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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, September 17, 2013 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

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

on Wednesday, September 4, 2013. 

  

 
  

NEXT COMMITTEE MEETING DATE 
 
  Tuesday, October 8, 2013, (tentative date) at 4:00 p.m. in the Anderson Room 

 

  PLANNING & DEVELOPMENT DEPARTMENT 
 
 1. APPLICATION BY FIRST RICHMOND NORTH SHOPPING 

CENTRES LTD. FOR REZONING AT 4660,4680,4700, 4720, 4740 
GARDEN CITY ROAD AND 9040, 9060, 9080, 9180, 9200, 9260, 9280, 
9320, 9340, 9360, 9400, 9420, 9440, 9480, 9500 ALEXANDRA ROAD 
FROM "SINGLE DETACHED ((RS1/F)" TO "NEIGHBOURHOOD 
COMMERCIAL (ZC32) - WEST CAMBIE AREA" AND "SCHOOL & 
INSTITUTIONAL (SI)" 
(File Ref. No. 12-8060-20-8864/8865/8973; RZ 10-528877) (REDMS No. 3979427 v.6) 

PLN-26  See Page PLN-26 for full report  

  Designated Speaker:  Wayne Craig



Planning Committee Agenda – Tuesday, September 17, 2013 
Pg. # ITEM  
 
 

PLN – 2 

  STAFF RECOMMENDATION 

  (1) That Official Community Plan Bylaw 7100, Amendment Bylaw 8865, 
to amend the Alexandra Neighbourhood Land Use Map in Schedule 
2.11.A of West Cambie Area Plan (WCAP) as shown on the proposed 
amendment plan to: 

   (a) reduce the minimum density permitted from 1.25 to 0.60 FAR in 
Mixed Use Area A; 

   (b) adjust the proposed alignment of May Drive within the 
development lands; and 

   (c) reduce the “Park” designation over portions of 9440, 9480 and 
9500 Alexandra Road; 

   be introduced and given first reading; 

  (2) That Official Community Plan Bylaw 9000, Amendment Bylaw 8973, 
to amend Attachment 2 to Schedule 1 of the Official Community Plan 
“2041 OCP ESA Map” to eliminate the Environmentally Sensitive 
Area (ESA) designation for 9440, 9480 and 9500 Alexandra Road, be 
introduced and given first reading; 

  (3) That Official Community Plan Bylaw 7100 Amendment Bylaw 8865 
and Official Community Plan Bylaw 9000 Amendment Bylaw 8973, 
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 deemed to be consistent with said program and plans, in 
accordance with Section 882(3)(a) of the Local Government Act; 

  (4) That Official Community Plan Bylaw 7100 Amendment Bylaw 8865 
and OCP Bylaw 9000 Amendment Bylaw 8973 having been 
considered in accordance with OCP Bylaw Preparation Consultation 
Policy 5043, are hereby deemed not to require further consultation; 

  (5) That Richmond Zoning Bylaw 8500, Amendment Bylaw 8864 to 
create the "Neighbourhood Commercial (ZC32) – West Cambie 
Area" zone and rezone 4660, 4680, 4700, 4720, 4740 Garden City 
Road and 9040, 9060, 9080, 9180, 9200, 9260, 9280, 9320, 9340, 
9360, 9400, 9420, 9440, 9480 and 9500 Alexandra Road from "Single 
Detached (RS1/F)" to "Neighbourhood Commercial (ZC32) – West 
Cambie Area" and "School & Institutional (SI)", be introduced and 
given first reading. 
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PLN – 3 

 
 2. RICHMOND RESPONSE: THREE PROPOSED METRO VANCOUVER 

REGIONAL GROWTH STRATEGY AMENDMENTS: TOWNSHIP OF 
LANGLEY (NORTH MURRAYVILLE, HENDRICKS, HIGHWAY #1 / 
200TH STREET) 
(File Ref. No.) (REDMS No. 3966627) 

PLN-179  See Page PLN-179 for full report  

  Designated Speaker:  Terry Crowe

  STAFF RECOMMENDATION 

  That, as per the report from the General Manager, Planning and 
Development, dated August 28, 2013, titled: Richmond Response: Three 
Proposed Metro Vancouver Regional Growth Strategy (RGS) Amendments: 
Township of Langley (Highway #1 / 200th Street, Hendricks, North 
Murrayville), Council advise Metro Vancouver that the City of Richmond: 

  (1) For the Highway #1 / 200th Street Area, supports proposed Regional 
Growth Strategy amendment, as it is consistent with the 2040 
Regional Growth Strategy and will enable the Township to better 
meet its long term employment land and development needs; 

  (2) For the Hendricks area, notes that the area is in the Agricultural 
Land Reserve and, in such situations, 2040 RGS Policy 2.3.4 does not 
enable the MV Board to move the Urban Containment Boundary to 
locate the area within it, or to re-designate the affected area from 
RGS Agricultural to another RGS designation; 

  (3) For the North Murrayville area, notes that the area is in the 
Agricultural Land Reserve and, in such situations, 2040 RGS Policy 
2.3.4 does not enable the MV Board to move the Urban Containment 
Boundary to locate the area within it, or to re-designate the affected 
area from RGS Agricultural to another RGS designation; and 

  (4) Requests that, to improve RGS amendment reviews, Metro Vancouver 
staff: (a) ensure that future RGS amendment packages are more 
complete and (b) provide a more comprehensive assessment and an 
opinion regarding the acceptability of proposed RGS amendments, 
before they are circulated for comment (e.g., to the MV Regional 
Planning Advisory Committee, MV Regional Planning and 
Agricultural Committee, MV Board and local governments). 
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PLN – 4 

 3. APPLICATION BY STEVESTON FLATS DEVELOPMENT CORP. 
FOR A HERITAGE ALTERATION PERMIT AT 3471 CHATHAM 
STREET 
(File Ref. No. HA 13-641865) (REDMS No. 3978507) 

PLN-217  See Page PLN-217 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That a Heritage Alteration Permit be issued to authorize the demolition of 
structures and associated infrastructure at 3471 Chatham Street and 
prepare the site for a future development, on a site zoned Steveston 
Commercial (CS3), including: 

  (1) the removal of the existing concrete bas-relief panels on the face of 
the building; 

  (2) temporary on-site storage of the concrete panels; 

  (3) the securing of the site during demolition; 

  (4) the demolition and removal of the building; 

  (5) the excavation and removal of associated infrastructure; and 

  (6) deposit of a subdivision plan at the Land Title Office for a corner 
truncation at the south-east corner of the site. 

  

 
 4. APPLICATION BY JACKEN INVESTMENTS INC. FOR REZONING 

AT 8131 NO. 3 ROAD FROM SINGLE DETACHED (RS1/E) TO 
COMPACT SINGLE DETACHED (RC2) 
(File Ref. No. 12-8060-20-9057; RZ 13-636814) (REDMS No. 3979722) 

PLN-224  See Page PLN-224 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9057, for the 
rezoning of 8131 No. 3 Road from “Single Detached (RS1/E)” to “Compact 
Single Detached (RC2)”, be introduced and given first reading. 
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PLN – 5 

 5. APPLICATION BY AJIT THALIWAL AND AMAN DHALIWAL FOR 
REZONING OF A PORTION OF 5831 MONCTON STREET FROM 
SINGLE DETACHED (RS1/E) TO SINGLE DETACHED (RS2/C) 
(File Ref. No. 12-8060-20-9010; RZ 13-629294) (REDMS No. 3819337) 

PLN-236  See Page PLN-236 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9010, for the 
rezoning of a portion of 5831 Moncton Street from “Single Detached 
(RS1/E)” to “Single Detached (RS2/C)”, be introduced and given first 
reading. 

  

 
 6. APPLICATION BY KENSINGTON HOMES LTD. FOR REZONING 

AT 5160 AND 5180 BLUNDELL ROAD FROM SINGLE DETACHED 
(RS1/E) TO LOW DENSITY TOWNHOUSES (RTL4) 
(File Ref. No. 12-8060-20-9055; RZ 13-627627) (REDMS No. 3959434) 

PLN-267  See Page PLN-267 for full report  

  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9055, for the 
rezoning of 5160 and 5180 Blundell Road from “Single Detached (RS1/E)” 
to “Low Density Townhouses (RTL4)”, be introduced and given first 
reading. 

  

 
 7. MANAGER’S REPORT 

 
  

ADJOURNMENT 
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City of 
Richmond Minutes 

Date: 

Place: 

Present: 

Absent: 

Also Present: 

Call to Order: 

3917665 

Planning Committee 

Wednesday, September 4, 2013 

Anderson Room 
Riclunond City Hall 

Councillor Bill McNulty, Chair 
Councillor Chak Au 
Counci llor Linda Barnes 
Councillor Harold Steves 
Mayor Malcolm Brodie 

Counci llor Evelina Halsey-Brandt 

Councillor Linda McPhail 

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

MINUTES 

Committee discussed the referral motion for the Steveston Area Plan 
Amendment noting that the two reasons why the Sakamoto report was added 
to the referral were (i) to review the design guidelines and (ii) to adopt the 
building heights in place at that time. 

The discussion continued regarding preference for more heritage development 
as outlined in the design guidelines in the Sakamoto report, adding that 
Committee is not in favour of three storey buildings in Stevestoll. 

Mayor Malcolm Brodie entered the meeting at 4:03 p.m. 

It was moved and seconded 
That tlte minutes 0/ tIre meeting of tlte Planning Committee Iteld on 
Tuesday, July 16,2013, be adopted as circulated. 

CARRIED 

I. 
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Planning Committee 
Wednesday, September 4, 2013 

NEXT COMMITTEE MEETING DATE 

Tuesday, September 17, 2013, (tentative date) at 4:00 p.m. in the Anderson 
Room 

COMMUNITY SERVICES DEPARTMENT 

I . RICHMO ND SOCIAL DEVELOPMENT STR ATEGY 
(File Ref, No. 08-4055-20-SPSTl) (REDMS No. 386405 I v.2) 

John Foster, Manager, Community Social Development, with the aid of a 
Power Point presentation (attached to and fo rming part of these minutes as 
Schedule 1) highlighted the key components of the Richmond Social 
Development Strategy. 

The Committee commented that the strategy is an excellent base document, 
incorporating the existing strategy with new initiatives. Discussion ensued 
with respect to (i) Council refining term goals with the implementation of the 
Strategy and (ii) the financial impact as the municipality attempts to fill the 
gap left by senior governments. 

The Committee directed staff to forward the strategy to the Board of Directors 
of each of the partners, as well as to senior levels of government, for their 
endorsement, as Council cannot effectively implement the strategy without 
partners. Concern was raised that the strategy should not be impeded from 
moving forward with the request for endorsement. The strategy is an overall 
plan which can be amended at any time. Staff was advised that when 
forwarding the document, that the partners be encouraged to provide ongoing 
comments related to the strategy. 

Committee discussed implementing the slrategy and identifying 
measurements and key short term actions. 

Discussion ensued related to recent racial incidents in Richmond and the 
recent issue of English/Chinese language on signs. The strategy provides an 
excellent opportunity under Action 23 to add something into the social 
strategy that approaches this situation without creating a bylaw or specific 
rules and regulations. At the conclusion of the discussion, staff were advised 
to include "and that any wording on business signage and/or City 
documentation prominently includes the English language." to Action 23.3. 

h was moved and seconded 
(1) That the Richmond Social Developmellt Strategy, presented as 

Attachment 1 to the staff report dated A tlgtlst 1, 2013 from the 
General Manager, Community Services, be adopted; and 

2. 
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Planning Committee 
Wednesday, September 4, 2013 

(2) That the Affordable Housing Analyst and Social Development 
Coordinator positions, idelltified ill lite Resource Requirements 
sectioll o/the Social Development S trategy, be considered ill tlte 2014 
aud 2015 Budget processes, respectively. 

CARRIED 

PLANNING & DEVELOPMENT DEPARTMENT 
2. APPLICATION BY SUKHVlR DOSANJH FOR REZONING AT 

731117331 LINDSAY ROAD FROM TWO-UNIT DWELLINGS (RDI ) 
TO SINGLE DETACHED (RS21B) 
(File Ref. No. 12-8060-20-9048; RZ 12-603352) (REDMS No. 3926376) 

It was moved and seconded 
Tltat Richmond ZOlling Bylaw 8500, Amendment Bylaw 9048, for lite 
rezoning of 731117331 Lindsay Rom//rom "Two-Ullit Dwellillgs (RDJ)" to 
"Single Detached (RS2/B)", be illtrotillcel/ and givell first reading. 

CARRIED 

3. APPLICATION BY KEN J ARMANA FOR REZONING AT 7671 
BRIDGE STREET FROM SINGLE DETACHED (RSI/F) TO SINGLE 
DETACHE D (ZSI4) - SOUTH MCLENNAN (CITY CENTRE) 
(File Ref. No. [2-8060-20-9049; RZ 13-631303) (REDMS No. 3934355) 

Wayne Craig, Director of Development, advised that a small portion of road 
dedication is required off the Armstrong frontage to allow for the continuation 
of Armstrong Street and the connection to what wilt be a pedestrian walkway 
along the south side of the property. Once the road dedication has been 
provided the site will no longer meet the minimum depth requirements of the 
existing zoning. 

Tn response to a query concerning road ded ication in connect ion to a previous 
development application, Mr. Craig advised that there have not been any 
previous road dedications required fo r this site. 

h was moved and seconded 
TlUlI Richmond Zoning Bylaw 8500, Amelldmelll Bylaw 9049, for the 
rezollillg of the westem portioll of 7671 Bridge Street f rom "Sillgle 
Detached (RSJIFF' to "Sillgle Detached (ZS14) - Soulh McLelllUlIl (City 
Cenlre)", be illtroduced alld givellfirst readillg. 

CARRIED 

3. 
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Planning Committee 
Wednesday, September 4, 2013 

4. APPLICATION BY DAGNEAULT I'LANNING CONSULTANTS LTD. 
FOR A STRATA TITLE CONVERSION AT Il400 TWIGG PLACE 
(File Ref. No. SC 12.6 17506) (REDMS No. 3922011 ) 

Wayne Craig advised that this application is for a strata title conversion for an 
existing industrial building constructed a few years ago; the application 
allows the industrial building to be separated into four (4) strata lots. 

Mr. Dagneault, Dagneault Planning consultants Ltd., raised a concern with 
staff recommendation l.(e) with regard to the completion of remediation 
works advising that completion of the works requires the closure of a hole 
between the two separate units. Mr. Ankcnman will be retaining ownership 
of the two units and uses the hole in the partition wall to transport goods and 
people back and forth. Mr. Dagneault asked to be relieved of the requirement 
to close the hole in the partition wall , and was advised to work with staff for a 
resolution to the matter. 

It was moved and seconded 
(1) Tltat tlte application for a Strata Title Conversioll by Daglleaull 

Pla"ning Consultallts Ltd. for the property located at 11400 Twigg 
Place, as generally shown in A ttachment I, be approved on fulfilme"t 
of thefollowing conditions: 

(a) payment of all City utility charges llml property taxes lip to ami 
illc/lldhlg the year 2013; 

(b) registratioll of a flood plaill covellant 011 title identifyillg a 
minimum habitable elevatioll of 4.35 lit GSC,' 

(c) completion of tlte remediatioll works recommended ill the 
Altkenman Marchand report,' 

(d) submission of appropriate plans aud doclIments for execution 
by the Approving Officer witltill 180 days of the date of tltis 
resolution; and 

(2) Tltat tlte City, as tlt e Approving A utltority, delegate to tire Approving 
Officer the authority to execute the strata conversion plan Oil beltalf 
of tlte City, as the Approving Autltority, Oil the basis tltat tlte 
conditiolls set out ill Recommendatioll 1 have beell satisjiell. 

CARRIED 

4. 
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Planning Committee 
Wednesday, September 4, 2013 

5. API'LICATION BY MIKE YOUNG FOR REZONING AT 11351 NO. I 
ROAD FROM SINGLE DETACHED (RSI /A) TO SINGLE 
DETACHED (ZS22) - NO. I ROAD 
(File Ref. No. 12·8060·20-90 12: RZ 12.624849) (REDMS No. ]822069) 

Wayne Craig noted that thi s rezoning wi ll facilitate the crealion of four (4) 
single family lots with rear lane access adjacent to No. 1 Road. The site 
specific zoning is due to an existing unopened road right-of-way along the 
southern edge of the property requiring an additional setback. 

In response to a query whether similar applications could be expected, Mr. 
Craig advised that this is a unique situation and staff do not anticipate 
replication of this site specific zoning elsewhere. When asked whether 
park ing will be accommodated on the narrow lots, Mr. Craig noted that each 
site will provide the required parking through detached or attached garages 
accessed by the rear lane. Transportation Department would be advised to 
provide comments on "No Parking" signage along No. 1 Road. 

It was moved and seconded 
rhat Richmond ZOllillg Bylaw 8500, Amendment Bylaw 9012, to crellte the 
"Single Detached (ZS22) - No.1 Road" zone, and to rezone J J 351 No. J 
Road from "Single Detached (RSJ/A)" to "Single Dettlched (ZS22) - No. I 
Road", he introduced alld give" first reading. 

CARRIED 

6. APPLICATION BY RAJNI SHARMA FOR REZONING AT 11140 
KING ROAD FROM SINGLE DETACHED (RSl lE) TO SINGLE 
DETACHED (RS2IB) 
(File Ref. No. 12-8060-20-9050; RZ 13-629950) (REDMS No. 3951325) 

Wayne Craig advised that th is is a rezoning to faci li tate a two lot subdivision, 
requiring an amendment to a single family lot size policy. Staff conducted 
public consultation in May 2013 and there was Limited opposition as a result 
of the mail out conducted in May. The lot size policy amendment would 
allow for the creation of approximately 15 additional lots in the area. 

In response to queries related to current site conditions, sidewalks and 
proposed accesses, Mr. Craig indicated that (i) the survey submitted with the 
report renects the current conditions of the property, (ii) there was not an 
existing sidewalk adjacent to the property, and (iii ) an additional driveway to 
service the new Jot would be required. 

The Committee discussed at length the amendment to the single family lot 
size policy and consistency for subdivision. It was suggested that further 
study be undertaken 10 include RS I /A zoning and the subsequent impact to 
the existing infrastructure and the public consultation process. The RSIIA 
zone would provide substantially more smaller lots with affordable dwelling 
units. 

5. 
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Planning Committee 
Wednesday, September 4, 2013 

Tn response to a query related to a similar proposal where concerns were 
raised regarding the existing infrastructLUc, Mr. Craig advised that there were 
concerns over stann drainage and with the condition and quality of rear lane 
access. As a result, a moratorium was placed on rezoning and redevelopment 
along Williams Road. The issues were rectified through upgrades and cash
in-lieu for additional future upgrades. 

The applicant, Rajni Sharma, stated that the two lots with smaller residential 
units would be morc consistent with the surrounding existing residences and 
questioned the Committee promoting affordable housing and at the same time 
questioning subdivision to allow smaller lots. 

The Chair noted that there did not appear to be opposition to the rezoning 
itself but that, in order to be consistent, there was a willingness with 
Committee members to open up the opportunity for subdivision to other 
property owners. 

It was moved and seconded 
(1) Thatthe/ ollowing recommemialion be/orwarded to Public Hearing: 

(a) That Single-Family Lot Size Policy 5409 for the area generally 
bounded by Shell Road, King Road, No.5 Road, amI properties 
frollting o"to Seatoll Road, ill a porfion 0/ Seclion 25 Block 4 
North Range 6 West, be amemieli as showll i" the proposed 
draft S ingle-Family Lot Size Policy 5409 (A ttachment 6),' and 

(2) That Richmond ZOlling Bylaw 8500, Amendment Bylaw 9050,/ or Ihe 
rezonillg 0/11140 Killg Road from "Single Detached (RSlIE)" to 
"Single Defac/l ell (RS2IB)", be iJllroduced ami given first reading. 

CARRIED 
Opposed: Cllr. Bill McNul ty 

Cllr. Harold Steves 

The Chair requested that slaff provide the number or potential RSIIA lots 
within the lot size policy area. 

Joe Erceg, General Manager - Plruming and Development, confirmed staff 
Crul provide what has been proposed and explore the subdjvision potential 
with the RS l /A zone. 

Committee noted that this would be a favourable time to undertake a review 
to allow smaller lots, if the area has not already been converted to the larger 
homes. 

6. 
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Planning Committee 
Wednesday, September 4, 2013 

6A. KIRKLAND ISLAND, DUNN ISLAND, AND WILLIAMSON ISLAND 
(File Ref. No.) (REDMS No.) 

It was moved and seconded 
Thill tlte ownership of alltf mly challges to lite property 011 Kirkland Is/aud, 
Dill", Islulld, uud Williamson island be referred 10 slaff for investigation. 

Discussion ensued as the lands arc either being farmed or are under the 
jurisdiction of Ducks Unlimited. The lands arc a habitat for snow geese, 
mallard ducks, and other wildlife. However, there are reports that these 
islands may have been sold to Port Metro and the Port's intent is to remove 
the dykes in order to flood the land to gain marsh land destroying the habitat 
for the geese and ducks. 

CARRIED 

6B. BLUND ELL EXCHANGE/STEPHENSTON H IGHWAY UPDATE 
(File Ref. No.) (REDMS No.) 

Joe Erceg, General Manager - Planning and Development, advised that the 
City has not received any indication of funding fTom the Province for the 
overpass. 

6C. LING YEN MOUNTAIN TEMPLE 
(Fite Ref No.) (REDMS No.) 

Mr. Craig infonued the Committee that staff had received a revised rezoning 
proposal from Ling Yen Mountain Temple on July 19,2013. The application 
is in the preliminary stages of review. There are a number of outstanding 
technical reports related to the application (i.e. traffic impact, agTicultural 
plan, environmental management plan, etc.). 

The submitted proposal is very similar to the previous proposals. The primary 
difference is that the overall building height of the taller building has been 
reduced to approximately 98 feet. 

Staff was advised that should the application proceed to Committee that the 
applicant provide drawings showing what is existing in comparison to what is 
being proposed in order to gain a better sense of tlle size of the building. 

7. 
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Planning Comm ittee 
Wednesday, September 4, 2013 

6D. KARTNER ROAD 
(File Ref. No.) (REDMS No.) 

Mr. Craig noted that the property on KaTtner Road (Legal Description: Lot 
17) is a non-access road site. Staff had communicated with the inquirer 
advising that it is non-access property which is why it has not been assigned a 
street address and the road is not regularly cleared. Staff was directed to 
follow-up with Community Bylaws with respect to an inspection of the 
property. 

6E. COMPOST 
(File Ref. No.) (REDMS No.) 

Councillor Steves provided infonnation to the Committee that he will speak at 
the next Agricultural Advisory Committee and Public Works & 
Transportation Committee meetings with regard to Jeff Hill , Harvest Power, 
being prepared to donate compost to any interested farmer(s). 

7. MANAGER'S REPORT 

None. 

ADJOURNMENT 

It was moved and seconded 
TllIIt lite meetinc adjollrlt (5:22 p_ m.). 

Councillor Bill McNulty 
Chair 

CARRIE]) 

Certified a true and correct copy of the 
Minutes of the meeting of the Planning 
Committee of the Council of the City of 
Riclunond held on Wednesday, September 
4,20\3. 

Heather Howey 
Committee Clerk 

8. 
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Schedule 1 to the Minutes of the 
Planning Committee Meeting of 
Wednesday, September 4, 2013. 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: September 5, 2013 

File: RZ 10-528877 

Re: Application by First Richmond North Shopping Centres Ltd. for Rezoning at 
4660,4680,4700,4720, 4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 
9260, 9280, 9320, 9340, 9360, 9400, 9420, 9440, 9480, 9500 Alexandra Road from 
"Single Detached ((RS1IF)" to "Neighbourhood Commercial (ZC32) - West 
Cambie Area" and "School & Institutional (51)" 

Staff Recommendation 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 8865 , to amend the Alexandra 
Neighbourhood Land Use Map in Schedule 2.I I .A of West Cambie Area Plan (WCAP) as 
shown on the proposed amendment plan to: 

a. reduce the minimum density permitted from 1.25 to 0.60 FAR in Mixed Use Area A; 

b. adjust the proposed alignment of May Drive within the development lands; and 

c. reduce the "Park" designation over portions of 9440, 9480 and 9500 Alexandra Road, 

be introduced and given first reading. 

2. That Official Community Plan Bylaw 9000, Amendment Bylaw 8973, to amend Attachment 2 
to Schedule I of the Official Community Plan "2041 OCP ESA Map" to eliminate the 
Environmentally Sensitive Area (ESA) designation for 9440, 9480 and 9500 Alexandra Road, 
be introduced and given fi rst reading. 

3. That Official Community Plan Bylaw 7100 Amendment Bylaw 8865 and Official Community 
Plan Bylaw 9000 Amendment Bylaw 8973, 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 deemed to be consistent with said program and plans, in accordance with 
Section 882(3)(a) of the Local Government Act. 

4. That Official Community Plan Bylaw 7100 Amendment Bylaw 8865 and OCP Bylaw 9000 
Amendment Bylaw 8973 having been considered in accordance with OCP Bylaw Preparation 
Consultation Policy 5043 , are hereby deemed not to require further consultation. 
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5. That Richmond Zoning Bylaw 8500, Amendment Bylaw 8864 to create the "Neighbourhood 
Commercial (ZC32) - West Cambie Area" zone and rezone 4660, 4680, 4700, 4720, 4740 
Garden City Road and 9040, 9060, 9080, 9180, 9200, 9260, 9280, 9320, 9340, 9360, 9400, 
9420,9440, 9480 and 9500 Alexandra Road from "Single Detached (RSI/F)" to 
"Neighbourhood Commercial (ZC32) - West Cambie Area" and "School & Institutional (SI)" , 
be introduced and given first reading. 

d wa;~g, 
Dire~r::;lbe elopment 
WC:bg · 

At!. 11 

ROUTED TO: 

Finance Division 
Real Estate Services 
Parks Services 
Engineering 
Law 
Policy Planning 
Transportation 
Sustainabil ity 

DIRECTORS 
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Staff Report 

Origin 

First Richmond North Shopping Centres Ltd., (SmartCentres) has applied to the City of 
Riclunond to rezone 4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 9060, 9080, 
9180, 9200, 9260, 9280, 9320, 9340, 9360, 9400, 9420, 9440, 9480 and 9500 Alexandra Road 
from "Single Detached (RSIIF)" to "Neighbourhood Commercial (ZC32) - West Cambie Area" 
and "School & Institutional CST)" in order to develop a shopping centre with a gross floor area of 
36,018 m' (387,692 ft') and a gross leasable floor area of34,575 m' (372, 162 ft') and a small lot 
to be transferred to the City for "Park" purposes. This proposed development is intended to 
become the urban village centre for the West Cambie Area (WCA). This proposal would 
consolidate 20 lots creating two (2) development parcels approximately 7~ acres each, separated 
by a new north-south road (i.e., the "High Street") linking Alderbridge Way and Alexandra Road. 
The east development parcel includes a proposed Walmart Store consisting of approximately 
14,975 m2 (161,188 fe) of floor space. The following table provides an overview statistical 
surmnary of the overall proposed development. 

Category Proposed West Parcel Proposed East Parcel Totals 

Gross Site Area - 67,891 m2 (730,772 ft2) 16.8 ac. 
before dedications - -
Net Site Area - 29,362 m2 (316,049 ft2) 29,243 m' (314,769ftz) 

58,605 m2 (630,818 W) 14.48 ac. 
after dedications 7.26 ac. 7.22 ac. 

Gross Floor Area 18,325 m' (197,248 ftz) 17,693 m' (190,444ftz) 36,018 m' (387,692 ft2) 

Gross Leasable 17,173 m' (184,849 ftz) 17,402 m' (187,313 W) 34,575 m' (372,162 ftz) 
Area 

Major Anchors 8,883 m2 (95,616 ft2) 14,975 m' (161,188 ftz) 23,858 m' (256,805 ftz) 

Proposed FAR 0.62 FAR 0.61 FAR 0.62 FAR (overall) 

Parkade Parking 411 -

Parking Under - 314 under structures 1,153 stalls 

Parking On-Grade 175 253 open to the sky 

Total Parking 586 567 1,153 stalls 

A staff report regarding the SmartCentres rezoning application was presented to Planning 
Committee on December 18,20 12 and was subsequently referred back to staff in order to address 
the following three main issues: 

1. Review arrangement for payment of cost for immediate construction o/the road and any 
possible distribution of cost between developments. 

Staff can advise Committee that: 

• In response to Council direction, SmartCcntres has now agreed to pay the entire 
estimated land costs for the Conncctor Road. This is a significant improvement over 
the proposal presented to Planning Committee on December 18,2012. 

• The City would have to acquire the remaining 2 properties (4560/62 and 4580 
Garden City Road) required for the Connector Road using the funding provided by 

3979427 PLN - 28



September 5, 2013 - 4- RZ 10-528877 

SmartCentres, which City staff estimate is sufficient to acquire these 2 remaining 
properties at a reasonable purchase price. 

• SmartCentres has also agreed to pay the entire construction cost for the Connector 
Road via a Letter of Credit (LOC) based on construction costs in 2023 to allow the 
construction any time between now and 2023. 

• No Connector Road costs would be deferred to other development sites in the WCA. 

