge, Address Assignment Fee, and Servicing Costs. 

Conclusion 

This rezoning application to permit subdivision of an existing large lot into two (2) smaller lots 
complies with all applicable land use designations and policies contained within the OCP, and is 
consistent with Lot Size Policy 5468, which allows rezoning and subdivision to "Single 
Detached (RS2/B)". While the lot to the north does not have subdivision potential under the 
existing Lot Size Policy, the lot to the south does have subdivision potential under the existing 
Lot Size Policy and the majority of other lots along this block are already zoned "Single 
Detached RS 1 IS" (with a min 12 m width) or have the potential to be rezoned and subdivided in 
accordance with the existing Lot Size Policy. As such, this rezoning application is consistent 
with the establ ished pattern of redevelopment in the neighbourhood. 

The applicant has agreed to the list of rezoning conditions included in Attachment 4 (signed 
concurrence on file). 

On this basis, staff support the application. 

Erika Syvokas 
Plruming Technician 
(604-276-4108) 

ES:blg 

Attachment I: Location Mapl Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Lot Size Policy 5468 
Attachment 4: Rezoning Considerations 
Attachment 5: Proposed Subdivision PlanlTree Retention Plan 
Attachrnent 6: Council Policy 5032 
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RZ 13-628402 
Original Date: 01/25/ 13 

Amended Date: 03112113 

Note: Dimensions arc in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Fast Track Application 

Development Applications Division 

RZ 13-628402 Attachment 2 

Address: 3311 Garden City Road 

Applicant: Gurmej Bains 

Date Received: January 22, 2013 Fast Track Compliance: February 18, 2013 

I Existing I Proposed 

Owner Henry and Susie Schroeder To be determined 

Site Size (m2
) 945 m' (to,169 rr) 472 m' (5,064 rr) 

Land Uses One (1) two-unit dwelling Two (2) single detached 
dwellinQs 

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

Number of Units One (1) Two (2) 

On Future 
I 

Bylaw Requirement 
I 

Proposed Variance 
Subdivided Lots 

Floor Area Ratio Max. 0.55 Max. 0.55 none permitted 

Lot Coverage - Bu ilding Max. 45% Max. 45% none 

lot Coverage Building, Max. 70% Max. 70% none structures and non-porous 

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

Setback - Front & Rear Yards (m) Min. 6.0 m Min. 6.0m none 

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

Height (m) 2.5 storeys 2.5 storeys none 

Lot Size 360 m2 Lot A- approx. 472 m 
Lot B- approx. 472 m2 none 

Lot Width Min. 12.0 m Min. 12.701 m none 

Other: Tree replacement compensation required for loss of significant trees. 
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ATTACHMENT 3 

City of Richmond Policy Manual 

Paae 10f 2 Adopted bv Council: June 21, 1999 I POLICY 5468 

File Ref: 4430-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 27-5-6 

POLICY 5468 : 

The following policy establishes lot sizes in a portion of Section 27-5-6, generally along the west 
side of the 3000 block of Garden City Road and the south side of Kilby Street: 

280596 

That properties generally along the west side of the 3000 block of Garden Gity Road and 
the south side of Kilby Street in a portion of Section 27-5-6, be permitted to subdivide in 
accordance with the provisions of Single-Family Housing District, Subdivision Area B 
(R1/B) with the exception that the three lots, as shown on the accompanying plan, be 
permitted to subdivide in accordance with the provisions of Single-Family Housing 
District , Subdivision Area K (R1/K) in Zoning and Development Bylaw 5300. 

That this policy, as shown on the accompanying plan, be used to determine the 
disposition of future single-family rezoning applications in this area, for a period of not 
less than five years, unless changed by the amending procedures contained in the 
Zoning and Development Bylaw. 
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City of 
Richmond 

ATTACHMENT 4 

Rezoning Considerations 
Development Applications Division 

691 1 NO. 3 Road, Richmond, Be V6Y 2C1 

Address: 3311 Garden City Road File No.: RZ 13-628402 

Prior to fin al adoption of Zoning Amendment Bylaw 9009, the developer is required to 
complete the following: 

1. Provincial Ministry of Transportation and Infrastructure approval. 

2. Submission of a Landscaping Security in the amount of $2,000 ($SOO/tree) for the 
maintenance of the cedar hedge along the west property line as well as the planting and 
maintenance of four (4) replacement trees with the following minimum calliper 
sizeslheights: 

Min. 
# Replacement calliper of Min. height of 

Trees deciduous. coniferous tree 
tree or 

2 6cm 2.5 m 

2 gem 5m 

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

Note: Should the applicant change their mind about the Affordable I-lousing option 
selected prior to final adoption of the Rezoning Bylaw, the City will accept a voluntary 
contribution of $1.00 per buildable square foot of the single. family developments 
(i .e. $5,548.4) to the City's Affordable Housing Reserve Fund in· lieu of registering the 
legal agreement on Title to secure a secondary suite. 

4 . Registration of a flood indemnity covenant on Title. 

5. Registration of an aircraft noise sensitive use covenant on Title. 

At su bdivision stage*, the applicant must complete the following requirements: 

• Pay DCC's (City & GVS & DD), Engineering Improvement Charges for future road 
improvements, School Site Acquisition Charge, Address Assignment Fee, and Servicing 
Costs. 
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Prior to Demolition Permit* issuance, the applicant must complete the fo llowing requirements: 

• Install Tree Protection Fencing, to City standard, 6 ft. from the base of the stems on the 
east side (adjacent to the edge of the hedge) for the entire length of the on-site Cedar 
hedge located along the west property line of the subject site. Tree Protection Fencing 
must be installed prior to demolition of the existing dwelling and must remain in place 
until construction and landscaping on the future lots is completed. 

Prior to Building Permit;' issuance, the a pplicant must complete the following requirements : 

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

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

Note: 

• 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as 
personal covenants 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 fonn and content satisfactory to the Director of Development. 

• Additional legal agreements, as detennined via the subject development's Servicing Agreement(s) and/or 
Development Pennit(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. 

[Signed original on file] 

Signed Date 
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ATTACHMENT 6 

City of Richmond Policy Manual 

Page 1 of 1 Adopted by Council: July 10/95 I POLICY 5032 

File Ref: 6550-00 TREE PLANTING (UNIVERSAL) 

POLICY 5032: 

It is Council policy that: 

In recognition of the many benefits derived from urban trees, including cleaning the air, 
enhancing our neighbourhoods and beautifying our community, Council encourages all owners 
of property in Richmond to plant and maintain at least two trees on every lot. 

(Urban Development Division) 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9009 (RZ 13-628402) 

3311 Garden City Road 

Bylaw 9009 

The Council of the City of Riciunond, 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 SlNGLE DETACHED (RS21B). 

P.I.D. 001 -847-686 
Lot 4 Section 27 Block 5 North Range 6 West 
New Westminster District Plan 69758 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9009". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

TffiRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3814475 

CORPORATE OFFICER 

CITYOF 
RICHMOND 

APPROVED 

" l-tb 
APPROVED 
by Director 
0( Solicitor 

~ 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Craig 
Director of Development 

Report to Committee 

Date: April 4, 2013 

File: RZ 12-615601 

Re: Application for Rezoning at 9720, 9740 and 9760 Alberta Road from "Single 
Detached (RS1/F)" to "Medium Density Townhouses (RTM3)" 

Staff Recommendation 

That Bylaw 901 4 for the rezoning of 9720, 9740 and 9760 A lberta Road from " Single Detached 
(RSlIF)" to "Medium Density Townhouses (RTM3)", be introduced and given first reading. 

Alt. 

REPORT CONCURRENCE 

ROUTED To ; CONCURRENCE CONCURL E OF GENERAL MANAGER 

Affordable Housing rZ h-dr/ZI'A , / 

! 
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April 4, 2013 - 2 - RZ 12-615601 

Staff Report 

Origin 

Ajit Thaliwal and Eric Law Architect Inc. have applied to the City of Richmond for pennission 
to rezone 9720, 9740 and 9760 Alberta Road (Attachment I) from "Single Detached (RSI/F)" 
to "Medium Density Townhouses (RTM3)" in order to develop a 20 unit, 2 and 3 storey 
townhouse development (Attachment 2). 

Findings of Fact 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Surrounding Development 

To the North: Across Alberta Road: 
A Single Detached Dwelling on land zoned "Single Detached (RSI/F)" at 
9671 Alberta Road; 
A 24 unit, three storey townhouse development currently under construction 
at 9691 Alberta Road, on land zoned "Low Density Townhouses (RTL4)"; 
A Single Detached Dwelling on land zoned "Single Detached (RSI/F)" at 
973 I Alberta Road; and 
A 98 unit, two storey townhouse complex zoned "Town Housing (ZT32) -
North McLennan (City Centre)" at 6300 Birch Street. 

To the East: A vacant property at 9780 Alberta Road, zoned "Single Detached (RSI/F)". The 
City has processed an application for a six (6) unit, three (3) storey townhouse 
complex (RZ 11-566870), which has received and is sitting at third reading. 

To the South: A parking lot associated with MacNeill Secondary School zoned "School and 
Inst itutional Use (SI)". 

To the West: A Single Detached Dwelling on land zoned "Single Detached (RS I/F)" at 9700 
Alberta Road. 

Related Policies and Studies 

Official Community Plan 

OCP designation: City Centre Area, McLennan North Sub-Area Plan, Schedule 2.1 Oc. 

McLennan North Sub-Area Plan 

• Residential Area 3. Two Family Dwelling / 2 & 3-storey Townhouses. 0.65 base FAR 
(Attachment 4). 

The applicant is proposing a density of 0.70 FAR, which is above the base density of 0.65 FAR 
as indicated in the OCP. To qualify for the additional density and to satisfy the requirements of 
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April 4,2013 - 3 - RZ 12-615601 

the RTM3 zone, the applicant is providing a voluntary contribution to the Affordable Housing 
Strategy reserve fund. 

Public Art 

In accordance with the Public Art program, residential multi-family proposals that require a 
rezoning or Development Pennit, and are proposing ten (10) or more units arc to participate in 
the program. Details for this application are outlined later in this report. 

Floodplain Management Implementation Strategy 

In accordance with the City's Flood Management Strategy, the minimum allowable elevation for 
habitable space is 2.9 m GSC or 0.3 m above the highest crown of the adjacent road. A Flood 
Indemnity Covenant is to be registered on tit le prior to final adoption (Attachment 6). 

ocr Aircraft Noise Sensitive Development CANSO) Pol icy 

The site is located within Area 4 of the ANSD map. which allows consideration of all new 
aircraft noi se sensitive uses, including townhouses. In accordance wi th po licy, an Aircraft Noise 
Sensitive Use Restrictive Covenant must be registered on title prior to final adoption of this 
appl ication (Attachment 6). As well, the applicant is to submit an acoustical report from a 
registered acoustical engineer for indoor noise mitigation measures resulting from the exposure 
of aircraft noise at the time of applying for a Development Permit. 

Public Input 

A notice board is posted on the subject property to notify the public of the proposed development 
and no public comments have been received to date. Should this application receive fust 
reading. a public hearing will be scheduled. 

Staff Comments 

Proposed Site Assembly and Site Design 

The applicant has assembled these three properties for this proposal and as a result has met the 
minimum lot area requirements of2,OOOm2 as identified in the McLennan North Sub-Area Plan. 

With access to Alberta Road, this 20 unit townhouse proposal is arranged in building clusters 
along the periphery of the site. The internal drive aisle bisects the units, which allows for direct 
access to the individual garages to each unit, but also allows for screening the east-west portion 
of the drive aisle from public view. The individual townhouse units fronting Alberta Road 
provide direct pedestrian access to the street. 

The units are designed to lessen the impact to the schoolyard to the south by locating two and 
three storey units along the southern property line, adjacent to the parking lot of McNeil 
Secondary School. 

No direct access from the site to the schoolyard is proposed or permitted. 

Transportation and Site Access 

• Vehicular access to and from the site is off Alberta Road. 

• Off-street parking for the proposal is provided in each unit by two-car garages at grade with a 
combination of side-by-side and tandem configurations. The number of off-street parking 
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stalls meets the requirements of Zoning Bylaw 8500, but a variance wi ll be required at the 
Development Permit stage to permit a tandem parking configuration for 70% of the 
townhouse units, where a maximum of 50% of the required parking stall s is allowed for 
townhouse developments under Zoning Bylaw 8500 (amendment Bylaw 8993). The 
application predates the zoning change and the proposal to provide tandem parking in 70% of 
the units is supported by Transportation. A restrictive covenant to prevent conversion of 
tandem parking garages will be secured as a condition of rezoning. 

• Visitor parking is supplied by four (4) visitor stall s scattered throughout the site. 

• To help secure development opportunit ies to the adjacent sites to the west, a cross-access 
easement or Statutory Right-of-Way (SRW) be registered in favour of9700, 9660, and 9640 
Alberta Road. The easement or SR W will be reg istered prior to the adoption of the rezoning 
application which will provide flexibility for future access to these lots from this internal 
drive aisle without requiring direct access to Alberta Road (Attachment 6). 9620 Alberta 
Road was not included with this cross-access easement as a previous easement was registered 
in favow of this lot to connect with the townhouse development to the east at 9580 Alberta 
Road as part of that rezoning application (RZ 09-252267). 

• To help upgrade the ex isting pedestrian crossing at the intersection orNo. 4 Road and 
Alberta Road, the appl icant is providing a vo luntary contribution of $ 15,600.00 towards an 
audible s ignalling system to advise those who are visually impaired when it is safe to cross 
the street. This contribution is payable prior to the adoption of this rezoning application 
(Attachment 6). 

• With the exception of the units that have direct pedestrian access to Alberta Road, pedestrian 
access to the site is shared with the vehicular access point and then follows the internal drive­
aisle to the individual uni ts. To add an additionaJ safety feature to pedestrians using the s ite 
to access the individual units, staff has requested the applicant consider introducing methods 
to give a better sense of territory for pedestrians who use the site. 

Trees 

An Arborist Report and site survey (Attachment 5) was submitted with the application to assess 
the ex isting location and condition of the existing on-site trees for the purpose of possible 
retention. The submitted report recommended that the two (2) on-site trees are to be removed as 
they are not in good enough condition to be incorporated with the proposed development. There 
are three (3) trees located on City property and eight (8) neighbouring trees that are to be 
protected during the construction process. 

Upon review of the submitted report and a visual site review by City staff, the conclusion is to 
agree with the submitted report as the two (2) trees on the property are in poor condition and not 
good candidates for retention. Replacement of these trees is to follow the City' s 2: I replacement 
policy which wi ll be followed during the rev iew of the landscaping plan that is to be included 
with the forthcoming Development Permit application. The eight (8) neighbouring trees and 
three (3) trees located on C ity property are to be protected per the City'S requirements. 
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Tree Summary Table 

Number of 
Tree Tree 

Item 
Trees 

Compensation Compensation Comments 
Rate Required 

Trees are in poor condition and nol 
good candidates for retention. 

Total On Site Trees 2 - - Recommendation thai they be 
replaced in accordance with City 

policy. 

To be removed 2 2:1 4 -
Trees for relocation 

0 with in the site - - -

Trees located within Trees are to be protected during the 

City property 3 - - construction period in accordance 
with City policy. 

Trees are to be protected during the 
Neighbouring Trees 8 - - construction period in accordance 

with City policy. 

A review of the new tree planti ngs wi ll be conducted at the Development Permit stage to ensure 
the number of new plantings will meet the City's 2: 1 replacement ratio. 

Analysis 

Proposed Zoning to "Medium Density Townhouses CRTM3)" 

The proposed rezoning from RS IIF to RTM3 reflects the anticipated changes to the community 
as set out in the Mclennan North Sub· Area Plan to transition the once predominantly single 
fam ily area to apartment bui ldings and townhouse complexes. The appl ication for this subject 
s ite is in conformance with the Sub·Area Plan as well as the designation of the Land Use Map 
(Residential Area 3, two· family dwell ings and 2 and 3 storey townhouses) (Attachment 4). 

The applicant is proposing a two (2) and three (3) storey townhouse complex with a FAR of 
0.70, above the base density 0[0.65 FAR in accordance to the land use map. 

Amenity Space 

An outdoor amenity space is proposed to be located along the eastern edge of the site, at the 
main intersection of the internal drive aisle. The area is to include open lawn space and a child 's 
play area. A more detailed review will be conducted at the Development Penn it stage when 
landscaping drawings wi ll be submitted with more detai led infonnation. No indoor space is 
being proposed, but a voluntary cash-in-lieu contribution of $2 1 ,000.00 will be paid prior to fi nal 
adoption of this application (Attachment 6). 

Design 

The two and three Slorey proposal meets the intent and requirements of the neighbourhood plan. 
The proposed design is that o f a contemporary row-house that can help provide maturity along 
the A lberta Road street front. The applicant wi ll be making an application for a Development 
Pennit which will provide more detai l regarding the fonn and character of me proposal. 
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Affordable Housing 

As previously stated, the applicant will be making a voluntary cash contribution to the affordable 
housing reserve fund in accordance with the City's Affordable Housing Strategy. 

With respect to townhouse developments, the applicant has agreed to a voluntary contribution of 
$2.00 per allowable square foot based on the FAR of the zone ($45,720.00). This is payable 
prior to the adoption of this rezoning application (Attachment 6). 

Public Art 

The applicant is considering providing a piece of public art and will contacllhe City's Public Art 
Coordinator to begin the process should they decide to head in that direction. Should the 
applicant decide not to go ahead, the applicant has agreed to provide a voluntary contribution in 
the amount of $0.77 per square foot based on the FAR of the zone. The amount of the 
contribution would be $17,602.20 and is payable prior to the adoption this rezoning application 
(Attachment 6). 

Garbage and Recycling Servicing 

The applicant is proposing an enclosure for on-site recycling and garbage storage. Staff have 
reviewed the proposal and are satisfied with the number of bins and access to and fTom the 
enclosure for proper pick-up. 

Utilities and Site Servicing 

A site servicing review has been conducted by the City 's Engineering Department and no 
upgrades are required to any of the City's sani tary , water or stonn systems. The applicant is to 
contact the City's Engineering Department on direct servicing cOIU1ections to the townhouse 
units. 

Servicing Agreement 

Frontage works were done in the late 1990's through the City's DeC program. No Servicing 
Agreement for this project is required. 

Variances 

The app lication is proposing 14 out of its 20 townhouse units to provide attached garage parking 
in a tandem configuration. The Zoning Bylaw supports tandem parking for townhouse units to a 
maximum of 50% of the units. The proposed 70% variance is supported by Transportation and a 
restrictive covenant to prevent conversion toward parking garages wi ll be secured as a condition 
of rezoning (Attachment 6). 

Development Permit 

A separate Development Permit application would be required with a specific landscaping plan 
to include the following: 

a) Design of the outdoor amenity area, including the design of a children's play area. 

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

c) Submit a site plan to show pedestrian access to the interior townhouse units. 
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d) Verification of parking stall clearances when abutted against a solid wall greater than 0.3 
meters high. 

e) Identify and design for units that can be easily converted to universal access. 

f) An Acoust ic Engineer's report, to identify noise mitigation measures to be taken to lessen 
aircraft noise (doors and windows closed), to the followi ng criteria: 

Portions of Dwelling Units Noise Levels in decibels (dB) 
Bedrooms 35 dB 
LivinQ, dininQ, and recreation rooms 40 dB 
Kitchen, bath, hallwavs and utility rooms 45 dB 

g) A thermal report to ensure indoor comfort levels are maintained to ensure the above noise 
criteria is met using the ASHRAE 55-2004 "Thermal Environmental Conditions fo r 
Human Occupancy" standard and any subsequent updates as they occur. 

Financial Impact 

None expected. 

