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  Agenda 
   

 

 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, July 7, 2015 
4:00 p.m. 

 

 

Pg. # ITEM  

 

  
MINUTES 

 

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

on Tuesday, June 16, 2015. 

  

 

  
NEXT COMMITTEE MEETING DATE 

 

  Tuesday, July 21, 2015, (tentative date) at 4:00 p.m. in the Anderson Room 

 

  COMMUNITY SERVICES DIVISION 
 

 1. AFFORDABLE HOUSING RESOURCE GUIDE  
(File Ref. No. 08-4057-01) (REDMS No. 4579454 v. 7) 

PLN-94  See Page PLN-94 for full report  

  
Designated Speaker:  Joyce Rautenberg 

  STAFF RECOMMENDATION 

  (1) That the Affordable Housing Resource Guide dated July 2015 be 

endorsed; and 
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  (2) That the staff report titled Affordable Housing Resource Guide, dated 

June 29, 2015 from the General Manager, Community Services, 

along with the revised Affordable Housing Resource Guide (July 

2015) be sent to local Members of Parliament (MPs), Members of the 

Legislative Assembly (MLAs), BC Housing, Metro Vancouver, the 

Richmond Community Services Advisory Committee, the Richmond 

Seniors Advisory Committee and the Urban Development Institute for 

their implementation support.    

  

 

  FINANCE AND CORPORATE SERVICES DIVISION 
 

 2. BOARD OF VARIANCE BYLAW NO. 9259 AND CONSOLIDATED 

FEES BYLAW NO. 8636, AMENDMENT BYLAW NO. 9267 
(File Ref. No. 12-8060-20-009259/9267; 01-0100-30-BVAR1-01) (REDMS No. 4578065) 

PLN-158  See Page PLN-158 for full report  

  
Designated Speaker:  David Weber 

  STAFF RECOMMENDATION 

  (1) That Board of Variance Bylaw No. 9259 be introduced and given 

first, second and third readings; and 

  (2) That Consolidated Fees Bylaw No. 8636, Amendment Bylaw No. 

9267 be introduced and given first, second and third readings. 

  

 

  PLANNING AND DEVELOPMENT DIVISION 
 

 3. PROPOSED ZONING TEXT AMENDMENT – NOTIFICATION 

SIGNS FOR CITY-INITIATED REZONING OR TEXT 

AMENDMENTS 
(File Ref. No. . 12-8060-20-009264; 08-4430-03-11) (REDMS No. 4596479 v. 3) 

PLN-169  See Page PLN-169 for full report  

  
Designated Speaker:  Wayne Craig 
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  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9264, that clarifies 

that notification signs for City-initiated rezoning or text amendments are 

not required, be introduced and given first reading. 

  

 

 4. APPLICATIONS BY ORIS DEVELOPMENT (HAMILTON) CORP. 
FOR REZONING AT PARTS OF 23241 AND 23281 GILLEY ROAD, 
AND 23060, 23066, 23080 AND PART OF 23100 WESTMINSTER 
HIGHWAY FROM "SINGLE DETACHED (RS1/F )” TO "LOW RISE 
APARTMENT (ZLR27) – NEIGHBOURHOOD VILLAGE CENTRE 
(HAMILTON);” AND 23241, 23281 AND PART OF 23301 GILLEY 
ROAD, AND PART OF 23060 AND 23000 WESTMINSTER HIGHWAY 
FROM "SINGLE DETACHED (RS1/F)” TO "RESIDENTIAL/ 
LIMITED COMMERCIAL (ZMU29) – NEIGHBOURHOOD VILLAGE 
CENTRE (HAMILTON)”  
(File Ref. No. 12-8060-20-009260/9261/9262/9273/9276; RZ 14-660662/RZ 14-660663) (REDMS No. 

4594676 v. 10) 

PLN-175  See Page PLN-175 for full report  

  
Designated Speaker:  Wayne Craig 

  STAFF RECOMMENDATION 

  (1) That Official Community Plan Bylaw 9000, Amendment Bylaw 9260 

to amend Schedule 2.14 – Hamilton Area Plan to:   

   (a) amend the text within Section 3.2, Objective 2, Policy a) 

respecting the “Neighbourhood Village Centre (Retail and 

Office with Residential Above 4 Storey 1.50 FAR)” land use 

designation; and 

   (b) re-designate 23066 and parts of 23080 and 23100 Westminster 

Highway from “Neighbourhood Village Centre (Residential 4 

Storey 1.50 FAR)” to “Neighbourhood Village Centre (Retail 

and Office with Residential Above 4 Storey 1.50 FAR);” 

   be introduced and given first reading; 

  (2) That Official Community Plan Bylaw 7100, Amendment Bylaw 9273 

to delete the exiting Schedule 2.14 – Hamilton Area Plan in its 

entirety, be introduced and given first reading; 

  (3) That Bylaws 9260 and 9273, having been considered in conjunction 

with: 

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

   (b) the Greater Vancouver Regional District Solid Waste and 

Liquid Waste Management Plans; 
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   are hereby found to be consistent with said program and plans, in 

accordance with Section 882(3)(a) of the Local Government Act; 

  (4) That Bylaws 9260 and 9273, having been considered in accordance 

with OCP Bylaw Preparation Consultation Policy 5043, are hereby 

found not to require further consultation; 

  (5) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9261, to 

create the "Low Rise Apartment (ZLR27) – Neighbourhood Village 

Centre (Hamilton)” zone, and to rezone parts of 23241 and 23281 

Gilley Road, and part of 23060, 23066, 23080 and part of 23100 

Westminster Highway from "Single Detached (RS1/F)” to "Low Rise 

Apartment (ZLR27) – Neighbourhood Village Centre (Hamilton),” be 

introduced and given first reading; 

  (6) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9262, to 

create the "Residential/Limited Commercial (ZMU29) – 

Neighbourhood Village Centre (Hamilton)” zone, and to rezone 

23241, 23281 and part of 23301 Gilley Road, and part of 23060 and 

23000 Westminster Highway from "Single Detached (RS1/F)” to 

"Residential /Limited Commercial (ZMU29) – Neighbourhood 

Village Centre (Hamilton),” be introduced and given first reading; 

and 

  (7) That Hamilton Area Plan Community Amenity Capital Reserve Fund 

Establishment Bylaw No. 9276, pursuant to Section 188(1) of the 

Community Charter, to establish a capital reserve fund for 

community amenity contributions that are received for the planned 

community amenities as specified under Schedule 2.14 - Hamilton 

Area Plan, Bylaw 9000, be introduced and given first, second and 

third readings. 

  

 

 5. APPLICATION BY JASDEEP MANN AND HARPREET MANN FOR 

REZONING AT 10291 NO. 5 ROAD FROM SINGLE DETACHED 

(RS1/E) TO COMPACT SINGLE DETACHED (RC2) 
(File Ref. No. 12-8060-20-009243; RZ 15-694974) (REDMS No. 4563706) 

PLN-267  See Page PLN-267 for full report  

  
  Designated Speaker:  Wayne Craig 

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9243, for the 

rezoning of 10291 No. 5 Road from “Single Detached (RS1/E)” to 

“Compact Single Detached (RC2),” be introduced and given first reading. 
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 6. MANAGER’S REPORT 

 

  
ADJOURNMENT 

  

 



City of 
Richmond Minutes 

Date: 

Place: 

Present: 

Also Present: 

Call to Order: 

Planning Committee 

Tuesday, June 16,2015 

Anderson Room 
Richmond City Hall 

Councillor Linda McPhail, Chair 
Councillor Bill McNulty 
Councillor Chak Au 
Councillor Carol Day 
Councillor Harold Steves 

Councillor Alexa Loo 

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

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Planning Committee held on 
Tuesday, June 2,2015, be adopted as circulated. 

CARRIED 

NEXT COMMITTEE MEETING DATE 

Tuesday, July 7,2015, (tentative date) at 4:00 p.m. in the Anderson Room 

The Chair advised that Non-Farm Use of Farmland would be considered as 
Item No. 4A. 

1. 
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Planning Committee 
Tuesday, June 16,2015 

PLANNING AND DEVELOPMENT DIVISION 

1. APPLICATION BY G & B ESTATES LTD. FOR REZONING AT 3868, 
3880 AND 3900 STEVESTON HIGHWAY FROM THE 
"NEIGHBOURHOOD COMMERCIAL (CN)", "GAS & SERVICE 
STATIONS (CG2)" AND "SINGLE DETACHED (RSlIA)" ZONES TO 
A NEW "NEIGHBOURHOOD COMMERCIAL (ZC36) 
STEVESTON" ZONE 
(File Ref. No. 12-8060-20-009252/9253; RZ 07-394294) (REDMS No. 4574015 v. 4) 

Wayne Craig, Director, Development, briefed Committee on the proposed 
application, noting that it will facilitate the redevelopment of an existing 
shopping centre located at the intersection of No. 1 Road and Steveston 
Highway, and will include an Official Community Plan amendment to re
designate portions of the site from "N eighbourhood Residential" to 
"Commercial. " 

In reply to queries from Committee, Sara Badyal, Planner 2, noted that the 
proposed development will be single-storey and will not include a second 
storey for residential apartments. 

Discussion ensued with respect to other potential uses for the subject site that 
may include options for residential use. 

In reply to queries from Committee, Ms. Badyal advised that (i) the subject 
site includes a small portion that is currently zoned for single-family 
residential, (ii) development application signs are erected on-site, and (iii) 
should the proposed application proceed, notification to residents in the area 
would be sent in advance of the Public Hearing. 

David Sprague, representing G&B Estates Ltd., provided background 
information on the subject site and advised that the applicant wishes to retain 
the site's retail uses and not incorporate residential uses. Also, Mr. Sprague 
was of the opinion that the proposed retail development will be beneficial to 
the neighbourhood. 

In reply to queries from Committee, Mr. Sprague noted that the applicant has 
considered the potential to include residential units above the base 
commercial units; however, residential units would require an additional 
parking structure, which is currently economically unfeasible. 

2. 
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Planning Committee 
Tuesday, June 16, 2015 

It was moved and seconded 
(1) That Official Community Plan Bylaw 7100 and 9000, Amendment 

Bylaw 9252, 

(a) to redesignate 3868 and 3880 Steveston Highway from 
"Neighbourhood Residential" to "Neighbourhood Service 
Centre" in Attachment 1 to Schedule 1 of Bylaw 9000 (City of 
Richmond 2041 OCP Land Use Map); and 

(b) to redesignate 3868 and 3880 Steveston Highway from "Single
Family" to "Commercial" in the Land Use Map of Schedule 2.4 
of Bylaw 7100 (Steveston Area Plan); 

be introduced and given first reading; 

(2) That Bylaw 9252, having been considered in conjunction with: 

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

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

is hereby found to be consistent with said program and plans, in 
accordance with Section 882(3)(a) of the Local GovernmentAct; 

(3) That Bylaw 9252, having been considered in accordance with OCP 
Bylaw Preparation Consultation Policy 5043, is hereby found not to 
require further consultation; and 

(4) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9253, to 
create the "Neighbourhood Commercial (ZC36) - Steveston" zone 
and for the rezoning of 3868, 3880 and 3900 Steveston Highway from 
the "Neighbourhood Commercial (CN)", "Gas & Service Stations 
(CG2)" and "Single Detached (RS1IA)" zones to the 
"Neighbourhood Commercial (ZC36) - Steveston" zone, be 
introduced and given first reading. 

CARRIED 

2. ROAD NAMING FOR THE NEW ROAD CONNECTING ACKROYD 
ROAD TO ELMBRIDGE WAY 
(File Ref. No. 6360-05) (REDMS No. 4583496) 

In reply to queries from Committee, Kathy Tong, Property Records Clerk, 
noted that the new extension of Ackroyd Road is accessible from No.3 Road. 

It was moved and seconded 
That the name "Ackroyd Road" be selected for the extension of the east
west road located in Section 5 Block 4 Range 6, connecting Ackroyd Road 
to Elmbridge Way. 

CARRIED 

3. 
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Planning Committee 
Tuesday, June 16, 2015 

3. APPLICATION BY FIRST RICHMOND NORTH SHOPPING 
CENTRES LTD. FOR A ZONING TEXT AMENDMENT TO THE 
"NEIGHBOURHOOD COMMERCIAL (ZC32) - WEST CAMBIE 
AREA" ZONE FOR THE BUILDING AT 9291 ALDERBRIDGE WAY 
(ON THE PROPERTY AT 9251 ALDERBRIDGE WAY) 
(File Ref. No. 12-8060-20-009256/9258; ZT 14-677144) (REDMS No. 4582072 v. 2) 

Mr. Craig briefed Committee on the proposed application, noting that it will 
facilitate the relocation of an existing private liquor store to the SmartCentres 
site, and a neighbourhood survey was conducted in accordance with Policy 
9307. 

In reply to queries from Committee, Mr. Craig spoke of the proposed 
relocation of an existing private liquor store to the subject site and provided 
the following information: 

• the Richmond RCMP and the Liquor Control and Licensing Branch 
have not advised the City of any issues associated with the private 
liquor store at its current location; 

• the Parks Department and the Richmond RCMP have expressed no 
concern with respect to the proposed relocation of the private liquor 
store; 

• although Garden City Park is within 500 metres of the proposed 
relocation of the private liquor store, Alderbridge Way is a major 
arterial road and as such, will act as a buffer between the store and the 
Park; 

• a vegetative buffer on the subject site will further separate the liquor 
store from the Park; and 

• the proposed relocation of the private liquor store will be more than 
300 metres from the West Cambie Park. 

It was moved and seconded 
(1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9256, for a 

Zoning Text Amendment to the "Neighbourhood Commercial (ZC32) 
- West Cambie Area" zone to allow a type 2 retail liquor store to be 
located in the building at 9291 Alderbridge Way (on the property at 
9251 Alderbridge Way), be introduced and given first reading; and 

(2) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9258, for a 
Zoning Text Amendment to the "Downtown Commercial (CDT1)" 
zone to remove type 2 retail liquor store as a permitted use at 8088 
Park Road (on the property at 8080 Park Road), be introduced and 
given first reading. 

CARRIED 

4. 
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4613832 

Planning Committee 
Tuesday, June 16, 2015 

4. PROPOSED ZONING BYLAW AMENDMENTS TO REGULATE 
BUILDING MASSING AND ACCESSORY STRUCTURES IN 
SINGLE-FAMILY DEVELOPMENTS 
(File Ref. No. 12-8060-20-009249; 08-4430-01) (REDMS No. 4574786 v. 3) 

Barry Konkin, Program Coordinator-Development, and James Cooper, 
Manager, Plan Review, provided an overview of the proposed zoning bylaw 
amendments to regulate building massing and accessory structures in single
family developments and provided the following information: 

II the proposed amendments are not anticipated to reduce the overall 
Floor Area Ratio (FAR) of new dwellings; 

II two-storey dwellings will be limited to nine metres to the roof peak, 
thus eliminating the use of the roofs mid-point for measurement 
purposes on two storey dwellings; 

II maximum ceiling height will be tied to the structural component of the 
floor above, eliminating the use of dropped ceilings to achieve the 
height requirement; 

II there is a trend towards higher ceilings in new dwellings; 

II the proposed amendments will reduce overall building massing on the 
upper floors, which will increase adjacent properties' daylight and 
privacy; and 

II the proposed amendments will reduce massing on second floors and 
will complement recent zoning bylaw amendments, which regulated the 
building massing for 2.5 storey single-family dwellings. 

Mr. Konkin then briefed Committee on the proposed amendments related to 
accessory buildings and highlighted the following: 

II detached accessory buildings up to 70.0 m2 may be located within the 
rear yard; 

II all detached accessory buildings located entirely or partially in the rear 
yard, may cover no more than 40% of the rear yard's area; 

II the setback from the front lot line must be at least 20.0 metres; 

II the setback from the exterior side lot line must be at least 7.5 metres; 

II the maximum height for detached accessory buildings less than 10m2 

is 3.0 metres for a detached accessory building with a pitched roof, and 
2.5 metres for a detached accessory building with a flat roof; and 

II the maximum height for a forward proj ecting attached garage 
constructed as part of a principal building is 6.0 metres to the roof ridge 
for a garage with a pitched roof, and 4.5 metres for a garage with a flat 
roof. 

5. 

PLN - 10



4613832 

Planning Committee 
Tuesday, June 16, 2015 

Mr. Cooper spoke to the enforcement of the proposed amendments, noting 
that the City will be able to suspend any suspected illegal construction 
activities until the builder is able to prove compliance. 

Mr. Konkin commented on the possible alternative bylaw options for interior 
ceiling height. He noted that Bylaw No. 9265 would reduce the maximum 
permitted ceiling height to 3.7 metres and would maintain the 10m2 floor area 
exemption for over-height areas used for entries and stairs. Bylaw No. 9266 
would permit a maximum ceiling height of 5.0 metres prior to over-height 
area being counted as part of the floor area, and would maintain the 10m2 

exception for entries and stairs. 

In reply to queries from Committee, Mr. Craig noted that, should the proposed 
amendments advance, they would be considered at a Special Public Hearing 
tentatively scheduled for July 6, 2015. 

Discussion ensued with regard to the effectiveness of the proposed 
amendments and in response to queries from Committee, Mr. Craig advised 
that proposed amendments, including lower ceiling heights, will impact the 
form of development and will reduce the overall massing in single-family 
dwellings. 

Discussion then took place on the role of architectural design in the increased 
massing in new developments. 

In reply to queries from Committee, Joe Erceg, General Manager, Planning 
and Development, noted that the proposed amendments, in combination with 
regulations for 2.5 storey dwellings, should effectively control the overall 
volume of new developments; however, the proposed amendments are not 
intended to address issues related to dwellings perceived to have poor 
architectural design. Moreover, he noted that Council may consider 
alternative bylaw options that would further restrict or lessen the proposed 
massing regulations. 

In reply to queries from Committee, Mr. Craig advised that the proposed 
amendments have provisions for exemptions to the 3.7 metre ceiling height 
limit, including a 10m2 area for the entries and stairwells, and a 15 m2 area 
that could be located elsewhere in the dwelling, provided that specific setback 
requirements are met. 

In reply to queries from Committee, Mr. Erceg noted that the base single
family zoning will apply once overlying Land Use Contracts are terminated; 
therefore staff are advising that the proposed amendments be implemented 
prior to addressing issues related Land Use Contracts. 

Discussion ensued with respect to enforcement options for the proposed 
amendments and Mr. Craig noted that no additional enforcement powers are 
required; however, the bylaws will clearly state the building regulations and 
staff will be requesting additional submissions during the Building Permit 
process to verify zoning compliance. 

6. 
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Planning Committee 
Tuesday, June 16, 2015 

In response to queries from Committee, Mr. Craig noted that staff do not 
recommend the use of volumetric measurements to establish building 
parameters, and accessory buildings larger than 10m2 will be considered part 
of the overall floor area. Also, Mr. Cooper noted that a dwelling's stairwell 
does not necessarily contribute to reducing overall massing. 

In reply to queries with regard to height measurements of 2.5 storey 
dwellings, Mr. Craig noted that the purpose of allowing the additional height 
is to conceal the upper half storey within the sloping roof. 

Discussion ensued with regard to reducing the overall massing by reducing 
the second floor ceiling height, and Mr. Craig noted that, by tying the ceiling 
height to the structure, false dropped ceilings are eliminated and the floor area 
is accommodated in an effective manner. 

In reply to queries from Committee, Mr. Cooper noted that the proposed 
amendments will not restrict a builder from building higher ceilings; however, 
should builders choose to construct higher ceilings, the building'S footprint 
and overall size would then be reduced. 

In response to queries from Committee with regard to historical changes to 
Richmond Zoning Bylaw No. 8500, Mr. Craig noted that the adoption of the 
flood protection bylaw and concerns associated with 2.5 storey dwellings led 
to the amendment to measure height to the roofs mid-point. 

Discussion ensued regarding construction violations related to space above a 
garage and Mr. Craig noted that staff has seen a trend to accommodate high 
interior spaces within dwellings. He added that based on staff assessments, the 
most common unpermitted conversions would be converting space over the 
garage into habitable space. 

In reply to queries from Committee, Mr. Erceg noted that the current trends in 
architectural designs involve higher ceilings in single-family dwellings. He 
added that the proposed amendments should reduce possible mis
interpretation of the bylaw. 

In reply to queries from Committee, Mr. Craig advised that staff are currently 
not aware of a three-storey dwelling in the city and that 2.5 storey homes with 
flat roofs may be perceived as three-storey homes. He added that bylaw 
amendments adopted earlier this year would address issues related to building 
height in 2.5 storey dwellings. 

7. 
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Planning Committee 
Tuesday, June 16,2015 

Discussion ensued regarding the alternative bylaw options and Mr. Craig 
noted that Bylaw No. 9265 would be more restrictive than the proposed 
amendments as it would reduce the maximum permitted ceiling height to 3.7 
metres and maintain the area exempt from the floor area calculation at 10 m2

. 

Bylaw No. 9266 would be more permissive compared to the proposed 
amendments as it would permit a maximum ceiling height of 5.0 metres 
before the over-height area is counted twice for floor area, and would leave 
the exemption area at 10 m2

. He added that the exemption areas of 10 m2 and 
15 m2 were based on a review of issued permits and the space designed by 
builders, and that this could be modified if required. 

In reply to queries from Committee. Mr. Erceg noted that under the proposed 
amendments, builders would be able to build the permitted densitr and FAR; 
however, if more over-height space is preferred beyond the 10m and 15 m2 

exemptions, the size of the house would be reduced. 

Mark Sakai, representing the Greater Vancouver Home Builders' Association, 
expressed concern related to the proposed amendments and read from his 
submission (attached to and forming part of these minutes as Schedule 1). 

In reply to queries from Committee with regard to zoning regulations in other 
municipalities, Mr. Sakai noted that zoning policies are not necessarily 
transferrable from one municipality to another due to varying environmental 
factors. Mr. Sakai then commented on the amendment process and was of the 
opinion that more community consultation and policy review was needed to 
fully address issues. 

Neil Cumming, 5771 Gannet Court, spoke on the proposed amendments and 
expressed concern with regard to (i) the possible misinterpretation of the 
regulations, (ii) the timeline of the possible termination of Land Use 
Contracts, (iii) the footprint of dwellings under the proposed amendments. 
Mr. Cumming suggested that new developments should reflect the state of the 
current neighbourhood and that new zoning be created where larger homes 
may be built. 

Dana Westermark, representing the Urban Design Institute, commented on the 
proposed amendments and expressed concern with respect to (i) possible 
misinterpretation of the regulations, (ii) the potential for the regulations to 
create poorly designed homes, and (iii) the possible homogeneous appearance 
of homes. Also, he was of the opinion that the design of adjacent homes be 
taken into account in the approval of new dwellings, noting that the interface 
of the new dwellings should gently transition to the existing adjacent homes. 
Further, he added that the majority of builders follow the City's regulations 
and that the building community would be eager to participate in a discussion 
with stakeholders. 

8. 
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Planning Committee 
Tuesday, June16, 2015 

Discussion ensued with regard to (i) reducing instances of possible 
misinterpretation of zoning bylaw regulations, (ii) blending new dwellings 
into existing neighbourhoods, and (iii) placing a moratorium on new 
construction during the bylaw amendment process. 

In response to queries from Committee, Mr. Erceg noted that the City cannot 
impose a moratorium on new construction, and the City of Vancouver has 
additional powers to control the design of new construction that are not 
available to the City. 

Sam Sandhu, 4691 Tilton Road, spoke on the effect of immigration on 
housing in the city and expressed concern with regard to the short timeline of 
the bylaw amendment process, and the potential division between builders 
and residents. 

CUr. Au left the meeting (5:40 p.m.) and returned (5:42 p.m.). 

Vancouver Resident, 6526 Dawson Street, commented on the proposed 
amendments and was of the opinion that the proposed amendments will not 
decrease massing. He suggested that the exterior design of potential new 
developments in relation to adjacent homes be considered prior to approval, 
and additional community consultation be done on the matter. 

CUr. Day left the meeting (5:47 p.m.) and returned (5:48 p.m.). 

In reply to queries, Mr. Craig noted that the City's regulatory abilities differ 
from those of the City of Vancouver. He added that the City cannot deny 
applications based on the exterior architectural design of the development. 
Also, he noted that amendments to Area Plans, extended public consultations 
and significant City resources would be required should the City wish to 
pursue designating all single-family areas as Development Permit Areas. 

John ter Borg, 5860 Sandpiper Court, expressed concern related to building 
massing in the city and read from his submission (attached to and forming 
part of these minutes as Schedule 2). In reply to queries from Committee, Mr. 
ter Borg noted that the City does not provide builders with a design drawing 
checklist and that said checklist would work in parallel with the zoning bylaw. 

In reply to queries from Committee, Gavin Woo, Senior Manager, Building 
Approvals, advised that there is an informal checklist available for staff use to 
check design drawings to ensure zoning bylaw and BC Building Code 
compliance. 

In response to queries from Committee, Mr. Craig advised that the exterior 
designs of new townhouse developments are reviewed by staff, the Advisory 
Design Panel, and by Council. Also, he added that along arterial roads, lots 
adjacent to townhouse developments are typically designated in the Official 
Community Plan for townhouses. 

9. 
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Planning Committee 
Tuesday, June 16, 2015 

Amit Sandhu, 9751 No.6 Road, expressed concern with regard to the possible 
effects of the proposed amendments on smaller lot developments and read 
from his submission (attached to and forming part of these minutes as 
Schedule 3). 

Bob Ethier, 10471 Truro Drive, expressed concern with regard to the 
proposed amendments and noted that there is market demand for larger 
homes. He was of the opinion that more time be allotted for community 
consultation between stakeholders. 

Graham Taylor, 8571 Fairhurst Road, expressed support for the proposed 
amendment and expressed concern with regard to (i) demolition of homes in 
the city, (ii) the effect of larger dwellings on local real estate prices and (iii) 
the inspection and enforcement process. 

Kathryn McCreary, 7560 Glacier Crescent, expressed concern related to 
building massing in the city and read from her submission (attached to and 
forming part of these minutes as Schedule 4). 

In reply to queries from Committee, Ms. McCreary was of the opinion that 
builders circumvent the zoning bylaw and has reported suspect developments 
to the City. 

John Roberts, 9120 Chapmond Crescent, commented on the historical aspects 
of Richmond Zoning Bylaw No. 8500 in relation to building massing. He 
expressed concern with regard to (i) the incremental changes to zoning bylaw, 
(ii) the need for further community consultation on the proposed amendments, 
and (iii) the negative effects of large dwellings on adjacent homes. Also, Mr. 
Roberts was of the opinion that builders do not respect local residents and that 
the proposed amendments should move forward to Public Hearing. 

In reply to queries from Committee, Mr. Roberts described the negative 
effects of large dwellings on existing adjacent homes including (i) a loss of 
sunlight from shadowing, (ii) a loss of privacy, and (iii) the lack of integration 
of new developments into the existing neighbourhood. 

Khalid Hasan, 12220 Westminster Highway, distributed images of new 
dwellings adjacent to existing homes (attached to and forming part of these 
minutes as Schedule 5). He noted that builders generally follow the City's 
regulations and was of the opinion that new developments are relatively the 
same size as the existing adjacent homes. Also, he was of the opinion that 
more time should be allotted for further community consultation on the 
proposed amendments. 

Lynda ter Borg, 5860 Sandpiper Court, expressed concern related to building 
massing in the city and read from her submission (attached to and forming 
part of these minutes as Schedule 6). 

Cllr. Loa left the meeting (6:47 p.m.) and did not return. 

10. 
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Planning Committee 
Tuesday, June 16, 2015 

Raman Kooner, representing the Richmond Small Builders Group, expressed 
concern related to the proposed amendments and read from his submission 
(attached to and forming part of these minutes as Schedule 7). 

Gursher Randhawa, 3311 No. 6 Road, expressed concern related to the 
proposed amendments, and was of the opinion that the proposed amendments 
needs further community consultation and refinement, and there is a market 
demand for homes with higher ceilings. 

Charan Sethi, 10571 Granville Avenue, expressed concern related to the 
proposed amendments and was of the opinion that (i) the proposed 
amendments require further review, (ii) the proposed amendments should not 
be effective city-wide, and (iii) most of the issues related to building massing 
stem for poor architectural design. 

In reply to queries from Committee, Mr. Craig confirmed that the zoning 
bylaw is effective city-wide with the exception of site-specific zoning. 

Anne Piche, 11800 6th Avenue, expressed concern with regard to the proposed 
amendment in relation to (i) the need to protect existing neighbourhoods, (ii) 
the need for more bylaw enforcement, (iii) the trend of more infill homes 
within the neighbourhood, and (iv) the ability to rebuild damaged portions of 
existing homes under the proposed amendments. 

John Montgomery, 5880 Sandpiper Court, expressed support for the proposed 
amendments and was of the opinion that the said amendments should proceed. 

In reply to queries from Committee, Mr. Craig noted that staff can examine 
the potential implication of the proposed amendments on the vertical 
envelopes of narrow lots, and an open discussion of the proposed amendments 
in the form of a workshop with Council is not possible under the Local 
Government Act. 

In reply to queries from Committee, Mr. Erceg advised that (i) should the 
proposed amendments proceed, there will be further opportunities for public 
consultation prior to the Public Hearing, (ii) there are provisions for the 
reconstruction of damaged dwellings that do not conform to the proposed 
amendments, (iii) the proposed amendments were thoroughly reviewed by 
staff, (iv) the proposed amendments can be refined in the future, (v) should 
the proposed amendments be deferred, the City will continue to issue building 
permits under the existing bylaw, (vi) approximately 25 to 35 building 
permits are issued every month, (vii) the proposed amendments will be 
complementary to the amendments brought forward addressing flat roofs on 
2.5 storey dwellings, and (viii) the proposed amendments will address false 
ceilings and reduce building massing. 

The staff recommendation was introduced, but failed to receive a seconder. 
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Planning Committee 
Tuesday, June 16, 2015 

As a result, the following referral was introduced: 

It was moved and seconded 
(1) That the staff report titled Proposed Zoning Bylaw Amendments to 

Regulate Building Massing and Accessory Structures in Single
Family Developments, dated June 10, 2015, from the Director, 
Development, be referred back to staff; and 

(2) That staff report back to the July 21,2015 Planning Committee. 

The question on the referral was not called as discussion took place on the 
following: 

II 

II 

II 

II 

II 

II 

II 

II 

II 

the potential to further refine the proposed bylaw amendments; 

the introduction of a building permit checklist; 

the effect of large dwellings on adjacent existing homes; 

options to enforce the proposed bylaw amendments; 

the potential for further public consultation and a workshop with 
stakeholders, including information published in the local newspaper; 

the effect of the proposed amendments on sites under Land Use 
Contracts; 

the feasibility of a workshop with stakeholders in light of the proposed 
Public Hearing's timeline; 

adherence to the current massing regulations' intent; and 

the potential number of building permits issued under the current 
regulations should the proposed amendments be deferred. 

In reply to queries from Committee, Mr. Erceg noted that a staff review of the 
amendments and a potential workshop cannot be completed within a two 
week timeframe. 

The question on the referral was then called and it was DEFEATED with 
Cllrs. Au, Day, and Steves opposed. 

The Chair advised that the staff report titled "Proposed Zoning Bylaw 
Amendments to Regulate Building Massing and Accessory Structures in 
Single-Family Developments," dated June 10, 2015, from the Director, 
Development, would proceed to the Regular Council meeting on June 22, 
2015, without a recommendation. 

As a result of the discussion, staff were directed to provide Council with 
information related to the items discussed at Committee and in particular, 
options for the enforcement of the proposed amendments. 

In reply to queries from Committee, Mr. Erceg advised that a building permit 
checklist is not something that is typically embedded in the zoning bylaw. 
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Planning Committee 
Tuesday, June 16, 2015 

4A. NON-FARM USE OF FARMLAND 
(File Ref. No.) 

Discussion ensued regarding the reported sale of health products, derived 
from a closed health supplement store, at a farm near the intersection of 
Blundell Road and Sidaway Road. 

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

It was moved and seconded 
That staff investigate the reported sale of non-farm products at the farm 
located near the intersection of Blundell Road and Sidaway Road and 
report back. 

CARRIED 

Discussion ensued with regard to the movement of dirt along the west side of 
Sidaway Road between Blundell Road and Steveston Highway. The Chair 
advised that the City has issued permits for that site. 

5. MANAGER'S REPORT 

(i) YVR Master Plan 

Terry Crowe, Manager, Policy Planning, updated Committee on the upcoming 
2017 - 2037 YVR Master Plan. He noted that staff have established a City 
Team and have held discussions with YVR staff. He added that the YVR 
Master Plan will be prepared in four phases: (i) a Public Survey, in the Fall of 
2015, (ii) Scenarios and Options, early in 2016, (iii) Draft Plan, late in 2016, 
and (iv) Finalization, early in 2017. Also, he noted that YVR will be 
conducting approximately ten consulting opportunities for Richmond 
residents until the Fall of2016. 

Discussion ensued with regard to the piles of dirt reported north of Larry Berg 
Park. 

As a result of the discussion, staff were directed to investigate the said piles of 
dirt and report back. 

The Chair advised that some members of Council had an opportunity to tour 
the McArthurGlen Outlet Mall. Also, she noted that there are plans for the 
outlet mall to connect to the City's dike trails. 

(ii) Lingyen Mountain Temple Open House 

Mr. Craig advised that the Lingyen Mountain Temple has an Open House 
scheduled for June 23, 2015 and staff will be in attendance. 

13. 
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Planning Committee 
Tuesday, June 16, 2015 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (7:54 p.m.). 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the Planning 
Committee of the Council of the City of 
Richmond held on Tuesday, June 16, 
2015. 

Councillor Linda McPhail 
Chair 

Evangel Biason 
Auxiliary Committee Clerk 
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Schedule 1 to the Minutes of the 
Planning Committee meeting of 
Richmond City Council held 
Tuesday, June 16, 2015. 

The Voice of the Residential Construction Industry in the Greater Vancouver Area 

16 June 2015 

Planning Committee 
City of Richmond 
6911 No 3 Road 
Richmond BC 

Members of Planning Committee: 

Re : Proposed Zoning Bylaw Amendments to Regulate Building Massing and Accessory Structures in 
Single-Family Developments 

The Greater Vancouver Home Builders' Association (GVHBA) represents over 830 member companies 
involved in the development and construct ion of residential properties in the Lower Mainland . It has 
always been our opinion that the del ive ry of housing represents a collaborative effort between local 
government and industry. 

In our opinion, the current proposal to amend the Richmond Zoning Bylaw, being presented today at 
Planning Committee, requires add itional study and consultation before first and second reading and 
subsequent Public Hearing on 06 July. 

While your staff have done an exemplary job in the short time provided to prepare the proposed bylaw, 
we believe there is still work to be done to examine potential unintended downstream impacts of the 
changes to the maximum height, building envelope and interior ceiling height elements. For example, 
has staff fully considered the comments from the Advisory Design Panel regarding the potential to 
" ... stifle creativity .. " , "cause uniformity of design of single-family homes" and lithe need for more time 
to study and provide comments regarding the proposed amendments"? 

Has there been enough analysis to ensure that the proposed amendments will, indeed, address the 
concerns which have been brought to Council from Richmond residents? Has there been enough time 
to assess the impacts of Bylaw No. 9223 (the 2 ~ storey amendment) upon neighbourhoods before 
determining the need for a new bylaw? Has the analysis been completed to ensure that the 'offending 
homes' are not t he result of Land Use Contracts, and not the existing Zon ing Bylaw (in which case, the 
new Bylaw will have no impact until all LUCs have been terminated) . 

Canadian Iit& 
Home Bui~d~ rs' 

Assoc iatIOn 

British Columbia 

IJ1 Building A BerterBC 

Home ~~~~~~s~ .... 
Association ~ 
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The Voice of the Residential Construction Industry in the Greater Vancouver Area 

Council has the very significant responsibility to ensure that approved policies are in the best interests of 
Richmond as a whole, including residents, businesses, and employees ofthose businesses. Is the 
application of a city-wide zoning bylaw amendment the best vehicle to deal with concerns which have 
been raised by residents? 

In our opinion, there are too many unanswered questions regarding this proposed zoning amendment. 
While it may very well be the case that some new restrictions will be required, we should ensure that 
those amendments are correct for the circumstances, meet Council's goals, and are in the best interests 
of Richmond as a whole. We therefore respectfully request that the Planning Committee refer this 
proposal back to staff, so that the implications of the amendments can be considered more fully, 
communicated and discussed in a thorough manner with residents and the housing industry, and all 
parties are confident that the results lion the ground" will meet expectations. 

Yours truly, 

Director of Government Relations 

Canadian fit& 
Home Build~rs' 

ASSOCiation 

British Columbia r;;r Building A Better Be 

Home ~:~Iadd:;s~ ..... 
Association ~ 
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City of Richmond 

Schedule 2 to the Minutes of the 
Planning Committee meeting of 
Richmond City Council held on 
Tuesday, June 16, 2015 .. 

PLANNING COMMITTEE MEETING 

SUBMISSION PACKAGE 

June 16, 2015 

Gap Analysis - Massing and Height Control Recommendations 

Presented by 

John ter Borg, B.Eng., MLWS, LEED AP 

TABLE of CONTENTS 

I. Enforcement options 

II. Proposed Amendments to Zoning Bylaw 8500 

III. Implementation of future proposed changes now 

a. Maximum building depth (50% of lot depth) 

b. Envelope Articulation (2nd storey floor area at 80% of 1st storey) 

IV. Advisory Design Panel 
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Gap Analysis - Massing and Height Control Recommendations 

We cannot regulate good design but we can regulate building massing. The 
changes in this proposed bylaw amendment to control massing and height are a 
watered down version of what was presented at the stakeholder's forum three 
weeks ago and that study was already limited in clarity and targeting. Half of the 
controls bundled together in this proposed amendment bylaw relate to attached 
garages, detached garages, and secondary structures. There is not enough 
substance provided that will give City plan checking and inspection staff the tools 
needed to control massing within the house itself. 

I. Enforcement Options 

Refining massing controls and improving enforcement were both part of City 
Council's April 20th, 2015 referral motion (Appendix 1). But the issue of 
enforcement has not been addressed by these proposed Bylaw Amendments. 

I will again emphasize my concerns about enforcement. The changes described in 
the City's massing study and the wording of the proposed Bylaw will not amount 
to much unless stricter enforcement is also part ofthe change. Adoption of an 
internal and external Building Permit checklist with specific drawing detail 
requirements and an appropriate number of cross-section drawings is essential to 
controlling the quality of Building Permit submissions. All neighbouring 
municipalities include one in their submission process and Richmond needs to as 
well. 

Enforcement of City Zoning Bylaws would benefit from a 1-year post occupancy 
inspection for all new houses, an enforcement practice that is also utilized by 
neighbouring municipalities. 