2. Look at the potential arrangement to purchase residences on the road pathway and other 
further alternatives if any. 

Staff can advise Committee that: 

• SmartCcntrcs will acquire 3 of the 5 properties (9071, 9091 and 9111 Alexandra 
Road) required for the Connector Road and dedicate to the City the required right
of-way across these properties. 

• SmartCentres has agreed to provide a cash contribution to the City in order to fund 
the City acquisition of the remaining 2 properties (4560 4562 and 4580 Garden City 
Road). 

3. Review alternatives [0 the proposed May Drive alignment and the proposed structure with the 
green space. 

Staff can advise Committee that: 

• The Official Community Plan (OCP) designated Environmentally Sensitive Area 
(ESA) 011 the development site has been assessed by SmartCentres environmental 
consultant and supported by City's environmental consultant that the size of the 
designated "ESA" within the proposed development site should be reduced by 
approximately 1 acre from 2.57 to 1.57 acres (ac) due to human disturbance and the 
presence of invasive species; 

• The designated "Park" area on tbe proposed development lands is approximately 
1.51 ac and SmartCentres proposes the provision of 1.08 ac compensation (0.16 ac as 
dedication and 0.92 ac as SRW). It is also noted that the existing designated "Park" 
is compromised by buman disturbance, invasive species and the recently reduced size 
of the "Park" beyond the boundaries of the site diminishes the ecological value of the 
"Park" area. 

• The additional development land resulting from the SmartCentres proposed 
realignment of May Drive would be used primarily for parking that supports the 
proposed retail/commercial uses. 

• This proposal bas been reviewed by Parks staff and the reduction in the "Park" area 
is acceptable as alternative publicly accessible area is being provided on-site. 

The fo llowing is a report that brings fOIWard the SmartCentres rezoning application and responds 
to the Planning Committee referral. 

3979427 
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Findings of Fact 

See Attachment 1 - Location Map and Attachment 2 - Air Photo. See Attachment 3 for the 
Development Application Data Sheet. Attachment 4 illustrates the SmartCentres Concept Site 
Plan. All the Conceptual Design Drawings are attached at the end of this document (see Drawing 
Sheets 1 to 60). 

A Servicing Agreement will be required for this proposed rezoning application and SmartCentres 
has agreed to the associated frontage improvements and site servicing requirements, which are 
outlined in the rezoning considerations (see Attachment 5 for details). A signed copy of the 
Rezoning Considerations is located in the rezoning file. 

Surrounding Development 

To the North: across Alexandra Road is an area of older single-family residential lots - some 
occupied and others vacant - zoned "Single Detached (RS lIF)" and "Two Unit Dwellings (RD 1)" 
plus one mixed-use (residential/commercial) development site recently rezoned to 
«Residential/Limited Commercial (ZMU16)" (see rezoning fi le RZ 12-598503) and one property 
zoned "School and Institutional Use (SJ)". The Alexandra Neighbourhood Land Use Map calls 
for 3 ditTerent land uses on the north side of Alexandra Road along the frontage of the proposed 
development site: 
• west portion: Business/Office with office over retail at a maximum 1.25 FAR. 
• central area: Mixed-Uses abutting the High Street at medium density residential over retail 

and for the lands not abutting the High Street, medium density residential. 
• east portion: Residential Area 1 with a base 1.5 FAR (maximum 1.70 FAR with density 

bon using for affordable housing) for townhouses and low-rise apartments (4-storey typical). 

There are currently 3 active rezoning app lications involving 11 properties on the north side of 
Alexandra Road (opposite the proposed development) consisting of several 4 to 6-storey mixed
use (residential/commercial) and residential buildings with approximately 950 housing units: 

To the East: across the proposed extension of May Drive the adjacent lot (9540 Alexandra Road) 
is designated "Park" and beyond is an area of older single-family residential lots - either occupied 
or vacant zoned - "Single Detached (RS 1 IF)" and recently designated in the WeAP as Residential 
Area 2 for townhouse development with 0.65 base FAR at a maximum 0.75 FAR with density 
bonusing for affordable housing; 

To the South: across Alderbridge Way is the City-owned "Garden City Lands" within the 
Agricultural Land Reserve (ALR) and zoned "Agriculture (AG1)"; and 

To the West: across Garden City Road is an area of retail/commercial land uses zoned "Auto
Oriented Commercial (CA)" and "Gas & Service Stations (CG 1)". 

Related Policies & Studies 

1. West Cambie Area Plan Referral: Planning Committee made the following refelTal to staff on 
September 18, 20 12 

3979427 

"that staff explore the best use of the land that is bounded by Alexandra Road to the 
south; Garden City Road to the west; Cambie Road to the north; and Dubbert Street 10 the 
east, and report back to the Planning Committee. " 
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A staff report regarding the West Cambie - Alexandra Neighbourhood - Business/Office 
Area dated June 24, 2013 was presented to Council on July 8, 2013 but this report was 
subsequently referred back to staff "to further consider mixed use including commercial, 
residential and office use and the appropriate proportion and numbers of units for each use". 
Policy Planning staff are reviewing this area and a separate report to Planning Committee on 
the land use referral will be presented for consideration at a later date. Staff believe that this 
application can proceed at this time, without any impact on the referral. 

2. West Cambie Park designation to Townhouse Residential: The properties on the south side of 
Alexandra Road and east of the proposed May Drive extension were previously designated in 
the WCAP as "Park" area within the West Cambie Park. However, a recent amendment to the 
WCAP has re-designated the majority ofthese properties to "Residential Area 2" for 
townhouse development with base 0.65 FAR (maximum 0.75 FAR with density bonus for 
affordable housing) similar to the properties on the north side of Alexandra Road. The "Park" 
designation is retained on 9540 Alexandra Way so that the north-south trail connection 
through the area is maintained. The proposed Smart Centres development would be 
compatible with these recent nearby land designations. 

3. Connector Road Alignment: City staff have determined that the Connector Road as 
envisioned in the WCAP - Alexandra Neighbourhood is a critical component of this 
development since this is the single largest anticipated redevelopment within the immediate 
vicinity of the Connector Road. The Connector Road has been realigned to reduce the impact 
on nearby development sites, which has also reduced the number of properties required fo r the 
road realignment. However the road realignment still impacts 5 properties, specifically: 9071, 
9091 and 9111 Alexandra Road and 4560/62 and 4580 Garden City Road. See Attachment 6 
for the Connector Road realignment land requirements. 

4. Connector Road Funding Strategy: City staff previously recommended that SmartCentres 
acquire the necessary property for the Connector Road and pay for all construction costs. 
SmartCentres has now agreed to acquire 3 of the 5 properties (9071, 9091 and 9111 
Alexandra Road) and dedicate the required road right-of-way (ROW) for the Connector Road 
and voluntarily contribute approximately $3,450,000 to the City for the estimated acquisition 
of the remaining 2 properties (4560/62 and 4580 Garden City Road) . The proposed 
contribution amount is estimated to enable the City to acquire these properties including all 
associated costs such as land, legal and demolition costs. The City will reimburse 
SmartCentres with any surplus funds from their contribution for these 2 properties if there is 
any residual funding for these lots after all City costs have been paid. SmartCentres has also 
agreed to pay for the entire construction cost of the Connector Road. 

s. West Cambie Park and Environmentally Sensitive Area CESA); The SmartCentres proposed 
alignment of May Drive would reduce the "Park" designated in the WCAP (see Attachment 
7). 

a. The existing OCP «ESA" designation consists of approximately 2.57 ac. 

b. The Developer's environnlental consultant (Stantec Consultants Ltd.) has conducted a 
detailed assessment of the designated "ESA" and suggests that the designated "ESA" be 
reduced by approximately 1.0 ac, which is also supported by the City's external 
environmental consultant. 

3979421 
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c. Both the OCP designated "ESA" and the suggested reduction of the designated "ESA" 
proposed by Stantee includes the area required for the May Drive extension as identified 
in the WCAP. 

d. The designated "Park" area on the development lands is approximately 1.51 ac. 

c. As a result of the Developer's proposal the City would receive 

• 0.16 ac as "Area J" for "Park" purposes, which is also designated "ESA"; and 

• 0.92 ac in SRW's over the proposed elevated landscaped deck and transition areas. 

• 1.08 ac total of publicly accessible open space for the loss of approximately 1.51 ac 
of "Park", 

• The reduced compensation for "Park" is acceptable since the designated "Park" area, 
which is overlapped by "ESA" is compromised by invasive species and the relatively 
small size of this area diminishes the ecological value of the "Park" area. 

• Sustainability initiatives proposed by the Developer include participation in the 
Alexandra District Energy Utility, provision of electric vehicle stall with plug-in 
charging equipment, storm water management measures, additional bus stops and 
shelters, end-of-trip bicycle facilities with additional bike parking and storage plus the 
incorporation of native trees and plantings wherever possible. These initiatives in 
combination with the proposed land dedication and SR W's further enhance the 
envirorunental sustainability of this proposed development. 

6. Alexandra Mixed-Use Area A - Proposed Reduction ofM.inirnum Density: The WCAP 
Alexandra Neighbourhood Land Use Plan, for "Mixed-Use Area A" specifies a minimum 
1.25 FAR and a maximum 0[2.0 FAR (i.e., the proposed west side of the development site). 

The intent of the minimum l.25 FAR for "Mixed-Use Area A" was established to require that 
"Development along Alderbridge must be a compact, urban fonn and meet high standards of 
site planning and urban design" and" ... all development must demonstrate an appropriate 
site, building and landscaping response as an integral component ofa 'complete and balanced' 
community." This area is intended as a vibrant, pedestrian-friendly urban village centre for 
the WCA. SmartCentres proposes a 0.62 FAR, which is approximately half of the minimum 
1.25 FAR in the WCAP which requires an OCP amendment. See Attachment 8 for the 
existing Alexandra Neighbourhood Land Use Map and Attachment 9 for the proposed 
changes to the Alexandra Neighbourhood Land Use Map. The following points are noted: 

• The proposal provides for buildings along all frontages and the majority of parking 
areas are concealed or screened behind buildings from views along fronting streets; 

• If the proposed parking stmctures consisting of approximately 15,938 m2 (171 ,561 fe) 
were included in the FAR calculation the proposed density would be 0.86 FAR and if 
the parking area under the building was included in the calculation the FAR would be 
even higher; and 

• SmartCentres has committed to further enhance and activate the pedestrian realm along 
the Alexandra Way pedestrian corridor and the High Street during the Development 
Pennit stage as indicated in the Rezoning Considerations. 

In summary, an amendment to the WCAP can be supported since SmartCentres has agreed to 
further enhance and activate the pedestrian realm during the Development Permit process. 
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7. Alexandra Neighbourhood Amenity Charges: SmartCentres must contribute the following 
prior to final adoption of the rezoning in keeping with the West Cambie - Alexandra Interim 
Amenity Guidelines: 

• City beautification amenity charges of$232,615.20 (387,692 fl' x $0.60/fl'). Credits 
will be applied to the Alexandra Interim Amenity Charges City Beautification for the 
design and construction costs related to the Alexandra Way pedestrian corridor; and 

• Community planning and engineering planning charges of$27,138.44 (387,692 ft2 x 
$O.07/fl'). 

8. Alexandra Neighbourhood Development Agreement: Council, on June 25, 2007 authorized 
the execution of the "Alexandra Neighbourhood Development Agreement" for the provision 
of required off-site sanitary and storm sewer utility works. The subject development is 
required to provide their proportionate share of the costs associated with the execution of the 
"Alexandra Neighbourhood Development Agreement" prior to connecting the utility works 
covered by this agreement. The required payment will be calculated and collected prior to 
issuance of a building permit for the subject development and will include current interest 
charges as defined by the agreement. SmartCentres must contribute $480,738.08 (387,692 fe 
x $1.24/ft2) indexed at the applicable rate, in accordance with the Alexandra NeighboLUhood 
Development Agreement for previously constructed infrastructure improvements in the 
Alexandra Neighbourhood. 

9. Local Area Development Cost Charges (Alexandra DCC's): Tn addition to City-wide 
Development Cost Charges (DCCs) applicable to the application, the applicant is required to 
pay the Supplementary Local Area DCC for the Alexandra Neighbourhood, to fund local 
north-south roads (including associated infrastructure), supplemental funding for the High 
Street, to achieve standards over and above the City standard and the acquisition and 
development of lands for the Alexandra Neighbourhood Park. 

10. Aircraft Noise Policy: The proposed development is located in Area IA of the Aircraft Noise 
Sensitive Development Map, which prohibits any new developments that contain aircraft 
noise sensitive uses such as residential, school, daycare and hospital uses. The proposed 
development does not include any such uses but registration ofa restrictive noise indemnity 
covenant for non-noise sensitive development and SRW in favour of the Vancouver 
International Airport (YVR) is required as part of the rezoning considerations. Provision of 
an acoustic report will be required as part of the Development Pennit process. 

11. Flood Plain Management Policy: The Flood Construction Level (FCL) for the site is 2.6m 
GSC in the WCAP. The proposed development is designed to 2.6m GSC with the exception 
of the proposed Walmart lobby and Buildings M and N along Alderbridge Way. 
SmartCentres will be required to submit a survey of Alderbridge Way (May Drive to High 
Street), set these finished floor elevations as high as possible and provide a supportable 
rationale for the lower elevation to the satisfaction of the Senior Manager - Buildings and the 
Director of Engineering. A floodplain covenant will be secured as a condition of rezoning. 

12. Neighbourhood Plan. Design Guidelines Compliance and Urban Design lmprovernents: 
Proposed deviations from WCAP neighbourhood structure and design guidelines can be dealt 
with at the Development Pennit stage. Urban design improvements required at the 
Development Pennit stage include advancing the concept design and resubmission of more 
detailed design drawings to ensure: 
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• the establishment of a compact, vibrant, pedestrian oriented, urban village centre that is 
integral part of the neighbourhood and will become the retaiVcommercial heart of the 
Alexandra Neighbourhood; 

• an attractive, accessible, activated, comfortable, pedestrian· friendly retaiVcommercial 
environment with strong pedestrian scale streetwall definition, the possibility for 
restaurants/shops to extend out to the back of sidewalk including numerous small 
neighbourhood scale character shops plus an interesting mix and variety of retail shopping 
opportunities along the High Street; 

• a higher quality architectural expression around the entire perimeter of the development 
site by extending the signature comer treatments (e .g., Alderbridge Way and Garden City 
Road) further along the building faces on all perimeter building facades including greater 
horizontal articulation and penneability of perimeter building facades to add more visual 
interest through enhanced architectural character and an appropriate proportion of 
transparent and opaque combination of surfaces for the proposed buildings that face the 
perimeter streets around the exterior of the proposed development; 

• the strong presence and continuation of the Alexandra Way pedestrian corridor, and 
neighbourhood pedestrian spinc, through the proposed development with high-quality 
pavements and contrasting colours that identify the direction of Alexandra Way to and 
from the neighbourhood to the urban plaza at the corner of Garden City Road and 
Alderbridge Way. The Alexandra Way pedestrian corridor should be punctuated with 
periodic pedestrian plaza areas and pedestrian amenities to activate and attract pedestrian 
traffic and facilitate seasonal events, designed with ample pedestrian space and focused on 
creating opportunities to encourage pedestrians to sit and linger. The plaza spaces should 
incorporate other features such as public art and focal elements that add interest and 
variety to the pedestrian experience. The ground plane paving treatment along the 
Alexandra Way pedestrian corridor through the proposed development site should include 
a distinctive and continuous decorative paving treatment extending from building face to 
building face (along this route through the proposed development) with significant 
differentiation between the Alexandra Way corridor and other the other internal streets and 
sidewalks within the overall development; 

• a reduction in the amount of signage that is coordinated with the proposed floor plans 
including the better integration or elimination of redundant signage such as the proposed 
"Directional Signage" pylons and stronger coordination with the enhanced architectural 
character of proposed buildings at comer locations; 

• safe and efficient pedestrian movement that reflects the direction of the pedestrian traffic 
toward the Walmart store within the parking area including consideration of east-west 
oriented parking aisles within the open parking area on the east development parcel with 
wider bio-swales; 

• improved coordination between the landscape and architectural design, including a 
stronger reliance on the infonnal clustering of large coniferous tree planting around the 
perimeter of the proposed development site to enhance the massing and materials 
articulation/treatment of the building facades, particularly along the Alderbridge Way 
frontage that is visible from the Garden City Lands to the south; and 

• acceptable resolution of any non-compliance with all relevant design guidelines. 
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Consultation 

Public Input 

Development signs have been posted as notification of the intent to rezone these 20 properties. 

Prior to the initial presentation of this rezoning proposal to Planning Committee on 
December 18, 2012, a letter was received fTom Polygon Homes Ltd. , dated June 2, 2011 expressing 
concern regarding the SmartCentres proposed frontage conditions along the south side of Alexandra 
Road with specific reference to the easterly service and loading area. Polygon has recently acquired 
several properties on the north side of Alexandra Road including 9393, 9431, 9451 , 9471, 9491, 9511 
and 9531 Alexandra Road and these 7 properties are on the opposite (north) side of Alexandra Road 
from the proposed service/loading area of the proposed Walmart store. In general, Polygon proposes 
5 to 6-storey residential development on the north side of Alexandra Road. The east development 
parcel of the SmartCentres proposal has been modified in the following ways to address the Polygon 
concerns. The Walmart Store service and loading area has been blocked from the majority of views 
along Alexandra Road by a solid screen wall and overhead by an open trellis structure to carry a vine 
planting. In addition the surface parking lot has been largely screened from views by an elevated and 
landscaped deck for public use and enjoyment. While the design improvements will limit the impact 
of the loading/service area across from the residential uses, relocating the loading function within the 
site would represent a substantial design improvement and will be further investigated at the 
Development Permit stage. 

Since the Planning Committee referral of December 18,2012, the City has received 2 additional letters 
and 22 emails from individuals regarding the SmartCentres rezoning application. In general, these 
comments can be summarized as follows: 

• Expressions of concern and opposition to the SmartCentres rezoning application; 

• The majority of correspondence regarding this rezoning application express appreciation and 
support for the adjacent Garden City Land to be retained within the Agricultural Land Reserve 
(ALR) and designed to accommodate compatible uses such as for wildlife, farming, garden 
plots and recreation; 

• Concerns expressed regarding the impact of the SmartCentres proposed development on the 
Garden City Lands and in particular the views to the north from the Garden City Lands; 

• Requests for the retention of the existing native vegetation along the north side of Alderbridge 
Way on the south side of the SmartCentres (Walmart) site; and 

• See Attachment 10 for all public correspondence received to date since June, 2011 regarding 
this rezoning application. 

Tn response it is noted that the SmartCentres proposed commercial development is located within 
the Alexandra area of the WCAP, which allows for substantial commercial development 
including large floor plate retai l stores and general merchandise retailers such as the proposed 
Walmart store. The initial SmartCentres rezoning application in 2003 triggered the referral from 
Planning Committee to update the WCAP, which was fonnulated by staff and consultants and 
approved by Council in 2006 after a lengthy process that involved substantial publ ic consultation. 

The Alexandra Neighbourhood Land Use Plan establishes the vision ofa complete and balanced 
community within for the area bounded by Garden City Road, No.4 Rd, Alderbridge Way and 
Cambie Road. The proposed development site is separated from the Garden City Lands by 
Alderbridge Way and the proposed development would not encroach into the ALR. In order 
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address public concerns regarding the loss of existing native vegetation along the north side of 
Alderbridge Wayan the development site and the anticipated visual impact of the proposed 
development on views to the north from the Garden City Lands, SmartCentres has proposed a 
planting strategy along the north side of Alderbridge Way that includes a combination of native 
coniferous and deciduous tree planting. SmartCentres drawings include simulated views of the 
proposed development from the Garden City Lands, which demonstrate that the proposed 
infonnal, native planting along Alderbridge Way, in combination with the relatively low proposed 
building heights would not block skyline or profile views of the north shore mountains from the 
south or central portions of the Garden City Lands. 

Staff Comments 

Analysis 

Conditions of Adjacency 

North Edge: The future Connector Road will ultimately result in 1 consolidated lot between the 
COlU1ector road and the SmartCentres proposed development site (west development parcel). The 
City has on fi le a schematic concept for the redevelopment of this future consol idated lot 
submitted by SmartCentres and they propose various screening techniques along the south side of 
Alexandra Road to address the buffering of the 2 proposed service/loading areas, open parking 
areas and the parkade. The loading/service area for the west side of the development site along 
Alexandra Road includes proposed architectural and landscape screening and will be set back 
from the road when the future Connector Road is constructed. The Walmart loading/service area 
incorporates more elaborate screening that includes a proposed building wall extension and 
overhead trell is system with vine planting together with a dense landscape planting scheme along 
the boulevard. The open parking area within the east development parcel is screened along 
Alexandra Road with a proposed elevated landscape deck. The proposed parkade screening on 
the west parcel includes a multi-layered, mature landscape planting treatment consisting of 
coniferous and deciduous trees and dense shrub planting. 

East Edge: The proposed open parking area within the east parcel is screened along May Drive 
with dense evergreen shrub plantings on the ground plane plus an over-storey of canopy trees. 

South Edge: The proposed open parking area within the east parcel would be screened with dense 
shrub planting and a double row of trees while buildings block views of parking areas in the west 
parcel. There is an off-street combined pedestrianlbicycle greenway on the boulevard. The 
planting strategy along the north side of Alderbridge Way would consist ofa formal arrangement 
of native street trees together with infonnal groupings of native coniferous trees within the 
building setback zones in combination with dense native shrub plantings. The WCAP does not 
require any additional ALR setback requirements and none have been included in the proposed 
zoning district "Neighbourhood Commercial (ZC32) - West Cambie Area". 

West Edge: The west edge of the development site includes the required greenway treatment on 
the boulevard along Garden City Road and provides an appropriate, dense, evergreen foundation 
planting in combination with a double row of street trees to the proposed buildings. 
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Legal Agreements & Land Requirements 

Land dedications are required for road purposes along Alderbridge Way, Garden City Road, May 
Drive, High Street and the Alexandra Road realignment. "Area J" as shown on Attachment 4 at the 
northeast comer of the proposed development site is required to be transferred to the City as a fee 
simple lot for uses to be determined by the City and to the satisfaction of the Manager of Real Estate 
Services and the Director of Development. Statutory Right-of-Ways (SRW's) are required for 
"Area E" and the elevated landscaped deck over a portion of the surface parking area on the east 
development parcel as shown on Attachment 4 plus the proposed Alexandra Way pedestrian 
corridor, which would connect the Alexandra Road/High Street intersection to the southwest corner 
ofthe site. through the proposed west development parcel. Tn addition, various other legal 
agreements will be required. See Attachment 5 - Rezoning Considerations. 

Transportation & Traffic 

I. Connector Road Realignment: 

a) The 2003 SmartCentres rezoning application (RZ 02-235259) was one of the principal 
reasons to initiate the West Cambie Area Plan (WCAP) update. SmartCentres participated 
in the area plarming process and as such they were aware of the area plan goals and 
objectives. The WCAP was adopted on July 24, 2006 and the Connector Road 
realignment was identified as a key component in the area plan. See Attachment 6 for 
road realignment land requirements. 

b) In June 20 11 . the City adjusted the alignment of the COJUlector Road as part ofa 
development application (RZ 10-534751 and DP 12-613923) for a mixed-use 
development consisting of 132 residential units including a small conunercial-retail unit 
fronting the north side of Alexandra Road located at 9251 and 9291 Alexandra Road. The 
COJUlector Road realignment involved utilizing the existing Alexandra Road right-of-way 
as much as possible. which had the added benefit of reducing the land requirements and 
the construction costs for the Connector Road real ignment. 

2. Connector Road Funding Strategy: 

a) The Developer has now agreed to pay for all the estimated costs associated with the 
Connector Road (land and construction) and will provide: 

• the required road dedication needed to facilitate the Connector Road realignment from 
9071,9091 and 9111 Alexandra Road; 

• a cash contribution of$3,450.000 for the future acquisition by the City of the 
remaining lands required (4560/62 and 4580 Garden City Road) at a reasonable cost; 
and 

• LOC for the estimated construction cost of the COimector Road realignment. The City 
will utilize the LOC to fund road construction after all required property has been 
acquired. 

b) The current funding strategy for the: COlUlector Road significantly reduces the risk to the 
City and defers no costs to other development sites within the catchment area . 
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3. Summary Assessment: The following provides a summary of the current Connector Road 
proposed funding strategy: 

a. Pros: 

• Comparing with the previous proposal presented to Planning Committee, the current 
proposal from SmartCentres significantly reduces the risk to the City for implementing 
the Connector Road. 

• The other road improvements proposed by SmartCentres will ensure acceptable 
perfonnance of the existing road network for up to 10 years, which allows time to 
acquire the remaining properties and construct the Connector Road. 

• This approach provides the City with the abiJ ity to acquire the 2 remaining properties 
and build the Connector Road realignment without seeking additional funding from 
other development based on the currently estimated acquisition cost. 

• Ibe City could process the construction of the Connector Road once all the property is 
secured since the City would have SmartCentres LaC for the full cost of construction 
costs based on the 2023 estimated construction value. 

b. Cons: 

• The City will need to negotiate the purchase of the remaining 2 properties (4560/62 
and 4580 Garden City Road). 

• Over time, if property values escalate at a significant rate, the contribution provided 
may not be sufficient. Staff would begin property negotiations shortly after the 
funding contribution has been provided to the City. 

4. Other Improvements & Land Dedications: Since the Connector Road will not be constructed 
by the opening day of the proposed development, the following road improvements are 
required along the following streets: 

a. Alderbridge Way to ensure the required road widening and provision ofa minimum 4.8 m 
wide shared pedestrian/cyclist path and boulevard on the north side of the road from the 
back of curb; 

b. Garden City Road to ensure the required road widening and the provision of a minimum 
7.77 m wide shared pedestrian/cyclist greenway and boulevard on the east side of the road 
from the back of curb; 

c . Alexandra Road to ensure the required road widening and provision of a minimum 3.65 m 
wide boulevard/sidewalk on the south side of the road plus allowances for a 9 m wide 
driving/parking surface and 1.0 m wide shoulder within the road dedication; 

d. May Drive to ensure the provision of the fu ll road width or a minimum 20 m wide north~ 
south road extension connecting Alexandra Road and Alderbridge Way; 

e. High Street to ensure the provision of the full road width or a minimum 22.7 m wide new 
north~south road connecting Alexandra Road and AJderbridge Way; 

f. Various road improvements at the following intersections: Alderbridge WaylMay Drive; 
Alderbridge Way/High Street; Alderbridge Way/Garden City Road and Garden City 
Road/Alexandra Road plus special crosswalks on the High Street at the proposed access to 
the site and at Alexandra Road including Alexandra Road at the High Street; and 
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g. The exact width of all required road/intersection improvements and the associated land 
dedications are based on functional road designs, subject to the approval of the Director of 
Transportation and to be confirmed by survey plans. 

5. Parking & Loading: 

a. The required parking ratc for this proposed development is 3.0 spaces per 100 m2 the first 
350 m~ of floor area and 4.0 spaces per 100 m1 of floor area for the remaining floor area. 
The proposed parking is less than the Zon.ing Bylaw by 16% (1,382 required versus 
1,153 proposed) but the WCAP includes the allowance for a 20% reduction in parking 
subject to a Transportation impact Study and acceptable Transportation Demand 
Management (TOM) measures. SmartCentres has proposed the provision of the following 
TDM measures: 

• Bicycle storage (25% more than the bylaw requirements); 

• Two (2) end-of-trip cycling facilities wi th a total three (3) water closets per gender, 
2 wash basins per gender and 3 showers per gender with 1 end-of-trip cycling faci lity to 
be provided on the west development parcel and 1 on the east development parcel; 

• Three (3) bus stop upgrades (bus shelters and accessible bus landing pads for each) 
within the vicinity oflhe site; and 

• Ten percent (10%) of the total parking spaces pre-ducted for electrical vehicle (EV) 
plug-ins plus a minimum of 4 EV parking stalls (i.e., 2 on the west development parcel 
and 2 on the east development parcel) be equipped with charging stations (240V). 

6. Summary: 

a. The currently proposed funding strategy for the Connector Road assumes that the 
Developer will pay for the entire cost of the Connector Road (land and construction) with 
no costs deferred to other development sites within the catchment area. 

b. Compared with the previous proposal presented to Planning Committee, SmartCentres has 
agreed to pay for the 41 % of the Connector Road costs that would have been contributed 
by other development sites within the catchment area. 

Engineering & Servicing 

I. Storm Sewer: All site stonn drainage must be directed to Alexandra Road except for road run
off from the south half of High Street and May Drive that may be drained to Alderbridge Way. 
The storm sewer along the Alexandra Road must be upgraded to a minimum 600mm diameter 
pipe including a new connection across Garden City Road to the existing 1200mm diameter 
storm drain. 

2. Sanitary Sewer: Sanitary analysis is required for the Odlin West sanitary pump station. 
Sanitary sewer improvements are required on Alexandra Road, May Drive and High Street. A 
6.0 m wide Statutory Right of Way (SRW) for utility purposes is required for the proposed 
sanitary sewer within tJle future May Drive connecting Alexandra Road and Tomicki Avenue. 
The required SRW is located within 9451 and 947 1 Alexandra Road and is to be measured 
6.0 m from the east property lines of these 2 properties. 

3. Water Service: A new watermain is required on Alexandra Road, High Street and May Drive 
and asbestos-cement (AC) watennain replacement is required along Garden City Road. 
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4. Hydrorrelephone: Pre-dueting works are required on the fo llowing proposed roads subject to 
confirmation from Be Hydro and tclecom providers: 

a) proposed May Drive (from Alderbridge Way to Alexandra Road), and 

b) proposed High Street (from Alderbridge Way to Alexandra Road). 