Conclusion 

The proposed 20 unit townhouse rezoni ng meets the requirements of the OCP as well as the 
zoning requirements set out in the "Medium Density Townhouses (RTM3)" zone fo r the 
McLennan North neighbourhood plan. Staff believe that the design requirements meet the 
character of the neighbourhood and are confident the outstanding conditions will be met prior to 
final adoption. Staff recommend that rezoning application RZ 12-615601 proceed to first 
reading. 

~~d= -­David Johnson 
Planner 2 
(604-276-4193) 

DJ:cas 

Attachment I : Location Map 
Attachment 2: Submitted drawings of the proposed development 
Attachment 3: Development Application Data Sheet 
Attachment 4: McLennan North Sub-Area Land Use Map 
Attachment 5: Tree Survey Map 
Attachment 6: Conditional Rezoning Requirements 
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Original Dale: 08/011 12 

RZ 12-615601 Amended Date: 

Note: Dimensions are in METRES 
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ATTACHMENT 3 

City of Richmond 
6911 No.3 Road 
Richmond, Be V6Y 2e l 
www.richmond.ca 
604-276-4000 

RZ 12-615601 

Development Application 
Data Sheet 

Address: 9720, 9740 and 9760 Alberta Road 

Applicant: Ajit Thaliwal and Eric Law Architect Inc. 
Planning 
Area(s): Cily Centre - McLennan North Sub-Area (Schedule 2 .1 OC) 

I Existin I Pro osed 
9720 Alberta Road 

Civic Address: 9740 Alberta Road To Be Determined 
9760 Alberta Road 

Owner or Applicant: A it Thaliwal and Eric Law Architect Inc. No Chan e 
Site Size (m· ): 3,034.00m2 No Change 
Land Uses: Sing le-Family Townhouse Residential 

Residential Area 3 
OCP Area Plan Designation : 0.65 base FAR. TWO-Family Dwelling No Change 

12 & 3-storev Townhouses 

Medium Density Town.houses 

Residential Single Detached, 
(RTM3) 

Zoning : Subdivision F Permits Townhouses at 0.70 

(RS1 /F) FAR. with a contribution to 
the Affordable Housing 

Reserve Fund 

Number of Units: 1 Single-Family Dwelling per lot 
20 Townhouse Units on a 

consolidated lot. 

I 
Bylaw 8500 

I 
Proposed 

I 
Variance Requirements 

Site Area =3,034.00m2 

2,123.80m2 
Density (FAR): (0.70) = 2,123.80m' 

(0.70 FAR) 
none permitted 

Max. 

Lot Coverage - Building: 40% Max. 41 % 
1% 

(30.34m'J 

Lot Width: 40.0m 50. 33m none 

Lot Depth : 35 .0m 50. 30m none 

Lot Size: No requirements 3,034.00m2 none 

Setback: 
6.0m Min. 

Alberta Road : 
6.02m none 

Setback: 
3.0m Min. 3.04m 

Side and Rear Yard: 
none 
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I 
Bylaw 8500 

I Proposed I Variance 
Requirements 

Height 
12.Qm and no more 11 .63m 

than 3 stories maximum and 3 stories none 

Min imum off-street Parking 
28 Resident plus 40 Resident plus 

4 Visitor 4 Visitor none Requ irements: 
325 aces minimum 44 spaces 

Required for 

Tandem Parking Spaces: Max. 50% of units for 70% of units to provide tandem stalls for 
townhouses tandem parking townhouse 

development. 
70 m Cash-in-lieu payment 

Amenity Space - Indoor: or none 
cash-in-lieu payment 

totalling $21 ,000.00 

Amenity Space - Outdoor: 
6 m minimum per unit x 

20 units = 120m2 120.6m2 none 
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City of Richmond 

Land Use Map 
Bylaw 8630 
2010107119 

~ Residentlal Area 1 .. 
1,6 base FAR. <I-storey Th., 
Low-rise Apts. (" -storey' max,) 
I Mid-rise ApI! . (Up 10 8' S!Orey5) 
I HigtHise ApI S. (Up to 45 m) 

em Residential Area 2 
0.95 base FAR. 2, 3 & 4-storey 
Townhouses, Low-rise Apl$. 
(4-storeys max.) 

ITZ'll Residential Area 2A 
0.95 base F.A.R. 2. 34& S-slorey 
Townhouse., Low-rise Apts. 
(S-storeys max. Up to 19 m) 

~ 

IQ;J 

D 

a 

ATTACHMENT 4 

Residential Area 3 ~ Community Park " -0.65 base FAR. Two-Family 
Dwelling 12 & J-s/orey TownhClI.lses g School 

Residential Area 4 
0.55 base FAR. One & Two-Famlty Dwell ing 

* & Townhouses (2 ~'toreys typical, 3·store ys Neighbourhood Parks 

maximum where a maximum 30% 101 
coverage il achieved) --- Trail 

Residential Area 5 PrinCipal Roads 
0.55 base FAR. On&-Family ~Iling 

t Mixed ResidentiaV Church 
Retail/Community Uses 

Original Adoption: July 15, 1996 1 P"lan Adoption: February 16, 2004 
:1.942426 

M('Lcnnan No rth Sub-A.·ea Plan 23 PLN - 75
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Conditional Zoning Requirements 
9720, 9740 and 9760 Alberta Road 

RZ 12-615601 

ATTACHMENT 6 

Prior to final adoption of Zoning Amendment Bylaw 901 4, the developer is required to 
complete the following: 
I . Consolidation of all the lots into one development parcel (which will require the demolition oflhe 

existing dwellings). 

2. lnstallation of appropriate tree protection fencing around all trees to be retained as part of the 
development prior to any construction activities, inc luding building demolition, occurring on· site . 

3. Registration of an aircraft no ise sensitive use covenant on title. 

4. Registration of a flood indemnity covenant on title. 

5. 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 internal drjve~ 
aisle in favou r of 9700, 9660 and 9640 Alberta Road. 

6. City acceptance of the developer's offer to voluntarily contribute $15,600.00 to the upgrade of the 
pedestrian crossing at Alberta Road and NO.4 Road. 

7. City acceptance of the developer's offer to voluntarily contribute $0.77 per bui ldable square foot (e.g. 
$17,602.20) to the City' s Public Art Fund. 

8. Contribution of $21 ,000.00 in~lieu of on-site indoor amenity space to go towards development of 
indoor public amenity space as identified by the Parks, Recreation and Cultural Services Department. 

9 . City acceptance of the developer's offer to voluntarily contribute $2.00 per buildable square foot (e.g. 
$45,720.00) to the City' s affordable housing fund. 

10. Registration of a legal agreement on title proh ibiting the conversion of the tandem parking area into 
habitable space. 

II. The submission and process ing of a Development Penn it'" completed to a level deemed acceptable by 
the Director of Development. 

Prior to a Development Permit· being fo n varded to the Development Permit Panel for 
consideration, the developer is required to: 
1. Complete an acoustical and thennal 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 cond itioning systems and their alternatives (e.g. ground source heat pumps, 
heat exchangers and acoustic ducting) is the ASHRAE 55-2004 "Thermal Environmental Conditions 
fo r Human Occupancy" standard and subsequent updates as they may occur. Maximum interior noise 
levels (decibe ls) 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 utili ty rooms 45 decibels 
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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 Division. 

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

2. incorporation of accessibility measures in Building Pennit (SP) plans as determined via the Rezoning 
andlor Development Permit processes. 

3. Utility connections to the townhouse units, driveway ramps to be removed and new one installed and 
other related items to be done at the developer's sale cost via City Work Order. 

4. Obtain a Building Permit CBP) 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, add itional 
City approvals and associated fees may be required as part of the Building Pennit. For additional 
information, contact the Building Approvals Division at 604-276-4285. 

Note: 

• 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements arc 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), andlor Building Permit(s) to the satisfaction of the Director of Engineering may be 
required including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering, 
drilling, underpinning, anchoring, shoring, pi ling, pre-loading, ground densification or other activities that may 
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

[Original signed on file] 

Signed Oate 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9014 (RZ 12·615601) 

9720, 9740 and 9760 Alberta Road 

Bylaw 9014 

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

1. The Zoning Map of the City of Richrnond, which accompanies and fonns part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "MEDIUM DENSITY TOWNHOUSES (RTM3)". 

P.I.D. 001 -512·234 
LOT 2 SECTION 10 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRlCT PLAN 1712 

P.W. 012-298·115 
LOT 3 SECTION 10 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRlCT PLAN 1712 

P.I .D.000-521 ·671 
LOT 4 SECTION 10 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRlCT PLAN 1712 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9014". 

FIRST READING 

A PUBLIC HEARlNG WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3S21734 

CORl'ORA TE OFFICER 

CITY OF 
RIC~MONO 

APPROVED 

" 

APPROVED 
by Di'e<:tor 
orSolicltor 
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City of 
Richmond 

To : Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: March 21, 2013 

File: RZ 12-619835 

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

Staff Recommendation 

That Bylaw 90 15, for the rezoning 0[7400,7420 and 7440 Railway Avenue from "Single 
Detached (RS llE)" to "Low Density Townhouses (RTL4)", be introduced and given first 
reading . 

. ~jjV(-
WaynfCrai 
Director; 

EL:kt 

ROUTED To: 

Affordable Housing 

REPORT CONCURRENCE 

CONCURRENCE CONCU~C~~~~ANAGER 
!if 

y / 

I 
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Staff Report 

Origin 

664525 B.C. Ltd. has applied to the City of Richmond for permission to rezone 7400, 7420 and 
7440 Railway Avenue (Attachment 1) from Single Detached (RSIIE) to Low Density 
Townhouses (RTL4) in order to pennit the development of 15 townhouse units. A preliminary 
site plan, building elevations, and landscape plan are contained in Attachment 2. 

Findings of Fact 

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

Surrounding Development 

To the North: Three (3) Single Detached (RSlIE) lots with a mix of newer and older homes 
fronting Railway Avenue; and then single-family lots fronting Linfield Gate. 

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

To the East: Three (3) Single Detached (RS lIB) lots with newer homes and one (1) Single 
Detached (RS1/H) lot, all fronting Lindsey Road. 

To the West: Across Railway Avenue, a linear railway right-of way, then McCaHan Road with 
a mix of newer and older, larger single family dwellings on Single Detached 
(RSI /E) lots . 

Related Policies & Studies 

Arterial Road Policy 

The 2041 OCP Bylaw 9000 Arterial Road Redevelopment Policy is supportive of multiple­
family residential developments along certain arterial roads with these sites being identified on 
the Arterial Road Development Map. Although the subject site is not specifically identified in 
the Arterial Road Development Map for townhouse development, it meets the location criteria 
set out in the OCP for additional new townhouse areas; e.g., within walking distance (800 m) of 
a City Community Centre (Thompson Community Centre) . 

Floodplain Management Implementation Strategy 

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

Affordab le Housing Strategy 

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

Public Input 

The applicant has forwarded confinnation that a development sign has been posted on the site. 
There has been significant interest from the neighbouring residents regarding this proposed 
rezoning. Staff have received: 

• 13 opposition letters from residents of the irrunediate neighbourhood (Attachment 4); 
and 

• A petition with 35 signatures from 33 households within the immediate neighbourhood in 
opposition to the proposed development (Attachment 5). 

Concerns from the neighbourhood are summarized below with responses to each of the concerns 
identified in italics. 

1. Changes in neighbourhood character. 

(Two storey ground oriented duplexes with traditional residential character are 
proposed to compliment surrounding single family houses. High quality details and 
materials will enhance tlte streelscape. These proposed design features and 
lmldscaping will be controlled through the Development Permit process.) 

2. Increased traffic generated by the townhouse development. 

3&22135 

(Tlte proposedfifteell (J 5) tlllit townhouse development will result in a manageable 
increase in traffic over the existing three (3) single fmnily Itouses. It is anticipated this 
increase will result ill just six (6) additional vehicles per hour during the morning ami 
afternoon peak period. This marginal increase is expected to have minimal impact to 
the surrounding road system as it trallslates to just one (1) additional vehicle every len 
(10) minutes ami Cal, be accommodated within lite capacity and geometry of Railway 
Avenue. 

Transportation supports a direclaccess from Railway A vellue as shown 011 tlte 
conceptual developmellt plans (IS full movementfor tIre foreseeable future. However, 
in the long-term, the City may lIeed to restrict movements to right-ill/out ollly as 
volumes all Railway Avellue increase. A restrictive covenant regarding this matter will 
be required prior to rezoning bylaw adoptioll.) 
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3. The proposed development would create a parking problem for the neighbourhood. 

(Tire original proposal includes fWD (2) side-by-side parking spaces per unit amI a total 
of three (3) visitor parking spaces 011 site, which is in compliance with the bylaw 
requirement. Based 011 lite public input, the developer !ras agreed to provide an exIra 
small car visiting parking stall so tIrol/our (4) ollsite visitor parking stalls will he 
provided.) 

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

(The developer has increased Ihe setbacks where possible. Buildillgs life setback 
minimum 5.0 mlrom 'lte rear property lille and tire secont/floor further set back to 
5.8 m. Side yard setbacks a/otlg the lIortlt and SOlltlt property lines meet tlte bylaw 
required 3.0 m setback, which exceeds the typical minimllm setback/or single family 
dwellings. A solid 6' Iriglr wood/ellce is proposed alollg ti,e property lines. Buildings 
are limited to 2-storeys witlr windows 011 upper floors oriented to minimize overlook. 
These proposed design features will be controlled tlrrouglr the Development Permit 
process.) 

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

(Based 011 ti,e public input, tire developer Iras relocated the entry driveway/rom tire 
nortlr edge of tire site to tire midpoint o/tlre site frolltage.) 

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

(Tire applicant advised that project will be cOllstructed 0/ a higlr quality ill terms 0/ 
detailing, materials, and landscaping, wlrich could be controlled tlrrough the 
Development Permit process. In addition, as part 0/ tire development, the/rolltage of 
tlte development site will be improved wit" a Ilew sidewalk aud a grassed and treed 
boulevard. Most o/tlte trees ill tire /ront yard o/tlre site are also to be retained and 
protected. Tire proposed development will improve lire appearance o/tlre streetscape.) 

Open House 

The applicant has conducted public consultation regarding the rezoning application, as per the 
Arterial Road Policy, through a public Open House. The Open House was held on 
March 12,2013 at the Thompson Community Centre. An Open House flyer was delivered by 
the appl icant to approximately 47 households (see Attachment 6 for the Notification Area). 
Only three (3) residents from two (2) households attended the event. Comments sheets were 
provided to all the attendees and only one (1) written response was received. Staff attended the 
Open House as observers. A copy of the Open House Summary prepared by the applicant is 
included in Attachment 7. 
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Staff Comments 

Trees Retention and Replacement 

Tree Removal 

A Tree Survey and a Certified ArborisCs report were submitted in support of the application; 
37 on-site trees were identified and assessed (see Tree Preservation Plan in Attachment 8). The 
City's Tree Preservation Coordinator has reviewed the Arhorist Report and concurs with the 
arborist's recommendation to remove 24 trees as they are either dead, dying (sparse canopy 
fol iage), or exhibit suppressed canopies due to competition, structural defects such as inclusions 
at the main branch lmion and co-dominant stems. The developer is also proposing to remove 
three (3) additional trees that are in "moderate-good" condition due to its location on the 
proposed driveway. To compensate for the loss of two (2) large conifers along the street 
frontage, the City's Tree Preservation Coordinator recommends that two (2) new larger calliper 
conifer replacement trees be provided along the Railway Avenue frontage. These "specimen" 
replacement trees will be specified at Development Permit stage and exceed typical replanting 
size requirements. Staff will work with the landscape architect to explore additional tree 
planting opportunities and ensure the provision of the larger specimen trees on-site at the 
Development Pennit stage. 

Tree Protection 

The deve loper is proposing to retain and protect 10 trees on site. Nine (9) of these trees are 
located along the Railway Avenue frontage. Tree protection fencing is required to be installed to 
City standards prior to any construction activities occurring on-site. In addition, a contract with 
a Certified Arborist to monitor all works to be done near or within the tree protection zone will 
be required prior to Development Pennit issuance. 

In order to ensure that the 10 protected trees will not be damaged during construction, a Tree 
Survival Security will be required as part of the Landscape Letter of Credit at Development 
Permit stage to ensure that these trees will be protected. No Landscape Letter of Credit will be 
returned until the post-construction assessment report confirming the protected trees survived the 
construction, prepared by the Arborist, is reviewed by staff. 

Should the applicant wish to begin site preparation work after third reading of the rezoning 
bylaw. but prior to final adoption of the rezoning bylaw and issuance of the Development Pennit. 
the applicant will be required to obtain a Tree Permit, install tree protection around trees to be 
retained, and submit the landscape security and tree compensation cash-in-lieu (i.e. $37,000 in 
total) to ensure the replacement planting will be provided. 

Tree Replacement 

Based on the 2: I tree replacement ratio goal stated in the Official Community Plan (OCP), 
54 replacement trees are required for the removal of 27 trees. Considering the effort made by the 
applicant to retain the ten (10) trees on site, staff recommend ten (10) replacement trees be 
exempted. According to the Preliminary Landscape Plan (Attachment 2), the developer is 

J8221H PLN - 84



March 21, 2013 -6- RZ 12-619835 

proposing to plant 13 new trees on-site; size of replacement trees and landscape design will be 
reviewed in detail at the Development Permit stage. The applicant has agreed to provide a 
voluntary contribution of $15,500 to the City' s Tree Compensation Fund in-lieu of planting the 
remaining 31 replacement trees should they not be accommodated on the site. 

Site Servicing and Frontage Improvements 

Storm analysis is not required; however, the existing 450 mm diameter storm sewer along the 
Railway Avenue frontage (from the north property line to the south property line of the proposed 
site with an approximate length 0[70 meters) must be upgraded to a 600 mm diameter stonn 
sewer. It is noted that existing large trees located near the south end of the site frontage may be 
impacted by the construction of the proposed storm sewer upgrade. The proposed servicing 
upgrade works will be under arborist supervision. The arborist will assess the impact of the 
proposed works to the protected trees at the Servicing Agreement stage, and will conduct root 
pruning, ifrequired. A swnmary report including future recommendations will be provided to 
the City as part of the Development Permit process. 

Sanitary analysis is not required. The location for the sanitary service cormection of the 
proposed site is to be at the northeast corner of7400 Railway Avenue so that sanitary flow from 
the proposed site will be directed to the existing manhole and existing 200 mm diameter sanitary 
pipe along the north property line of7371 Lindsay Road. 

The water service connection to the proposed site is to be from the existing 300 mm diameter 
water main at the west side of Railway A venue. The existing 100 mm diameter AC water main 
along the proposed site's Railway Ave frontage (i.e., east side of Railway Ave) is to be 
abandoned and connected back to the 300 mrn diameter at both ends of the abandoned section 
(over time with future developments, this section of 100 nun water main on the east side of 
Railway from Linfield to Lancing can be abandoned). 

A new 1.5 m sidewalk along the property line, with a 2.0 m grass and treed boulevard (between 
curb & sidewalk) and street lighting (rep lacing the existing Hydro lease lights), extended south 
to the north property line of 7488 Railway A venue is required. Street trees will not be required 
due to obstruction of the view corridor. 

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

Vehicle Access 

One (1) driveway off Railway Avenue is proposed. The long-term objective is for the driveway 
access established on Railway Avenue to be utilized by adjacent properties to the north and south 
if they ultimately apply to redevelop. A Public Right of Passage (PROP) will be secured as a 
condition of rezoning to facilitate this vision. 
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Indoor Amenity Space 

The applicant is proposing a contribution in-lieu of on-site indoor amenity space in the amount 
of $15,000 as per the Official Community Plan (OC?) and Council Policy, 

Outdoor Amenity Space 

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

Analysis 

Official Community Plan (OCF) Compliance 

The proposed development is generally consistent with the Development Permit Guidelines for 
arterial road townhouse developments contained in the Official Community Plan (OCP). The 
proposed height, siting and orientation of the buildings respect the massing of the existing single­
family homes to the north, south and east: 

• The small scale duplex units fit well to existing single-family neighbourhood. The 
2-storey interface with single-family homes around the subject site complies with the 
requirements under the Arterial Road Guidelines for Townhouses in the OCP. 