The City has within its powers the ability to conduct random and independent 
audits on all houses and especially those that may be suspected of aftermarket 
infill and modifications. This should become a formal practice in Richmond. 
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Design Drawing Checklist and Documentation 

The attached survey of Richmond's neighbouring municipalities takes a look at the 
minimum level of Building Permit Application drawing detail documentation and 
that is required by each municipality (Appendix Sa). The study reveals that 
Richmond's inadequate level of drawing detail and limited cross-section drawings 
have directly contributed to the unnecessary massing experienced in new houses. 

Checklist requirements when used in conjunction with municipal Bylaws are 
particularly helpful in reducing void spaces, cavities, and controlling unnecessary 
building massing. The City of Richmond can easily enforce the intent of the Zoning 
Bylaw by simply instituting an external and equal to the internal drawing 
requirement checklist as all neighboring municipalities have done. This change is 
needed today and speaks directly to enforcement options required by Council's 
April 20th

, 2015 referral motion. 

II. Proposed Bylaw Amendments 

The images in Appendix 3a. show how a double height floor area located at the 
back and in the center of a house contributes directly to massing that is 
experienced in rear yards. These images show houses that back on to public parks 
or lanes, but this is also happening within subdivisions. The massing is not obvious 
when viewing from the street but the direct impact on neighbouring backyards is 
severe. 

Proposed Amendment Bylaw option 9265 that sets the double counting floor area 
standard at a generous height of 12.1 feet is needed. Bylaw option 9266 
maintains the status quo with 16.4 feet storey heights, and Bylaw option 9249 is 
too complex and the only option with the floating 'free' space and will be a 
challenge for plan checking staff to administer and difficult for inspectors to 
enforce on site. Uncounted, free or 'bonus' double height floor areas contribute 
directly to unnecessary massing in houses. The 160 ft2 'free' extra double height 
space proposed in this Amendment Bylaw is not acceptable. This was not what 
was presented to Richmond's Advisory Design Panel and it was not an acceptable 
change to what minimal citizen input was allowed by the City's limited process. 
This gift cannot be accepted within an exercise that purports to eliminate 
unnecessary massing. 
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The single height control that is described by Bylaw option 9265 (no 'bonus' was 
included) is needed to provide clarity in design, construction, and enforcement. 

Voids and cavities contribute to unnecessary massing 

The incentive to build massive second floors in new houses also applies to 2.5 
storey houses. The third storey of a 2.5 storey house is limited to a maximum of 
50% of the floor below. The incentive is for 2nd floor areas to be as large as 
possible. This creates a driver that contributes to voids and cavities in the lower 
floors that are unnecessary and which can be easily filled-in post occupancy 
(images in Appendix 3b.). 

The construction of double height floor areas within the middle of houses also 
contributes to unnecessary voids and cavities. Because much of the building mass 
is moved up to the second floor of houses in order to tie-in to the double height 
areas, this pushes the two storey high external walls out to the property lines. 
When this is combined with the Bylaw's current 20 foot rear yard setback 
neighbours have little relief and their rear yard privacy and livability is 
compromised. Just imagine having one of these buildings looking over your back 
fence. 

Residential Vertical Lot Envelope 

The changes proposed to the residential vertical lot width envelope without 
adding the items for "future considerations" amount to tinkering and do not 
provide enough of the required massing control that is needed by approvals and 
inspection staff (Appendix 4.). 

This is explained by looking at the Allowable Floor Area Ratio (FAR) for houses in 
residential Richmond which is set at 55% (on first 5,000 ft2) + 30% on the 
remaining lot area. As well as the Maximum Buildable Site Coverage that is set at 
45% of the lot. If the allowable FAR (55%) is placed on first level of the house and 
the allowable lot coverage is 45% that leaves only the 10% remaining FAR to 
spread over the 2nd and 3rd floors. But this is not what is observed in Richmond 
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today, as new houses climb so high that they project into and even mimic the 
appearance of these maximum envelope outlines (Appendix 2a). 

III. Implementation of Future Proposed Changes 

The massing study presented by City staff describes proposed future amendments 
to control height and massing. The rear yard setback and the 80% 2nd storey 
controls that were removed from the massing study need to be part of any 
approved massing and height control bylaw amendments and implemented as 
they are described in the study. (Appendix Sa/b). 

These controls are overdue and the changes are required now, and should not be 
delayed. We need a commitment from Council to include these changes within 
the approved amendments and a confirmed timeframe for doing so. 

How are we to expect that construction will be monitored and evaluated? What 
are the metrics that we will use to evaluate any changes in the future? In addition 
to approving the proposed amendment bylaw, these two additional controls need 
to be included as amendments as soon as possible. These changes will have real 
positive implications for managing massing of new houses today and the livability 
of neighbours and communities tomorrow. 

a) Maximum Building Depth (50% of lot depth) 

Introduces a flexible and fair control that speaks to the needs of a respectful rear 
lot setback. One that also increases and decreases with the size of a lot. 

b) Secondary Vertical Building Envelope Articulation 
(second storey floor area is 80% of the first storey) 

Introducing a limit to the 2nd floor area that is 80% of the first floor area is a 
helpful control that pushes the massing of a new house towards the ground floor 
where it is most appreciated. This will also reduce the opportunity for post-
occupancy fill-ins and outdoor patio spaces becoming walled interiors and should 
be implemented immediately (Appendix 3b). 
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IV. City of Richmond Advisory Design Panel (ADP) 

In a previous Planning Committee Meeting on May 20th, 2015 I made a 
recommendation that would increase transparency around the City of Richmond's 
use of the Advisory Design Panel. I appreciate that City has started to implement 
these changes by adding the terms of reference and mentioning the existence of 
the ADP on the City website's online listing of advisory boards and committees. 

http://www.richmond.ca/cityhall/council/boards/advisory.htm 

But for citizens to be kept well-informed on the workings of City Hall the listing of 
names of active members, meeting minutes, and the ADP meeting calendar 
should also be included. Other municipalities have been able to achieve this and it 
is important. Members of the Advisory Design Panel are appointed by Council to 
undertake objective reviews on behalf of Council, staff, and the public. 
Transparency and accountability are essential to this community role and for the 
important work that members are providing to protect the public interest in 
matters relating to Richmond's physical environment. 

Appendices 

1) City Council's April 20th
, 2015 Referral Motion 

2) Comparison of local Municipal minimum requirements 
Building Permit Application Details - Design Drawing Checklists 

3) Example Pictures 
a. Double height rooms contribute to massing in the back of houses 
b. Cavities and voids contribute to massing on upper levels 

4) Vertical Lot Envelopes - current and proposed 
5) Implementation of proposed future changes required now 

a. Maximum Lot Depth 
b. Envelope Articulation 
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City of Richmond, BC - Public Hearing - April 20,2015 - Minutes Page 8 of 10 

PH15/4-9 

In response to a query from Council, Mr. Craig advised that the proposed amendment 
would require that multi-pitched roofs with any flat portion be measured to the peak of 
the flat portion. He further advised that, under the proposed amendment, buildings 
would not be permitted to exceed the maximum height of 7.5 metres for any flat-roof 
portion of the structure. 
As a result of the discussion, the following amendment was introduced: 

It was moved and seconded 

That Resolution PH1514·B be amended by adding the fol/owing as Part 4: 

"That staff investigate the regulations related to the height and design of 
accessory buildings. " 

The question on Resolution PH15/4-9 was not called as staff was directed to examine 
the past 20 years of the City's zoning regulations rel~ted to accessory buildings. The 
question on Resolution PH15/4-9 was then called and it was CARRIED. 

esolution PH15/4-8 as amended by Resolution PH15/4-9 now reads as follows: 

That staff investigate options to better control issues related to overall building 
massing and construction of high ceilings, including but not limited to: 

(a) what other municipalities are doing; 

(b) enforcement options; and 

report back through Planning Committee; 

(2) That staff consult with stakeholders, residents, architects and home designers 
on the matter; 

(3) That staff refer the matter to the Richmond Advisory Design Panel for analysis 
and comment; and 

(4) That staff investigate thf! regulations related to the height and design of 
accessory buildings. " 

e aid of a PowerPoint presentation, John ter Borg, 5860 Sandpiper Court, raised 
concerns regarding building massing and read from a written submission (attached to 
and forming part of these minutes as Schedule 15). 
Kathryn McCreary, 7560 Glacier Crescent, spoke to concerns with respect to massing, 
great rooms, and excessive ceiling heights and read from a written submission 
(attached to and forming part of these minutes as Schedule 16). 
Mayor Brodie acknowledged the conclusion of the first round of speakers. Speakers 
then addressed Council for a second time with new information. 

Lynda ter Borg was of the opinion that the interests of future generations must be 
protected and referenced an article by Peter A. Allard (refer to Pages 30 to 34 of 
Schedule 14). 
Kathryn McCreary spoke to the rationale in permitting the demolition of homes 10 years 
young in light of the City's efforts to reduce, reuse, and recycle. 

http://www.richmond.ca/cityhall/council/agendas/hearings/2015/042015_minutes.htm 27/0512015 
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Comparison of Local Municipa l Requirements Date: June 16, 2015 
Prepared by: John ter Borg 
B.Eng., MLWS, LEED AP 

Bui lding Permit Applicat ion - Drawing Detai l Checklists 

Description: 
A survey of Richmond's neighbouring municipalities identified t he following guidelines and accompanying checklists that 
explain the minimum Building Permit application requi rements to be used in conjunct ion with the municipal Bylaws. This 
comparison presents the minimum level of detail required by each municipality with the underst anding that additiona l 
drawings and information may be required prio r to processing. 

Drawing det ail requirements are often described by similar wording t hat is to have the effect of enabling the timely 
processing of the Building Permit appl ication: 
1. The checklist must be completed by Building Permit applicant. 
2. Boxes are checked to verify t hat requ irements are met. 
3. The checklist is to be submitted with Build ing Permit application . 
4 . The requirements set out in the checkl ist need to be met; otherwise the application may/w ill be rejected . 

It is further not ed t hat the checklist does not include all the requirement s in the Zoning Bylaw. The Designer is required to 
refer to the Zoning Bylaw for all applicable requirements. If you cannot prepare acceptable drawings yourself, please 
ret ain the services of a qualified designer. 

Note: 

The shaded checklist requirements are pa rticularly helpful in reducing void spaces, 
cavities, and controlling unnecessary building massing. Richmond 's inadequate level of 
drawing detail and limited cross-section drawings contribute to unnecessary massing in 
new houses. Th e City of Richmond ca n enforce the intent of t he Zoning Bylaw by simply 
inst ituting a drawing requirement checklist as all neighboring municipalit ies do. 

Building Permit Guidance (1) 
1 scale requ irements 
2 BP application questionnaire 
3 BP application checklist 
4 BP application guide 
5 zoning bylaw checklist 
6 site synopsis 
7 lot area and zone 
8 FSR calculation, statement 
9 building site coverage 
10 impermeable surfaces and landscaping coverage 
11 minimum and proposed setbacks 
12 maximum and proposed building height, calculations 
13 floor area of each floor and any area permitted to be excluded 
14 documentation checklist 
15 drawing checklist 
16 sample drawing 

Drawing Plans - Specific Requirements (2) 
Site Plan 

17 legal description and civic address 
18 ultimate property lines 
19 type of residence (single family, du plex) 
20 north arrow 
21 site dimensions per the survey 
22 st reets and lanes (named) 
23 easements, right-of-ways, water courses, t ops of bank, restricted covenants 
24 locations of services at property lines (offsets shown), invert elevations, available water pressure 

25 overall building dimensions of both principal and accessory buildings 
26 Riparian setbacks 

distance of all building setbacks measured perpendicular to property lines (front, rear, and side ya rd 
27 setbacks) 
28 distance between principal building and accessory buildings 
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29 ./ ./ ./ ./ ./ 
existing and finished grades at all corners (buildings, property, retaining,walls (top and bottom)) 

30 crawl space, cellar/basement and accessory building floor slab elevation (MBE), GSC elevation ./ ./ ./ 

31 overall building height (roof ridge elevation) ./ ./ ./ ./ 

32 window wells, patio wells, non-permeable surfaces ./ ./ ./ ./ 

33 
driveway(s) and crossing(s) including width and distance from side property lines, elevations and slopes 

./ ./ ./ ./ ./ 

34 tree locations, size and protection measures ./ ./ ./ ./ 

35 zoning and zoning summary. Summary of all calculations (FAR), site area, building area ./ ./ ./ ./ ./ 

36 Reference to climatic design criteria (snow loads) BCBC ./ ./ 

37 Parking space requirements, access, width, spaces, for secondary suites ./ ./ ./ ./ 

38 storm sewer sump; rock pit; septic tank and field layout, ditch locations and inverts ./ ./ ./ ./ ./ 

39 vision clearance at street and/or lane intersections ./ 

40 lot grading and drainage (existing and proposed) ./ 

Building Cross-Section and Detail Drawings ./ ./ ./ ./ ./ ./ 

35 floor to ceiling height of all habitable rooms ./ ./ ./ 

36 
height of crawlspaces (showing a stepped footing) (area under raised slabs (>4ft) counted as FSR) 

./ ./ 

37 elevation at each finished floor, uppermost ceiling, eaves, and roof peak, roof midpoint ./ ./ ./ 

38 cross section through stairs to floor above showing headroom clearance ./ ./ 

39 floor, ceiling, roof and wall assembly details ./ ./ ./ ./ 

40 roof slopes ./ 

41 vaulted areas and adjacent concealed roof spaces ./ ./ 

42 drain tile specifications ./ 

43 height of all1/2storey or dormers where floor area has a minimum ceiling height of 4 ft ./ 

44 indicate all fire/sound separations between principle dwelling and all secondary suites ./ 

45 footing and foundation wall detail ./ ./ ./ 

Cross sections through the entire house relating to the floor plans, roof design and site conditions. Show 
./ 46 floor to ceiling heights and list all wall, floor and roof assemblies. 

provide cross sections and details for unusual construction situations including vaulted and cathedral 
47 ceilings. ./ 

provide a separate cross section through the lot and house demonstrating conformance to the vertical 
./ 48 building envelope height restrictions 

- Floor, Foundation, and Roof Plans ./ ./ ./ ./ ./ ./ 

49 overall building dimensions of both principal and accessory buildings ./ ./ ./ ./ 

complete dimensions to all construction (outside of exterior walls, centreline of interior walls) 
./ ./ ./ ./ 

50 
51 Foundation for the proposed house, garage, decks ./ ./ ./ 

52 indicate load bearing (shear) walls ./ ./ ./ ./ 

53 crawl space details, access, ventilation ./ ./ 

54 label room use, size, and dimensions including finished and non-finished areas ./ ./ ./ ./ ./ 

size and location of stairs, floor, decks, porches, flat roofs, balconies, sundecks, covered decks ./ ./ 
55 
56 size and location of 'open to below' area ./ ./ 

57 
size and location of projections, eaves, chimneys, bay windows, vents, concealed spaces, a/c unit, ./ ./ ./ ./ ./ 
appliances, furnaces 

58 windows and doors including door swings and sizes, skylights, locations and sizes ./ ./ ./ ./ ./ 

59 stairs showing direction of travel and dimensions ./ ./ ./ ./ ./ 

60 
direction and sizes of all floor/ceiling/roof structural components, including beams and hangers, seismic 
design (braced walls) (sealed by P.Eng.) 

./ ./ ./ 

61 plumbing fixtures, HWTs, appliances, fireplaces, and heating/ventilation systems ./ ./ ./ ./ 

62 location of hardwired smoke alarms and carbon monoxide alarms ./ ./ ./ 

63 secondary suite detail incorporated in application ./ ./ 

64 section lines (indicate with lines and arrows where cross sections are taken) ./ ./ 

65 construction and finish details ./ 

66 type of heating system, locations, mechanical equipment ./ ./ ./ 

67 framing details of floor system above (beams, columns, joists, bridging, stripping) ./ ./ ./ 

68 outline of roof above including overhangs ./ 

69 for flat roof /roof deck areas, show location of all plumbing vents ./ 

70 details for floor areas that have sloped ceilings - may have to be counted twice ./ 

Building Elevations ./ ./ ./ ./ ./ ./ 

71 exterior finish and cladding materials ./ ./ ./ ./ 

72 window size, type, and direction of opening ./ ./ ./ ./ 
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73 existing and finished grades at building corners, geodetic ./ ./ ./ ./ ./ 

elevations (inc. building height) at each finished floor, uppermost ceiling, eaves, & roof peaks 
./ ./ ./ ./ ./ 

74 
75 roof slopes ./ ./ ./ ./ 

76 spatial separation calculations for each elevation ./ ./ ./ ./ 

77 size and height of aerial trespass if applicable ./ 

78 ./ ./ ./ 
elevation of mid rooffor sloped roofs & of highest roof ridge or peak, height from avg. grade 

79 elevation at the top of the wall under the eaves to calculate exposed building face ./ ./ 

80 
proposed building envelope, primary and secondary (measured from the lowest of the four corner ./ 
elevations ofthe proposed building) 

81 Indicate location of bay windows, window wells, chimneys, including height to roof ratio ./ ./ 

82 Eave overhang dimension including gutters ./ ./ ./ 

83 elevation of proposed top of concrete around perimeter of the building ./ 

84 location of potential solar hot water heating panel on new homes ./ 

85 dimensions of exterior guards and guard details ./ 

86 porch dimensions and clear height to underside of ceiling ./ 

Construction Details ./ ./ ./ ./ ./ ./ 

83 bedroom windows indicating height from finished floor to window sill and opening vent sizes 
./ 

84 typical bay window/window seat! window well ./ ./ 

85 sloped/vaulted ceilings/roof decks indicating ventilation and insulation requirements ./ 

86 
stair details, indicating inner and outer radius of curved stairs, widths, rise, run number of risers, nosings, 

./ ./ ./ 
guards, and handrails, balconies 

87 
lintel, beam, post, joist and stud sizes and spacings including lumber grading specifications 

./ ./ ./ 

88 
engineered structural components (prefabricated trusses, engineered wood members, glass guard, steel ./ ./ ./ ./ ./ 
beams, shearwall details, hold-downs and connectors under Professional of Record) 

89 
building envelope details (roofing, cladding insulation, vapour barrier, drainage, cavity, dampproofing, 
waterproofing) 

./ ./ ./ ./ ./ ./ 

90 
for two family dwellings, party wall from foundation to underside of roof sheathing indicating proposed 

./ ./ ./ 
fire separation and sound transmission rating 

91 crawl space and concealed roof space access and ventilation details ./ ./ ./ 

92 all construction materials ./ ./ ./ 

93 provide door, window, skylight specification demonstrating NAF5 compliance ./ 

94 concrete topping (for in-floor radiant heating) where applicable ./ ./ 

Subtotals 
Drawing Plans - Specific Requirements (2) 60 59 65 52 39 6 
Building Permit Guidance (1) 6 10 9 5 8 3 

95 Additional checklist items 40 31 0 4 0 0 
Total - Drawing Detail Requirements 106 100 74 61 47 9 ... ... -c GJ III > > GJ .:: 

::::I ..c > $ 0 
0 ra E u ra .:: ~ ~ ... ..c: .:: iii ... ... u ra ::I ::I GJ 

Source(s): > 0 /XI VI z ii: 

1 Corporation of Delta - Building Permit Application - Single Family Dwellings - Information Package and Guidelines 
nttp:llwww.delta.ca/docs/default-sourcelcommunity-planning-and-development/building-forms/1067-new-sfd-worksheet.pdf1sfvrsn=lO 

2 City of Burnaby - Building Permit Application Requirements for New Single and Two Family Dwellings 
http://www.burnaby.ca/Assets/dty+servlces/buildlng/BrQchures+$!26+Bulletrns/Single-tS I26+Two+Family+Oweliings/Building+permit+Aoplication+Reguirements+for+New+Single+and+Two-Family+Owelllngs.pdf 

3 New Westminster - Single Detached & Duplex Residential- Building Permit Application Guide 
http://www.newwestcitv.ca/database/rtelfiles(Guide%20to%20Slngle%20Detached%20and%20Duple)(%20Residential%20Buildlng"-'2OPermit"-'20Acplicatlon(21fll .pdf 

4 City of Surrey - A Guide to Applying for a Building Permit for a New Single Family Dwelling 
http://wwwsurrcyca/mes /BP for New Single Family Dwelling. pdf 

5 City of Vancouver - Construction of Outright 1/2 Family Dwelling - Development & Building Application Submission Requirl 
http· //vancouver.calfiles/covlland2familyoutright.pdf 

6 City of Richmond - A Guide for the Homeowner/Builder 
http://wwwdchmond .ca/shared/assets/pc 326229.pdf 
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Planning Committee 
City of Richmond 
6911 No.3 Road 
Richmond, B.C. V6Y 2C1 

Schedule 3 to the Minutes of the 
P~anning Committee meeting of 
Richmond City Council held on 
Tuesday, June 16, 2015. 

June i 6th 2015 

RE: Bylaw - Unintended Consequences to Compact Single family 
the Adverse Impact on Affordability 

Dear Councilors & Members of the Planning Committee, 

My name is Amit Sandhu and my company Ampri Construction is a Multi-Family 
Developer in the City of Richmond. Having built over 700 townhomes in the City, 
we are now shifting our focus to build Compact Single Family Homes. This is in an 
effort to address the need for smaller, new single-family homes. This market is 
currently underserved, creating a large gap in the new market housing 
continuum. (See Sample Images on Appendix A) 

I'd like to share my concerns over the proposed Bylaw 9249 and to point out the 
unintended side effects of the changes contained within the strategy. These 
concerns are over the following items in particular: 

4.18.2 - Lot Width Less than 10m 
A) Absolute Height Measurement 

4.18.3 - Lot Width Greater than 10m but less than 18m 
A) Decreasing the size of the building envelope (5m Vertical vs. 6m) 
B) Absolute Height Measurement 

I urge the committee to consider the following conditions that adversely affect 
my ability to build my 30-home subdivision in Steveston (5460 - 5560 Moncton st.) 

Minimum Lot Size & Density 
Although my lots meet the RC2 requirement of a minimum lot size of 270sqm, the 
lots are 1 0.12m wide leaving only 28.08m in depth. The requirements of bylaw 
9249 would make it impossible to fit the allowed RC2 Zoning density on 14 of the 
30 lots in my subdivision (See Appendix B). The proposed bylaw fails to 
adequately address homes at the compact end of the housing size spectrum. 

Minimum Flood Plain Construction Levels 
Complicating matters is that our subdivision is located in a 2.9m FCL and not in 
Area A, which allows living areas to be built .3m above the crown of the road 
(1.35 + .3 = 1.65m in this case). So the homes on the South Side of Moncton Street 
are already at a 4ft disadvantage in maximum height as the living area starts 
1.25m higher than across the street or other neighborhoods but the vertical 
building envelope measurement is taken from the finished lot 
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grade (See Appendix C: FCL Map + Illustrated Cross Sections). The proposed 
bylaw unfairly penalizes homes that are not in the Area A FCL. 

Examples of the Unintended Consequences of Bylaw 9249 

Adverse Effects on Affordability 
When we apply the proposed changes to houses in my subdivision you will see 
the building envelope cuts through the second floor (See Appendix DJ. Since we 
do not have adequate lot depth to accommodate the allowable density, we 
must lose square footage. The reduced square footage results in the loss of one 
bedroom, leaving these to be two bedroom homes. We have calculated a loss 
of 225 square feet per typical lot in this scenario. That means our 1825 Sqft homes 
would be reduced to 1600 sqft. Currently, 1600sqft three bedroom townhouses 
sell for approximately $700,000 whereas 2200sqft single-family homes sell for 
$1.2M {See Current Listings Appendix EJ . This is a $500,000 gap hopeful new 
homeowners must overcome to own a new single family home. 

Adverse Effects on Economy 
As I have illustrated, the consequences of the proposed bylaw will be far 
reaching . The market w ill react to the changes immediately and we will see 
older single-family home values decrease across the board. This will be a 
negative impact for homeowners in Richmond that have built up equity over the 
years in older homes. In addition, newer homes in Richmond built according to 
the current bylaws with higher ceilings and larger building envelopes will increase 
in value because of the market demand for these styles of homes - adding 
further pressure down the line to other asset classes such as townhouses and 
apartments. 

Conclusion 
My intent is to address an ever growing need in an unusual real estate market by 
building compact single-family homes that bridge the current gap between 
multi-family and single-family home prices. Adopting bylaws such as the 
proposed Bylaw 9249 makes my job harder. Complex bylaw and zoning issues 
require a sophisticated approach so that we can develop feasible solutions and 
also identify outliers and create suitable solutions for each zone or planning area. 
Together, we need to work to find solutions that are sensitive to the intricacies of 
place making, home building, community development and the diversity of the 
market. 

~Swd~ 
fnYl~ 1,S47£ 
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APPENDIX A 

Examples of Compact Single Family Homes in Steveston 
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# 12 5180 BLUNDELL RD, Richmond, British Columbia V7C1H4 - V1128581 I Realtor.ca 

# 12 5180 BLUNDELL RD, Richmond, British Columbia V7C1H4 

$710,640 

Listing 10: V1128581 

Property Type 
Single Family 

Built in 

2015 

Description 

Building Type 
Row / Townhouse 

Title 
Strata 

2015-06-16, 9:46 AM 

3_ 

Shangri-La Living offers. Luxury Townhouses: 6 Detached-semi-detached Townhouses with Side by Side Garage, 2 storeys & 3 stores, from 1382 sq.fl. to 1644 sq.ft 
Radiant Heat, Air-conditioning, Instantaneous hot water heaters, Energy electric fireplace w ith custom designed mantle etc. Great Catchment School: McKay 
Elementary & Burnett Secondary ... Will Complete Fall 2015! 

Details 

Appliances Included 

All 

Building 

Architecture Style 

2 Level 

Bathrooms (Total) 

3 

Walk Score® 

! Walk Score®: 
i Somewhat Walkable 

( .-.--

Sarah l Guo 
Personal Real Estate Corporation 

(. 778-998-4068 

Fax: 604-273-3124 

Multiple Realty ltd.lRhmdl 

( #110 - 9780 Cambie Road 
Richmond, BC V6X1K4 

i (. 604-273-8555 

i Fax: 604-273-4882 L ______ _ 

Features 

Central location 

Basement Features 

Unknown 

Fire Protection 
Smoke Detectors 

Dell! provided by: Ret!l1 ESlCte Board Of Greeter Vancouver 

Basement Type 

None (Unknown) 

Floor Space 
1620 sqft 

, 
_.-- --.-.~- ~ ... 

All inrormotion displ~ed is believed 10 be occurate but is not gueronteed cnd should be independently verified. No wommties or representeuons ore mode of ony kind. 

htlp://www.realtor.calResidentiaIlSingle-Family/15806995/-12-5180-BLUNDELL-RD-Richmond-British-Columbia-V7C1H4#PP=true&v=d&ps_de=true Page 1 of 2 
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10531 NO 1 RD, Richmond, British Columbia V7E1S3 - V11219851 Realtor.ca 

10531 NO 1 RD, Richmond, British Columbia V7E1S3 
$1,198,000 
Listing ID: V1121985 

Property Type 
Single Family 

Land Size 
3615 sqft 

Description 

Building Type 
House 

Built in 
2014 

Title 
Freehold 

2015-06-16,9:53 AM 

51==; 

UNBEATABLE STUNNING CUSTOM-BUILT HOME IN DESIRABLE STEVESTON NORTH NEIGHBORHOOD! BETTER THAN NEW, 1 YR YOUNG, Almost 2,300SF, TotalS 
bdrms 4.S baths which inell BDRM LANEWAY HOME with $9S0 monthly income. This contemporary home feats supreme materials, admirable craftsmanship & 
quality design, double high ceilings, rich hlw firs, naturally bright, over-sized windows, open gourmet kitchen, top-ol-line applc & cabinetry, beautiful solid stone 
surfaces, park-like garden, radiant fir heat & security system. WALK TO Minoa Steves Elem, Hugh Boyd Sec, Steveston Village, Richmond Dyke Trails, Garry Point 
Park, shopping, recreation & transit! 

Details 

Amenities Nearby 
Golf Course, Marina, Recreation, Shopping 

Fixtures Included 
DrapesIWindow coverings 

Building 

Architecture Style 
2 Level 

Bathrooms (Total) 
S 

Floor Space 
2277 sqft 

Land 

Frontage 
30ft ,2 in 

Walk Score® 

Walk Score®: 
Somewhat Walkable 

Appliances Included 
All 

Basement Features 
Unknown 

Fire Protection 
Security system 

Style 
Detached 

landscape Features 
Garden Area 

Features 
Central location, Wet bar 

Basement Type 
None (Unknown) 

Fireplace 
1 

http://www.realtor.caJResidential/Single-Family/15666789/1 0531-NO-1-RD-Richmond-British-Columbia-V7E1 S3I1PP=true&v=d&ps_de=true Page 1 of 2 
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Richmond Planning Committee Meeting - June 16, 2015 

Proposed Amendments to Zoning Bylaw 8500 

Schedule 4 to the Minutes of the 
Planning Committee meeting of 
Richmond City Council held on 
Tuesday, June 16,2015. 

Height and Massing Controls for Single Family Houses in Richmond 

Introduction 

At the April 20, 2015 Public Hearing I made a presentation to Mayor and Council. 
demonstrated that there is a pattern of over height rooms in most new houses stemming from 
the repeated use of partially dropped ceilings to meet the current storey height limit of 16.4ft. 
In reality, 21ft ceiling have become the new norm, and two storey grand rooms are appearing 
in both the front and back of many new houses. Continuing with my research I have analyzed 
the three proposed alternative amendments (9265, 9249, and 9266) to the Zoning Bylaw 8500 
to control building height and massing. 

Options 

• Amendment Bylaw 9265 !I 12.1ft (3.7 m)" ceiling/storey (preferred) 

CD Amendment Bylaw 9249 "12.1ft (3.7 m)" ceiling/storey + 15m2 of floor area (proposed 
by Staff) 

• Amendment Bylaw 9266 "16.4ft (5.0m)" ceiling/storey 

All Options Provide the following modifications to Zoning bylaw 8500: 

1. The practice of using false dropped ceilings to measure the height is eliminated by 
introducing a "height, ceiling" definition to the top of the finished floor of a storey in the 
definition section of the bylaw. 

2. The 34.5ft (10.5m) maximum height to the highest peak Df a pitched roof allowance is 
removed and replaced with a 29.5ft (9m) maximum height to the highest peak for a 2 
storey house, but not for a 2.5 storey house. The table below shows the heights for 
both 2 and 2.5 storey houses in neighboring municipalities. 
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Table 1: Heights - 2 and 2.5 Storey Houses in Metro Vancouver 

Overall Height to 
Midpoint 

Roof 

Metre Feet Metre Feet 
1 Coquitiam 11 36.1 
2 New Ister 10.7 35.0 7.6 25.0 
3 Richmond 10.5 34.5 9.0 29.5 

4 Surrey 9.0 29.5 
5 Port Coquitlam 9.0 29.5 
6 Vancouver 9.5 31.2 
7 Delta 9.5 31.2 8.1 26.5 
8 North Vancouver (City of) 9.1 30.0 
9 langley 9.0 29.5 
10 Burnaby 9.0 29.5 
11 White Rock 8.5 27.9 
12 West Vancouver 7.6 25.0 

3. Richmond allows amongst the highest overall building height at 34.5ft (10.5 m). 2.5 
storey houses have been permitted for the better part of the last century in most 
municipalities, and no other municipality differentiates between the height of a 2 and 
2.5 storey house, so why should Richmond start now? Also, the FAR for a potential 2 or 
2.5 storey house for a given lot is identical so why should their building heights and 
consequently envelopes differ? 

4. Changes to controls on vertical lot width envelopes, resulting in envelopes differing 
between 2 and 2.5 storey houses. 

5. Detached accessory buildings have been limited. 

6. Reduction in the peak of the attached garage on the Richmond L shaped special is 
imposed. 
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Amendment Bylaw 9265 allowing "12.1ft {3.7 mt ceilings/storey is the best 
option for improvement to the current Zoning Bylaw 8500. 

The 16.4ft (5.0 m) ceiling/storey allowance is removed and replaced with a 12.1ft (3.7 m) 
ceiling/storey height in line with Burnaby, Surrey and Vancouverj and which the Advisory 
Design Panel was supportive. 

Amendment Bylaw 9249 allowing"12.1ft (3.7 m)" ceilings/storey + 15m2 of floor 
area exemption (proposed by Staff) has the potential ~o create problems for 
Zoning bylaw 8500. 

Amendment Bylaw 9249 reads: "An additional maximum of 15m2 offloor area with a ceiling 

height between 3.7 and 5m, provided the floor area is located at least 2.0m from the interior 

side yard and rear yard". 

An existing exemption of 10m2 (106ft2
) for the foyer/staircase is already allowed by the current 

bylaw. The foyer/staircase areas under the existing exemption currently reaches heights of 
21ft. 

The proposed 15m2 (161ft2
), 16.4ft (5m) overheight area is not tied to a location or a purpose 

and can be incorporated anywhere. In addition, this option is unclear because the exterior 
expression measured from finished floor to the bottom of the eave, must be no higher than 
12.1ft (3.7m), but the interior ceiling height can range between 12.1ft (3.7m) and 16.4ft (5.0m). 
Definitely adding to the complexity at the plan checking stage. 

The 10m2 (106ft2
) exemption for the foyer/staircase is already generously interpreted. Adding, 

another liberally interpreted area at a height that is inconsistent with other neighbouring best 
practices would be a recipe for confusion in, plan checking and at inspection. City Staff have 
shown in their table - "Environmental Scan of Building Heights and Interior ceiling limitations -
May 2015", attached to the report for this planning meeting, that the exempted areas if 
offered, are only for the foyer/staircase in neighboring municipalities and not for other random 
areas in houses. As shown in the table, Surrey, Burnaby and Delta currently have an exempted 
area for the foyer/staircase. On the other hand, the City of North Vancouver, District of North 
Vancouver, City of White Rock and City of New Westminister are not cited as having 
exemptions. 
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Amendment Bylaw allowing 9266 "16.4ft (5.0mt ceilings/storey is the worst 
option for improvement to the current Zoning Bylaw 8500. 

The proposed Amendment Bylaw 9266 retains the 16.4ft (5.0m) ceiling/storey allowance. The 
Advisory Design Panel found it too generous and supports a 12.1ft (3.7m) ceiling/storey height 
as already mentioned. 

Proposed Considerations that need to be addressed now as opposed to in the future, and are 
omitted from all proposed Amendment Bylaws include: 

1. Maximum Building Depth - inhabitable space measured in the direction of the front to 
rear yard will be 50% of the lot depth (as presented in Study on Massing by the City). 
Change was supported by Advisory Design Panel. 

2. The second storey floor area will be a maximum of 80% of the first storey (as presented 
in Study on Massing by the City) 

3. Projections into the 4ft side yard should be eliminated all together. 
4. Differentiating between properties by lot size frontage alone is not sufficient. Lot area is 

also relevant and should be included because Richmond has many atypical shaped lots. 
5. Minimum roof pitch 

Conclusion: 
1. Modify Amendment Bylaw 9265 (Attachment 5, PLN-219 to PLN-225), by lowering the 
maximum height for both 2 and 2.5 storey houses to 29.5ft (9.0 m) 
2. Delete section 4.18.3(b) and 4.18.4(b) and add houses with 2.5 storeys to 4.18.3(a) and 
4.18.4{a) of Amendment Bylaw 9265. 
3. Put forth Amendment Bylaw 9265, in conjunction with changes that allow effective 
enforcement. 

Kathryn McCreary, P.Eng. 
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Khalid Hasan 

From: 
Sent: 
To: 

Subject: 

Parm Dhinjal <parmdhinjal@shaw.ca> 
Tuesday, June 16, 2015 9:53 AM 
Ajit Thaliwal; info@khalidhasan.com; 'Raman I(ooner'; 'Charan Sethi'; 'Sal Bhullar'; 
gordonsommerfeld@shaw.ca; 'Gursher Randhawa'; 'Mark Sakai' 
FW: meeting 

From: Rod Lynde [mailto:lynde@telus.net] 
Sent: June-16-15 7:26 AM 
To: 'PARM DHINJAL' 
Subject: Fw: meeting 

Th is is a message I sent to James Cooper after the first meeting I attended . I guess it didn't make any 
difference. 

Rod 

From: Rod Lynde 
Sent: Thursday, May 28, 2015 12:21 PM 
To: Cooper, James 
Subject: Re: meeting 

Hi James: 

Thanks for inviting me to Tuesday's meeting regarding residential massing concerns. I would like to make 
some comments which I wasn't able to at the meeting. 

I design homes for a variety of client s. Some are builders wanting a plan that wi ll sell well to the immigrating 
Chinese buyers which are the main driving force behind Richmond's real estate market . There are also many 
other home owners who want to live in Richmond and want to create a home that will maintain it's value as 
well as provide an enjoyable environment to live in. Some of these clients wi ll demolish the house they were 
living in to build a new one because they want to stay in the neighbourhood. 

I have never had someone ask me to design a new home with an 8'-0" main floor and a 7'-6" upper floor to 
preserve the character of the existing older homes in the neighbourhood. These existing homes which were 
built about fifty years ago were tract housing built to provide affordable housing and were basically three 
plans ... the Woods bungalow, the same bungalow plan on an unfinished lower floor and the Seafair split. The 
only significant difference between rows of these similar homes was the co lour of the siding. These homes 
are being replaced because they are small, outdated, inefficient and impractical for the needs of homeowners 
today. They are also nearing the end of their life without expensive renovations. Preservation of this 
neighbourhood character is unrealistic. I appreciate that the opposition to new construction originates from 
owners of these older homes but there is a much larger silent majority that would much rather have newer 
homes of better quality. To preserve this character would be like returning to rotary dial telephones or black 
and white television. 

The Westwind subdivision and other land use subdivisions are anomalies because many of the lots are 
governed by a land use contract which limits site coverage but not floor area and allows a maximum height of 
35 feet. The original homes there are about 40 years old and were built to standards that would not comply 
to the existing building code or market demand. 

I'd like to address the proposed envelope for lots more than 18 metres wide which wou ld be zoned RIlE. The 
houses I have been designing in the last few years have typically been two storey with the main floor height of 
10'-0" and the upper floor height of 9'-0" . If you add in the joist space of 1'-3" and 8" min imum from the main 
floor slab to finished grade, the total height would be almost 21 feet or 6.4 metres minimum. The definition of 
fin ished site grade would increase the height depending on the existing lot grade. To create a building 
envelope that penalizes the typical new home by forcing the upper wall in to comply with the new envelope 
seems excessive especially if the angle of the upper portion is 30 degrees instead of 45 degrees. 