The removal of existing power poles and installation of underground pre-dueting along the 
cast side of Garden City Road and along the north side of Alexandra Road wi ll be at the 
discretion of Be Hydro. 

5. Summary: The City has defined the scope of work description for required frontage 
improvements and site servicing for the Servicing Agreement in the Rezoning Considerations 
(see Attachment 5). All servicing infrastructure works shall be as per City requirements and 
to final approval by the Director of Engineering and the Director of Transportation. 

Site Planning & Urban Design 

I. Pedestrian-Oriented Village Centre: The WCAP envisions a compact, urban, pedestrian 
fTiendly village centre for the Alexandra Neighbourhood - Area A (proposed west parcel). 
There are enhanced pedestrian environments within the development that include wider 
sidewalks, raised pedestrian crossings, permanent and seasonal plaza areas and a moderate 
level of pedestrian enhancements. Further design development is required at the Development 
Permit stage to ensure a high quality design with an appropriate level of pedestrian amenities. 

2. Streetscape Design: The proposed streetscape design responds to the various edge conditions 
surrounding the site including the 2 greenways (along Alderbridge Way and Garden City 
Road). However, further design development is required through the Development Permit 
stage to ensure effective screening of parking areas, adequate buffering of the parkade and 
loading/service areas, building fayade enhancements and boulevard treatments, the 
elimination of stairs in the public realm and high quality streetscape design. The High Street 
is an important urban design component of the Alexandra neighbourhood village centre 
concept that should be designed to generate and attract pedestrian activity with retail uses, 
appealing streetfront architectural fayades, variety in slTeetscape design and high quality 
pedestrian amenities. While the proposed site plan allows for adequate pedestrian circulation 
space, careful attention to detailed design at a larger scale is required during the Development 
Pennit stage to ensure the weAP vision is achieved with an appropriate level of activation for 
this important pedestrian retail street. 

3. Design Development: Further design development of the architectural facade designs, site 
planning and landscape design are a required at the Development Permit stage as indicated 
above and in the rezoning considerations (see Attachment 5). 

Architectural Form & Character 

Street Fronting Building Facades: The proposed building fayades include design variety and 
visual interest that break long retail frontages into smaller CRU's. The streetfront fayade design 
also attempts to replicate retail storefronts, along streets with rear facing buildings however, 
further design development is required at the Development Pennit stage to ensure there is: 

• correlation between storefront fayade design and proposed CRU floor areas; 

• appropriately scaled building streetwalls with a visual appearance taller than I-storey; 
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• sufficient architectural variety with appropriate design conunonalities; 

• incorporation of high quality building materials with abundant storefront transparency; 

• a complementary mix of retail uses and an integrated streetscape design; 

• acceptable pedestrian activation with potential for retail uses expanding onto the boulevard; 

• adequate streetscape improvements with appropriate pedestrian comforts and amenities ; 

• creation ofa vibrant, attractive and pedestrian friendly retail/commercial street; and 

• a coordinated streetscape design with ample visual interest and pedestrian scaled signage. 

See also Design Guidelines Compliance above and Rezoning Conditions - Attachment 5. 

Landscape & Open Space Design 

I. Existing Trees: 

a. SmartCentres has provided a tree survey and arborist report with an assessment of all on
site trees. 

h. Staff and the proponent investigated the retention of significant and high quality trees but 
tree retention could not be achieved due to road improvements, grade changes and the 
form of development. 

c. SmartCentres proposes the removal of all site trees but will provide 344 replacement trees 
as part of the landscape plan and/or cash-in-lieu if the total number of replacement trees 
cannot be located on-site. The Tree Preservation Coordinator agrees with the proposed 
tree removal. The existing site trees can be removed following the Public Hearing with 
the appropriate tree removal permit and bonding for replacement trees on a 2 for 1 basis. 

d. There are 3 significant trees and 1 high value tree (i.e. 1-80cm caliper Douglas Fir, 1-
111 cm caliper Douglas Fir, 1-100cm Linden and 1-35cm Balsam Fir) , which 
SmartCentres proposes to remove. Smart Centres proposes to plant 4 specimen 
replacement coniferous trees (minimum 5 m high or 20cm cal iper for deciduous trees) and 
this will be addressed at the Development Permit stage. 

e. Through the Development Permit process, staff will ensure the landscape plan includes 
native tree species diversity to provide increased bio-diversity plus year round screening 
and visual interest. 

2. Landscape & Open Space Design: 

a. Alexandra Way Pedestrian Corridor: This important neighbourhood pedestrian corridor is 
proposed to extend along the both sides (east and west boulevards) of the High Street 
north block with a connection between the east and west development parcels at the both 
ends of the High Street north block. This pedestrian corridor continues through the west 
development parcel, eventually connecting with the northeast corner of the Garden City 
Road and Alderbridge Way intersection. The proposed design allows for a minimum 
3.5m wide pedestrian walkway including the following features, decorative paving, 
lighting, batrncrs, hanging baskets, street furniture, wayfmding signage, weather
protection, tree, shrub and floral plantings, seasonal displays and public art. 
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b. Further design development is required during the Servicing Agreement and Development 
Pennit stages to ensure a high quality design with a full range of pedestrian amenities and 
comforts. A SRW will be required over this area to ensure public pedestrian access. 
Maintenance of this pedestrian corridor will be the responsibility of SmartCentres. 

c. Boulevard Design: Both Alderbridge Way and Garden City Road are designated 
greenways with boulevard planting strips, minimum 2 rows of street trees and off-street 
bike lanes. The design proposes a shared pedestrian/bike path along Alderbridge Way and 
a separated pedestrian sidewalk and bike lane along Garden City Road. The proposed 
landscape design behind the sidewalk (within the building setback) includes a zone of tree 
and shrub planting that varies in width along the fTonting roads in order to enhance the 
rear building facades. Along Alexandra Road, the Bui lding A (west parcel) loading area 
would be screened by a minimum 2m wide landscape strip between the sidewalk and the 
screen wall whi le the Walmart loading area (east parcel) would be screened by a minimum 
4.0 m wide landscape strip between the sidewalk and the screen wall including an 
overhead trell is for additional screening from above. The proposed High Street design 
features wider sidewalks (min. 4.5m wide) for cafes and retail activities to expand onto the 
boulevard, with street trees and median plantings to add variety and seasonal interest to 
the streetscape design. May Drive is proposed as a standard City street with typical 
sidewalk and boulevard plantings. More design development of these street frontages is 
required through the Servicing Agreement and Development Permit stages to ensure high 
quality stTeetscapes. 

d. Raised Landscape Deck: The design proposal includes an elevated landscape deck at the 
northeast comer of the site to screen open parking areas and add usable green space for the 
future adjacent higher density residential projects and the general public. The grade 
transition from Alexandra Road onto the landscape deck has been reduced to a maximum 
slope of 3: I. The proposed deck design incorporates multiple pedestrian entry points 
including a stair connection to the parking area below. The proposed design character is 
informal and predominately green incorporating passive recreation opportunities with 
numerous seating areas adjacent to the pathway system. The pathway system includes 
minimum 2.0 m wide sidewalks and pedestrian scale li ghting for safety. The proposed 
planting includes abundant tree and evergreen shrub planting complete with an automatic 
irrigation system. Further design development will be necessary to ensure a high quality 
design and appropriate crime prevention measures arc incorporated. Maintenance of this 
SRW area wi ll be the responsibility of Smart Centres. 

e. See also Design Guidelines Compliance above and Rezoning Conditions - Attachment S. 

Alexandra District Energy Utility (ADEU), Sustainability & Environmental Design 

I. Alexandra District Energy Uti litv (ADEU): 

a. SmartCentres has agreed that 63% to 69% of the proposed floor area or approximately 
70% of the total annual heating and cooling energy demand will be serviced by the ADEU 
but this is subject to Council approval of amendments to the ADEU bylaw to allow less 
than 70% participation. Furthennore, obligations to connect to the ADEU will be subject 
to Council's future approval of capital funding for the expansion of ADEU infrastructure 
necessary to service the development. Upon Council 's support for this rezoning, staff will 
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bring forward expansion options for consideration. The participation of this development 
proposal in the ADEU will be limited to the large format tenants (Bui ldings A and the 
East Anchor Building ~ Walmart Store). More detailed energy modelling will be required 
to establish the extent of the energy demand represented by those tenants. SmartCentres 
will be required to coordinate with Engineering staff to determine this demand as part of 
the Servicing Agreement process. 

2. Sustainability & Environmental Design: SmartCentres has agreed to provide the following 
environmental and sustainability features: 

• LEED Silver equivalency for the project; 

• Compact development with the majority of stall s in 3 covered/structured parking areas; 

• Electric vehicle stalls with plug-in charging equipment; 

• Improved on-site pedestrian circulation (Development Permit refinements required); 

• Reduced storm water discharge through rooftop detention, permeable paving, bio-swales 
and the stoml water discharge treatment through oil and water separators; 

• Water efficient plumbing fixtures and drought tolerant planting; and 

• Reduced energy consumption and attention paid to the efficiency of the building envelope 
and HV AC systems plus high-efficiency night-sky friendly lighting. 

Public Art & Crime Prevention Through Environmental Design (CPTED) 

1. Public Art: SmartCentres will either provide public art on-site along the Alexandra Way 
pedestrian corridor in accordance with the City's Public Art Policy or provide cash-in-lieu to 
the City Public Art fund, which is currently estimated to be approximately $ 155,077 
(387,692 ft, x $0.40/ft'). 

2. CPTED: The inside of the parkade (walls, columns and cei lings) will be painted with 
reflective white paint with lighting levels as required by the BC Bui lding Code. The open 
parking areas will be well lit with fixtures providing good colour rendition. A complete and 
comprehensive list of CPTED enhancements will be provided during the Development Permit 
stage. 

Refuse & Recycling 

The proposed refuse/recycling faci li ties meet the City minimum requ irements. Each separate 
building will have a designed refuse/recycling room, including grease bins for restaurants, if 
appropriate. Garbage rooms will be provided with 2 large containers (for garbage and cardboard) 
and separate carts for food scraps, paper, glass and plastics (4 carts in total). Plans will be provided 
at the Development Penn it stage with the layout and location of all facilities. 

Richmond Advisory Design Panel (ADP) 

lltis rezoning application was presented to the ADP on December 8th
, 201 1. See Attachment 11 

for ADP comments followed by SmartCentres responses in bold italics. The ADP expressed 
concerns regarding the fonn and character of the SmartCentres proposal , which are summarized 
in the fo llowing statements: 
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• Project would benefit from increased density to reflect a more urban ' Village' character; 

• More storefronts and retail development that front onto the surrounding perimeter roads; 

• Improved architectural retail streetifont design to create an improved 'Gateway' experience; 

• More intense urban design required to create a more sophisticated urban character; 

• Stronger architectural expression is requi red to balance the size and scale ofWalmart store; 

• High Street requires more vertical definition and should be the retail heart of the project; 

• Hierarchy of linked outdoor rooms is required on the Alexandra Way pedestrian corridor; 

• Pedestrian improvements are needed at entries/crossings plus continuous rain protection; 

• The elevated landscape deck should expand the variety of uses and improve linkages; 

• More attention to CPTED issues is required under the elevated landscape deck; and 

• Inadequate screening of the loading areas. 

The Development Penn it process will include a more detailed presentation to the ADP. 

Financial Impact 

The financial implications to the City are as follows: 

1. It is estimated that the SmartCentres current proposal includes sufficient funding to acquire all 
the land at a reasonable cost and construct the Connector Road as soon as all the land has been 
acquired. Effectively, SmartCentres is offering to pay for the entire cost of the Connector 
Road (land and construction). 

2. Under the SmartCentres proposal the City would have to acquire the remaining 2 properties 
(4560/62 and 4580 Garden City Road). The total estimated value to acquire these 2 properties 
is estimated to be approximately $3,450,000 (land, legal and demolition costs) in 2013 taking 
into consideration SmartCentres accepted offers for the other 3 properties. SmartCentres has 
to agreed to a vohmtarily cash contribute to the City of $3,450,000 for the acquisition of these 
2 properties. After all City costs related to the acquisition of these properties then any 
residual funding would be reimbursed to the Developer. This cash contribution should be 
sufficient funding to acquire all the land. 

3. The Connector Road is not required to be constructed for 10 years based on the other 
transportation and traffic improvements to the surrounding road network that SmartCentres 
has agreed to install. SmartCentres will provide a LOC for the construction amount, which 
will enable the City to construct the Connector Road at any time between now and 2023. 

Conclusion 

SmartCentres has now agreed to pay for the entire COlmector Road costs (land and construction). 
This is a significant concession in excess of the previous proposal and would defer no Connector 
Road costs to other development sites within the catchment area. The proposed project design 
responds positively to the Area Plan urban design objectives and provides for substantial 
commercial development in keeping with the WCAP. 

Therefore, it is recommended that the following bylaws be introduced, given first reading and 
forwarded to Public Hearing: 
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• Official Community Plan Bylaw 7100, Amendment Bylaw 8865, to amend the Alexandra 
Neighbourhood Land Use Map in Schedule 2.II.A of West Cambie Area Plan (WCAP); 

• Official Community Plan Bylaw 9000, Amendment Bylaw 8973, to amend Attachment 2 to 
Schedule I of the Official Community Plan "2041 acp ESA Map" to eliminate the 
Environmentally Sensitive Area (ESA) designation for 9440, 9480 and 9500 Alexandra Road; 
and 

• Richmond Zoning Bylaw 8500, Amendment Bylaw 8864 to create the "Neighbourhood 
Commercial (ZC32) - West Cambie Area" zone and rezone 4660, 4680, 4700, 4720, 4740 
Garden City Road and 9040, 9060, 9080, 9180, 9200, 9260, 9280, 9320, 9340, 9360, 9400, 
9420,9440,9480 and 9500 Alexandra Road from "Single Detached (RSIIF)" to 
"Neighbourhood Commercial (ZC32) - West Cambie Area" and "School & Institutional (Sl)". 

Brian Guzzi, MCIP, MCSLA 
Senior Planner - Urban Design 

BG:cas 
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Attachment 2 

Air Photo 

Ori&ioaIDate: 05/10110 

RZ 10-528877 Amended Date: 
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City of Richmond 
69 11 No. 3 Road 
Richmond, Be V6Y 2CI 
www.richmond.ca 
604-276-4000 

Development Application 
Data Sheet 

RZ 10-528877 Attachment 3 

4660, 4680, 4700, 4720,4740 Garden City Road and 
9040, 9060,9080, 9180, 9200, 9260, 9280,9320, 9340, 9360, 9400, 9420, 9440, 9480, 

Addresses: 9500 Alexandra Road 

Applicant: First Richmond North Shopping Centres Ltd. 

Planning Area{s): West Cambie Area - Alexandra Neighbourhood 

1 Existing Proposed I Variance 

Owner: First Richmond North Shopping Centres Ltd. · 

Site Size (m2) : 67 ,a91 m~ (16.8 ae.) 58,631 m2 (14.5 ae.) · 

land Dedications: 
High Street: NIA 3,363 m2 (36,200 ft2) 

May Drive: NIA 3,125 m' (33,637 W) · 

Alderbridge Way: NIA 2,144 m2 (23,078 ft2) 

Area J: NIA 654 m2 (7 ,039 ftZ) 

Land Uses: Vacant Mixed Use: Reta iUCommercial · 

OCP Designation: Commercial Commercial · 

Area Plan 
Mixed Use: Retail/Commercial Mixed Use: Retail/Commercial 

Designation: 
· 

Zoning: Single Detached (RS1/F) 
Neighbourhood Commercial (ZC32) 

- West Cambie Area 

Gross Floor Area : none 36,018 m' (387,692 ft') · 

Leasable Floor Area : none 34,575 m' (372,162 ft') · 

Other Designations: Partial ESA Designation Elimination of ESA DeSignation 
acp 

amendment 

Area A - Min. 1.25 to Max. 2.0 FAR Area A - 0.62 FAR 
acp 

amendment 
Floor Area Ratio: 

Area B-Max. 1.0 FAR Area B - 0.61 FAR none 

Building Lot 
0% Area A - 54.8% none 

Coverage (Max. 55%) 
0% Area B - 53.2% (with deck) """ 

Table continued on next page 
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I 

On Future Subdivided Lots 

I 

I 

Bylaw Requirement 
Proposed I Variance 

West Parcel- 29,362 m2 (316,049 ftZ) 
Lot Size 

2 ha (4.94 ac.) 
or7.26 ac. 

(min. dimensions): East Parcel- 29,243 m2 (314,769 ft2) none 

or 7.22 ac. 

Road Setbac ks -
Alderbridge Way: Min. 2.0 m Min. 2.0 m 
Garden City Road: Min. 3.0 m Min. 3 .0 m 
Alexandra Road: Min. 1.0 m Min. 1.0 m none 

High Street: Min. 3.0 m Min. 3.6 m 
May Drive: Min. 5.0 m Min. 5.0 m 

Area A - Max, 20 m Area A - 17.81 m 

Hei9ht(m): none 
Area B - Max. 20 m Area B - 16.23 m 

Off-street Parking: 
3 stall per 100 m2 (R), 

840 (R), 
Regular (R), 

Max. 50% (8) allowed, 
288 (S), 

Small (S), 
Min. 2% (A) required, 

25 (A) none 

Access ible (A): 
Required Total = 1,382 

Total = 1,153 
With TDM Package = 1,153 

Parking Rate 
3 stalls/100m2 (first 350 mZ) 3 stalls/1 00m2 (first 350 m2) 

none 4.0 stalls/1 00m2 (remainder) 4.0 stalls/100m~ (remainder) 

Loading Spaces: 
5 large (WB-17) spaces & 8 large (WB-17) spaces & 

none 7 medium (SU9) spaces 6 temporary small (5.5 m x 2.65 m) 

Bicycle Parking : Class 1 - 94 Class 1 -119 
Class 1 (Long Term), Class 2 -138 Class 2 - 172 none 
Class 2 (Sho rt Term) 

Other: Tree replacement compensation required for loss of 172 existing/former site trees (on 2 for 1 
basis at $500 per tree) plus 3 existing significant trees and 1 existing high value tree (on a 1 for 1 basis 
at $5,000 per tree). 
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Concept Site Plan 
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Attachment 5 

Rezoning Considerations 

4660, 4680,4700,4720,4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 
9260, 9280, 9320, 9340, 9360, 9400, 9420, 9440, 9480, 9500 Alexandra Road 

RZ 10·528877 

Prior to final adoption of Zoning Amendment Bylaw 8864, the developer is required to 
complete the following: 

1. Final Adoption ofOCP Amendment Bylaws 8865 and 8973. 

2. Required Road/Utility Dedications: 

a) Alexandra/Leslie (COilllcctor Road): Road dedication is required from 9071, 9091 and 
9 11 1 Alexandra Road in accordance with Attachment 6. The exact dedication is to be 
as per an acceptab le functional design approved by the Director of Transportation. 

b) Alderbridge Way: Road dedication is required to accommodate the frontage 
improvements noted in Servicing Agreement Items 16 below to the back of the 3.3m 
wide sharc.d pedestrian/cyclist path on the north side of the road. Exact dedication to be 
determined through a road functional design drawing to be prepared by the Developer 
and to the approval of the Director of Transportation and the Director of Engineering. 

c) Garden City Road: Road dedication is requi red to accommodate the frontage 
improvements noted in Servicing Agreement Item 16 below to the back of the 2.0 wide 
sidewalk on the east side of the road. Exact dedication to be determined through a road 
functional design drawing to be prepared by the Developer and to the approval of the 
Director of Transportation and the Director of Engineering. 

d) May Drive: A minimum 20m wide road dedication is required between Alderbridge 
Way and Alexandra Road to accommodate the frontage improvements noted in 
Servicing Agreement Items 16 below and to the approval of lhe Director of 
Transportation and the pirector of Engineeri ng. 

e) High Street: A minimum 22.7m wide road dedication is req uired between Alderbridge 
Way and Alexandra Road to accommodate the frontage improvements noted in 
Servicing Agreement Items 16 below and to the approval of the Director of 
Transportation and the Director of Engineering. 

f) Provision of minimum 4m x 4m corner cuts (as dedication) required at all intersections 
where public roads intersect and approved by the Director of Transportation and the 
Director of Engineering except in locations where the proposed road geometry requires 
additional land dedication to ensure that the travel portion of the road and the adjacent 
sidewalks are within the road right of way to the approval of the Director of 
Development and the Director of Transportation. The corner cuts to be measured from 
the "new" property li nes. 

g) Final determination of the exact road dedications and construction requi rements are 
subject to minor revisions as determined by the functional road design and to the 
approval of the Director of Transportation and Director of Development. 
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3. Required land transfers: 

a) A land transfer of proposed "Area J" consisting of approximately 654 m2 is required from 
the Developer to the City as a fee simple lot for park purposes at a nominal cost (i.e., 
$10) to the approval of the Manager of Real Estate Services, Director of Transportation 
and the Director ofDeveloprnent. "Area 1" is located at the northeast comer of the 
development site on the east side of the proposed May Drive alignment (see Attachment 
4). Final determination of the exact land transfer area is subject to minor revisions as 
detennined by the functional road design, to be confirmed by survey plans and to the 
approval of the Director of Transportation and Director of Development. A legal 
agreement will be required for this land transfer. 

4. Required Statutory Rights of Way (SRW's): 

a) Granting ofa variable width Statutory Right of Way (SRW) for sidewalk purposes that 
connects the northeast comer of the Alexandra RoadIJ-iigh Street intersection with the 
northeast comer of the Alexandra Way/Garden City Road intersection through the west 
development parcel for the purposes of establishing a public pedestrian walkway referred 
to as the 'Alexandra Way' pedestrian corridor in the WeAP. This SRW should include: 

I. A minimwn 3.5 m wide sidewalk, within the building setback between the property 
line and the proposed building fayades on both sides of the High Street within the 
north block, 

11. A minimum 3.5 rn wide sidewalk, within the west development parcel along the 
north side of the northerly east-west drive aisle including all necessary and 
associated pedestrian crossings that traverse parking lot drive aisles; 

Ill. A pedestrian plaza within the west development parcel at the west end of the 
northerly east-west drive aisle as shown on the Site Plan dated August 29, 2013 
including all necessary and associated pedestrian crossings that traverse parking lot 
drive aisles; 

IV. A minimum 3.5 m wide sidewalk on the east side of the westerly north-south drive 
aisle including all necessary and associated pedestrian crossings that traverse 
parking lot drive aisles within the west development parcel; 

v. A minimum 3.5 m wide diagonal sidewalk connecting the west development parcel 
with the Alderbridge Way/Garden City Road intersection including the comer 
pedestrian plaza; and 

VI. A reference plan is required to identify this proposed SR W to be confirmed by survey 
plan and a legal plan for registration in the land title office. 

The design of Alexandra Way public pedestrian corridor requires further design 
development through the Development Pennit process. This pedestrian corridor shall 
include decorative pedestrian and vehicle paving, decorative street lighting and banners, 
high quality retail signage, street furniture and continuous weather protection, street trees, 
shrub planting, decorative accent floral planting, high-quality public open spaces along 
the corridor and periodic focal elements such as public art, special effect night lighting, 
outdoor cafes/eating areas and/or other attractors and generator of pedestrian traffic and 
all to the approval of the Director of Development. The construction and maintenance of 
including liability for the Alexandra Way public pedestrian corridor shall be the 
responsibility of the Developer. 

PLN - 52



- 3 -

including liability for the Alexandra Way public pedestrian corridor shall be the 
responsibi lity of the Developer. 

b) Granting ofan approximately 344 m1 Statutory Right of Way over proposed "Area E" 
for the purposes of establishing a passive recreation, public open space as a transition to 
the proposed elevated landscape deck (see item c. below). "Area E" is located at tbe 
northeast corner of the development site on the west side of May Drive (see Attacbment 
4) . The design of this transition area requires further design development through the 
Development Permit process. The construction and maintenance costs including the on
going liability for this landscape transition area to the elevated landscape deck shall be 
the responsibility of the Developer. 

c) Granting of an approximately 3,378 m' (52 m x 64.9 m) Statutory Right of Way (SR W) 
over the proposed elevated landscape deck for the purposes of estab lishing a passive 
recreation, public open space including the transition areas to the fronting streets 
(Alexandra Road and May Drive). The elevated landscape deck is located along 
Alexandra Road at the northeast comer of the proposed development site excluding 
"Area E" (see Attachment 4). A reference plan is required with the appropriate area 
shaded to identify this proposed SRW to be confirmed by survey plan and a vo lumetric 
legal plan to the approval of the Director of Development prior to registration in the land 
title office. The design ofthis elevated landscape deck and transition areas requires 
further design development through the Development Permit process but is intended to 
be an important feature of the site design including barrier free pedestrian access, 
multiple entry points including a stair cOlmection to the surface parking lot below, 
decorative pedestrian paving, lighting, street furniture, numerous seating opportunities 
with abundant trees, shrub, groundcover and sodded grass planting, an all to the 
approval oflhe Director of Development. The construction and maintenance cost 
including the on-going liability for the elevated landscape deck shall be the 
responsibility of the Developer. 

d) Final determination of the exact PROP-SRW's and construction requirements are 
subject 10 minor revisions as determined by the functional road design and to the 
approval of the Director of Transportation, Director of Engineering and Director of 
Development. 

5. Consolidation of the following 20 lots (the table below) in order to create two (2) 
development parcels (east development parcel and west development parcel) plus "Area J" as 
identified in Attachment 4. The existing dwellings have already been demolished. 

Address PIO Legal Address Zoning awn" 

Lot 53 Section 34 Block 5 North Range 6 Single Detached First Richmond 
4660 Garden City Road 003-491-986 North Shopping 

West New Westminster District Plan 41957 (RS1/F) Centres Ltd. 

Lot 1 Section 34 Block 5 North Range 6 Single Detached 
First Richmond 

4680 Garden City Road 003-522-725 North Shopping 
West New Westminster District Plan 15498 (RS11F) 

Centres Ltd. 

Lot 2 Section 34 Block 5 North Range 6 Single Detached 
First Richmond 

4700 Garden City Road 001-985-281 North Shopping 
West NewWestminster District Plan 15498 (RS1lF) 

Centres LId. 
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Address PIO Legal Address Zoning Owner 

Single Detached First Richmond 
4720 Garden City Road 003·640·043 Lot 3 Section 34 Block 5 North Range 6 North Shopping 

West New Westminster District Plan 15498 (RS1!') Centres Ltd. 

Lol4 Except: Firstly, Parcel A (Bylaw Plan 
First Richmond 

4740 Garden City Road 008·141·525 
73626), Secondly, Parton Plan LMP41468 Single Detached 

North Shopping 
Section 34 Block 5 North Range 6 West (RS1I') 
New Westminster District Plan 15498 Centres Ltd. 

lot 54 Section 34 Block 5 North Range 6 Single Detached 
First Richmond 

9040 Alexandra Road 003·514-889 North Shopping 
West New Westminster District Plan 41957 (RS1/F) Centres ltd. 

Lot 37 Section 34 Block 5 North Range 6 Single Detached 
First Richmond 

9060 Alexandra Road 007·133·138 North Shopping 
West New Westminster District Plan 34867 (RS1!') Centres Ltd. 

Lot 38 Section 34 Block 5 North Range 6 Single Detached 
First Richmond 

9080 Alexandra Road 004-192·141 North Shopping 
West New Westminster District Plan 34867 (RS1!') 

Centres Ltd. 

North 249.3 Feet Lot 3 Except: Parcel kA" First Richmond 
9180 Alexandra Road 012·032·476 (Explanatory Plan 8738). Block "C" Section Single Detached 

North Shopping 
34 Block 5 North Range 6 West New (RS1IF) 

Centres Ltd. 
Westminster District Plan 1224 

Parcel "A" (Explanatory Plan 8738). Lot 3 Single Detached 
First Richmond 

9200 Alexandra Road 003·498·433 Block "C" Section 34 Block 5 North Range (RS1I') 
North Shopping 

6 West New Westminster District Plan 1224 Centres Ltd. 

Parcel "One" (Explanatory Plan 9711) Lots First Richmond 
9260 Alexandra Road 012-032-522 3 and 4 Block kC" Section 34 Block 5 Single Detached 

North Shopping 
North Range 6 West New Westminster (RS1I') Centres Ltd. 

District Plan 1224 

West Half lot 5 Block "C" Section 34 Single Detached 
First Richmond 

9280 Alexandra Road 012·032·557 Block 5 North Range 6 West New North Shopping 
Westminster District Plan 1224 

(RS1/') Centres Ltd. 

East Half lot 5 Block kC~ Section 34 Block Single Detached 
First Richmond 

9320 Alexandra Road 004-079·124 5 North Range 6 West New Westminster (RSlIF) North Shopping 
District Plan 1224 Centres ltd. 

Lot "B" Section 34 Block 5 North Range 6 Single Detached 
First Richmond 

9340 Alexandra Road 000·868·655 North Shopping 
West New Westminster District Plan 11945 (RS1!') Centres ltd. 

Single Detached 
First Richmond 

9360 Alexandra Road 000-556·939 Lot A Section 34 Block 5 North Range 6 North Shopping 
West New Westminster District Plan 11945 (RS1!') Centres ltd. 