• The increased rear yard setback (minimum 5.0 m on the ground floor and 5.8 m on the 
second floor, compared to 3.0 m as required under the Low Density Townhouse zones) 
provides appropriate private outdoor open space for the units at the back of the site and 
minimizes the impact of the proposed development to existing single-family houses to the 
east. 

• The site grade within the backyards will be raised to approximately lAO m geodetic, 
which is approximately 0.6 m higher than the site grade at the adjacent properties to the 
east. Perimeter drainage will be required as part of the Building Permit to ensure storm 
water remains within the property and will not spill over to neighbouring properties. 

Development Potential of Adjacent Properties 

In determining the appropriate form of redevelopment for the subject site, other than ensuring the 
proposal follows the location criteria in the Arterial Road Policy, it is also important to 
understand how the surrounding lots are likely to change in the future. 

Single-Family Developments 

Single Family Lot Size Policy 5463 (Attachmen t 9) permits properties fronting on 
Railway Avenue to be rezoned and subdivided as per Single Detached (RSl /E) zone, which is 
the current zoning of all the properties on the east side of Railway Avenue between Linfield Gate 
and Lacing Road. 
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Policy 5463 also permits these properties to be rezoned and subdivided into Single Detached 
(RS21B) lots (minimum 12 m wide) where a lane or internal road access is available. A potential 
development pattern is shown in Attachment 10. It is noted that: 

• The existing lot pattern of the block between Linfield Gate and Lacing Road precludes 
the ability to establish a lane along the rcar of these properties. 

• A new subdivision was created and new houses were built on Linfield Gate; therefore, it 
is impossible to create a new lane connecting to the side street (i.e. , Linfield Gate); to 
allow developments of RS2/B lots on this block, a lane access point off Railway A venue 
will be required. 

• For properties between 7320 and 7440 Railway Avenue, every 2-lot-consolidation could 
facilitate a 3-lot-subdivision; however, a lane connecting Railway Avenue and the back 
lane will be required on one of the wider lots in this cluster. 

• There is no subdivision potential at 7460 and 7480 Railway Avenue since these lots are 
too narrow (16.76 m wide) for subdivision; these lots are also much deeper than the 
adjacent properties; back lane will not be able to extend to the south. 

• 7488 and 7508 Railway Avenue have already been redeveloped into RSIIB lots with a 
temporary access off Railway A venue and an unopened lane at the rear. 

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

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

• 7580 Railway Avenue and 5111 Lancing Road, together, maybe rezoned and subdivided 
into three (3) RS21B lots with a back lane connecting to Lancing Road. 

Based on the above, a development pattern with subdivisions as per RS21B on this block of 
Railway A venue is not preferred; only half of the block could be redeveloped and the proposed 
lanes along the back of the properties will not be aligned and connected. The resulting dead-end 
lanes and lane that connects to an arterial road are not preferred. 

Multiple-Family Developments 

This block of Railway Avenue between Granville Avenue and Blundell Road is within 800 m 
walking distance of Thompson Community Centre. Under the current Arterial Road Policy, 
townhouse developments may be considered; Single Family Lot Size Policy is not applicable for 
multiple-family developments. A potential development pattern ·is shown in Attachment 11. It 
is noted that: 

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

• Although the consolidated frontage of7460 and 7480 Railway Avenue (approximately 
33.5 m) does not meet the minimum width requirement for arterial road townhouse 
development, the consolidated site may be considered as an extension of the subject 
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• 

• 

• 

townhouse proposal; a conceptual development plan has been prepared by the applicant 
(see Attachment 2). 

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

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

The houses at 7580 Railway Avenue and 5111 Lancing Road are approximately 4 and t 7 
years o ld respectively; staff do not envision any redevelopment in the near future. 
However, future development on the consolidated site could be considered as an 
extension of the development at 752075401756017566 Railway Avenue. 

Staff recommend low-density multiple-family developments on this block of Railway Avenue 
between Linfield Gate and Lancing Road since the City would have more control over the 
development pattern including the location and number of vehicle access points as well as the 
character and massing of the future dwellings. Staff believe that the proposed duplex buildings 
are at a similar scale as the neighbouring single-family dwelling; with the extended rear yard 
setback that is simi lar to those required in single-family zones, the potential of overlooking 
should be nominal. 

Since the adoption of the OCP in November 2012 staff have initiated a study to provide greater 
clarification to the Arterial Road Policy where lane establishments is already undertaken. This 
study will provide increased certainty around the locations and configurations of new back lanes 
to fac ilitate single-family developments along arterial roads. Staff anticipate recommendations 
will be brought forward to Planning Committee later this year. If the subject rezoning 
application proceeds, staff will recommend redesignating this block of Railway Avenue between 
Linfield Gate and Lancing Road to "Arterial Road Townhouse Development" in the OCP 
Arterial Road Policy as part of this study. 

Development Variance 

The proposed development is generally in compliance with the Low Density Townhouses 
(RTL4) zone. Based on the review of current site plan for the project, no variance is being 
requested. 

Design Review and Future Development Permit Considerations 

A Development Pennit wi ll be-required to ensure that the deve lopment at 7400, 7420 and 
7440 Railway Avenue is sensitively integrated with adjacent developments. The rezoning 
conditions will not be considered satisfied until a Development Penn it application is processed 
to a satisfactory level. In association with .the Development Pennit, the fo llowing issues are to 
be further examined: 

• Guidelines for the issuance of Development Permits for multiple-family projects 
contained in Section 14 of the 2041 OCP Bylaw 9000. 

382213S 
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• Location, size and manoeuvring capacity of visitor parking stalls and landscape buffer 
adjacent to neighbouring back yards. 

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

• Provision of a convertible unit and design of other accessibility/aging-in-place features; 

• Site grade to ensure the survival of protected trees. 

• Enhancement of landscaping design and provision of two (2) new larger calliper conifer 
replacement trees (in the range of 4.0 to 8.0 m tall) to compensate for the loss of two (2) 
large coni fers along the street frontage. 

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

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

Financial Impact or Economic Impact 

None. 

Conclusion 

The proposed IS-unit townhouse development is consistent with the Official Community Plan 
(OCP) regarding developments along major arterial roads. Overall , the proposed land use, site 
plan, and building massing complement the surrounding neighbourhood. Further review of the 
project design is required to ensure a high quality project and design consistency with the 
existing neighbourhood context, and this will be completed as part of the Development Permit 
appl ication review process. The list of rezoning considerations is included as Attachment 12, 
which has been agreed to by the applicants (signed concurrence on fi le). On this basis, staff 
recommend that the proposed rezoning be approved. 

Edwin Lee 
Planning Technician - Design 

EL:1ct 

Attachment I: Location Map 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: Letters Received 
Attachment S: Petition Received 
Attachment 6: Public Information Meeting Notification Area 
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Attachment 7: Summary of the Public Information Meeting 
Attachment 8: Tree Preservation Plan 
Attachment 9: Lot Size Policy 5463 
Attachment 10: Potential Development Pauern - Single Detached (RS21B) 
Attachment II : Potential Development Pattern - Low Density Townhouses 
Attachment 12: Rezoning Considerations Concurrence 
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ATIACHMENT 1 

Original Date: 09120/12 

RZ 12-619835 Amended Date : 

Note: Dimensions are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Divis ion 

RZ 12-619835 Attachment 3 

Address: 7400, 7420 and 7440 Railway Avenue 

Applicant: 664525 S.C. Ltd. 

Planning Area(s) : -"S",lu",n",de",I!.1 _______________________ _ 

I Existing Proposed 
SSB Homes Ltd. , Peter & Marylyn 

Owner: Kulba, Shelley Mintz & Stephen To be determined. 
Huzvk 

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

Land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Area Plan Designation: N/A No Change 

Single Detached (RS1/E) or Single 
Detached (RS2/B) with lane or 

702 Policy Designation: internal road access. No Change 
This policy is not applicable for 
multiple-family development. 

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTl4) 

Number of Units: 3 15 

Other Designations: N/A No Change 

On Future 
I Bylaw Requirement I Proposed I Variance 

Subdivided Lots 

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

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

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

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

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

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

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

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

Heigh1Im): Max. 12.0 m (3 storeys) 8.5 m (2 storeys) none 

Lot Width: Min. 50.0 m 66.06 m none 
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Off-street Parking Spaces - Total: 33 34 none 

Tandem Par1<ing Spaces: Not permitted 0 none 

Small Car Parking Spaces 15 none 

Handicap Parking Spaces: 1 none 

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

Amenity Space - Outdoor: 91 m2 none 

Other: Tree replacement compensation required for removal of bylaw-sized trees. 
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January 21,2013 

Mr. Edwin Lee 
Urban Development 
6911 #3 Road 
Richmond, Be 
V6Y 2C1 

Re: Rezoning application 7400, 7420, 7440 Railway Avenue, 
Richmond, B.C. File# RZ12·619835 

Dear Mr. Lee, 

My name is Tom Know1es and' am a joint owner of the property at 7320 Railway Avenue. I am 

writing you in regards to the rezoning application to rezone the parcel of land containing the lots at 

7400,7420, and 7440 Railway from RS1/E to RTL4. 

I am in opposition to this rezoning because of how it changes the make up of house size in the 

7000 block RaHway. Where there is currently three homes there would be a cluster of fifteen units 

giving no continuity to the area. All recent construction in this area has been built within the current 

zoning. These three lots can be configured to accommodate more single detached units with in the 

RS1/E zoning, as the new zoning is not part of the official community plan. With the rezoning there 

would be increased congestion to the area concerning roads and schools. My final concern would 

be the added burden that would be put on the infrastructure in this area if this rezoning should take 

place. 

Thank you for your attention to this matter, 

Thomas E. Knowles 
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January 25, 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 
(RS liE) to low density townhouses (RTL4) in order to construct 15 townhouse un its. 

To: Whom it May Concern 

We are the home owners of7340 Railway Avenue (one ho use away from the rezoning 
proposal site) and have been living in the neighbourhood for about 12 years. We oppose 
the rezoning application RZ 12-619835 and wnnt the City of Richmond to deny this 
rezoning application. 

This proposed townhouse complex will be plunked right in the middJe of our single 
residential home community with single residential homes on both sides and behind the 
proposed townhouse site. There are no townhouses on the entire length of Railway 
Avenue except for the tip of Railway Avenue where it ends when it meets with Granville 
Avenue. 

This rezoning proposal if it goes through will ruin the larger home character of the street 
and neighbourhood. There are many nice homes along our street and this proposal will 
ruin the overall character of the street as well as these homes prices. 

As well traffic would be a major concern. Railway Avenue is a single lane street both 
ways and traffic would be blocked on the street going south since a large vo lume of cars 
would be trying to tum left into tbe proposed townhouse complex backing cars behind 
them since it is a single lane road. Parking would also be an issue since there is no street 
parking allowed on Railway A venue since again it is a single lane street both ways. A lso 
this proposed townhouse site isn 't on a corner street which would maybe allow a solution 
to the potential parking nightmare. These types of townhouse proposal's are su ited for 
stTeets tl1at have double lanes going both ways which would solve the problems we have 
listed above that would occur on our street it this rezoning application is approved. 

Our home as well is only 12 years old and it w ill depreciate in value substantially if this 
rezoning proposal goes through. Our city assessment is close to $2,000,000 and we will 
suffer a lot financial ly if we become the neighbours of town homes. Before building our 
home we asked the C ity ofllichmond ifany rezoning was going to be done on the street 
to allow anything other than single detached homes and we were told no. 

For several years the City of Surrey bas mixed commercial, townhouse and single family 
zoning on the same block. That is why people do not want to move to Surrey. People pay 
much more money to live in R.ichmond because the character of the neighbourhoods are 
maintained by the City. However if these types of zoning applications are approved our 
city will be in the same problem that faces Surrey today. 

Sincerely, 
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Baljit Tamana 

:&:;hI.---
Sam Tamana 
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January 31"\ 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 
(RS lIE) to low density townhouses (RTL4) in order to construct 15 townhouse units. 

To: Edwin Lee or whom it may concem: 

We are the homeowners of7360 Railway Avenue (adjacent to the proposed site). We oppose the 
rezoning application RZ - 12- 619835 and want the city of Richmond to deny this rezoning application. 

When we had this house bui lt in 1971 and choose th is location we were told by the Richmond 
planning department that this area was planned for single family hous ing. When the properties of7400, 7420 
and 7440 were put up for sale we were again told the area was only planned for single fami ly housing. 

Our property is located adjacent to the proposal site and the planned driveway. The exhaust will be 
unacceptable. Cars waiting to enter the flow of traffic onto Railway Avenue often take several minutes. 
Traffic will also be held up as cars try to enter the townhouse complex. We a lso have the busy #410 bus 
route coming along Railway Aven ue at frequent intervals during rush hours. 

Our kitchen, fami ly room, and sundeck are located on the south side of our house. The townhouses 
that are proposed will encroach on our privacy as the back of the deve lopment will be directly adjacent to our 
back yard, garden and sundeck. 

The proposed townhouse development shows 15 double garages and only three visitor parking 
spaces. Do you expect their vis itors to park on other surrounding streets? There is no parking on this block 
a long Railway Avenue due to the bicycle lane. 

This proposed townhouse development site wou ld depreciate the value of our own property. It will 
a lso change the character of the street and neighbourhood if this rezon ing proposal would go through. 