I propose that the envelope shape would be measured from the highest adjacent crown of road to be 
consistent with the flood plain measurement and follow the principal of the existing enve lope shape. The 
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envelope would be measured 1.2 metres from the side lot line and rise 5 metres vertically to the top of the 
wall plate then at 1.8 metres for lots up to 20 metres wide and 2.0 metres for wider, the envelope would ri se 
vertically to a height of 6.5 metres to the top of the wall plate then ri se at a 45 degree angle to a maximum 
height of 9.3 metres. This would ensure a level field for new construct ion competing with existing 
construction. 

The 45 degree angle would allow design of "Craftsman" style homes which are very popular but include steep 
roof lines to accent the gables. A 30 degree angle would not allow this type of home and would limit the 
shape of houses to a strict template that would make the new houses look the too sim ilar. Design by 
legislation might not be what Council intends to achieve. 

Height of attached garages could be contro lled by a second envelope that would be measured from the 
. highest adjacent crown of road and measured from the 1.2 metre setback and rise to 4.3 metres vert ically 
then rise at a 45 degree angle to a maximum of 7.3 metres. This envelope would only app ly to the portion of 
the garage that does not have a habitable floor space above it. 

The issue of dropped ceilings in overheight rooms can be solved easily. One storey maximum height would be 
5.0 metres from the main floor slab elevation to the top of the wall plate of the highest wall in the room. This 
is not difficult to design into typical plans and would take away the option of a second floor being added. 

Limiting the depth of new houses might be too restrictive if the lot depth is smaller than average. If the one 
storey portions at the front and rear were excluded from the restricted depth that could be a solution. 

I hope you consider my comments even though they are unsolicited. I wanted to make sure I was heard and 
that I could still design houses in Richmond that clients want. 

Thanks, Rod 
From: Cooper, James 
Sent: Monday, May 25, 2015 1:29 PM 
To: 'Rod Lynde' 
Subject: meeting 

Good afternoon, Rod 

The agenda package for tomorrow's meeting will be avai lable at the front counter at City Hall after 2.30 pm today. 

James 
James Cooper, Architect AIBC 
Manager, Plan Review 
City of Richmond I 6911 No.3 Road, Richmond BC V6Y 2C1 
Direct (604) 247-4606 I jcooper2@richmond.ca 
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Schedule 6 to the Minutes of the 
Planning Committee meeting 01 
Richmond City Council held on 
Tuesday, June 16, 2015. 

I am Lynda ter Borg and I reside at 5860 Sandpiper Court in Richmond. From my perspective as a 
realtor, I see hundreds of homes each year, and I have extensively studied the issues before us. I am 
able to speak to your choice amongst the 3 amendment options, presented to you by staff today, to 
control massing and height issues of new house construction. 

You will need to ask staff to provide a few more tools to be able to better control the massing and 
height issues. Maximum lot depth and envelope articulation are tools left in the backroom for future 
consideration. The Design Advisory Design Panel expressed support for a 50% maximum lot depth but 
we don't see that recommendation in any of the 3 proposals. The tools must be applied as a whole to 
houses being built in order for these controls to be successful. Houses that are too high, too wide, or 
too deep simply do not fit in a lot. 

The processes used by staff were ones of expediency. Public consultation was token and superficial. 
We asked to meet to review these proposals to evaluate how the changes affect current building 
practices but were refused. The bundling of choices in the recomme~dations is not supportable 
without additions to these amendment proposals. 

There is no choice in the three proposals to control the height issues. All three proposals separate 2 
storey height and 2 and a half storey height to 29.5 feet and 34.5 feet respectively. No other 
municipality separates these two styles of houses. We need to remember these zoning bylaws will 
eventually have to fit the 4000 smaller and shorter to depth LUC properties. Staff suggested at the 
builder's forum, if a two and a half storey house on farm land, or a property with view, and has a specific 
need, they can best proceed by way of a variance request with neighbourhood consultation. 

The following is an example from the MLS of a house built after the 2008 height change to 34.5 feet. 
The lot size has a maximum allowable FAR 3120 sq. ft. One year later it sold at 3950 sq. ft. with realtor 
comments "all available space is maximized into bonus living area." But that is not the end of the 
storey. That same house was back on the market at 4380 sq. ft. with now the realtor comments 
describing "3 expansive levels" and with a "registered plan showing 3116 sf., builder added 3rd level 
with no permits." 1264 sq. ft. or 40% added FAR! 

Here is an example of a house being built at 8291 Fairfax Place (SHOW PICTURE). I call it the "attic with 
view windows." This house has huge windows into the attic space and you can see clearly from the 
street all the roof trusses. I was walking by yesterday and was invited'inside to view. The gentlemen in 
the house told me the room and staircase to the attic would be added later. This is a zoning house, not 
LUC, and has a very tiny 2% pitch. Is this not a flat roof? 

This last example on Bates shows a house built with the entire first floor at 16 ft (5m). (SHOW PICTURE) 

We have a problem in Richmond applying the zoning bylaws as they are intended to be interpreted. In 
the public consultation "Attachment 3" page PLN-l72 the record says I presented "legal" double height 
examples. How ridiculous, I would like the minutes corrected to read that all my examples showed 
illegal, unrestricted ceiling, double height in completed homes. These examples were not to some 
lowered ceiling trying to comply with the current 16ft ( 5 m )standard but were full one storey 20 feet 
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interior and exterior height and definitely, inspected and approved in breach of the City's zoning 
bylaws. 

How can we have such a disjoint from intention and enforcement of our Bylaws? Freely gifting 
additional double height bonus space or what is now being called {{exception space" is in direct 
opposition to our intention to control massing and building height. Tlie staff recommended proposal is 
the only proposal that makes this gift to increase to interior massing. The issue is how the volume 
inside a house affects those who live next door. The rules should be simple and clear. Gifting an extra 
160 ft 2 of floating double height space is working against the intention to control massing. 

Our Bylaws already grant 10m2 of double height space that is specifically attached to staircase and 
entrance foyer functions. This creates the grand entrance of a finely designed home. I can assure you 
the City is already being very liberal in this interpretation, as the majority of entrance foyer's are well in 
excess of a 10ft X 10 foot space. A new freely floating additional space, 150% more than currently 
allowed, is governed by additional setback requirements and will be a problem for staff to administer 
and enforce. Why create more problems? The staff proposal doesn't even have the additional setbacks 
properly and accurately written. For this reason alone this proposal cannot be accepted without 
corrections required. 

Corrections for errors and omissions must also be made to setbacks for accessory buildings. The 
deletions in all three proposals have removed setback requirements for rear lot and interior side lot 
lines. Good fences make good neighbours but I don't think a 700 sq ft building measuring, 13 feet tall, 
and covering 40% of your backyard is a good neighbour substitute for a 6 foot backyard fence. 

Speaking of setbacks and Vertical lot width envelope. My 1970's house has side yard setbacks of 2 
meters or 6 feet. We are 12 feet from our neighbour, wall to wall. Today's current Zoning Bylaw 8.1.6.3 
(a) says the minimum interior side yard is 2.0 m (6.5 feet) for lots greater than 65 feet wide. Sounds 
great however, this is now translated as 1.2meters minus 0.6m for projections for fireplaces we no 
longer build, for dining room buffets, bayed windows, inter alia. Resulting in 2 foot wide sideyards that 
are narrower than a door way. No space for a wheelbarrow or wheelchair to pass thru to the backyard. 

Please support the 3.7 meter ceiling/storey height option. Bylaw 9265, with no additional bonus to 

double height, and make the necessary corrections to bring all houses to a common building height of 

29.5 ft. (9m) , add those set back corrections for accessory buildings ... and please also correct the 

front page so you are recommending the correct amendment Bylaw (see front page for error). 

Earn back the credibility, the transparency and the accountability this municipality needs by introducing 
one year completion inspections, conducting random audit inspections during construction and after 
completion by different inspectors, and by instituting stringent design check lists for plan checkers and 
builders to follow. 

I could go on but I won't. A Public Heating should not be the place to have to hammer out these 
housekeeping issues. Enforce not only the Bylaws but also their intent. 
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Schedule 7 to the Minutes of the 
Planning Committee meeting of 
Richmond City Council held on 
Tuesday, June 16,2015. 

My name is Raman Kooner I live at 3399 Moresby Dr in Richmond Be. I am here as a representative of 
the small builders group in Richmond. 

I just wanted to start off by thanking staff for the long hours invested in the report brought forward. At 
planning committee on May 5th I was a delegate and spoke on the referral from council on this massing 
and construction of high ceilings. Councillor Day had asked me a question if as a representative of the 
building community was I willing to compromise and my answer to that was, yes we would. 

In that spirit we attended a meeting with representatives from the small builders group and the 
westwind rate payers group. In this meeting we had good discussions amongst the people that were 
there. Towards the end of the meeting it seemed like there was very good progress made as to concerns 
and issues that needed to be addressed it really felt like the two parties were coming to agreements on 
many things and some things that still needed to be worked on. 

Durring our Second meeting with staff that included UDI, Greater Vancouver Home Builders Association 
and The Small Builders group, We once again discussed with staff the proposed changes and expressed 
to them where we were willing to make compromises and significant adjustments to the current bylaw 
to address the massing and ceiling height issue. 

In both of these meetings we pointed out to staff that we thought that the process was moving along 
very quickly and we did not have enough time to digest the information that was coming out. The 
informal report that staff had given us had three versions of what they said was going to come forward 
in the report one of which was going to be recommended. In that informal report we pointed out many 
errors that were made. 

We feel that there has been a real disconnect here with staff, although they did meet with us on two 
different occasions and fielded many phone calls from us they also told us they would be going forward 
with these three options and one of those options has been Qooopletely or:+littsQ from the report. 

~htlft~~ 
Although we have some real major issues with what staff has recommended here there are other things 
in the recommended bylaw that we are completely comfortable in making the compromise on. 

One of these major issues is the second floor setback. On the RS1/ A, RS1/B, Rl,K this drastically changes 
the upper floor of the homes that can be built in these zones. On the RS1/ A zone if this is allowed to 
pass it will effectively destroy that type of home. 99% of the homes in Steveston Village are RS1/ A, Here 
I have a drawing of a Home in Stevenson Village; if the change to the bylaw is made the shaded area on 
the upper floor plan will be lost, ~is home will be left with 2 bedrooms and maybe an open denlJ ~ rY\... 

-1 _~ h~~ Ge,\t\\N\ .la~S ~ ~~ .. 
t f1.s a represehtative of the- SJ:Jall builaers group we respectfully ask committee to refer this back to staff 

as a community we need more time to look at this bylaw and make sure it is clear and concise and free 
from these mistakes. We also ask that staff be instructed to take their time in this process and that they 
give all stakeholders including residents enough time to review information that they gather. The last 
thing we want to see is this coming back in 6 months to a year from now for changes again. 

Thank You 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Cathryn Volkering Carlile 
General Manager, Community Services 

Re: Affordable Housing Resource Guide 

Staff Recommendation 

Report to Committee 

Date: June 29, 2015 

File: 08-4057-01/2015-Vol 
01 

1. That the Affordable Housing Resource Guide dated July 2015 be endorsed; and 

2. That the staff report titled "Affordable Housing Resource Guide", dated June 29, 2015 
from the General Manager, Community Services, along with the revised Affordable 
Housing Resource Guide (July 2015) be sent to local Members of Parliament (MPs), 
Members of the Legislative Assembly (MLAs), BC Housing, Metro Vancouver, the 
Richmond Community Services Advisory Committee, the Richmond Seniors Advisory 
Committee and the Urban Development Institute for their implementation support. 

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

Att.4 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Project Development 1St 
Sustainability 19' 
Building Approvals g' 

fo~4 Development Applications [i 
Policy Planning ~ 

• -
Transportation 

REVIEWED BY STAFF REPORT I INITIALS: 

~ 
p VED BY 

~ AGENDA REVIEW SUBCOMMITTEE rvo I \. .) -

4579454 
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June 29, 2015 - 2 -

Staff Report 

Origin 

At the March 17, 2015 Planning Committee, staff were directed to seek comments from the 
development community and other key stakeholders regarding the Affordable Housing Resource 
Guide draft and report back. 

This report supports Council's 2014-2018 Term Goal #2 A Vibrant, Active and Connected City: 

2.2 Effective social service networks. 

Continued implementation of the Social Development Strategy that articulates our role and how 
we work with our partners in service provision, manage expectations and target our limited 
resources on the delivery of these services. 

Providing resources to navigate development processes, the technical aspects of building 
housing, and a tool to partner with the development community and other organizations helps 
build capacity for housing providers to meet the affordable housing needs in Richmond. 

Background 

The Affordable Housing Resource Guide (the "Guide") is one component of the broader 
Affordable Housing Strategy (AHS) update process currently underway. Other components 
include: 

• Affordable Housing Contribution Rate Review 
• Housing Action Plan (as per Metro Vancouver requirements) 
• Low End Market Rental Housing 
• Affordable Home Ownership Options 

The Resource Guide responds specifically to Policy Area #5 (Building Community Capacity) of 
the current AHS. The Guide is intended to provide clarity and guidance primarily to non-profit 
housing providers and other stakeholders regarding the City's Affordable Housing Strategy, the 
City's development processes, and other relevant City policies, regulation and guidelines that 
need to be taken into account in the development of affordable housing in Richmond. The Guide 
also provides an overview of the City's Affordable Housing Reserve Fund requirements for 
groups interested in applying for capital grant assistance and provides examples of recent, stand
alone affordable housing developments. Ideas for innovative housing development along with 
project examples (e.g. aging in place, energy efficiency, building materials) are also provided. 

Stakeholder Feedback 

As per Planning Committee's direction, staff sought comments on the draft Guide from the 
development community and key community stakeholders including: 

4579454 
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June 29, 2015 - 3 -

III Non-profit housing and service providers 
III Council-appointed advisory committees 
• Urban Development Institute (UDr) 
• Representatives from Richmond Small Builders Group 
III Greater Vancouver Home Builders' Association (GVHBA) 
III Richmond Visitability Task Force 
II Richmond Centre for Disability 
II Richmond Homelessness Coalition 

The comments were received from the UDI and the Richmond Seniors Advisory Committee and 
are included verbatim in Attachment 2 along with staff responses. The comments from 
stakeholders were in reference to the Resource Guide that was submitted to Planning Committee 
on March 17, 2015. Page numbers of the current Guide (Attachment 1) may not match the 
stakeholder comment submissions, due to formatting changes and incorporation of feedback. 

The feedback has helped improve clarity and consistency between the Guide and current City 
policies and zoning regulations (e.g. references to the City's requirements for Basic Universal 
Housing Features). The Guide more clearly distinguishes City development regulations and 
requirements, versus additional guidelines and standards that may be required by other 
jurisdictions. It is noted that several comments addressed specific development projects in the 
City and important issues such as affordable homeownership which are not specifically within 
the scope of the Guide, but will be explored as part of the ongoing Affordable Housing Strategy 
update. References regarding the role of collaboration and partnerships including the private 
sector have been strengthened. 

Financial Impact 

None. 

Conclusion 

Staff reviewed stakeholder feedback and have prepared a revised Resource Guide for adoption 
by Council. Subject to Council approval, the Resource Guide will be made available on the 
City's web site and in hard copy. The Guide will be seen as a "living document" that can be 
updated in the future as needed. Staff recommend that the Guide be sent to local Members of 
Parliament (MPs), Members of the Provincial Legislative Assembly (MLAs), BC Housing and 
Metro Vancouver Regional District for their implementation support. 

Rob Innes 
Aux. Affordable Housing Coordinator 
( 604-24 7 -4 946) 

Att. 1: Affordable Housing Resource Guide 
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Att. 2: Summary of Stakeholder Comments and Staff response 
Att. 3: Submission from Urban Development Institute 
Att.4: Submission from Richmond Seniors Advisory Committee 
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ATTACHMENT 3 

.paelfIe f'01J10n 

April 16, 2015 
City of Richmond Affordable Housing Resource Guide 

UDI Liaison Committee Feedback 

Link to gUide: http://www.richmond.ca/agendafiles/Open Planning 3-17-2015.pdf (full report starts on 
page 15) 

1. Typo in the first bullet point following the paragraph sta rting with "Affordability, location ... " 

Should read "daycare designed to be accessible". 

2. On PLN -27, the table indicates the goals for various housing options. However, it fails to point 

out that those goals are being met, except for affordable homeownership. 

3. On page PLN - 28, there doesn't seem to be any recognition that income levels in Richmond are 

under-reported. Many people living in homes worth more than $2,000,000 are reporting little or 

no income. While it may be true that some people are paying up to 50% of their income in rent, 

one needs to consider where Richmond sits relative to other communities. The proscribed rents 

for AH units are well below the market rates for the same unit. In many cases, the AH rate is half 

as much as the market rate for a brand new apartment 

It would provide clarity ifthe City noted the Income thresholds referenced are from BC Housing 

(HILS) for Vancouver. It would also be beneficial ifthey quoted the 2015 BC Housing (HILS) rates 

(Link below) versus 2013. http://www.bchousing.org!resources/HPK/Rent Calculation/HILs.pdf 

4. In loS, Priority Processing is offered for projects consisting of 100% "affordable subsidized rental 

housing units". This is a form of development that is nearly impossible to achieve. Suggest 

offering priority processing to any development that exceeds the 5% of floor area as rental 

housing required in the AHS. 

5. Same section: Density Bonus Approach doesn't talk about density bonuses. It says "as outlined 

above", but I don't see where that is done. It goes on to talk about unit mix, which doesn't have 

anything to do with density bonuses. 
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6. Entry Level Homeownership simply restates the policy without adding any detail on what might 

be acceptable or how this might be achieved. Certainly this needs to be a significant part of the 

Housing Affordability Strategy. 

7. On page PLN-32, the bubble says that "The AHS is making progress ... " It should clearly state that 

Richmond is meeting its' goal for subsidised and rental units, but not meeting the goals for 

affordable homeownership. 

8. PLN-33 and 34; both of these projects were developer driven. Polygon, in partnership with the 

Kiwanis, presented the proposal to the City. Page 33 should recognize that this project does not 

fit the present AHS and only proceeded because of the innovative approach taken by the 

developer. Similarly, the Storeys project was put together by a group assembled by a developer 

and was funded by agreements with developers to transfer cash to this project instead of 

building AH elsewhere. In the call for proposals, there was only one response: the developer 

driven proposal that is now coming to fruition. The City needs to acknowledge the help and 

innovative thinking that the development community has provided to enable these important 

projects to advance. 

9. PLN-36 needs to include more information on the financial analysis. To skip over this critical part 

of the process is to continue to live the fantasy that somehow these projects will get done 

without developer engagement. It is unlikely that there will be a significant amount of help from 

federal or provincial governments. The City doesn't have the resources to get these projects . 

built on their own. The only way to build these projects is with cooperation between the City, 

non-profits and the development community. 

10. PLN-39,40 and 41 skip over the requirement for a developer to be part of the mix. To suggest 

that a property owner could redevelop a site as entirely not-for-profit housing is not realistic. 

Staff has acknowledged this in various meetings with UOI and other stakeholders. This needs to 

be stated. 

11. On PLN-42, the bubble talks about requirements for AH units. It includes a comment that there 

should not be a charge for parking for AH units. This is not part of the eXisting policy. It is also 

inappropriate to restrict the developer or owner from charging for parking. It is not uncommon 

to do so for market units (either by way of a pre-paid lease or monthly charges). Since the intent 

is to provide housing for people with lower incomes, many of them will not own a vehicle. It 

does not make sense to add to the cost of all AH units to benefit a minority. Perhaps this should 

be discussed at a future Affordable Housing or Liaison Committee meeting. Also, while it is 

2 

PLN - 152



desirable to provide units that meet the basic universal housing guidelines, why would ALL Ah 

units be required to meet this? Again, it adds cost to all for the benefit of a few. Why not require 

the same ratio as the rest ofthe development? Once again, the table fails to point out where 

Richmond is meeting its goals and where they are not. 

12. PLN-43 and 44 are mostly a restatement of the overall development gUidelines for the City. The 

section labelled 4.2.1.1 lists minimum sizes for units. Why would the AH units be so restricted? It 

is not uncommon to have market units smaller than the minimums specified. Why not require 

them to be the sameas the market units in the rest of the project, or as are commonly available 

elsewhere as market units? Perhaps this should be discussed at a future Affordable Housing or 

Liaison Committee meeting. 

The spatial requirements for universal housing can have negative impacts on unit efficiency, 

particularly for smaller units. Suggest a percentage of affordable units are required to be 

universal. Some ofthe design features referred to as 'Basic Universal Housing' in section 4.2.1.2 

don't appear to be consistent with the Richmond's 'Basic Universal Housing' such as the 6' wide 

diameter space to accommodate a power wheelchair or scooter in the kitchen as shown on page 

PLN -48. The document should be clear on which items are consistent with the Basic Universal 

guidelines and those that are suggested design items. 

13. PLN-45,46,47 and 48 list design characteristics for accessible units. However, some ofthese are 

NOT included in the guidelines, such as 3'6" hallways and stairs. Why attempt to reinvent the 

wheel? Why not simply copy the accessible guidelines into the document, or refer the reader to 

them? The bubble on 46 speaks about "Convertible Units", specifically for townhouses. 

Townhouses are inherently less accessible than condos, with the requirements to make them 

convertible being very expensive. This seems like a contradiction in objectives: particularly for 

townhouses. 

14. PLN-51 suggests a lock off unit as a way to allow a caregiver to reside with the tenant. While the 

lock-off suite is a good idea for market housing, ifthe appropriate FAR exemptions are in place 

to adjust for the loss of efficiency, it is very unlikely that a low income resident could afford to 

have a live-in caregiver. The sketch provided seems to create a lock-off suite without any 

exterior wall. This would not meet code or "livability" requirements. 

15. PLN-54,55 and S6 offer examples of innovative approaches to providing housing. All but one are 

from the U.S., with the one local example being in Vancouver. The U.S. examples cannot be 

repeated here: there isn't the same financial support from the provincial or federal 
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governments as exists in the U.S. The Vancouver example relied on funding from the Federal 

Infrastructure grants, a program that is no longer available. The "Remy" project onCambie, in 

Richmond, is a better example of accessing the FI grants: S.U.C.C.E.S.S. was able to purchase 81 

units of affordable market housing by leveraging that grant money, along with the affordable 

units provided under Richmond's AH. It is curious why a project that has been widely praised as 

very successful is ignored in favour of examples from elsewhere. 

16. PLN-57 to the end of the document is specifications and it too prescriptive. For example 

specifying the type of data wiring (CAT 5e is the minimum, CAT 6 is preferred) does not 

contribute anything to making these units affordable. In market units, many developers aren't 

including data wiring: everyone is going wireless anyway. Suggest further conversation about 

this entire section. 
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Richmond Seniors 
Advisory COlnmittee 
SeJVing Richmond since 1991 

May 4, 2015 

City of Richmond 
6911 Number 3 Road 
Richmond, BC, V 6Y 2C 1 

Attn: Ms. Joyce Rautenberg, Affordable Housing 

Dear Joyce: 

Re: Affordable Housing Resource Guide 

On behalf of Richmond Seniors Advisory Committee, the Housing Sub-Committee has been 
requested to provide comments on the Affordable Housing Resource Guide. 

We were reminded that this report is a Resource Guide, which can be followed in its entirety or 
various segments that would pertain to developers building affordable housing within Richmond. 

On page 3 (1.3.3 Richmond Affordable Housing Strategy, 2nd bullet), regarding five percent of 
floor plan area to be built as low rental units in developments greater than 80 units, I understand 
from the City of Richmond Planning Department that a project with market sales did not include 
affordable housing as the developer requested to have these units transferred to a rental building 
which is to be built 2016 - 2017. I inquired if this rental building would now have affordable 
housing plus affordable housing from the market building, but was informed "NO" as rental 
buildings did not have to provide affordable housing. Hopefully, this loophole has now been 
closed and in future, all rental buildings will have affordable housing units. My query is, how is 
this transfer of affordable housing units to be recorded - not forgotten because of change of 
staff, etc. Is there a mechanism in place to prevent this? 

On page 11, affordable housing units are not to be integrated into market residential buildings. If 
indeed, affordable housing is integrated on various floors in market residential buildings 
(see page 19 - 4.1.2 Adjacent Uses) and these units would possibly be smaller (square foot) 
would not this be a problem for the architect, developer and contractor? I would think this 
problem would be venting, stacking, electrical, plumbing, natural gas and even electrical and 
computer wall plugs. Would this change of irregular size of units not add to the cost of 
construction? 

4571726 

Richmond City Han, 6911 No.3 Road, R[chmond, BC V6Y 2C1 
Telephone: 604~276~4390 Fax: 604~276~4132 Email: sdavies@richmond.ca PLN - 155



See page 19 (4.1.2 Adjacent Uses), are rental tenants allowed to use market residential 
common area facilities? With regards to affordable housing having access to amenities enjoyed 
by market residential owners, I recall a proj ect where 5 affordable housing units were built 
(attached to tower) and having their own amenity space. Is this a developer's decision and 
approved by the City? 

On page 14 (1.9 Building the Optimal Consulting Team to Develop an Affordable Housing 
Project), mention of building and developing affordable housing project - does this mean a 
complete building with affordable housing renters or does Richmond anticipate having 
additional high rises for affordable housing renters only, as well as Granville Avenue and 
Kiwanis? 

See page 18 (Low-End Market Rental), regarding construction - same level of finishes as market 
residential units, but on page 34, you mention no carpet, etc.? 

Item 3, page 18, parking for affordable housing renters to be at no charge. Kiwanis does charge 
for parking, is this cost at the discretion of the developer/management? 

See page 19 (4.1.5 Relationship ofIndoor and Outdoor Spaces), will there be a wheelchair 
ramp to balcony within suite, as well as including a scooter room available in parking 
area? 

See pages 21-22 (4.2.1.2 Design Characteristics for Affordable Housing Units - Universal 
Housing Units and Accessible Housing Units), affordable housing units are not designated for 
seniors. Although, I agree that Universal Guidelines can be adapted to all affordable housing 
units, but who will be responsible for the added cost? If, in the likelihood, that a senior moves 
into a suite that has to be adapted, and she eventually moves out, is this suite reverted back to the 
original plans? In fact, affordable housing is for all residents in Richmond and the units can be 
available to anyone outside the City. I have advocated for many years that a percentage of 
affordable housing should be allocated to seniors and residents with disabilities. Although, you 
mention that Universal Guidelines would be encouraged by the City, I note that in the 
plans there is no indication that pocket doors are being installed in bathroom entrances, 
can this be included? 

See page 27, Supportive Housing Projects - these would be rentals and solely for supportive and 
assisted living residents. Is this a correct assumption? 

See page 31 (B - Pace Models to serve frail seniors in their own homes), note in USA they have 
adult daycare. Is this to be an initiative in Richmond, as at present there are perhaps a total 
of 3-4 adult daycare facilities? I believe that it would be a positive move for the City of 
Richmond to encourage developers to incorporate space on the ground level for adult 
daycare. This would alleviate the worry of families finding appropriate safe daycare and 
also an excellent social environment for seniors. 

See pages 34 - 45, is this an example of what we can expect in an affordable housing tower? 
Have these specifications been copied from Kiwanis project design? 
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See page 38 (5.3.15 - Additional Interior Design Considerations - Signage) - 50% or more of 
the content on a sign is encouraged to be in the English language. Why encouraged, not 
enforced? 

Conclusion 

We wish to thank the City of Richmond for giving us the opportunity to review and comment on 
the Affordable Housing Resource Guide. We think this document is a good first step to 
encourage developers to incorporate affordable housing in their projects. We would appreciate 
being kept appraised of any additions and have the opportunity to work with your team on all 
positive changes to this Guide. In addition, we would request that this letter be included with 
any report that goes forward to City Council on this subject. 

Submitted by: 
Aileen Cormack 
Chair, Housing Sub-Committee 
Richmond Seniors Advisory Committee 

4571726 

Joan Hawes 
Member, Housing Sub-Committee 
Richmond Seniors Advisory Committee 
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To: 

From: 

City of 
Richmond 

Planning Committee 

David Weber 
Director, City Clerk's Office 

Report to Committee 

Date: June 15, 2015 

File: 12-8060-20-9259-
9267/2015-Vo101 

Re: Board of Variance Bylaw No.9259 and Consolidated Fees Bylaw No.8636, 
Amendment Bylaw No. 9267 

Staff Recommendation 

1. That Board of Variance Bylaw No. 9259 be introduced and given first, second and third 
readings; and 

2. That Consolidated Fees Bylaw No. 8636, Amendment Bylaw No. 9267 be introduced and 
given first, second and third readings . 

David Weber 
Director, City Clerk's Office 
(604-276-4098) 

ROUTED To: 

Law 
Development Applications 
Policy Planning 

REVIEWED BY STAFF REPORT I 
AGENDA REVIEW SUBCOMMITTEE 
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June 15,2015 - 2 -

Staff Report 

Origin 

On April 27, 2015, it was announced that Richmond City Council would undertake a process to 
consider the early termination ofland use contracts within the City. As part of that process and 
in order to incorporate new legislative powers for the Board of Variance to hear appeals relating 
to the early termination ofland use contracts, a review of the Board of Variance Establishment 
and Procedure Bylaw has been conducted. As a result of this review, a new Board of Variance 
Bylaw is presented for Council's consideration. 

Analysis 

Together with the existing and recently enacted amendments to the Local Government Act that 
govern Boards of Variance, an up-to-date Board of Variance bylaw has been drafted to include 
the necessary procedural and regulatory provisions for an efficient and compliant Board of 
Variance appeal process. The proposed bylaw: 

It establishes the jurisdiction and purpose of the Board; 

It authorizes and provides for administrative and technical staff support; 

It defines BOV application requirements and rules for application handling; 

• establishes application fees (through the Consolidated Fees Bylaw); 

It provides for scheduling and notice for BOV hearings; and 

It outlines hearing procedures (including provisions relating to quorum, order of 
proceedings, rules for delegations, rules for deliberations and decisions of the Board, 
record-keeping, and provisions for the inspection and availability of Board decisions). 

A new category of application has also been established for land use contract early termination 
appeals to the Board of Variance. The recommended application fee is $650 which is based on 
the estimated staff time and resources that will be required to process applications, conduct BOV 
hearings and to provide notification for each application. 

It is also recommended that the fees for other types of Board of Variance applications be 
standardized at this same level. Although there have only been a handful of applications in 
recent years, the application fees for BOV appeals have not been reviewed and have therefore 
remained essentially the same for the past 20 years. Accordingly, the fees ($173 and $144 
respectively for appeal applications relating to variances or exemptions and appeal applications 
relating to non-conforming uses) are very outdated and would not realistically cover the current 
costs associated with processing such applications today. It is recommended that all BOV 
application fees be standardized and set at $650. 

Financial Impact 

None. 
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June 15,2015 - 3 -

Conclusion 

An updated Board of Variance bylaw, together with provisions found in the Local Government 
Act, will provide staff and the Board with the procedural and administrative controls necessary to 
conduct an efficient and effective appeal process. Adoption of the new bylaw and the 
establishment of the associated application fees are recommended. 

David Weber 
Director, City Clerk's Office 
(604-276-4098) 

Att. 1: Board of Variance Bylaw No. 9259 
2: Consolidated Fees Bylaw No. 8636, Amendment Bylaw No. 9267 
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City of 
Richmond 

BOARD OF VARIANCE BYLAW NO. 9259 

Bylaw 9259 

The Council of the City ofRichrnond enacts as follows: 

PART ONE: CONTINUATION AND JURISDICTION OF BOARD 

1.1 Continuation of Board 

1.1.1 The Board, established by previous bylaw of the City, is hereby continued. 

1.2 Jurisdiction of Board 

1.1.2 The Board shall hear and determine applications on the grounds and to the 
extent set out in the Local Government Act. 

PART TWO: ADMINISTRATIVE AND TECHNICAL SUPPORT 

2.1 Administrative Support 

2.1.1 The Corporate Officer, or a person assigned by the Corporate Officer, shall 
be the Secretary to the Board. 

2.1.2 The Secretary shall have the following duties: 

(a) determine completeness of an application; 

(b) provide notice of an application in accordance with the Local 
Government Act and this bylaw; 

(c) prepare the. agenda and minutes for each Board meeting; 

(d) provide notice of a Board decision in accordance with this bylaw; and 

(e) maintain a record of all decisions of the Board and ensure that the record 
is available for public inspection during normal business hours. 

2.2 Technical Support 

4583811 

2.2.1 The City's Planning and Development Division shall provide technical support 
to the Board in respect to an application. 

2.2.2 The representative(s) of the Planning and Development Division may: 
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Bylaw 9259 

(a) 

(b) 

Page 2 

provide a written report to the Board in respect to an application; and/or 

attend a hearing and respond to any questions from the Board. 

PART THREE: APPLICATION PROCEDURES 

3.1 Completion of Application 

3.1.1 A person or an owner, as applicable, may apply to the Board for an order under 
the,following section(s) of the Local Government Act: 

(a) section 901 [Variance or exemption to relieve hardship]; 

(b) section 901.1 [Exemption to relieve hardship from early termination of land 
use contract]; 

(c) section 902 [Extent of damage preventing reconstruction as non-conforming 
use]. 

3.1.2 The person or owner making an application shall submit the following to the 
Secretary: 

(a) a completed application form together with any required supporting 
materials, including any applicable drawings and plans, and the grounds 
of the application, in form and content satisfactory to the Secretary; 

(b) title search, dated no earlier than 30 days from the application date, for 
the land that is the subject of the application; and 

(c) the applicable fee specified in the Consolidated Fees Bylaw No. 8636, 
which fee is non-refundable except in accordance with section 3.2.2 of 
this bylaw. 

3.1.3 The owner making an application pursuant to section 3 .1.1 (b) of this bylaw 
shall submit the following additional materials and information: 

(a) a copy of the land use contract registered on title, together with any 
amendments to the land use contract; and 

(b) the length of extension requested for the termination of the land use 
contract, the nature of the hardship requiring the extension, and how the 
extension would relieve the hardship, together with any supporting 
documents or materials. 

3.1.4 The Secretary shall examine each application and may request the applicant to 
submit such further information or materials as the Secretary may deem 
necessary. 
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3.l.5 An application for an order under section 3.1.1 (b) of this bylaw shall be made 
within 6 months after the adoption of the bylaw, authorized by section 914.2 
[early termination of land use contracts] of the Local Government Act, that is 
applicable to the land for which the order is sought. 

3.2 Withdrawal or Adjournment 

3.2.1 A person or owner who has made an application may, at any time prior to the 
hearing date, apply to the Secretary to withdraw the application or request an 
adjournment of the hearing. 

3.2.2 If a person or owner withdraws an application prior to the mailing or delivery of 
notices for the hearing pursuant to section 4.1.2 of this bylaw, the person or 
owner is entitled to a refund of 50% of the fee paid pursuant to section 3 .1.2( c) 
of this bylaw. 

3.2.3 If the Secretary grants a request to adjourn a hearing after the mailing or 
delivery of the notices for the hearing pursuant to section 4.1.2 of this bylaw, 
the person or owner shall pay to the City the additional fee specified in the 
Consolidated Fees Bylaw No. 8636 for mailing or delivery of notices in respect 
to the new hearing date. 

PART FOUR: BOARD PROCEDURES 

4.1 Pre-Meeting Procedures 

4.1.1 Upon the Secretary being satisfied the application is complete, the Secretary 
shall: 

(a) schedule the hearing of the application for the next available meeting 
date for the Board; 

(b) provide notice of the hearing in accordance with section 4.1.2 of this 
bylaw; and 

(c) provide the completed application to the Board and the City's Planning 
and Development Division. 

4.1.2 Not less than 10 days before the hearing date for an application for an order 
pursuant to section 3.1.1(a) or (b) of this bylaw, the Secretary shall mail or 
otherwise deliver written notice of the hearing date, time, location and subject 
matter for the application to: 

(a) the person or owner making the application; 

(b) the tenants in occupation of the land that IS the subject of the 
application; and 
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the owners and tenants in occupation of land that is immediately adjacent 
to or within 50 metres of the land that is the subject of the application. 

4.1.3 The Secretary may schedule more than one hearing for each Board meeting. 

4.2 Meeting Procedures 

4.2.1 The quorum ofthe Board for a meeting is the majority of its members. 

4.2.2 If a quorum is not present within 15 minutes after the scheduled time of the 
meeting, the Secretary shall cancel the meeting and: 

(a) record the names of the persons present; 

(b) reschedule the applications to be heard at that meeting to the next 
available Board meeting; and 

(c) either: 

(i) prior to cancelling the meeting, announce the new hearing date 
and location for each rescheduled application; or 

(ii) provide notice of the new hearing date and location III 

accordance with section 4.1.2 of this bylaw. 

4.2.3 At the beginning of each hearing, the Secretary must provide to the Board and 
the applicant any written submissions in respect to the application received in 
advance of the hearing. 

4.2.4 The applicant must be afforded the first opportunity to make a submission to the 
Board, after which submissions may be presented by other persons in the order 
determined by the Chair of the meeting, until all persons wishing to make a 
submission relevant to the application have been given an opportunity to be 
heard. 

4.2.5 Other than the applicant, persons making submissions to the Board at a hearing 
must not exceed a total speaking time of five minutes, excluding the time taken 
for questions posed by Board members, unless the Board authorizes additional 
speaking time. 

4.2.6 The Board, in its discretion, may: 

(a) establish procedures for Board meetings and hearings, provided such 
procedures do not conflict with the provisions of this bylaw; 

(b) administer an oath or affirmation for oral evidence; 

(c) accept evidence that is unsworn, written or hearsay evidence; and 
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before evidence is presented at a hearing, direct that: 

(i) no oral evidence will be allowed to be given unless all of the 
witnesses first take an oath or affirmation in the same manner as 
witnesses at a civil trial in the Supreme Court of British 
Columbia; or 

(ii) no written evidence will be allowed to be given unless it is given 
by affidavit. 

4.2.7 The Board may, at any time, adjourn a meeting or the hearing of an 
application, provided either: 

(a) prior to the adjournment, the Secretary announces the new date and 
location for the meeting or hearing; or 

(b) the Board directs the Secretary to provide notice of the new meeting or 
hearing date and location in accordance with section 4.1.2 of this bylaw. 

4.2.8 The Board must not hear any oral or written submissions in respect to an 
application except at a hearing for the application. 

4.3 Decision-Making Procedures 

4.3.1 At the conclusion of the hearing for an application, the Board may: 

(a) grant or deny the order requested by the applicant and provide reasons 
for the grant or denial; 

(b) request further information from the applicant, the City's Planning and 
Development Division or any person who has made a submission to the 
Board in respect to the application and adjourn the hearing in 
accordance with section 4.2.7 of this bylaw; or 

(c) reserve its decision and provide a written decision at a later date. 