West Half Lot 7 Block "C" Section 34 Single Detached First Richmond 
9400 Alexandra Road 012·032·573 Block 5 North Range 6 West New North Shopping 

Westminster District Plan 1224 
(RS1!') Centres Ltd. 

East Half lot 7 Block "C" Section 34 Block Single Detached First Richmond 
9420 Alexandra Road 004-204-662 5 North Range 6 West New Westminster (RS1IF) 

North Shopping 
District Plan 1224 Centres Ltd. 

West Half lot 8 Block "C" Section 34 Single Detached First Richmond 
9440 Alexandra Road 012·032·581 Block 5 North Range 6 West New North Shopping 

Westminster District Plan 1224 (RS1I') Centres Ltd. 

East Half lot 8 Block "C~ Section 34 Block Single Detached First Richmond 
9480 Alexandra Road 001·084-372 5 North Range 6 West New Westminster (RS1I') 

North Shopping 
District Plan 1224 Centres Ltd. 
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Address PIO Legal Address Zoning Owner 

West Half lot 9 Block "e" Section 34 First Richmond 
9500 Alexandra Road 008-130-990 Block 5 North Range 6 West New 

Single Detached North Shopping 

Westminster District Plan 1224 
(RS1I') Centres ltd. 

6. Registration of an aircraft noise indemnity covenant fo r non-sensitive uses on title. 

7. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 
2.6 m GSC. The proposed development is designed to 2.601 GSC with the exception of the 
proposed Walrnart loading dock/service area, main lobby including the proposed clinic arca 
and Buildings M and N along Alderbridge Way_ The Developer will be required to submit a 
survey of Alderbridge Way (May Drive to High Street), set these finished floor elevations as 
high as poss ible and provide a supportable rationale, which are all subject to the approval of 
the Manager of Buildings and the Director of Engineering. 

8. Registration of a legal agreement on titl e ensuring that the only means of vehicle access is to 
Alexandra Road, the proposed High Street and the proposed extension of May Drive and that 
there be no direct vehicle access to Alderbridge Way or Garden City Road and to the 
approval of the Director of Development. 

9. Registration ofa legal agreement that ensures the provision of the following required 
Transportation Demand Management (TDM) measures to the approval of the Director of 
Transportation including: 

8. Bicycle storage (in addition to the bylaw requirements): The Developer to provide a 25% 
increase in the total number of Class I and Class 2 bicycle spaces (i.e. an additional 25 
Class 1 stall s and an additional 33 Class 2 stalls); 

b. Two (2) separate end-of-trip bicycle facilities: The Developer to provide facilities 
consisting of three (3) water closets per gender, 2 wash basins per gendcr and 3 showers 
per gender. Based on the layout of the development, these facilities should be spread out 
between the western and eastern portions of the site; and 

c. Electric Vehicle (EV) Plug-ins: The Developer to provide pre-ducling to 10% of the total 
number of parking stalls provided on-site for future installation of charging stations and 
designated as such. In addition, and as part of the proposed development, equip a 
minimum of four (4) parking stalls (i.e. , 2 park ing stalls on the west development parcel 
and 2 parking stall s on the east development parcel near the proposed Walmart Store) 
with EV charging stations (240V). 

10. Submission of a voluntary cash contTibution of $3,450,000 to the City for acquisition of 
4560/62 and 4580 Garden City Road. This is to be accompanied with a legal agreement, 
w hich indicates that the City is not obliged to acquire these properties by any specific date. 
The City wi ll reimburse the Developer with any surplus funds from their $3,450,000 
contribution for these 2 properties, if there is any residual funding for these lots after all City 
costs have been paid. 

11. Submission of a Letter of Credit (LOC) acceptable to the City, in the amount of for the 
construction of the Connector Road. The LOC is to be replaced with a cash contribution 
based on the construction value in the year that the City constructs the Connector Road. The 
estimated construction value in 2013 is $2,166,382, which has been escalated by an assumed 
4% annual inflation factor to arrive at the estimated construction value 0[ $3,206,774 in 
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2023. The LOC is to be accompanied with a legal agreement enabling the City to use the 
LOC for road construction. 
a. Alexandra/Leslie Connector Road Construction Cost Forecasts are as follows: 

Year 

2013 

2014 

2015 

2016 

2017 

2018 

2019 

2020 

2021 

2022 

2023 

Estimated 2012 Construction Cost = $ 2,083,059 
Forecasted Annual Inflation = 4% 

Forecasted 2013 Construction Cost = $ 2,166,381 

Forecasted 2023 Construction Cost = $ 3,206,774 

Forecasted Construction Cost Annual Inflation 

$ 2 166381 4% 

$ 2253037 4% 

$ 2343158 4% 

$ 2436884 4% 

$ 2,534360 4% 

$ 2635734 4% 

$ 2741 164 4% 

$ 2850810 4% 

$ 2964842 4% 

$ 3083436 4% 

$ 3206774 4% 

12. The Developer has voluntari ly agreed to incorporate on-site public art installation(s) along 
the Alexandra Way public pedestrian corridor in accordance with the City's Public Art 
Policy with an approximate value of $1 55,077 (387,692 II' x $Oo4O/ft' ) and to the approval of 
the Director of Development. A letter of credit in the amount of $155,077 (387,692 ft2 x 
$0.40/ft?) is a requirement as security for public art to be installed on-site. If the Developer 
elects not to install on-site public art, then the Developer must agree to vo luntarily contribute 
$0040 per buildable square foot or $155,077 (387,692 ft, x $Oo4OIft' ) to the City's public art 
fund. 

13. City acceptance of the Developer's offer to vo luntarily contribute $0.60 per buildable square 
foot for City Beautification or $232,615 (i.e. 387,692 ft, x $0.60/ft' ) as part of the City's 
West Cambie Area - Alexandra Interim Amenity Charges. A reduction to this contribution 
for the design and construction costs related to the Alexandra Way pedestrian corridor if any 
is to be determined by the Director of Development. 

14. City acceptance of the Developer's offer to voluntarily contribute $0.07 per buildable square 
foot for Community and Engineering Planning or $27,138044 (i.e. 387,692 ft, x $0.07/11') as 
part of the City's West Cambie - Alexandra interim Amenity Charges. 

15. City acceptance of the Developer's offer to voluntarily contribute $90,000 for 3 bus shelters 
($25,000 each for the bus shelter plus $5,000 each for the bus landing pad) proposed at each 
of the following locations, if the Developer does not upgrade these bus stop locations through 
the Servicing Agreement and to the approval of the Director of Transportation: 

a) north of Alexandra Road on the wcst side of Garden City Road, 
b) south of Alderbridge Way on the west side of Garden City Road , and 
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c) south ofOdlin Road on the west side of Garden City Road or along Alderbridge Way if 
TransLink and Coast Mountain Bus Company agree to the necessary bus route revisions. 
In the event that the necessary bus route revisions are not made by Translink and Coast 
MOlmtain Bus company. the location for the bus shelter and landing pad will be pursued 
elsewhere near the vicinity of the subject site 

16. Registration of a legal agreement(s) regarding the Developer's commitment to connect to the 
Alexandra District Energy Utility (ADEU), including the operation of and use of the ADEU 
and all associated obligations and agreement as determined by the Director of Engineering. 
The Developer has committed that between 63-69% of the proposed floor area or 
approximately 70% of the total annual heating and cooling energy demand will be serviced 
by the ADEU but this is subject to Council approval of amendments to the ADEU bylaw to 
allow less than 70% participation. However, participation in the ADEU will be limited to 
the large format tenants (Buildings A and the East Anchor Building - Walmart Store). More 
detailed energy modeling will be required to establish the extent of the energy demand 
represented by those tenants. The Developer will coordinate with Engineering staff to 
detemline this demand as part of the Servicing Agreement process. 

17. Processing of a Development Pennit advanced to a sufficient level of detailed design and to 
the approval of the Director of Development. 

18. Enter into a Servicing Agreement* for the design and construction of road improvements and 
site servicing. Works include, but may not be limited to the following: 

A. Transportation & Traffic Requirements 

1. Applicant responsible for the design and construction of the fo llowing frontage 
improvements and transition between those improvements and the existing condition 
outside the development site frontage (at a minimum 30: I taper rate for Alderbridge 
Way and Garden City Road, and a minimum 20:1 taper rate for all internal roads) to 
the approval of the City. Please refer to Item 2 for additional frontage improvements 
at intersections. Note that while Servicing Agreement Items A I and A2 provide a 
general description of the minimum frontage work requirements, the exact details and 
scope of the frontage works to be completed by the Developer would be confinned 
via a functional road design to be prepared by the Developer and to the approval of 
the Director of Development, the Director of Transportation and the Director of 
Engineering. 

a) Alderbridge Way, fTom Garden City Road to May Drive (from south to north): 
• enhance existing medians with decorative/gateway treatments, i.ncluding but not 

limited to banners, landscaping, trees, hard landscaping, street lighting, etc.; 
• maintain two existing westbound traffic lanes; 
• maintain existing curb/gutter on the north side; 
• 1.5 m wide treed boulevard; and 
• 3.3 m wide shared pedestrian/cyclist path. 

b) Garden City Road, from Alderbridge Way to Alexandra Road (from west to east): 
• enhance existing medians with decorative/gateway treatments, including but not 

limited to banners, landscaping, trees, hard landscaping, street lighting, etc.; 
• maintain two existing northbound traffic lanes; 
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• shift the existing northbound bicycle lane allowance onto the east boulevard; 

• 0.15 rn wide curb/gutter; 
• 1.85 m wide treed boulevard; 
• 2.0 m wide bike lane; 
• 1.77 m wide grass buffer strip to separate sidewalk and bike lane; 
• 2.0 m wide sidewalk at property line; and 
• minimum 3.0 m wide building setback from property line (west to east) sloped 

and landscaped with dense plant material to the proposed building wall with 
perpendicular walkway connections to the public s idewalk including stairs or 
ramps from the required emergency exit doors along the back of the building as 
required by code; and 

c) Alexandra Road, from Garden City Road to eastern limit of the development site 
(from south to north): 

• 2.0 m wide s idewalk; 
• 1.5 m wide boulevard; 
• 0.15 m wide curb; 
• minimum 9 m wide vehicular driving/parking surface (this pavement may be 

reduced to min. 6.2 m at mid-block locations where feasible); and 

• minimum 1.0 m wide shoulder. 

d) May Drive, from Alderbridge Way to Alexandra Road (from west to east): 

• 2.0 m wide sidewalk; 
• 1.5 m wide boulevard; 
• 0.15 m wide curb; 
• 12.7 m wide vehicular driving/parking surface; 
• 0.15 m wide curb, 
• 1.5 m wide boulevard; and 
• 2.0 m wide sidewalk. 

e) High Street, from Alderbridge Way to Alexandra Road (from west to east): 

• 2.0 m wide sidewalk; 
• 0.15 m wide curb; 
• 18.4 m wide vehicular d.riving/parking surface (i.e., 2 x 2.5 m wide parking lane 

or landscaped boulevard near intersections, 4 x 3.35 m wide traffic lanes); 

• 0.15 rn wide curb; and 
• 2.0m wide sidewalk. 

2. In addition to the frontage improvements noted in Item I , the Developer is 
responsible for the design and construction of the following intersection 
improvements and to the approval of the Director of Transportation and the Director 
of Engineering. 

a) Alderbridge Way I May Drive 

• Installation of a new traffic s ignal to include but not limited to the followings: 
signal pole, controller, base, hardware, pole base (City Centre decorative pole 
and street light fixture), detection, conduits (electrical and communications), 
signal indications, communications cable, electrical wiring and service 
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conductors, APS (Accessible Pedestrian Signals) and illuminated street name 
,ignes). 

• Installation of an eastbound to northbound left-turn lane, with a minimum 
storage length of60 m. Please note that while a portion of the left-turn lane 
may be accommodated within exist ing median, a minimum 1.2m wide median 
should be maintained. 

b) Alderbridge Way I High StTeet 

• Installation of a new traffic signal to include but not limited to the followings: 
signal pole, controller, base, hardware, pole base (City Centre decorative pole 
and street light fixture), detection, conduits (electrical and communications), 
signal indications, communications cable, electrical wiring and service 
conductors, APS (Accessible Pedestrian Signals) and illuminated street name 
sign(s). 

• Installation of an eastbound to northbound left-turn lane, with a minimum 
storage length of60 m. Please note that while a portion of the left-tum lane 
may be accommodated within the existing median, a minimum 1.2 m wide 
median should be maintained. 

• Installation of a westbound to northbound right-tum lane, with a minimum 
storage length of 50 m, while maintaining the two westbound through lanes as 
noted in Item Ala) above. 

c) Alderbridge Way / Garden City Road 

• Upgrade of the existing traffic signal to include but not limited to the 
followings: signal pole, controller, base, hardware, pole base (City Centre 
decorative pole and street light fixture), detection, conduits (electrical and 
communications), signal indications, communications cable, electrical wiring 
and service conductors, APS (Accessible Pedestrian Signals) and illuminated 
street name sign(s). 

• Installation of duallefHum lanes on the southbound (a minimum total storage 
length 0[200 m), n0l1hbound (a minimum total storage length 0[200 m) and 
westbound approaches (a minimum total storage length of 190 m), while 
maintaining all other existing traffic lanes. Please note that whi le a portion of 
the left-tum lanes may be accommodated within existing medians, a minimum 
1.2 m wide median should be maintained on a ll intersection approaches. 

• Installation of a westbound to northbound right-tum lane, with a minimum 
storage length of 50 m, while maintaining the two westbound through lanes as 
noted in Item Ala) above. 

• Provision of an acceptable transition between the above noted intersection 
improvements, the proposed boulevard treatment and the building setback 
landscape design (at a minimum 30:1 taper rate for Alderbridge Way and 
Garden City Road) to the approval of the Director of Development and the 
Director of Transportation. 

• Installation of an accessible bus shelter and landing pad (9 m x 3 m) on the 
east side of Garden City Road, just north of Alderbridge Way. 
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d) Garden City Road I Alexandra Road 

• Closure of existing median opening with curb/gutter and decorative median 
treatments. 

e) Installation of special crosswalks with downward lighting and associated 
equipments at the following locations: 

• High Street, at the proposed access to the development site; 

• High Street, at Alexandra Road; and 

• Alexandra Road, at High Street. 

f) ConstnIction Timing: all frontage improvements should be completed prior to 
opening of development. 

3. All Transportation requirements shall be as pcr City requirements and approved by 
the Director of Transportation. 

B. Site Servi cing & Connection Requirements 

I. Stonn: Required storm sewer improvements include the fo llowing: 

a) All stonn drainage must be directed to Alexandra Road and west to Garden City 
Road except for road run-off [Tom the south half of High Street and May Drive 
that may be drained to Alderbridge Way; 

b) Provide a 600mm diameter storm sewer from existing manhole (manhole D26 in 
the analysis) located at the intersection of Alderbridge Way and future May Drive 
to proposed manhole D4 located at the intersection of Alexandra Road and future 
May Drive with an approximate length of 170m; 

c) Provide a 600mm diameter storm sewer from existing manhole (manhole D29 in 
the analysis) located at the intersection of Alderbridge Way and future High Street 
10 proposed manhole 06+ located at the intersection of Alexandra Road and 
future High Street with an approximate length of 170m; 

d) Upgrade the existing ditch at Alexandra Road to a 600mm diameter storm main 
from intersection of Alexandra Road and future May Drive (manhole D4 in the 
analysis) west to manhole D5 with an approximate length of 100m; 

e) Upgrade the existing ditch at Alexandra Road to a 900mm diameter storm main 
[rom manhole 05 west to manhole 06 with an approximate length of 100m; 

f) Upgrade the existing ditch at Alexandra Road to a 900mm diameter storm main 
from manhole 06 west to manhole 08 with an approximate length of 50m; 

g) Upgrade the existing ditch at AJexandra Road to a I050rum diameter stonn main 
from manhole 08 west to manhole DIS with an approximate length of95m; 

h) Upgrade the existing ditch at Alexandra Road to a 1050rum diameter stonn main 
from manhole 015 west to manhole DI6 with an approximate length of 80m; and 

i) A new tie-in will be required to convey flow from the proposed drainage system 
in Alexandra Road to the existing 12000101 diameter stonn sewer located at the 
west side of Garden City. Details and location of the new crossing/tie-in will be 
detennined via the Servicing Agreement and to the approval of the Director of 
Engineering. 
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2. Sanitary: Required sanitary sewer improvements include the following: 

a) Alexandra Road: Construct a 250mm diameter sanitary sewer from the proposed 
transition point (west of Dubbert Street) to May Drive; 

b) May Drive (furure road extension): Construct a 375rnm diameter sanitary sewer 
from Alexandra Rd to Tomicki Ave and connect to the existing system. Ifa road 
dedication does not exist, then a minimum 6.0 m wide right·ofMway will be 
required. The pipe sizes may be revised at the Servicing Agreement stage as 
additional infonnation becomes available for the servicing requirements of the 
proposed adjacent developments; and 

c) High Street: Construct a 200mm diameter sanitary sewer and connect to the 
system on Alexandra Road. The upstream end of the sanitary sewer will be 
detennined by the location of the service connection for this development. 

d) Provision ofa minimum 6.0 111 wide utility Statutory Right·of·Way (SRW) is 
required for the proposed sanitary sewer at future May Drive between Alexandra 
Road and Tomicki Avenue. The location of the required SRW is to be determined 
later either within 9451 and 947 1 Alexandra Road and measured 6.0 m from the 
east property lines of these 2 properties or located on 9491 Alexandra Road and 
measured 6.0 m from the west property line. 

3. Water: Required water service improvements include the following: 

aJ Using the OCP 2021 Maximum Day Model, there is 717. 10 Lis available at 20 psi 
residual at 4740 Garden City Road, 529.40 Us at 20 psi residual at 4600 Garden 
City Road and 220.50 Lis at 20 psi residual at 9411 Alexandra Road; 

b) Based on the proposed rezoning, the site requires a minimum fire flow of200 Lis; 

c) Water analysis is not required to detennine upgrades to achieve minimum 
requirements; 

d) Once the building design is confinned at the Building Pennit stage, the Developer 
is required to submit fire flow calculations signed and sealed by a professional 
engineer based on the Fire Underwriter Surveyor ISO Standards to confirm that 
there is adequate available flow; 

e) A new watermain is required on Alexandra Road, High Street and May Drive 
along the development frontages (design to be via the servicing agreement); and 

f) Via the Servicing Agreement the City will review the impact of the proposed 
works on the ex isting 300mm diameter asbestos·cement (AC) watennain on 
Garden City Road. The City wi ll work with the Developer to coordinate the 
replacement/relocation of the AC watennain, if required. 

4. HydrofTelephone: Pre·ducting works are required on the following proposed roads 
subject to confinnation from BC Hydro and telecom providers: 

c) proposed May Drive (from Alderbridge Way to Alexandra Road); and 

d) proposed High Street (from Alderbridge way to Alexandra Road). 

The removal of existing power poles and install ation of underground pre·duct along 
the east side of Garden City Road and along the north side of Alexandra Road will be 
at the discretion of BC Hydro. 
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5. All servicing infrastructure works shall be as per City requirements and to the 
approval of the Director of Engineering. 

6. The Developer is required to contact private utility companies to learn of their 
requirements; the developer must provide rights-of-ways to acconunodate their 
equipment (kiosks, vista, transformers, etc.) on the development site (i .e. not within 
City road dedication or right-of-way), subject to concurrence from the private utility 
compames. 

Prior to a Development Permi" being fonvarded to the Development Permit Panel for 
consideration, the developer is required to: 

1. Prior to issuance of a tree cutting permit after Public Hearing, the developer is required to 
submit a letter of credit acceptable to the City in the amount of $192,000 (i.e., 344 
replacement trees x $500 each plus 3 significant trees and I high value tree x $5,000 each) as 
security for replacement trees. 

2. Further design development of the architectural facade designs, site planning and landscape 
design are a required at the Development Permit stage. Advance the concept design and 
submit more detailed design drawings to ensure the establislunent of a compact, vibrant, 
pedestrian oriented, urban village centre that will become the retail/commercial heart of the 
Alexandra Neighbourhood and to the approval of the Director of Development. 

3. Expand the design concept and submit more detailed design drawings to ensure the creation 
of an attractive, accessible, activated, comfortable, pedestrian-friendly retail/commercial 
environment with strong pedestrian scale streetwall definition, the possibility for 
restaurants/shops to extend out toward the back of sidewalk including numerous small shops 
plus an interesting mix and variety of retail shopping opportunities along the High Street and 
to the approval of the Director of Development. 

4. Improve the concept design and submit more detailed design drawings to ensure the 
continuation of the Alexandra Way pedestrian corridor through the proposed development 
with high-quality pedestrian enhancements, punctuated with periodic pedestrian plaza areas, 
activated to attract pedestrian traffic and facilitate seasonal events, designed with ample 
pedestrian space and opportunities to encourage pedestrians to sit/linger and incorporating 
other features such as public art and focal elements that add interest and variety to the 
pedestrian experience and to the approval of the Director of Development. 

5. Neighbourhood Plan, Design Guidelines Compliance and Urban Design Improvements: 
Proposed deviations from WCAP neighbourhood structure and design guidelines can be dealt 
with at the Development Pennit stage. Urban design improvements required at the 
Development Pennit stage include advancing the concept design and resubmission of more 
detailed design drawings to ensure: 

• the establ ishment ofa compact, vibrant, pedestrian oriented, urban village centre that is 
integral part of the neighbourhood and will become the retail/commercial heart of the 
Alexandra Neighbourhood; 

• an attractive, accessible, activated, comfortable, pedestrian-friendly retai l/commercial 
environment with strong pedestrian scale streetwal l defmition, the possibility for 
restaurants/shops to extend out to the back of sidewalk including numerous smal l 
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neighbourhood scale character shops plus an interesting mix and variety of retail 
shopping opportunities along the High Street; 

• a higher quality architectural expression around the entire perimeter of the development 
site by extending the signature comer treatments (e.g. Alderbridge Way and Garden City 
Road) further along the building faces on all perimeter building facades including greater 
horizontal articulation and permeability of perimeter building facades to add more visual 
interest through enhanced architectural character and an appropriate proportion of 
transparent and opaque combination of surfaces for the proposed buildings that face the 
perimeter streets around the exterior of the proposed development; 

• the strong presence and continuation of the Alexandra Way pedestrian corridor, and 
neighbourhood pedestrian spine, through the proposed development with high-quality 
pavements and contrasting colours that identify the direction of Alexandra Way to and 
from the neighbourhood to the urban plaza at the corner of Garden City Road and 
Alderbridge Way. The Alexandra Way pedestrian corridor should be punctuated with 
periodic pedestrian plaza areas and pedestrian amenities to activate and attract pedestrian 
traffic and facilitate seasonal events, designed with ample pedestrian space and focused 
on creating opportunities to encourage pedestrians to sit and lingcr. The plaza spaces 
should incorporate other features such as public art and focal elements that add interest 
and variety to the pedestrian experience. The ground plane paving treatment along the 
Alexandra Way pedestrian corridor through the proposed development site should 
include a distinctive and continuous decorative paving treatment extending from building 
face to building face (along this route through the proposed development) with 
significant differentiation between the Alexandra Way corridor and other the other 
internal streets and sidewalks within the overall development; 

• a reduction in the amount of signage that is coordinated with the proposed floor plans 
including the bctter integration or elimination of redundant signage such as the proposed 
"Directional Signage" pylons and stronger coordination with the enhanced architectural 
character of proposed buildings at corner locations; 

• safe and efficient pedestrian movement that reflects the direction of the pedestrian traffic 
toward the Walmart store within the parking area including consideration of east-west 
oriented parking aisles within the open parking area on the east development parcel with 
wider bio-swales; 

• better coordination between the landscape and architectural design, including a stronger 
reliance on the informal clustering of large coniferous tree planting around the perimeter 
of the proposed development site to enhance the massing and materials 
articulation/treatment of the building facades, particularly along the Alderbridge Way 
frontage that is visib le from the Garden City Lands to the south; and 

• acceptable resolution of any non-compliance with all relevant design guidelines. 

6. Provision of adequate and appropriate refuse and recycling facilities for each building to and 
to the approval of the Director of Development and the Director of Public Works. 

7. CPTED: All parkade areas (walls, columns and ceiling) to be painted with reflective white 
paint and come with lighting levels as required by the BC Building Code. The open parking 
areas will be well lit with fixtures providing good colour rendition. A complete and 
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comprehensive CPTED review of the development will be provided with the Development 
Permit submission. 

8. Submission of a landscape plan prepared by a BCSLA registered landscape architect to the 
approval of the Director of Development including the deposit of a landscape security based 
on 100% of the cost estimate provided by the landscape arch itect. The Landscape Plan 
should: 

• 

• 
• 

• 

comply with the OCP guidelines regarding Lane Establishment and Arterial Road 
Redevelopment Policies and should not include hedges along the front property line; 

include a mix of coniferous and deciduous trees; 

provide 4 large specimen trees on the planting plan to replace the existing 3 significant 
trees plus 1 high value tree proposed for removal ; and 

include the 344 (I 72 x 2) required replacement trees with the following minimum sizes: 

No. of Replacement Trees 

344 

Minimum Caliper of Deciduous 
Tree 

10 em caliper 

Minimum Height of Coniferous 
Tree 

3.5 m height 

Ifrequired replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in 
the amount of $SOO/tTee to the City's Tree Compensation Fund for off-site planting is 
required or $5,000 each for significant or high value trees not provided on site . 

Prior to Building Permit Issuance, thc developer must complete the following 
requirements: 

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

2. Payment of the Supplementary Local Area DCC for the Alexandra Neighbourhood. 

1. Payment of the $480,738.08 (387,692 ft' x $1.24/ft' ) indexed at the applicable rate, in 
accordance with the Alexandra Neighbourhood Development Agreement. 

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

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

• 
• 

• 

• 

• 

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 2 19 of the Land Title Act. 

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

The preceding agreements shall provide security to the City including indemnities, 
warranties, equitable/rent charges, letters of credit and wi thholding pennits, as deemed 
necessary or advisable by the Director of Development. All agreements shall be in a foml 
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 Pennit(s) to the approval of the 
Director of Engineering may be required including, but not limited 10 , site investigation, 
testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, 
piling, pre-loading, ground densification or other activities that may result in settlement, 
displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

(Signed original on fil e] 

Signed Date 
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Attachment 6 
Alexandra/Leslie Connector Road Realignment & Land Requirements 
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Attachment 8 

West Cambie Alexandra Neighbourhood Land Use Map (existing) 
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Also refer to Section 8.45 - Alexandra District Energy Voit regarding district energy density bonl.lsing policies. 
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Attachment 9 

West Cambie Alexandra Neighbourhood Land Use Map (Proposed) 

C'ity ofRiclunond 
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~ A!.:.:aroclr. Wilt tp~~1c ~h"'()1 
Passage Righkl/.way) 

_P~d~dwll)'fl 

r: .. lItLJP'O.lnt ..... tio .... 
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Attachment 10 

Summary of Public Comments & Correspondence 

The following is a chronological listing of public correspondence received by the City regarding 
this rezon ing application since June 2011 

Date Sender Type 

June 2, 2011 Polygon Letter 

Dec. 19, 2012 S. Sangha Email 

Dec. 24, 2012 M. Woodward Email 

Dec. 26, 2012 L. Jones Email 

Dec. 28, 2012 A. Gauld Email 

Dec. 29, 2012 J. Cross Email 

Jan. 2, 2013 R. Mathias Email 

Jan. 5, 2013 D. Burgess Email 

Jan. 21 , 2013 D. Loveland Email 

Jail. 21 , 2013 R. Vetter Email 

Feb. 25, 2013 C. May Email 

Mar. 8, 2013 D. Whalen Letter 

Mar. 17,2013 O. Tkatcheva Email 

Mar. 17, 2013 B. Mathias Email 

Mar. 17, 2013 R. Mathias Email 

Mar. 18122, 2013 K. Eliot Email 

Mar. 18, 2013 W. So Email 

Mar. 18, 2013 P. Price Email 

Mar. 18, 2013 A. May Email 

Mar. 18/22,2013 B. & N. Hou le Email 

Mar. 18, 2013 J, Terborg Email 

Mar. 18, 2013 R. Xavier Email 

Mar. 19, 2013 R. MaCaliion Email 

Mar. 20, 2013 D, Whalen Email 

April 9, 2013 C. Day Letter 

Note: There were articles or letters to the editor in the local newspapers on the following dates 
January 11 and 23, 2013, March 15 and 27, 2013 that appear to coincide with the timing of the 
majority of correspondence from the general public on this rezoning application. 

The follow pages of this attachment contain copies of the actual public correspondence. 
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June 2, 2011 

Gity of Richmond 
6911 No.3 Road 

. Richmond, Be 
V6¥2Cl 

. AttentiQn: Erian Jackson . 