;;;ZJ~ 
~~~ 
B~)!~ 

Olen Sheardown 
Helen Sheardown 
Dean Sheardown 
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February 15th, 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single 
detached (RSllE) to low density townhouses (RTJA) in order to construct fifteen 
townhouse units. 

To: Edwin Lee or whom it may concern: 

My address is 7488 Railway Avenue and we chose this peaceful neighbourhood with single 
family houses and want to keep it that way. 

We don't want these high townhouses built in this block on Railway Avenue up against 
detached homes. 

Traffic is a concern. This townhouse proposal is just not suitable for our street. We strongly 
oppose this rezoning application and we want it denied. 

Trying to enter the flow of traffic out of our driveway on Railway Avenue is already hard 
enough, especially during the busiest rush hours. Left turn is the worst. We are also 
concerned about safety and security. 

Railway is a single lane street both ways. Townhouses are more suitable on double lane 
streets. Because of the bicycle lane there is no street parking. Where will all the visitors 
park? 

When we bought our new home, it was because it was a detached house. Townhouses just do 
not fit in and will depreciate the value of our property. 

Sincerely, 

Yanjie He 
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To Mr. Edwin Lee, 
Planning Dept. 
City of Riclunond 
B.C. 

Dear Sir, 
With reference to the proposed rezoning of properties 7400,7420 7440 to townhouse 

development (plan SRW38968 Yamamoto Architecture rnc.),wc wish to comment as foDows. 

We have lived at 7520 Railway Avenue for 24 years and have enjoyed the single fanlily environment 
whicb applies to all of Railway Avenue. 
We object strongly to this application to rezone to stick a crowded complex of 15 townhouses .in r.h.is 
environment and believe most residents adjacent to said property agree with thls view.Tn particular,plan 
no. 1 of the above shows a two lane driveway exiting onto Raih .... ay Ave.beside the south property line of 
the single family d,velling at 7360 .Cars on this driveway would have a disastrous effect not only on the 
health and well-being of the residents but also on the value of their property 

Traffic on this North end of Railway Ave.is also a major consideration as the proposed development 
would be close to an already busy corner where traffie is frequently delayed by a combination of a 
crossnalk,hus -stop and southbound traffic into Linfield Gate. 

In view of tlte above and the congestion which the proposed development would cause,we urge Planning 
Deparunent and Council to reject this projecl 

R&ETate. • 
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January 28th
, 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 
(RS lIE) to [ow density townhouses (RTlA) in order to construct 15 townhouse units. 

To Whom it may concern, 

We are the homeowners 0[7580 Railway Avenue. We re-built on this property with the assurance of this 
staying a single family zone. We spent a large amount of money for this privilege. 

Traffic is a major concern since Railway Avenue is a single lane street both ways and a busy bus route 
along with the bike lane. As a result, this does not allow for any public parking on Railway Avenue. 

We cannot accept the building of ftfteen townhouses with single houses surrounding the entire block from 
Linfield Gate to Lancing Road. 

This will depreciate our property value if we are on the same street as these townhouses. 

SinCerelY'~ 

Jaswant Mann 
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January 29th, 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single 
detached (RSIIE) to low density townhouses (RTU) in order to construct fifteen 
townhouse units. 

To who it may concern, 

Our house address is 7351 Lindsay Road. We are adjacent to the proposed townhouse site 
on Railway Avenue. 

We oppose the rezoning application RZ 12-619835. 

This proposal will depreciate the value of our house and infringe on our backyard privacy. 

When the lots of 7400, 7420, and 7440 Railway Avenue were put on the market as a package 
it was with the understanding that it would be for single houses only. 

With such limited parking cars will be parking on Linfield Gate, Lindsay Road and Lancing 
Road. We just do not want vehicles coming and going day and night. 

Sincerely, 

PLN - 108



February 17'", 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 

(RS1/E) to low density townhouses (RTL4) in order to construct 15 townhouse units. 

To: Whom it may concern: 

We are the new homeowners of 7371 Lindsay Road. Our property is right behind the proposed 

townhouse site. This home is only 8 years old and we just purchased this property. However, we 

were not informed about the townhouse proposal. We definitely would not have bought into this 

property had we been told. 

ThiS has put us under so much stress as we are in the process of moving into this residence. We 

thought we were purchasing a home on a single detached residential block. We have just spent a 

lot of money painting and preparing for this move. 

These proposed three story high townhouses would be built so close to our property line shutting 

out sunlight onto our backyard. Every single family house deserves sunshine. We will have no 

privacy and this is very upsetting and unfair. 

The residents of 7373, 7391, and 7431 Lindsay Road will all have the same problems, no privacy 

and reduced sunshine. 

We are strongly against this rezoning. Townhouses will just not be suitable and will depreciate the 

value of our property. 

Sincerely, 

~ 
Jin Huan Yang 1 
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Date: Jan 30, 2013 

RE: File No. RZ12-6l9835 to rezone 7400,7420,7440 Railway Avenue from single detached 
(RSfE) to low density townhouses (RTL4) in order to construct 15 townhouse units. 

To: Whom it May Concern 

We are the home owners of7391 Lindsay Road (the house behind the rezoning proposal site). 
We strongly oppose the rezoning application RZ-12619823 and want the City of Richmond to deny 
this rezoning application. 

We have been living in the neighborhood for around 10 years. This proposed townhouse complex 
will be plunked ri ght in the middle of our single residential home community with single residential 
bomes on both sides and behind the proposed townhouse site. There are no townhouses on the entire 
length of Railway Avenue except for the tip of Railway Avenue where is ends when it meets with 
Granville Avenue. 

This rezoning proposal if it goes through will ruin the larger home character of the street and 
neighborhood. There are many nice homes along our street and this proposal will ruin the overall 
character of the street as well as these homes prices. 

As well traffic would be a major concern. Railway Avenue is a single lane street both ways and 
traffic would be blocked on tJle street going south since a large volume of cars would be trying to 
turn left into the proposed townhouse complex backing cars behind them since it is a single lane 
road. Parking would also be an issue since there is no street parking allowed on Railway Avenue 
since again it is a single lane street both ways. Also this proposed townhouse site isn't on a comer 
street which would maybe allow a solution to the potential parking nightmare. These types of 
townhouse proposal's are suited for streets that have double lanes going both ways which would 
solve the problems we have listed above that would occur on our street it this rezoning application 
is approved. 

Again, we ask the City of Richmond can consider all above our concern and refute this rezoning 
proposal to construct 15 townhouse units instead of single homes. 

ShenneeMai 
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February 4, 2013 

City of Richmond 
Planning Department 
6911 No.3 Road 
Richmond , BC 

Re: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from 
single detached (RS1/E) to low density townhouse (RTL4) in order to construct 
15 townhouse units. 

Dear Sir/Madam, 

We are the owner of 7431 Lindsay Road (direct behind the rezoning proposal 
site). We have been living here for more than 3 years. We strongly oppose 
the rezoning application: RZ 12-619835 and want the City of Richmond to 
deny the rezoning application. 

The proposed townhouse site is located right in the middle of the railway 
avenue community where all of its residential buildings are single houses. If 
the proposed townhouse units were built, the population would increase 
dramatically which would affect the traffic on the railway avenue. The single 
lane railway avenue southbound will be packed with cars trying to turn left into 
the townhouse which would block the traffic on the railway avenue. For the 
community itself, more townhouses mean less grass lawn and trees for the 
community residents to enjoy. 

If the proposed townhouses were built, it would devalue our house greatly as 
well as others in the neighborhood. It would ultimately decrease the relative 
taxes that the City of Richmond would collect. 

We would like the City of Richmond to consider the comments from the 
community residents and reject the rezoning proposal. 

Your sincerely, 

I, ~ T"{) p{ OL (l'D 
Mingying Huang 
House Owner 
7431 Lindsay Road 
Richmond 

Tianwei Zhou 
House Owner 
7431 Lindsay Road 
Richmond PLN - 111



January 28111
, 2013 

RE: File No. RZ 12-619835 to rczone 7400, 7420, 7440 Railway Avenue from singlc detached 
(RS lIE) to low density townhouses (RTL4) in order to construct 15 ,townhouse units. 

To Whom it may concern, 

1 have lived at the address of 7491 Lindsay Road for the past 48 years. This rezoning proposal 
near the back of my property is unacceptable, 

There are lovely new single family houses built and being built on Lindsay Road. This 
townhouse proposal will ruin the character of this ne ighbourhood. 

It is already hard to enter the flow oflraffic onto Railway Avenue from both Linfield Gate as well 

as Lancing Road. 

This proposed townhouse development would depreciate the value of my property. our 
neighbourhood has always been single family housing in this block and should stay this way. 

Sincerely. 

Rita Rasmussen 
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January 28, 2013 

To whom it may concern: 

I am the resident of 5040 Lancing Road and I 
strongly oppose the rezoning application RZ 12-619835 . 

These townhouse units will depreciate the value 
of our property. 

Traffic is al ready an issue . Railway is a 
single lane street both ways with no parking permitted 
because of the bicycle lane; It is also the busy i1410 
bus route. 

Neighbours agree it should be kept as single 
residential housing. \ve have been at this address 
for over 20 years and have always been with the 
understanding it would stay single family housing , 

G. Beichel 

RE , File No.RZ 12-619835 to rezone 7400,7420 7440 
Railway Avenue from sin~le detafhed (RS1!E) to low 
density townhouses (RTL~) in order to contruct 
15 townhouse units . 
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February 14th, 2013 

Mr. Farzand Ali 

7371 McCallan Road 

Richmond, BC, V7C-2H6 

Phone - 604- 272- 5984 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 
(RS lIE) to low density townhouses (RTL4) in order to constrlLct 15 townhouse units. 

To: Edwin Lee or whom it may concern: 

Our home address is directly across from the proposed townhouse site. I feel strongly against the idea of 
townhouses being built along Railway Avenue. This is a family neighbourhood and one of the reasons 
why my family and 1 chose to live in this neighbourhood is because it is quiet, safe with no extra traffic. 
This area should be kept as single family housing only. 

I'm aware that the new townhouses will only have three parking spaces, which means that visitors will be 
looking elsewhere to park their cars. I am not looking forward to my quiet neighbourhood street being 
used as an extra parking lot, with all the extra traffic coming through at all hours of the day and night. 

This proposed townhouse development site will bring down the value of our own property, to which I feel 
is very upsetting and extremely unfair. 

Yours truly, 
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PETITION 
, 

We, the n,eighbours, petition the City of Richmond to DENY the rezoning application (File No. 
RZ 12-<319835) to rezone 7400, 7420, 7440 Railway Avenue from single detached (RS1/E) to 
low density townhouses (RTL4) in order to construct 15 townhouse units. 

This would allow these townhouse units to be put right in the midddle of our single residential 
home community with single residential homes on either sides and the back of this townhouse 

proposal. This proposal wilt ruin the character of the street and neighbourhood as well traffic will 
be a concern since Railway Avenue is a single lane street both ways with no parking permitted 
on the street. 

We demand that the City of Richmond to deny this rezoning application. 

Name Address Phone # Signature 

. , 
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PETITION 

We, the neighbours, petition the City of Richmond to DENY the rezoning application (File No. 
RZ 12-619835) to rezone 7400. 7420. 7440 Railway Avenue from single detached (RS1fE) to 
low density townhouses (RTL4) in order to construct 15 townhouse units. 

This would allow these townhouse units to be put right in the midddle of our single residential 
home community with single residential homes on either sides and the back of this townhouse 
proposal. This proposal will ruin the character of the street and neighbourhood as well traffic will 
be a concern since Railway Avenue ;s a single lane street both ways with no parking permitted 
on the street. 

We demand that the City of Richmond to deny this rezoning application. 

Name A Address Phone # Sig nature 
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ATTACHMENT 7 

SANDHILL I:iQ)M~S [TID., 
228 - 11020 No.5 Road, Richmond BC, Canada V7 A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopment.ca 

March 20, 2013 

Edwin Lee 
City of Richinond 
6911 No.3 Road 
Richinond, BC V6Y lCI 

Dear Edwin Lee: 

We write to confinn that Sandhill Development Ltd has sent a formal invitation letter to the 
public consultation meeting to Forty Five Railway residents two weeks prior to the meeting on 
the Wednesday 27" of February 2013. 

The public information meeting took place at the Thompson Conununity Centre on the Thursday 
the 12th of March 2013 from 4 pm to 7pm. 

Sandhill Development had prepared preliminary plans to present to the residence for address 
7400,7420, 7440 Railway Avenue to allow fifteen 2 - story townhouse to be developed on the 
property, and architect Taizo Yamamoto was presenting the drawings for this meeting. 

During the meeting two residents came out to give their input regarding the Railway project, and 
one of the particular neighbor had a concern regarding the fence and privacy which we will 
address and Sandhill will make sure to have 6 feet high private fence. 

Overall resident supported the Railway project, and Sandhill will make sure to respond to any 
concerns regarding the project in future. 

Regards, 

Amar Sandhu 
Principal 
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ATTACHMENT 7 

228 - 11020 NO. 5 Road. Richmond BG, Canada V7 A 4E7 
P: (604) 271 6296 F: (604) 276 8937 Email: info@sandhilldevelopment.ca WW'W.sandhilldevelopment.ca 

March 12,2013 

Public Information Meeting Sign In Sheet 
Rezoning Application Number: RZ 12-619835 

The Developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 
Railway Avenue to allow fifteen (15) 2-storey townhouse units to be developed on the 
prope'1y. 

No. Na me Phone# Add ress 

I '. t I j( c ,t '!J 711 ;;J~ !fl's 1 <t- c,J / \- ,-..; /ov t:l 1 J~"-i . > v 
~. Iv a f) ,{ ,< /-" (i 

, 1- ,fl'-
2 ':"'--1' i {j "V:' I . ( J,., 

I -, t -.-I... .~ ~<_~ 

3 

4 

5 

6 

7 

8 

9 

10 

PLN - 120



ATTACHMENT 7 

228 - 11020 NO. 5 Road, Richmond BC, Canada V7A 4E7 
P: (604) 271 6296 F: (604) 276 8937 Email: info@sandhilldevelopment.ca www.sandhilldevelopmenLca 

March 12,2013 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhi ll Development Ltd. , is proposing to rezone 7400,7420,7440 R ai lway Avenue to 
allow fifteen (15) 2-storey townhouses units to be developed on the property. We would appreciate your 
comments a ll the proposal. 

Comments: 

,- , 
cx;ity cLpp!LJval. 

Your comments will be collected by the City and will become pub lic record. 
, 

Contact Infonnahon:, ti. / 

f f/, ~ J.-;1- ,L / /' 11 ' 
Name: / ';'w , f/"" r F ~'''t- /"C.! t/yt 

Address: __ 1-"-.::.0:::...· ",-s-c",,"')--,-r._c,_4=-i:...:{..:..:.vv-"-'C:;~0{.A..../-T-________ _ 
/ 
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ATTACHMENT 9 

City of Richmond Policy Manual 

Page 1 of2 Adopted by Councit: February 19, 1996 i'l!Q'illc:es<fs:\\:;yi .,)~%-
Fite Ref: 4045-00 

POLICY 5463: 

The following policy establishes lot sizes for properties within the area generally bounded by 
Railway Avenue, Blundell Road and No. 2 Road, in a portion of Section 13-4~7 as shown on 
the attached map: 

280115 

That properties within the area generally bounded by Railway Avenue, Blundell Road 
and No.2 Road, in a portion of Section 13-4-7, be permitted to rezone in accordance 
with the provisions of Single-Family Housing District, Subdivision Area H (R1!H) in 
Zoning and Development Bylaw 5300, with the exception that: 

1. Single-Family Housing District, Subdivision ,Area E (R1/E) applies to lots with 
frontage on No.2 Road and Blundell Road that do not have a lane or internal 
road access; 

2. Single~Fami1y Housing Distric~, Subdivision Area B (R1 /B) applies to properties 
with duplexes on them with the exception that Single~Family Housing District, 
Subdivision Area E (R1JE) applies to those properties with frontage on No. 2 
Road and Blundell Road that do not have lane or internal road access; 

3. Single~Family Housing District, Subdivision Area B (R1IB) applies to properties 
generally fronting Lindsay Road and Linfield Gate in the western portion of 
Section 134~7; and 

That this policy be used to determine the disposition of futUre single~family rezoning 
applications in this area, for a period of not less than five years, unless amended 
according to Bylaw No. 5300. 

PLN - 123



" 

ATTACHMENT 9 
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Subdivision permitted as per R lIB with the exception that R I IB applies 
to existing duplexes and RlfE applies to lots facing No.2 Road and 
Blundell Road that do not have a lane or internal road access. 

Subdivision permitted as per RUB with the exception that RlfE applies to 
lots facing Railway Avenue that do not have a lane or internal road access. 

POLICY 5463 
SECTION 13, 4-7 

Adopted Date: 02/19196 

Amended Date: 
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City of 
Richmond 

Address: 7400, 7420 and 7440 Railway Avenue 

ATTACHMENT 12 

Rezoning Considerations 
Development Applications Division 

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

File No,: RZ 12-619835 

Prior to final adoption of Zoning Amendment Bylaw 90J 5 , the developer is required to complete the 
fo llowing: 
I. Conso lidation of all the lots into one development parcel (which will require the demolition oCthe existing dwellings). 

2. Registration of a flood indemnity covenant on title. 

3. Registration of a Public Rights-Dr-Passage (PROP) statutory rights-of-way (ROW), andlor other legal agreements or 
measures, as detennined to the satisfaction of the Director of Development, over the internal drive-aisle in favour of 
future townhouse developments to the north and south. Language should be included in the ROW document that the 
City will not be responsible for maintenance or liability within this ROW. 

4. Registration of a covenant to allow the City to restrict veh icular movements (both access and egress) at the driveway 
on Railway Avenue to right-in/out only as traffic volumes on Railway Avenue increase, at the discretion of the 
Director of Transportation. 

5. City acceptance of the developer's offer to voluntarily contribute $15,500.00 to the City's Tree Compensation Fund 
for the planting of replacement trees within the City. If additional replacement trees (over and beyond the 13 
replacement trees as proposed at the Rezoning stage) could be accommodated on-site (as determined at Development 
Permit stage), the above cash-in-lieu contribution would be reduced in the rate of$500 per additional replacement 
trees to be planted on site. 

6. Contribution of$IOOO.OO per dwelling unit (e.g. $15,000.00) in-lieu of on-site indoor amenity $pace. 

7. City acceptance of the developer's offer to voluntarily contribute $2.00 per buildable square foot (e.g. $39,082.44) to 
the City's affordable housing fund. 

8. The submission and processing of a Development Permit· completed to a level deemed acceptable by the Director of 
Deve lopment. 

9. Enter into a Servicing Agreement· for the design and construction offrontage improvements along Railway Avenue. 
The frontage improvements to include, but not limited to: 

a) Removal of the existing asphalt sidewalk, construction of a new 1.5 m concrete sidewalk and a 2.0 m grass 
boulevard (between existing cu rb and new sidewalk) extended south to the north property line 
7488 Railway Avenue, and Street Lighting (replacing the existing Hydro lease lights). Street trees will not be 
required due to obstruction of the view corridor. 

b) Upgrade the existing 450 mm diameter storm sewer along Railway Avenue frontage to 600 mm diameter. It is 
noted that existing large trees located near the south end of the site frontage may be impacted by the construction 
of the proposed storm sewer upgrade. The proposed servicing upgrade works must be under arborist supervision. 
The arborist must assess the impact of the proposed works to the protected trees at the Servicing Agreement stage 
or Development Permit stage (whichever comes first), and will conduct root pruning, if required. A summary 
report including future recommendations must be provided to the City as part of the Servicing Agreement or 
Development Pennit process (whichever comes first). 

c) Design to include water, storm & sanitary connections for the proposed Townhouse development. 

I. The location for the sanitary service connection ofthe proposed site is to be at the northeast comer of 
7400 Railway Avenue so that sanitary flow from the proposed site will be directed to the existing 
manhole and existing 200 mm diameter sanitary pipe along the north property line of 7371 Lindsay Road . 

ii. The Water Connection to the proposed site is to be from the existing 300 mm diameter watennain at the 
west side of Railway Avenue. The existing 100 mm diameter AC watermain along the proposed site's 
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Railway Avenue frontage on the east side of Railway Avenue is to be abandoned and connected back to 
the 300 mm diameter at both ends of the abandoned section. 

Note: DeC's (City & GVS&DD), Schoo l site acquis ition charges and Util ity Charges etc ., will be paid at Building 
Permit stage. 

Prior to Development Permit Issuance , the developer must complete the following requirements: 
I. Submission of a Contract entered into between the appl icant and a Certified Arhorist for supervision of anyon-site 

works conducted near and 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 C ity for review. 

2. Submission of a Tree Survival Security to the City as part of the Landscape Letter of Credit to ensure that the trees 
identified for retention will be protected. No Landscape Letter of Credit wi ll be returned until the post-construction 
assessment report confinning the protected trees survived the construction, prepared by the Arborist, is reviewed by 
staff. 

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

Plan shall include location for parking for services, deliveries, workers, loading, appl ication 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 0 1570. 

2. Incorporation of accessibi lity measures and sustainabil ity features in Building Pennit (BP) plans as detennined via the 
Rezoning and/or Development Penn it processes. 

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 Pennit. For additional infonnation, contact the Building Approvals 
Divis ion 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 shal! 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 Pemlit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

[signed copy on file) 

Signed Date 

3822135 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9015 (RZ 12-619835) 

7400,7420 and 7440 Railway Avenue 

Bylaw 9015 

The Council 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 Ridunond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it LOW DENSITY TOWNHOUSES (RTL4). 

P.I.D.002·372·088 
Lot 8 Section 13 Block 4 North Range 7 West New Westminster District Plan 20458 

P.I.D. 008-823-51 1 
Lot 7 Section 13 Block 4 North Range 7 West New Westminster District Plan 20458 

P.I.D.001-923-927 
Parcel Two (Reference Plan 16460) of Parcel One (Explanatory Plan 11037) of Lots "A" 
and "8" Section 13 Block 4 North Range 7 West New Westminster District Plan 8007 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9015". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3823708 

CORPORATE OFFICER 

,~'" 
RICHMOND 

APPROVED 0, 

APPROVED 
by Director 
a,Sollcltor 

Iv( 
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To : 

City of 
Richmond 

Planning Committee 

Report to Committee 

Date: 

From: Wayne Craig File: 

April 8, 2013 

RZ 12-598503 

Re: 

Director of Development 

Application by Polygon Development 269 Ltd for Rezoning at 9311 , 9331 , 
9431 , 9451 and 9471 Alexandra Road from "Single Detached (RS1/F)" and 
9393 Alexandra Road from " Residential/Limited Commercial (ZMU16)­
Alexandra Neighbourhood (West Cambie)" to " Low Rise Apartment (ZLR2S) -
Alexandra Neighbourhood (West Cambie)" 

Staff Recommendation 

1. That Richmond Official Community Plan Bylaw 9000 Amendment Bylaw 9016, to amend 
the City of Richmond 2041 Land Use Map (Schcdule I) to redesignate 93 11 , 9331 and the 
western half of9393 Alexandra Road from "Mixed Use" to "Apartment Residential" be 
inLToduced and given first reading; 

2. That Richmond Official Community Plan Bylaw 7100 Amendment Bylaw 9021, to repeal 
the existing Alexandra Neighbourhood Land Use Map of Schedule 2.11A (West Cambie 
Area Plan) with "Schedule A attached to and fanning part of Bylaw 9021 U and amending 
certain maps and text within the Area Plan, be introduced and given first reading. 

3. That Bylaws 9016 and 902 1, having been considered in conjunction with: 
• the City'S Financial and Capital Program; 
• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

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

4. That Bylaws 9016 and 9021 having been considered in accordance with OCP Bylaw 
Preparation Consultat ion Policy 5043, arc hereby deemed not to require further consultation; 

5. That Richmond Zoning Bylaw 8500, Amendment Bylaw 90 17, to create " Low Rise 
Apartment (ZLR25) - Alexandra Neighbourhood (West Cambie)", and the rezoning of93 11 , 
9331, 9431, 9451 and 9471 Alexandra Road fTom "Single Detached, (RS I IF)" and 9393 
Alexandra Road from "ResidentiallLimited Commercial (ZMU16) - Alexandra 
Neighbourhood (West Cambie)" to "Low Rise Apartment (ZLR25) - Alexandra 
Neighbourhood (West Cambie)", be introduced and given fust reading; 

6. That the affordable housing contribution for the rezoning of9311, 9331 , 9393, 9431 , 9451 and 
947 1 Alexandra Road (RZ 12-598503) be allocated cntirely (100%) to the capital Affordable 
Housing Reserve Fund established by Reserve Fund Establishment Bylaw No. 78 12; and 
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April 8, 201 3 - 2- RZ 12-598503 

7. That Tennination of Housing Agreement at 9393 Alexandra Road (fonnerly 9371 and 9411 
Alexandra Road) Bylaw 9022, to pennit the City to terminate a Housing Agreement entered into 
pursuant to Bylaw 8539, be introduced and given first reading. 

opment 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCdCE 2 ENERAl MANAGER 

~ Affordable Housing fA' "/A 
Law V 

/ Policy Planning g' 
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April 8,2013 - 3 - RZ 12-598503 

Staff Report 

Origin 

Polygon Development 269 Ltd. has applied to rezone 9311, 9331, 9431, 9451 and 9471 
Alexandra Road from "Single Detached (RSl/F)" and 9393 Alexandra Road from 
"Residential/Limited Commercial (ZMU16) - Alexandra Neighbourhood (West Cambie)" to 
"Low Rise Apartment (ZLR2S) - Alexandra Neighbourhood (West Cambie)" to permit the 
development of four (4) residential buildings containing approximately 546 residential apartment 
units and one indoor amenity building on the subject site (Attach ment 1). The indoor amenity 
building includes one concierge suite and one guest suite as well as common areas for all 
residents. All of this is to be constructed in five and six storey buildings over one level of 
underground parking (Attachment 2). 

Findings Of Fact 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements . 

Surrounding Development 

To the North (Across Tomicki Avenue): 
o At 9288 Odlin Road, 9199 and 9299 Tomicki Avenue, a 259 unit, 4-storey 

apartment complex over one level of parking, on a property zoned "Low Rise 
Apartment (ZLR20) - Alexandra Neighbourhood (West Cambie)"; 

o At 9388 Odlin Road (under construction), a 245 unit 4-storey apartment complex 
over one level of parking, on a property zoned "Low Rise Apartment (ZLR24) -
Alexandra Neighbourhood (West Camhie)"; and 

o At 9500 Odlin Road and 9399 Tomicki Avenue, a 228 unit, 4-storey apartment 
complex over one level of parking, on a property zoned "Low Rise Apartment 
(ZLR24) - Alexandra Neighbourhood (West Cambie)". 

To the South: Across Alexandra Road the proposed Smart Centre retail complex. Currently 
under rezoning review (RZ 10-528877). 

To the East: Across the future May Drive, existing Single Family lots, but the City has 
received a rezoning application (RZ 12-598506) for a low rise apartment complex 
consisting of approximately 280 units, in a 4-storey apartment complex over one 
level of parking, which is currently under rezoning review. 

To the West: A proposed 132 unit, 4-storey apartment complex over one level of parking, 
fronted by a small footprint commercial retail unit that has gone through 
Development Pennit Panel and is currently completing their Rezoning and 
Development Pennit considerations. 

Related Policies and Studies 

Richmond Official Community Plan (OCP) - Schedule 1 

The Richmond Official Community Plan (OCP) designates this subject site as both Mixed Use 
and Apartment Residential in its 2041 Land Use Map. Both permit multiple family housing with 
the Mixed Use component allowing additional uses such as commercial, industrial, office and 
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institutional. As the proposal is entirely for residential use, an amendment to the OCP map is 
needed to remove the "Mixed Use" designation from the affected properties of the subject site 
and changing it to "Apartment Residential". 

West Cambie Area Plan - Schedule 2.11A 
West Cambie Area Plan -Alexandra Neighbourhood 

To support this proposal, the Area Plan will require amendments to the following: 

Removal of the High Street - This Mixed Use designation affects the western half of the 
subject site and is a component of the neighbourhood High Street, which provides a 
complementary commercial component to the Smart Centre site, as well as the Mixed 
Commercial hub of the neighbourhood running up Garden City Road (Attachment 4). The High 
Street is intended to promote people gathering through the use of public open spaces and 
commercial activity, helping meet the daily needs of local residents. The removal of the Mixed 
Use designation from the subject site is not anticipated to have a great impact on the High Street. 
Its location at the eastern end of the High Street combined with the introduction of Alexandra 
Way, a key pedestrian greenway in the neighbourhood at the western edge of the subject site acts 
as a logical separation between the residential use of Alexandra Road to the east and the 
commercial use of the High Street to the west. 

Height - As the proposed development proposes five (5) and six (6) storey residential buildings, 
the Area Plan will need amending to increase the height provision that does consider five (5) 
storey non-combustible and concrete buildings to add six (6) storey combustible and non­
combustible buildings as well . 

Density - The base density in the apartment area of the Alexandra Area is 1.50 FAR with a 0.2 
FAR density bonus provision to support affordable housing. The proposed base density of 1.68 
FAR is supported to accommodate the commercial adjacency to the Mixed Use Commercial 
designation to the property to the south of Alexandra Road known as the Smart Centre proposal 
under (RZ 10-528877). The 0.2 FAR density bonus for a financial contribution to affordable 
housing will remain. 

Floodplain Management Implementation Strategy 
Tn accordance with the West Cambie Area Plan, the minimum allowable elevation for habitable 
space is 2.6 m GSc. A Flood Plain Covenant is to be registered on title prior to final adoption. 

OCP Aircraft Noise Sensitive Development (ANSD) Policy 
The site is located in Area 2 of the policy area of the ANSD map and the development is subject 
to noise mitigation measures and the registration of an Aircraft Noise Sensitive Use Restrictive 
Covenant prior to final adoption of the rezoning application. 

The applicant is required to retain a registered professional qualified in acoustics to prepare a 
report that recommends site specific methods of mitigating interior noise levels from external 
sources such as overhead aircraft and other such noise sources that are generated at Vancouver 
International Airport. Design measures are to keep rooms from exceeding the following noise 
levels: 

Bedrooms 
Living, dining, recreation rooms 
Kitchen, bathrooms, hallways and utility rooms 

35 decibels 
40 decibels 
45 decibels 

A separate report from a heating and cooling specialist is to accompany the acoustic report. The 
report should include methods of air cooling using the criteria set out in ASHRAE 55-2004 to 
avoid having residents to open doors and windows which would negate these sound measures. 
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Both these reports are to be submitted to the City for review during the Development Pennit 
stage. 

Consultation 

Official Community Plan (OCP): The subject rezoning and OCP amendment is consistent with 
City policies regarding consultation with the Richmond School D istrict No. 38 and Vancouver 
lnternational Airport. No consultation with these agencies is necessary. The City will provide a 
copy of this report to the School board for information purposes only. 
General Public: The statutory Public Hearing will provide area residents, businesses and 
property owners with opportunity to comment on the application. 

Public Input 

A notice board is posted on the subject property to notify the public of the proposed 
development. Staff have received no communication from the public in relation to this 
application. Should this application receive first reading, a public hearing will be scheduled. 

Analysis 

The analysis is set out in two parts to clarify the proposed OCP and Rezoning Bylaws. 

PART 1 - OFFICIAL COMMUNITY PLAN (OCP) AMENDMENT TO THE WEST CAMBIE AREA PLAN 
(SCHEDULE 2.1DI AMENDMENT (BYLAW 9016 AND 9021) 

The West Cambie Area Plan is designed to establish a complete community where people have 
the opportunity to live, work and play within the same n~ighbourhood. One of the unique 
components of the neighbourhood is the estab lishment of the High Street, a ,symbolic centre of 
the neighbourhood providing commercial space to complement the commercial designated lands 
to the south of Alexandra Road. The High Street offers a mixed use of predominately residential 