4.3.2 The decision of the Board to either grant or deny an order must be supported by 
not less than 3 members of the Board. 

4.3.3 A Board member must not abstain from voting in respect to an application 
heard by the Board member. 

4.3.4 Board members not present during a hearing for an application must not 
participate in making a decision in respect to the application. 

4.3.5 A Board member shall not discuss the merits of an application other than with 
another Board member who was present at the hearing for the application. 
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4.3.6 If an applicant, or his or her representative, does not attend the hearing for the 
application, the Board may adjourn the hearing in accordance with section 
4.2.7 of this bylaw or make a decision in the absence of the person or owner. 

4.3.7 Following a decision by the Board in respect to an application, the Secretary 
must mail or otherwise deliver to the applicant written notice of the Board's 
decision. 

4.3.8 The Board shall not rehear an application covering the identical grounds or 
principles upon which the Board has previously rendered a decision. 

PART FIVE: INTERPRETATION 

5.1 In this bylaw, unless the context requires otherwise: 

APPLICATION 

BOARD 

CITY 

COMMUNITY CHARTER 

CORPORATE OFFICER 

HEARING 

LOCAL GOVERNMENT 
ACT 

SECRETARY 

P ART SIX: SEVERABILITY 

means an application for an order under section 
3.1.1 (a), (b) or (c) of this bylaw 

means the Board of Variance for the City continued 
pursuant to this bylaw 

means the City of Richmond 

means Community Charter, SBC 2003, c. 26, as 
amended or replaced from time to time 

means the person appointed by Council pursuant to 
section 148 of the Community Charter as the 
Corporate Officer ofthe City, or his or her designate 

means the hearing of an application by the Board 

means Local Government Act, RSBC 1996, c. 323, 
as amended or replaced from time to time 

means the person assigned to be Secretary to the 
Board in accordance with section 2.1.1 of this bylaw 

6.1 If any section, subsection, paragraph, clause or phrase of this bylaw is for any reason 
held to be invalid by the decision of a court of competent jurisdiction, such decision 
does not affect the validity of the remaining portions of this bylaw. 

PART SEVEN: REPEAL AND CITATION 

7.1 Board of Variance Establishment and Procedure Bylaw No. 7150 is hereby repealed. 

7.2 This bylaw is cited as "Board of Variance Bylaw No. 9259". 
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FIRST READING CITY OF 
RICHMOND 

APPROVED 

SECOND READING for content by 
originating 

THIRD READING ~ 
APPROVED 
for legality 

ADOPTED by Solicitor 

~ 

MAYOR CORPORATE OFFICER 
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City of 
Richmond Bylaw 9267 

Consolidated Fees Bylaw No. 8636, 
Amendment Bylaw No. 9267 

The Council ofthe City of Richmond enacts as follows: 

1. The Consolidated Fees Bylaw No. 8636, as amended, is further amended by deleting the 
schedule titled "SCHEDULE - BOARD OF V ARIANCE ESTABLISHMENT AND 
PROCEDURE" in its entirety and substituting the following: 

"SCHEDULE - BOARD OF VARIANCE 

Board of Variance Bylaw No. 9259 
Application Fees 
Sections 3 .1.2( c), 3.2.3 

Description 
Application for order under section 901 of Local Government Act [Variance or 
exemption to relieve hardship] 
Application for order under section 901.1 of Local Government Act [Exemption 
to relieve hardship from early termination of land use contract] 
Application for order under section 902 of Local Government Act [Extent of 
damage preventing reconstruction as non-conforming use] 
Fee for notice of new hearing due to adjournment by applicant 

Fee 
$650.00 

$650.00 

$650.00 

$150.00 

2. This Bylaw is cited as "Consolidated Fees Bylaw No. 8636, Amendment Bylaw No. 
9267". 

FIRST READING CITY OF 
RICHMOND 

APPROVED 

SECOND READING for content by 
originating 

THIRD READING bD 
APPROVED 
for legality 
by Solicitor 

h:J-
ADOPTED 

MAYOR CORPORATE OFFICER 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Cra ig 

Report to Committee 

Date: June 16, 2015 

File: 08-4430-03-11/2015-
Director of Development Vol 01 

Re: Proposed Zoning Text Amendment - Notification Signs for City-initiated 
Rezoning or Text Amendments 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9264, that clarifies that notification 
signs for City-initiated rezoning or text amendments are not required, be introduced and given 
first reading. 

ROUTED To: 

Clerks 
Law 

-
REVIEWED BY STAFF REPORT I 
AGENDA REVIEW SUBCOMMITTEE 

4596479 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

INITIALS: 
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Staff Report 

Origin 

On April 27, 2015, Richmond City Council directed staff to bring forward bylaws that would 
result in the early termination of all 93 land use contracts CLUC) that include single-family 
properties within the City of Richmond. In addition to the early termination ofLUC's, staff are 
also directed to bring forward bylaws to establish underlying zoning for the 93 LUC areas. Prior 
to bringing forward underlying zoning bylaws and related LUC terminations bylaws, a bylaw 
amendment to Richmond Zoning Bylaw No. 8500 is needed to clarify that a notification sign on 
each individual property is not required. 

A public hearing for the early LUC termination and underlying zoning bylaws is anticipated to 
occur in late 2015. In the interim, a comprehensive public information process is underway to 
help inform residents and other stakeholders of the proposed changes. 

This report supports Council's 2014-2018 Term Goal #3 A Well-Planned Community: 

3.1. Growth and development that reflects the OCP, and related poliCies and bylaws. 

This report supports Council's 2014-2018 Term Goal #7 Strong Financial Stewardship: 

7.2. Well-informed and sustainable financial decision making. 

This report supports Council's 2014-2018 Term Goal #9 A Well-Informed Citizemy: 

9.2. Effective engagement strategies and tools. 

Findings of Fact 

The requirement to post a notification sign is an obligation of Richmond's Zoning Bylaw rather 
than the Local Government Act. Section 2.4 of Richmond's Zoning Bylaw requires that all 
rezoning applicants post a notification sign on the site at least 14 days prior to a public hearing. 
This section is intended to ensure area residents are aware of specific development proposals 
rather than situations where multiple properties are affected by the same zoning amendment at 
the same time. For City-initiated rezonings or text amendments, the City does not have the 
ability to post notifications signs on private property. 

Background on Land Use Contracts 

The provincial legislation enabling land use contracts CLUC) was in effect for a short period of 
time between 1973 and 1979. During that time, the City of Richmond entered into several 
LUC's with property owners addressing the use and development rights of a property. Many of 
those regulations are out of date and are not consistent with more modern use and development 
rights provided in Richmond Zoning Bylaw No. 8500 which is the current zoning bylaw. Until 
recently, consent from both the municipality and property owner was required prior to modifying 
or discharging a LUC from the title of a property and establishing the underlying zoning. 
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After repeated efforts by Richmond City Council requesting the Provincial government to 
provide municipal governments with the authority necessary to address LUC's, the Local 
Government Act was amended on May 29,2014. 

Since the new legislation was adopted, staff and Richmond City Council have been reviewing 
the legal and procedural requirements of terminating LUC's prior to the sunset date of June 30, 
2024. In order to pursue the early termination ofLUC's, the following must take place: 

I) adopt underlying zoning for all LUC properties (this has to be completed no later than 
June 30, 2022); 

• schedule and hold a public hearing on both the underlying zoning and the early 
termination of93 LUC's as per the legal requirements of the Local Government Act (this 
will require a mailed notification to over 15,000 residents, and securing a larger venue in 
anticipation of a high level of interest); 

• provide the Board of Variance with new authority to hear appeals on the early 
termination ofLUC's and to extend the dates set in early termination bylaws for reasons 
of hardship, up to the sunset date of June 30, 2024. 

On April 27, 2015, Council directed staff to bring forward bylaws that would results in the early 
termination of all 93 LUC's that include single-family properties. Some of the 93 LUC's also 
include multi-family residential (townhouses and apartments) and institutional uses. In addition 
to the early termination of the LUC's, staff are also directed to bring forward bylaws to establish 
underlying zoning for the 93 LUC areas. 

Prior to bringing forward underlying zoning bylaws and related LUC termination bylaws, there 
are a number of steps that must be taken. They include: 

• Bylaw amendments to Richmond Zoning Bylaw No. 8500 to clarify that the requirement 
for a notification sign on an individual property for City-initiated rezoning or text 
amendments which is the subject of this report; 

• Preparation of a new Board of Variance Bylaw to establish application fees for the 
optional LUC early termination bylaw appeals, update the application procedures and 
requirements, update and review the notification procedures, and provide for other 
housekeeping updates which is the subject of a separate report; 

• Establish the form of the public hearing notice that will include up to 186 separate bylaws 
and will be mailed to over 15,000 residents; and 

• Ensure availability of off-site venues that can host a larger sized public hearing. 

It is anticipated that two sets of bylaws will be introduced to Council in the fall of 2015. The first 
set of bylaws will establish underlying zoning for properties affected by the 93 LUC's. The 
second set of bylaws will terminate those 93 LUC's. If Council gives first reading to those 
bylaws, the bylaws would be forwarded to a special public hearing to be held later in 2015. The 
public hearing will provide an opportunity for those who believe that their interest in property is 
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affected by the proposed bylaws to be heard or to present written submissions. Following the 
public hearing, Council would consider adoption of the bylaws. 

The provincial legislation requires a transition period of at least one year after the LUC 
termination bylaw is adopted unless otherwise specified by City Council. For example if LUC 
termination bylaws are adopted at the end of2015, then the LUC would still be valid for a 
minimum of one year before the LUC is terminated. The provincial legislation has also given 
the City's Board of Variance new authority to consider appeals by a property owner regarding 
timing of the LUC termination date due to hardship. The Board of Variance can extend the 
termination date for a LUC for a particular property to a later date up to June 30, 2024. If 
granted, the extension would only apply to the particular property owner and would end if the 
property ownership changes. 

Analysis 

As part of the process to terminate LUC's, underlying zoning would have to be established for 
the more than 4,000 properties that would be affected. Read extremely narrowly, section 2.4 of 
Richmond's Zoning Bylaw could be interpreted to indicate a notification sign should be posted 
on each property prior to a public hearing. This would be impossible as the City has no authority 
to post signage on private property. The City has already begun a multi-faceted communications 
strategy to provide members of the public with information on what the City is doing with 
respect to the establishment of underlying zoning and the early termination ofLUC's. 

To date, the communication strategy has included the following: 

• a press release explaining the proposed changes and process; 

• a separate webpage link at www.richmond.ca/plandev/planning2/proiects/LUC.htm that 
includes a summary of the process and frequently asked questions; 

• a separate email address (luc(2l{richmond.ca) and phone number (604-204-8626) for 
members of the public to contact if they have questions or wish to provide comments and 
other feedback; and 

• static display boards with summary information and maps which can be found in the 
main lobby at City Hall. 

The addition of a notification sign for each property that is proposed to have underlying zoning 
would not be necessary due to the comprehensive communication strategy. 

The City will post a notification sign if an individual City-owned parcel is subject to a rezoning 
proposal. A recent example is the temporary fire hall at 6931 Granville Avenue where a text 
amendment was required to the existing zone to allow for emergency services. In that case, two 
notification signs were used, in addition to the required public hearing notices. The statutory 
requirements to inform residents and adjacent property owners and tenants would ensure that 
there is sufficient notice. The City will also consider additional consultation with the 
community, in addition to the public hearing requirements. 
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Financial Impact 

None. 

Conclusion 

As part of the process to terminate land use contracts that have single family properties, an 
amendment would be required to Richmond Zoning Bylaw 8500 to clarify that notification signs 
for City-initiated rezoning or text amendments are not required. A multi-faceted 
communications strategy is underway to properly inform the public on the implications of 
terminating land use contracts. As such, requiring over 4,000 notification signs would not be 
necessary. 

It is recommend that Zoning Bylaw 8500, Amendment Bylaw 9264, be introduced and given 
first reading. 

John Hopk' 
Senior Planner 
(604-276-4279) 

JH:cas 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw No. 9264 

Bylaw 9264 

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

1. Richmond Zoning Bylaw 8500 is amended by adding the following to Section 2.4 : 

"2.4.9. Notwithstanding Section 2.4.1, a notification sign is not required for City-initiated 
rezoning or text amendments ." 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw No. 
9264". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

CITY OF 
RICH MOND 

AP PROVED 

~ 
APPROVED 
by Directo r 
or Solicitor 

THIRD READING I~ 
ADOPTED 

MAYOR CORPORATE OFFICER 
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City of 
Richmond 

Report to Committee 
Planning and Development Department 

To: Planning Committee Date: July 2, 2015 

From: Wayne Craig File: RZ 14-6606621 
RZ 14-660663 Director of Development 

Re: Applications by Oris Development (Hamilton) Corp. for Rezoning at: 

• Parts of 23241 and 23281 Gilley Road, and 23060, 23066, 23080 and part of 
23100 Westminster Highway from "Single Detached (RS1/F )" to "low Rise 
Apartment (ZlR27) - Neighbourhood Village Centre (Hamilton)"; and 

• 23241, 23281 and part of 23301 Gilley Road, and part of 23060 and 
23000 Westminster Highway from "Single Detached (RS1/F)" to 
"Residential/limited Commercial (ZMU29) - Neighbourhood Village Centre 
(Hamilton)" 

Staff Recommendation 

1. That Official Community Plan Bylaw 9000, Amendment Bylaw 9260 to amend Schedule 
2.14 - Hamilton Area Plan to: 

• Amend the text within Section 3.2, Objective 2, Policy a) respecting the "Neighbourhood 
Village Centre (Retail and Office with Residential Above 4 Storey 1.50 FAR)" land use 
designation; and 

• Re-designate 23066 and parts of23080 and 23100 Westminster Highway from 
"Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)" to "Neighbourhood 
Village Centre (Retail and Office with Residential Above 4 Storey 1.50 FAR)"; 

be introduced and given first reading. 

2. That Official Community Plan Bylaw 7100, Amendment Bylaw 9273 to delete the exiting 
Schedule 2.14 - Hamilton Area Plan in its entirety, be introduced and given first reading. 

3. That Bylaws 9260 and 9273, having been considered in conjunction with: 

• The City's Financial Plan and Capital Program; and 

• The Greater Vancouver Regional District Solid Waste and Liquid Waste Management 
Plans; 

are hereby found to be consistent with said program and plans, in accordance with 
Section 882(3)(a) of the Local Government Act. 
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4. That Bylaws 9260 and 9273, having been considered in accordance with OCP Bylaw 
Preparation Consultation Policy 5043, are hereby found not to require further consultation. 

5. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9261, to create the "Low Rise 
Apartment (ZLR27) - Neighbourhood Village Centre (Hamilton)" zone, and to rezone parts 
of23241 and 23281 Gilley Road, and part of23060, 23066, 23080 and part of 
23100 Westminster Highway from" Single Detached (RS I/F)" to "Low Rise Apartment 
(ZLR27) - Neighbourhood Village Centre (Hamilton)", be introduced and given first 
reading. 

6. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9262, to create the 
"Residential/Limited Commercial (ZMU29) - Neighbourhood Village Centre (Hamilton)" 
zone, and to rezone 23241, 23281 and part of23301 Gilley Road, and part of23060 and 
23000 Westminster Highway from "Single Detached (RSl/F)" to "Residential/Limited 
Commercial (ZMU29) - Neighbourhood Village Centre (Hamilton)", be introduced and 
given first reading. 

7. That Hamilton Area Plan Community Amenity Capital Reserve Fund Establishment Bylaw 
No. 9276, pursuant to Section 188(1) of the Community Charter, to establish a capital reserve 
fund for community amenity contributions that are received for the planned community 
amenities as specified under Schedule 2.14 - Hamilton Area Plan, Bylaw 9000, be introduced 
and given first, second and third readings. 

/~. 
tV/~ ~ / 
Way~ Craig 
Director of evelopme t 

MM:bl 
Att. 

ROUTED To: 

Affordable Housing 
Engineering 
Policy Planning 
Transportation 
Parks 
Law 
Economic Development 
Finance 
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REPORT CONCURRENCE 

CONCURRENCE 
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Staff Report 

RZ 14-660662/ 
RZ 14-660663 

Oris Developments (Hamilton) Corp. has made two (2) separate rezoning applications for two 
(2) proposed development sites as shown Attachments 1 and 3: 

• A 0.58 ha. (1.43 acre) site on parts of23241 and 23281 Gilley Road, part of23060, 
23066, 23080 and part of 231 00 Westminster Highway from "Single Detached (RS lIF)" 
to "Low Rise Apartment (ZLR27) - Neighbourhood Village Centre (Hamilton)" to permit 
development of a 130-unit building, with 82 seniors congregate housing rental units that 
include common dinning and limited heath care, an memory ward with 18 rental units 
which are intended to be licenced by Vancouver Coastal Health as they provide 
additional health care and supervision, and 30 market condo apartment units to be sold, 
on Oris' Parcel 3. 

III A 0.44 ha. (1.10 acre) site on 23241,23281, and part of23301 Gilley Road and part of 
23060 and 23000 Westminster Highway from "Single Detached (RS IfF)" to a proposed 
new, mixed-use "Residential/Limited Commercial (ZMU29) - Neighbourhood Village 
Centre (Hamilton)" to permit development of a 73-unit market condo, mixed-use building 
with 929 m2 (10,000 ft2) of ground floor commercial on Oris' Parcel 2. 

Two (2) rezoning applications have been submitted by Oris (Hamilton) Corp. who will build and 
market the mixed-used building on Parcel 2 while the apartment / seniors congregate housing 
building on Parcel 3 will be built by New Coast Lifesty~es (NCL) Management Ltd. Oris and 
NCL have provided a document confirming that each project is distinct and will be 
independently developed with Oris (Hamilton) Corp. only acting behalf of New Coast Lifestyles 
(NCL) Management Ltd. 

The proposed mixed-use building on Parcel 2 and apartment/seniors congregate care building on 
Parcel 3 as shown on Attachment 3 are the first rezoning applications to be considered under the 
recently updated Hamilton Area Plan are the first steps to establish the new Hamilton Village 
Centre envisioned under the Area Plan. These two (2) developments are connected in that they 
share a common driveway located on Parcel 3, have shared indoor amenity space on Parcel 2 and 
have connected parkades with shared parking. 

The new Hamilton Area Plan within Schedule 2.14 of the Official Community Plan (OCP) is also 
proposed to be amended to facilitate both of the above rezoning applications. 

Findings of Fact 

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

III To the North: Single-family dwellings zoned "Single Detached (RSlIF)". 

III To the East: Single-family dwellings zoned "Single Detached (RS lIF)". 

RZ 14-6606621 
RZ 14-660663 

.. To the South: A shopping mall fronting onto Gilley Road zoned "Community 
Commercial (CC)". 

III To the West: A vacant, former fire hall site fronting onto Westminster Highway zoned 
"School and Institutional (SI)". 

Related Policies & Studies 

Richmond Official Community Plan (OCP) - Hamilton Area Plan Schedule 2.14 

The new Hamilton Area Plan under Official Community Plan Bylaw 9000 designates all of 
Parcel 2 and most of Parcel 3 as "Neighbourhood Village Centre (Retail and Office with 
Residential Above 4 Storey 1.50 FAR)". Parcel 2 has a split designation with its most northerly 
portion designated as "Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)" as shown 
on Attachments 3 and 4. The proposed OCP Amendment Bylaw 9260 would: 

III Amend the text within "Neighbourhood Village Centre (Retail and Office with Residential 
Above 4 Storey 1.50 FAR)" land use designation to require that only a portion of the ground 
floor of buildings adjacent to Gilley Road be used for non-residential uses instead ofthe 
entire ground floor amended, and to include a range of assisted living residential uses; and 

III Re-designate 23066 and parts of 23080 and 23100 Westminster Highway from 
"Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)" to "Neighbourhood 
Village Centre (Retail and Office with Residential Above 4 Storey 1.50 FAR)". 

Secondly, the proposed OCP Amendment Bylaw 9273 would delete the old Hamilton Area Plan 
from the 1997 Official Community Plan Bylaw 7100 which still includes all of the City's Area 
Plans. The new Hamilton Area Plan which was included within the newer 2012 Official 
Community Plan Bylaw 9000 on February 25,2014. 

Floodplain Management Implementation Strategy 

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

Affordable Housing Strategy 

The City's Affordable Housing Strategy provides that apartment and mixed-use buildings with 
over 80 residential apartment units provide five (5) percent of the building'S total residential 
floor area within affordable housing units secured under a housing agreement and covenant in 
perpetuity. Under the Strategy, developers of buildings with less than 80 residential apartment 
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units are to make a contribution of $4.00 per buildable square foot of total residential floor area 
permitted under the proposed rezoning. 

Despite the fact that these two (2) rezoning applications are linked via access and parking, the 
rezoning is being advanced by the applicant as separate rezoning applications for the buildings 
on Parcels 2 and 3. 
At the time of application, staff inquired as to why two (2) rezoning applications were being 
submitted instead of one (1) application. The applicant, Oris (Hamilton) confirmed that it will be 
proceeding to build and market the mixed-used building on Parcel 2 and is acting behalf of the 
future owner of Parcel 3, New Coast Lifestyles (NCL) Ltd., who would build the apartment / 
seniors congregate housing building. Oris and NCL also provided a detailed written summary 
that described how Parcels 2 and 3 will be built and marketed separately after the sale of Parcel 3 
to NCL. Therefore, the applicants are contributing: 

• An estimated $249,176 for the residential floor area associated with the 73 residential 
apartment units within the mixed-use building on Parcel 2. 

• An estimated $79,032 for the floor area of the 30 market strata units and associated 
common areas within the 130-unit apartment/seniors building on Parcel 3. Of the total 
130 units within this building, the remaining 82 units of congregate housing and 18 
memory ward units are not subject to affordable housing contributions under the 
Strategy. 

If this project was considered via one (1) rezoning application for both buildings, the applicant 
would be required to provide built affordable housing units on site. The affordable housing 
would be based on five (5) percent of the combined residential floor area of the 73 market 
apartment units within the mixed-use building on Parcel 2 and the 30 market apartment units 
within the apartment/ seniors congregate housing building on Parcel 3. This would equate to 
approximately 4,460 ft2 or five (5) 2-bedroom affordable housing units. 

Consultation 

Staff have reviewed the proposed OCP Amendment Bylaws 9260 and 9273 with respect to the 
Province's Local Government Act and City'S OCP Bylaw Preparation Consultation Policy 
No. 5043 and advise that the City is not obligated to refer the proposed OCP amendment bylaw 
and recommend that this report does not require referral to external stakeholders. Table 1 below 
clarifies this recommendation. 

, 
Table 1: OCPConsultation.Summary . '.' .' , 

Stakeholder .' ." " 

ReferraJ Comment (No Referral necessary) 

BC Land Reserve Commission No referral necessary, as the Agricultural Land Reserve is 
not affected. 

Richmond School Board No referral necessary as this commercial application does 
not involve any multiple-family housing units thus it does 
not have the potential to generate 50 or more school aged 
children (e.g., typically around 295 multiple-family housing 
units). 
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The Board of the Greater Vancouver Regional 
District (GVRD) 

The Councils of adjacent Municipalities 

First Nations (e.g., Sto:lo, Tsawwassen, Musqueam) 

TransLink 

Port Authorities (Vancouver Port Authority and 
Steveston Harbour Authority) 

Vancouver International Airport Authority (VIM) 
(Federal Government Agency) 

Richmond Coastal Health Authority 
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No referral necessary, as only minor land use and no 
density changes are proposed. 

No referral necessary, as adjacent municipalities are not 
affected and only minor land use and density changes are 
proposed. 

No referral necessary, as only minor land use and no 
density changes are proposed. 

No referral necessary, as no transportation road network 
changes are proposed, only minor land use and density 
changes. 

No referral necessary, as the ports are not affected. 

No referral necessary, as the airport is not affected. 

No referral necessary, as the health authority is not 
affected. 

However, out of courtesy, the proposed OCP Amendment Bylaws 9260 and 9273 will be 
referred to the School Board for their information and comment prior to this bylaw being 
considered at a Public Hearing. 

Analysis 

Built Form and Architectural Character 

Parcel 2: Mixed-Use Building: 
The mixed-use, four-storey building includes the following elements as shown in preliminary 
plans in Attachment 5: 

• A contemporary style building with facade articulation and large sundecks. 

• 929 m2 (10, 000 ft2) of ground-floor commercial space fronting Gilley Road; with an 
average setback of2.0 m (6.6 ft.) from the back of the public sidewalk. 

• 73 residential apartment units on the north (rear) side of the ground floor and remaining 
upper three (3) floors. 

• The building stepping back above ground floor; with the upper three (3) residential floor 
being set back an average of a further 3.0 m (9.8 ft). 

• The major pedestrian entrance faces to High Street Plaza to the east. 

• The "L"-shaped building footprint provides separation of common outdoor amenity 
space from Westminster Highway. 

• Large roof overhangs and lower awnings over the commercial units. 

• The elevated west facade, above the lower Westminster Highway grade, has been 
addressed by terraced landscape walls, sloping landscape and a window wall extending 
down to below the first floor level into the parkade at street level. 
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The seniors' housing building includes the following elements as shown in preliminary plans in 
Attachment 6: 

• A contemporary style building with facade articulation and large sundecks. 

• 82 seniors congregate housing units, 18 memory ward care units and 30 residential 
apartment units. 

• The building has a large porte cochere 1 canopy on its north elevation, allowing for 
weather protection for vehicle pick-up of res idents and provides a focal point for the 
building. 

• The major pedestrian entrance faces to High Street Plaza to the south. 

• The "U" building footprint that provides for a contained courtyard. 

• Large roof overhangs and awnings over the commercial units provide weather protection 
and additional visual interest to the building. 

• The elevated first floor above Westminster Highway has been addressed by terraced 
landscape walls, sloping landscape and a window wall extending down to below the first 
floor level, providing light into the parkade at street level. 

Public Realm 
The proposed development provides for a varied public realm comprised of three (3) distinct 
components as outlined below. 

Gilley High Street: Gilley Road will be reconstructed into a "High Street" compatible with the 
urban village environment as envisioned by the Hamilton Area Plan. 

The proposed 3.35 m (10.0 ft.) wide public sidewalk on the north side with street trees and 
landscape strip which allows for rainwater infiltration, will be extended to the east and 
established on the south side of the street as future developments are approved. The proposed 
mixed-use building is set back at minimum of 1.5 m (5.0 ft.) with an on-site sidewalk to provide 
for a generous combined 4.85 m (15.0 ft.) wide pedestrian area. 

Gilley High Street Plaza: The High Street Plaza is proposed to be located in the middle of the 
block between Westminster Highway and Smith Crescent, with an ultimate width of 18.0 m 
(60.0 ft.) opening up onto the Gilley High Street. The current Parcel 2 application includes a 
9.0 m (30.0 ft.) wide plaza frontage facing Gilley Road, with the remaining plazabeing 
constructed with the Parcel 4 development to the east. The proposed plaza includes an outdoor 
restaurant seating adjacent to the building with the remaining area for seating, walking, possible 
outdoor market and Public Art work. 

Greenway/Strollway: The Parcel 2 development will include the first leg of the 
Greenway/Strollway leading north out of the Gilley High Street Plaza to eventually be extended 
to Willet A venue, as required in the Hamilton Area Plan. The Parcel 2 development includes a 
3.0 m (9.8 ft.) wide strollway, with the future development of Parcel 7 to the east providing the 
remaining width of the Greenway/Strollway. 
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A statutory right-of-way (SRW) will be registered over the High Street Plaza and 
Greenway/Strollway to secure public pedestrian and bicycle access with owner maintenance. 

Transportation and Access 

Development Access: The proposed mixed-used building on Parcel 2 and the proposed 
apartment/seniors congregate care building on Parcel 3 will have one (1) shared vehicle 
driveway entering from Westminster Highway. This driveway is designated within the Hamilton 
Area Plan as a "Shared Street" (also shown as "New Road" on developer plans). The Shared 
Street will provide local vehicle and pedestrian access to Parcels 2 and 3 and will be extended 
through to Smith Crescent as future parcels develop to the east (Attachment 4). The Shared 
Street encumbered by a statutory right-of-way (ROW) to ensure public access and maintenance 
by the future owners of buildings on Parcels 2 and 3. 

Westminster Highway: The applicant will complete a number of improvements to 
Westminster Highway as shown on Attachments 3, 5 and 6. It should be noted that 
Westminster Highway is to remain at its current 1.0 m (3.3 ft.) elevation. The major 
transportation improvements include, but are not limited to: 

" A 1.8 m wide on-street bike lane, new minimum 2.5 m wide off-road multi-use 
pathway/sidewalk, and curb, with a landscaped boulevard in sections, on the east side of 
Westminster Highway to the north of the Shared Street. 

" A southbound left turn lane into the development's access driveway off of the on-site 
Shared Street. A new pedestrian signal will be installed on the south side of the proposed 
development access on Westminster Highway to facilitate the safe crossing of pedestrians 
across Westminster Highway. 

" Improvements to the existing intersection with Gilley Road to facilitate the Gilley Road 
works. 

" A bus lay-by north of the Westminster Highway and Gilley intersection, as well as 
accessible bus landing pad and shelter. 

" Repaving of the full width of Westminster Highway from the Gilley intersection to north 
of the Shared Street. 

Gilley Road High Street: The applicant will reconstruct Gilley Road to create the "High Street" 
as envisioned under the Hamilton Area Plan. The road will rise up at a 4 percent grade from the 
current 1.0 m (3.3 ft.) elevation at Westminster Highway to 3.5 m (12.0 ft.). This raised 
elevation allows for much of the Parcel 2 parkade to be constructed below finished grade and 
provides for most of the store fronts within the mixed-use building to be both at street grade and 
located above the required minimum flood construction level. The street will then slope down 
to the existing grade to the east at Smith Crescent. 

The required works include: 

" Resurfacing the entire block from just west of Westminster Highway to the ultimate 
3.5 m (12.0 ft.) grade to the middle of the block, with an interim grading and resurfacing 
back down to the current grade at Smith Crescent. 

• Intersection improvements with a westbound left-turn lane onto Westminster Highway 
southbound. 
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It A 3.35 m (11.0 ft.) sidewalk on the north side of the street with trees and landscaped 
boulevard to allow for rainwater infiltration designed to be compatible with the proposed 
urban, commercial High Street. 

It The reconstruction of the existing concrete sidewalk on the south side of Gilley Road, 
separated from the traffic with a barrier curb, to accommodate the raised road grade. 

The Hamilton Area Plan staff report indicated that the City'S DCC program would be amended 
in 2015 to include approximately $7M in road improvements to the area. These road 
improvements include improvements to Westminster Hwy (from just south of Gilley Rd. to 
Boundary Rd.) and the new Willet Ave. extension and bridge over the Queen Canal. While staff 
intend to recommend that these road improvements be added to the City-wide DCC program as 
identified in the Hamilton Area Plan staff report, an amendment to the DCC bylaw has not yet 
been brought forward to Council for their consideration. The DCC program review is currently 
underway and will be presented to City Council for consideration upon completion of a 
comprehensive staff review. 

The developer is responsible for improvements to Westminster Hwy as part of the required 
Servicing Agreement for this project. A portion of these required road improvements are 
included in the existing City wide DCC program. The road works eligible for DCC credits will 
be restricted to the works included in the DCe program at the time when the DCC credits are 
assessed (i.e. at Building Permit). The Westminster Hwy improvements intended to be added to 
the Dec program (additional road widening for boulevard, sidewalk and bike lane 
improvements) would increase the eligible DCC credits for this development by approximately 
$330,000 should these additions to the DCC program be accepted by City Council. The exact 
amount of the eligible DCC credits will be calculated once the SA design drawings have been 
approved by the City and the actual construction value is determined. The DCC credits will be 
capped at the lower amount of the value of the DCC works included in the City wide DCC bylaw 
endorsed by City Council; the actual costs of constructing the works provided by the developer; 
or the roads portion of the DCCs payable for the project. 

Parking: The partially below-grade parkades for Parcels 2 and 3 will be connected, with vehicle 
access being provided on Parcel 3 to the on-site Shared Street. The proposed parking meets the 
requirements in Zoning Bylaw 8500 as follows: 

It Parcel 2 includes 115 parking spaces, with 91 resident parking spaces (with a further 29 
paces provided on Parcel 3) and 34 shared resident visitor/commercial parking spaces. 

It Parcel 3 includes 102 parking spaces for the apartments and seniors congregate housing 
units plus 29 resident parking spaces for Parcel 2. 

• Parcels 2 and 3 will have easements registered on Title to provide for shared access and 
parking. 

Tree Retention and Replacement 

No trees are planned to be retained on the sites given that the building parkades occupy the 
entirety of both sites to provide for the necessary parking. The applicant will be required to 
submit a landscape plan as part of the Development Permit that will include replacement trees at 

4594676 

PLN - 183



July 2,2015 - 10- RZ 14-6606621 
RZ 14-660663 

a ratio of at least 2: 1 to compensate for the 79 removed trees to which Tree Protection Bylaw No. 
8057 applies (except for those trees already approved for removal by the City due to disease or 
for building demolition). 

Amenity Space 

Common Amenity Space in the Apartment/Seniors Congregate Housing Building on Parcel 3: 

The proposed building on Parcel 3 will include approximately 1,096 m2 (11,800 fe) of common 
amenity space. Part of this large amenity space will be for residents of the building on Parcel 3, 
and part for use by residents on Parcel 2. The amenity areas on Parcel 3 include the following: 

4» For the use apartmentl seniors congregate housing on Parcel 3: 7,599 fe of amenity 
space, comprised of two (2) lounges, dining room, theatre, kitchen, country kitchen, 
library, beauty salon and barber shop. 

e Shared between Parcel 3 and adjacent Parcel 2: 3,458 ft2 of shared indoor amenity space, 
which includes a pool and exercise room. 

e Amenity Room for the use of Parcel 2: A 741 ft2 amenity room for use of residents of 
only Parcel 2. 

There will be requirement for registration of an easement on Parcel 3 to ensure that residents of 
Parcel 2 are provided with shared rights of access and use. The City will be a grantee to ensure 
that the agreements are not discharged and or changed without City approval. A covenant will 
also be registered on Parcel 2 that will require provision of 100 m2 (1,076 ft2) at occupancy of 
the building on Parcel 2 if the shared amenity space has not been already been constructed on 
Parcel 3. 

Common Outdoor Amenity Space: 
The applicants are proposing outdoor amenity on Parcels 2 and as described below: 

e Parcel 2 - Mixed-Use Building: 567 m2 (6,103 ft2) within the main outdoor amenity 
spaces are located on the north side of the building and include a treed common, large 
play area and patio space. 

e Parcel 3 - Apartment 1 Seniors Congregate Housing Building: 1,180 m2 (12,702 ft2) 
within a large courtyard within this "U" shaped building which includes raised garden 
plots, a circuit pathway and seating. There is also an enclosed dining patio and secure 
memory garden patio. 

Together, these amenity areas function as central gathering spaces for the buildings and will be 
reviewed further during the Development Permit process. 

Site Servicing and Frontage Improvements 

Servicing: In addition to frontage improvements discussed above, the City's Engineering 
Department has determined the scope of upgrades to existing services to service the proposed 
development to be undertaken by the applicant, as identified in the Rezoning Considerations 
(Attachment 7). 
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The applicant will be constructing a sub-surface structure over Gilley Road and the 1.0 m (3.3 
ft.) diameter Metro Vancouver sewer main and utilizing light weight fill to raise Gilley Road to 
the elevations discussed above. 

Riparian Management Areas: There are two (2) Riparian Management Areas (RMAs) affected 
by the proposed developments. The Parcel 2 development and Gilley High Street works will 
remove the small Gilley Road ditch which is within an RMA extending 5.0 m (16.0 ft.) back on 
either side of the ditch. Through the Servicing Agreement, a linear landscape strip and 
boulevard trees will be included within the streetscape and provide for rainwater infiltration and 
a slowing of stormwater flow into the Queen Canal. The Queen Canal RMA extends 15.0 m 
(49.0 ft.) back on either side of the canal with impacts to this area requiring habitat compensation 
within this RMA. 

The compensation for in-stream and riparian habitat loss will be included within the Queen 
Canal corridor through the Servicing Agreement. 

These works are to be further reviewed by the developer's Qualified Environmental 
Professional (QEP), with a follow-up report to confirm that the design of the necessary habitat 
compensation that will be provided through the Servicing Agreement process as provided in the 
Rezoning Considerations (Attachment 7) to the satisfaction of the Director of Engineering. 

Proposed OCP and Zoning Bylaw Amendments 

As discussed above, proposed OCP Amendment Bylaw 9260 includes both a text amendment 
and map amendment concerning the Neighbourhood Village Centre (Retail and Office with 
Residential Above 4 Storey 1.50 FAR) land use designations. 

Proposed Amendments to the Hamilton Area Plan within the OCP: 
The proposed text change to the "Neighbourhood Village Centre (Retail and Office with 
Residential Above 4 Storey 1.50 FAR)" land use designation will require that a portion of the 
ground floor of buildings adjacent to Gilley Road be used for commercial and non-residential 
uses rather than the entire ground floor as currently required. Specifically, the change would 
only require commercial and non-residential uses within 10.0 m (33.0 ft.) of the north side of 
Gilley Road and within 15 m (49.0 ft.) and south side of Gilley Road. This change would apply 
to the entire land use designation including properties adjacent to Parcels 2 and 3 under the 
rezoning applications and facing the south side of Gilley Road. The land use designation would 
continue to allow for the same commercial, non-residential residential apartment uses to be 
located on the remainder of the ground floor and upper floors of buildings. 

The proposed change was requested by the applicant who presented a professional market 
analysis study that demonstrates that the 12,000 build-out population of Hamilton could only 
support approximately 50,000 to 55,000 ft2 of commercial floor area (excluding amenity space). 
The Hamilton Area Plan's land use designation for ground floor commercial could lead to 
120,000 sq. ft. of commercial floor area being required. Based on the retail demand model in the 
consultant market study, which takes into consideration Hamilton's projected population, 
exposure to traffic and location characteristics within the region, this is 2 to 2.6 times the amount 
that could be supported and sustained. This assessment resonates with other regional studies 
(such as the Grandview Heights Commercial Market Analysis completed for that area of Surrey), 
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which estimate that similarly built communities can support approximately 0.38 m2 (4 ft2) per 
capita of supermarket/commercial space. It is thus reasonable to accommodate commercial space 
in line with the findings of the consultant's report of approximately 4,645 m2 (50,000 ft2). 