- 2-

~~~ 
/b.t~ 

' POLYGON 

Director of Development, 
Development Applications Division 

near Brian, 

Re: Proposed Smal'tCentres West Cambie Project 

Thil;l letter is to confirm our concern regarding the cutrent design of the proposed SmartCentrcs 
proj~ct located between Garden City and MayDrive and, Alderbridge Way and AlexandraRoad, 

As neighbors on Alexandra Road, we have IWpreciated the effort that SrpartCentres has put into 
the current design to create internally pedestrian friendly nei~borhood streetscapes, Ie.sulting :in a 
vast improvement over the typical suburban big box power centre, Unfortunately, this res.ponsible 
and pedestrian friendly planning has not been applitj:\ externally to their frontage along Alexandra. 
Road, ' , . " 

Alexandra Road is an important neighborhood street that has existing and futu,re residential front, 
doors and living areas, Design detailing and oare is required to create a friendly streetscape that 
allows for the,transition between retail and resioential. Alexandra Road is not and oan not become 
a service alley, Commeicia124 hour ]o~d!ng docks sil,nply can not front directly on neighborhood 
streets such as Alexandra Road, We-:havIHaised this legitimato planning concern to SmartCentres, 
However, no proposed resQlution to this has been presented'to us, 

In the spirit of cooperaq.on, we ate willing tq work' and contribute our tiroe in' d~velopilJg an 
acceptable and proper design solution with both SmarlCentres and the' City of Richmond, oUr 
goal is to create a vibrant and pedestrian' friendly neighborhood for the existing and future 
residents of the West Cambie neighborhood, 

Vice President, Development 
lob 

POLYC\ON 1l0M~S LTD. Sulle 900 -13~3Wast Broadway, VMoar/ar, a,D, VIlH ~C2 (604) an-1131 Fax(5()o!) 876-1256 
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From: steve sangha [ooallto:stcyesanoha@sbaw,ca) 
Sent : Wednesday, 19 December 2012 7:23 PM 
To: MayonmdCoundllors 
Subject: Re Walmart development Attn Bill McNulty 
Importance: High 

- 3 -

Our famUy has owned properties 4560/4562 Garden City Road lor over 40 years. Ills directly across from leslie 
AOEld. Over tha past few years reaitors (which I believe Bct on behalf of smlu1 centres) have offered real estate contracts 
which we have signed over tho pasl3 years. The contract expires then they want us to sign agaIn for another peOOd of 
time - 00V6f actually following through with the purchase. After being tirelessly led on with these roal estate contracts thaI 
nevor get fulfilled Of expire without purchaser fulfilling their commitment, my tamHy is sick of being uses BS a pawn to 
9)(tract money or use us as a leverage to get money from the clly. Smart centres shoold buy the property Mel build the 
road II was Inlended from the beginning. There Is huge traffic congestion aready I\avIng A1exandra/ Garden City Road 
Intersection so close to A1derb1ldge WaylGarden City Road - throw In a new development without figuring the road 
accessibility would be ludicrous. 

The worst thing about thl81s that Smart Centres has totally ruined a nolghbourhood I grew up as a Child. Many houses 
are boarded up. Vagrants and homeless people wander and search for things to seU or pawn. Our tenants (one which 
Ilvod there for 14 years) moved because 01 theft and break Ins. We had nleo famillas lea\19 because the children no 
longer fell sale. It has been especially bad since last two years. A house ectually exploded aller a homeless persOll tried 
to make a lire or steal metal form 8 gas line. It has been over len years and smart Centres bought house for $200,000 
and now they want City to pay for land acquisition costs lor a roed. Anolhef disturbing aspect Is how the City of 
Richmond planners agreed to evon consider the proposal of splitting the costs of land acquisition. Smart Centres has 
alraady laased out the entire commercial project to othar tenants at a substantial prollt. 

lllhey have made their final oftor \hen let It be. 000'1 hold the neighborhood hostage for another 5 years. let them 001111 
to another developer Of scrap the entire project and bring back single family homes. But the klea thai the properties are 
not obtainable Is totally false. We have resl estate contracts and correspondence to prove otherwise. ' 

S.Sangha 

778-228-6872 
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'rom: Meredith wocxtward fmal!to;mlbwQ9@omj!iI,c;oml 
Sent: Monday, 21 December 2012 8:23,6.M 
To: MayorandCouncil1ors 
Subject: Re: Walmart prOposil! 

Dear Mayor and Councillors 

T am wrilmg to voice opposition to the proposailo build a waimart in Richmond. We do riot need another big 
box store. We have enough. Waimart's profits are derived from cheap good~ being manufactured offshore in 
unacceptable working conditions. Ultimately this model is bad news for Canadian manufacturing and retail 
businesses. Let's draw the line here. 

Council has a good track record for making responsible decisions around controversial issues"decisions that 
have a rational human basis. rather than a solely economic one. Taking a stand against a Walmart invasion 
would be courageous, forward-thinking and supportive of the. local and Canadian economy. . . . 
With this in mind, I would also support the retaining and'resorationg of the lands along the north side of 
Alderbridge Way from Garden City to NO.4 Road. The events of the last few yean underlin mwe.ed to 
take better care of our environment. This would be one small step in that direction. 4. 0 .. ~~'~it. .. ' 

~ DATE ~1'\ 
Thank you all for your service to this colrummity. . 0 )," 

I Sincerely, . 
Meredith Woodward 

422-4500 Westwater DriYe, Richmond, Be V7E 681 
6Q:1=274-7601 . . 
www·mytripjournal,comlnrisw 

, 

I 

PLN - 73



·om: ly.l0Dcs@te!us,net(mIDltQ;lv.jones@telus.netJ 
.:>eDt: Wednesday, 26 December 20121:17 PM 
To: MayorandCoundllors 
Subject: walmart land use 

- 5 -

to,whom it may concern, the ~se of the walmart land musl Include laking care of the wooded area IeR. Th~ digging and 
earth movement has dllturbed the ground and drainage, causing flooding of trees, flora and fauna and destruction. There 
are coyotes, owIs,hBwks 800 many other smaller specles!tiat call th is place home. 
A few weeks ago I watched as the last two beautiful mature trees In alllheir fall colour, on the construction site on Mlnoru 
blvd. accross from the mall, as they were tom down branch by branch with a digger. They stood for at least 30 to 40 years 
with many others keeping our air clean providing shade for us, erHfhome to many song birds and squirrels. I stood alon~ 
In the cool morning sunshine, helpless to slop \t nol a tree or a blade of grass was leftJusl waste and baron. My heart sWI 
aches 10 have wltlrless Ihal total disregard to living earth, W~at we are doirlg 10 thi~ Orlee lovely quiet healthy c~y? Please 

. do something to save whal little Is left al walmart land where the coloye,owls and hawks live, and garden city land wtlere 
they hunt.We are soon going 10 need more than hlghor dykes to save us from ourseJl/cs.We are caretakers of this earth 
nol owners. What ere wo leaving ror our children and grandchlldren?thank you for your help,cartng resident linda jones. 

'. 
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( 
rom: Angela Gauld [Ql!Illtojanaeloo@shaw.ca} 

Sent: friday, 28 De<:ember 2012 11:08 AM 
To: MayornndCollndlfors 
Subject: Proposed Walmilrt Mill! 

Dear Mr. Brodie and Councillors 

- 6 -

It now seems that Rlclunond residentS' are to have another WaImart. in spite oftha! company's well-known 
dubious ~usiness practices, and their tolerance of dangerous working conditions in third world countries. And, 
what js to happen to Latlsdowne when we will have yet another mall selling cheap imported goods? Shall we 
have II giant while elephant on our hands? . 

If this new mall is a/all accompli, then please at least ensure that the mixed urban forest along the north side of 
Alderbridge Way from Garden City Road to No.4 Road is retained and restored. This is an important wildlife 
corridor and. provide.~ II natural viewscape, II commodity fast disappearing in our city. Please also insist upon 
retaining as much natural park as Jl9SSible in the Alexandra area around the proposed Walmart 'Mall, Part ofthe 
fast-diminisru ng pleasure of being a Richmond resident is the enjoyment of what little wildlife is left to us, 
Natural viewscapes and Rpundant green spaces and wildlife are a major part of what makes any eity "appealing 
and livcable", 

Final ly. becausc I live close to Garden City Road, the effect of anottier major man on local traffic 
concern's me, and if this project must go ahead, I hope that it will not b:e built Wltil appropriate~~J~ 
<uready well-established to cope with the inevitable increase in traffiC; such measures being 

"well-managed commWlity~. 

Respectfu lly 
Angela Gauld 
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( o m: Joseph Cross [malitoj\osephcrossart@me,cgml 
Sent: saturday, 29 December 2012 3:40 PM 

( 

To: MayorandCouoclllors . 
, Subject: Walmart Mall 

Dear Mayor & m,embers of Council, 

At a time of shifts and changes to munrcipal landscapes due to extreme weather 
conditions and climate weirding, it puzzles me as to why Richmond Council would .even 
consider building a huge. box store {one with a dubious 'corporate reputation at that}, near 
the Garden City Lands. ' , 

Parks and green spaces are necessary for. the health: and .... 'Cllbeing of residents, for diversity of wildlife, for the 
mitigation of flooding. recharging aquifers, and for cooling and cleansing the air in summer. Priceless .. 

The Garden City Lands serve an important eco logical balance to the commercial 
landscape that has swallowed up valuable green spaces, .and impacted our in tructure. 
,Municipalities are rethinking the amount of green space versus hard surf M: ~ef;1t 
"oundarles, and I would encourage you to recons ider~this plan. ~ DA~(. 

. (j \ 

\ 
JAN 0 1 10i3 : 

Looking forWard to a forward t,hinking approach to land use, () , 

~ RECEIVED 0' 
o ;«~ 

{ €'Fi'K'S 9-:7 

Regards, 

~?seph & Sharon Cross 
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-----Original Message-----
~ro~: Mathias, Richard (!ailto:r1chard .mathias@Ubc,cal 
ent: Sunday, 23 Oecenber 2012 9:48 PM 

To: Mayorandcouncillors 
Subject:, Wallllart Site 

We need to do much better 1n order to live up to our motto than to destroy the wild 
(undeveloped) lands proposed fpr thC' Walmart site. 

Please reconsider this unnecessary project and protect our City by Nature. 

RichaN! Mathias · 
6280 Coulton Ave 
Richmond 

PLN - 77



From : DON BURGESS [mallto:doodod3@hotmail.comJ 
"'~ nt: Saturday, 05 January 2013 10:19 AM 

; MayorandCound\lors; gardeodtvlands@lshaw,ca 
Subject: Garden CIty lands and Walmart proposal 

Dear Mayor and Coundliors, 

- 9 -

I have been following the proposals for the Wal-mart dcvelopmeot, I would like to request that the Coundl ask that Wa!
mart create as much green space, and tree ,as possible If It builds, and, that the coundl be resolute to el"lforce this 
condition. Richmond Is already becoming a high-rise asptialt jungle, al'ld this Is a tragedy in a,new dty with the,posslbllity 
a good living environment. 

.J would also propose that the City retai~ a'green cor:r1dof in the ilrea north of Alderbrldge Way 'from Garden City Rei 
across to Number 4 road. 

Mlnpru Park remains the o.nty good p.arkland area In central Richmond, and we need more. 

I thank you for your attention, 

Yours sincerely, 

Donald Burgess 
10857 canso Crescent 

'hmond Be 
.' viE 5 B6. 

PHOTOCOPIED 

&,D ISTRIBUTED 

/.(6~ ~;~ 
/<5 DATE OA .'0 

JAN 08 2013 

- \; "CEIVED· (f 
'C;-.. ~' 
~{E'RK'S 0«' 
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From: Damlel'lloveland [ma!lto jdee101Ql@yahoo,cal 
<:ent: Monday, 211anu.!Iry 2013 11:54 AM 

J: MayorandCoundllors 
Subject: Walmart· GIIrden aty 

Dear Mayor and Councillors: 

With respect to the Walmart proposal, I'd like to put in a request for Richmond to retain and restore the mixed 
urban forest along the north side of AJderbridge Way from Garden City Rd to No.4 Rd (as a wildlife corridor 
and an important part of.the natural viewscapc as seen from Garden City Rd, the Garden City Lands, 
Westminster Hwy, etc.) and retain as much natural park liS possible in the Alexandra Area around the Walmart 
mall (if it is built). 

Best Regards, 

Damico Loveland 

\' 
r~ '')1'OCOPIED 

" J, 
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r rom: RIchard Vetter [maHID:Rld!ard.vetter@manulifesecyrit/cs,ca] 
~nt: Monday, 21 January 2013 9:17 PM 

J : Mayor.mdCoundllors 
Subject: FW: Wildlife corridor I mixed urban forest 

Dear mayor and councillors: 

JAN 23/it1f(3 
tp 

& DIS~flmUTED 

First off, J have to admit, my involvement in our 'community Isn't II shadow of what you and many D,thers have and I am 
very grateful for what you do. I also know that you make decisions guided by the people who elect you Into office and 
I'm golnll to give you my feelings on the Walmart shopping centre develop" ent ami surrounding areas. 

Long story short, yOu have the abJllty to mandate development guidance that could pelp preserVe somethln6 human 
and peaceful In this corridor, -.' 

l1lere's a page on Facebook called "You know you're from Richmond when .. ,N Unfortunately, most of the posters are 
people who are Glad they left. I'm one of the smaller group of people who are glad they stayed. I love li.vJrlgln and doing 
business in Richmond and rarely obsess about the past. My only desire Is to see a sustainable <lnd more human future. 

Wh<ltcver happens to the Garden City lands Is stili unknown at tills stage. Whatever form It takes will either be 
'beautlfully framed or debauched by your decision on the wildlife corridor. 

I would <15k you to ch(X)se wiscly and suppon those who are recommending a more sensitive solution than the patfrthat 
unlmpeded'development willinvarlably take'. 

Thanks once agal rl, 

Richard Vetter 

Rldl9ll1Vetter, 6A, CFP, ClU I WealthSmart Anandal Group I Manulifeseruritles lnoorporated I 3251 Chatham Street. 
Rlchmond,.tiC V1E6B8 
PI'IOrle 604.241.43S7 I Fal( 604.676.2288 I www.wealthsm~ft.ca 

. 'i-h(ime~ge:lr ;;Iv t~'~ [~~ ~y t~e IIddressee and Is not fO( pubUc dlstrlbul1on. The5ende,. Is not responsible for distribution of 
this message beyond'he a~ee Intended. Allinformatfon In lhl~ m~sagl!! Is confldentlalto the IIddresseeand Rlould be treated 
as S~}~. To ~re !.~~~ ~n~ Ifostructlons are received and executed In a ~mely and accurate manner, please do not selld any 
tradTri\llf1structloll$l'Ia e-rnall nor leave any such IMtructlons on volcemall. Please cOntact me directly at 6()4...2111·4357In order to 
verbally confirm vour Ins lructlon~ 
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( --Original Message--
From: Curtis May Imallto:c mav@sbawcal 
Sent: Friday, 22 February 2013 4:38 PM 
To: MayorandCouncmors 
Subject Walmart Development on Garden City 

To whom II may concern of the Richmond Municipality, 

- 12 -

It has come to my attention thai a likely deal with Walmart developers to build a Walmart and other shops at Garden City 
and A1derbridge wil happen in the near future. 

rd just lilIe to know what you think are the benefits alslowing a Walmart to be placed in West Richmond? Are there any 
other options? Are we considering the consequences of allowing the development of a super centre that has been known 
to shut down small businesses, care little of the environment, and contribute to the population poor quality food, among 
other things? 

I apologize If my Question Is open and I know little of the doclslon making procos5 at this time or of potential public 
Involvement, 

j'd appreciate a response, 
Thank you, 

Curtis, Richmond Resident 
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Mayo randCouncil!ors 

( n: 
:-.. >I1t : 
To: 
Cc: 
Subject: 
Attachmonts: 

Ma~ch 8, 2013 

Greetings; 
Mayor and Council, 
Cathy Carlile, 
Dav:e Sempl~ 

- J 3 -

Oe Whalon [ds_whalen@holmall ,com] 
Friday, 06 March 201310:12 PM 
MayorandCol,lncil\ors; Cartj(e, Cathfyn; Semple, Dave 
Margaret Hewlett; John Roeder; Alex Nixon RFBi Lynda Brumm~1 
Richmond Poverty Responso Committee leUer ra: Garden City Lands 
Mer 2013 PRe leiter on Gel to Mayor & tounclf.dOC; City of Richmond Plan Committeo 
Mins Feb.6 07.doc 

06-228o-Z()"142 - Garden Glty Lends - Management 

·Please seo attached, a letter Ilnd request from the Richmo~d Poverty Response Committee regatding the Garden 
City Lands-Study. I will hand deliver a hard-copy to City Hall c/o Mayor and Counci l on M;arch 11,2013. 

I look forward to your response. 

Sincerely, 

.. Whalen 
\::nair. Rldimond PRe 

C 604.230.3 158 

. .':b.qrj fl.t/t.~ JrJPIIl/ dg/J.t.rJ.f (1/1 Whfl JlrAp'QCJJ..mtR. flJis. wqrki. · Nor.incn.BPdau9 ... Agronom/st. bJabeJ.l.our.eota .. 

~~nyone who has ever struggled with poverty knows how extremely expeflS.lve it Is to be poor." James Baldwin'· 

. "Once-yea su II,YOII cnn.'t rm-lull. ~nd OIlC_yell-""Ufllf, k«plflgqu/~/, I~Jlng 1I0f"mg, beCbmu IrS po/ilkal ~II tlcl IrS 

speaklllg Ollt. T/I~rt'! no Inllocence. Ellller lI'ay,yolI'rtaccollllfnble. ' !Arundllalt Roy 
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( 

March 8, ZO 13 

Mayor & Councillors 
qty of Richmond 
6911 No.3 Road 
Richmond, BC 
V6Y2CI 

Dear Mayor & Councillors: 

- 14 -

~ PHOTOC~PIE.D 

MAR 1 1 1013 

& DISTRI~" -··~"l 

. ~o; MAYOfl & EACH 
COUNCILLOR I 

FROM: CITY CLERK'S OFFICE 

Re: Garden City Lands 
Ricllm()nd Poverty Re.'POIlSe. Committee's Report on Sustainable Food Systems 

On behalf ofthc Richmond Poverty Response Committee (PRC) I am writing to request the City of 
Richmond and the Parks & Recreation Department .review a 2006 report on Urban Agriculture from the 
Richmond Food Security Task Force (a subcommittee of the Richmond PRC). 

TIlis request is in light of the 2041 Official Community Plan which requires the City to consult with 
stakeholders in areas such as "Pal"k and Open Space Strategy" and "Agi-iculture and Food." We are 

. particularly interested in the city's future plans for the Garden City Lands. 

Entltled "Richmond Food System Asses:;me.nt," our·report and recommendations introduced a vision for 
·8 local food system initiative that would see an increase in community gardens/:(anns and sustainable 
·economic enterprises o~ the Garden City Lands. A link to the report is at: 
http://www.vch.<:.aImedialCPAT]u)CRichmond.pdf. 

In the minutes of a Feb 6, 2007 City Plarnling Committee meeting (enclosed), the following motion was 
passed: "That the Richmond Poverty J{esponse Commit1ce and the Ricbmolld Food Security TASk 
l~o rce be included on any stakebolders list for the Garden City Lands Study." 

The Richmond PRe has II. solid track record of work in food S~lIrity. We established the Food 
Security Task Force (which has since become the Richmond Food Secnrity Society) uro promote the 
understanding offood security, which means: when all people in the community, at all times, have 
access to nutritious, saje,personalIy"acaeptable and CIIltlfralfy.oppropriatejootis, produced ill ways 
that are em'ir~melltally sound alld socially just. " 

We completed the Richmond Food S~urjty Assessment in 2006, sponsored the Garden City Lands 
Town Han in 2007, and held the Food for All Conference in 2008, producing a dialogue report of the 
confercnce. A pocke~ lJIarket was also launched in 2008 as well II. Local Food Guide to make locally 
grown produce more accessible. 

c/o Rlchmand Food Bank Society, ' 100·5800 Cedarbridge Way, Richmmld, Be V6X 2A7 
Tet 604-105·47oom,Yw dcbmondpre.ea 
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We ask that the City honour its resolution to includlllhc Richmond PRe in any community 
consultations relatecl to the Garden City Lands Study. 

Thank you for your attention to this matter. Should you have questions or comments, please do not 
h~itllte to contact the undersigned at de wha1en@hotmai!.cQlUorat604.230.3158. 

Yours Truly, 

~ eJ~ JIL 
D.eWhalen 
Chair, Richmond PRe 

Enclosed: City ofllichmond Planning Committee minutes Feb 6, 07 

Co PR~ Executive Committee 
Cathy Carlile, Manager Community Services (by email) 
Dave Semple, Manager Parks & Recreation (by email) 

rio Ricbmond Food B..,k Society, '100·5800 Cedat\)(idge Way,.Rlchmond, Be V6X 2A7 
Tel6Q.I-205·4100 WWw,ricllllWI!dprc.13l 

2 
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( 

MayorandCounc iliors 

,0: 
Cc: 
Subject: 

- 20-

Olga [olga.tIIatcheva@gmail.com1 
Sunday. 17 March 2013 11 :58 PM 
MayorandCoollclllors 
gardencitylands@shaw.ca 
Walmart site planning in connection with Garden City LaMs 

r TO: MAYOR &-EACH 
I COUNCILLOR 
IFROM: CITY CLERK'S OFFICE 

Categories : 12-8060-20-8864 - WalmartiSmart Centre - Garden City & Alderbridge 

Dear Council memoers, 

I am r!!s-pectfully asking you t o disapprove of the plarl thilt destroys the vi ews from the 
Gardell City Lands, and allow the Wa lmart llIall t o be built exposed to the Gel side with a row 
of stores. leaving a green belt between the Walmart complex ' and the Garden City Lands ' would 
make i t more delicate and less int ru5~ve.. ' 

Please make a conscious effort to keep in harmony the future site of the community park~ and 
gar dens with the commercial and residential ar.eas surrounding it, The Garden City Lands has 
an enoqllOus potential to became a 'jeoflel, a f ocal point of our town, an envy fo r all 
municipalities that did not pay attention and failed to preserve the natural a reas of ' the 
same signifi cance in i t s center, but it needs a bit of spedal attitude in planni ng t o 
realize its potential in a b.est possible way . 
Ri ght now the vi ew from the Garden City l ands to t he mountains is the best one i n t he city, 
pl ease, keep itl 

with best regards, 
-"'oud member of the Garden City l ands coalition , Olga Tkatcheva Richmofld, ' Be. 

PHOTOCOPIED .;& 
MAR 1 8 2013 
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( 

MavorandCouncillors 

From: 
lnl: 

,0: 
Subject: 

- 21 -

Barbara Mathias {barbmathlas@tetus.net} 
Sunday, 17 March 2013 7:50 PM 
MayorandCouncillors 
Views In Richmond 

TO: MAYOR. & EACH ' 
COUNCILLOR 

FROM: CIW CLERK'S OFFICE 

Gategorlcs: 08-4100-02-01 - Development -l rlquirle"s 3Jld Complaints - General 

Precious. Special. Let's preserve theM. I'm writing about the views to the north. 
Specifically fran Wes.t Hwy across the open lands. 
The plan for the shopping centre looks re(,lsonable. If we give them that, we can insist that 
the trees ilnd corridor remain as a natural and existing blind. 
So t hey lose some square footage . Really , we can look at what t hey get. , 
And, what we preserve. That is your job, and our mindfulness as this city 'grows . 
I ask this of you, my representatives fQr my home. 
Thank you. 
Barbara Mathias 
Richmond. 

PHOTOCOPIED cRP 

MARl 8 2013 
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( 

Ma orandCounciliors 

From: . 
nl: 

,0: 
Subject: 

- 22-

Richard Mathias [rtchard.mathlas@ubc.ca] 
Sunday, 17 March 2013 7:34 PM 
MayorandCounclllors 
Alderbridge ~ 

~ 
TO: MAYOR & EACH 

COUNCILLOR 
FROM: CITY CLERK'S OFFICE 

Categories: 08-4100-C2-o1 - Development · Inquiries and Complaints - Genefal 

Mayor Brodie and Councillor s 

Althoug~ I do not believe that Richmond needs another big box s~ore for any reason, this 
message is more about the 5ustainabUity of a heal thy community through conservation. The 
Aldel'bridge corridor 1s another unique Richmond f eat ure that CQui d be preserved o'r sacrificed 
depending on your' responses to Walmart's b.landishments . Their position is one of profit not 
liveability. I urse you to wnsider our generation who have al ready seen much of what was 
Richmond s~crificed to profit and o~r future &enerations who will never be able to see wh~t 
we did. Sustaining our cOJlll'l~nity is in you r hands. I understand that resistance is 
difficult and under very persuasive threat {rom those who see onl y their own motives. I also 
understand that resistance must be maintained , as once a decision is ~ade to all ow this 
corridor to be relOved , "it can ~ever be reconstituted. As one developer said, t he regulatory 
authourity can refuse many times, but once agreement to develop is given , it cannot be 
revoked as development is not reversible. Please resist another" degradation of our 
environment through unwise and unnecessary development. 

Thank you 

-~chard Mathias 
rofessor of Public Health, UBC 

Rich~nd Resident since 1980 

PHOTOCOPIE~ 

MAR 1 8 1013 
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Mayora ride ou nc ilia rs 

-"-Qm: 
All: 

To; 
Cc: 
Subject: 

Categories: 

- 23 -

Katie Eliot [ke\lot@langara.bc.ca] 
Monday, 18 March 201311:14 AM 
MayoraodCounclNors 
gardellcitylandS@shaw.ca 
Garden City Lands Preservation 

06-2280-20-142· Garden City Lands · Management 

Dear Mayor and Councillors, 

~
-

.TO: ,MAYOR & EACH 
COUNCILLOR 

FROM: CITY ClEHK'S OFFICE 
54 

You hav.e acted steadfastly in the past to protect the integrity of the Garden City'Lands. 
This arca has so much potential ·and value to its citizens, mainly.as an 'accessible natural landscape. 

The bog drains so much rain which is pru1iculariy important, vita l- in Richmond. 
All over Richmond. so many yards and fields keep being ce:mented over _. to have a large area with 
good drainage, especiaUy around the concrete jungle city centre, is obviously necessary! 

'Planners and developers may wave around cash and say they can fix any problems they create, 
(But they won't want to talk about all diose tidal-wash wet parking garages in Steveston, fOr 
example.) "-
We know that nothing can replace the no.charge, free and efficient action of nature at work. . . . 
_ lease keep this area for urban gardens, a wildlife corr'idor, apd other priceless ~ssets that enhance 
civic wellbeing, 
This will be a legacy to be proud of, 

l'hankyou, 
KatieEliol 

Katie Eliot 
Division ~KBiutant 
Creative Art!! " Humanitie,8 
(604) 323-5005 

Langara College 
100 west 49th Avenue, Vancouver, Be, VSY l Z6 

PHOTOCOPIE£p 
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Guzzi, Brian 

From: 
lonl: 
(0: 

SubJ&ct: 

Thanks, Brian. 

- 24 -

Katie Eliot (keliot@langara.bc.caJ 
Frklay, 22 March 2013 10:12 
Guzzi, Brian 
Re: RZ 10-528877· KaUe Eliot email re Proposed SmartCentres/INalmart Rezoning 
Application 

I think the main point is not encroachment on th~ ALR but (1) the unnecessary and potentially 
hrumful increase of traffic, (2) additional unnecessary stores. and (3) paving of natural drainage 
areas. 
Thank you for emphasizing these points. 
Sincerely, 
Katie 

Katie Eliot 
Division Assistant 
Creative Arts , Hu~nities 

(604) 323-5005 

Lanqara College 
100 West 49th Avenue, Vancouver, SC , V5Y 2Z6 

... 
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rn"t: 
1"0: 
Cc: 
Subject: 
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Wlnl"lle [so.Wlnnle@grnal!.com] 
Mont!cIY, 18 March 201310:43 AM 
MayorandCounciliors 
Garden City News . 
Large plan on the !'10M side of Garden CitY,Larlds 

TO: MAYOR 8, EACH 
. COUNCiLLOR 

!FR()M- CITY CLERK'S OFFICE 

. Categorlcs: 12-8060-20-8884 - WalmartlSmart Centre - Garden City & Alderbridge 

Dear Mayo I' and Councillors, 

I recently read about and saw the video of the presentation video of "Garden City Smalt Centres". It was 
shocking to 'sec this destruction. 
http://www.youtube.comlwatch?v=R UoH-lwdIk 

I 'can't described how upset I am with tbis pian,to destroy our beautiful n.eighbourhood. Docs Richmohd need 
such II large big box ugly outlet style mal! so close to our city centre? Why would the developers be allowed to 
cut down so many trees and destroy the habitat of wildlife in Richmond. This will also change the viewscape of 
the Land.s and worsen the already bad traffie along Gardeneity road. It may be alright \0 have a Walmart store 
in Richmond (whi.eh I am not really happy with) but we DO NOT need !In extension ofbax stores for the cost 
of destroying the important wildlife corridor along Alderbridge way. 

As a resident of Riclunond for more than 10 years, I would urge all councillors and the mayor to stop. and 
.reconsider this development and protect the views cape and this important "Yildlifc corridor.· 

. this ever will happen, I would have left no choice but to move out of this city. 

Sincerely. 
Resident of Richmond 
Winnie W. Y. So 
1105 - 6233 Katsura Street, 
Richmond, Be 

PHOTOCOPIE~ 
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M.ayorandCou n c i Ilors 

"'rom: 
~nt : 

10: 
. Cc: 

Subject: 
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Pam Price [pamofgwent@s~aw.caJ 
Monday, 18 March 2013 10:00 AM 
MayorartdCouncl1lors 
gardencitylands@shaw 
garden city land.s 

c· . 
TO: MAYOR & EACH 

COUNCILLOA 
FlFlOM:,CITY CLERKS OFFICE =--=-

Categories: 08-41 00-02-01 - Development - Inquiries ami Complaints - Goneral 

To tf1e Mayor end Council: 

Please think twlce about "boJdng"In the area around the Garden City lands and ruining the view from that area. It seems 
like it Is a constant light to keep green space In Rlchmo~d. 

!t started years ago with tile attempt by developers to build on Garry Par!<. Anotherwas the big fight over Terra Noya, 
and yet another over building right to the dyke on Bayview In Steveslon. 

That Is just on the West 51de of Rlchmondl 

Now that RichlllOfld Is building skywards with all the archiledually-devoJd glass lowers, (and god knows what Is going to 
be bum on tho Russ Baker Way property.) it is time to caU a halt and start doing something to make this city one with 
which we can be proud. 

I fear thai ooca the Garden City Lands get boxed In it will .be an excuse to OOlld on the Larlds themselves. 

Sincerely. 

~m Price 

Steveston 

PHOTOCOPIED
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l'v'IayorandCouncillors 

( '~m' 
,~;nl : 

10: 
Cc: 
Subject : 
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Andrea May [ajmay2003@hotmail.comJ 
Monday, 18 March 2013 3:08 AM 
MayorandCounclllors 
GardenCityl ands@shaw,ca; audrey hall 
"f'rotoctlng Ule Integrity of the Garden City lands Parll 

~
o: MAYOR & EACH 

COUNCILLOR 
FROM: CITY CLERK'S OFFICE 

= 

CategorIes: 06-4100-02-01 - Development -Inquiries and Complaints - General 

, 

_rabl.<lt Leaden, 
A N,Jo rlt)' o t cl~l ... ,.. .... nt ~o .... p epe.et.a""lor .. t .... (.- .1 .. city 
cootu to ~ha !fOrth ~. -.nUl"" . c...rt.inily, !"f &> IfOT .... nt '" row o~ 
hundud. of _ t r .. ,,~ _y .. MU "'itll b~9 "'!lila ruining t hn vle .. for 

'''.''1'<1''0,0<1 , or " ear. tllo 1,Ht.·...,en chy LIt"". par_. 

Ma"y, _ny peopt. 1>& .... k",,~ "" th .. . Hort . to .. ~_nI the aoeden Cit y t.n<I. in U1e IUJI to "",,"rve, not ........ 
IIfI -.101 oW"ec1,'e • -.Udent .... nd 10 thh .. tter, II. )'<lUX pua..,t 011"'.".\0 ... U1-... _t ""r pen~d._ tor tlloo 
{ullin ... joyoooont of en . 

Tll&o~ YOU • 

....... *, 

", PHO~OCOPIE& 
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To: 
Cc: 
Subject: 
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normah@telus.net 
Monday. 1~ March 2013 1~:04 PM 
MayorandCounclitors 
GardenCiIYLands@shaw,ca 
Proposed development encroaching Garden City Lands 

TO: MAYOR & EAC~ 
. COUNCILLOR 

FAOM: CITY CLER.K'S OFFICE 

CategorIes: 12-8060-20-8864· WalmartlSmart Centre - Garden City & A1derbJ'kige 