with a small plate commercial on the ground level fronting the street. The amendment is 
intended to remove a portion of the High Street from the north side of Alexandra Road from the 
eastern most part of the High Street and replace it with a Residential designation, without the 
commercial component. 

The change in use is anticipated to have a minor impact as the extent of the High Street along the 
subject property is a small amount of the overall length of the High Street in the Alexandra 
Neighbourhood. Its location at the north end of Alexandra Road, east of the Alexandra Way 
Greenway entrance separates it from any other commercial linkage to the west. The.re will still 
be commercial activity south of Alexandra Road and west of the Alexandra Way Greenway. 

The High Street concept has been protected to the west at 9251 and 9291 Alexandra Road 
through the proposed 132 unit apartment complex which has a small plate commercial space. 

Items Requiring Amendment 
The following bylaws will require amendment: 

1. OCP (Schedule 1) 2041 Land Use Map to amend the Mixed Use designation of a portion of 
the subject site and replace it with Apartment Residential; 

2. OCP (Schedule 2.IIA), West Cambie Area Plan - Alexandra Neighbourhood Land Use Map 
to amend the subject site from its current land use designation to a new designation and 
symbol: 

3824008 

Residential Area 1 B 
1.68 base FAR (Max. 1.88 FAR with density bonusing for 
affordable housing contributions). (6 storey maximum). 
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3. OCP (Schedule 2.1IA), West Cambie Area Plan: 
a.) Text amendment to Section 8.l.5 (second bullet), to amend the wording "(five storeys 

may be considered for non-combustible or concrete construction, increased open space, 
and no additional overshadowing of neighbouring properties)" to "(five and six storeys 
may be considered for combustible, non-combustible or concrete construction, increased 
open space, and no additional overshadowing of neighbouring properties)"; 

b.) Text amendment to Section 8.2.4 (under the Height Section), to amend the wording "(five 
storeys may be considered for, non-combustible or concrete construction, increased open 
space, and no additional overshadowing of neighbouring properties)" to "(five and six 
storeys may be considered for combustible, non-combustible or concrete construction, 
increased open space, and no additional overshadowing of neighbouring properties)"; and 

c.) Replace the following Area Plan maps to reflect the above changes: 

West Cambie Area Section/Map to be amended 
Plan (page #) 

22 Section 8.2 - Alexandra Neighbourhood Character Areas Map 

31 Section 8.2.3 - Character Area 3 - The High Street Map 

33 Section 8:2.4 -Character Area 4 - Medium Density Housing Map 

PART 2- REZONING BYLAW 9017 FOR A 546 UNIT RESIDENTIAL COMPLEX AT 9311 , 9331 , 9393, 
9431 , 9451 AND 9471 ALEXANDRA ROAD (BYLAW 9017) 

Proposed Zoning to Low Rise Apartment (ZLR25) - Alexandra Neighbourhood (West Cambie) 
The proposed rezoning from RS Iff and ZMU l 6 to ZLR25 represents an increase in density by 
allowing more residential units on the si te. The proposed amendments to the OCP and the Area 
Plan outlined above provide the policy basis for the proposed ZLR25 zone, which is anticipated 
to be a new and specialized zone for this project. Otherwise, the submitted proposal is in general 
conformance with the OCP and the West Cambie Area Plan - Alexandra Neighbourhood in its 
transformation toward a medium density neighbourhood through the development of low-rise 
apartment bui ldings. 

Proposed Site Assembly 
The applicant has assembled six (6) lots for this appl ication consisting of approximately 
2.8 hectares (7 acres), exceeding the minimum lot size requirements of one hectare (1 ha) in 
accordance with policy. As the site is either bordered by roads set out in the Area Plan or by an 
upcoming apartment complex to the west, there were no opportunities to assemble any additional 
land. 

Phasing 
The applicant is proposing this application to be done in four (4) phases. The first phase will 
incorporate the south-east building and its 137 residential units and an indoor amenity building 
(including a guest suite and a concierge suite). The second and third phases along the west half 
of the site will contain 136 residential units each, with the fourth and final phase at the north-east 
quadrant to provide the remaining 137 residential units. 
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The parkade will be done in two (2) phases with the south half of the structure being constructed 
during the first phase, with the north half being constructed during the third phase of 
development. 

Transportation and Site Access 

In accordance with the planned road network through this neighbourhood, the applicant will be 
dedicating ten (10) metres of land along the northern edge of the site for the purpose of designing 
and constructing the future Tomicki Avenue. The exception of this dedication is the property at 
9393 Alexandra Road which already dedicated ten (l0) metres at the northern end when it was 
granted rezoning to ZMU16 in accordance with its conditions outlined in RZ 08-410760. This 
dedication and road construction will present a near completion ofTomicki Avenue to its 
visualized completion as a full width road between May Drive to the east and Dubbert Street to 
the west. Another land dedication for the purpose of road construction is ten (10) metres off of 
the entire eastern edge of the subject site to support the development of the western half of May 
Drive. Triangular corner cuts of four (4) metres by four (4) metres in size will also need to be 
dedicated at the corners of Alexandra Road and May Drive as well as Tomicki Avenue and May 
Drive. No dedication requirements are required off of Alexandra Road. 

Frontage improvements along all three (3) road frontages (Alexandra Road, May Drive and 
Tomicki A venue) will be designed and constructed by the developer and will consist of a curb 
and gutter, boulevard and sidewalk. These frontage improvements and road construction will be 
detailed as part of the Servicing Agreement which will be completed prior to the adoption of this 
rezoning application. 

Vehicular access to and from the site to the underground parkade is off both the future May 
Drive to the east and Tomicki A venue to the north. Access to these points is provided by the 
May Drive connection to the existing Alexandra Road to the south and the existing May Drive 
section that extends from Odlin Road to the north and connecting to the existing portion of 
Tornicki Avenue that was constructed as part of the Cambridge Park development 
(RZ 08-408104). 

The number of proposed parking stalls falls short of the Zoning Bylaw requirements of 1.5 
resident stalls per unit and 0.2 stalls for visitors by around 142 parking spaces. To make up for 
this shortfall, the City's Transportation staff and the applicant have worked together and agreed 
on a Transportation Demand Management (TDM) plan that includes: 

• Provide 120V electric plug-ins for 20% of all parking stalls; 
• Provide 120V electric plug-ins for electric bikes, one for every 40 bicycle storage racks 

(if there are fewer than 40 bicycle racks in a storage compound, one l20V electric plug-in 
is required for the same compound); 

• Provide minimum three benches along each of the three street frontages (or equivalent 
cash contribution of $15,000 total); 

• A voluntary cash contribution of $30,000 towards a bus shelter with an accessible 
concrete pad in the area; 

• A voluntary cash contribution of $5,000 towards the provision of new benches in the 
area; 

• As per OCP, an additional 25% of the parking stalls be constructed to accommodate the 
future installation of electric vehicle charging equipment (e.g. , pre-ducted for future 
wiring); and 

3824008 PLN - 136



April 8,2013 - 8 - RZ 12-598503 

• A voluntary cash contribution 0[$10,000 towards cycling~related infrastructures in the 
area (e.g., detector loops on Odlin Road at Garden City Road and No.4 Road, and 
signage and pavement marking along Odlin Road) 

These provisions are supported by the Director of Transportation for a revised parking count of 
1.26 parking stalls per unit for residents and 0.18 stalls per unit for visitors (1.44 total stalls per 
unit). This parking count is consistent with the phasing plan outlined by the developer so that the 
number of provided stalls will meet the 1.44 total stalls per unit, per phase. The above noted 
measures will be secured truough a legal agreement prior to the adoption of the rezoning 
application. 

The applicant is providing sufficient loading bays to the complex . Confinnation to the 
manoeuvrability of the larger vehicles to and from this bay will be provided at the Development 
Permit stage. 

The applicant has provided ample long and short term storage for bicycles that meet bylaw 
requirements. 

Base Density Considerations 

The typical density in the apartment area of the Alexandra Area is 1.50 FAR with a 0.2 FAR 
density bonus for the provision of affordable housing. The greater base density of 1.68 FAR 
proposed for the subject site takes into account considerations relating to the adjacency of the 
site to the proposed Smart Centre development (RZ 10-528877) south of Alexandra Road 
and affordable housing density reconciliations associated with earlier developments by the same 
developer. 

As the subject site is located directly across from the mixed use retail commercial block to the 
south of Alexandra Road, additional density provision of 0.18 FAR (above the typical 1.5 FAR 
for apartment housing in the Alexandra Area) is proposed to be granted for the subject site to 
help make the retail centre lively and active through additional residents living in close 
proximity. This would provide for a maximum of an additional 48,557 square feet ofresidential 
space on the subject site. 

When the Housing Agreements were tenninated for developer's Mayfair Place (9399 Odlin Road 
and 9388 McKim Way) and Cambridge Park (9500 Odlin Road and 9399 Tomicki Avenue) 
development, the Affordable Housing Value Transfer (AHVT rate) used to calculate 
the contributions to the City was $160 per ft? (see staff report dated May 30, 2012 from the 
General Manager, Community Services titled "Project Specific Financial and Policy 
Considerations for the Proposed Kiwanis Towers Affordable Housing Development at 6251 
Minoru Boulevard"). This rate was based on the applicable affordable housing density is not 
being retained on the development site. Since the affordable housing units were already 
constructed on the Mayfair Place and Cambridge Park sites (and the density used on those sites), 
the developer had proposed that the density be reduced at the subject site to account for the 
excess densjty at the Mayfair Place and Cambridge Park sites. Also, on two of the developer's 
other earlier Alexandra area developments, Meridian Gate (9288 Odlin Road and 9199, 9299 
Tomicki Avenue) and Hennessey Green (9800 Odlin Road), no affordable housing units were 
constructed and no density bonuses were provided. As a result, the full density potential of those 
sites were not achieved at the time of those developments and it is proposed that the density 
potential for those developments be taken into consideration in determining the base density of 
the subject site. The chart below identifies the balancing of the excess density at the Mayfair 
Place and Cambridge Park developments with the potential additional densities for the Meridian 
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Gate and Hennessey Green sites. It is proposed that the deficit of 4,066 Ff be deducted in 
detemlining the final base density for the subject site. 

Name of Project Description Square footage 

Meridian Gate Potential affordable 17,998 housing bonus density 

Hennessy Green Potential affordable 8,842 housing bonus density 

Cambridge Park Affordable housing density 17,010 (deduct) converted to market housing 

Mayfair Place 
Affordable housing density 

13,896 (deduct) converted to market housing 

Total 4,066 (deficit) 

The above considerations support a base density increase to 1.68 FAR for the subject site. 
Further, the increased base density is supported by the Mayfair Place development connecting to 
the Alexandra DEU, as this development would have been entitled to a base density increase for 
connecting to the ADEU as identified in the Area Plan. The Mayfair Place development has 
connected to the ADEU but did not take advantage of the additional density. This density is 
being applied to the subject site. 

Affordable Housing 

Polygon has identified the subject development as a possible affordable housing "donor site" for 
which the developer proposes to make a contribution to the City'S capital Affordable Housing 
Reserve Fund in lieu of building affordable housing units on site. This contribution is based on a 
recently proposed "Affordable Housing Value Transfer" approach, as per the report from the 
General Manager, Community Services dated May 30, 2012, which allows for a developer to make 
a cash contribution towards affordable housing in lieu of constructing affordable housing units in 

. Council approved affordable housing special development circumstances. 

The subject application proposes a site specific zone, "Low Rise Apartment (ZLR2S) Alexandra 
Neighbourhood (West Cambie)", that provides for a voluntary cash-in-Iieu developer contribution 
0[$2,877,448.32 to the City's Affordable Housing (capital fund) Reserve. The value of this 
affordable housing contribution is derived from: 
• A floor area of 17,984.0 ft2 (i.e. 1/3 of the 0.20 FAR allocated to affordable housing under the 

West Cambie Area Plan affordable housing density bonus policy); and 
• An AHVT rate of $ 160/ ft2 (i.e. as per the report from the General Manager, Community 

Services dated May 30, 2012, this rate assumes (i) wood construction and (ii) the developer 
building only 0.13333 FAR (2/3 of the 0.20 FAR) density bonus as a result of providing a cash 
contribution in lieu of constructing affordable housing units on the subject site). 

Staff is supportive of the developer's proposed voluntary AHVT cash-in-lieu contribution of 
$2,877,448.32 to the City's Capital Affordable Housing Reserve, which contribution shall be 
secured prior to adoption of the subject rezoning and in the fonn of: 
• A cash sum of$719,362.08; and 
• Letters of Credit totalling $2, 158,068 .24 plus CPI. 

If Council approves the recommendations contained within this staff report, the proposed cash-in­
lieu contribution will be allocated 100% to the City's Capital Affordable Housing Reserve Fund 
and may, at the sole discretion of Council, be used to help facilitate the Kiwanis project. 
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NOTE: Subsequent to Council's consideration of the report from the General Manager, 
Community Services, dated May 30, 2012, and the Kiwanis rezoning (RZ 11-591685), it was 
determined that the size of the subject site for density calculation purposes was larger than 
originally estimated and, therefore, the project's above proposed bui ldable floor area and related 
affordable housing cash-in-l ieu contribution are greater than previously estimated. 

Affordable Housing Agreement Termination 

The Housing Agreement registered as part of RZ 08-410760 (Bylaw 8539) for 9393 Alexandra 
Road (formerly 9371 and 9411 Alexandra Road) needs to be discharged. 

The agreement was part of a previous rezoning and Development Permit (RZ 08-410760 and DP 
09-472862) to secure eight (8) affordable apartment units within a 139 unit mixed-use apartment 
complex that included a small floor plate commercial unit fronting Alexandra Road. Polygon 
acquired the property after the rezoning and Development Permit were approved and the 
Housing Agreement Bylaw adopted. As the site is not considering on-site affordable housing, 
the Housing Agreement Bylaw and associated covenants (BB t 695850 and BB t 695851) must be 
discharged from title. Bylaw 9022 will authorize the City to terminate this Housing Agreement 
and discharge the associated Land Title charges. 
Trees 
An Arborist Report and survey plan (Attachment 5) was submitted to assess the condition and 
location of the trees both on the subject site and in the immediate area. The number of on-site 
trees, their condition and recommendations are summarised in the following table: 

T ree Summary Table 

Number of 
Tree Tree ,;, 

Item Trees Compensation Compensati on Comments 
Rate Required 

Trees are in poor condition and not 
good candidates for retention. It is 

Total On Site Trees 49 2:1 98 recommended that they all be 
removed and replaced in 

accordance with City policy. 

Al l 10 trees were assessed during 
the review of rezoning application for 
what is now 9393 Alexandra Road 

as part of RZ 08-41 0760. 

Total Off Site Trees 10 See comment See comment Al l 10 trees are selected for removal. 
Compensation was provided during 

the previous rezoning process. 
Therefore. no further compensation 

is requ ired . 

In poor condition and identified for 
removal. 

Neighbouring 
Tree F is located on the adjacent 

1 See comment See comment property to the east which is owned 
Trees by this applicant. The property 

currently has an application for 
rezoning (RZ 12-598506) currently 

under review. 

City staff have reviewed the Arborist Report and conducted a site visit. It is recommended that 
the applicant be allowed to remove all on-site trees and to provide replacements at a 2: I ratio . A 
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specific count of how many trees that will need to be planted will be a part of the Development 
Permit review process. 

Amenity Space 
The proposal provides for both indoor and outdoor amenity space for its residents. 

Outdoor amenity space is provided in a central courtyard within the four buildings so it is 
separated away from the surrounding streets. Some of the main amenities for this space include: 

• An entry plaza and court leading to and from Alexandra Road; 
• An outdoor swimming pool and hot tub; 
• A children's playground, consisting of play structures and lawn space; 
• An orchard area, consisting of treed walkways, seating and picnic areas; 
• Open lawn space; and 
• A rock garden and outdoor recreation space for various uses (e .g. Tai Chi). 

Indoor amenities are provided in a separate building within the central courtyard towards the 
south residential buildings, with direct access though the entry plaza leading to Alexandra Road. 
The building allows for flexible uses for gathering as well as a guest suite and a concierge suite, 
all on one level. The guest suite and concierge suite will require a covenant on title to specify 
that these are to be identified as common area within the strata, and to prevent the conversion 
and future sale of these units. 

Also included in the indoor amenity building is space to support the connection to the City's 
ADEU. 

Both outdoor and indoor amenity spaces meet the minimum requirements in accordance with 
policy. 

Local Area Development Cost Charges (DCC) 
The implementation of the Area Plan has some unique challenges given the original state of the 
neighbourhood, mainly in regards to the lack of services in the immediate area. As part of the 
implementation of the Area Plan, Local Area DCC fees were established to help offset the costs 
of providing appropriate infrastructure to the increased density the approved Area Plan has in 
store. These fees are a supplement to the city-wide DCC program. 

Alexandra Neighbourhood Development Agreement 
[n accordance with the West Cambie Alexandra Neighbourhood Development Agreement, the 
applicant will be making a contribution of $1,836.72 per unit (Plus applicable interest) towards 
the total cost of infrastructure upgrades to the neighbourhood. Payment is due prior to the 
issuance of the Building Permit. 

Advisory Design Panel and Proposed Development Permit CDP 13-631492) 
The proposal was presented to the Advisory Design Panel (ADP) at the December 5, 2012 
meeting for a preliminary review. Attachment 6 outlines the Panel ' s comments as well as the 
Architect's reply in addressing the comments. Overall , the panel supports the direction the 
project is taking. 

The proposal will be going back to ADP as part of the Development Pennit process. 

Alexandra's Liveability Guidelines 
In addition to guidelines regulating design standards within the West Cambie Area Plan ­
Alexandra Neighbourhood, the provision of an integrated social infrastructure is also a 
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requirement. The Plan requires development proposals to respond to elements of well-being and 
li veab ility as articulated in the guidelines. 

Childcare 
The City of Richmond' s Chi ld Care Policy is included in the Official Community Plan (OCP); 
access to affordable, fl ex ible, quality childcare is a priority. In response, the developer has 
agreed to a vo luntary contTibution toward the provision of childcare facilities at a rate of 
$0.60/1\' based on the maximum floor area ratio (FAR) ($304,290. 16) in accordance with 
Council Policy 5044 (West Cambie-Alexandra Interim Amenity Guideli nes). The voluntary 
contribulion is payable prior to the adoption of the rezoni ng application. 

Community and Engineering Planning Costs 
To assist in paying for community planning and engineering costs to plan community land use, 
services and infrastructure, the developer proposes to provide a voluntary contribution based on a 
rate a f $0.07/fi' based on maximum FAR ($35,500.52) in accordance with Council Policy 5044 
(West Cambie-Alexandra Interim Amenity Guidelines). The voluntary contribution is payable 
prior to the adoption of the rezoning application. 

City Public Realm Beautification 
To assist in paying fo r City beautification works, such as High Street landscaping, public realm, 
walkways, plazas, and feature landscaping, the developer proposes to provide a vo luntary 
contribution based on a rate of $0.60/ft2 based on maximum FAR ($304,290.16) in accordance 
with Council Policy 5044 (West Cambie-Alexandra Interim Amenity Guidelines). The voluntary 
contribution is payable prior to the adoption of the rezoning application. This contribution will 
be reduced for design costs associated with Alexandra Way as determined by the Director of 
Development. 

Public Art 
In response to the City's commitment to the provision of Public Art, the developer is cons idering 
providing a piece of public art to the site. An option is to provide a voluntary contribution at a 
rate of approximately $0.77/ft2 based on maximum FAR ($390,505.70) to secure participation in 
the program. The voluntary contribution is payable prior to the adoption of the rezoning 
application. Provision of Public Art will be done through the coordination between the 
developer and the City' S Public Art coordinator. 

Uni versal Access 
To assist in ensuring accessibility is an option for residents of the Alexandra area, the applicant 
has notified the City that is supplying 32 out of the 546 units for conversion to Universal access 
for wheelchair accessibility in accordance with Section 4.16 of Zoning Bylaw 8500. Some of the 
items that are induded during the construction of these units are; 

• Providing wider doors to facilitate wheelchair movement through the unit. 
• Set heights for accessing electrical outlets. 
• Ensure greater clearances for easier access to items such as bathroom fixtures. 
• Pull-out door and cabinets in kitchens. 

To help compensate, the Zoning Bylaw allows for an additional 20fP per unit to be excluded 
fTom the FAR calculations. To qualify for these, the applicant is to submit detailed floor plans 
outlining the provisions of Section 4.16 on the unit types they select. 
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All units are to provide aging in place features such as additional blocking for the future 
installation of grab bars, door handles, and wide door access to facilitate access for walkers and 
wheelchairs. Notation of these features is to appear on the Development Permit drawings. 

Alexandra 's Building Sustain ability Guidelines 
Similar to the Liveability Guidelines articulated above, the applicant has incorporated a response 
to the neighbourhood plans commitment to long-term environmental sustainability. 

Alexandra District Energy Utility (ADEU) 
The City encornages efforts to implement environmentally responsible services to new 
developments. One such service is the City's new District Energy Utility in the Alexandra 
Neighbourhood of West Carnbie, which is now available for connection to new development 
projects. The developer has agreed to connect this development to the ADEU. 

Sustainability Features 

• [nclusion of water saving faucets and Energy Star appliances. 
• Building efficiency measures (increased insulation ratings, weather stripping, and 

incorporation of LED light fixtures). 
• Conscientious on-site storm water management (landscaping plant selection). 
• Controllable systems (individual room temperature control). 
• Low-emitting materials (selective use of water based paints and low VOC interior 

paints). 
• Construction waste management (management of supplier and trades waste) will be 

provided at the time of making Building Permit application. 
• Provisions to support alternative transportation are provided by the construction of 

Alexandra Way along the western edge of the property. 

Alexandra Way Greenway 

The development of Alexandra Way is a significant feature of the West Cambie Area Plan­
Alexandra Neighbourhood and is intended to promote and facilitate accessibility and the 
movement of pedestrians, cyclists, wheelchairs and other alternative fonns of transportation 
through the neighbourhood by a landscaped walkway running in-between apartment 
developments. While the Land Use Map (Attachment 4) identifies the conceptual location of 
Alexandra Way bisecting through the neighbourhood, it has been understood that the actual 
location of the walkway can and has been adjusted based on the land assemblies for each 
development project. In this case, the apartment proposal for the site directly to the west at 925 1 
and 9291 Alexandra Road established the location of the walkway along its eastern edge, with 
the intent they build half of the walkway on their development site, and provide a design for the 
future development that would include 9311 Alexandra Way (part of the subject site) so that the 
developer can complete the walkway to its full and final design. 

As described in the Area Plan, Alexandra Way is a privately owned publicly accessible statutory 
right-of-way (PROP). As a condition of rezoning, the applicant is required to register a 5.0 
metre PROP along the western edge of the subject property. In addition, the PROP is to widen at 
both ends of Alexandra Way by fanning out an additional 3 metres at the intersection of 
Alexandra Road and Tomicki Avenue, resulting in a wider PROP at both ends of the block to 
allow for greater visibility and access to the corridor. This extra width is reflected in the Land 
Use Map in Attachment 4 where circles represent the widening of the walkway when it 
intersects the road, and is intended to provide design enhancements at the end of each block to 
act as a welcoming gateway. In addition, appropriate signage to indicate the permanent nature of 
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this PROP at each end of the block will be a condition of rezoning. The applicant will also be 
required to register a midpoint PROP in addition to the 5 meter wide PROP to establish the 
walkway. The purpose of the 12 metre long and 5 metre deep PROP is to establish a resting 
point along the walkway, as well as a point of entry into the development site. 

The implementation and development of the walkway will be for the developer to contribute the 
second half of the required width of the walkway along the western edge of the subject site 
through the registration of the PROP. Combining this with the PROP on the development to the 
west will establish a full width and final appearance of the walkway along this block of the 
neighbourhood. A review of the final design of the greenway is currently underway with the 
review of the submitted Development Pennit (DP 13-631492). 

Discharge of Covenants 

This report has outlined some covenants that will need to be registered on the subject site prior to 
the adoption of this rezoning application. Two oflhe individual properties that make up the 
subject site have existing covenants that have charges from the City of Richmond that should be 
removed as they are made either redundant with this proposal or run the risk of duplication when 
the new covenants are registered. The following chart outlines the current covenants that are 
currently registered on 9311 and 9393 Alexandra Road that should be discharged. The 
covenants to be discharged on 9393 Alexandra Road are similar to the covenants that are to be 
registered on the subject site, and should be discharged to avoid redundancy or duplication. The 
recent rezoning adoption and Development Permit issuance was for a project that was never 
constructed and the project was abandoned when Polygon purchased this property for the 
inclusion in their land assembly for this proposal. 

9311 Alexandra Road 
, 

Document Reaistration Description 

6N192756 Utility bil l for a residential duplex building. Covenant is to 
recognise only one unit as the other is used for storage. 
This is considered redundant as the duplex is to be 
removed in favour of this pro'ecl. 

9393 Alexandra Road 

Document Registration Description 

661695855 and 661695856 Aircraft Noise covenant that recognises the location of 
the property is in vicinity of Vancouver International 
Airport. The discharge of this covenant will avoid 
confusion of a new covenant that is to be registered. 

661695859 Flood Plan Covenant. The discharge of this covenant 
will avoid confusion of a new covenant that is to be 
reqistered for the sub'ect site. 

661700224 and 1700225 Canopy encroachment. The previous application 
proposed a canopy over the commercial frontage of their 
proposal that extended beyond the property line and onto 
City property. Redundant as this project has been 
considered abandoned. 

661700228 Tandem Parking Covenant. The parking stall 
configuration in the previous application had tandem 
parking stalls. The covenant was to ensure these stalls 
would be registered to the same residentia l unit. 
Redundant as this project has been considered 
abandoned. 
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Utilities and Site Servicing 
A site servicing review has been conducted by the applicant' s Engineering consultant and 
reviewed by the City's Engineering Department. The applicant is to provide upgrades to existing 
services and install new services and extensions in accordance with the following: 

• Sanitary 
o Construct a new sanitary sewer from western property line 0[9311 Alexandra Road 

to May Drive and connect to new system on May Drive. 
o Construct a new sanitary sewer extension along May Drive from Alexandra Road to 

Tomicki Avenue and connect to existing system on Tomicki Avenue. Existing 
manhole SMH52070 will need to be shifted approx. 4m to the south to accommodate 
ultimate alignment of system on Tomicki A venue. 

• Water 
o Replacement of existing AC watermain is required. Additional fire hydrants are 

required 10 achieve minimum spacing requirement for the mutli-family areas. 
o Construct a new watermain along May Drive extension from Alexandra Road to 

Tomicki Avenue & connect to new system on Alexandra Road and Tomicki Avenue. 
o Along Tomicki A venue, construct a new line from the western property line of 9311 

Alexandra Road to May Drive and connect to new system on May Drive. 

• Storm 
o Along Alexandra Road, the frontage must be upgraded to the greater of: 

• a) 600 mm; and 
• b) OCP size by the developer, as per City requirements. 

o A single storm sewer system is required near the centreline of the road dedication. 
o Construct a new storm sewer extension along May Drive from Alexandra Road to 

Tomicki A venue and connect to new system on Alexandra Road and existing system 
on Tomicki Avenue. If the site drains to this frontage, then a storm analysis is 
required to the major conveyance. 

o Along Tomicki Avenue, construct a new storm sewer from the western property line 
of 9311 Alexandra Road to western property line of 9431 Alexandra Road and 
connect to existing systems on Tomicki Avenue. If the site drains to this frontage, 
then a storm analysis is required to the major conveyance. 

These works will be reviewed as part of the Servicing Agreement, to be finalized prior to the 
adoption of rezoning. 

Servicing Agreement 
The applicant is to enter into a separate servicing agreement prior to rezoning adoption. Works 
include the above servicing improvements and other works, but not limited to the following: 

• Frontage improvements along Alexandra Road to accommodate the following (from 
north to south): 
o 2.0 metre wide sidewalk at the new property line; 
o Minimum 1.5 metre wide treed/grassed boulevard. Exact measurements to be 

confirmed at the servicing agreement stage; 
o Curb and gutter; 
o Minimum 6.5 metre wide road pavement; 
o Minimum 1.0 metre wide shoulder; and 
o Appropriate side slope and tie-in to the properties to the south. 
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• May Drive: coordinate with the offsite works via. RZ 12-598506 (under review) the road 
to the ultimate standards, which include: 

o 2.0 metre wide concrete sidewalks at the new property line; 
o Minimum 2.0 metre wide treed/grassed boulevard; and 
o Curb/gutter on both sides of May Drive and minimum 11.2 metre wide pavement 

width. 

• Tomicki Avenue: construct the road to the following ultimate cross-section (from south 
to north): 
o 2.0 metre wide concrete sidewalk at the new property line; 
o Minimum 1.5m wide treed/grassed boulevard, exact width to be determined as part of 

the servicing agreement stage; 
o Curb and gutter; 
o Minimum 8.5 metre pavement width (11 .2m desired to accommodate on-street 

parking); and 
o Reconstruction of the existing curb and widen the existing boulevard along the north 

side 

• Construct the final portion of Alexandra Way, including intersection improvements at the 
both Alexandra Road and Tomicki A venue. 

Development Permit 

A separate Development Pennit application has been applied for CDP 13-631492). Staff are 
working with the applicant on the following items: 

1. Design of the final design of the Alexandra Way Greenway. These designs are to include: 
a) Connection with the units fronting the greenway; 
b) Connection with the access to the central courtyard; 
c) Intersection design at both Alexandra Road and Tomicki Avenue; and 
d) Frontage improvements to and from the intersection to the crosswalk; 

2. Overall appropriateness of the landscaping plan - in particular the central amenity area and 
courtyard. 

3. Provide an illustration to show the manoeuvrability ofSU9 vehicles to and from the loading 
bays. 

4. Overall appropriateness to the form and character of the buildings and the interaction to the 
street. 
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Financial Impact 

None expected. 

Conclusion 

The applicant proposes to rezone the subject site to construct a 546 unit apaJ1ment: complex over 
one level of underground parking. 

The proposal meets the requirements of1he Area Plan, but will require an amendment to 
redesignate tbe subject property to support the density and height requirements of this proposal. 

The design requirements meet the Area Plan neighbourhood character guidelines and staff is 
confident the outstanding conditions will be met prior to final adoption (Attachment 7). Staff 
therefore recommend that rezoning application RZ 12-598503 proceed to first reading. 