The proposed land use designation change to Land Use Map (Attachment 4) to re-designate part 
of the proposed Parcel 3 (apartment /seniors congregate housing) from "Neighbourhood Village 
Centre (Residential 4 Storey 1.50 FAR)" to "Neighbourhood Village Centre (Retail and Office 
with Residential above 4 Storey 1.50 FAR)" applied to a small area. The change was 
necessitated by the applicant's site planning which lead to Parcel 3 including both the above 
designations (a split designation). Given that the apartment form of development and 1.5 FAR 
density remain consistent with both designations under the current Area Plan, the proposed 
change of designation constitutes a relatively minor amendment which Planning staff support. 

The Area Plan supports the inclusion of seniors housing in multi-family designations. To 
support this policy, the Neighbourhood Village Centre (Retail and Office with Residential above 
4 Storey 1.50 FAR)" designation is amended to specifically include a range of assisted living 
residential uses as found in the adjacent "Neighbourhood Village Centre (Residential 4 Storey 
1.50 FAR)" designation. 

Lastly, proposed OCP Amendment Bylaw 9273 deletes the existing Hamilton Area Plan under 
Bylaw 7100 for the same area to which the new Hamilton Area Plan was adopted as an 
amendment to OCP Bylaw 9000 in February, 2014. 

Zoning Bylaw Amendments: 
The proposed Zoning Bylaw amendments proposed above are consistent with the Hamilton Area 
Plan. 

Bylaw 9261 proposes to rezone 0.44 ha. (1.10 acres) comprising Parcel 3 from "Single Detached 
(RSlIF)" to "Low Rise Apartment (ZLR27) - Neighbourhood Village Centre (Hamilton)" to 
permit a 130 unit apartment/seniors congregate housing building, with 82 congregate housing 
units, 18 memory ward care units and 30 strata apartment units. The following primary uses are 
included to accommodate this development: "housing, apartment", "housing, congregate" and 
"community care facility, major". This zone provides for maximum density of 1.5 FAR with 
provision of community amenity contributions by the applicants. An additional 0.19 FAR is 
permitted provided that it is used to accommodate amenity space for the lot subject to this zone. 

Lastly, Bylaw 9261 includes a definition for the "Hamilton Area Plan community amenity 
capital reserve". The definition references the statutory Capital Reserve Fund to be created by 
Hamilton Area Plan Community Amenity Capital Reserve Fund Establishment Bylaw No. 9276 
into which this and future applicant's amenity contributions will be deposited. 

Bylaw 9262 proposes to rezone 0.58 ha. (1.43 acres) Parcel 2 from "Single Detached (RS lIF)" to 
"Residential/ Limited Commercial (ZMU29) - Neighbourhood Village Centre (Hamilton)" to 
permit a 73-unit mixed-use building with ground floor commercial. The zone includes a wide 
range of commercial and non-residential uses similar those found in the "Community 
Commercial (CC)". 
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The zone also permits a neighbourhood public house (neighbourhood pub) use as requested by 
the applicant. Should a neighbourhood pub be proposed for the site, the City's typical liquor 
licencing process will be required as a condition of Business Licencing. The applicant has 
agreed to register a covenant on title that restricts the use to the ground floor, requires its outdoor 
public entrance on Gilley Road and advises other owners of this possible use within the building. 
The zone also permits "housing, apartment" and provides for a maximum density of 1.5 FAR 
with provision of community amenity contributions by the applicants. 

Hamilton Area Plan Amenity Contributions: 

The applicants will provide community amenity contributions of $49.50 per square meter ($4.60 
per ft ) of the total residential floor area of the buildings on Parcels 2 and 3 consistent with the 
Hamilton Area Plan for the proposed amenities (e.g, community centre, library, police office, a 
childcare hub, pedestrian pier as proposed under the Area Plan). The contribution is estimated at 
$285,205 for the mixed-use building on Parcel 2. The total contribution for Parcel 3 is estimated 
at $430,118. Part of this contribution ($28,985) would not apply to the floor area specified 
including within the proposed 18 memory ward units as Area Plan's amenity contributions only 
apply to residential floor area. To confirm that these units fall within with the "community care 
facility, major" use under the zoning, the applicant will need to verify that the necessary 
licencing from Vancouver Coastal Health (VCH) for the memory ward is in place prior to these 
units being exempted from the amenity contribution. 

Hamilton Area Plan Community Amenity Capital Reserve Fund Establishment Bylaw No. 9276 
has been prepared pursuant to Section 188(1) of the Community Charter to establish a capital 
reserve fund for community amenity contributions that are received for the planned community 
amenities as specified under Schedule 2.14 - Hamilton Area Plan, Bylaw 9000. 

Public Art 

The applicant will either make a public art contribution as provided by the City'S Public Art 
Policy or prepare a Public Art Plan to provide Public Art elements within the development. The 
High Street Plaza on Parcel 2 has been discussed as a possible location for the public art. The 
contributions for both Parcels 2 and 3 are estimated total $127,048. Provision ofthe public art 
contribution will be coordinated between the developer and the City'S Public Art Coordinator, 
and secured prior to adoption of the rezoning with details to be provided at the Development 
Permit stage. 

Accessible Housing 

To assist in ensuring accessibility is an option for residents, 44 of the 73 units in the mixed use 
building on Parcel 2 and 109 of the 130 units in the building on Parcel 3 will meet the Basic 
Universal Housing provisions within Zoning Bylaw 8500. The remaining units within the 
buildings will include the Aging-in-Place elements as provided within the OCP. 

The above-noted specifications and units will be identified and reviewed during the 
Development Permit and Building Permit stages. 
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As provided by the Hamilton Area Plan, the applicants will ensure that the buildings on Parcels 2 
and 3 have been designed to achieve a sufficient score to meet the current Canadian Green 
Building Council LEED Silver score. This will require review from a LEED certified consultant 
which confirms that buildings have been designed at Development Permit and constructed at 
Building Permit to achieve LEED Silver certification or equivalent. Consideration will be given 
to building design with higher energy efficiency ratings than required by the BC Building Code 
and utilizing geo-exchange energy systems. 

Major Elements to be Addressed at the Development Permit Stage 

Development Permit CDP) approval to the satisfaction of the Director of Development is required 
prior to rezoning adoption. 

In advance of the full DP submission and review, the following significant aspects of the 
proposal have been identified to be addressed. 

• The grade difference along Gilley Road between the public sidewalk and the "retail 
sidewalk/patio", particularly where Gilley Road slopes down to meet Westminster 
Highway, with the objective of achieving a comfortable height transition, adequate 
landscape screening of the projecting parkade, adequate depths for both the public 
sidewalk and the retail sidewalk/patio and appropriate accessibility for the disabled. 

• The grade difference between the public sidewalk and Level 1 of the Parcel 2 and 3 
buildings along Westminster Highway, with the objective of achieving a comfortable 
height transition, adequate landscape screening of the projecting parkade, adequate 
animation of the streetscape and application of CPTED principles. 

Financial Implications 

As a result of the proposed development, the City will take ownership of developer contributed 
assets such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees 
and traffic signals. 

The anticipated operating budget impact for the ongoing maintenance of these assets is 
$8,000.00. This will be considered as part of the 2017 Operating budget. 

Conclusion 

The proposed developments on Parcels 2 and 3 shown on Attachment 3,5 and 6 constitute the 
first rezoning applications to be considered under the Hamilton Area Plan. In particular, these 
developments will involve significant improvements to Westminster Highway and the first phase 
of the Gilley High Street to be at the centre of the Hamilton Village Centre as envisioned under 
the Hamilton Area Plan. 

The proposed developments also establish part of the High Street Plaza and fist leg of the 
GreenwaylStrollway network for Hamilton. These improvements are at the core of creating a 
pedestrian-oriented Hamilton Village Centre. 
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The proposed developments will also assist in funding the future community amenities as 
provided under the Hamilton Area Plan. 

As this proposal is being advanced as separate two (2) rezoning applications, the applicant will 
be providing a cash-in-lieu contribution toward affordable housing instead of constructing built 
affordable housing units on-site. 

On this basis, it is recommended that Official Community Plan Bylaw 9000, Amendment 
Bylaw 9260, Official Community Plan Bylaw 7100, Bylaw 9273, and Zoning Bylaw 8500, 
Amendment Bylaws 9261 and 9262, be introduced and given first reading. It is also 
recommended that Hamilton Area Plan Community Amenity Capital Reserve Fund 
Establishment Bylaw No. 9276 be introduced and given first, second and third readings. 

Mark McMullen 
Senior Coordinator-Major Projects 
(604-276-4173) 
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City of 
Richmond Development Application Data Sheet 

Development Applications Division 

RZ 14-660662 & RZ 14-660663 Attachment 2 
-Parcel 2: 23241,23281 & part of 23301 Gilley Road and part of 23060 & 23000 
Westminster Highway (RZ14-660663) 
-Parcel 3: 23241 & 23281 Gilley Road and 23060,23066,23080 & part of 23100 

Address: Westminster Highway (RZ14-660662) 

Applicant: Oris Development (Hamilton) Corp. 

Planning Area(s): Hamilton Area Plan 

Existing Proposed 
Owner: Oris Developments (Hamilton) Oris Developments (Hamilton) 

Corp. Corp. 

Site Size (m2
): 

Parcel 2: Min. 4,447 m2 Parcel 2: Min. 4,447 m2 

Parcel 3: Min. 5,783 m2 Parcel 3: Min. 5,783 m2 

Single-Family Residential Parcel 2: Mixed-Use Building 
Land Uses: Parcel 3: Apartment/Congregate 

Housing Building 
Parcels 2 & 3: Parcels 2 & 3: 
"Neighbourhood Village Centre "Neighbourhood Village Centre 
(Retail and Office with Residential (Retail and Office with Residential 

Area Plan Designation: Above 4 Storey 1.50 FAR)" Above 4 Storey 1.50 FAR)" 

Part of Parcel 3: 
"Neighbourhood Village Centre 
(Residential 4 Storey 1.50 FAR)" 
Parcels 2 & 3: Parcel 2: 
"Single Detached (RS1/F)" "Residential I Limited Commercial 

(ZMU29) - Neighbourhood 
Village Centre (Hamilton)" 

Zoning: 
Parcel 3: 
"Low Rise Apartment (ZLR27) -
Neighbourhood Village Centre 
(Hamilton)" 

Number of Units: None Parcel 2: 73 units 
Parcel 3: 18 memory care beds, 
82 congregate housing units, 30 
strata units 

Other Designations: N/A N/A 

4594676 
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I Bylaw Requirement I Proposed I Variance 

Density (units/ha.): N/A N/A none permitted 

Floor Area Ratio Parcels 2 & 3: For Parcels 2 & 3: none permitted 1.5 FAR 1.5 FAR 
Lot Coverage - Building: Parcel 2: Max. 50 % Parcel 2: 50 % 

Parcel 3: Max. 55 % Parcel 3: 55 % none 

Lot Size (min. dimensions): Parcel 2: Min. 4,000 m2 Parcel 2: Min. 4,447 m2 
none Parcel 3: Min. 5,000 m2 Parcel 3: Min. 5,783 m2 

Setback - Front Yard (m): Parcel 2: Min.6.0 m Parcel 2: Min.6.0 m 
Parcel 3: Min.6.0 m Parcel 3: Min.6.0 m none 

Parcel 2 (Gilley):Min.1.5m Parcel 2 (Gilley):Min.1.5m 
Parcel 2 Parcel 2 

Setback - Side Yards (m): (Interior):Min.1.5m (Interior):Min.1.5m 
Parcel 3 (North Interior): Parcel 3 (North Interior): none 
Min.10.0 m Min.10.0 m 
Parcel 3 (south Interior): Parcel 3 (south Interior): 
Min.3.0 m Min.3.0 m 

Setback - Rear Yard (m): Parcel 2: Min. 6.0 m 
Parcel 3: Min. 6.0 m none 

Height (m): Parcel 2: 17.0 m Parcel 2: >17.0 m 
Parcel 3: 17.0 m Parcel 3: >17.0 m none 

Off-street Parking Spaces - Parcels 2 & 3: For Both Parcels 2 & 3: 
Regular (R) I Visitor (V): 1.5 (R) and 0.20 (V) per 1.5 (R) and 0.20 (V) per none 

unit unit 
Off-street Parking Spaces Total Parcel 2: 140 Parcel 2: 144 

Parcel 3: 102 Parcel 3: 102 none 

Tandem Parking Spaces: Permitted none none 
Parcels 2 & 3: Parcel 2: 1 ,027 m~ I 

Amenity Space -Indoor: 100 m2 69m2 

none 
parcel 3: 1,027 m2

* 
Shared on Parcel 2, 3, 4 & 5. 

Amenity Space - Outdoor: 
Parcels 2 & 3: 

Parcel 2: 7.77 m2 lunit 6.0 m2 per unit (min.) 
Parcel 3: 9.08 m2 I unit none 

Other: I 

4594676 
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City of 
Richmond 

Neighbourhood Residential (Single Family 0.55 FAR) 

:;:;'Wi.::(r:;~ Neighbourhood Residential (Townhouse 0.75 FAR) . 

_ Neighbourhood Residential (Stacked Townhouse 1.00 FAR) 

F:o:o:~ Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR) ' 

ATTACHMENT 4 

.. Neighbourhood Village Centre (Retail and Office 
with Residential above 4 Storey1.50 FAR) 

.. Park and Major Trail/Greenway Corridors 

_ Proposed Streets 

_ School 

Original Date: 06/03/15 

Revision Date: 

Note: Dimensions are in METRES 
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City of 
Richmond 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Division 

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

Address: 23241, 23281 & 23301 Gilley Road; 23000, 23060, 23066, 23080 & part of 23100 Westminster 
Highway - Oris Parcel 2 (Bylaw 92621 RZ14-660663) & Oris Parcel 3 (Bylaw 92611 RZ14-660662) 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaws 9261 and 9262, the developer is 
required to complete the following: 

1. Final Adoption ofOCP Amendment Bylaw 9260. 

2. Subdivision Plan: Preparation and registration of a subdivision plan that consolidates the current lots and subdivides 
the consolidated lot into three (3) parcels comprising the "Lands" (which will require prior to subdivision approval 
the demolition of any part of the existing buildings crossing new proposed parcel lines ) as shown in Attachments 1 
and 2 as follows: 

a) Parcell - The remaining lands on Lot 1 on the draft subdivision plan for future development; 

b) Parcel 2 - 4446 m2 on Lot 2 on the draft subdivision plan for the subject mixed-used building (RZ 14-
660663); 

c) Parcel 3- 5783 m2 on Lot 3 on the draft subdivision plan for the seniors housing building (RZ 14-660662); 

3. Tree Removal: Submission of a landscape plan for the Development Permit that includes replace.ment trees at a ratio 
of at least 2: 1 to compensate for all 79 trees to be removed (except for those trees already approved for removal by the 
City due to disease or for building demolition) to which Tree Protection Bylaw No. 8057 applies. 

4. Flood Covenant: Registration of the City's standard flood covenant on the title of Parcels 2 and 3 ensuring that there 
is no construction of habitable area below the Flood Construction Level of 3.5 m. 

5. Westminster Highway Bus Bay and Gilley/Westminster Comer: Registration of a statutory right-of-way on Parcel 2 
to accommodate a bus bay, bus shelter, sidewalk and 5.0 m by 5.0 m road comer cut at the Gilley Road / Westminster 
Hwy intersection on Parcel 2 as generally shown on Attachment 3 to the satisfaction of the Director, Transportation. 

The statutory right-of-way will provide for: 

a) Developer construction of all works; 

b) Public vehicle, pedestrian and bicycle access at all times; 

c) Future construction and maintenance of public utilities; 

d) City and public utility provider maintenance of works. 

6. High Street Plaza and Greenway/Strollway: Registration of a statutory right-of-way in favour of the City on the title of 
Parcels 2 and 3 that provides public access as generally shown on Attachment 4 and which physically includes: 

a) A High Street Plaza with a width ranging from 6.0 m to 9.0 m on Parcel 2; 

b) A Greenway/Strollway with a minimum width of3.0 m on Parcel 3; 

The statutory right-of-way for Parcels 2 and 3 will provide for: 

a) Developer construction of all works; 

b) Public pedestrian and bicycle access at all times; 

c) Public markets on the Parcel 2 Plaza to be permitted with hours and operating conditions to the satisfaction of 
the City; 

d) Non-permanent outdoor restaurant seating and fixtures within the most westerly 3.0m of the SRW adjacent to 
the commercial units in the building on Parcel 2 subject to the approval of the City; 

e) Landscaping and paving as provided in a Development Permit issued by the City; 

f) Developer and owner maintenance of all works. 

7. Statutory Right-of-Way and Easement for New "Road A": Registration of a statutory right-of-way for public access 
and an easement for maintenance on Parcel 3 and the existing lots comprising future Parcel 4, as determined to the 
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satisfaction of the Director, Transportation and Director of Development, for "Road A" as shown on Attachments 2 
and 3. 

The statutory right-of-way will provide for: 

a) Developer construction of all works; 

b) Public vehicle, pedestrian and bicycle access at all times on grade or above a parkade; 

c) Landscaping to be provided under the Development Permit; 

d) Maintenance of all works by the owners of Parcel 3; and 

e) Assumption of all liability for the works by the owners of Parcel 3. 

8. Access Over Parcel 3 for Parcel 2: Registration of a legal agreement, as determined to the satisfaction of the Director 
of Development, to permit the owners (including their visitors and general public using the commercial parking) of 
Parcel 2 to gain access on grade or through a parkade on Parcel 3 for vehicles, bicycles and pedestrians and to allow 
for access to the "Road A" SRW identified above. 

9. Access Over Parcel 3 for Future Parcels 4 and 5: Registration of a legal agreement, as determined to the satisfaction 
of the Director of Development, to permit the owners of future Parcels 4 and 5 to gain access on grade or through a 
parkade on Parcel 3 for vehicles, bicycles and pedestrians and to allow for access to the "Road A" SRW identified 
above. 

10. Parking on Parcel 3 for Parcel 2: Registration of a legal agreement to provide for 29 vehicle parking spaces and 
bicycle parking for the owners of Parcel 2 within the parkade on Parcel 3 (with the number of vehicle and bicycle 
parking spaces to be confirmed prior to rezoning adoption) as generally shown on Attachment 2. 

11. Parking on Parcel 3 for future Parcels 4 & 5: Registration of a legal agreement to provide for 21 vehicle parking 
spaces for the owners of future Parcels 4 & 5 within the parkade on Parcel 3 (with determination if parking for Parcels 
4/5 is needed and, if any, the number of vehicle parking spaces to be provided prior to rezoning adoption) as generally 
shown on Attachment 2. 

12. Visitor Parking on Parcel 2 for Parcel 3: Registration of a legal agreement on Parcels 2 and 3, as determined to the 
satisfaction of the Director of Development, to permit Parcel 3 visitors to use the commercial & visitor parking within 
the Parcel 2 parkade. 

13. Commercial & Visitor Parking Non-Assignment Covenant on Parcel 2: Registration of a covenant on Parcel 2 that 
ensures that the shared visitor parking and commercial parking on Parcel 2 is not assigned to any specific residential 
unit / commercial unit nor be designated (i.e. sold, leased, reserved, signed, or otherwise assign) by the owner or 
operator for the exclusive use of employees, specific businesses, and/or others. 

14. Parking and Building Construction Agreement for Parcels 2 and 3: Registration of agreements on Parcels 2 and 3 that 
ensure: 

a) No building permit will be issued by the City for Parcel 2 until all associated parking and access on Parcel 3 
(described in the above legal agreements) has been included within an approved building permit for Parcel 3; 

b) No building permit will be issued by the City for Parcel 3 until all associated parking and access on Parcel 2 
(described in the above legal agreements) has been included within an approved building permit for Parcel 2; 

c) No building permit granting occupancy will be issued by the City for Parcel 2 until all associated parking and 
access on Parcel 3 (described in the above legal agreements) has been built and received a building permit 
granting occupancy. 

d) No building permit granting occupancy will be issued by the City for Parcel 3 until all associated parking and 
access on Parcel 2 (described in the above legal agreements) has been built and received a building permit 
granting occupancy. 

e) The Parcel 3 owner shall provide to the Parcel 2 owner, a parking and access easement construction easement 
that will permit the Parcel 2 owner to construct and use a parking facility on Parcel 3 so as to satisfy the 
parking and access requirements above. 

15. Electric Vehicle Parking Covenant: Registration of a covenant on Parcels 2 and 3 requiring that 20% of resident 
parking stalls that will be equipped with 120V electric plug-ins and that an additional 25% of the resident parking 

Initial: ---
4604533 

PLN - 232



- 3 -

stalls will be pre-ducted for future wiring to accommodate the future installation of electric vehicle charging 
equipment. 

16. Shared Indoor Amenity Easement: Registration of an access easement and other legal agreements on Parcels 2 and 3 
as shown on Attachment 2 to: 

a) Ensure that not less than 3,458 fe of shared indoor amenity space for the residential owners/occupants Parcels 
2 and 3 (which includes a pool and exercise room) and 741 fe of indoor amenity space for exclusive use of 
the residential owners/occupants of Parcel 2 (for a multi-purpose room) is constructed on Parcel 3; 

b) Provides that neitner a building permit nor a final inspection granting occupancy for a building on Parcel 3 be 
permitted unless the required shared and exclusive amenity space are provided as described above; 

c) Ensure that appropriate mechanisms to allow for shared rights of access and use for the above-noted Parcels 2 
and 3 shared and Parcel 2 exclusive amenity spaces, to the satisfaction of the City; 

d) Provide that the final inspection granting occupancy for the building on Parcel 2 is prohibited until the 741 ff 
of exclusive Parcel 2 indoor amenity space and 3,458 fe of shared indoor amenity space within the building 
on Parcel 3 is completed and has been issued a final inspection granting occupancy, except as provided 
below; 

e) Ensure that, if the exclusive and shared amenity spaces are not completed on Parcel 3 as provided above, a 
minimum of 1,076 ft2 of indoor amenity space (multi-purpose room) is constructed within a building on 
Parcel 2 prior to issuance of a permit granting occupancy for such building on Parcel 2; and 

f) Provide that the City is identified as a grantee to ensure that the agreements not be discharged and or changed 
without City approval. 

17. Public Art: City acceptance of the developer's offer to voluntarily contribute $0.79 per buildable square foot of 
residential floor area and $0.42 per buildable square foot of commercial floor area under the proposed zoning to the 
City's public art fund, or provide a security for the design and installation of public art based on the same valuation in 
accordance with the City's Public Art Policy (Acct. #7750-80-00000-000) (e.g. $53,180 for Parcel 2 and $73,868 for 
Parcel 3 to be confirmed by the final DP Plans). 

18. Area Plan Amenity Community Amenities: City acceptance of the developer's offer to voluntarily provide a 
contribution of $49.50 per square meter oftotal residential floor area to a capital reserve fund to be established by the 
City for the community amenities specified under the Hamilton Area Plan. The contribution for Parcel 2 is estimated 
at $285,205 (to be confirmed based on the final DP Plans). The total contribution for Parcel 3 is estimated at 
$430,118. Part of this contribution ($28,985) would not apply to the floor specified including within the proposed 18 
memory ward units (to be confirmed on the final DP Plans) provided that they receive the necessary licencing from 
Vancouver Coastal Health (VCH) and comply with the "community care facility, major" use under the proposed 
zonmg. 

19. Affordable Housing: City acceptance of the developer's offer to voluntarily contribute $4.00 per buildable square foot 
of total residential floor area permitted under the proposed rezoning (e.g. estimated at $249,176 for 62,294 ft2 for 
Parcel 2 and $79,032 for 19,758ft2 for the 30 market strata residential units plus associated common halls and other 
areas to be added on Parcel 3) to the City's Affordable Housing Reserve Fund. (Acct.#7600-80-000-90150-0000). 

20. "Neighbourhood Public House" Use Covenant on Parcel 2: Register a restrictive covenant on the title of Parcel 2 that 
restricts this use to the ground floor, requires its outdoor public entrance on Gilley Road and advises other owners of 
this possible use within the building. 

21. Riparian Management Areas: The developer is required to address the habitat loss within the Riparian Management 
Areas (RMAs) on Gilley Road and the Queen Canal as generally provided in the Memo from Pottinger Gaherty, 
Environmental Consultants Ltd. dated June 2,2015 (Attachment 7) with regards to providing satisfactory habitat 
compensation within the Servicing Agreement works (including addressing transportation, civil and landscape 
works). These works and the impacted habitat are to be further reviewed by the developer's Qualified Environmental 
Professional (QEP) with a follow-up report confirming that the necessary habitat compensation has been provided to 
satisfaction of the Director, Engineering and Senior Manager, Parks. 

22. Submission of a letter from a LEED certified consultant as a requirement of issuance of the development permits and 
building permits for Parcels 2 and 3 confirming that each building has been designed to achieve a sufficient score to 
meet the current Canadian Green Building Council LEED Silver score criteria. The submission of follow-up letter 
from a LEED certified consultant that confirms that buildings have been constructed to achieve LEED Silver 
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certification or equivalent is required. Consideration should be given to building design with higher energy 
efficiency ratings than required by the BC Building Code and utilizing geo-exchange energy systems. 

23. The submission and processing of Development Permits* for the subject mixed-use building on Parcel 2 and seniors 
building on Parcel 3 completed to a level deemed acceptable by the Director of Development. 

24. Enter into a Servicing Agreement and to be registered on title of Parcels 2 and 3 and submit security for the estimated 
value of the works to the satisfaction of the City for the design and construction of the engineering, transportation and 
parks/streetscape works described in Attachment 5 along with the necessary statutory right of ways and any easements 
that are required to be registered on title for such servicing works. 

25. Ensure that the Construction, Phasing and Interim Design Measures in Appendix 1 of the Hamilton Area Plan 
(Schedule 2.14, Official Community Plan Bylaw 9000) are addressed, as applicable, in the Development Permit and 
Servicing Agreement included within Attachment 6. 

26. Enter into a covenant to be registered on Parcel 3 that will prohibit stratification beyond 30 individual strata lots for 
the apartment units and one (1) strata lot for the 18 memory care units and 82 congregate housing units, along with 
any strata common property. 

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Submit separate landscaping security Letters-of-Credit in amounts based on sealed estimates from the project 

registered Landscape Architect for the developments on Parcel 2 and Parcel 3 (including materials, labour & 10% 
contingency) . 

2. That notations be included on the Development Permit Plans stating that 44 of the 73 units in the mixed use building 
on Parcel 2 and 109 of the 130 units in the seniors building on Parcel 3 will meet the Basic Universal Housing 
provisions within Zoning Bylaw 8500. The remaining units within the buildings will include Ageing-In-Place 
elements as provided within the Official Community Plan Bylaw 9000. 

Prior to Building Permit Issuance for Parcels 2 and 3, the developer must complete the following 
requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. Management 

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

2. Incorporation of the "Basic Universal Housing" provisions of Zoning 8500 and Ageing-in-Place elements as provided 
within the OCP for the residential units in the building on Parcels 2 and 3 as provided in the Development Permit. 

3. Submission ofa Dewatering Plan to the satisfaction the Manager, Engineering Planning and Manager, Sustainability. 

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

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

Note: 

* 
• 

This requires a separate application. 

Wbere the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property developer 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. 
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• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction ofthe 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. 

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

Signed Owner and Developer of Parcel 2 Date 

Signed Owner and Developer of Parcel 3 Date 
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Hamilton Lands, Richmond, Be 
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ATTACHMENT 2 

& PARKING PLANS 
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ATTACHMENT 3 

PRELIMINARY ROAD FUNCTIONAL PLAN 

Shared Access Easement and SRW for On-Site "Road A": 

Initial: 
PLN - 239



- 10 -

.J 

Initial: 
4604533 

PLN - 240



.... 0
- c.;: V
>

 
W

 
W

 

5"
 

;:;.
' E
 

\ 
\( 

\ \ \ \ \ \ ~.
 

-:;:
. ~
 W

es
tm

in
st

er
 B

lv
d.

 

1Q
 

()
.. .\
 

, •. ,
.>

" .
. ~
 

I'
 

\ \ 

[ i!!H
Il]!

1 
I 

. 
I 

i I""
 

I; II 
ko

o 

;s
~·
·~
~;
;:
:~
~~
~"
.·
<c
~~
.-
:'
*:
::
:X
.:
& ..

 ~*
~~

~$
S2

:;
:'

:~
*"

 

\ 
\ 

\ 
.....

... 

\ 
I \ 

\ 
\ \ \ 

\ 
\ \ 

\ 

tz
"
-
-
'\

i'
j 

\ \ P
ar

ce
l 3

 
'L

-
I 

\ \ \ 

-
-
-

\ \ 

\ ,.
\~

 

1 \1
 

J

'O
 

CU
l 

, 
o

· 
t 

If
 

\ 
0::

:'
 

1\ 
:: 

, ij \ft 
'!""

"" 
1"

 
'I

' 
L 

:' 

.C
P 

.-
-1

 ~
 

I 
\ 

= \ \ "'\ \ 
c 

\ 

\ \ 

I 
'''''

'''''
''--

-'-
',"

.-
"'-

"''-
':_

' 

0
0

 ~ 
\~-
-

~ >- 0
0

 
~
 o :;c
 == £ 

\
0

0
 '.., ~ 
~ 

tr
j 

..
, 

.., 
>

"tI
 
~
 

t"'
 

== 
~ 

~ 
>-

~
 

, 
Ro

 
..,

 
( 

C':
l 

"'"
 

~ tr
j 

\ 
\ \

 
~ 

\ 
\ 

~
 

--r·
-·-c 

\ 
I' 

\,
 

\ 
~ 

.. 
! 

\ 
. 

\ 
~
 

\
?;5

 
\ 

. 
. .., 

~;:"
,~.&
~

.::...
...-..
-i

+-l
-
~-

.-~
~

,--
-~.

 
'."

,=
",=

-
-

-
-

l 
-

-
-

:;c
 

_
_

_
_

_
_

 1
-

o 
-I 

;.
j 

-
-
-
1

-
t"'

 
-

: 
'"I

!'"
 

i 
t"'

 
\ 

~
 

~
~
~

--
'~
~
-
~

~
-.

\\
\
-
-

~ 
--
-~
~~
 

~~
\
 

-
..

 
I 

P
'\

. _
_

_
_

 I.
., 

.....
. 

.....
. 

PLN - 241



- 12 -

ATTACHMENT 5 

SERVICING AGREEMENT REQUIREMENTS 

Enter into a Servicing Agreement for Parcels 2 and 3 for the design and construction of works that include, but may not be 
limited to the following: 

1.0 Engineering Servicing Requirements: 

Discussions with the developer have contemplated that the construction of off-site servicing works relating to RZ 14-
660662 and RZ 14-660663 will be combined. All works described below shall therefore be completed under a single 
servicing agreement. 

Utility servicing shall generally follow the concepts and layouts proposed in the Hamilton Area Serving Study 
(RASS) prepared for the City by KWL, dated Oct 29, 2014. Increased storm sewer diameters and other amendments 
to the RASS may be required to meet the City's minimum standards. The proposal to raise Gilley Road using piled 
concrete foundations will require the relocation of City and other utilities in ways generally, but not limited to, those 
described below, at the developers cost. All works and agreements will be to the satisfaction of the Director of 
Engineering. 

a) Water Works: 

The Developer is required to: 

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

., Relocate approx 270m of300mm diameter watermain along Gilley Road to accommodate road raising 
that would otherwise compromise the City's ability to access and maintain this asset. The new main shall 
be located above the proposed concrete slab. An air valve will be required. 

• Install additional fire hydrants as required along the developments frontages to achieve the City's 
standard spacing requirements . 

., Subject to the availability of funds in the City's Development Coordinated Works capital accounts and 
obtaining the required spending authority, replace the 300 mm diameter watermain along Westminster 
Hwy to the limits of the proposed road works. 

At the Developer's cost, the City will complete all watermain tie-ins. 

b) Storm Sewer Works: 

The Developer is required to: 

4604533 

., Maintain existing drainage service to properties located east of the development by installing a temporary 
1200mm diameter sewer along Gilley Road from the centre of Smith Crescent connecting into either the 
proposed or existing Queen's Canal culvert. Some elements of this sewer, such as the manhole in Smith 
Crescent, will be deemed as permanent and shall be designed as such, which will be determined through 
the servicing agreement process . 

., Construct new storm sewers along the centre of the newly raised Gilley Road complete with permanent 
tie-in to the Queens Canal culvert and the proposed manhole in the centre of Smith Crescent (the latter 
may require additional manholes within the Smith Crescent and Gilley Road intersection). 
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• locate Parcel 2 and Parcel 3 stonn connections along their Westminster Highway frontage by tieing into 
the existing 750mm diameter stonn sewer. 

• Construct a new manhole on the existing Westminster Highway 750mm diameter stonn sewer to connect 
the private storm system to be built on "New Road A" (north of Parcel 3). 

e Install infrastructure on Gilley Road to provide stonnwater best management practices (e.g rain gardens). 

e Provide erosion and sediment control plans for all on-site and off-site works. 

c) Sanitary Sewer Works: 

The Developer is required to: 

e Install new sanitary sewers along the development's Westminster Highway and Gilley Road frontages. 
Sewers must be designed to accommodate future development as per the BASS and accommodate any 
settlement caused by the development. Temporary sewers may be required fronting future development 
Parcel 6. A pennanent gravity connection is required into manhole SMH6176 located adjacent to the 
Metro Vancouver sanitary pump station. 

• Relocate the City's 150mm diameter and 200mm diameter forcemains located along Gilley Road to 
accommodate road raising between Westminster Hwy and Smith Crescent that would otherwise 
compromise the City's ability to access and maintain these assets. The new main shall be located above 
the proposed concrete slab. Solutions such as installing a single forcemain with appropriate clean
outs/valves/air valves or installing a gravity system should be considered through the servicing agreement 
process. 

e Install works to protect and facilitate the maintenance of Metro Vancouver's 1 m diameter forcemain, 
pump station and related infrastructure located within or adjacent to Gilley Road. Such measures include 
but are not limited to installing a piled concrete pad (as proposed by the developer) along the length of 
Gilley Road that includes removable sections to allow access to the forcemain and installing vertical pipes 
positioned along the main, and possibly other features, for monitoring and inspection purposes. The 
developer will coordinate with Metro Vancouver as part of the City's drawing approval process. 

d) General Items: 

• The City is aware of ongoing hydrocarbon contamination issues originating from a gas station located at 
22490 Westminster Highway. At the developer's cost, the developer is required to manage any hydrocarbon 
contamination encountered during construction ofthe servicing agreement works in compliance with the 
Environmental Management Act. 

The Developer is required to: 

4604533 

• Relocate or accommodate existing City and third party utilities affected by the Gilley Road raising and 
Westminster Highway road widening. Undergrounding and/or pre-ducting for future undergrounding may be 
required, at the developers cost, to be detennined through the servicing agreement process. 

e Complete asphalt resurfacing works as described in the proposed Interim Roadworks Plan (Attachment 3). 

• Provide a SRW for utility installation along the properties Westminster Highway frontage wherever the 
proposed sidewalk crosses into the development site. 

e Locate all above ground utility cabinets and kiosks required to service the proposed development within the 
development site (see list below for examples). A functional plan showing conceptual locations for such 
infrastructure shall be included in the development design review process. Coordination is required with the 
respective private utility companies and the project's lighting and traffic signal consultants to confmn the 
requirements and the locations for the aboveground structures. If a private utility company does not require 
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alf aboveground structure, that company shall confinn this via a letter to be submitted to the City. The 
following are examples ofSRWs that shall be shown in the functional plan and registered prior to SA design 
approval: 

o BC Hydro PMT - 4mW X 5m (deep) 
o BC Hydro LPT - 3.5mW X 3.5m (deep) 
o Street light kiosk - 1.5m W X 1.5m (deep) 
o Traffic signal kiosk - 1m W X 1m (deep) 
o Traffic signal UPS - 2mW X 1.5m (deep) 
o Shaw cable kiosk - 1m W X 1m ( deep) - show possible location in functional plan 
o Telus FDH cabinet - 1.lmW X 1m (deep) - show possible location in functional 

plan 

• Assess streetlight levels along Westminster Highway and Gilley Road and areas of public rights-of
passage and install/upgrade lighting as required to meet City standards. 

• Assess the potential differential settlement between the proposed piled buildings and the surrounding 
un-piled areas and design City utilities and service connections to accommodate this movement, to the 
City's satisfaction. 

• Fill all abandoned utility pipes with low strength, flowable grout or similar to prevent future road 
subsidence. 

• Provide, prior to first SA design submission, a geotechnical assessment of preload and soil preparation 
impacts on the existing utilities fronting or within the development site and proposed utility/road 
installations and provide mitigation recommendations. The mitigation recommendations (if required) 
shall be incorporated into the first SA design submission or if necessary prior to pre-load. 

• 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. 

2.0 Transportation Requirements: 

The Developer responsible for the design and construction of the road infrastructure works. Works to include, 
but not limited to, providing the general road cross-sections described below as well as works shown 
schematically in the preliminary road functional plan (Attachment 3): 

Westminster Highway: 
• Along the development frontage, maintain existing northbound and southbound traffic lanes as well as the shared 

multi-use path on the west side. Widening on the east side of the road (east of the existing road centre line) to 
provide the following new road elements: 

- 1.8 m wide on-street bike lane 
- 0.6 m wide buffer on both sides ofthe on-street bike lane 
- 3.0 m wide bus bay/lay-by between Gilley Road and Fraserside Gate 
- 0.15 m wide barrier cub 
- 5.1 m wide concrete sidewalk (bus bay / lay-by area) and a 2.5m wide concrete sidewalk with a 1.75m wide 
treed boulevard (outside the bus bay/lay-by area) 
- A new accessible bus landing pad and a new accessible bus shelter 

• North of the development frontage, provision of a new southbound-to-eastbound left-tum lane (min. 3.2m wide 
and min. 21m storage length) at the proposed development access while maintaining all existing road elements 
(traffic lanes, shoulders, on-street bike lanes, and/or multi-use pathway). 

Initial: ---
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CII Installation of a new pedestrian signal at the proposed development access / Westminster Highway intersection to 
include but not limited to the followings: Signal pole, controller, base and hardware, pole base (decorative pole & 
street light fixture), detection, conduits (Electrical & Communications) and signal indications, and 
communications cable, electrical wiring and service conductors, APS (Accessible Pedestrian Signals) and 
illuminated street name sign(s) as necessary. 

e Relocate / upgrade the existing full traffic signal at the Westminster Highway / Gilley Road intersection to 
accommodate the proposed road widening to include but not limited to the following: upgrade and/or replace 
signal pole, controller, base and hardware, pole base, detection, conduits (electrical & communications), signal 
indications, communications cable, electrical wiring, service conductors, APS (Accessible Pedestrian Signals) and 
illuminated street name sign(s) as necessary. 

" Re-grade the Westminster Highway/Gilley Road intersection, which may involve removmg and 
replacing/modifying existing channelized island. 