To Richmond Mayor and Councillors: 
We were dismayed to hear of the proposed Weiman development to go along the perimeter of the Garden City 
Lands. We have fought to keep this parcel in the ALRand, as such, thought it was a protected corridor. The 
Garden City'Lanus area is a small spacc and the idee of a development of the magnitude of the one including 
Weiman would be an encroachment that would not only dwarf the site but might also be the 'leading edge of 
the wedge' that would determine, disqualify or limit plans for future use. Wedo not have a-scareity of land set 
aside for mall u~e. Number 3 Road hris several malls to choose from and the Costco development is only a 
short distance away. In addition, Eas~ Richmond IlJready has II huge Walmart Mall along with the congestion of 
traffic·that goes along wilh it. However, we do have a very limited amount of land within the ALR. ThaIland 
is always under pressure of development and, while the development proposed at the present time is not 
actually usiIig the land site known as the Garden City Lands it will affect it and the fu ture usc of it. 
We do not have the power to slop this development but we can appeal to our elected representatives, which we 
are doing. Please remember that you are the custodians for thi~ land and act a?Wrdingly. 

i A • 
:mio & Norma Houle 

.1291 Westminster Hwy. 
Rielunond, B.C. 
V6V lA9 

PHOTOCOPIED ~ 
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Guzzi, Brian 

From: 
lent: 
f o: 
Subjet;:t : 
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normah@lelus.net 
Friday, 22 March 2013 11:16 
Guzzi, Bnan 
Re: RZ 12-528877 - $martCentresJINalmart Proposed Rezoning 

Witlll"cspect Mr GUZ7i, l'm sure we bave both secn, over the years, developments which were legal and within 
zoning development bi-Jaws but which were not well thought oul in terms ofthe future. An example ofthis is 
when residential development is allowed to locale right up 10 fann use land and "all of a sudden" harvesters at 
nighlarc too noisy and over-head spraying is unthinkable, not to mention the difficulty of moving fann 
equipment aroWld: or a smuil Church in East Riclunond which is quietly allowed to become a school and "aU 
of a sudden" council ,wkcs up and wonders "when did that happen?" There c • .'\!UlOn be a school of children 
surrounded by farm land and, consequently. land is removed from the ALR and a corridor - now occupied by 
commercial interests, is established. Perhaps you can understand a citizen wondering ifthcre is someone at the 
hehn or even someone who understands what long-tenn planning means. 
I am not questioning the present ZQnill8 of the land in question and I realize it is not within tbe ALR. I worry 
that the proposed development will affect or limit the proposals for the Garden City Lands. Once this 
development is established, there is nothing stoJlping anyone of the retailers from going to council to ask for 
pennission to add extra stories onto thcil' buildings. Increased height of buildings is happening allover 
Richmond. If traffic congestion became an issue, it is not too hard to imagine needing to widen some roads. 
Where might that land come from? The worries are real. 

Thank you for your considerate response. 

Nomm and Demie Houle 
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MayorandCounciliors 

"\'Om: 
1\ Jnt: 

To: 
Subject: 
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John terborg Uol'ln..Jerborg@hotrnall,com1 
Monday. 18 March 2013 7:53 PM 
MayorandCounciliors 
Alderbridge W.ay. Cons61V9 Viewscapes 

':). MAYOR & EACH 
~"":')UNCllLOR 

Categories: 12-8060-20-8864 - WalmarVSmart Centre - Garden City & A1derbridge 

Richmond City Council Members, 

Please conserve the legacy views when you !ITe making decisions resardlng the. Walmart proRosal. 

Development Is currently buff Ned by the environmentally sensitive arells along Alderbrldge Way which have 
been described for decades by the City's ESA maps. Prior 10 the Walmart proposal and prior to the iand being 
purchased. 

The Garden (Ity lands have the opportunity to be a destina~Jon for community health and wenness and this 
potential will be Impacted by large box stores and commerclal ,development that will take away fro~ the 
·natural scenes. 

The community's experience of the natural, farming. and recr,£atlonal uses on 1he Garden City park lands will 
be impacted by the neighbouring vlewscapes. . 

"11 'ease retain the natural views. 

Thank yqu, 

John ter Borg 

PHOTOCOPIED 

. MAR J 910~ 

& DISTRt9UTED 

PLN - 99



( 

- 31 -

. Ma orandCouncillors 

"'rom: Rick Xavier [whisper@xw'orks.ca) 
en! : Monday, 1B March 20136:23 PM 

To: MayorandCouncl!lors 
Subject: Garden City Lands 

TO: MAYOR iEAcHl
I COUNCILLOR 

~ : L:11 Y CL RK'S OFFICE 

Categories: 12-8060-20-6664 - WalmartlSmart Cenlre - Garden City & Alderbridge 

Dear Councillors, 

So I hear city council 15 debating whether . to approve development of a Walmart store , and 
possibly a strip mall, alonE Alderbridge acro~s from the Garden City lands. We have plenty of 
opportunity to admire large scale urban archite(ture iI''!" Richmond, must we have a large view
dominating eyesore next to this natural 'space? My opinion as a Richmond resident, for what 

. it' 5 wor~h , is no. Big box stores so close to central Richmond seem a little out of place 
in fact a waste of opportunity for urban coolness. Please use the Lands f or more natural 
purposes on a more natural scale. 

Rick Xavier 

PHOTOCOPIED 
. ~ 
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From: rick [mailto:dcardo@resist ,cal 
Sent: Tuesday, 19 March 2013 04:11 PM 
To: DevApps 
Subject: smartcentres development application "12627046 000 00 SA" 

Hi 
I live at 9420 AJexandra Road. After being issued an eviction notice by SmaltCentres for development 
purposes, j phoned Rob Campbell at their offices in Edmonton and was told the permit had been denied and 
that i should continue bringing rent cheques...... ~ 
Would yO\1 please tell me the reason for withholding the penni! and anything you can tell me about steps they 

r ;yiU need to follow to get approval. Also what might be the time window for the approval. 

i'hanks very much. 
Rick McCallion 
9420 alexandra road, richmond 
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- "rom; 

, ';onl: 
To: 
Subject: 

Catogorios: 

March 20, 2013 

Dhreandain C14gston 
Richmond Review 

Letter to the Editor 

- 33 -

ro: MAYOR & EACH 
COUNCILLOR 

10M CITY CLERK'S OFFICE 

l'l\I Whalen [do_Yihalen@holmall.com] 
Wednesday, 20 March 201310:41 PM 
Bhreandaln Clugston; MayorandCOuncillors 
Leiter to the Editor 

06-2280-20-142 - Garden City Lands - Management 

PHOTOCOPIED 

~. 
MAR ·21 10i3 

& DISTRIBUTED 
Re: "Respect the people, nature and legacies" 

r enjoyed reading Jim Wright's column on March 15th about the Garden City Lands. As a member oflhe 
Riclun,ond Poverty Response Conunittee I can confinn the group disc,usscd the future vicwscape and some even 
toured the land one weekend in the rain. 

I consider it an absolute disgrace for the City to propose building a Walmar! right next door to this pristine 
environment. They have already allowed the developer to dump fill on the so-called "envirorunenlally sensitive 
area" parallel to Alderbridge and kill al l the trees that would have hidden the concrete backside of Walmart~to,. 
What would I rather ~ee? I'd like 10 see the Ci.tY invite all Richmondites 'to partici'pate in the pla~ng of the 
Garden City Lands and the Aldcrbridge corridor. . 

I can envision hundreds of coinmunity garden plots as well IlS incubator fQrnlS fo r new yoUng farmers and 
larger lest plots for established fanners to grow organic produce. TI)e Gardca City Lands could be a centre fo r 
neighbouring Kwantlea Polytechnic UniverSity'J'l Urban AgricultUre program. yOimg.urban fanners could rent 
land and employ new practices that produce more per acre. than traditional pl1lctices as well as supply some of 
Richmond's food needs. 

It could also be a tourist attraction. The land already has the catchy title of the "Garden City." Visitors wouldn' t 
need much convincing to come and experience the view, natural cnviromnent and food production methods. 
Local restaurants would be a market for fresh organic pr.oduce, especially consid~ring we are next to the third 
largest city in Canada with the most food consciouS residents and the best restaurants in the land. 

And let's not fqrget Ihat the land includes delta bog with rare bog plant species and unique lUlimals. Raised 
walkways, seating and educational signposts similar to the Nature Park could meander through the area and 
allow fam~lies to relax, reinvigorate and learn to reSpect !his land. 

Come on Mayor and Council, Richmondites deserve to be involved in planning the future of the Garden City 
~ds and environs. O"on't leave us out of the viewseape! 

De Whalen 
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C 604.230) l58 

~FrJod is the moral right d 0/1 who are born into this. IWrld" Norman Bar/aug, AgronomIst, Nobel Laureate 

~Anyone who has ever struggled with poverty knows how extremely expensive It Is to be poor: James Baldwin 

"'Onu)'Ou U~ ft, ytJ~ tllll 't IllI-Iee It. Alld (JIIceyolI'w Itt/III, lIupillg qtl/~t, SfI)'/ng nothillg. b«OnlQ IlJ plJlIlft~/1I1I act OJ 

sptokillg 0111. T1Itre'.r no mnocl!J.et.. I?lthu WI1)',~OIl'" lIll0/lIIllIblt." Arulldhatl BUy . . 

, 
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.>ent: 
To: . 
Subject: 
Allachment~: 
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Carol Day [carol@catslgns.ca] 
Tuesday, 09 April 2013 2:30 PM 
MayorandCounclllors 
Walmart proposal 
Walmart To City Council April a, 2013.docx 

--.-:-::::::-:-::-=-:-, 
1 ':"0: MAYOR & EACH 
. COUNCILLOR 
lr.flQV- cnYC!nIK'§ OFFICE 

Categorles: 12-8060-20-8864. - WalmartlSmart Centre - Garden City & AIdorbridge 

To Mayor and Council 

Please see my letter attached. 

Th."" 
Carol Day 

T 604.240.1986 
F 604.271.5535 

." .... aroI@catsigns.ca 
-NWW.catsigns.ca 

PHOTOCOPIED 
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To Moyor and Council CIWaf Richmond April 9th, 2013 

Re : Wlllmart application 

As II founding member of the Garden CIty lands Coalition I am very proud of tile har~ work we aU put In 

to save the' Garden CIty lands from the proposed higlH:!enslty residential development: It Is with grea~ 
sadness I view the plans for a massive shopping center to Include Walm~rt 0,.. the north side of the 
Garden City Lands. Today you can look norlh ,and see th~ pristine snow-cappe~ Coast Mountains, but If 
the proposed plan 15 approval by Richmond City Council then that will be changed forever. 

The 8r~en spate and trees co~'d be saved if the deve~p~en l was scaled back. The vi~ws of "the 

mountains could be completely saved too. T~e neighborhood rould be improved if city coundl would 

Usten to our concerns. 

'We have very little open green space left In the concrete jungle we call Richmond City centre. We do 

however have a massive amount of shopping and ij ma$slve amount of concrete towers. loday's council 

will determine forever how that changes for future generations. 

We can do better tha"n this. Please direct the developer and the planning stafftO" try a little harder and 

come up with a less rmpo~lng plan for the land north of the Garden City l ands. 

Cardl Day 
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Attachment 11 

Advisory Design Panel (ADP) Comments 

(Excerpted f rom ADP Minutes of December 8th
, 2011) 

Item 3. RZ 10-528877 - Major low-rise commercial development approximately 30,569 m2 

(330,000 W) with 10 one-storey buildings, 1 two-storey building, and 1 three-level 
parking structure including a Walmart Store. 

Architect: 

Property Location: 

Panel Discussion 

Chandler Associates Architecture Inc. 

4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 
9060, 9080, 9180, 9200, 9260, 9280,9320, 9340,9360, 
9400, 9420, 9440, 9480, 9500 Alexandra Road 

Advisory Design Panel comments are followed by SmartCentres response in bold italics: 

• very large and challenging project; has many interior and perimeter edges; Agreed. 

• screening of loading bays along Alexandra Road is inadequate; needs more work as loading bays 
remain exposed and trucks would still be visible but the western loading/service area is more 
successful ; applicant also needs to address overlook issues; The eastern loading bay is screened 
by a 14' high screen wall, with dense planting which includes numerous mature trees. The 
loading bay is further screened from above by the incorporation of a metal trellis s tructure, 
which will be covered with vines, thus addressing the overlook issues. The western loading 
bay is entirely encapsulated by solid walls on three sides, limiting any views into the loading 
bay except for only west bound traffic along Alexandra Road (at less than a 30 degree cone of 
vision). Overlook at the west loading bay is not an issue. 

• higher density two-storey buildings are more appropriate to achieve streetscape continuity ; one
storey buildings on the perimeter of the site are far les~ successful; sameness of expression and 
slight height variations do not interrupt or establish strong punctuations; Two s torey spaces will be 
integrated where feasible. 

• replicating retail streetfronts is complicated and more work is requ ired such as changes in materiality; 
simplify and use high quality materia ls; increase the amount of vision glass around the perimeter of 
the site; this appl ies to a large proportion of the proposed design; Changes in materials, 
s implification of design and integration of more vision glass will be expressed in our 
Development Permit submission. 

• internal elevations appear flat and box-like; design development is needed to reflect a village 
character; massing needs to be broken down and further articulated to provide visual interest to 
pedestrians; introduce structures to draw pedestrians to the site ; using high quality materials is 
appropriate for a new shopping center; Increased articulation to the internal facades will be 
introduced in our Development Permit submission. 

• one-storey buildings need substantial design development; consider layering of design elements to 
achieve a more pedestrian-friendly environment; As noted in previous items, further design 
development of the facades will be pursued with our Development Permit submission. 

• transition in the architectural character from the outside to the inside of the site should be significant 
and shocking; the design quality of the interior should be sensational and dramatically different from 
the exterior; As per panel notes above, the exterior facades will be further developed to create 
larger areas of quality materials to relate better to the automobile oriented traffic along the 
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perimeter, and the internal facades will be furlher articulated to add visual interest, creating a 
striking difference ;n expression between "inside" and "outside". 

• landscaped deck works well when viewed from the outside; however, it looks disconnected from the 
rest of the project when viewed from the inside; appears like a floating mass; poses a CPTED 
challenge underneath; connect the landscaped deck into the project; The deck will receive a stair 
on the south side, connecting the podium to the pedestrian walkway in the at grade parking 
area. The north-east corner will be opened up to the street to allow visual connection and 
surveillance from Alexandra Road/May Drive into the covered parking area. The covered 
parkade area walls, ceiling and columns will be painted white and will include bright lighting 
leve/s. 

• Garden City Road and Alderbridge Way portal is weak; Building H is small and low in relation to the 
other buildings; portal should be more powerful at this important gateway to the City Centre; The 
entry way will be fUrlher developed, with a more powerlul expression of Building H. 

• Building N appears lost and disconnected from the rest of the project; does not provide continuity to 
what is happening along the street; Building N will be integrated into the development through 
creating a connection with the remainder of the development with architectural screening 
landscape elements (similar to Alexandra Road). 

• project has a lot of challenges; relationship between the outside and inside edges needs to be 
improved; project is intended to create the 'Village' centre for the West Cambie Area and should 
reflect a more urban and commercial character; As noted in previous items, the outside facades 
will be treated differently from the inside facades (larger areas of materials with a reduced 
material palette versus more finer arliculation). A "village" centre experience will be 
expressed through greater detailing and layering of landscape and architectural elements 
along the Alexandra Way through the site. 

• a challenging commercial project; project needs a more consistent and intense urban design 
response to fit with the emerging more sophisticated urban character of Richmond; This will be 
achieved through the changes to the building facades and massing as noted previously, and 
through the enhancement of Alexandra Way through the development. 

• landscape needs to have a sense of hierarchy and one dominant theme to unify spaces; needs 
anchor points or nodes that attract pedestrians and encourage them to linger, e.g. water elements or 
public art; Public nodes are being integrated along Alexandra Way to encourage people to 
linger along the way. The nodes will be connected through the use of consistent elements and 
materials and will be further highlighted as "special" areas through the integration of public 
arl elements. 

• the project's high street does nol read as a retail/commercial heart of the project; built form on the 
west side of high street (1·storey build ings) is weak; high street should have a stronger sense of 
enclosure and a more intense urban design response, continuous streetfront retail with high quality 
paving including furnish ings and appointments that increase visual interest and enhance pedestrian 
comfort; should serve as the principal organizing spine; High Street will be fUrlher developed with 
the enhancement of the landscape treatment including special paving, planting and 
furnishings. The building along the west side of High Street will be designed with two-storey 
loft·style elements along the street fa9ade in order to increase its visual and physical 
presence. 

• a model would be helpful in future assessment of this design proposal ; We will present a series of 
large scale models to demonstrate the detailing and articulation of architectural and 
landscape elements that have been integrated into our design. A 3-d " fly-thru" of the overall 
project has also been produced to further explain the overall project. 

• Alexandra Way as the primary pedestrian linkage through the site should encompass more than just 
decorative paving but a series of outdoor pedestrian·scaled rooms with a hierarchy and a central 
'Village Green'; As noted in previous items, we will present a detailed Investigation of 
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Alexandra Way with our Development Permit submission that will include a series of 
pedestrian nodes through the length of Alexandra Way 

• landscaped roof deck needs programming (is it ESA compensation or active use area); roof deck 
elements should be carried through the development (linked in some way with the design of other on
site pedestrian open space areas); should have linkage with Walmart; needs a more urban response; 
can introduce native plantings and stormwater elements; seating and amenities should be located 
adjacent to paved areas; consider the landscape deck as the 'Garden Centre'; We are awaiting 
direction from the City to determine the character of the landscaped deck. We will provide a 
stair access from the deck to the at grade parking to the south. 

• consider May Drive as a 'sustainable' street, particularly adjacent to the designated park and ESA 
area on the east site of May Drive; City engineering requirements won 't allow for sustainable 
street design. 

• consider stronger pedestrian crossing elements at intersections with the vehicle circulation system 
throughout the site, not just painted stripes; All pedestrian crossings within the site are raised 
platforms to meet the adjacent sidewalk grades. 

• grade differences should be handled with ramps (rather than stairs) at the entrances to the site; 
integrate with other elements; Ramped sidewalks will be the primary accesses to the site. Any 
stairs used to access the site will be secondary to the ramped sidewalks. 

• pedestrian scale signage is all right but pylon type signs need further design development; integrate 
signage with public art; The pylon sign designs will receive additional design development. 
Their design will work in conjunction to the public art rather than being integrated with it. 

• architecture is too busy; suggest one linking and dominant material , preferably brick that is carried 
through the entire project and combined with other elements; As noted in previous items, the 
exterior far;ade design will be refined with larger areas of materials used. 

• rain protection needs to be continuous through the project along pedestrian routes; could be at 
different levels; could be a combination of awnings and canopies; Agreed. Rain protection is 
applied along Alexandra Way and along the sidewalks adjacent to the retail buildings. We will 
use a combination of awnings and canopies as suggested. 

• a very complex project; intent of creating an urban village is more successful internally; Agreed 

• life-style center concept is not ach ieved in the project; landscape elements, e.g. art elements, seating 
opportunities, and plazas are missing; consider recessing some of the street front ing buildings to 
create space for seating areas; As noted in previous items, the landscape design will be further 
developed in our Development Permit submission, integrating plazas, pedestrian nodes, 
furnishings, public art etc. 

• urban village character is not achieved on the Alderbridge Way, Garden City Road and Alexandra 
Road elevations; broken-down mass is not appropriate externally as these streets are vehicle and not 
pedestrian-oriented; street elevations do not achieve the objective of becoming a landmark; external 
elevations need more work; As noted in previous items, the exterior elevations will be refined to 
suit the vehicular oriented nature of the facades. 

• character of external and internal elevations should be different; internal elevations are like a 
suburban mall but should be more organized and urban; need to be consistent in order to achieve an 
urban village character; As per panel notes above, the exterior facades will be redeveloped to 
reflect a more urbane nature through the use of larger areas of materials with the internal 
facades being further articulated to add visual interest, creating a striking difference in 
expression between " inside" and "outside". A "village" centre experience will be expressed 
through greater detailing and layering of landscape and architectural elements along the 
Alexandra Way through the site. 

• a very challenging project; one of the most complex projects considered by the Panel: Agreed 
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• project does not look like a village; appears like a shopping centre precinct; does not have the tactility 
and texture of a village; The "vii/age" centre experience will be expressed through greater 
detailing and layering of landscape and architectural elements and be further enhanced 
through the creation of a central plaza area, along with a number of pedestrian nodes 
established through the length of Alexandra Way. 

• consider a diagonal cut· thru for pedestrians at the corner of Alderbridge Way and Garden City Road; 
could become the high street; will link Alexandra neighbourhood to downtown Richmond 
neighbourhood; We have created a diagonal "cut-thru" at the south-west corner of the site 
which will connect Alexandra Way from the residential area to the north of our site, down and 
through the site to connect with the Richmond downtown neighbourhood. 

• project is pedestrian in nature; heavy pedestrian movement is expected in the neighbourhood ; design 
narrative is needed for the project to achieve a pedestrian and village character; proposed project 
needs to be defined; does not have the feel of quality; signage works wen but disappears in other 
parts of the development; The "vii/age" centre experience will be expressed through greater 
detailing and layering of landscape and architectural elements and be further enhanced 
through the creation of a central plaza area, along with a number of pedestrian nodes 
established through the length of Alexandra Way. 

• introduce glazing al the backs of buildings adjacent to pedestrian walkways; look at Aberdeen Center 
as precedent; All buildings will have vision glass oriented to the pedestrian walkways within 
the site. Vision glass will be integrated into the ex ternal facades, adjacent to sidewalks where 
feasible. Much of the vision glass in the above noted project is obscured by tenant posters 
etc., or is open to inactive exit stair corridors. Our intent is to locate vision glass where it will 
have a positive contribution to interact with adjacent sidewalks. 

• link landscaped deck to Walmart; We will link the landscaped deck to the at-grade parking area. 
Linking it to the store will create security issues . 

• articulation of buildings looks flat; needs visual clarity defined by the project's design narrative; look at 
Park Royal as precedent for a pedestrian-friendly project; As noted in previous items, the internal 
facades will be further articulated to add visual interest and be integrated with landscaping 
elements such as seating, planting, paving etc. 

• proposed development is a huge project in Richmond; Planning is requested to assist applicant in 
defining Richmond character; project has to serve pedestrians; We have been working closely 
with the Planning Department to define the development's character and create a richer 
pedestrian experience through articulation of the building facades and integration of 
landscape elements throughout the site. 

• with the exception of various stair locations, grade changes are handled well; introduce nodes in the 
project; further design development of the landscaped deck wlll encourage pedestrians to pause; 
benches and picnic tables need to be connected to impermeable surface; Grade changes are being 
redesigned to be accessible primarily by ramped sidewalks with stairs being used 
secondarily. Pedestrian nodes and plazas are being integrated throughout the site, and 
primarily along Alexandra Way. 

• continuous rain protection will encourage pedestrians to stay on the site; As noted in previous 
items, continuous rain protection is provided through a combination of awnings and 
canopies, 

• project has the potential and shou ld become a major gateway to Richmond's city center; project as 
presented is not successful as major entry point or gateway to the city centre; The design 
development of the project as described in the items above will establish this project as a 
major and successful gateway to the City Centre. 

• project design needs to evolve and not just mirror lansdowne (suburban shopping centre design 
approach is no longer appropriate particularly adjacent to the city centre) ; The design development 
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of the project as described in the items above will create a project that does not mirror the 
above cited development. 

• project needs to have an iconic element; should stand out to differentiate it from other Walmart 
projects; We will work to find an acceptable solution. 

• project is a different interpretation of the village character for the Alexandra Neighbourhood as 
described in the Alexandra Neighbourhood design guidelines for this area; scale of the project should 
set the tone for the neighbourhood; The design development and integration of the architectural 
and landscape treatments and elements listed in the responses above will create a 
development that is more in keeping with the Alexandra Neighbourhood guidelines. 

• project should accommodate the inclusion of Walmart but not let Walmart dictate the design 
character; The design of the Walmart store has strayed substantially from the prototypical 
design. The s tore has been integrated into the retail store designs along High Street and 
Alderbridge Way, and where exposed along the north and east facades, have been enriched 
with articulation of the facades and have incorporated material used throughout the rest of the 
development. 

• ESA area in the project could be spread out rather than concentrated on the corner; In order for the 
ESA to have any significance for the integration of natural habitat, the area must be 
consolidated into one single area, rather than being diluted and lessen its value by spreading 
the area throughout the site. 

• the 'Village' character unifying design narrative is missing in the project; needed to anchor the design 
concept of the project; The "vii/age" centre experience will be expressed through greater 
detailing and layering of landscape and architectural elements and be further enhanced 
through the creation of a central plaza area, along with a number of pedestrian nodes 
established through the length of Alexandra Way. 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 

Bylaw 8864 

Amendment Bylaw No. 8864 (RZ 10-528877) 
4660,4680, 4700,4720, 4740 Garden City Road and 9040, 9060, 9080, 
9180, 9200,9260, 9280,9320, 9340, 9360, 9400, 9420, 9440,9480, 9500 

Alexandra Road 

The Council of the City of Richmond enacts as follows: 

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting Section 32.0 thereof 
the following: 

"32.0 Neighbourhood Commercial (ZC32) - West Cambie Area 

32.1 Purpose 

The zone provides for a mix of commercial and related uses oriented to vehicular 
access. 

32.2 Permitted Uses 32.3 Secondary Uses 
• amusement centre 

• animal grooming • amenity space, community 

• building or garden supply 
• broadcasting studio 
• child care 

• education, commercial 

• education, university 
• entertainment, spectator 

• government service 
• greenhouse & plant nursery 

• health service, minor 

• manufacturing, custom indoor 

• office 
• parking, non·accessory 

• recreation, indoor 
• recycling depot 
• restaurant 
• retail , convenience 
• retail , general 

• retail, second hand 

• service, bus iness support 
• service, financial 

• service, household repair 

• service, personal 
• studio 
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Bylaw 8864 Page 2 

32.2 Permitted Uses 32.3 Secondary Uses 
• veterinary service 
• vehicle repair 

Diagram 1 

B 
, 
i 

- ALOE RBRIOGE WAY 
'-

'I ( 

32.4 Permitted Density 

1. The maximum floor area ratio is 2.0 FAR for the area identified as "A" in Diagram 1, 
Section 32.2. 

2. The minimum floor area ratio is 0.60 for the area identified as "N in Diagram 1, Section 
32.2. 