~~~-:-===--- -
D;;-~~ Te Crowe 
Planner 
(604-276-4193) 

DJ:cas 

Manager, Policy Planning 
(604-276-4139) 

List of Attachments 

Attachment I 
Attachment 2 
Attachment 3 
Attachment 4 
Attachment 5 
Attachment 6 

Attachment 7 

3824008 

Location Map, Zoning Site Map and Site Context 
Architectural and Landscaping Drawings 
Development Appiicatio,n Data Sheet 
West Cambie ~ Alexandra Area Land Use Map 
Arborist Report - Tree Survey Plan 
Advisory Design Panel Comments and tbe applicant's res,POIlse from the 
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Conditional Rezoning Requirem.ents 
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RZ 12-598503 
Original Date: 01 /24/12 

Amended Date: 03/25/13 

NOle: Dimensions are in METRES 
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ATTACHMENT 3 

City of Richmond 
6911 NO. 3 Road 
Richmond, Be V6Y 2Cl 
www.richmond.ca 
604-276-4000 

Development Application 
Data Sheet 

RZ 12-598503 

Address: 9311 , 9331 , 9393, 9431 , 9451 and 9471 Alexandra Road 

Applicant: Polygon Development 269 Ltd. 
Planning 
Areals): West Cambie Area Plan - Alexandra Neighbourhood (Schedule 2.11A) 

I Existing Proposed 
9311 Alexandra Road 
9331 Alexandra Road 

Civ ic Address: 
9393 Alexandra Road 

To Be Determined 9431 Alexandra Road 
9451 Alexandra Road 
9471 

~"o. . or I I No 

Site Size (m2
) : 2.636 ha (26,376.46m') 

_ ~~1 ~a 
(25,060.78m 2 after land 

Land Uses : Single I 
OCP i I Mixed Use I 

Mixed Use: 
• Abutting the High Street, medium 

density residential over retail; 
• Not abutting the High Street, 

medium density residential. Residential Area 18 - 1.68 
1.25 base FAR Building heights low to base FAR (Max. 1,88 FAR with 

Area Plan Designation : mid-rise . density bonusing for affordab le 
(Max. 1.50 FAR with density bon using housing contributions) 
for affordable housing) (6 storeys maximum) 

Residential Area 1 - 1.50 base FAR 
(Max. 1.70 FAR with density bon using 

for affordable housing) Townhouse, 
i ; (4storev ' i I . 

Low-Rise Apartment (ZLR25) -

Single Detached (RS1 /F) Alexandra Neighbourhood 
(West Cambie) 

Zoning : Residential I Limited Commercia l 
Permits Apartments at 1.88 (ZMU16) - Alexandra Neighbourhood 

(West Cambie) FA R. with Density Bonus ing if 
contributions toward affordable 

housing units provided. 