• Complete asphalt resurfacing works as described in the Interim Roadworks (shown in Attachment 3). 

Gilley Road: 
• Along the development frontage, while maintaining existing eastbound and westbound traffic lanes (each at 

approximately 3.25m - 3.5m wide) and maintaining or providing equivalent or better to existing curb/gutter and 
concrete sidewalk along the south side of the road, widen the road to provide a new 3m wide parking lane on the 
north side, a new O.15m wide barrier curb, and a 3.35m wide concrete sidewalk / landscaped boulevard. 

• East of the development frontage, maintain or provide equivalent or better to all existing driving portion of the 
roadway as well as the existing curb/gutter and concrete sidewalk along the south side. 

Note: 
That the above as well as the preliminary road functional plan are to describe the general scope of the 
frontage works required but are subject to minor refinement as part of the SA process. That is, the detailed design 
elements, such as detailed intersection design including curb returns and channelized island, pavement markings, vehicle 
turning requirements, etc., would be carried out as part of the SA process when more info is provided. Roads DCC credits 
may be eligible for some road widening works along Westminster Highway if such works are within dedicated portion of 
the roadway, and if such works add new roadway elements and are completed to the ultimate standards. The exact value 
of the eligible road works on the DCC program would be assessed upon the completion ofthe SA process. 

3.0 Parks / Streetscape Requirements: 

4604533 

The Servicing Agreement is to include a landscape plan with street trees and landscaping with Gilley Road and 
Westminster Highway, coordinated with any City RMA compensation, to the satisfaction of staff. 
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ATTACHMENT 6 

Hamilton Area Plan 

Appendix 1 

Construction, Phasing and 
Interim Design Measures 

Transitions to Existing Grade: 
Temporary and Permanent 
The following need to be addressed where a new development is elevated 
above existing grades: 
• address grade changes; 
• address horizontal transitions; 

• address half road requirements; 
• maintain road access to adjacent properties as requ ired; 

• maintain satisfactory operation of Westminster Highway; 
• design services and buildings to accommodate anticipated settlement 

and satisfactory long-term performance of structures and pavement; 

• address drainage onto adjacent properties. 

Servicing and Phasing 
Mitigation of development impacts will be required wherever possible 
to the satisfaction of all governing agencies. Geotechnical and civil 
engineering reports are to be submitted to address; but are not limited to: 

• site preparation and preload; 
• protection of existing services; 

• drainage management; 
• maintaining services and access to neighbouring properties; 
• long-term performance of roads and utilities; predicted settlement and a 

long-term maintenance program; 

• preparing a construction staging and phasing plan outlining acceptable 
methodology for construction of all utilities (new and existing); road 
works; and neighbourhood accessibility; 

• addressing all other mitigation for short and long-term impacts as may 
be required by the City of Richmond, the applicant's geotechnical and/or 
civil engineer, and any such other governing agencies having jurisdiction; 

• liaison with utility providers such as Metro Vancouver, Fortis Gas, and 
BC Hydro; 

• addressing drainage onto adjacent properties with regards to flooding 
and functioning of septic systems; 

• addressing sanitary servicing in a manner that provides sanitary service to 
adjacent existing residential properties when necessary. 

Original Adoption: June 19,19951 Plan Adoption: February 25, 2014 13-26 
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Ham ilton Area Plan 

Underground Utilities 
Over t ime, publ ic and private utilities such as hyd ro, telephone, cable 
and gas, w ill be located underground in road or other rights-of-way 
in the Hamilton Area . At grade works such as kiosks, manholes, etc. 
should be located to minimize impact to open space and the publ ic realm 
(e.g., sidewalks, greenways, etc.) . Where it is not feasib le to relocate 
overhead services to underground at the t ime of development, then the 
developer should provide works to facilitate f uture undergrounding such as 
pre-ducting. 

Retaining Walls 
The following retain ing methods wi ll be deployed: 

• short-term temporary reta ining walls (retention of pre-load) to be lock 
block; 

• long-term temporary reta ining wa lls to meet aesthetic requirements 
particularly adjacent to existing residential propert ies; 

• permanent retain ing wall types to be chosen to meet aesthetic 
requ irements to accommodate long-term anticipated settlement. 

Flood Protection and Mitigation 
Flood construction levels and build ing setbacks from dikes must meet the 
City's Flood Plain Designation and Protect ion Bylaw 8204. 

Dike upgrades must meet current City standards that include provisions for 
futu re dike raising . 

Dikes upgrades must be approved under the Dike Maintenance Act by 
the Provincial Inspector of Dikes (Min istry of Forests, Lands and Natural 
Resource Operations). Refer to the 2041 OCP Development Permit Area 
Guidelines for further requi rements. 

Original Adoption: June 19. 1995 1 Plan Adoption: February 25. 201 4 13-27 
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ATTACHMENT 7 

Pottinger Gaherty 
Environmental Consul tan Is Ltd . 
1200 • 1185 West Georgia Street 
T 604.682.3707 
F 604.682.3497 
Vancouver. BC Canada V6E 4E6 
www.pggroup.com 

TO: Nathan Curran (Oris Consulting Ltd .) 

FROM: Bruce Nidle 

Memo 

RE: HAMILTON NEIGHBOURHOOD PARCEL 2 & 3 REZONING - ENVIRONMENTAL ASPECTS 

Pottinger Gaherty Environmental Consultants Ltd. (PGL) has prepared this summary of environmental aspects for 
the proposed rezoning of Parcels 2 & 3, Hamilton Neighbourhood in Richmond, BC. This summary deals with 
both the Oris Consulting Ltd. (Oris) development project and City of Richmond (City) culvert replacement and 
extension and widening of Westminster Highway project. 

The proposed development of Parcels 2 & 3 has the objectives to preserve and improve the connected ecological 
network, minimize impacts to the Riparian Management Areas (RMA), and offset unavoidable losses with 
appropriate compensation. The two RMAs to be addressed are adjacent to the parcel of land - the 15m Queens 
Canal RMA and the 5m Gilley Road RMA. 

The 15m Queen's Canal RMA will not be directly impacted by the proposed Parcel 2 & 3 development, but will be 
impacted by the City's plans to replace and extend a culvert and widen Westminster Highway to support new road 
alignments. These City works will impact an area of the Queen's Canal RMA from the southeast corner of Gilley 
Road and Westminster Highway to the bus bay on Westminster Highway. The impacts will result in losses of 
approximately 1,492m2 and 256m2 of Queen's Canal RMA riparian and instream habitat, respectively. It is our 
understanding that there have been recent revisions to the design of the Gilley RoadlWestminster Highway 
intersection that will reduce impacts on Queens Canal. Revised impact and compensation numbers for this 
revision will be provided at a later date. 

The 5m Gilley Road RMA between Westminster Road and Smith Crescent wil l be affected by the development of 
Parcel 2 & 3. The riparian and instream habitat losses are unavoidable given the proposed designs for Gilley 
Street and the adjacent parcels. However, the flow from the Gilley Street ditch wil l continue to discharge to 
Queen's Canal via the new (City) culvert. The stormwater design will use best-management practices to maintain 
recharge of Queen's Canal (from Gilley Road), and will include native grass, shrub and trees along the 
stormwater route. This will create a green/vegetated area of 96m2 and a storm water conveyance area of 96 lineal 
metres. 

The impacts of the proposed Oris development on the Gilley Road RMA after taking into consideration the use of 
a variety of stormwater management measures, include the loss of an estimated 1 ,017m2 of riparian habitat and 
an estimated 122m2 of instream habitat from the north side of Gilley Road between Westminster Road and Smith 
Crescent. Additional "green" and stormwater conveyance areas will be created by Oris in the future on the south 
side of Gilley Road, along Westminster Highway, and at offsite locations (if necessary). 

Impacts attributable to the City's culvert relJlacement and extension project and widening of Westminster Highway 
include the loss of an estimated 1,492m2 and 256m2 of riparian and instream habitat, respectively, from the 
Queen's Canal RMA. As noted above, recent revisions to the City project will reduce compensation required for 
that project. 
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Oris Consulting Ltd. 
N. Curran 

- 19 -

June 2, 2015 
PGL File: 220-29.02 

Given the estimated habitat losses outlined above, the plan to compensate for habitat lost is as follows. The 
recommended location for compensatory works is the Queen's Canal RMA; this large area is currently 
characterized by significant human influence, and invasive plants dominate. The plan will restore the riparian area 
through implementation of a site-specific Invasive Plant Management Plan and a Revegetation Plan. The plan 
would also be developed with reference to the City's concept plan for the park/trail system in the Queen's Canal 
corridor. 

Based on the amount of riparian habitat lost as a result of the City's projects (1,492m\ and assuming a 1:1.5 
compensation ratio for riparian habitat, the City's restored area would equal 2,238m 2

. The City's compensation 
habitat would start just south of the Westminster Highway bus layby and move north on both sides of the Canal to 
the extent required. The amount of riparian habitat owing from the proposed Oris development is equal to 
1 ,526m2 assuming a 1 :1.5 compensation ratio for riparian habitat. Oris' restored riparian habitat would start at the 
north end of the City's restored area and move north on both sides of the Canal to the extent required. 

For the loss of instream habitat, the recommended location for compensation is also on the Queen's Canal. It is 
our understanding that the west side of Queen's Canal is unstable, therefore the widening of the east side of 
Queen's Canal to increase the wetted width is a concept which could easily be accommodated in the reach of 
Queen's Canal north and south of the Fraserside Gate crossing. Based on a 1: 1 ratio for instream habitat loss, 
the amount of habitat owing from the City and Oris projects would be 256m 2 and 122m2

, respectively. Details on 
(a) whether or not riparian compensation can occur on both sides of Queens Canal and (b) whether or not 
instream compensation can be created in Queens Canal will be the subject of future discussions with City 
environmental and engineering staff. If other locations for instream compensation are required, they will be sought 
in consultation with City staff. 

The habitat losses and proposed compensation are summarized in the following table: 

Project Habitat Loss Habitat Compensation 

Riparian Instream Riparian (1 :1.5) Instream (1: 1) 

Oris Hamilton 1,017 122 1,526 122 

City Culvert and 1,492 256 2,238 256 
Road Widening 

After rezoning , PGL will prepare a detailed habitat compensation plan for both the City and Oris projects for 
riparian and instream compensation owing, which will include Invasive Plant Management, Revegetation and 
Instream Habitat Construction Plans. Detailed drawings of the impacted and compensation areas as well as the 
proposed stormwater design will be included. This plan will be checked with City staff to ensure compatibility with 
park/trail/road designs for the Queen's Canal corridor and Gilley - Westminster intersection. It will then be 
submitted to the City Environmental Review Committee for approval , prior to completion of the Servicing 
Agreements . 
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City of 
Richmond Bylaw 9260 

Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 9260 (RZ14-660662) 

23200, 23241, 23281, 23301, 23321, 23361 and 23381 Gilley Road; 
23000,23060,23066, part of 23080 and part of 23100 Westminster 

Highway; and part of 4651, 4671, 4691 Smith Crescent 

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

1. Richmond Official Community Plan Bylaw 9000 is amended at Schedule 2.14 - Hamilton 
Area Plan, to change the land use designation on the Land Use Map, from "Neighbourhood 
Village Centre (Residential 4 Storey 1.50 FAR)" to "Neighbourhood Village Centre (Retail 
and Office with Residential above 4 Storey 1.50 FAR)", for the area outlined in bold on 
"Schedule A attached to and forming part of Bylaw 9260". 

2. Richmond Official Community Plan Bylaw 9000 is further amended at Schedule 2.14 -
Hamilton Area Plan to amend by deleting Section 3.2, Objective 2, Policy a) in its entirety 
and replacing it with: 

4589661 

a) allow for the redevelopment of the current shopping mall and other properties 
designated as Neighbourhood Village Centre (Retail and Office with Residential Above 
4 Storey 1.50 FAR) on the Land Use Map, as follows: 

• North Side of Gilley Road - Non-Residential Uses 

have a minimum building depth of 10.0 m (33.0 ft.) back from the north edge of 
Gilley Road, and the ground floor of buildings shall be used for retail, restaurant, 
office, personal service, business, arts, culture, entertainment, recreational, 
institutional and community facility uses; and such uses may be permitted anywhere 
else; 

• South Side of Gilley Road - Non-Residential Uses 

have a minimum building depth of 15.0 m (50.0 ft.) back from the south edge of 
Gilley Road, and the ground floor of buildings shall be used for retail, restaurant, 
office, personal service, business, arts, culture, entertainment, recreational, 
institutional and community facility uses; and such uses may be permitted anywhere 
else; 

PLN - 250



Bylaw 9260 Page 2 

• Both Sides of Gilley Road - Residential Uses 

beyond the areas above, residential apartments, including a range of assisted living 
residential uses, and private common amenity space may be located on the 
remaining portions of ground floor of any building and upper three floors of any 
building; 

• the base density of 0.40 FAR may be increased to a maximum 1.5 FAR with the 
provision of amenities or amenity contributions as required under Objective 12; 

• the maximum height is 4 storeys and 17.0 m (55.8 ft.) above the adjacent street 
grade; 

• building setbacks from property lines are to be generally a minimum of6.0 m (19.7 
ft.) from Westminster Highway, with a minimum 1.5 m (5.0 ft.) setback and overall 
average 2.0 m (6.6 ft.) setback from the Gilley High Street, and between 3.0 m to 6.0 
m (9.8 ft. to 19.7 ft.) setback from other streets;" 

3. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 9260". 

FIRST READING 

PUBLIC HEARING 

CITY OF 
RICHMOND 

PPROVED 

'C 
SECOND READING " ------------ by Manager 

or Solicitor 

THIRD READING 1£ 
OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 
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Bylaw 9260 Page 3 

"Schedule A attached to and forming part of Bylaw 9260" 

City of 
Richmond 

RSIIF 

~ ! , , , , , , , , , , , , , , , , , , 
, ' , ' , ' , , 
, ' 

/------------

Redesignated from "Neighbourhood Village Centre 
(~~sidential 4 Storey 1.50 FAR)" to "Neighbourhood,Nillage Centre 
(Retail and Office with Residential Above 4 Storey 1.50 FAR)" 

Schedule "A" 
OCP Amendment 

Bylaw 9260 

Original Date: 06/01/15 

Revision Date: 06/02/15 

Note: Dimensions are in METRES 
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City of 
Richmond Bylaw 9273 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 9273 

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

1. Richmond Official Community Plan Bylaw 7100 is amended by deleting the existing 
"Schedule 2.14 - Hamilton Area Plan" in its entirety. 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 7100, 
Amendment Bylaw 9273". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

ADOPTED 

MAYOR CORPORATE OFFICER 

4623973 

CITY OF 
RICHMOND 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9261 (RZ14-660662) 
Parts of 23241 and 23281 Gilley Road; 

Bylaw 9261 

Part of 23060, 23066, 23080 and part of 23100 Westminster Highway 

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

1. Richmond Zoning Bylaw 8500 is amended by: 

a. Inserting in Section 3.4 (Use and Term Definitions) the following: 

"Hamilton Area Plan 
community amenity capital 
reserve 

means the statutory Capital Reserve 
Fund created by Hamilton Area 
Plan Community Amenity Capital 
Reserve Fund Establishment Bylaw 
No. 9276." 

b. Inserting in alphabetical order the following into the table contained in Section 5.15.1 
regarding Affordable Housing density bonusing provisions: 

Zone 

"ZLR27 

Sum Per Buildable Square Foot of 
Permitted Principal Building 

$4.00" 

c. Inserting the following into Section 18 (Site Specific Residential (Low Rise Apartment) 
Zones), in numerical order: 

2. Section 18.27 as follows: 

"18.27 Low Rise Apartment CZLR27) - Neighbourhood Village Centre (Hamilton) 

18.27.1 

4589654 

PURPOSE 

This zone provides for a mixed-use development consisting of apartment housing 
and congregate housing with a maximum floor area ratio of 0.40 that may be 
increased to 1.5 with a density bonus that would be used for rezoning applications 
in order to help achieve the City's affordable housing and community amenity 
space objectives. 
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18.27.2 PERMITTED USES 

18.27.3 

18.27.4 

18.27.5 

18.27.6 

4589654 

• housing, apartment 
• housing, congregate 
., community care facility, major 

SECONDARY USES 
• boarding and lodging 
• health service, minor 
• home business 

PERMITTED DENSITY 

1. The maximum floor area ratio is 0.40 with an additional 0.19 floor area 
ratio permitted provided that it is entirely used to accommodate amenity . 
space. 

2. Notwithstanding Section 18.27.4.1, the reference to "0.40" is increased to 
a higher density of "1.5" if, at the time Council adopts a zoning 
amendment bylaw to include the owner's lot in the ZLR27 zone, the 

. owner: 

. a) pays $49.50 per square meter of total residential floor area into the 
Hamilton Area Plan community amenity capital reserve; and 

b) pays into the affordable housing reserve the sum specified in 
Section 5.15 of this bylaw. 

MAXIMUM LOT COVERAGE 

1. The maximum lot coverage for buildings is 60%. 

Yards & Setbacks 

1. The minimum setbacks are: 

a) 6.0 m for the front yard; 

b) 6.0 m for the rear yard; 

c) 10.0 m for an apartment building and 5.0 m for a canopy from the 
north interior side yard; and 

d) 3.0 m for the south interior side yard. 

2. Common entry features, staircases and unenclosed balconies may project 
into any setback for a maximum distance of 1.5 m. 
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18.27.7 

18.27.8 

18.27.9 

18.27.10 

18.27.11 

Page 3 

3. Notwithstanding the above setbacks, an enclosed parking structure may project 
into the setbacks provided that the structure either is not visible from the 
exterior of the building, or is landscaped or screened by a combination of trees, 
shrubs, ornamental plants or lawn as specified by a Development Permit 
approved by the City, and is no closer than 6.0 m from Westminster Highway. 

MAXIMUM HEIGHTS 

1. The maximum height for principal buildings is 17.0 m (not to exceed four 
(4) storeys). 

2. The maximum height for accessory buildings and accessory structures is 
6.0m. 

SUBDIVISION PROVISIONSIMINIMUM LOT SIZE 

1. The minimum lot width is 40.0 m and minimum lot depth is 80.0 m. 

2. The minimum lot area is 5,000 m2
. 

LANDSCAPING AND SCREENING 

1. Landscaping and screening shall be provided according to the provisions of 
Section 6.0. 

ON-SITE PARKING AND LOADING 

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

OTHER REGULATIONS 

1. There shall not be more than 30 housing, apartment units as permitted 
under Section 18.27.2. 

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

4. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "Low Rise Apartment (ZLR27) - Neighbourhood 
Village Centre (Hamilton)": 

That area outlined in bold on "Schedule A attached to and forming part of Bylaw No. 9261" 

5. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9261". 
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Bylaw 9261 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROVAL 

ADOPTED 

MAYOR 

4589654 

Page 4 

CITY OF 
RICHMOND 

APPROVED 
by 

~K. 
APPROVED 
by Director 
or Solicitor 

;L 

CORPORATE OFFICER 
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"Schedule A attached to and forming part of Bylaw No. 9261" 

City of 
Richmond 

RZ 14-660662 

RSllF 

, , , 
~. ; , , 

/ 

Original Date: 06/01/15 

Revision Date: 

Note: Dimensions are in METRES 
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City of 
Richmond Bylaw 9262 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9262 (RZ14-660663) 

23241, 23281 and part of 23301 Gilley Road; 
Part of 23060 and 23000 Westminster Highway 

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

1. Richmond Zoning Bylaw 8500 is amended by: 

a. Inserting in alphabetical order the following into the table contained in Section 5.15.1 
regarding Affordable Housing density bonusing provisions: 

Zone 

"ZMU29 

Sum Per Buildable Square Foot of 
Permitted Principal Building 

$4.00" 

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

"20.29 Residential/Limited Commercial (ZMU29) - Neighbourhood Village Centre (Hamilton) 

20.29.1 

20.29.2 

4591703 

PURPOSE 

This zone provides for a mixed-use development consisting of apartment housing 
and commercial uses with a maximum floor area ratio of 0.40 that may be 
increased to 1.5 with a density bonus that would be used for rezoning applications 
in order to help achieve the City's affordable housing and community amenity 
space objectives. 

PERMITTED USES 

• animal grooming 

• child care 

• education, commercial 

• government service 

• health service, minor 

• housing, apartment 

• library and exhibit 

• neighbourhood public house 

• office 

• restaurant 

• retail, convenience 

• service, business support 

• service, financial 

• recreation, indoor 
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• recycling drop-off 

• retail, general 

• service, business support .. service, financial .. service, household repair 

• service, personal 

• studio 

• veterinary service 

20.29.3 SECONDARY USES 

20.29.4 

20.29.5 

20.29.6 

4591703 

• community care facility minor 
• home business 

PERMITTED DENSITY 

1. The maximum floor area ratio is 0.40. 

2. Notwithstanding Section 20.29.4.1, the reference to "0.40" is increased to 
a higher density of "1.5" if, at the time Council adopts a zoning 
amendment bylaw to include the owner's lot in the ZMU29 zone, the 
owner: 

a) pays $49.50 per square meter of total residential floor area into the 
Hamilton Area Plan community amenity capital reserve; and 

b) pays into the affordable housing reserve the sum specified in 
Section 5.15 of this bylaw. 

MAXIMUM LOT COVERAGE 

1. The maximum lot coverage is 55%. 

Yards & Setbacks 

1. The minimum setbacks are: 

a) 6.0 m for the front yard; 

b) 1.5 m from Gilley Road; 

c) 6.0 m for the rear yard; and 

d) 3.0 m for the north interior side yard 
2. Common entry features, staircases and unenclosed balconies may project 

into any setback, except that for Gilley Road, for a maximum distance of 1.5 
m. 
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20.29.7 

20.29.8 

20.29.9 

20.29.10 

20.29.11 

3. 

Page 3 

Notwithstanding the above setbacks, enclosed parking structures may 
project into the setbacks provided that the structure includes transparent 
glazing, or is not visible from the exterior of the building, or is landscaped 
or screened by a combination of trees, shrubs, ornamental plants or lawn as 
specified by a Development Permit approved by the City. 

MAXIMUM HEIGHTS 

1. The maximum height for principal buildings is 17.0 m (not to exceed four 
(4) storeys). 

2. The maximum height for accessory buildings and accessory structures is 
6.0 m. 

SUBDIVISION PROVISIONSfMINIMUM LOT SIZE 

1. The minimum lot width is 30.0 m and minimum lot depth is 80.0 m. 

2. The minimum lot area is 4,000 m2
. 

LANDSCAPING AND SCREENING 

1. Landscaping and screening shall be provided according to the provisions of 
Section 6.0. 

ON-SITE PARKING AND LOADING 

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

OTHER REGULATIONS 

1. With the exception of housing, apartment, the uses specified in Section 
20.29.2 must be located on the first storey of the building. 

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

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the following 
area and by designating it "Residential/Limited Commercial (ZMU29) - Neighbourhood 
Village Centre (Hamilton)": 

That area outlined in bold on "Schedule A attached to and forming part of Bylaw No. 9262" 
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3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9262". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROV AL 

ADOPTED 

MAYOR 

4591703 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

f1L 
APPROVED 
by Director 
or Solicitor 
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"Schedule A attached to and forming part of Bylaw No. 9262" 

City of 
Richmond 

RZ 14-660663 

GATES AVE 

RSliF 

, , 
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,/ 
i 

Original Date: 06/01/15 

Revision Date: 

Note: Dimensions are in METRES 
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CITY OF RICHMOND 

HAMILTON AREA PLAN COMMUNITY AMENITY 
CAPITAL RESERVE 

FUND ESTABLISHMENT BYLAW NO. 9276 

BYLAW NO. 9276 
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City of 
Richmond 

Bylaw 9276 

Hamilton Area Plan Community Amenity 
Capital Reserve Fund 

Establishment Bylaw No. 9276 

WHEREAS: 

A. Section 188(1) of the Community Charter authorizes Council to establish a reserve fund 
for a specified purpose and direct that money be placed to the credit of the reserve fund; 

B. Council wishes to establish a reserve fund for the purposes of supporting capital costs 
related to community amenities as specified under the Hamilton Area Plan; 

The Council of the City of Richmond enacts as follows: 

1. The Hamilton Area Plan Community Amenity Capital Reserve Fund is hereby established. 

2. Any and all amounts in the Hamilton Area Plan Community Amenity Capital Reserve Fund, 
including any interest earned and accrued, may be used and expended solely for capital costs 
for community amenities located within the Hamilton Area and those specified in the 
Hamilton Area Plan (whether or not undertaken by the City). 

3. If any section, subsection, paragraph, clause or phrase of this bylaw is for any reason held to 
be invalid by the decision of a court of competent jurisdiction, such decision does not affect 
the validity of the remaining portions of this bylaw. 

4. This Bylaw is cited as "Hamilton Area Plan Community Amenity Capital Reserve Fund 
Establishment Bylaw No. 9276". 
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FIRST READING 

SECOND READING 

THIRD READING 

ADOPTED 

MAYOR 

4626461 

Page 2 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
for content by 

originating 
dept. 
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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: June17,2015 

File: RZ 15-694974 

Re: Application by Jasdeep Mann and Harpreet Mann for Rezoning at 
10291 No.5 Road from Single Detached (RS1/E) to Compact Single 
Detached (RC2) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9243 , for the rezoning of 
10291 No.5 Road from "Single Detached (RS1/E)" to "Compact Single Detached (RC2)", be 
introduced and given first reading. 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Affordable Housing 
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June 17,2015 

Item 
Applicant(s) 
Location 
Development Data Sheet 

Zoning 

OCP Designation 

Lot Size Policy 

Arterial Road Policy 
Designation 

Affordable Housing 
Strategy Response 

Agricultural Land 
Reserve (ALR) Buffer 
Zone 

Floodplain Management 
Implementation Strategy 

Surrounding 
Development 

Rezoning Considerations 

Analysis 

- 2 - RZ 15-694974 
Fast Track Application 

Staff Report 

Details 
Jasdeep Mann and Harpreet Mann 
10291 No.5 Road (See Attachment 1) 
See Attachment 2 
Existing: Single Detached (RS1/E) 
Proposed: Compact Single Detached (RC2) 
Neighbourhood Residential Complies: X Yes No 
Single-Family Lot Size Policy 5434 Complies: X Yes No (See Attachment 3) 

Compact Lot or Coach House Complies: X Yes No 

Consistent with the Affordable Housing 
Strategy for single-family rezoning 
applications, the applicants propose to 
include a secondary suite in the 
dwelling on one (1) of the two (2) lots 
proposed. Prior to rezoning, the Complies: X Yes No 
applicants are required to register a 
legal agreement on Title to secure the 
secondary suite. Details on the nature 
of the legal agreement are included in 
Attachment 4. 
Consistent with the Official Community Plan (OCP) guidelines, the 
applicants will be required to register a covenant on Title prior to 
rezoning to secure a 4 m wide landscaped buffer along the 
No.5 Road frontage of both proposed subdivided properties. 
The proposed redevelopment must meet the minimum 
requirements of Richmond Flood Plain Designation and Protection 
Bylaw No. 8204. Registration of a flood indemnity covenant on 
Title is required prior to final adoption of the rezoning bylaw. 
North: Two (2) residential lots zoned "Single Detached (RS1/E)", 

which front on to Seacliff Road. 
South: One (1) residential lot zoned "Single Detached (RS1/B)". 
East: Directly across No.5 Road, is the site of the Richmond 

Christian School on a large agricultural lot in the 
Agricultural Land Reserve (ALR), split-zoned "Assembly 
(ASY)" and "Agriculture and Golf Zones (AG 1)". 

West: Directly across the existing rear lane, are residential lots 
under Land Use Contract 014. 

See Attachment 4 

The proposed rezoning would enable subdivision of the subject property into two (2) lots zoned 
"Compact Single Detached (RC2)" with vehicle access to and from the existing rear lane. A 
survey showing the proposed subdivision plan is provided in Attachment 5. 
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June 17,2015 

Existing Legal Encumbrances 

- 3 - RZ 15-694974 
Fast Track Application 

There is an existing statutory right-of-way (ROW) on Title for utilities in the northwest corner of 
the subject site. Encroachment into the statutory right-of-way is not permitted. 

There is also a Land Tax Deferment Act Agreement registered on Title. This agreement allows 
the property owner to defer payment of taxes. The deferred taxes must be paid and the 
agreement discharged from Title prior to the preparation and registration of any legal documents 
associated with this rezoning application. 

Transportation Requirements and Site Access 

In accordance with Residential Lot (Vehicular) Access Regulation Bylaw No. 7222, vehicle 
access to the proposed lots is to be from the existing rear lane only. 

British Columbia Ministry of Transportation and Infrastructure (MOTI) Referral 

The subject site is located within 800 m of a controlled access highway, and the rezoning 
application was referred to the BC Ministry of Transportation and Infrastructure (MOTI). 
Preliminary approval of the subject rezoning was granted on April 9, 2015 for a period of one (1) 
year pursuant to Section 52(3)(a) of the Transportation Act. Prior to final adoption of the 
rezoning bylaw, final approval from MOTI is required. 

Tree Retention and Replacement 

A Certified Arborist's Report was submitted by the applicants, which identifies on and off-site 
tree species, assesses their structure and condition, and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses 23 trees on the 
subject property and four (4) trees on the adjacent property to the south at 10311 No.5 Road. 

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

• Two (2) trees are recommended for removal due to poor condition (Trees # 43 and # 37). 

• Eight (8) trees are in fair condition, but are in conflict with proposed development such 
that the trees cannot be successfully retained (Trees # 30, 35, 36, 38, 39, 40, 41, 42). 

• Seven (7) Black Locust trees in the front yard of the subject site are in good condition 
and must be retained and protected (Trees # 44,45,46,47,48,49, 50), 

• Six (6) trees in the rear yard of the subject site are in good condition and must be retained 
and protected (Trees # 28,29,31,32,33,34). 

• Three (3) of the trees on the adjacent property to the south at 10311 No, 5 Road must be 
retained and protected as recommended in the Arborist's Report (Trees A, C, D). 

• Tree B on the adjacent property to the south at 10311 No, 5 Road is recommended for 
removal via a Permit because a significant portion of the canopy hangs over the subject 
site, which would become unbalanced with any pruning required to provide clearance for 
proposed building on the subject site. The property owner of the adjacent lot to the south 
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June 17,2015 - 4 - RZ 15-694974 
Fast Track Application 

at 10311 No.5 Road has requested that Tree B be removed at the applicants' cost. The 
applicants have agreed to obtain a Permit to remove Tree B at their cost at future 
development stage. The applicants are required to obtain written authorization from the 
neighbouring property owner prior to applying for a Tree Removal Permit. 

Since Trees # 37 and 39 are located on shared property lines, the applicants have submitted a 
copy of written authorization from the adjacent property owners to the north at 11820 and 
11840 Seacliff Road for the removal of the trees at future development stage. 

Tree Protection 

A total of 13 trees on-site are to be retained and protected. The proposed Tree Management 
Drawing is shown in Attachment 6. 

To ensure tree protection, the applicants must complete the following items prior to final 
adoption of the rezoning bylaw: 

• Submission of a contract with a Certified Arborist for supervision of all works conducted 
within close proximity to on-site and off-site tree protection zones at future development 
stage. The contract must include the scope of work, 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. 

• Submission of a survival security in the amount of $13,000 for Trees # 28, 29,31,32,33, 
34,44,45,46,47,48,49,50. The security will not be released until an acceptable impact 
assessment report is submitted by the Arborist and until a landscaping inspection has 
been passed by City staff. 

Prior to demolition of the existing dwelling at the subject site, the applicants are required to 
install tree protection fencing around all trees to be retained. Tree protection fencing must be 
installed to City standard in accordance with the City'S Tree Protection Information Bulletin 
TREE-03 and must remain in place until construction and landscaping on-site is completed. 

Tree Replacement 

The Official Community Plan (OCP) tree replacement ratio of2:1 requires a total of20 
replacement trees. However, due to limited space available in the yards of the proposed lots and 
in recognition of the 13 trees on-site that are to be retained, staff recommend that a cash-in-lieu 
contribution to the City'S Tree Compensation Fund in the amount of $3,000 be required prior to 
final adoption of the rezoning bylaw for the planting of trees in the City. The value of the 
recommended compensation amount is based on the number of replacement trees that could be 
otherwise accommodated on the proposed lots [e.g., a total of six (6) replacement trees valued at 
$500/tree]. 

Landscaping 

Consistent with the guidelines in the Arterial Road Policy, the applicants are required to submit a 
Landscape Plan, Cost Estimate, and a Landscaping Security prior to final adoption of the 
rezoning bylaw to ensure that the front yards of the proposed lots are enhanced. The Landscape 
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June 17,2015 - 5 - RZ 15-694974 
Fast Track Application 

Plan must be prepared by a Registered Landscape Architect to the satisfaction of the Director of 
Development, and the Landscaping Security must be based on 100% of the cost estimate 
provided by the Landscape Architect (including any fencing and hard surfaces proposed in the 
front yards, and installation costs). 

Site Servicing and Frontage Improvements 

There are no servicing concerns with the proposed rezoning. Prior to subdivision, the developer 
will be required to: 

• Provide a cash-in-lieu contribution in the amount of $22,790 for future lane drainage 
improvements. 

• Pay Development Cost Charges (City and GVS & DD), School Site Acquisition Charge, 
and Address Assignment Fees. 

• Pay servicing costs associated with the water, storm, and sanitary works identified in 
Attachment 4. 

• Enter into a Servicing Agreement for the design and construction of frontage 
improvements along No.5 Road, to include: a l.5 m wide treed/grass boulevard behind 
the existing curb/gutter, and a 1.5 m wide concrete sidewalk at the property line. This 
may trigger the need for a 0.1 m wide right-of-way for public-right-of-passage over the 
sidewalk along the development frontage (to be determined at the Servicing Agreement 
design review stage); 

Financial Impact 

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

Conclusion 

This rezoning application complies with the land use designations and applicable policies 
contained with the OCP for the subject site, and with Lot Size Policy 5434. 

The proposed rezoning would enable subdivision of the subject property into two (2) lots zoned 
"Compact Single Detached (RC2)" with vehicle access to and from the existing rear lane. 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9243 be introduced and given 
first reading. 

~ 
Planning Technician - Design 
(604-276-4108) 

AY/CL:blg 
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Attachments: 
Attachment 1: Location Map/Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Single-Family Lot Size Policy 5434 
Attachment 4: Rezoning Considerations 
Attachment 5: Survey and Proposed Subdivision Plan 
Attachment 6: Proposed Tree Management Drawing 
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City of 
Richmond 

RZ 15-69497 4 
Original Date: 03/19/15 

Revision Date: 

Note: Dimensions are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Fast Track Application 

Development Applications Division 

RZ 15-694974 Attachment 2 

Address: 10291 No.5 Road 

Applicant(s): Jasdeep Mann and Harpreet Mann 
Fast Track 

Date Received: March 12, 2015 Compliance: April 27, 2015 

Existing Proposed 

Owner Elizabeth Ann Bates To be determined 

Site Size (m2
) 912 m2 (9,816 fe) Two (2) lots, 

each 456 m (4,908 fe) 

Land Uses Single-family residential No change 

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

On Future I Bylaw Requirement I Proposed Variance Subdivided Lots 

Floor Area Ratio Max. 0.60 Max. 0.60 none permitted 

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

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

Lot Coverage - Landscaping Min. 20% Min. 20% none 

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

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

Height (m) Max. 2 % storeys Max. 2 % storeys none 

Lot Size Min. 270 m2 Two (2) lots, none each 456 m2 

Lot Width Min. 9 m Min. 9 m none 

Other: Tree replacement compensation required for loss of bylaw-sized trees. 
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Page lof2 

File Ref: 

POLICY 5434: 

City of Richmond 

Adopted by Council: February 19, 1990 
Amended by Council: November 18,1991 
Amended by Council: October 16,2006 

ATTACHMENT 3 

Policy Manual 

POLICY 5434 

SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 36-4-6 

The following policy establishes lot sizes in a portion of Section 36-4-6, within the area bounded 
by Steveston Highway, Shell Road, No.5 Road, and Williams Road: 

2243859 

1. That properties within the area bounded by Shell Road, Williams Road, NO.5 
Road, and Steveston Highway, in a portion of Section 36-4-6, be permitted to 
subdivide in accordance with the provisions of Single-Family Housing District 
(R1/E), with the exception that 

a) Properties fronting on Williams Road from Shell Road to NO.5 Road, 
properties fronting on Steveston Highway from Seaward Gate to 
Shell Road, and properties fronting on No. 5 Road from Williams 
Road to approximately 135 m south of Seacliff Road to rezone and 
subdivide in accordance with the provisions of Single-Family Housing 
District (R 1-0.6) or Coach House District (Rig) provided that vehicle 
accesses are to the existing rear laneway only. Multiple-family 
residential development shall not be permitted in these areas. 

b) Properties fronting on No. 5 Road from Steveston Highway to 
approximately 135 m south of Sea cliff Road be permitted to subdivide 
in accordance with the provisions of Single-Family Housing District, 
Subdivision Area B (R1/B) provided that vehicle accesses are to the 
existing rear laneway only. 

2. This policy, as shown on the accompanying plan, is to be used to determine 
the disposition of future 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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Vl/J/j 

I I IlJ L __ _ 
,-..... -

I AS 

R210.6 G2 

STEVESTON HWY 
-----~\ I ~.-r--I-----.. 

Subdivision permitted as per RlIE (18 m wide lots) 

Subdivision permitted as per RI-O.6 or Rl9 
(access to lane only) (No Multiple-family residential development 
is permitted. 

Subdivision permitted as per RIIB 

Policy 5434 
Section 36-4-6 

Adopted Date: 02/1911990 

Amended Date: 1111 8/1991 
10116/2006 
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Ri hmond 

Address: 10291 NO.5 Road 

ATTACHMENT 4 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 15-694974 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9243, the applicants are 
required to complete the following: 

I. Provincial Ministry of Transportation & Infrastructure Approval. 

2. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape 
Architect, including installation costs. The Landscape Plan should: 

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

• include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this repmi; 
and 

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

4. Submission of a Contract entered into between the applicants and a Certified Arborist for supervision of anyon-site 
works conducted within the tree protection zone of the trees to be retained (on-site Trees # 28, 29, 31, 32, 33, 34, 44, 
45,46,47,48,49,50, and off-site Trees A, C, D). The Contract should include the scope of work to be undertaken, 
including: the proposed number of site monitoring inspections, and a provision for the Arborist to submit a post
construction assessment report to the City for review. 

5. Submission of a Tree Survival Security to the City in the amount of $13,000 for on-site Trees # 28, 29, 31, 32, 33, 34, 
44,45,46,47,48,49,50. 