3. The maximum floor area ratio is 1.0 FAR for the area identified as "8" in Diagram 1, 
Section 32.2. 

32.5 Permitted Lot Coverage 

1. The maximum lot coverage is 60% for buildings. 

32.6 Yards & Setbacks 

1. The minimum setbacks to a public road shall be: 

a. 2.0 m for Alderbridge Way; 

b. 3.0 m for Garden City Road; 

c. 1.0 m for Alexandra Road; 

d. 5.0 m for May Drive; and 

e. 3.0 m for High Street. 

32.7 Permitted Heights 

1. The maximum height for all buildings is 22.0 m. 

2. The maximum height for accessory structures is 12.0 m. 

3459188 PLN - 172



Bylaw 8864 Page 3 

32.8 Subdivision Provisions/Minimum Lot Size 

1. The minimum lot area is 2 ha (4.94 ac.). 

32.9 Landscaping & Screening 

1. Landscaping and screening shall be provided according to the provisions of Section 6.0. 

32.10 On-Site Parking and Loading 

1. On-site vehicle loading and bicycle parking and loading shall be provided according to 
the standards set out in Section 7.0, except that: 

a. On-site vehicle parking shall be provided at a minimum rate of 3.0 parking stalls per 
100 m2 of gross leasable floo r area of a building in the areas identified as ~A" and 
"8" separately, in Diagram 1, Section 32.2. 

32.11 Other Regulations 

1. The maximum gross leasable floor area for each individual business shall not exceed: 

a. 9,900 m2 for the area identified as "A" in Diagram 1, Section 32.2; and 

h. 15,100 m2 for the area identified as uSn in Diagram 1, Section 32.2. 

2. Telecommunication antenna must be located a minimum of 20.0 m above the ground 
(i.e. on a roof of a building). 

3. The overnight parking of recreational vehicles is prohibited. 

4. In addition to the regu lations listed above, the General Development Regulations in 
Section 4.0 and the Specific Use Regulations in Section 5.0 apply. 

2. The Zoning Map of the City of Ricrunond, which accompanies and forms part of Richmond Zoning 
Bylaw 8500, is amended by repealing the existing zoning designation and by designating it 
"Neighbourhood Commercial (ZC32) - West Cambie Area": 

That area shown as Area 'A' on "Schedule A attached to and forming Part of Bylaw 8864" 

3. The Zoning Map of the City of Richmond, which accompanies and forms part of Ricrunond Zoning 
Bylaw 8500, is amended by repealing the existing zoning designation and by designating it "School 
& l nslitutional (Sl )"': 

That area shown as Area 'B' on "Schedule A attached to and forming Part of Bylaw 8864" 
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Bylaw 8864 Page 4 

4. This Bylaw is cited as "Richmond Zoning Bylaw 8500 Amendment Bylaw 8864". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

34S9 188 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
for continI by 

originaUng 
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City of 
Richmond Bylaw 8865 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 8865 (RZ 10-528877) 

4660,4680,4700,4720,4740 Garden City Road and 9040, 9060, 9080, 
9180,9200,9260,9280,9320,9340,9360,9400,9420,9440,9480,9500 

Alexandra Road 

The Council of the City of Richmond enacts as follows: 

1. That Richmond Official Community Plan Bylaw 7100 is amended by repealing the area 
bounded by Alderbridge Road, Garden City Road, Alexandra Road and the proposed May 
Drive Extension on the existing Alexandra Neighbourhood Land Use Map in the Richmond 
Official Plan Bylaw 7100, Schedule 2.IIA - West Cambie Area Plan and replacing it with the 
attached Schedule A to Amendment Bylaw 8865, in order to: 

a) reduce the minimum density permitted from 1.25 to 0.60 FAR in the Mixed Use Area A 
on 4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 
9260, 9280, 9320 Alexandra Road; 

b) adjust the alignment of May Drive within the development lands over portions of 9440, 
9480 and 9500 Alexandra Road; and 

c) reduce the "Park" designation over portions 0[9440, 9480 and 9500 Alexandra Road, be 
introduced and given first reading. 

2. This Bylaw is cited as "Richmond Official Community Plan Bylaw 7100, Amendment 
Bylaw 8865". 

FIRST READING CITY~ 
RlCHMO 
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A PUBLIC HEARING WAS HELD ON ~on 0, 

SECOND READING 
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OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 
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City of Richmond 

Alexandra 

II!.:;) a I!.'W ArlIa of No Housing 
Affected by Aircraft Noise 

~ Buslne~Office _ office 
~ over retail FAR up 1.25 

~ Convenience Commercial 

~ Res idential Area 1 
1.50 base FAR (Max. 1.70 FAR 
with density bonuslng fO( 
affordable hooslng). Towntll)tlse. 
low-rise Apt!. (4-stOl1lY typical) 

Residential Area lA 
1.511 basG FAR (Max. 1.75 FAR 
with density bonuslng (0( 

affordable housing). Townhouse. 
Low-rise Ap!$. {&-storey maximum}. 

CommLlnl ty [nstltutlonal 

Schedule A attached to and forming part of Bylaw 8865 

Residential Arca 2 
0.65 base FAR (Max. 0.75 FAR 
\11th density bonuslng'fOf 
affordable hooslng). 2 & 3-s\Ofey 
Townhouses. 

Mixed Use; Hotel. office and 
streetiront retail commerclal. 
Area A; Min. 0.60 FAR up to 2.0 
Area B: Large &n'd smalilloor 
plate upto l .0FAR 

Mixed Use; 
• abutting the High Street, medium 

~ 
~ 

-~ 
* density residentlal over retail: "'-.. 

- nol abutting the High Stroet . medium ~ } 
density residenHal. .. .. 

1.25baseFAR. Building heights low 0 
10 mkHise. {Max. 1.50 FAR with 
density bonusing for effOfdebie housing}. . 

Park: North Park Way. Centra l 
Park, South Par!<. Way 

Alexandra Way (Public Rights of 
Passage Right-of-way) 

Proposed Roadways 

High Stl;eet 

New Traffic Signals 

Feature Intersectlons_ 
details to be develo)Hld 
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City of 
Richmond Bylaw 8973 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 8973 (10-528877) 
9440, 9480 and 9500 Alexandra Road 

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

1. Richmond Official Community Plan Bylaw 9000 is amended by repealing the existing 
"Environmentally Sensitive Area (ESA)" designation in Attachment 2 to Schedule 1 
from 9440, 9480 and 9500 Alexandra Road with the following legal addresses: 

P.I.D.012-032-581 
West Half Lot 8 Block "e" Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

P.I.D.001 -084-372 
East Half of Lot 8 Block "C" Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

P.l.D. 008-130-990 
West Half Lot 9 Block "c" Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 8973". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFLED 

ADOPTED 

MAYOR 

3705922 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROV 

cy' / 
APPROVED 
by Manager 

;Z~ 
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To: 

City of 
Richmond 

Planning Committee 

Report to Committee 
Planning and Development Department 

Date: August 28, 2013 

From: Joe Erceg File: 
General Manager, Planning and Development 

Re: Richmond Response: Three Proposed Metro Vancouver Regional Growth Strategy 
Amendments: Township of Langley (North Murrayville, Hendricks, Highway #1 1 
200'" Street) 

Staff Recommendation 

That, as per the report from the General Manager, Planning and Development, dated 
August 28, 2013, titled: Richmond Response: Three Proposed Melro Vancouver Regional 
Growth Strategy (RGS) Amendments: Township of Langley (Highway # 1 12001h Street, 
Hendricks, North Murrayville), Council advise Metro Vancouver that the City of Richmond: 

(\) For the Highway # 1 / 200th Street Area, supports proposed Regional Growth Strategy 
amendment, as it is consistent with the 2040 Regional Growth Strategy and will enable the 
Township to better meet its long term employment land and development needs; 

(2) For the Hendricks area, notes that the area is in the Agricultural Land Reserve and, in such 
situations, 2040 RGS Policy 2.3.4 does not enable the MV Board to move the Urban 
Containment Boundary to locate the area within it, or to re-designate the affected area from 
RGS Agricultural to another RGS designation; 

(3) For the North Murrayville area, notes that the area is in the Agricultural Land Reserve and, in 
such situations, 2040 RGS Policy 2.3.4 does not enable the MV Board to move the Urban 
Containment Boundary to locate the area within it, or to re-des ignate the affected area from 
RGS Agricultural to another RGS designation; and 

(4) Requests that, to improve RGS amendment reviews, Metro Vancouver staff: (a) ensure that 
future RGS amendment packages are more complete and (b) provide a more comprehensive 
assessment and an opinion regarding the acceptability of proposed RGS amendments, before 
they are circulated for comment (e.g., to the MV Regional PI arming Advisory Committee, 
MV Regional Planning and Agricultural Committee, MV Board and local governments). 

/fg, Gene'-ra"'\--"'1 

Plalming and Dev 
JE:rtc 
Art. 4 

3966621 PLN - 179



August 28, 2013 - 2 -

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 

REVIEWED BY DIRECTORS INITIALS: 

t:vJ 
REVIEWED BY CAO 
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August 28, 20!3 - 3 -

Staff Report 

Orig in 

On May 22, 2013, Metro Vancouver (MV) Board (Board) invited the affected local 
governments, including Richmond, to comment on three proposed Regional Growth Strategy 
(RGS) amendments requested by the Township of Langley, in the North Murrayville, Hendricks 
and Highway 1 / 200 Street areas (Attachments 1 and 2). This report responds to Metro 
Vancouver's invitation. The MY deadline for a response was September 20, 2013, but Metro 
Vancouver has extended thi s to September 27, 2013 to accommodate several municipalities 
meeting schedules. (Note: MV staff also advise that if necessary, after September 27, they will 
present late local government responses "on table" at Metro Vancouver Board and Committee 
meetings, but they would not be included in MY staff' s analysis). 

20 11 - 2014 Council Tenn goals 
This addresses the following 201 1 -2014 Council Tenn Goal: 

7. Managing Growth and Development 

Analysis 

Below, each proposed RGS amendment is described, along with the required type of RGS 
amendments and a staff recommendation: 

1. T he Highway #1 / 200th Street Area 

Type of RGS Amendment 
The proposal is for a Type 3 RGS amendment requiring a 
50 + 1 MV Board vote. 

Description of Area 
The parcel is approximately 23 hectares (57 acres) and 
includes an 8.3 hectare (20.5 acre) mobile home park. 

Ins ide the Urban Contai nment Boundary? Yes, it is in the UeB. 

Part o f the Ag ricultural Land Reserve? No, it is not in the ALR. 

Existing Regional Growth Strategy Designation Mixed Employment 

Township of Langley's Requests 
To re-designate the area from RGS Mixed Employment 
(office and industrial) to RGS General Urban. 

Tow nship of Langley's Reason To accommodate a mixed use (includes reSidential) 
devetopment. 

Discussion 
In response to a concern that the proposed RGS amendment appears to cause a loss of23 
hectares (57 acres) of Mixed Employment lands, Township staff advise thi s will not be the 
case, as the area is not all comprised of mixed employment uses (e.g. , the 8.3 hectare mobile 
home park which will continue). Also the Township's 2010 Employment Lands Study 
indicates that to 2035, it is estimated that the Township will have a surplus of 49 hectares 
(120 acres) of employment lands and, as well , there is additional flexib il ity to designate 
further employment lands within the Township. 
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Staff Recommendation 
City staffreconunend that the proposed RGS amendment be supported as it is consistent with 
the 2040 RGS and will enable the Township to better meet long tenn employment land and 
develop needs . 

2. The Hendricks Area 

The proposal is for a Type 2 RGS amendment requiring a MV 
Type of RGS Amendment public hearing and a two-thirds weighted Metro Vancouver 

Board vole. 

Description of Area The parcel is approximately 4 ha (10 acres). long. narrow and 
partially treed. 

Inside the Urban Containment Boundary? No, it is outside the UCB. 

Part of the Agricultural Land Reserve? Yes, it is in the AlR. 

Existing Regional Growth Strategy Designation Agricultural 

(1 ) To move the Urban Containment Boundary so as to 

Township of Langley's Requests 
include the area. 

(2) To re-designate the area from RGS Agricultural to RGS 
General Urban. 

Township of Langley's Reason To allow for 21 single family lots (e.g., +/- 0.5 acres each). 

Discussion 
Similar to the North Murrayville Area below, two relevant 2040 RGS Polices are: (1 ) Policy 
2.3.4 which states that Metro Vancouver's role is to "work with the Agricultural Land 
Commission to protect the region's agriculturalland base and not amend the Agricultural or 
Rural land use designation of a site if it is sti ll part of the Agricultural Land Reserve, except 
to change it to an Agricultural land use designation", and (2) Policy 6.1 1.2 states "In 
accordance with the Agricultural Land Commission Act, in the event that there is an 
inconsistency between the regional land use designations or policies set out in the Regional 
Growth Strategy and the requirements of the Agricultural Land Commission Act or 
regulations and orders made pursuant thereto, the Agricultural Land Commission 
requirements will prevail". These two RGS policies are some of the strongest in the RGS. 

The ALC refused to exclude this area in 1993,2003 and 2009 for the following reasons: 
partially to avoid conflict with the RGS, partially to avoid ALR non-farm use speculation 
(e.g., country residential), the site has some very limited suitability for agriculture, and within 
the ALR the area, can be subdivided for residential uses on the understanding that there will 
be edge planting and possibly an agricultural land trust establ ished to benefit agriculture 
(TBD). Attachment 4 presents the ALC's April 23, 20 10 letter to Alan Hendricks in the 
Township of Langley which denies the ALR exclusion. 

On August 28, 2013, MY staff and ALC staff both verified that thi s area is still in the ALR. 
However, the ALC advises that, even though this area is in the ALR, they support the 
proposed RGS amendment. In effect, this would allow a non excluded ALR area to be 
located in the Urban Containment Boundary and re-designated from RGS Agriculture to 
RGS General Urban. As indicated above according to RGS Policy 2.3 .4 which states that 
Metro Vancouver's role is to "work with the Agricultural Land Commission to protect the 
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region's agricultural land base and not amend the Agricultural or Rural land use designation 
ofa site ifit is still part of the Agricultural Land Reserve, except to change it to an 
Agricultural land use designation", the ALe's advice is not acceptable. Currently in the 
Metro Vancouver Region, the ALR boundary and Urban Containment Boundary are not 
coterminous and there are some ALR areas within the Urban Containment Boundary; RGS 
Policy 2.34 indicates that lands in the ALR can no longer. be included in the Urban 
Containment Boundary or re-designated non RGS Agriculture. 

Staff recommendation 
Staff recommend not supporting the proposed RGS amendment as the area is in the 
Agricultural Land Reserve and, in such situations, 2040 RGS Policy 2.3.4 does not enable the 
MV Board to move the Urban Containment Boundary to locate the area within it, or to 
re-designate the affected area from RGS Agricultural to another RGS designation. 

3. North Murrayville Area 

The proposal is for a Type 2 RGS amendment requiring a 
Type of RGS Amendment Metro Vancouver public hearing and a two-thirds 

weighted Metro Vancouver Board vote. 

The area is approximately B ha (20 acres) and the 
Description of Area Agricultural Land Commission regards it as suitable for 

agriculture. 

Inside the Urban Containment Boundary? No, it is outside the UCB. 

Part of the Agricultural Land Reserve? Yes, it is in the ALR. 

Existing Regional Growth Strategy Designation Agricultural 

(1 ) To move the Urban Containment Boundary so as to 

Township of Langley's Requests include the area. 
(2) To re-designate the area from RGS Agricultural to 

RGS General Urban. 

To make a more consistent land use pattern along the 
north side of 52 Avenue 

(Richmond staff note: The area is partially green field 

Township of Langley's Reason and partially used by a nursery. There is no 
development proposal. If the proposed RGS 
amendment were approved, Township of Langley 
staff suggest that the area may become mostly 
residential with better edge planning). 

Discussion 
Two relevant 2040 RGS Policies are: (1) Policy 2.3.4 which states that Metro Vancouver' s 
role is to "work with the Agricultural Land Commission to protect the region's agricultural 
land base and not amend the Agricultural or Rural land use designation of a site if it is still 
part of the Agricultural Land Reserve, except to change it to an Agricultural land use 
designation", and (2) Policy 6.11 .2 which states: "tn accordance with the Agricultural Land 
Commission Act, in the event that there is an inconsistency between the regional land use 
designations or poLicies set out in the Regional Growth Strategy and the requirements of the 
Agricultural Land Commission Act or regulations and orders made pursuant thereto, the 
Agricultural Land Commission requirements will prevail" . These two RGS policies are some 
of the strongest in the 2040 RGS. 
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The affected area was reviewed by the Agricultural Land Commission in 1980 and in 2013. 
The proposed amendment is not supported by the Agricultural Land Commission as it is 
suitable for agriculture and not excluded from the ALR (Attachment 3: the ALe' s 
June 7, 2013 letter to the Township of Langley, Item 10). On August 28, 20 13, MY staff and 
ALe staff both verified that this area is still in the ALR. The AL e does not support the 
proposed RGS amendment, as the area,is in the ALR. 

Staff Recornmendation 
Staff recommend not supporting the proposed RGS amendment as the area is in the 
Agricultural Land Reserve and, in such situations, 2040 RGS Policy 2.3.4 does not enable the 
MY Board 10 move the Urban Contairunent Boundary to locate the area within it, or to re
designate the affected area from RGS Agricultural to another RGS designation. 

Recommendations To Improve The Metro Vancouver RGS Amendment Packages 

While Metro Vancouver is to be commended for the quality of their reports, this RGS 
amendment package was found to be lacking in clarity and detail which made reviewing the 
proposal more difficult that it should have been. Specifically, the report lacked: (1) accurate 
mapping and details ofthe affected sites, street names and ALR boundary, (2) details and 
reasons why the local government was making the RGS amendment request, (3) the history of 
relevant Agricultural Land Commission (ALC) exclusion decisions and a rationale for their 
recommendation, and (4) an analysis and preliminary opinion by MY staff regard ing the 
proposed RGS amendment (It is acknowledged that the MY staff opinion may change, as the 
review process evolves). 

Tn the absence of the above, Riclunond City staff had to take significant time to the contact the 
Township of Langley, ALC and Metro Vancouver staff several times, to clarify mapping, details, 
chronologies and facts. 

To improve RGS amendment reviews, it is recommended that Metro Vancouver staff: (a) ensure 
that future RGS amendment packages are more complete and (b) provide a more comprehensive 
assessment and an opinion regarding the acceptability of proposed RGS amendments before they 
are circulated for comment (e.g., to the MV Regional Planning Advisory Committee, MV 
Regional Planning and Agricultural Committee, MV Board and local governments). 

Next Steps 

MV staff will present their report with ail local.govemment comments to the October 4, 2013, 
MV Regional Planning and Agri cultural Committee meeting and on October 25, 2013 , the MV 
Board will review the matter. If an MV Public Hearing is necessary, it will likely be held in 
November 2013, with the final MV Board decision before December 31 , 2013. 

Financial Impact 

N one. 
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August 28, 2013 - 5 -

Conclusion 

City staff have reviewed three proposed Metro Vancouver Regional Growth Strategy 
amendments initiated by the Township of Langley and reconunend that one be accepted and two 
not be accepted as they are in the Agricultural Land reserve. 

Terry Crowe, 
Manager Policy Planning (4 139) 

TIC:cas 

Attachment Description 

Maps of The Three (3) Proposed MV RGS Amendments For The Township of Langley: 
- A map showing the (1) North Murrayville Area , (2) Hendricks Area and (3) Highway # 1/200 

Attachment 1 Street Area , and 
- A detailed North Murrayville Map, for clarity. 
- A detailed Hendricks Area Map, for clarity. 

July 29, 2013 • Notification Letter From Metro Vancouver To Richmond Inviting Comment 
Regarding Three Proposed MV RGS Amendments for the Township of Langley (North 
Murrayville, Hendricks , Highway #1 1200th Street): includes: 
- 5.2 - AJuly 5, 2013, MV staff report to the July 19, 2013 MV Regional Planning Advisory 

Attachment 2 
Committee (RPAC) 

- 5.2 Attachment 1 - A June 25, 2013 MV staff report to the July 5, 2013 MV Regional 
Planning and Agriculture Committee (RPAAC) 

- June 24, 2013 - A Letter From the Township of Langley to the MV Board requesting the 
three RGS Amendments 

- Note the last two documents are duplicated in Attachment 1 

Attachment 3 
June 7, 2013 - ALe Letter to The Township of Langley refusing the North Murrayville Area ALR 
exclusion 

Attachment 4 April 23,2010 - ALe letter to Alan Hendricks refusing the Hendricks Area ALR exclusion 
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ATTACHMENT 1 

Regional Growth Strategy Designations 

Urban Containment Boundary 

II Conservation_Recreation 

General Urban 

II Agriculture 

II Rural 

III Mixed Employment 

D Proposed Amendments 
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ATTACHMENT 1 

Map ofthe North Murrayville Area 

Proposed RGS Amendment Area 
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ATTACHMENT 1 

Map of the Hendricks Area 

Proposed RGS Amendment Area 
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TO: 1\ ATTACHMENT 2 
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FROM: CITY CLERK'S OFFICE 
Wa' ,L .. = ... -__ __ =.:c ... =========--' 

~ ,~. Vi.\ .... , ver . (( 

4330 Kingsway, Burnaby, BC, Canada VSH 4GB 604-432-6200 www,metrovancouver.org Pc '. Ter~ ~owe.. -tor 

JUL 2 9 2013 

Mayor Malcolm Brodie 

and Members of Council 
City of Richmond 

6911 NO.3 Road 
Richmond, Be V6Y 2(1 

Dear Mayor Brodie and Members of Co unci!: , 

Opf'"¥"o.k Oct/OI1 
Board and Information Services, Corporate Services 

Tel. 604-432-6250 Fax604-451-6686 

~TOCOPIED 

JIJL 3 1 7013 

& DISTRIBUTED 

FC ·. ::foe€~- F~1 
File: CR-04-01-RD 

HIT 
DW 
MJ IhoC 
DB '-" 

. 

Re: Notification of Three Proposed Amendments to the Metro Vancouver Regional Growth 
Strategy land Use Designation Map - Township of Langley 

This letter provides notification to affected local governments and other agencies, in accordance with 
section 857.1(2) of the Local Government Act and sections 6.4.2, 6.4.4 and 6.4.5 of the Regional 
Growth Strategy. Metro Vancouver1 received a Council resolution from the Township of l angley 
requesting three amendments to the Regional Growth Strategy l and Use Designation Map: 

1. Type 2 Amendment (Hendricks) to extend the Urban Containment Boundary and amend the 
land use designation map from Agricul tural to General Urban. 

2. Type 2 Amendment (North Murrayville) to extend the Urban Containment Boundary and 
amend the land use designation map from Agricultural to General Urban. 

3. Type 3 Amendment (200 Street and Highway #1) to amend the land use designation map from 
Mixed Employment to General Urban. 

Please refer to the attached reports for a description of the requested amendments. 

A Type 2 amendment to the Regional Growth Strategy requires an amendment bylaw passed by an 
affirmative two-thirds weighted vote of the Metro Va ncouver Board and a regional public hearing. A 
Type 3 amendment requires an amendment bylaw passed by an affirmative 50%+1 weighted vote of 
the Board. 

On July 26, i013, the Metro Vancouver Board initiated the Regiona l Growth Strategy amendment 
process for the three requested amendments. Regional Growth Strategy Section 6.4.2 Notification and 
Request/or Comments, states that for all proposed amendments to the Regional Growth Str:a eg, _ e 
Metro Vancouver Boa rd wil l: AI of R I OIf~1-t 

a) provide written notice of the proposed amendment to all affected local gove , nts;oATE C?./ ..... 

I Greater Vancouver Regional District 
JUL 3 (I 2:113 0 \ 
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ATTACHMENT 2 
Notification of Three Proposed An. ,ments to the Metro Vancouver Regional Growth ~ ,elY Land Use Designation Map-
Township of Langley 
Page 2 of 2 

b) provide a minimum of 30 days for affected local governments, and the appropriate agencies, to 
respond to the proposed amendment; 

c) post notification of the proposed amendment on the Metro Vancouver website, for a min imum 
of 30 days; 

d) if the proposed amendment is to change a site from Industrial or Mixed Employment to 

General Urban land use designation, provide written notice and a minimum of 30 days for Port 
Metro Vancouver, the Vancouver International Ai rport Authority, the Ministry of 

Transportation and Infrastructure and/or the Agricultura l l and Commission, as appropriate, to 
respond to the proposed amendment. 

You are invited to provide written comments on the requested amendments to the Regional Growth 
Strategy. Please provide comments in the form of a Council/Boa rd resolution, as applicable, and 
submit to paulette.vetleson@metrovancouver.orgbyFriday, September 20,2013. Following the 

comment period, the Metro Vancouver Board will consider initial readings of a Regional Growth 
Strategy Bylaw amendment for each of the requested amendments. 

If you have any questi ons with respect to the proposed amendment, please contact Terry Hoff, Senior 

Regional Planner, at 604-436-6703 or terry.hotf@metrovancouver.org. More information and a copy of 
the Regional Growth Strategy can be found on our website at www.metrovancouver.org. 

Sincerely, 

Paulette Vetleson 

Director/Corporate Officer, Board and Information SelVices 

PV/ HM/th 

Attachments: 

1. Report to the Metro Vancouver Board meeting on July 26,2013, titled 'Township of Langley Request to 
Amend the Regional Growth Strategy', dated June 21, 2013. 

2. Report to the Metro Vancouver Regional Planning Advisory Committee meeting on July 19, 2013, titled 
'Township of Langley Request to Amend Regional Growth Strategy Land Use Designations', dated July 5, 
2013. 
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ATTACHMENT 2 

~ metrovancouver 
~ S(RVICES ANo S.OLUTIONS FOil A LIVABLE REGION 4310 KIllgi way, BUn'laby, Be, Can&da VSH 4GS 604-432-6200 wI>{W.me1 rovaocouver,org 

To: Regional Plann1ng Advisory Committee 

From: Terry Hoff, Senior Regional Planner, Policy, Planning and Envi ronment Department 

Date: July 5,2013 Meeting Date: July 19, 2013 

Subject : Township of Langley Request to Amend Regional Grow th Strategy Land Use 
Designat ions 

RECOMMENDATION 
That the Regional Planning Advisory Committee provide comments on the proposed Regional 
Growth Strategy amendments re,quested by the Township of langley. 

PURPOSE 
The purpose of this report is to provide the opportunity for the Regional Planning Advisory 
Committee (RPAC) to comment on requested Regional Growth Strategy (RGS) land use deSignation 
amendments submitted by the Township of l angley. . 

DISCUSSION 
On June 17, 2013 the Township of Langley Council passed a motion "That Council submit a request 
to t he Board of the Greater Vancouver Regiona l Dist rict for amendments to the Regional Growth 
Strategy land use designations as set out in Schedule A of Bylaw No. 5000". Reference to Bylaw No. 
SOOO is the To'wnship's proposed new Official Community Plan. and Schedule A Is the new Regional 
Context Statement contained within the new OCP. This bylaw received 1" and 2nd readings on June 
17, 2013. Schedule A (draft RCS) identifies three "significant changes to the Regional Land Use 
Designations" that "will require amendment to the RGS in conformity with Metro Vancouver RGS 
Amendment procedures". In a letter dated June 24, 2013 to Metro Vancouve r Board Chair Moore, 
t he Township notified Metro Vancouver of the requested amendments. 

Following a RGS amendment request by resolution of a member municipal Council, RGS Section 
6.4.1 states that the process to initiate the amendment I~ by resolution of the Metro Vancouver 
Board. Metro staff submitted a RGS Amendment report to the July S, 2013 meeting of Metro 
Vancouver's Regional Planning and Agriculture Committee, with the following recommendations: 
That the Board: 

a) initiate Regional Growth Strategy amendment procedures for three amendments requested 
by the Township of langley; and 

b) direct staff to provide written notice of the proposed amendments to al1 affected local 
governments and appropriate agencies. 

The Metro Vancouver report tit led "Township of l angley Request to Amend the Regional Growth 
Strategy" is included as Attachment 1. The purpose of this report is only to identify the 
amendments being requested by the Township, and to request the Board initiate RGS amendment 
procedures. A very brief summary of each requested amendment is provided in that report, but the 
report does not include an ana lysis of RGS implications or recommendations regarding the support 
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Township of Langley Request to Amend Regional Growth Strategy Land Use Designations 
Regiona) Planning Advisorv Committee Meeting Date: July 19, 2013 
Page2of3 

ATTACHMENT 2 

or non-support of the requested amendments. The Metro Vancouver Board will consider initiating 
the requested amendments at the July 26, 2013 Board meeting. Below is an excerpt from the 
Metro staff report" providing a brief summary and overview map of the requested amendments (See 

Map in Attachment 1). 

North Murrayville 
The request to redesignate approximately 8 hectares from RGS Agricultural to RGS General Urban 
and move the Urban Containment Boundary with an aim to making a more consistent urban land 
use pattern along the north side of 52 Avenue. This is a Type 2 RGS amendment, requiring a public 
hearing and adoption of a by-taw to amend the RGS by a two-thirds weighted Metro Vancouver 
Board vote. The parcel is within the Agricultural land Reserve. The proposed amendment is not 
supported by the Agricultural land Commission (as indicated in a June 7, 2013 letter to the 
Township of langley). RGS Section 2.3.4 states that Metro Vancouver's role is to "work with the 
Agricultural Land Commission to protect the region's agricultural land base and not amend the 
Agricultural or Rural land use designation of a site if it is still part of the Agricultural land Reserve, 
except to change it to an Agricultural land use designation". 

Hendricks 
The request is to redesignate approximately 4 hectares of land from RCS Agricultural to RGS 