Number of Units: 1 I 111 •• ;1 per 546 M"" " ".:""t Units on a 
I lot. I lot. 
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Density (Indoor Amenity) none permitted 

Lot Coverage - Building: 45% Max. 3B.3% none 

Lot Size: No lot size requirements NfA NfA 

4.0m Min. 4.0m 
3.0m Min. 3.0m 

none 

4.0m Min. 4.0m 
3.0m Min. 3.0m none 

6.0m Min. 6.0m 
3.0m Min. 3.0m 

none 

7.5m Min. 7.5m 
5.0m Min. 5.0m none yard 

Height: 21.5m (max.) 21.45m none 

i 
Visitor - 110 786 spaces TOM measures 

929 spaces required (142 shortfall) accepted 
Off·street Parking Requirements: 

Assessable Parking Spaces 16 16 none 

i size 
i none Small Car Ratio: 

Amenity Space - Indoor: 100.0m2 1,19B.61m2 none 

Amenity Space - Outdoor: none 
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of Richmond 

Alexandra hbourhood Land Use 

Jlvee 01 No Houllng 
- - - Affeeted by Airt:faft Nolul 

~J Bu.tne .. lOfflce - offICe 
~ overretd FAR up 1.25 

~~ ConvanlanuCO",""f(:lal 

Ruld.ntla' Ari. 1 
~ 1.&0 bllB FAR (Max. 1.70 FAR 
~ with denllty bonuling for affordable 

haUling). TownhouM, Iow·"n Api • . 
(4-llorey typical). 

R .. ld,nb] Arai I'" 
~ 1.60 bue FAA (Max. 1.15 FAR 
~ with density bonusing for al'lonhble 

hoII,m,,). Townhouse, Iow.fin 
Apt • . (k\ortly maximum). 

Ruldantl.1 Ara. 2 
r7l77Tll 0.6& b ••• FAR (Max. 0.75 FAR with denl;ly 
f//J.LLfJ bon",,]ng for . ffordllble hauling). 2 & 3-llorey 

Towntlo<.lHI. 

MI .. d u .. : Hotel. offic;.e and streetfront relllil 
\-"o:t:;:j co_re.-. An. A; Min. 1.25 FAR up to 2.0. 
·.l: .. ,.~ ~ Aru 8; urge and sm"" ftoor pilote "'P to 

I .OFAR. 

Mixed U .. : 
~ • abutting the High Stree~ medium density 
~ residential over rela~; 

• nolaoo!tlng the High Street, medium density 
residential . 

1.25 bile FAR. Building heights low to mid-me. 
(Max. 1.50 FAR with density bQnuslng lor 
affordable houling). 

~ Community Inatitutlon.1 

ATTACHMENT 4 

~ Puk: North Pari<. way, Centra l 
~ Pari<., South PI"'" way 

~ A1exandlll Wfly (Public RlUh(t 
~ 01 Pnuge Right-Of-way) 

_ Proposed Roadways 

_ HighStreet 

* '-, , , 
' .... ' 
o 

New TllIffic S>gnals 

FealUre Intersections­
deUlb \0 be develo~ 

FealUre landmarks in 
c:orrtMnation with Traffic 
CatmirtU Menure, 

Also refer to Section 8.4.5 - Alexandra District Energy Unit regarding district energy density bonusing policies. 

Original Adoption: September 12, 1988 1 Plan Adoption: July 24, 2006 
3186793 
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ATTACHMENT 6 

RZ 12-598503 - 5-6 STOREY APARTMENT COMPLEX WITH 546 UNITS IN 4 
BUILDINGS AND ONE INDOOR AMENITY BUILDING 

APPLICANT: Polygon Development 269 Ltd. 

9311,9331,9393,9431,9451 & 9471 Alexandra Road PROPERTY LOCATION: 

Applicant's Presentation 

Robert Ciccozzi and Karen Smith, Robert Ciccozzi Architecture, Inc., Robin Glover, 
Polygon, and Bruce Gauthier, Sharp and Diamond Landscape Architecture, Inc., provided 
a preliminary presentation of the project and replied to queries from the members of the 
Panel. 

Panel Discussion 

Comments from the Panel were asJallows: 

• building massing provides an urban streetscape; 

• good rationale for the street wall; provides moments of pause; 

• articulation and materials of the buildings are a li~le bit fuzzy; they respond 
more to the end of the buildings and the front door; 

• 

• 

inner courtyard looks formal; curious about the present orientation of the pool 

deck; should be oriented to the west to allow for maximum sun exposure; 

entry to the amenity building/central courtyard off Alexandra Road may not be 

utilized by a lot of people; consider integrating the amenity building in one of 

the four buildings and ensure that the surrounding residual landscaped areas 

will not have the same proportions; 

• landscaped areas in the central courtyard appear to be the same; would like to 

see the asymmetrical scenarios mentioned by the applicant; 

• water feature on the north side of Buildings 1 and 4 helps reflectivity and 
lighten up their north edges; curious about the pool which is facing north; 

• like the layout of the buildings which provides maximum "eyes on the street" 

and no dead spots; appreciate the natural set-up and surveillance; 

• provide ramping at the four main entry/exit points for the central courtyard and 

amenity area to facilitate movement of families with strollers and people with 

disab ilities; 

• suggest that the applicant work with City staff to provide taxi/visitor 

onloading/offloading laybys near each building lobby; 
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• look forward to seeing more details in the formal presentation of the project to 

the Panel; 

• consider use of sliding doors for ensuite washrooms to facilitate movement of 

seniors and people with disabilities and maximize the use of unit space; 

• showers and washrooms in the amenity building should be designed to be 

accessible; 

• proposed project is difficult to review as dimensions are not provided; request 

Planning to advise applicants to provide dimensions in plans for future 

submissions; 

• congratulate the applicant for commg up with a six-storey wood framed 

building that is not trying to look like concrete; 

• fonnality of the project and strong facades provide opportunity to create 

something fun and playful in the internal courtyard; a successful internal 
courtyard design will make the buildings work; internal courtyard space needs 

programming; like the idea of introducing water in the internal courtyard but 

consider redistributing it; 

• the amenity building should be completely different from the rest of the project, 

i.e. almost a folly, in order t6 stand out; consider also rotating the amenity 

building a little bit to provide visual relief; 

• consider raising the corners of the buildings and making the posts of balconies 
bigger to make the building comers become more prominent at the street 

intersections; 

• consider stepping back building ends and immediate areas near the breaks 

between buildings to provide visual relief going into the internal courtyard; 

• layout of the buildings is challenging; appears introverted and looks like a fort; 

• understand the concept and advantages of providing one big amenity space but 

pose challenges to building treatment and landscaping; applicant is trying to 

visually break up the massing of four big identical buildings and creating four 

different zones in the internal courtyard space; concern that landscaping of the 

internal courtyard may not work; 

• landscaping is not consistent with the style of the buildings; buildings are very 
symmetrical while the landscaping is curvy; landscaping and building design 

are going in different directions; 
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overall concept in visually breaking down the massing of the building is not 
clear; would like to see a stronger concept; consider a different treatment for 
areas adjacent to the entry points to the internal courtyard to make them stand 
out and more visible in the elevation; 

• consider enlarging and further landscaping at the four entries to the internal 
courtyard to provide better connection between the entry points and the internal 
courtyard; 

• corner treatments are weak; could use a bener design language; corner 
treatments should be differentiated from the rest of the buildings to make them 
stand out more; 

• the greenway is the most important thing to consider in terms of the urban 
context of the project; the applicant should explain and describe the character of 
the greenway adjacent to the subject development and the responsibility of the 
adjacent development to the west; would like to see a more detailed section of 
the greenway from property line to property line in the formal presentation of 
the project; 

• 

• 

• 

the Alexandra Way greenway should not take on the character of the 
development adjacent to it; the character of the greenway should be consistent 
throughout the neighbourhood; i.e., should be civic and public and not 
residential; 

the greenway adjacent to the subject development should be more public in 
character in view of the proposed development to the south (i.e. Walmart); 
furnishings and lighting along the whole length of the Alexandra Way 
greenway should also be consistent; Planning could provide advice to the 
applicant; 

consider further treatment at the ends of the greenway at the subject 
development to the north and the south to make them stand out better and more 
welcoming to pedestrians entering the greenway~ 

• would like to see a bigger section with dimensions to show the relationship of 
the public and private realms, e.g. wall heights relative to the sidewalk and the 
grade difference between the sidewalk and the floor level; 

• the applicant needs to show the universal access points and a hierarchy of 
entrances to the internal courtyard; 

• further design development is needed for the internal courtyard to create a 
relationship between the programmatic elements, e.g. the pool and the 
playground, so that parents lounging at the pool would have kids in view; the 
orchard appears isolated; could be integrated with other elements; 
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• the ponds at the north edges of Buildings 1 and 4 are a dramatic move; 
however, might create a claustrophobic effect to the north· facing units; consider 
reconfiguring the water feature and relate it to the pool or the main entrance; 

• materials and massing seem to work well in the amenity building than in the 
main buildings; the applican~ is advised to get some cues from the amenity 
buildings in tenns of design, massing and articulation for the main buildings; 

• comer conditions at street intersections need further investigation; don't appear 
to anchor the corners weB and don't make the comers special or iconic; 
applicant is encouraged to do something completely different at the corners; 

• applicant should consider the context of the proposed development, i.e. the 
future location of Walmart to the south of the subject development, and the 
developing May Drive entry gateway to the neighbourhood; 

• the greenway is an important element of the project; staff is requested is make a 
presentation regarding the status and updates of the overall plan for the 
Alexandra Way greenway; 

• applicant may just have to accept the fact that the buildings are long and 
repetitious; need not visually break them up too much but just keep the design 
clean and simple; consider emphasizing just one area, e.g. a stronger main entry 
off Alexandra Road, and make it a high point of the project with steps or 

changes to the buildings; 

• the amenity area is close to Buildings 1 and 4; look at conditions of the amenity 
area during cloudy and sunny days; consider effects of shadows and tight 
spaces; consider opening up the area to provide more sun exposure to the 
southern part of the amenity building; 

• the amenity building is an interesting design element looking from Alexandra 
Road; consider emphasizing it, e.g. using lighting to produce a lantern effect at 
night; the amenity building will help provide a gateway feature to the 
Alexandra Road entrance and visually break. down the design of the large 

complex; and 

• agree with comments on further design development to emphasize the north and 
south entry points to the greenway, e.g. through landscaping, lighting or 

slgnage. 
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David Johnson 
Policy Planning Division 
City of Richmond 
6911 No.3 Road 
Richmond BC 

February 25; 2013 

David, 

RE: Alexandra Court: Updates since ADP 

'l/l(e have undertaken a number of substantial changes to the design since the 
preliminary ADP in response to the main comments from the Panel. 

• General refinement and simplification of elevations. A number of design 
elements have been stripped out entirely to give better sense of clarity and · 
allow the main mass of the building to recede while bringing the elevations 
to the forefront. 

• 

• 

• 

• 

• 

Material changes and massing details continue to break down blocks into a 
series of smaller elements. Greater hierarchy of details and scale have added 
prom.inence to the lobby 
Lobbies redesigned to better highlight the set back in the building at that 
location (addresses the corner condition). More character and detail have 
been developed to bring visual prominence to the lobbi'es. 
New unit type has been designed for the outside corner conditions: corner 
now presents a strong, squared off brick mass by moving the balcony 
inboard. Material changes further reinforce the corners as a prominent 
element, secondary only to the lobbies. 
Buildings now step down to 5 stories at all mid-block breaks. Reduction in 
height reinforces the gaps between blocks. The west elevation ofbuildings 
along May Drive are now more consistently 6 stories, with only the end 
conditions stepping down. The stronger edge addresses the gateway aspect 
of May Drive. By contrast the east side of the buildings along the greenway 
remain mostly 5 storey massing to better address the scale of the greenway. 
Universal housing units have been identified (44 units total). They represent 
a range of studio, 1, 2 and 3 bedroom unit types and dispersed throughout all 
4 buildings. Further notation and details of these units will be identified 
prior to Development Permit submission. Amenity facilities have been 

Suite 200 - 2339 Columbia Street 
Vancouver, British Columbia 
Canada VSY 3Y3 

Tel: {604l 687-4741 
Fax: {604 687-4641 

www.ciccozziarchitecture.com PLN - 208



• 

• 

designed to provide accessibility throughout. Ramp access will be provided 
to the courtyard from the greenway; grade separation makes ramped access 
at other points unfeasible. Elevator access is provided at all building lobbies. 
The amenity clubhouse has undergone some redesign; as it was generally 
more well-received by the panel than the adjacent buildings and so most of 
its essential character has been maintained. The glazed entrance has been 
enlarged to provide a lantern like aspect from the street. Shadow stud ies 
have been provided to address concerns about access to light at the pool 
deck. As shown by these studies, during the summer months when the pool 
will be in use, the si ngle-storey clubhouse overshadows the pool and deck 
very little. 
Sustain ability features (ie. 20% plug-in stalls, low-flow fixtures, energy star 
appliances, recycling bins in all uni ts) have been better clarified with client. 

• All loading on Alexandra Road has been relocated to create an improved 
entry experience to the central courtyard, the greenway, and the building 
lobbies. 

• 

• 

Overall dimensions have been added to the building plans and site plan for 
clarity. 

Greenway design has been clarified by Planning as the responsibility of the 
applicant to the west. Therefore ADP comments pertaining to the greenway 
can be addressed only insofar as design elements at the edge of the greenway 
itself. We will work with the applicant to the west to coordinate elements on 
our property with their design. 

Landscape has also been substantially redesigned throughout the courtyard to 
respond to ADP comments. The following is a summary from Sharp and Diamond of 
their updates: 

• Overall concept is more orthogonal and less free form. More dir~ct pathways 
and connections created. 

• 

• 

Ponds fronting units have been eliminated; water feature is concentrated 
around south courtyard entry. 
Trees and planting have been arranged to create a series of smaller, more 
pedestrian-friendly spaces. 

• Area for outdoor amenity is SOOOm2 
Sustainability features in the landscape include: • 

o urban agriculture in the form of an Edible Bosque of trees; 
o a planted roof deck and deep planters for storm water detention and 

treatment 
o a low maintenance plant pallet that requires minimal water or 

fertilizing 
o an emphasis on native and adaptive plant species that create habitat 

opportunities for native species, while also providing strong 
aesthetics. 

200 - 2339 COLUMBIA STREET, VANCOUVER BC V5Y 3Y3 P: (604) 687·4741 F: (604) 687·4641 

PLN - 209



• 
• 
• 

• 

• 

o An emphasis on tree planting both on the roof deck and on grade that 
when mature will form a healthy tree canopy 

Overall dimensions have been added to landscape drawings for clarity. 
Paving materials have been added, to clearly define open spaces, entries, etc. 
Detail sections and elevations studies at a range of scales to more clearly 
illustrate grade changes, streetscape, unit patios, slab conditions and general 
relationship to the proposed architecture. 
Entries have been more clearly defined by introducing special paving, site 
furnishings, special plant spaces. 
More specific programming has been added; spaces are better defined and 
more diverse in use. Program elements include: 

o An Edible Bosque of Fruit Trees 
o An Outdoor Eating Area under the FruitTree Bosque. 
o A Tai Chi area separate from other activities. 
o An expanded children's play area that incorporates slides, a berm. a 

lawn area and several small play toys. 
o Several small seating areas meant to take advantage of internal views 
o A Water Feature at the main entry, designed to give the entry more 

prominence. 
o A passive lawn area that gets sun throughout most of the day. 
o An extension of the water feature above the Entry Plaza to create a 

more dramatic entry to the amenity building. Also an opportunity for 
a more pedestrian scale of seating, planting and paving. 

We trust the above will assist in your review of the drawing resubmission and serve 
as a response to the design comments from the preliminary ADP. Please do not 
hesitate to contact us if you need further clarification of any of these revisions. 

Regard, 

Karen Smith Architect AIBC MRAIC 

Project Architect 
Robert Ciccozzi Architecture Inc. 

200 - 2339 COLUMBIA STREET, VANCOUVER BC V5Y 3Y3 P: (604) 687·4741 F: (604) 687·4641 
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Conditional Zoning Requirements 
9311,9331 , 9393,9431,9451 and 9471 Alexandra Road 

RZ 12-598503 

ATTACHMENT 7 

Prior to final adoption of Zoning Amendment Bylaw 9017, the developer is required to 
complete the fo llowing: 
I. Final Adoption ofGep Amendment Bylaws 9016 and 9021. 

2. Final Adoption of Bylaw 9022 to terminate the housing agreement registered on 9393 Alexandra 
Road (formerly 9371 and 94 11 Alexandra Road), including the owner executing a consent to the 
adoption of Bylaw 9022, entering into a legal agreement to terminate the Housing Agreement and 
discharge of Covenant BS 1695850 and BS 1695851. 

3. Ten (10) metre road dedication along the entire northern edge of the subject site, except for 9393 
Alexandra Road. 

4. Ten (10) metre road dedication along the entire eastern edge ofthe subject site. 

5. In addition to the above land dedications, four metre by four metre (4m by 4m) comer cuts at the 
corners of Alexandra Road and May Drive, and Tomicki Avenue and May Drive. 

6. Consolidation of all the lots into one development parcel (which will require the demolition of the 
existing dwellings). 

7. The granting of a 5.0 metre wide statutory privately owned public accessible right-or-way (PROP) 
along the western property line for the purpose of the developer contributing to the construction of the 
eastern portion of Alexandra Way, The developer will construct the PROP and the future strata 
corporation will maintain the soft landscaping and the City will maintain the paved walkway. 

8. In addition, a 12.0 metre long and 5.0 metre deep PROP be located at the midpoint, directly next and 
attached at the eastern edge of the 5.0 metre PROP listed above, for the purpose of the developer 
constructing a mid-point resting area and entrance to the com plex. The developer will construct the 
PROP and the future strala corporation will maintain the soft landscaping and the City will maintain 
the paved walkway. 

9. In addition to the above and located at each intersection of Alexandra Way, an additional 3.0 metre 
wide PROP to the east of the 5.0 m wide PROP (listed in 7), and at the entrance of Alexandra Way at 
the south and north property line, narrowing to zero at a 1: 1 angle to provide a wider entrance to 
Alexandra Way, for the purpose of a wider entrance to the walkway: The developer wi ll construct the 
PROP and the future strata corporation will maintain the soft landscaping and the City will maintain 
the paved walkway. 

10. Registration of an aircraft noise sens itive use covenant on title. 

II. Registration of a flood plain covenant on title identifying a minimum habitable elevation of2.6 m 
GSc. 

12. Registration of a restrictive covenant to ensure guest and concierge suites are registered as common 
property and to prevent future sale or conversion of the units. 

13. City acceptance of the developer's ofTer to voluntarily contribute $0.77 per buildable square foot (e.g. 
$390,505.70) to the City'S public art fund. 

14. City acceptance of the developer's ofTer to voluntari ly contribute $0.07 per buildable square foot (e.g. 
$35,500.52) to the City'S Community and Engineering Costs. 

15. City acceptance of the developer's ofTer to voluntari ly contribute $0.60 per buildable square foot (e.g. 
$304,290. 16) to the City's Child Care program. 

16. City acceptance of the developer's ofTer to voluntarily contribute $0.60 per buildable square foot (e.g. 
$304,290.16) to the City's Beautification program. The total voluntary contribution will be reduced 
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by the amount of the design costs associated with Alexandra Way Greenway as determined by the 
Director of Development. 

17. City acceptance of the developer's offer to vo luntarily contribute $2,877,448.32 to the City's capital 
Affordable Housing Reserve Fund (derived based on the 1/3 of the 0.2 FAR (0.06666 FAR) density 
bonusing provision of the gross building area of269,760. 78 ft2 of the subject site (17,984.0 fP) 
multiplied by $160 / fe), such contribution to be in the form of the developer providing, prior to 
rezoning adoption, a cash contribution of $719,362.08 together with a Letter of Credit, satisfactory to 
the City. for $2,158,086.24 plus: 

a) An amount equal to $719,362.08 multiplied by the estimated consumer price index (CPI) for the 
period between the issuance of the Letter of Credit and September 30, 2014 or an alternative later 
date, as detennined at the sole discretion ofth~ City; 

b) A further amount of $719,362.08 multiplied by the estimated consumer price index (CPI) for the 
period between the issuance of the Letter of Credit and September 30, 2015 or an alternative later 
date, as determined at the sale discretion of the City; and 

c) A further amount of $719,362.08 multiplied by the estimated consumer price index (CPI) for the 
period between the issuance of the Letter of Credit and September 30, 2016 or an alternative later 
date, as determined at the sole discretion of the City. 