6. Payment of deferred taxes and the submission of a title search demonstrating that the Land Tax Deferment Act 
Agreement (BB2018881) has been discharged from title. Note: this is required prior to the preparation of any legal 
documents associated with this rezoning application. 

7. Registration of a flood indemnity covenant on title. 

8. Registration of a legal agreement on title to ensure that landscaping planted along within the ALR buffer area along 
the east portion ofthe property (4.0 m wide, as measured from the east property line) is maintained and will not be 
abandoned or removed. The legal agreement is to identify the ALR buffer area and to indicate that the subject 
property is located across from active agricultural operations and is subject to impacts of noise, dust, and odour. 

9. 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 (I) 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 applicants change their mind about the Affordable Housing option selected prior to final adoption 
of the Rezoning Bylaw, the City will accept a voluntary contribution of $1.00 per buildable square foot of the single
family developments (i.e. $5,890) to the City's Affordable Housing Reserve Fund in-lieu of registering the legal 
agreement on Title to secure a secondary suite. 

At Demolition stage, the applicant(s) must complete the following requirements: 

• install tree protection fencing around all trees to be retained (on-site Trees # 28,29,31,32,33,34,44,45,46,47, 
48, 49, 50, and off-site Trees A, C, D). Tree protection fencing must be installed to City standard in accordance 
with the City's Tree Protection Information Bulletin TREE-03 and must remain in place until construction and 
landscaping on-site is completed. 
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At Subdivision* stage, the applicant(s) must complete the following requirements: 

• Provide a cash-in-lieu contribution in the amount of $22,790 for future lane drainage improvements. 

• Pay Development Cost Charges (City and GVS & DD), School Site Acquisition Charge, and Address Assignment 
Fees. 

• Enter into a Servicing Agreement for the design and construction of frontage improvements along No.5 Road, to 
include (but is not limited to): a 1.5 m wide treed/grass boulevard behind the existing curb/gutter, and a 1.5 m 
wide concrete sidewalk at the property line. This may trigger the need for a 0.1 m wide right-of-way for public
right-of-passage over the sidewalk along the development frontage (to be determined at the Servicing Agreement 
design review stage). 

• Pay servicing costs associated with the following water, storm, and sanitary works: 

4563706 

Water Works 

Using the OCP Model, there is 507.2 Lis of water available at a 20 psi residual at the No.5 Road 
frontage. Based on your proposed development, your site requires a minimum fire flow of 95 Lis. 

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

At the applicant's cost, the City is to cut and cap the existing water service connection at the watermain 
along the No.5 Road frontage. 

Install two new 25 mm water service connections complete with meter and meter boxes along the No.5 
Road frontage (the meter boxes to be located within a new 1.5m wide utility right-of-way (refer to 
General Items below). 

Storm Sewer Works 

The applicant is required to provide a cash-in-lieu contribution of $22,790.00 for the design and 
construction of lane drainage upgrades in accordance with the Subdivision and Development Bylaw 8751. 

At the applicant's cost, the City is to cut and cap the existing storm service connections fronting the 
No.5 Road frontage, and install a new 450 mm diameter Type II Inspection Chambers complete with two 
100 mm diameter connections at the common property line within a new 1.5m wide utility right-of-way 
(refer to General Items below). 

Sanitary Sewer Works 

At the applicant's cost, the City is to cut and cap the existing service connection at the property's 
northwest corner and install a new 450 mm diameter Type II Inspection Chamber complete with two 
100 mm diameter connections at the common property line. 

General Items 

The applicant is required to provide a 1.5 m wide utility right-of-way across the entire No.5 Road 
frontage to accommodate storm inspection chambers and water meter boxes. No permanent structures 
such as fences, and storage sheds with concrete foundations, are allowed to be built on or across the utility 
right-of-way. 

The applicant may be required to provide a 0.1 m wide right-of-way for public-right-of-passage over the 
sidewalk along the No.5 Road frontage (to be determined through the Servicing Agreement design 
review). 

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

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

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

Ensure driveway locations do not conflict with existing street lights and/or utility poles. Requests to 
relocate street lights and/or utility poles will not be considered other than under exceptional 
circumstances. 

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 ofthe 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. 

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

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

• Obtain a Building 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 pali thereof, additional City approvals and 
associated fees may be required as part ofthe Building Permit. For additional information, contact the Building 
Approvals Department at 604-276-4285. 

Note: 

* 
• 

This requires a separate application. 

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

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

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

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

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

[Signed original on file] 

Signed Date 

4563706 PLN - 280



TO
PO

G
R

AP
H

IC
 

S
U

R
V

E
Y

A
tfD

 
PR

O
PO

SE
D

_S
U

BD
IV

iS
IO

N
 

O
F 

LO
T 

39
_2

 
SE

CT
IO

N 
36

 
SC

AL
E:

 
1 :

20
0 

BL
O

C
K 

4 
NQ

RT
H 

RA
NG

E 
6 

W
ES

T 
NE

W
 

W
ES

TM
IN

ST
ER

 
D

IS
TR

IC
T 

PL
AN

 
45

71
2 

o 
5 

10
 

15
 

#1
02

91
 

N
O

.5
 

RO
AD

, 
R

IC
H

M
O

N
D

, 
B.

C
. 

P.
I.D

 
0

0
3

-4
8

0
-6

3
1

 

I I I I 

• 
I I I I 

LE
GE

ND
: 

I 

(C
e)

 
de

no
te

s 
ce

d
a

r 
(0

) 
d

en
o

te
s 

d
ec

id
u

o
u

s 
cs

 O
il 

de
no

te
s 

ca
tc

h
 

ba
si

n 
Gil

 
d

en
o

te
s 

po
w

er
 

po
le

 
®

 
d

en
o

te
s 

ro
u

n
d

 
ca

tc
h

 
ba

si
n 

IJll
 

d
en

o
te

s 
w

at
er

 
m

et
er

 
C

O
 

de
no

te
s 

cl
ea

no
ut

 
e
' 

de
no

te
s 

in
sp

ec
tio

n 
ch

am
be

r 
M

H 
de

no
te

s 
m

an
ho

le
 

NR
 

d
en

o
te

s 
n

o
rt

h
 

ri
m

 

NO
TE

: 
E

le
va

tio
ns

 
sh

ow
n 

ar
e 

ba
se

d 
on

 
C

ity
 

of
 

R
ic

hm
on

d 
HP

N 
B

en
ch

m
ar

k 
ne

tw
or

k.
 

B
en

ch
m

ar
k:

 
HP

N 
#1

91
, 

C
on

tr
ol

 
M

on
um

en
t 

02
H

24
53

 
Lo

ca
te

d 
at

 S
 

ed
ge

 
tr

af
fic

 
is

la
nd

 
@

 

R
iv

er
si

de
 

D
r 

&
 

Fe
at

he
rs

to
ne

 
W

ay
 

E
le

va
tio

n 
=

 
1.

66
4 

m
et

re
s 

(B
en

ch
m

ar
k:

 
HP

N 
# 

19
0,

 
C

on
tr

ol
 

M
on

um
en

t 
94

H
16

24
 

E
le

va
tio

n 
=

 2
.3

53
 

m
et

re
s)

 

©
 

co
py

rig
ht

 
J.

 
C

. 
T

am
 

an
d

 
A

ss
o

ci
at

es
 

C
an

ad
a 

an
d 

B.
C

. 
La

nd
 

S
ur

ve
yo

r 
11

5 
-

88
33

 
O

dl
in

 
C

re
sc

en
t 

R
ic

hm
on

d,
 

B.
C

. 
V6

X 
3Z

7 
Te

le
ph

on
e:

 
2

1
4

-8
9

2
8

 
Fa

x:
 

2
1

4
-8

9
2

9
 

E
-m

ai
l:

 
o

ff
ic

e@
jc

ta
m

.c
o

m
 

W
eb

si
te

: 
w

w
w

.jc
ta

m
.c

om
 

Jo
b 

N
o.

 
58

87
 

F
B

-2
7

4
 

P
5

8
-5

2
 

D
ra

w
n 

By
: 

M
Y 

DW
G 

N
o.

 
58

87
-T

O
P

O
 

/ 
/ / 

A
LL

 D
IS

TA
N

C
ES

 
AR

E 
IN

 M
ET

R
ES

 
AN

D
 

D
EC

IM
AL

S 
TH

ER
EO

F 
U

N
LE

S
S

 
O

TH
ER

W
IS

E 
IN

D
IC

AT
ED

 
.r

/,
-
'.

-
'"

"
"
-
-


//'
/~/

/ 
---

-~~
:;:

:';
::"

, 
--

'"
 

"~
/-

)~
--

--
-~

--
'"

 
''-

'" 
,,<

0 (' 
" 

.
/
.
-
'"

-
, 

I 
r 

, 
\
'
 

"\ 
.< 

" 
\ 

r 
\ 

\ 
---

-\ 
\ 

--
\-

"
 

\ 
I 

, 

__
 ...

. ,
-.

..
 /

""
' 

"'
..

--
__

 r
-

_
-"

-"
"
''
''
''
 

A
 

' 
/ 

, 
' 

ctx 
\
/
 

\ 
" 

;
\
 

\ 
I 

I 
I 

I 
, 

'//-
--?~

--Q~
\::"

"'''
''''

 /
"'--

---~
-...

....
....

....
. 

'\
 

/ I
 ,.

 "04
. />

, 
~
'
 

__
_ I--

J] 
,
.
.
 

/ 
" 

X
 

(si
ui!

: 
\ 

>5<
.". 

//.
:~:

:':
"':

:~:
:: 

~~'-
( 

,~'o
 '"

 
P 

. 
""

 
, 

.""
 

• 
'T

'-
' 

,
,
\
 

I 
I 
i,

f)
 

I 
PP

;-1
2"

1C
e 

I 
;:x

 
-

""~
'x 

'Ii
 

~
.
I
 

~9,"
, 

_,L
, 

I" 
r I 

..
..

..
 , .

..
 i;;;~ 

,-'
. •

• 
, 
,
~
~
 I 

,<
0 

II
 

I)
 

\ 
/-

.f
''o

 
( 

) 
",-

'i' 
\0,

 
,"&

; 
c
).

 
~ (

\(
\ 

I 
~')' 

n.,'
~ ....

...
...

. .
,.

l 
.N

nx
\?

:i0
YS

:rd
 fe

lil
g~/

-q~
'.'

 
\
}
5

'
 'b

"»'
~ 

c\
 

, _
__ 
.
.
 , 

"'-~ 
~. 

", 
_ 

;,,
-j

r,
,_

 
u
"
~
 

~,,<
:::,

<P 

~"
" ..

... ""'''
'"--

'l5
 

C)'P
 

AP
PR

OX
IM

AT
E 

"C) 
BU

IL
DI

NG
 

xC)
' 

EN
VE

LO
PE

 
,'>

 
~
.
 

I 
/ I 

/ 

,~
X,
/r
 

"
/
/
 

/
/
 

\ ~
=~'

'''
''-

-\c
-,.

?X~
~t 

\:';
"0

.6
4 

(d
) 

:;
; 

,'\
 '
(~

~t
ru

nk
s\

lO
~ 

f ...
.. ~
·
.
 

",
,¢

o 
3

8
 .....

 M~
'\

.·
 

'S
. 

\ 
..... ,

:::-
<:i

 
,
,
-
.
_
.
_
~
 

, 
o~

 
'~

'l
' 

he
dg

e 
-
.
 

\
,
 

,.
 

\
"
'&

 
,~\

 
1-
"'
;-
~"
'.
::
:-
--
6.
00
--
-'

 
'\ 

I 
\..

...
 

,o
m

 
i 

-, 
L 

~Q
nc

re
1e

 &
iv

~w
s)

( 
,.

 
<D

 
..... 

, 
to 

\~
' ...

.. 
I 

\ 
..... ~
-
~
 

"
"
"
"
'\

F
"
 

:
:
 _
_

 !:.
.:~~

"" ...
....

... 
_ 

\ 
,,}

JD
 
~ 

/ .....
 ~\~

I0,
,-:

v~.
 _

 . *
--

. -
2:"

, 
-.
~-
--
--
--
~-

/
-

\ 
"--

--=
:-.:

.r-
-. --

-,(
5 ,. 
, ,. "X
 

, " 

o 
,I 

~
 

, 
"'0

 
I 
~
d
\
 

(ij
 

: 
l,m

 \
 

I 
IP

 
, 

I 
II

 
\ 

I 
1

\ 
\ 

't:
: 

I 
/ 

J 
\ 

....
. G

.-
....

. 
I 

I 
T

ra
ff

lC
 

~'
f'

 ~
i
g
n
l
 

..... 
rv

 
<
/
~
'
 

J 

: ..... ,-
s/ 

"\
 ,
,~

 
~ 

j" 
\ 

1
\ 

......
.... 

/ 
,£;

, 
'/

 
\ 

I.-
;:/

..-
'y"

 
l"

- v...
.'" 

1
:\

 
1

\
 

\ 

§
I/

 \
 

\ 
::J

;V
 

\ 
\ 

'J
l9

I\
 

\ 
\ 

'"
 

~IO
 \

 
\ 

l 
.9'

J' 
\ 

I 
I 

,. ~
-

To
- :t~I

.C)'
P'o 

~'.'
Q Ii

i 

I 
I 

I 
I 

I 
I 

I 
I 

I 
I
I
 

I 
II

 
I 

II
 

I 
1/

 
I 

,//
1 

. "
 

I! 
" 

It
 

/1
 

//
 
/ 

,,/
 /

' 
" ,. 

/
/
 

(~ r I 

M
H

l -N
R

:1
.1

2 
I I I t c)

'\
 

,. 

'D
 gl
 il ~I' o 
" ,. ! I f"~
 

I I ,
~ 

it
· 

C
l ~
 

0::
:: 

10
 o Z 

~
-
-
-
-
-
-
-

CE
RT

IF
IE

D 
CO

RR
EC

T:
 

;:1
 i

.1I
 i~

) 
Fe

br
ua

ry
 

3r
d.

 
20

15
. 

>
 

>-o
j ~ n ~ Z >-o

j 
V

1 

PLN - 281



TR
EE

 I
N

V
E

N
T

O
R

Y
 A

N
D

 A
S

S
E

S
S

M
E

N
T

 L
IS

T
: 

'a
g

.
 D

U
n<

>
'O

J
I1

lf.
r 

1
0

9
 <

l,
r.:

.o
eu

 I
C

l U
><

) 
'r

(;
""

'0
1

 ,
{j

lf
JI

C
''o

C
<!

:'"
 f

C
'!1

la
r1

 a
O

ld
 0

."
 C

r«
 ...

. ;
~
 

D
b

h
 C

l$
lO

'''
''
 l
t1
,)
(l
l:
t
n
~
I
"
"
 (

)t
 I

II<
') 

tr
un

k 
""

""
"!

Il
JI

()
(I

 Q
.I

 ,4
 "

lo
:m

",,
" 
n"
;;
Ie
a~
''
Up
#;
f 

(l
II

>
('

>
ti

c
l,

II
(J

1'
<J

1 
W

Jn
n

n
rc

h
 "

 ...
...

 f.
:w

 n
 ..

 ,t
ll

"(
ln

lI>
<!

le
ll
. 

C
_

4
 {
lu

:'
W.

)k
I~

 "
(/
Q
~
h
 <

"
".1

 ~
11
U<

:
h

lt
<f
l 

t.,
Ii

"l
l u

.l
"O

V
'.,

 •. m
! 
"0

<.1
 -"

w
Y

.;
rr

.;,
."

 
(V

rA
) 

r.
m

r.
o

du
ru

r.
. 

u 
"
"
n
o
l
<
O
'
J
.
h
l
l
l
J
!
l
Q
~
_
"
"
 ,,,

,.,I
n .

..... 
y 
~
 .

..
.,

nc
,JW

I:>
F1

 I
h

o
' 

II
 d

o,
)r

n'
">

O
X

1 
,,

(I
t 
w

,b
 ...

. 
"
"
 ,

.,
Im

,t
;.

.,
n 

In
 ,,

""1
 ....

 , 1
m

 If' u
 .
..

..
 ""
,
,
~
 (

lu
."

O
 rJ

I-
I ..

..
 Jl

'b
lI

r1
g

 '
~
d
"
"
'
l(

; .
. <

l 
'>

flO
"

h 
<)

0J
<,

:1
.\

tl
 Q

< 
''!

)n
It

'''
'"

n
' 

Ilr
V

C
;l

u
'o

l<
ta

lO
c
ll

. 
M

 .
::

Im
l(

)'
''
' 

l'<
1<

-ll
!J

I.n
!;!

 .
, 

a 
,"

 ••
 -. 

...
 p

O
O

l 
to

 
Je

rk
 c

o
n

d
il

lo
l'l

 I
h

a
! 
"f(}

', U
 1

}'
'''

· .
.. l

d>
Il

n
g

 r
n;

:..
.1

o;
:..

Q
h;

> 
'0

1 .
.. 

0.1
 <

J~
I;
,c

1 
"

"'
,,

 r
r"

'~
V(

lt
l .

. c
t 

II
~ 
""
"b
j~
1y
 c

:m
"

IoJ
 ..

. t'
~

1 
It

-.
..

 P
'O

fJ
O

!K
Id

 k
in

e]
 v

...
:t

 b
u

l ~
 c
.(
Jn

k
"
"
~
 

'0<
 ",

,'e
.tt

tk
>/

, r
:o

.'<
!a

lo
!la

! 1
0

(1
'<

'0
'"

 
~
,
.
 ...

 :I
,r

l "
'.
'l

I .
..

..
. )!

o.
 

S 
rl

 ...
 n

o
lt'

tS
 ~
Y
i
l
!
m
M
 -.

 0
 

"
,.

,e
 'n

o
o

o
d

 a
. 

.v
.::

."
iI

t'J
/"

,r
 l"

,a
lld

iU
on

""
;ll

. n
o 

0
''
''

' 
O

f 
k

k
m

lU
 ....

. U
Ih

 ~
!{

I"
lt

k'
;r
m

l 
'1

,.
rU
l~

tl
>. 

0<
1<

1
11 

w
o

ll
 I
"I

I~
O(

J 
10

1 
C

or
n:

fd
""

U
ll

:O
" 

0
1 

,<
.>I

f}
"

l\
o

n
 II

 t
o.

, 
fJ

'o
;' .

..
 1 (

I"
"
"
"
 '-

'U
I>

 
o(

;(
:o

rr
n

'O
<1

aI
""

1
. 

lli
i :

c
"
:
~
~
(=

~'
 t';

;:,
:;;

-o
d I

tt
x

d
" 
..

 rtl
 ~

!:
:
 1
'
~
~

'!
'a
~:

.
:;
o"
en

l 1
W

r..
.,l

rm
,,

-.
1 "

".1
)l

u
".

 1
 ..

. , 
f'

fl
ll
';

.j
 ..

,,,
,1

 ,
1I

aw
""

2 
1<l

O 
"1

<'>1
 ... 

O
tJ

ln
hf

. 

h
.r.

:\p
...

on
b

tr
.h

 

h 
.. 
~
f
1
w
c
l
\
 

~
-
-
~
-
;
j
7
 

N
ym

..
..

..
.u

I,
C

n
! 

C
fC

W
'o

'rl
 (.

h;
'),

o-
r:t

(1
;llt

rf\
ily

 ~
 ..

 1d
lO

e
e
t,

1 
~"

.,
. 

!1
;~

to
")

lb
'.

Jh
y 

t;
'r

"r1
K

l 
<O

!\.
f':

 r
!'

,-
."

..>
o:\

 I
 ....

 1
;,.

,.,
 

O
J)

O
_

 O
'~
.
 H

l<I
lO

I'l
::o

lty
 p

rU
I\

o!
ld

 a
ow

.:.
 r

ho
:! 

"
'"

.,
. 

li
la

 r
e
d

u
e

ll
o

n
 C

u
ll

. 
lO

lg
e

 d
e
o

d
 k
lO
d,
..
..
,.
~ 

ta
g

l·,
 ..

... 
lh

o:
'! 

lw
a
 ~
f
9
\
.
.
 ..
 >
I~

T.
..
~-;
:a
ol

j<
ic
j

-.-
a
i
 if

i,U
,o

of
C

i(M
;,i

: A
!Y

ii"
i>i

:ii'-i
t:w

ao
wn

 <.I
 ...

.. 
1

0
 t
>1
t)
)!
t.
~,
y 

o
f 
a
d

j<
:"

''''
''
''
 

lI<
Ju

'. 
"h

l<
'J

f\c
ol

ly
 "

,"
,,

,.
..

,o
J 
~
 l

)O
Jo

[Ju
lnc

t t
'lU

h
. 

llc
(l

<
/lt

>t
Jf

U
.'fS

 11
'\ 

II"
" 
,
,
~
O
W
"

. 

Al
oY

'f"
I.

W
:lr

ic
ol

 <
'I"

""
,n

ol
l<

.l 
.w

e
e
p

 10
 

Il
l .

.. 
e

o,
1 

o.
Jv

tt 
1<

.> 
p

ro
K

in
't

y
;>

1 
~ .

. K
I 

W
W

K
n

sl
o

n
 Ir

of
ll

<
.>

dj
oC

ef
'l 

..
..

 'C
>

. 
""O

Cc
?!

I,
o

n
o

!t
 k

JT
u

e 
K

u
ll
o

ld
 I
h'
l)
~

. 

M
 

-,;
;.

uf
if

,i
O'

ln
m.

;<
>"

fl
d1

al
1.
~
 ~
(
>
 ..

.
 lo

k
ff

iC
Z

O
N

",
<

>
ll

d
o

t>
K

:U
li

n
a,

'''
'''

' 

I 
3

2
 

W
.l1

.\
L ..

...
. r

e
:I

.;<
':d

'1
l 

N
o 

..
 ..,

..,
 Q

.,
.H

n
.,

:t
u

c 
10

 '
'''

'' 
p

ro
o.1

r'n
fy

 ~
;"
 9

_<
*
]~
~
m
.
.
"
 
fm

b
¢

q
d

e
d

 i
"c

rO
N

fl
i c

f 
~
l
o
c
~

.1
 1

,(.
'<

:1
.. 

!.
'e

lo
 ...

. 

9k
1c

1r
io

oo
",

1 
""

"'-
'Il

ip
l.!

 ~
1"_

 ...
...

. 
lm

m
 bO

" ..
...

 A
iY
;;
m'
;'
;;
-I
~"
IC
io
w-;

;-o
;;

.;
;l

;;
-j

i;
U
p
'o
.l

rr
ll

".
 o

T u
<

1
lQ

ee
n

l 
I
r
~
 S

c"
,f

lQ
ld

 d
.r

i>
 

""
""

>
<

Jg
o:

<
.I

w
H

h 
l
U
>
C
"
'
.
L
I
_
~
~
~
-
-
-
5
l
!
£
!
!
:
-
o
n
 I

I .
..

 _
 

.. I
I,

 I
o

lu
u

0
1

 "
, .

. ,.
w

n
. 

P
."

ln
ln

 

o
~
 

AI
)'

mr
l.

.e
"i

:O
i-
c,
o,
";
;n
-~
ls
.;
di
o
l!

ii
..
.f
\C
il
l
-
a
U
 

am
> 

I:>
 tl

m
M

I'1
v 

01
 oa

!a
c<

!O
n'

 tr
~
.
 

--
1

 
r--£

-mli
i-
':
-i
2-
--
H;
;i
~'
;-
"-

-·
· 

··U
·-
-·
·~
~=
:~
J~
.~
~:
~~
:~
~:
~~
~:
i~
;

~~
~;
tj

!I,
'~

":
'~

!~
:'

:'
I=

~j
;j~

';y
:-H

';"-
iC;

;;;
m;;

 

~
,
3
J
 

f,
,!
2t

'!
.'

9L
'J

l~
E:
i'
. 

.!
iy

(.
:O

!r
oQ

f¢
IY

oC
J"

,<
,r

, 

.. _
L

 _
_

 Ij
 ...

...
 <J<

1.
m

 In
 1
"
0

 ""
ow

n 
0

1
 o
<~

.e
!!

!!
..

!'
..

!!
!'

!J
..

!l
Q!
~
~
!
.
~
!
!
.
!
.
!
.
'
-
-
-
\
o
,
)
~ 

'?
' ~

in
k~

;n
 I

"
'"

 .
I •

• m
. 

ll
.'-

"l
lp

lt
;:

 k
Y

,r
o

y 
it

O
C

lu
;;

rr
$ 

0
11

0-
::1

1 
0

1 
"

" 
w

il
li
 t

un
\,

l 
u

u
r

k 
l
n
c
~
5
1
o
"
.
 !

!l
O

Il
 D

o
w

n
 n

l'tl
.l 

a
.y

"
Y

'l
C

lI
lC

,l
J 

cr
C

W
I1

 
d
"e

lo
 [

)f
(:
,*

",
ly
_
~
~

nl
 l

't
Ie

l. 

-if
,j"

-;O
;-;

 

~
 .. _. _

__ ~~
 __ . __

_ .:~:
::
:=

~~
~:

:~
 _____

 ~~ __
_ ::

'~
;~
~;
':
~;
:~
~t
::
::
:
~
~
o

ndC
1l1

!~c
:"

~,
:~

~:
::

~:
~P

'-v
',r

j~~
,,-

---
---

~~-
---

---
~e

m;
>~
=
-
=

l 

[
J
1
-
-
-
~
--
--

vi
~;

_n
r~

ce
d:

JI
·-

--
-·

-'
~-
-
-
~
~
~
=
;
:
:
~
:
:
~
~
.
!
'
;
!
~
!
i
n
j
!
~
~
~
~
:
'
~
~
~
~
~
~
:
:
'
~
=
~
-
:
:
-
-
-
.
-
-

A:-
;-.

.m~
-

L_
 

""
,r

o
u

l!
cn

. 

I 
.0

10
 

S
o

w
"
,"

 r
)'

IW
I~

' 
.1i

I''
''P

'~
t
M
.
by
<J
:J
Jn
C'

'''
'''

I1
rO

O'
,S
ll
bo

_,;g
;t

''
'o

:K
Im
_

Ie
_<
l_r

l.·
!!_

,,
!!

~,
,'
')
I;
!_
~
U

-,
,'

!m
_v.

:iI
_~~
~
J
~
~
~
~
n,
". 
_

_
_

_
 --

"=
"
'-
_

-
-
' 

1..
..-0

 IU
Ot

,I
UI

~ 
o

tlo
t;

h
 ...

 1 
3

m
 w

ilh
 1C

of
>g

 I
JO

It
 Io
I
C
~
l
.

le
l
!,
lO
 1
~
~
10
I
1c
01

 P
'U

fW
'f,

I w
C

'V
n<

.l 
u

l 
l
~
'
 O

'l 
)Q

\J
l1'

\ 
,\

dQ
 0

1
 ~

I(
.. ..

 n 
I<!
~
~
 I

to
n

lm
te

m
o

l o
o

d
t 

(I
I 

I "
,w

il
" 
o
o
n
'
!
l
~
i
"
g
 io

o'
\lJ

i1
u<

:ft
no

l f
C

O
cl

b
n

 ""
""

I>
O

d 
O

Il
 

I"
,"
O
P
P
<
l
~
 ..

. 
~
o
f
l
h
f
t
s
l
"
,
m
_
"
I!
.;
';
d«
>t
vO
fl
oc
:l
1.
..
,,
-s
ne
ot

.,
)
/
o
l
I
l
f
)
e
t
o
c
t

. 
. 

I;
nU

cJ
~j

Z.
,J

In
-f
iK

ic
ic

:.
,;

;.
;o
i'
it
iC
ul
i;
oc
(,
i.

i 
tie

ti;
-u

N
.i 

uc
r"

,:"
,ld

o:
m

l o
n 

11
10

1 I
te

e
 k

:o
 )

k:
bJ

,Iy
. s

...
,..

.""
 

! 
sw

.~
!.

!.
!n

 .
. <

 ... 
I"

<
!u

e
 :t

>,
g:

 ...
...

 ~:
i
.
'
!
J
:
'
I
 ...

 o£
W

Jo
 ..

. :'>
I<

ltJ
Jt?

""
'''

'I
I'<

J<
n.

 

I 4:
J 

...
. w

n
""

.
IIIC

o;
JI 

cr
o

w
n

 C
1f\

d 
~.
VG

'O
 :;

w
e

e
p

 1
0 

n
o

rt
h

 d
u

e
 10

 p
lo

l:
m

llv
 D

n
d

 'W
P
"
'.

'O
S

tO
" 

0
1 o

d
jo

ce
n

' 
tr

ee
,. 

{ 
« 

5
1

o
cl

lo
cu

II
 

A
sy

m
m

el
lic

O
l c

ro
w

n
 w

ith
 .r
N
;
,
e
p-
:
r
i
(
S
~
I
"
 n

on
n 

d
u

e
 t

o 
pr
Q"
;"
"[

iy
C
i
(
o
a

-o/
;:.
n
i
jj
e~
-

ke
la

in
 

I 
~
 

5
1 

8I
oc

k 
lo

ci
/5

1 
~
-

(o
no

lv
dr

';
! 

q\
"J

C
k. 

01
 ba

so
a 

w
itn

 d
ftG

oy
_ 

A
.y

m
 ..

. !
't

lc
o

l C
.o

 ....
. ..

, c
tJ

o 
10

 r
ne

&
m

!!
y 

o
f n
di
oc
~'

II
'e

es
. 

~~
~gi

):L
.
_
-
-
-
1
 

~
6
 

J5
 .. J

5~
J

I 
5y

c
o

m
ol

t!
 m

op
!(

! 
.,., 

·-
47

 

M
vt

H
pJ

e.
l(!

O
lJ

O
f$

ot
to

cn
o

t l
h

e
 10

.0
1 

G.
ew

n
w

tt
h

 t.o
n.o

 b
oN

;l
l'ld

I.o
sl

on
. E

m
b

o
O

d
od

irl
 rh

o 
CI

<w
>

n 
o

f 
<.

IC
io

e
c<

11
 Ir
6
9
~

. 

5p
nd

tv
 o

sv
m

m
em

co
l c

ro
 ....

 n 
w

lln
 s

w
e

"p
 '0

 Il
le

 e
o
~l

. 
d

u
e

 10
 J

)I'
l»

I<
!\I

1y
 (

ln
d 

sU
!)

p'
el

si
on

 0
1 o

d
jo

c:e
nl

 
I'
~
 ..

 

R
(il

a
in

 

~
--
-·

-4a-
;'4
2-

8!
Oc
fi
OC
U;

!-
-
·
·
-
-
-M
~
-
~
=
~
!
~
~
~
Y
f
~
~
~
~
:
:
~
~
~
~
~
~
_
~
~
~
~
~
,
~
:
~
O
!
l
~
j
e
~~

Ci
tb
a~
e-:-
~m

me
ii

fc
ol
-
-
-
-
-

--
R~

iCi
n-
~
-
-
~
]
 

"-
--

-
-'-

. __
 ._-

_ ...
 _'-

,--
-_

._
 ... -

.. -
.
"
~
 .. -

.--
~"
.
"

."
' .

..
 "'

.,
 ..

... 
,~
"
"
 ~
"

."
,~

 ' 
... 

"
'~

 ~
~

,"
 ~
~
_
 ..

.. 
,)f

O
ld

 ...
... l

y
.,

! c
r:l

ja
<:

o
nt

 1.
t1l

'1s
. S

co
lle

io
 (

1f
lb

I1
f)f

4t
<l

d 
w

{
!l

 o
~
t
 I

h
O!! 

to
o

d
 ~

..,
vt
.>
le

j:
>'

" 
le

tm
ll

l(
! 

0 
k:

:l'
\tf

 If
!Y

(!
f (

II
1

T
I.

 

I 
Sf

.! 
A

'v
m

m
 ..

 '.
Ic

<
JI

.:
m

 ...
 ·,.

, b
i<l<

e
d 

iO
-t

lle
' s

o
v

ll
,d

u
li

-l
o

ih
e
!i

o
..

; .
..

 i1 v
 0

1 
o

J!
C

ie
fm

l I
,e

."
. 

H
06

y 
rw

o 
,t

e
rn

'! 
o

ll<
l<

:n
o

l l
he

 1
:-0

1 
c

,O
'W

nw
l1

h 
Io

r<
g 
b
C
f
~ 

in
.c:

1
v

*
,"

, 
"')

'!"
"t

'IW
Ir

!(
:(

llc
.a

w
n

 b
l
o
l
~
 1

0. 
,,.,

... 
$O

lI1
h 

d
u

e
 1

0 
pl

Q
.d

n'>
tly

 o
f 
,
,
~
c
e
n
l
 /

fil
e.

 f
en

l 
"
e
"
, 
bi

lV
'c:

ol
tid

 a
l 2

m
 ..

.. 1
1"

10
00

 b
o

lt
; 1

:w
;;I

<.
>$

IO
fl 

a
n

d
 

o
m

b
e

a
d

tt
d

 o
t 

3n
 ••

 S
"
p
p
r
"
l
~
d
 b

y
 a

n
d

 e
m

b
O

d
d

e
d

 In
 th

e 
cr

o
w

n
 o

ll
to

o 
oe

flo
ct

-n
lt

r •
••

 

I 
9 

Tw
o. 
1
e
o
~
f
1
 O

ltd
:::

:h
 0

1 
:? 

!J
m

w
ir

h 
lo

n
g

 D
O

lt 
In
ck
J~
on
. 

C
lo

w
n

 s
pr

e
a

d
l Q

_ I
h

e 
el

!iu
iro

g 
ou

ao
ln

o
. 

ES
I.

 
!-

Io
SV

 
2
'
2
H
S
~
1
2
 

S
e.

-t
t't

! t
:~
-
o
"
e
o

l p
rv

rl
n

g
 '-

10
 M

n
di

ng
 e

V
b

. 
M

vl
!!p

le
 s

te
ll'

» 
',o

m
 b

os
e.

 H
iS

lO
~
G
O
t
y
 c

ro
w

n
 lo

i1
e 

pf
lm

e
d

 
to

 2
.3

m
 o
b
O
~
o
d
c
 

1.4
,,1

11
0'

* 
11

"'
'''

$
 e

llo
c;

t\ 
01

 1
m

 ...
.. it"

 1)011
0:

 ln
ek

Jl
iO

l'l
. W
~
 l
if
!'
Ib
.J
i~
d 

in
 11

'06
 C

IO
W

".
 

Pt
O

ltl
iC

I 

TR
EE

 P
RO

TE
CT

IO
N 

G
U

ID
El

IN
ES

' 

1.
 

II
U

 P
lO

rt
C

Tl
O

H
 tO

N
! S

n
IA

C
l$

: 
10

0 
rl

n
 "o

le
cl

lo
n

 lo
n

.I
IP

lj 
(I
I!
gn
~n
!j
 (

"f
it

 "
"t

o
bl

iV
le

d 
O

l e
le

e
le

d
 b

y
 lh

ll 
cl
1i
c~
 1

0 
or

ov
ld

i't
 0

 l
ul

l1
:l'b

ltt
 s

el
bc

X
t I

O
",

"!
 ...

 !
t
~
0
1
e
 

fO
O

l j
'7

ot
ec

f.o
r-

10
 r

no
:n

to
n 
I
f
~
 h

lff
ill

rl
on

d 
lic

e
 IIO

bI
::J

ty
. r

he
se

o 
C
J
I
~
n
t
!
 rn

'" 
b

o
te

(!
 o

n
 Il

t",
 a

nd
 Ir

flo
e 

C
O

iO
tI

or
l 0

1 
dt

tt
et

",
l
~
 b

Y 
I
~
 

oo
oj

eC
I o

ro
o<

S
l. 

o
o

d
 tO

O'
/' 

IU
P

C
n

f:'
O

O
 O

IlY
 o

rt
lC

l 
~O
(t
pf
ot
(l
C~
on
 ~

t
b
O
C
~
 p
oo
vi
o.
~d
 o

y
 o

th
ro

 rO
:lv

di
ro

;:J
 !C

lb
c
x

:.
, 

de
flv

(t
d 

ho
m

 m
u

.i
ic

ip
cl

 
g

v·d
e'

!'\
C

S)
. G

'K
I 

m
cr

v 
be

 c
on

oi
lio

rl
c 

10
C

O
rlo

·" 
m

ill
oo

llo
..,

 m
ea

su
re

! b
el

rl
!)

 It
nc

lC
'll

ot
tlf

l (
i.e

.lo
co

i p
'u

rl
no

, 
'
~

IC
t'
lI
IO
OI
fT
'K
l'
nl
lo
 

re
m

<.:
in

in
gI

O
O

llC
M

l. 
1M

 
lIe

tt
,l"

ot
ec

t:
on

gv
ld

f:
fN

lI 
o
b
O
o
p
p
~
 10

 I
ha

 ~
d
 Ix

xf
.o

tu
o

l r
l1

& 
lIf

1{
,;(

ltu
nk

, 
ll

'i
ll

'C
M~

on
o:

;l
lo

~l
ga

t,
 

C
V

I!I
' i

f 1
1

1
=

 ~
~
 p

or
ts

 C
,I

e<
I<

.l O
U

ll!
tfe

o 
o.

ll
li

u 
TP

l 
se

1'
bo

<:
t<

. 
2.

 
fl

U
 ~
I
O
T
E
C
n
O
H
 fE

NC
ES

 IB
A

U
IE

tS
): 

80
0l

i6
H

 m
v!

.1
 b

/J
 e

tu
c

tO
d 

Q
I 

1M
 l.

I)
O(

;~
iG

tI
 O

!J
an

m
$f

lI!
 o

nd
 j.

(I
IO
OC
~1
, 

m
:;

i!'
lto

i'o
oi

ng
oo

d 
C

O
fI

lS
tio

n 
u
n
l~

 H
lO

 p
e

jc
e

l ,
o

o
ch

o
i 
~
J
.
O
n

ll
ol
 

ce
m

p:
al

io
n.

 o
r.d

 th
e 

r6
~~
it
':
ti
O!
'\
S 
en

d 
gt

Ji
oo

tin
el

 im
r,:

l:8
ffi!

1l
1l

00
 tJ

S 
d

el
G

Ie
d 

hl
ll'"

,;o
 Ih

-O
\I9

h 
to

 th
e 
e
o
m
p
i
6~
0r
l 

01
 tr

M
t I

<l
nc

nC
C

lP
ln

g 
pn

u
lit

. 
I!