Final Letter of Credit amount is to be determined by the City in its sole discretion. 

100% of the contribution under this rezoning consideration (# 17) will be allocated to the City's 
Capital Affordable Housing Reserve Fund. 

18. Registration of a legal agreement, to the satisfaction of the City, on title of the subject site, specifying 
that in respect to: 

Second Building on the Subject Development 

a) No Building Permit for a second building on the subject development will be issued until the 
developer provides to the City a cash contribution of a further $719,362.08 (beyond the initial 
cash contribution set out in Rezoning Cons ideration 17) and if this cash contribution is made, the 
City will pennit the Letter of Credit provided under Rezoning Consideration 17 to be reduced by 
this amount and the portion of the CPI attributable to this amount; and 

b) If the cash contribution of $719,362.08 payable under Rezoning Consideration 18(a) is not made 
prior to September 30,2014 or an alternative later date, as detennined at the sole discretion of the 
City, the City may, in its sole discretion, draw upon all or a portion of the Letter of Credit 
provided under Rezoning Consideration 17, including at the discretion of the Director of 
Development and Manager, Community Social Development, that amount equivalent to CPI 
attributable to this contribution, and use such funds fo r any City purpose related to affordable 
housing (irrespective of whether or not a Building Penn it has been applied for on the subject 
development); 

Third Building on the Subject Development 

c) No Building Permit for a thi rd building on the subject development will be issued until the 
developer provides to the City a cash contribution of a further $719,362.08 (beyond the 
contributions made pursuant to Rezoning Considerations 17 and 18(a) and if this cash 
contribution is made, the City will penn it the Letter of Credit provided under Rezoning 
Consideration 17 to be reduced by this amount and the portion of the CPI attributable to this 
amount; and 

d) If the cash contribution of$719,362.08 payable under Rezoning Consideration 18(c) is not made 
prior to September 30, 2015 or an alternative later date, as determined at the sole discretion of the 
City, the City may, in its sole discretion, draw upon all or a portion of the Letter of Credit 
provided under Rezoning Consideration 17, including at the discretion of the Director of 
Development and Manager, Community Social Development, thaI amount equ ivalent to CPI 
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attributable to this contribution, and use such funds for any City purpose related to affordable 
housing (irrespective of whether or not a Building Penn it has been applied for on the subject 
development); 

Fourth Bui lding on the Subject Development 

e) No Building Permit for a fourth building on the subject development will be issued until the 
developer provides to the City a cash contribution of a further $719,362.08 (beyond cash 
contributions made pursuant to Rezoning Considerations 17, 18(a) and 18(c») and if this cash 
contribution is made, the City will pennit the Letter of Credit provided under Rezoning 
Consideration 17to be reduced by this amount and the portion of the CPI attributable to this 
amount; and 

f) If the cash contribution of$719,362.08 payable under Rezoning Consideration 18(e) is not made 
prior to September 30, 2016 or an alternative later date, as dctennined at the sole discretion of the 
City, the City may, in its sole discretion, draw upon all or a portion of the Letter of Credit 
provided under Rezoning Considerat ion 17, including at the discrelion of the Director of 
Development and Manager, Community Socia l Development, that amount equivalent to CPl 
attributable to this contribution, and use such funds for any City purpose re lated to affordable 
housing (irrespective of whether or not a Building Pennit has been applied for on the subject 
development); 

19. Discharge of Land Title Charges BN 192756 from 9311 Alexandra Road and, BB 1695855, 
BB 1695856, BB 1695859, BB 1700224, BB 1700225 and BB 1700228 from 9393 Alexandra Road . 

20. Voluntary contribution of $30,000.00 to go towards development of a bus shelter and an accessible 
landing pad in the area. 

21. Voluntary contribution of$5,000.00 towards the provision of new benches in the area. 

22. Voluntary contribution of $1 0,000.00 to go towards cycling related infrastructure development in the 
area. 

23. Voluntary contribution of $15,000.00, or the installation benches along each of the street frontages, or 
the provision and installation of one bench to be installed along each of the three street frontages. 

24. Registration of a legal agreement(s) regarding the developer's commitment to implement the 
Transportation Demand Management (TDM) plan to install electrical plug-ins and infrastructure as 
follows : 

a) Provide 120V electric plug-ins for 20% of all parking stalls; and 
b) Provide 120V electric plug-ins for electric bikes, one for every 40 bicycle storage racks (if 

there are fewer than 40 bicycle racks in a storage compound, one 120V electric plug-in is 
required for the same compound) . . 

c) An additional 25% of the parking stalls be constructed to accommodate the future 
installation of electric vehicle charging equipment (e.g., pre-ducted for future wiring). 

25. Registration ofa legal agreement(s) regarding the developer's commitment to connect to the West 
Cambie Alexandra District Energy Utility (ADEU), including the use of the ADEU and all associated 
obligations and agreement as determined by the Director of Engineering. 

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

27. Enter into a Servicing Agreement* for the design and construction of frontage improvements along 
all three street fronrages, utility installation and connection to the apartment development. Works 
include, but may not be limited to : 
• Frontage improvements along Alexandra Road to accommodate the following (from north to 

south): 
o 2.0 metre wide sidewalk at the new property line. 
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o Min. 1.5 metre wide treed/grassed boulevard. Exact measurements to be confirmed at the 
serv icing agreement stage. 

o Curb and gutter. 
o Minimum 6.5 metre wide road pavement. 
o Minimum 1.0 metre wide shou lder. 
o Appropriate side slope and tie-in to the properties to the south. 

• May Drive: coordinate with the offsite works via RZ 12-598506 (under review) the road to the 
ultimate standards, which include: 

o 2.0 metre wide concrete sidewa lks at the new property line; 
o Minimum 2.0 metre wide treed/grassed boulevard; and 
o Curb/gutter on both sides of May Drive and minimum 11.2 metre wide pavement width. 

• Tomicki Avenue: construct the road to the following ultimate cross-section (from south to north): 
o 2m wide concrete sidewalk at the new property line; 
o min. 1.5m wide treed/grassed boulevard, exact width to be detennined as part of the SA 

process; 
o curb/gutter; 
o minimum 8.5m pavement width (11.2m desired to accommodate on-street parking); and 
o reconstruction of the existing curb and widen the existing boulevard along the north side. 

• Construct the final portion of Alexandra Way, including intersection improvements at the both 
Alexandra Road and Tomicki Avenue 

Prior to a Development Permit· being fonvarded to the Development Permit Panel for 
consideration, the developer is required to: 
I. Complete acoustical and thennal reports and recommendations prepared by an appropriate registered 

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

Portions of Dwelling Units Noise Levels (deCibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

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

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

2. Incorporation of accessibility measures in Building Penn it (B P) plans as determined via the Rezoning 
and/or Development Penn it processes. 

3. Payment of the Supplementary Local Area DCC for the Alexandra Neighbourhood. 

4. Payment of the $1,836.72 per unit plus applicable interest, in accordance with the Alexandra 
Neighbourhood Development Agreement. 
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5. Obtain a Building Pennit CBP) 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 Penn it. For additional 
information, contact the Building Approvals Division at 604-276-4285. 

Notc: 

• 
• 

This requires a separate application. 

Where the Dircctor 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 notiimited to, site investigation, testing, monitoring, site preparation, de-watering, 
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densilication or other activities that may 
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

[Original signed on File] 

Signed Date 

3833945 PLN - 215



. City of Richmond 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 9016 

(RZ 12-598503) 

Bylaw 9016 

9311 , 9331 and Western Half of 9393 Alexandra Road 

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

1. Richmond Official Community Plan Bylaw 9000 (Schedule 1) 2041 Land Use Map is 
amended to redesignate 9311 , 9331 and the western half of 9393 Alexandra Road from 
"Mixed Use" to "Apartment Residential" . 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 9016". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

382513& 

em' OF 
RICHMOND 

APPROVED 

ifl 
APPROVED 
by Director 7; 
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City ofRicbmond 
Bylaw 9021 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 9021 

(RZ 12-598503) 
9311, 9331, 9393, 9431, 9451 and 9471 Alexandra Road 

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

1. Schedule 2.11A (West Cambie Area Plan) of Riclunond Official Community Plan Bylaw 
7100 is amended at: 

a) Section 8.1.5 by repealing the second bullet and replacing it with: 

• "With the exception of a potential hotel within the south-west 
commercial area, building heights will generally vary between two to 
four storeys (above one level of parking) - neither single storey nor 
tower development is appropriate within the residential areas (five and 
six storeys may be considered for combustible, non-combustible or 
concrete construction, increased open space, and no additional 
overshadowing of neighbouring properties)."; and 

b) Section 8.2.4 by repealing the bullet under Height and replacing it with: 

• "Building heights should be primarily between two and four (five and 
six storeys may be considered for combustible, non-combustible or 
concrete construction, increased open space, and no additional 
overshadowing of neighbouring properties); no single storey or tower 
developments are appropriate." 

2. Schedule 2.IIA (West Cambie Area Plan) of Richmond Official Community Plan Bylaw 
7100 is amended by repealing the existing "Alexandra Neighbourhood Land Use Map", 
and replacing it with "Schedule A attached to and fanning part of Bylaw No. 9021 "; 

3. Schedule 2.11A (West Cambie Area Plan) of Richmond Official Community Plan Bylaw 
7100 is amended by repealing the existing "Alexandra Neighbourhood Character Areas 
Map" on page 22 of the Area Plan, and replacing it with "Schedule B attached to and 
fonningpart of Bylaw No. 9021 "; 

4. Schedule 2.11 A (West Cambie Area Plan) of Richmond Official Community Plan Bylaw 
7100 is amended by repealing the existing "Character Area 3 - The High Street" map on 
page 31 of the Area Plan, and replacing it with "Schedule C attached to and fonning part 
of Bylaw No. 9021"; 
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Bylaw 9021 Page 2 

5. Schedule 2.11 A (West Cambie Area Plan) of Richmond Official Conununity Plan Bylaw 
7100 is amended by repealing the existing "Character Area 4 - Mediwn Density 
Housing" on page 33 of the Area Plan, and replacing it with "Scbedule D attached to and 
fonning part of Bylaw No. 9021"; 

6. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 7100, 
Amendment Bylaw 9021". 

FLRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

if 
APPROVED 
by Director Mrt;' 

PLN - 218



Note: EX!lct 

___ Area of No Housing 
Affected by Aircraft Noise 

~ Business/Office · office 
~ over retail FAR up 1.25 

~ Convenience Commercial 

Ruldential Area 1 
1.50 base FAR (M8lC. 1.70 FAR 
with density bonusing for 
affordable t\ousing). Townhou~a , 
iow-nse Apts . (4 ... torey typical) 

Residential Area lA 
1.50 base FAR (Max. 1.75 FAR 
witt. density bonuslng lor allordable 
housif1g). Townhouse, 
low-rise ApIa. (6·storey maximum). 

Resldentlal Area 18 
1.68 base fAR (Max. 1.88 FAR 
with density bonusing lor .ifOrdlbtc 
hw.ing) (6-stoffly maximum). 

Schedule A attached to and forming part of Bylaw No. 9021 

of new roads to detailed fu nctional 

Resldenti"t Area 2 
0.65 base FAR (M8lC. 0.15 FAR 
with density b<xJuslng lor affordable 
housing). 2 & 3 ... torey Townhouses 

Mixed Use: HOlel. office and 
streetrront retali convneotial. 
Area A : Min. 1.25 FAR uplo2.0 
Area B: Large and smalilloor 
~ate upto 1.0 FAR 

Mixed Use: 
• abutting the High Slreet, me<lium 

density residential over retail: 

--* • nol abutting the High Street, medium /-', 
density residen~al. ~ .' 

1.25 base FAR. BuMing heights low ~~ . 

\0 mid-rise . (Ma~. 1.50 FAR witt. 0 
density bemusing for a/fordable t.ousing). 

Community Institutional 

Park: North Park Way, e !mtral 
Park, South Park Way 

Alexandra Way (Public R',,"''''I 
Passage R~ht--of·way) 

Proposed Roadways 

High Straet 

New Traffic Signals 

Feature Intersections ­
details to be developed 

Feature Landmllrks In 
COmbination with T ... fflC 
Calming Measures 

West Cambie Area Plan 

PLN - 219



Schedule B attached forming part of Bylaw No. 9021 

Alexandra Neighbourhood Character Areas Map 

LEGEND 

~ BIn;"'"" Ofro"" o M<"d u •• (R"Iai/Offic./Hot~ 

~ lhe HighSIr",,1 

Med,,"", Oernily Hou.O>g 

3830210 

0 
D 

low Oitn,ity Ho .... r.g UIIIIIII 

"';"IIKl U .. , 
• abutting ttl. H4\ Shel, -medum d..,,1ify ,,,.<lenHai 

Qv"" "tcil: 
• nol abulmg "'. HIg/1 111111111 

Sh .. t,medum density .. ~. 
Ope nSpoceSy.tem 0 

P,opo<ed T,e1, '-, Got&woy 1nI""e<;tion , , 
&G,e<I'nWOY' '-, 
Exi!~Cycle 

Thelmoges(n thi~ figure 
Iluslrol .. (he ranQe 01 bo..O~ Reule. 
forms and open spaces thai 

Propo<ed Cycle ore envilloned for Alel<Ol'\do. 
Eoch of the six chaoclef Revle. 
Olea! Is deroibed In the Ie'" 
and il vslroted in rTlCM"e detcil 

T,ol~c Coirring on FiQ<Jfes 31hrough 8. 
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Schedule C attached forming part of Bylaw No. 9021 

Character Area 3 - The High Street 

.---. Housing (Multi-Family Medium 
1--'-' Density) 

DMixed Use: 
• abutting the High Street, medium 

density residential over retail; 
• not abutting the High Street, 

medium density residential. 

D Business Office 

~ The High Street 

'-'--' Open Space System 

"'-, ~ Gateway Intersection 
\-'" o Traffic Calming 
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Schedule D attached forming part of Bylaw No. 9021 

Character Area 4 - Medium Density Housing 

Housing (Multi-Family Medium 
Density) 

D Mixed Use: 
• abutting the High Street, medium 

density residential over retail; 
• not abutting the High Street, 

medium density residential. 

Open Space System 

,-
, ~ Gateway Intersection \_, o Traffic Calming 
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City of Richmond 

Richmond Zoning Bylaw 8500, 
Amendment Bylaw 9017 (RZ 12-598503) 

Bylaw 9017 

9311, 9331 , 9393, 9431 , 9451 and 9471 Alexandra Road 

The Council of the City of Richmond enacts as follows: 

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting as Section 18.25 
thereof the fol lowing: 

18.25.1 

18.25.2 

18.25.3 

18.25.4 

18.25.5 

18.25.6 

3824888 

"18.25 Low Rise Apartment (ZLR2Sl - Alexandra Neighbourhood (West Cambie) 

PURPOSE 

The zone provides for residential development with a density bonus for a monetary 
contribution to the City's capital Affordable Housing Reserve Fund. 

PERMITTED USES 
• housing, apartment 
• housing, town 

SECONDARY USES 
• boarding and lodging 
• community care facility, minor 
• home business 

PERMITTED DENSITY 

1. The maximum floor area ratio is 1.68, together with an additional 0.1 floor area 
ratio provided that it is entirely used to accommodate amenity space. 

2. Notwithstanding Section 18.25.4.1, the reference to "1.68" is increased to a 
higher density of "1.88" if the owner has paid or secured to the satisfaction of 
the City a monetary contribution of $2,877,448.32 to the City's capital Affordable 
Housing Reserve Fund established pursuant to Reserve Fund Establishment 
Bylaw No. 7812. 

MAXIMUM LOT COVERAGE 

1. Maximum Lot Coverage: 45% 

MINIMUM SETBACKS FROM PROPERTY LINES 

1. Public Road Setback: 

a) 4.0 m from Alexandra Road 

b) 4.0 m from May Drive 

c) 6.0 m from Tomicki Avenue 

2. Common entry features and unenclosed balconies may project into the public road 
setback for a maximum distance of 1.0 m. 

PLN - 223



Bylaw 9017 Page 2 

18.25.7 

18.25.8 

18.25.9 

3. A parking structure may project into the public road setback, provided that such 
encroachment is landscaped or screened by a combination of trees, shrubs, 
ornamental plants or lawn as specified by a Development Permit approved by the 
City, but no closer than 3.0 m. 

4. The minimum setback from the west property line is 7.5 m, with the parking 
structure being no closer than 5.0 m. 

MAXIMUM HEIGHTS 

1. Buildings: 21.50 m 

2. Accessory Buildings & Structures: 9.0 m 

SUBDIVISION PROVISIONS/MINIMUM LOT SIZE 

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

LANDSCAPING AND SCREENING 

1. Landscaping and screening shall be provided according to the provisions of 
Section 6.0. 

18.25.10 ON-SITE PARKING AND LOADING 

18.25.11 

1. On-site vetilcle and bicycle parking and loading shall be provided according to the 
standards set out in Section 7.0, except that the number of on-site parking spaces 
required for apartment housing shall be: 

a. 1.26 spaces per dwelling unit for residents; and 

b. 0.18 spaces per dwelling unit for visitors. 

OTHER REGULATIONS 

1. In addition to the regu lations listed above, the General Development Regulations in 
Section 4.0 and the Specific Use Regulations in Section 5.0 apply." 

2. Richmond Zoning Bylaw 8500, as amended, is further amended by repealing Section 20.16 
Residential/Limited Commercial (ZMU16) - Alexandra Neighbourhood (West Cambie). 

3, 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 areas and by 
designating it "Low Rise Apartment (ZLR2S) - Alexandra Neighbourhood (West Cambie)". 

P.LO 012-032-417 
East Half Lot 24 Block "B" Section 34 Block 5 North Range 6 West New Westminster District Plan 
1224 

P.LO 004-882-547 
West Half Lot 23 Block "B" Section 34 Block 5 North Range 6 West New Westminster District 
Plan 1224 

P.LO 028-325-150 
Lot A Section 34 Block 5 North Range 6 West New Westminster District Plan BCP45929 
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Bylaw 9017 Page 3 

P.I.D 003-659-691 
East Half Lot 22 Block "B~ Section 34 Block 5 North Range 6 West New Westminster District Plan 
1224 

P I. 0 000-841-005 
Lot 21 Except: Plan 69562, Block B Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

P.I.D 001 -715-330 
Lot A Section 34 Block 5 North Range 6 West New Westminster District Plan 69562 

4. This Bylaw is cited as " Richmond Zoning Bylaw 8500, Amendment Bylaw 9017" . 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATI SFIED 

ADOPTED 

MAYOR CORPORATE OFFICE 

CITY OF 
RICHMOND 

APPROVED 

" 
ttL 

APPROVED 
by DirK tor or 

Sol icitor 

~ 
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City of 
Richmond Bylaw 9022 

Termination of Housing Agreement at 9393 Alexandra Road (formerly 
9371 and 9411 Alexandra Road) Bylaw 9022 

The Council of the City of Riclunond enacts as follows : 

1. The Mayor and Corporate Officer for the City of Riclunond are authorized: 

a) to execute an agreement to terminate the housing agreements referred to in Housing 
Agreement (9371 & 9411 Alexandra Road) Bylaw No. 8539 (the "Housing 
Agreement"); 

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

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

2. This Bylaw is cited as "Termination of Housing Agreement at 9393 Alexandra Road 
(formerly 9371 and 9411 Alexandra Road) Bylaw 9022". 

FIRST READING 

SECOND READING 

THIRD READING 

PUBLIC HEARING 

OTIffiR CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

3831608 

CITY OF 
RICHMO ND 

APPROVED 

I .~ 
APPROVED 

by Director or 
Solicitor 

Ii1--
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