~ 
mo
:t
lf
lo
~ 
c
r4

 in
ll

di
O

Ii
on

 a
t 

ti
le

 le
o-

CO
 m

U
ll 

ft'o
OC

l g
 

e:
.c

e-
oO

!h
e 

nw
rO

c::
:Q

o;
 lk

;ln
Q

Jr
ds

. S
W.
~ 

~I
O(

~1
9
'
R
e
f
 P

R
O

TE
C

TI
O

N
 I

O
N

t:
" N

O
 

Ef
fiR

'I"
' ~
1
 b

e
 p

lo
ee

d 
O

tl
 Ih

e 
I
I
~
 jJ

fo
ie

cl
lo

n 
Ic

nc
;:c

l (
II 

(I
 1

ui
lo

o/
e 

tr
eq

vm
C

V
O

llh
" 

o
!e

ct
lo

n 
ot

 th
ap

r*
<

:t
 o
tl
or
l~

1. 
N

b
o

rt
e

ch
 w

ll
 

ln
lld

! ~
n
l
 in

 C
:
~
 m

ot
 w

e 
QI
~f
O!
ci
ne
d 

to
 p
r
o
~
 ~
d
 s

eJ
\li

ce
'i 

lo
t 

co
m

o£
of

le
e 

du
1n

g 
co

m
ltu

cl
lo

n.
 In

.J
ow

nt
J"

. c
o

n
ho

cl
O

lI.
 Iu

D
-

cc
nl

ra
cl

on
 o

..,
j I

to
d

ei
 st

'oO
ui

d 
b

e 
m

ad
) 

o
w

o
r(

' 
of

 It
lfJ

ro
lll

;c
lio

r!
s 

fr
eo

n
 o

oc
I c
o
r
u
v
.
1
w
~
h
 :h

is
o!

r.c
o 

10
1 

on
yo

cc
tt

u,
. i

l'I
C

Q
ui

fO
d.

 fr
oe

 
Of

OI
OC

lio
ll 

tO
l1C

ro
g 

fT
l'o

IIl 
IY

.I' 
irt

lf)
ac

la
d 

on
do

p(
:tO

Y
O

d
by

 t
llo

 1
Il'

."!
C

iO
O

i,.
,. 

0'
10

/0
1"

 tf
lO

 p
rO

jO
ct

lll
O

O
ri:

1 p
lo

r 1
0 

co
 lY

l'lO
llC

O
m

Q
ill 

01
 a

ny
 

de
rn

of
Il

:o
n.

J;
il

Q;
rU
'!
XJ
'o
l'
C!
"I
at
CO
f\
I:
ru
<.
:t
io
nw
Ct
~.
 

3.
 

$U
lV

fT
 O

f f
fN

C
U

: 
lI
an
yt
rM
-c
ro
ll
ll
:.
,;
on

Ie
<
"
.
a
n
(
J
I
f
t
~
w
f
l
h
(
l
'
W1

lh
i
T
l
~
p
r
C
l
l
c
i
m
l
l'
ff
O:
::
:I
BS
II
Ic
:i
>'
&c
oY
Sn
O!
l

l.
a
p
'
ap

er
l'

ft
.n

6.
Q'

lr
:t

/C
)'

on
 

C
'
f
\
~

lo
d
y
W
"
,
ai

vO
OI
 p

ro
l«

;1
00

01
00

. I
h
o
C
C
l
l
l
r
o
c
l
o
f
m
u
S
l
u
n
d
c
:
'
~
O
S
t
.
n
'
C
y
o
!
 I
h
e
!
o
c
o

'i
on

ot
li
'
l
O
S
e
p
r
O
P
e
<
"
'
~
S
u
C
l
'
1
t
>
Q
1
 

m
(o

:<
e6

 p
ro

:o
cf

<O
fl 
fl

:'
ll

~ 
co

n 
bo

o 
:n

lto
1o

o
o

n
d

ln
5p

ec
lO

d 
O

CC
\J

fO
le

tY
. 

..
 

T
lU

 n
O

lf
C

llO
N

 A
N

O
 L

A
N

D
 C

lf
A

lI
N

G
o

rn
,l

,l
1

O
N

1
: 

II 
fo

r{
)!!

-Io
C

C
JI

C
 le

nd
 d

«J
r"

o 
0
I
~
C

t)
n1
6
n
 0

 T
Pl

 o
n

d
fr

y
 Ih

O
le

 Is
w

in
cl

.'?
nr

in
o 

lre
o!

""
'.e

<\
I\

 I~
e
d
i
n
 f

"
e
N

 lo
r&

sl
 e

oa
o 

jn
l(

:-
fb

;:
e,

 o
In

ng
 t

h
Q

 

o
e
r
m
.
r
l
e
r
l
Q
/
I
~.
ef

!:
n'

Cl
!i

Ol
in

g(
l'

8O
l.

on
tf

{O
Iw

I>
en

C8
l1

O:
r.

1I
(f

Ul
wi

1h
fl
G
T
P
l
a
9
J
.
P
8
d
1
i
e
d
l
a
t
f
i
t
~
i
1
I
:
1
I
l
I
0
0
g
t
y
I
/
t
C
Q
l
'
~
~
1
1
 

1!
'I&

 IO
nO

 o
oo

;n
ge

on
l,Q

C
1Q

i' 
Jf

IO
II,

dc
e:

:lL
'O

·n
ol

e
w

i\
tl

lro
e 

pr
oj

4l
<:

l o
rb

or
i$

l i
n 

oc
t ..

....
. "l

C
(t

 to
 .

ev
:e

w
 ~
 W

CI
'I<

 ~
 0

11
0:

0.
 i
d
e
n
~
1
y
 '
l
f
l
~
 

Il
e
~
H
I
n
,
d
 I

n<
'! 

P
'O

le
cl

lo
n 
m
e
m
u
r
~
"
 Ie

. 
ft1

&
m

. 
0

~"
"'

iI
I1

 m
 d

V
l'

O
ng

!h
e 

c\
e(

:l'l
r.g

 j
:
l
o
c
e
~
 lo

lm
P

f(
M

! c
or

r,
ni

m
ce

O
l"d

 Ie
 O

S
IM

II
l!

tW
 Io

<e
l' 

e
d

i)
e
l 
a

n
d

 p
O

'o
lid

e 
1

1
=

 fo
:l\.

I'e
 rn

s. r
o:

'!r
.tr

.,n
pt

el
c<

!o
rlo

n,
. 

rO
f 

ie
n&

.lr
in

..:
J 
D
J
f
P
O
~
 i
1~

 P
f(

lO
O

J'W
In

l).
 Y

10
1J

1c
i D

e
re

q
.J

ie
d

 to
. p

re
vl

de
 u

ni
l 

<:
OI

IS
 lo

r 
11

\&
 I

dk
;..

...
iro

g 
hO

!m
ft

nl
J 

ro
nc

lu
lf

ng
O

l\
P

C
lO

! o
r 

....
 O

Sl
e'

 "
',

n
e

 Jc
:r

~1
 ;'

Ile
lfo

ce
 lD

O
e$

, 
• 

~e
fY

\O
\o

'Q
Io

!o
c
'o
c:

li
ve

 I1
II6

$l
n1

!:-
eO

O
le

go
rle

ts
el

 S
IT

"(
)I

Ijd
on

w
lo

?(
'lc

m
db

h)
.m

eO
lu

rn
 {

db
h 

21
 C

m
10

.4
5c

m
),

 la
rg

e 
(O

bh
46

 10
 1

-5 
cm

l 0
tX

I \
OC

I'Y
 1

ot
0'

) 
!7

6
cm

 c:
DI

'I O
Ild

 g
I'

!>
C

te
t)

. a
n

d
 

• 
Pr

or
in

g 
I'

)~
 .. I

C
,"

 t
~'
!1
YJ
. 

H
ol

e 
th

ol
 c
pp
ro
9~
.:
l

1! 
lo

r I
oc

yi
ng

ch
p

s:
;t

 k
'
l
J
9
0
w
~
~
 d

G
bt

il 
C

tlt
O

kt
db

y 
Ifl

O
 W

OO
l!! 

o
f 

Ih
el

A
t O
o
e
:
O

t~
11

1 
on

 tn
a 

sii
to

wa
F:

 b
e
 ff

\\I
C

\(
g

o
te

lJ
 

w
,t

ne
ti(

lc
!c

c!
 p

"(
lJ

X
l1

ly
 o

w
no

n 
IJP

OO
IIX

lU
01

!. 
In

 r;
et

l~
 c
ot
e~
. 

CI
llO

 ~
l
I
~
c
t
 1

0 
m
~

ci
no
i 

op
pr

ov
ol

. ;
n!

ar
m

 /r
ee

 p
ro

1e
l:t

'c
nm

ll<
llU

!e
'i 

In
st

ea
d 
e

~ 
11

<V
lO

0I
'(I 

Ir
M

 o
ro

t&
el

lo
n 

lo
nc

e 
ill
~l

a:
lo

li
on

 I
'l

'o
, 
b

e
 iX

ce
p

to
b

!e
, w

en
 e
~ 

bv
I n

ot
 'm

lle
d

 10
: 

• 
"e

lo
in

tr
tg

 Il
le

 1!
!rf

".i
r:0

1 
O.

 Ille
 Q

l'rJ
j;lr

.1
 O

ID
O

!iU
 1

0 
or

rf
ffi

d 
a

n
d

 d
le

e
l!

h
e
 c
~

e
 1

0 
r:t

ol
e<

:ll
Q

n 
m

eo
iV

l'e
s 

du
<

ln
J)

 II
» 

de
or

\"
Q

 
$C

op
e 

Ih
o

l"
 ~

l 
p.
ro
~!
ml
rv
 t

o
 II

lO
 1

1';
. 

or
 

• 
fn

lto
SI

"'\
l C

ltt
t'!'

lO
l,v

& 
dc

m
O

R
;C

Jl
ic

n 
til

 !h
o'

t "
'l 

sv
el

1 
cr

,; 
IU

tV
O

y 
Il
a
~
e

l. 
p

a
l."

l1
ir1

g 
iln

el
; e

n
 rM

gf
O

l.m
o.

 e
n

d
/a

l p
la

:'n
g

 lo
pe

 O
M

 
lio

gG
!1

!g
. 

s.
 

li
fE

 ~
I
O
T
f
C
T
l
O
N
 G

U
It>

f:U
N

B
: 

A
nv

 C
O

lll
tru

cl
:o

!'l 
~

le
d
w
O
f
k
O
f
 a
cI

;v
il

le
~ 

w
ill

'li
"l

O
l 
~
8
c
l
l
y
 o

dj
oe

on
l 1

00
 l
P~

I6
Q:
.o
ir
es
 a
d
~
r
n
I
c
o
 o

pt
::!

O
W

Q
l o

nd
 ,h

e 
c'

H
Il

e
 d

lr
oc

llo
/l 

01
 

Ih
e
 p

ro
je

c
t O

lw
e

l. 
Ih

8 
~v

nk
!

. b
ro

llC
fle

l.
lo

filJ
f,1

l1 
a
n

d 
'0

01
1 

0.1
 'o

lc
in

O
d 

Ire
os

. o
~
w
"
~
<
n
 l

ne
-S

O
lw

ilt
lll

r 1
!'It

;l I
tO

f) 
pr

ot
<:

cN
on

 lo
n

e
l.

 "1
1.0

11
 

11
01

 o
e

 d
o

m
o

g
e;

d
 t.>

v C
O

fI'
lln

J(
:I;

on
 o

cl
ilo

ilie
!. 

Ex
ce

o
l O

~
 O

PP
'O

...
eC

l o
nd

 <
:&

ec
'e

d 
b

y 
ll1

e 
r:>

tO
jeC

1 
o
r
b
o
t
~

l.
 e

C
ljv

ili
&

1 
w

;IN
n 

01
'>(

;1 
O
C
~
l
I
 to

 
I h

e 
lP

l 
ar

e 
,
c
!
"
~
l
e
d
 d

..t
n.

a 
Ill

e 
1,1

e 
pr

C
pO

re
ltr

m
. C

:G
O

Ilr
\J

C
llo

n 
a

n
d 

Io
nm

co
::l

C
lh

r.o
I!O

lio
n 

ph
ol

C
1 

o
'l

r.e
 P

fo
fc

c.
 ;:

!1
1o

'IO
w

C
 

• 
R

e1
lli

c1
ed

!O
w

;m
po

ct
 m

el
hO

O
I 

10
< 

It'
!9

 IE
Pl
IlO

vQ
I C

I 
1t

ec
o~

(J
fi

(1
 ,l

vr
tl

J)
lw

il#
lo

r o
c.

1j
oc

O
flI

 Ie
 t

P
l, 

N
o 

IC
ld

i~
"'

IX
In

t:
tt

, 
In

c
W

n
gi

re
r.

C
IW

lo
 lo

r u
nd

ttl
Q

lo
vn

o 
~
l
o
r
U
l
'
;
1
;
8
'
I
.
I
I
I
W
'
t
1
0
1
(
O
'
g
(
J
~
 1

0:
1'0

1 
rt

:'
lI

'c
:l

l:
;r

!a
J~

 I
rn

IO
~~

on
, 

eJ
i\:

Q
\>

C
tio

ll 
f
c
r
~
 fO

iY
'ld

o!
to

nt
 fo

lI 
pt

oc
em

on
1. 

c
r 1

f00
00

cI'
W

Ig 
lo

r ~
r.

.J
C1
;o
n 

C,
# 

oo
no

.,,
;l 

in
~(

I!
.'

(1
t~
n

. 
N

o 
~
j
O
f
U
~
 O

f 
t
J
o
r
;
~
1
 o

f:
 $

Oi
J, 

IP
I:it

 C
~

lf
UC
ri
on
 m

ot
tlf

io
to

. w
ro

te
 mC

lt
~i
o!
l.
 e

tc
. 

N
ow

C
JI

le
 O

fw
os

n;
,-.

g 
01

 C
OO
Cf
~
le

. s
tu

cc
o.

 d
ry

w
al

l 
pa

in
l.

 O
f o

tlt
el

' m
o
l
W
c
i
~
 I

n
a:

 m
a

y 
~
K
l
I
'
t
'
 im

;:l
oC

l t
to

e 
10

01
 a

t l
OO

ll.
 

N
o 

P
O

lK
JC

6 
O

f 
op

el
ol

lo
t'l

 a
t v

el
'l:

cl
!s

 o
r e

qu
iP

r1
'le

nl
. 

N
oP

:C
1C

fl
fT

:t)
fl

lo
tt

o
rr

;x
ll

:n
ly

!.
I!

uC
l\

,o
r(

ll
O

l:
I(

Jt
""

'U
5

. 
Ho

on
h'

ro
g 

'4
>

tl
. ~
~
 c

oo
le

 .. '
" 

cn
v 
o~

l1
er

 d
e-

.ic
e 

lo
'e

-l
oi

nM
t t

rt
te

\.
 

N
o
l
l
O
D
l
.
l
~
 ~
n
:
l
c
r
 c

ul
lin

g 
e

tf
tt

lo
n

e
a

 \t
O

M
. 
M

Y
 p
o
~
 o

r t
;!i

1c
f 

lle
ot

m
on

l a
t o

le
lo

lr
1a

d 
tr

ee
 m

un
 O

&
ca

ro
pl

el
e

d
b

y 
a 

~
£
e
c
J
 0

ftl
0I

i1
1 O

f 
If

ee
 ~
e
 ro

rm
 1

W
,p

by
in

g 
IS

" 
C

eo
li

f.e
d

 ~
bo
ri
!t
J;
 o

r.
d 

in
 c

or
Jc

rm
an

ce
w

irn
 A

N
SI

 A
D

) 
S

to
nd

or
IJ

l.
 o

nd
Jo

r 
o.

JI
\d

er
 In

c 
.x

e
c
li

Q
'l

o
ll

tl
e
 P

ro
joe

cl
 N

O
O

riJ
I I

to
m

 lI'
1i

:s
ol

lic
e.

 o
nd

. 
A

rt
y 

61
<C

cv
ol

io
ni

 o
dj

oc
el

'll
 to

. m
e 

Tf
'lw

ill
 r
c
~
 t

tl
(!

 O
l:O

nd
ol

M
::c

 0
11

l1
e 

pr
oiC

-.c
l o

rb
a

h
l C

I"
O

 ro
ol

 p
ru

ni
ng

 Ie
 O
C
v
n
d
c
r
l
O
~
1
:
f
l
 o

s 
r
~
~

. 

T.
.
.
.
,
u
U
:
!
o
!
o
e
t
!
d
l
i
l
t
s
,
c
l
(
l
l
'
l
j
M
o
r
o
l
h
"
'
~
~
n
t
b
l
e
1
l
f
i
c
l
e
d
l
n
p!
(
W
m
i
1y

 '
e
re

IC
Jl

r,
ed

t~
la

to
dI

l1
OO

Jk
'l

be
pl

nt
Y\

6d
wi

1h
 

1
h
e
l
i
l
.
e
O
!
"
d
r
o
e
i
g
r
l
l
o
l
l
r
.
e
c
:
t
O
W
f
1
0
1
t
h
e
r
e
c
c
x
:
C
O
f
~
.
 

II 
r,

.'X
:c

gt
1i

7:
ed

.l
ho

t r
e
lQ

il
l 

V
fl

p!
(l

(l
cl

oi
:r

o 
C

O
fl

IM
I!

Q
tl

 c
o

n
lf

o
f 

...
 11

tl 
a 

TP
l m

tJ(
oe

mc
 th

O
! 

co
u

ld
 In

fc
rlC

'lo
w

im
 It

Io
 c

ro
to

c
fo

n
 01

 tn
o 

se
le

c!
ed

 Ir
em

. 
tlO

W
tW

O
f a

n
y
 II

I'C
1o

oc
nt

lW
nl

l'l
to

.;l
 T

P!
 O

I'K
l/a

 c
r
:
o
n
~
 1

0 
I'I

4l
IIr

fJ
e 

,(
jle

n
fo

n
 ~
_
 o

ro
 w

b;
itC

II
O

O
pp

tO
vo

t I
n 

CI
d'o

oO
f!.C

II 
o

y 
It

e
 p

o
jc

cl
 o

rb
ol

'A
I 0

I11
1 

Ill
(.'

 m
un

lQ
X

lli
ly

. C
w

lo
in

 T
P!

 re
sl

ric
f.c

ns
 C

t 
g

.k
Ie

ti
n

es
 n

oI
ed

 h
en

i..
..,

 lr
e

t b
e

 w
ca

-.e
oit

 th
e

y 
a

c 
C

O
fl

I;
:ie

<e
d 

c
y

 lr
oe

 p
'
0
~
1
 o

ll
xl

ll
lt

 10
 ti

S
 lc

!e
lO

D
ltt

 im
p.

X
IJ

, a
n

a
/a

 It
 t

he
 rr

.p
oc

" 
10

 th
e 

n
te

!.
cc

n
b

e
 su

::
ce

lt
fu

l'y
 r

ri
lig

ol
fK

I b
y 

irn
plo

el
1l

en
tn

a
 !p

sc
io

l m
&m

UA
>1

. p
tO

lfK
:tl

cr
1 

Sy
~l

8f
fl

l.
 c

om
pe

nK
l!O

IY
 It

eo
lm

lm
lj.

 O
nd

/O
f 

to
lk

7N
-u

pw
O

lt\
. 0

1 !
pt

lC
iti

&
d 

01
10

 C
lrf

tC
le

(1
 b

y 
rh
ll
ol

fi~
.
 

,.
 

L
A
N
D
S
C
A
~
t
N
G

: 
lh

e
 lo

m1
1C

£l
pi

rg
 o
r.

o~
s 

Is 
w
~
n
 1

f!l
dr

Ie
d 

fle
ttl

 C
Il'1

 b
tl

 1
&"

,o
tIle

ly 
O

O
m

og
lK

l. 
lh

e 
op

e!
nt

la
n 

ell
 e

cr
Ji

pm
en

I. 
tr

ut
 p

Io
:6

m
e<

11
1l

1 
Q

lC
W

ln
a 

m
f:

d
;-

",
",

 g
rO

(li
"'O

 o
n

d
 'l

Ib
·b

O
S<

!I 
rv

ep
or

ot
'o

n
/o

f 1
10

ld
 lc

in
ch

cQ
P

8 
!l

tO
Iv

If
li

. 
(l

e.
 !i

do
-...

. O
!i:

s 
o

ro;
1 p

ol
io

l!.
 J

ita
 p
l
e
P
O

.o
t
~
n
 1(

7 
• ..

,te
in

;n
g 

w
ci

b 
(J

f1
.(

i 
/o

o1
i"

O
I. 

o>
co

vo
tiO

fl 
10

' IC
flC

C
i. 
~
~
O
I
1
d
 o

tn
c<

lo
r.

ci
lc

oo
o 
fe

o
lu
'
~
 a

OO
ntl

 0.1
 p

IO
ni

r.
g 

ho
tM

 f
or

ne
-H

 p
to

ro
Il 

o
o

d
 tl

C
O

I,
 1

1'1
0 

di
gg

in
g 

ol
lr

lm
:h

!H
!o

f i
n'

io
ot

lo
rl.

 ::t
o!r

lC
IO

o)
 o

nd
 ~
gN

;r
.g

. 
Or

v..
1

lh
e

 p
IO

CG
-m

er
J 

01
 lu

.'1
 O

nd
 (

li
h

e
f 

li
rl
tl
ll
~O
 w

oO
:l

, ~
 I

Io
ve

 0
 "

""
" 

11(
t1

l 
PO

Ie
nt

io
lt

O
l !

'e
e 

e
n

d
 10

01
 d

om
og

e,
 1/ 

(I 
'1i

ta
llt

lO
! .

he
 Io

o
d

ic
o

p
e

 w
a.

k1
 ,

ew
ee

;II
!1

oe
 rm

i!o
tiO

t'rl
 o

n 
nc

1i
,';

j".e
lw

itn
h

 II
IC

 T
f'1

 tl
le

ra
fO

le
 th

e
 

lo
r·

q"
co

pS
'in

llo
tfo

r;
O

n 
~t

of
f 

Ih
O

\A
d 

be
O

O
"'I

&
d.

 a
n.

,;
!e

 o
:re

cl
:G

Tl
 o

y 
th

e 
P"

C
;e

cl
 O

'o
om

t i
s 

Il
Io

ng
!,!

 f&
G

om
m

er
od

eC
l. 

~I~
 . 

JU
N

 1
9

.2
0

15
 

IA
D

D
IT

IO
N

A
L 

TR
EE

 R
E

TE
N

TI
O

N
 P

ER
 e

m
 RE

Q
U

ES
T 

SE
E 

SH
EE

T 
2 

FO
R 

D
R

AW
IN

G
 D

ET
AI

LS
 

M
A

R
2

,2
0

1
5

 
I!

N
IT

1A
LS

U
8M

IS
S

IO
N

 

RE
V 

II
 I

 
DA

TE
 

PR
O

JE
CT

: I
 P

RO
PO

SE
D 

2-
LO

T 
SU

BD
IV

IS
IO

N
 

r 4\
J _

__
 _ 

it 
dM

slo
no

f::
 iiI

._
iii

iil
.li

lii
 

ac
lg

ro
up

.c
a 

TR
EE

 M
A

N
A

G
E

M
E

N
T 

D
R

AW
IN

G
 

A
R

B
O

R
T

E
C

H
 

C
O

N
S

U
L

T
I
N

G
 

A
D

DR
ES

S:
11

02
91

 N
O

.5
 R

D,
 R

IC
H

M
O

N
D

 
HE

AD
 O

FF
IC

E:
 S

ER
VI

NG
 M

ET
RO

 V
AN

C
O

U
VE

R
 A

N
D

 B
RI

TI
SH

 C
O

LU
M

B
IA

 
C

Ll
EN

T:
IJ

AS
 M

A
N

N
 

""U
',C

 £0
0

-
37

40
 C

H
AT

H
A

M
 S

TR
EE

T. 
RI

C
H

M
O

N
D

, a
c 

C
A

N
A

D
A

 V
7E

 2
Z3

 
P

 6
04

.2
75

.3
48

4 

~~
:t

~E
y~

A_
l~

~2
nE

~!
~ ... ~
*t
8r
~~
bA

D,
 A

B
B

O
T

:'f
O

R
C

. 
Be

 C
A

N
A

D
A

_ '
/2

5
 B

A
3 

p 
00

.1
.7

55
.7

13
2 

A
C

L 
FI

LE
:I 

15
12

3 
SH

EE
T:

 1
 O

F 
2 

~ >-:
l 

;J>
 n ::c ~ ~ >-:
l 

0
\ 

PLN - 282



T
H

E
 

P
R

O
JE

C
T

 A
R

B
O

R
IS

T
 

M
U

S
T

 
B

E
 

O
N

-S
IT

E
 

D
U

R
IN

G
 

A
N

Y
 

W
O

R
K

S
 

W
IT

H
IN

 
T

H
E

 
T

P
Z

 
(I

E
 

S
O

IL
 

S
T

R
IP

P
IN

G
, 

P
R

E
P

A
R

A
T

IO
N

 
A

N
D

 
IN

S
T

A
LL

A
T

IO
N

 
O

F 
N

E
W

 
D

R
IV

E
W

A
Y

).
 

LO
W

 
IM

P
A

C
T

 
M

A
T

E
R

IA
LS

 
A

N
D

 
M

E
T

H
O

D
S

 
A

R
E

 
R

E
Q

U
IR

E
D

 
TO

 
A

C
C

E
P

T
 

E
N

C
R

O
A

C
H

M
E

N
T

 
W

IT
H

IN
 

T
H

E
 

T
P

Z
 

IN
C

LU
D

IN
G

 
A

N
 

A
E

R
A

T
IO

N
 

LA
Y

E
R

 
A

S
 A

P
P

R
O

V
E

D
 

B
Y

 
T

H
E

 
P

R
O

JE
C

T
 A

R
B

O
R

IS
T

 
S

U
B

JE
C

T
 

TO
 

F
IN

IS
H

E
D

 
G

R
A

D
E

 
B

E
IN

G
 

A
T

 
LE

A
S

T
 

4
0

C
M

 
H

IG
H

E
R

 
T

H
A

N
 

O
R

IG
IN

A
L 

G
R

A
O

E
. 

z 
I 

-jl 
I I~

]~" 
1'.1~

 
~ 

'" 
~I 

"-
..

..
I~

~ 
T

H
E

 
P

R
O

JE
C

T
 A

R
B

O
R

IS
T

 
M

U
S

T
 

B
E

 
O

N
-S

IT
E

 
D

U
R

IN
G

 
T

H
E

 
, 

'<r
'>' 

E
X

C
A

V
A

T
IO

N
 

FO
R

 
T

H
E

 
N

E
W

 
B

U
IL

D
IN

G
 

F
O

U
N

D
A

T
IO

N
 

TO
 

U
N

D
E

R
T

A
K

E
 

I 
-~

-,~i.1
I-
-
-
-

~~
gf

S~
:~

~I
~~

ST
~t

~N
~~

D~
Xl

ft
:~

,7
t~

~~
E W

~~H
'!:

N r
:f

RA
g~

'N
 '~

YE
R 

-
, 

A
S

 A
P

P
R

O
V

E
D

 
B

Y
 

T
H

E
 

P
R

p
JE

C
j 

A
R

B
O

R
IS

T
 

~ 
0 

« 
.' 

I~~
 

~
 

Q
e
e
l
~
 

~
 

r, 
~;-o

~ 
·''

''o
#' 

~'#
' 

·tH~
I!\

 ~
I 

~
~
~
~
~
~
~
~

.f
=-

~~
~
~
t
;
 

",-1
' 

~ 
'";-

:g
 7

:!
:.':

. 
t.~
, 

~
,.4

5 . .:
e.n~

_ 
. 

J~
~-

-i
' 
; Ita

O
] 

fC ,"
 

"~ 
..

..
 

'.
, 

9 
(
0

' 
I 

.'~
 g

 ~ 8
 ~ I

S 
~ ~

. 
~ 

! 
...

 
I 

-< 
:I

 
I~
 

g:i
l: 

H
A

R
D

S
C

A
P

E
 

E
N

C
R

O
A

C
H

M
E

N
T

 
IN

S
ID

E
 

O
F 

T
H

E
 

T
P

Z
 

C
A

N
 

M
A

N
A

G
E

D
, 

S
U

B
JE

C
T

 
TO

 
LO

W
 

IM
P

A
C

T
 

C
O

N
S

T
R

U
C

T
IO

N
 

M
E

T
H

O
D

S
 

IN
C

LU
D

IN
G

 
A

 
S

U
B

-B
A

S
E

 
LA

Y
E

R
 

A
S

 A
P

P
R

O
V

E
D

 
B

Y
 

T
H

E
 

P
R

O
JE

C
T

 
A

R
B

O
R

IS
T

, 
T

H
E

 
P

R
O

JE
C

T
 

A
R

B
O

R
IS

T
 

M
U

S
T

 
B

E
 

O
N

-S
IT

E
 

D
U

R
IN

G
 

P
R

E
P

A
R

A
T

IO
N

 
H

A
R

O
S

C
A

P
E

 
IN

S
T

A
LL

A
T

IO
N

 
(I

.E
. 

N
E

W
 

D
R

IV
E

W
A

Y
, 

W
A

LK
W

A
Y

) 
W

IT
H

IN
 

T
H

E
 

T
P

Z
. 

U
P

O
N

 
C

O
M

P
LE

T
IO

N
 

O
F 

T
H

E
 

N
E

W
 

D
R

IV
E

W
A

Y
, 

T
H

E
 

T
P

Z
 

F
E

N
C

IN
G

 
C

A
N

 
B

E
 

R
IO

-A
LI

G
N

E
D

 
TO

 
T

H
E

 
E

D
G

E
 

O
F 

T
H

E
 

H
A

R
D

S
C

A
P

E
. 

J(
(f

) 

~f:)
"/'Q

'9'"
 

T
H

E
 

P
R

O
JE

C
T

 
A

R
B

O
R

IS
T

 
M

U
S

T
 

B
E

 
O

N
-S

IT
E

 
D

U
R

IN
G

 
T

H
E

 
E

X
C

A
V

A
T

IO
N

 
FO

R
 

T
H

E
 

N
E

W
 

B
U

IL
D

IN
G

 
F

O
U

N
D

A
T

IO
N

 
TO

 
U

N
D

E
R

T
A

K
E

 
R

O
O

T
 

P
R

U
N

IN
G

. 
LO

W
 

IM
P

A
C

T
 

M
E

T
H

O
D

S
 

A
R

E
 

R
E

Q
U

IR
E

D
 

FO
R

 
T

H
E

 

f.
iR
;i
l,
~
 

I 
T

H
E

 
P

R
O

JE
C

T
 A

R
B

O
R

IS
T

 
M

U
S

T
 

B
E

 
O

N
-S

IT
E

 
D

U
R

IN
G

 
T

H
E

 
E

X
C

A
V

A
T

IO
N

 
FO

R
 

T
H

E
 

N
E

W
 

B
U

IL
D

IN
G

 
F

O
U

N
D

A
T

IO
N

 
T

H
A

T
 

IS
 

l
IN

 
C

LO
S

E
 

P
R

O
X

IM
IT

Y
 

TO
 

T
P

Z
'S

 
TO

 
U

N
D

E
R

T
A

K
E

 
R

O
O

T
 

P
R

U
N

IN
G

 
A

N
D

 
M

A
K

E
 

R
E

C
O

M
M

E
N

D
A

T
IO

N
S

 
IN

 
A

C
C

O
R

D
A

N
C

E
 

W
IT

H
 

A
R

B
O

R
IC

U
LT

U
R

A
L 

B
E

S
T

 
M

A
N

A
G

E
M

E
N

T
 

P
R

A
C

T
IC

E
S

. I'~'~
:i
 

O:
::Z

....
I 

I."
:) 

'0.
. 

o 
~
 

Z
Q

3
j 

... .j
? 

,~
 

'10
 b

e::
. r
~ 

rr
-,

W
u

;,
{ 

V
i,,

: .. ,
ft:

rm
l!-

. 

2
1

 
2 !!

 
'" 

~ 
IN

S
T

A
LL

A
T

IO
N

 
O

F 
R

A
IN

 
LE

A
O

E
R

 
A

N
O

 
P

E
R

IM
E

T
E

R
 

O
R

A
IN

A
G

E
 

A
S

 
~
 

/ 
D

IR
E

C
T

E
D

 
B

Y
 

T
H

E
 

P
R

O
JE

C
T

 
A

R
B

O
R

IS
T

 
S

U
B

JE
C

T
 

TO
 

F
IN

IS
H

E
D

 
G

R
A

D
E

 
B

E
IN

G
 

A
T

 
LE

A
S

T
 

4
0

C
M

 
H

IG
H

E
R

 
TH

A
N

 
O

R
IG

IN
A

L 
G

R
A

D
E

, 

IL-
/ 

-
N

O
R

T
H

 
S

C
A

L
E

 1
:2

50
 

o 
5 

10
 

I 
I 

A
L

L
 D

IS
T

A
N

C
E

S
 A

R
E

 IN
 M

E
T

R
E

S
 

n
A

l!
.H

lll
il;

 
1I

,.
.1

JI
U

n 
..

 ""
''''

'r
 ... O

I'
...

".
J"

oQ
fi·

...
..,

.,.
'"\

(t
 .

. ~
1'
' .

. 
f~
~
.
.
,
.
,
.
!
I
I
Q
.
.
\

I.
I
~
I
I

'f
»
(

;j
' .

. .
u
J
a

l~
1
7
'
 

...
 O

I<
. ..

 ~o
<
K
J
!
>
"
"
"
k

/1l
'o
 ... k

l.,
d

r.,
.C

{V
"o

le
 ..

 <l
<"
dy
''
'l

f'
''
k'
''
''
'<
)

\1
''
''
''
''
''
I"
II
''
'{
)[
l(
.I
~l
!'
tl
!,
ir
nu
 

" .
.... 
~
 .....

.... '
, ()

( "~
''

''
II
!f
vt
>~
 f

ro
!'j

:ll
'"

 <1
<>

<>
. '

 ..
. , 

..
..

..
 ' .
. ~
.,
.. 

cu
.r.

.y
 II

,.
 ",

,<
.<

.,x
.y

 o
r 1

oo
:-
o<
:O
<.
~
,~

 I"
n'

'''
'''

' .
. 

d'
''
.'

4;
c.

'''
''
''
''
«o
I<

I!
<r
l<
!<

''
'I
I;
o
oo
Vf
>a
l
~
~
"
.
.
,
~
p
<
I
)
I
~
'
1
k
>
n
<
'
'

'''
'
_
I
'
'
'
'
p
<
>
t
n
 ..

 

LE
GE

ND
: 

8
1

N
 

d
e

M
lc

) T
AG

 H
U

M
.fl

t O
f 1

0 
RE

fE
UN

CE
. 

-
-

de
no

te
s 

DI
IIP

UN
E 

(s
pr

eo
d 

01
 !h

I} 
bf
af
\C
rI
C~
 o

nd
 fO

lia
ge

] o
f t

he
 tr

ee
. 

• 
d
o
n
o

to
~ 

Itf
rE

N
nO

N
 Ir

e
e

 {p
ro

po
se

dl
. 

X
 

do
no

lo
~ 

ItE
M

O
Y

A
lll

eo
 jp

ro
pO

\e
dJ

. 

<B>
 (

le
flo

IC
$ 

HI
G

H 
RI

SK
 R

EM
O

V
A

l !
te

e 
(p

lo
p

o
se

d
).

 

@
 

d
o

n
o

to
s 

O
FF

·S
IT

E 
tre

e 
11

0 
b

e
 p

m
la

c
te

d
 o

nd
/O

l o
w

ne
r 

co
n

ta
ct

e
d

 m
 n

o
te

d
l. 

+
 

d
on

ot
es

 N
O

N
.I

Y
LA

W
 IJ

nd
er

s1
10

 h
ee

 (
os

 m
a0

9J
lO

d 
b

y 
P1

0j
B

ct
 (
'J

mO
li

~l
I. 

d
e

n
o

te
s 

SI
TE

 o
r S

TU
D.

,. 
A

IE
A

 Il
O

U
N

D
A

.Y
 • 

de
no

te
s 

TI
E

f r
R

or
E

cn
O

N
 Z

O
NE

 I
rr

Z)
 5

et
bo

ck
 d

ig
llO

le
nl

 m
 m

ec
it;

ed
 b

y 
D

lo
le

ct
 (l

Itl
O

ril
t. 

JU
N 

19
. 2

01
5 

IA
DD

1T
!O

NA
L 

TR
EE

 R
ET

EN
TI

ON
 P

El?
 C

IT
Y 

RE
QU

ES
T 

M
A

R
 2

. 2
01

5 
IIN

IT
IA

LS
U

BM
IS

SI
O

N
 

SE
E 

SH
EE

T 
1 

FO
R 

TR
EE

 D
AT

A 
AN

D
 S

PE
C

IF
IC

AT
IO

N
S 

RE
V 

# 
I 

O
AT

E 
IC

O
M

M
EN

TS
 

TR
EE

 M
A

N
A

G
E

M
E

N
T 

D
R

AW
IN

G
 

ffiJ
' 

",l,'~
 

~}
 -

-
-
-

a
c
l
g
r
o
,
,
~
 ....

....
. 

A
R

B
O

R
T

E
C

H
 

PR
O

JE
CT

: I
 P

RO
PO

SE
D 

2·
LO

T 
SU

BD
IV

IS
IO

N
 

C
O

N
S

U
L

T
I
N

G
 

1I
dM

5l
on

af
: 

AD
D

R
ES

S:
11

02
91

 N
o,

S 
RD

, R
IC

H
M

O
N

D
 

H
EA

D
 O

FF
IC

E:
 S

E
R

V
IN

G
 M

ET
R

O
 V

A
N

C
O

U
V

E
R

 A
N

D
 B

RI
TI

SH
 C

O
LU

M
B

IA
 

SU
IT

E
 2

00
 -

37
40

 C
H

A
TH

A
M

 S
TR

EE
T,

 R
IC

H
M

O
N

D
, 

B
C

 C
A

N
A

D
A

 V
7E

 2
Z3

 
P

 6
04

.2
75

.3
48

4 
CL

IE
NT

: I
 JA

S 
M

A
N

N
 

FR
A$

E
R

 V
AL

LE
Y

 R
EG

IO
N

AL
 O

FF
IC

E:
 

SU
IT

E
 1

(l
Q

 .
. 

15
28

 !
0C

C
/"

LL
U

k\
 R

r)
A

.D
. 

A
BB

O
TS

FO
R

D
. 

tiC
 C

A
N

/"O
,.\

 V
'2S

 P
cA

) 
p 

60
4,

;".
55

,7
1:

)2
 

A
C

L 
FI

LE
:I 

15
12

3 
SH

EE
T: 

2 
OF

 
2 

PLN - 283



City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9243 (RZ 15-694974) 

10291 No.5 Road 

Bylaw 9243 

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 "COMPACT SINGLE DETACHED (RC2)". 

P .LD. 003 -480-631 
Lot 392 Section 36 Block 4 North Range 6 West New Westminster District Plan 45712 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9243". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROV AL 

ADOPTED 

MAYOR 

4563691 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

19t-
APPROVED 
by Director 
or Solicitor 
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