General Urban, and to extend the Urban Containment Boundary, to allow for 21 single family 
residential lots. This is a Type 2 RGS amendment, requiring a public hearing and adoption of a by
law to amend the RGS by a two-thirds weighted Metro Vancouver Board vote. This application is 
also located within the Agricultural land Reserve; however, the land use and proposed RGS 
amendment is supported by the Agricultural Land Commission as an acceptable non-farm use that 
benefits agriculture (as stated in a June 7, 2013 lette r from the AlC to the Township). 

Highway #1/200th Street 
The third proposed amendment would redesignate approximately 23 hectares of land from RGS 
Mixed Employment to RGS General Urban to accommodate residential development. This is a Type 
3 amendment requiring a 50%+1 weighted vote of the Metro Vancouver Board. 

Tow nship of .langley Description of Proposed RGS Amendments 
The Township's RGS amendment request refers to OCP amendment Bylaw No. 5000, Schedule A 
(draft Regional Context Statement). Within the draft Res is a brief rationale and map for each of 
the three requested RG5 amendments. The relevant excerpt from the draft RCS is included as 
Attachment 2, with #4 Highway 1 / 200 Street, #11 North Murrayville and #13 Hendricks. Note that 
other locations seen on the excerpt table and maps refer to 17 additional RGS land designation 
amendments the Township is proposing within the RCS as 'generally consistenti under RGS Section 
6.2.6. 

RGS Amendments Procedures Bylaw - RPAC Comment 
While RGS amendment procedures are established in the RGS, the Regional Growth Strategy 
Procedures Bylaw No 1148, 2011 established additional procedures for Regional Growth Strategy 
amendment requests. The Procedures Bylaw requires that, within four weeks of receiving the 
amendment request, Metro Vancouver staff refer the requested amendments to the Regional 
Planning Advisory Committee for comment. The Regional Planning Advisory Committee then must, 
within four weeks of receiving the Metro Vancouver staff report, provide comments to Metro 
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ATTACHMENT 2 

Township of langley Request to Amend Regional Growth Strategy land Use Designations 
Regional Planning Advisory Committee Meeting Date: JulV 19, 2013 

Page30f3 

Vancouver in the form of a resolution. The Regional Planning Advisory Committee comments will 
then be considered by Metro Vancouver staff In preparing recommendations to the Regional 
Planning and Agriculture Committee and Metro Vancouver Board on the proposed amendment. 
The Regional Planning AdVisory Committee's resolution /comments will be attached to the Metro 
Vancouver Board report. 

It is anticipated that Metro staff will submit a report and recommendations on RGS amendment 
bylaw introduction to the Regional Planning and Agriculture Committee and the Board in October. A 
Public Hea ring is anticipated for mid November, with a Board decision anticipated in late 
November. . 

ALTERNATIVES 
1. That the Regional Planning Advisory Committee provide comments on the proposed Regional 

Growth Strategy amendments as requested by the Township of Langley. 
2. That the Regional Planning Advisory Committee receive for information the report dated July 5, 

2013 and titled Township of Langley Request to Amend Regional Growth Strategy Land Use 
Designations. 

SUMMARY I CONCLUSION 
The Regional Planning Advisory Committee Is requested to provide comments on the Regional 
Growth Strategy amendments as submitted by the Township of Langley. Any comments provided 
will be considered in a Metro Vancouver staff report and recommendations to the Regional 
Plann ing and Agricultu re Committee and the Met ro Vancouver Board. 

Attachments and References: 
1. Metro Vancouver staff report to the July 5, 2013 meeting of the Regional Planning and 

Agriculture Committee (Doc. #7580711) 

2. E)(cerpt from Township of Langley OCP Amendment Bylaw No. 5000 - Schedu le A Regional 
Context Statement (Doc. #7581291). 

7574862 
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ATTACHMENT 2 

~ metrovancouver 
~ SERVICES AND SOlUTIONS FOR A UV,oIBlE REGION 4330 Klngsway, 6urn~ by, BC, CanJda VSH 11GB 604·<132·6200 www.metrovan(OUvet,org 

To: 

From: 

Date: 

Regional Planning and Agriculture Committee 

Heather McNeli, Regional Planning Division Manager 
Planning, Policy and Environment 

June 25, 2013 Meeting Date: July 5, 2013 

Subject: "Tow nsh ip of l angley Request t o Amend the Regional Growth Strategy 

RECOMMENDATION 
That the Board: 
aJ initiate Regional Growth Strategy amendment procedures for three amendments requested 

by the Township of Langley; and 
b) direct staff to provide written notice of the proposed amendments to all affected local 

governments and appropriate agencies. 

PURPOSE 
To provide the Board with the opportunity to initiate Regional Growth Strategy procedures for 
three proposed amendments submitted by the Township of Langley. 

BACKGROUND 
Section 6.4.1 of the Regional Growth Strategy (RGS) establishes that the process to initiate 
amendments . to the RGS is by resolution of the Metro Vancouver Board. On June 17, 2013 
Township of Langley Council passed a resolution, "That Council submit a request to the Board of the 
Greater Vancouver Regional District for amendments to the Regional Growth Strategy land use 
designations as set out in Schedule A of Bylaw No. 5000" . The Township of langley Council 
resolution is included as Attachment 1 to this report, and a map showing the location of the three 
proposed amendments is included as Attachment 2 . 

. DISCUSSION 

The Proposed Amendments 
The Township of langley Counci l resolution refers to three proposed Regional Growth Strategy Land 
Use Designation amendments. 

North Murrayvil le 

The first of the three (Attachment 2) is a proposal to re-designate RGS Agricul tural to RGS General 
Urban and move the Urban Containment Boundary with an aim to making a more consistent land 
use pattern along the north side of S2 Avenue. This is a Type 2 RGS amendment, requiring a public 
hearing and adoption of a by-law to amend the RGS by a two-th irds weighted Metro Vancouver 
Board vote. The parcel is within the Agricultu ral Land Reserve. The proposed amendment is not 
supported by the Agricultural Land Commission (as indicated in a June 7, 2013 letter to the 
Township of Langley). RGS Section 2.3.4 stat es that Metro Vancouver's role is to "work with the 
Agricu ltural Land Commission to protect the region's agricultural land base and not amend the 
Agricultural or Rural land use designation of a site if it is still part of the Agricultural Land Reserve, 
except to change it to an Agricultural land use designation". 
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Township of langley Request to Amend the Regional Growth Strategy 
Regional Planning and Agriculture Committee Meeting Date: July S, 2013 
Page2of3 . 

Hendricks 

ATTACHMENT 2 

The second proposed amendment (Attachment 2) is to re-deslgnate approximately 4 hectares of 
land f rom RCS Agricultural to RGS General Urban, and to extend the Urban Containment Boundary, 
to allow for 21 si ngle family residential lots. This is a Type 2 RGS amendment. requiring a public 
hearing and adoption of a by-law to amend the RGS by a two-thirds weighted Metro Vancouver 
Board vote. This application is also located within the Agricultural Land Reserve, however. the land 
use and proposed RGS amendment is supported by the Agricultural land Commission as an 
acceptable non-farm use that benefits agriculture (as stated in a June 7. 2013 letter to the 
Township). 

Highway #1120oth Street 
The third proposed amendment (Attactiment 2) would re-designate approximately 23 hectares of 
land from RGS Mixed Employment to RGS General Urban for residential use. T his is a Type 3 
amendment, requiring adoption of a by-law to amend the RGS by a 50%+1 weighted vote of the 
Metro Vancouver Board. 

Considering the Request 
Once an RGS amendment process is initiated by the Board, staff will Initiate a notification period 
(minimum 30 days) and prepare the necessary reports. "Regional Growth Strategy Procedures 
Bylaw No 1148, 2011H requires that Metro Vancouver first prepare a draft report for the Regional 
Planning Advisory Committee (RPAC) (planning directors from each member municipality). The 
report will include a description of RGS prOVisions applicable to each amendment. and is anticipated 
for the July 19. 2013 meeting of RPAC. The Regional Planning Advisory Committee then must, within 
four weeks, provide their comments as a resolution to Metro Vancouver staff. The Regional 
Planning Advisory Committee comments will then be considered by Metro Vancouver staff in 
preparing a report and recommendations to the Board. 

A staff report providing a detailed analysIs and recommendations to the Board regarding each of 
the proposed amendments is antiCipated for the Regional Planning and Agriculture Committee and 
Board in October 2013. It will be accompanied by any comments received from the Regional 
Planning Advisory Committee and affected local governments and agencies. Recommendations will 
include: 

• whether to proceed or not to proceed with bylaw introduction for each of the proposed 
amendments; and 

• for each of those amendments recommended to proceed, a draft RGS amendment bylaw, a 
recommendation that the Board give 1st and 2nd Readings to the amendment bylaw and 
direct staff to set a date for Public Hearing. 

RGS Amendment Process 
Table 1 outlines the process envisioned for this proposed amendment and is based on the 
requ irements of the RGS for minor amendments and the RGS Implementat ion Guideline #2 -
Amendments to .the Regional Growth Strategy. 
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ATTACHMENT 2 

Township of Langley Request to Amend the Regional Growth Strategy 
Regional Plannin.g and Agriculture Committee Meeting Date: July 5,2013 

Page 3 of 3 

Tabl e: l ' Timeline of RGS Amendment Process 

Date Meeting 
July 5, 2013 Regional Planning and Agriculture Committee 

July 19, 2013 Report to Region~1 Planning Advisory Committee for 
consideration 

July 26,2013 Metro Vancouver Board initiates RGS amendment process and 
refers it to affected local governments and agencies for 
comment. 

October 4, 2013 Regional Planning and Agriculture Committee 

October 25, 2013 Metro Vancouver Board receive Metro Vancouver staff report, 
potentially give initial readings to the RGS Amendment bylaw 
and set a date for a public hearing. 

Early to Mid-November Public Hearing on proposed RGS Amendment Bylaw. 

Late November Board consideration of 3' reading and refer back to the 
Township of langley for approval. 

ALTERNATIVES 
1. That the Board: 

a) initiate Regional Growth Strategy amendment procedures for three amendments requested 
by the Township of langley; and 

b) direct staff to provide written notice of the proposed i!mendments to aU affec.ted local 
governments and appropriate agencies. 

2. That the Board provide further guidance on initiating the Regional Growth Strategy amendment 
procedures for any or all of the three amendments requested by the Township of l angley. 

FINANCIAL IMPLICATIONS 
If the RGS amendment process is· initiat!'!d tnere may be costs associated with the holding of a 
public hearing, relating primarily.to advertising in a regional newspaper. 

SUMMARY I CONCLUSION 
The Township of Langley has submitted proposed amendments to the Regional Growth Strategy for 
Board consideration. The Board has the authority to initiate the proposed amendment as per RGS 
6.4 and "Regional Growth Strategy Procedures Bylaw 1148, 2011" . Staff recommends Altern'ative 1 
to initiate the RGS amendment process to facilitate a fair process and fulsome regional dialogue on 
the proposed amendments and to notify affected local governments. 

Attachments: 
1. Township of langley Council resolution (Doc. # 7563567). 
2. location of proposed RGS Land Use Designation Amendments (Doc. #7563865). 

7558014 
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June 24, 2013 

Metro Vancouver 
4330 Kingsway 
Burnaby, Be V5H 4G8 

Thwnshipof 
Langley 

Est 1873 

AttentIon: Chair Greg Moore, Board of Directors 

Dear ChaIr Moore: 

ATTACHMENT 2 

File No. 0400-60; 6410-01 

Re: Official Community Plan, Bylaws No, 5000, 5010, 5011, and 5012 

At the June 17, 2013 Regular Evening Council meeting, Township of Langley Council passed 
the following motion: 

That Council give first and second reading to "Langley Official Community Plan Bylaw 1979' 
No. 1842 A"!endmenr (2013 Official Community Plan) Bylaw 2013 No. 5000"; 

That Council consider that ULangJey Offielal Community Plan Bylaw 1979 No. 1842 
Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000" is consistent with the 
Township of Langley Financial Plan; 

That Council consider that "Lang/ey Official Community Plan By/aw 1979 No. 1842 
Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000~ is consistent with the 
Metro Vancouver Integrated Liquid Waste' Resource Management Plan and Integrated Solid 
Waste and Resource Management Plan; 

That Council give first and second reading to "Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Willowbrook Community Plan) Bylaw 1991 No. 3008 Amendment 
(Updated Official Community Plan) Bylaw 2013 No. 5010"; 

That Council give first and second reading to "Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Updated OffIcial Community Plan) Bylaw 2013 No. 5011"; 

That Council give first and second reading to "Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Updated Official 
Community Plan) Bylaw 2013 No. 5012"; 
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Metro Vancouver - Board of Directors 
Page 2 .. . 

ATTACHMENT 2 

That Council authorize staff to schedule the required public hearing for Bylaw Nos. 5000, 
5010, 5011 and 5012; and further 

That Council submit a request to the Board of the Greater Vancouver Regional District for 
amendments to the Regional Growth Strategy {and use designations as set out in 
Schedule A of Bylaw No. 5000. 
CARRIED 

A copy of Report 13·75 is attached for reference purposes. You will note that Council has 
requested amendments to the Regional Growth Strategy land use designations as set out in 
Schedule A to the Official Community Plan Bylaw. 

Yours truly, 

?~ 
Paul Crawford 
Manager, Long Range Planning 

Enclosure: Report 13-75 

copy: T. Hoff, Metro Vancouver, Senior Regional Planner 
P. Vetleson, Corporate Secretary, Metro Vancouver 
Mayor and Council 
R. Seifi, General Manager, Engineering and Community Development 

7563567 
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ATTACHMENT 2 
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ATTACHMENT 2 

Proposed RGS 
Current RGS # Designation 

RGS De'scription Amendment 
Designation Type 

21 General Urban Mixed to recognize exislio9 commercial centre without 3 
Employment permitting residential use 

22 Agriculture and Rural and to accurately show properties that are in and out 2 
Rural Agriculture of the ALR at 8 Ave. & 272 St. 

1.3',2. Significant Changes to the Regional Land Use Designations 

More significant changes are listed in the table below and will require amendment to the RGS in 
conformity with Metro Vancouver RGS Amendment procedures. 

Proposed RGS 
Current RGS 

# Designation 
RGS Descriptio", Amendment 

Designation /I NY / / ---VJ J1 r Type 

4 Mixed General to accommodate mixed use proposal (north of 
Employment Urban freeway west of 200 St.) 

, ~ , ~ 

11 Agriculture General to~~ frrZ'fconZ~ land Us~,!~'r~ along 
Urban the north side of 52 Avenue by moving the Urban 

Containment Boundary north and designating the 
land General Urban north Murrayville, subject to 
approval of the AI.,C 

A 

13 Agriculture General I ~fctr'p~rate 'av~e';~lopment approved by the 
Urba n Agricultural Land Commission into the Urban 

Containment Boundary and designate it as 
General Urban 

The University District areas shown as areas 7 and B on Map A4 were included in the OCP on 
June 10, 2013 under the Regional Context Statement that applied at the time, in reliance on 
representations by the Greater Vancouver Regional District arising from the prior ongoing 
historical development process. 

. RPAC-106-

3 

2 

, 

2 

77 
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MAP A·S - CHANGES TO 2011 RGS LAND USE DESIGNATIONS (MURRAYVILLE) 

ATTACHMENT 2 

Chin" .. to 2011 RGS 
Lind U • • 0"'9n,lIonl 

~dJflAJf /Jllft'-
Lo., U .. Designations 

o UrMn ConItinonotII 8oundooy 

_.Urb"" 
• 1noM11 • 

• M'lIW I;...,.qmonl 

. ~ . 
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~ metrovancouver 
I 

~ SERVICES AND SOLUTIONS fOR A LIVABlE REGION 4330 Klng5way. Burnaby. BC, Canada VSH 4,GB 604·432-6200 www.metrovancouvcr,olg 

Greate, Vancouver Regional Di$trlct • G",.la, Vancouver Waler District • G'eal",Vancou"", Sa,.,...rag .. and Dr;oinage Ol$l,lct • Metro V3nCOlN~r Housing COfporation 

To: 

From: 

Date: 

Regional Planning and Agriculture Committee 

Heather McNeil, Regional Planning Division Manager 

Planning, Policy and Environment 

June 25, 2013 Meeting Date: July S, 2013 

Subject: Township of Langley Request to Amend the Regional Growth Strategy 

RECOM MENDATI ON 
That the Board: 
al initiate Regional Growth Str<ltegy amendment procedures for three amendments requested 

by the Township of Langley; and 
b) direct staff to provide written notice of the proposed amendments to all affected local 

governments and appropriate agencies . 

PURPOSE 
To provide the Board with the opportunity to initiate Regional Growth Strategy procedures for 
three proposed amendments submitted by the Township of Langley. 

BACKGROUND 
Section 6.4.1 of the Regional Growth Strategy (RGS) establishes that the process to initiate 
amendments to the RGS is by resolution of the Metro Vancouver Board. On June 17, 2013 
Township of Langley Council passed a resolution, "That Counc.iI submit a request to the Board of the 
Greater Vancouver Regional Dist rict for amendments to the Regional Growth Strategy land use 
designations as set out in Schedule A of Bylaw No. 5000". The Township of Langley Council 
resolution is included as Attachment 1 to this report, and a map showing the location of the three 
proposed amendments is included as Attachment 2. 

DISCUSSION 
The Proposed 'Amendments 
The Township of Langley Council resolution refers to three proposed Regional GroW1;h Strategy Land 
Use Designation amendments. 

North Murrayville 
The first of the three (Attachment 2) is a proposa l to re-designate RGS Agricultu ral to RGS General 
Urban and move the Urban Containment Boundary with an aim to making a more consistent land 
use pattern along the north side of 52 Avenue. This is a Type 2 RGS amendment, requiring a public 
hearing and adoption of a by-law to amend the RGS by a two-thirds weighted Metro Vancouver 
Board vote. The parcel is within the Agricultural Land Reserve. The proposed amendment is not 
supported by the Agricultural Land Commission (as indicated in a June 7, 2013 letter to the 
Township of Langley). RGS Section 2.3.4 states that Metro Vancouver's role is to "work with the 
Agricultural Land Commission to protect the region's agricultural land base and not amend the 

. Agricultural or Rural land use designat ion of a site jf it Is still part of the Agricultural Land Reserve, 
except to change it to an Agricultural land use designation". 
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Hendricks 

ATTACHMENT 2 

The second proposed amendment (Attachment 2) is to re-designate approximately 4 hectares of 
land from RCS Agricultural to RGS General Urban, and to extend the Urban Containment Boundary, 
to allow for 21 single family residential lots. This is a Type 2 RGS amendment, requiring a publk 
hearing and adoption of a by-law to amend the RGS by a two-thirds weighted Metro Vancouver 
Board vote. This application is also located within the Agricultural Land Reserve, however, the land 
use and proposed RGS amendment is supported by the Agricultural Land Commission as an 
acceptable non-farm use that benefits agriculture (as stated in a June 7, 2013 letter to the 
Township). 

Highway n1/200th Street 
The third proposed amendment (Attachment 2) would re-designate approximately 23 hectares of 
land from RGS Mixed Employment to RGS General Urban for residential use. This is a Type 3 
amendment, requiring adoption of a by-law to amend the RGS by a 50%+1 weighted vote of the 
Metro Vancouver Board. 

Considering the Request 
Once an RGS amendment process is initiated by the Board, staff will initiate a notification period 

' (minimum 30 days) and prepare the necessary reports. "Regional Growth Strategy Procedures 
Bylaw No 1148, 2011" requires that Metro Vancouver first prepare a draft report for the Regional 
Planning Advisory Committee (RPAC} (planning directors from each member municipality). The 
rep,ort wHl include a description of RGS provisions applicable to each amendment, and is anticipated 
for the July 19, 2013 meeting of RPAC. The Regional Planning Advisory Committee then must, within 
four weeks, provide their comm'ents as a resolution to Metro Vancouver staff. The Regional 
Planning Advisory Committee comments will then be considered by Metro Vancouver staff in 
preparing a report and recommendations to the Board. 

A staff report providing a detailed analysis and recommendations to the Board regarding each of 
the proposed amendments Is anticipated for th.e Regional Planning and Agriculture Committee and 
Board in October 2013. It will be accompanied by any comments received from the RegIonal 
Planning Advisory Committee and affected local governments and agencies. Recommendat ions will 
include: 

• whether to proceed or not to proceed with bylaw introduction for each of the proposed 
amendments; and 

• for each of those amendments recommended to proceed, a draft RGS amendment bylaw, a 
recommendation that the Board give 1'1 and 2nd Readings to the amendment bylaw and 
direct staff to set a date for Public Hearing. . 

RGS Amendment Process 
Table 1 outlines the process envisioned for this proposed amendment and .is based on the 
requirements of the RGS for minor amendments and the RGS Implementation Guideline #2 -
Amendments to the Regional Growth Strategy. 
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Table l' Timeline of RG5 Amendment Process 

Date Meeting 

July 5, 2013 Regional Planning and Agr iculture Committee 

July 19, 2013 Report to Regional Planning Advisory Committee for 

consideration 
July 26, 2013 Metro Vancouver Board initiates RGS amendment process and 

refe rs it to affected local governments and agencies for. 
comment. 

October 4, 2013 Regional Planning and Agriculture Committee 

October 25, 2013 Metro Vancouver Board receive Metro Vancouver staff report, 
potentially give initial readings to the RGS Amendment bylaw 
and set a date for a public hearing. 

Early to Mid-November Public Hearing on proposed RGS Amendment Bylaw. 

l ate November Board considerat ion of 3 reading and refe r back to the 
Township of Langley for approval. 

ALTERNATIVES 

1. Thatthe Board: 

a) initiate Regional Growth Strategy amendment procedures for th ree amendments requested 
by the Township of Langley; and 

b) direct staff to provide written notice of the proposed amendments to all affected local 
governments and appropr iate agencies. 

2. That the Board provide further guidance on Initiating the Regional Growth Strategy amendment 
procedures for any or all of t he three amendments requested by the Township of Langley. 

FINANCIAL IMPLICATIONS 
If the RGS amendment process is initiated there may be costs associated with the holding of a 
public hear ing, relat ing primarily to advertising in a regional newspaper. 

SUMMARY / CONCLUSION 
The Township of langley has submitted proposed amendments to the Regiona l Growth St rategy for 
Board consideration . The Board has the authority to ' Initiate the proposed amendment as per RGS 

6.4 and "Regional Growth Strategy Procedures Bylaw 1148, 2011". Staf f recommends Alternative 1 

to initiate t he RGS amendment process to facilitate a fair process and fulsome regional dialogue on 
the proposed amendments and to notify affected local governments . 

Attachments: 
1. Township of Langley Council resolut ion (Doc. # 7563567). 

2. Locat ion of proposed RGS Land Use Designation Amendments (Doc. #7563865j. 

7SS80 1 ~ 
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June 24, 2013 

Metro Vancouver 
4330 Kingsway 
Burnaby. Be V5H 4GB 

'Ibwnsbipof 
Langley 

Est. 1873 

Attention: Chair Greg Moore, Board of Directors 

Dear Chair Moore: 

ATTACHMENT 2 

File No. 0400-60; 6410-01 

Re: Official Community Plan, Bylaws No. 5000, 5010, 5011, and 5012 

At the June 17, 2013 Regular Evening Council meeting. Township of Langley CounCil passed 
the following motion: 

That Council give first and second reading to "Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000",' 

That Council consider that "Lang/ey Official Community Plan Bylaw 1979 No. 1842 
Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000";5 consistent with the 
Township of Langley Financial Plan; 

That Council consider that "Langley Official Community Plan Bylaw 1979 No. 1842 
Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000" is consistent wIth the 
Metro Vancouver Integrated Uquid Waste Resource Management Plan and Integrated Solid 
Waste and Resource Management Plan; 

That Council give first and second reading to. "Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Wilfowbrook Community Plan) Bylaw 1991 No. 3008 Amendment 
(Updated Official Community Plan) Bylaw 2013 No, 5010"; 

That CounCil give first and second reading to "Langley Official Community Plan Bylaw 1979 
No, 1842 Amendment (Updated Official Community Plan) Bylaw 2013 No. 5011''; 

That Council give first and second reading to "Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Updated Official 
Community Plan) Bylaw 2013 No, 5012"; 
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Metro Vancouver - Board of Directors 
Page 2 ... 

ATTACHMENT 2 

That Council authorize staff to schedule the required public hearing for Bylaw Nos. 5000, 
5010, 5011 and 5012; and further 

That Council submit a request to the Board of the Greater Vancouver Regional District for 
amendments to the Regional Growth Strategy land use designations as set out in 
Schedule A of Bylaw No. 5000. 
CARRIED 

A copy of Report 13-75;s attached for reference purposes. You will nola that Council has 
requested amendments to the Regional Growth Strategy land use designations as set out in 
Schedule A to the Official Community Plan Bylaw. 

Yours truly, 

?~ 
Paul Crawford 
Manager, Long Range Planning 

Enclosure: Report 13-79 

copy: T. Hoff, Metro Vancouver, Senior Regional Planner 
P. Vetleson, Corporate Secretary I Metro Vancouver 
Mayor and Council 
R. Seifi, General Manager, El"!gineering and Community Development 

7563567 
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Attachment 2 
Regional Growth Strategy Designations 

o Urban Containment Boundary 

III Conservation_Recreation 

General Urban 

II Agriculture 

II Rural 

• Mixed Employment 

o Proposed Amendments 
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June 7 , 2013 

Township of Langley 
20338 65 Avenue 
LANGLEY Be V2Y 3J1 

Attention Paul Crawford, Manager. Long Range Planning 

ATTACHMENT 3 

Agricultural Land Commission 
133 - 4940 canada We:y 
BomIby, BrtIiIh Columbia V5G ~K6 
Tel: 604 660-7000 
Fu: 604680-7033 
_ .alc.gov.bc.ca 

Planning Review 46511 
Reply to the attention of Tony Pellett 

Re: Town.hlp of Langley Draft OIIIeial Community Plan (OCP) Update 

Thank you for allowing us and the Ministry of Agriculture until this afternoon to submit our 
comments in time for the plan being provided for Coundl consideration of first and second 
reading. We have seen a draft of the Ministry's comments and endorse their intent 
it is worth noting that In the draft OCP's statement of historical context, the very first of the 
growth challenges noted Is ·protecting agricultural land ....• That is a very good start! 

In this letter. comments are given first on the OCP itself, in order by re~nt section, then 
comments are given on Langley's proposed changes to the 2011 RGS land use designations. 

1.3 At the end of the first paragraph, the statement is made, -Land for devel~nt Is limited,
In view of the context the Commission would prefer that it read, -Land for urban development 
is IImlted.-

1.1 Section 6.11 of the Regional Growth Strategy (RGS) stat ... "in accordance with the 
Agricultural Land Commission Act, In the event that there.is an Inconsistency between the 
regional land use designations or policies set out.in the Regional Growth Strategy and the 
requirements of the Agricultural Land Commission Act or reguiations and orders made pursuant 
thereto, the Agricultural Land Commission requirements will prevail: 

Sections 46(2). 46(4) and 46(5)(b) of the AgricunuraJ Land Commission Act (the "Act") _e. (2) 
-A local government in respect of its bylaws ... must ensure consistency with this Ad, the 
regulations and the orders of the Commission: (4) -A local government bylaw ... that is 
inconsistent with the Act, the regulations or an order of the commission has, to the extent of the 
inconsistency, no force or effect: (5)(b) Without limiting subsection (4), a local government 
bylaw ... is deemed to be inconsistent with this Ad. if it contemplates a use of land that would 
impair or impede the intent of this Act, the regulations or and order of the Commission, whether 
or not that use requires the adoption of any further bytaw .... • 

The Commission has observed six areas of inconsistency: . 
In the Aidergrove Community Plan there are five discrete areas (four major and one very small) 
which were the subject of a Lang~ block exclusion application (COmmission File 30232) and 
which have not subsequently been approved or conditionaUy approved for exclusion from the 
ALR. 
In the Rural Community Plan, no part of the area between 264 and 268 Streets, from 33 Avenue 
north to the south boundary of the A1dergrove federally owned lands, has been approved or 
conditionally approved for exclusion from the ALR. 
One of these areas is.shown designated Industrial and the other five are shown designated for 
Urban Use, all wtthln an Urban Growth Boundary and in all, the OCP is of no force or effect. 
These inconsistencies cannot be remedied through the Regional Context Statement but the 
Regional Context Statement should acknowledge them and Map 1 should relocate the Urban 
Growth Boundary, in both cases identifying the six designations as being of no force or effect 
unless and until approved by the Provincial Agricultural Land Commission. 
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3 

2.2.16 The first sentenoe should read. ' In IICC01dance with Ihe intent oflhe RGS and subject 
10 the necessary Agricutturalland COmmission approval If granted, agricutture in areas 
designated as Co_on and Recreation may be limited 10 primarily soIi-bosec1 agriculture." 

2.4.18 and 2.4.19 The Commission concurs with the text, but in its review of proposed changes 
to 2011 RGS Land Use Designations [Item 7) has Identified the need for map changes to 
acheve consistency (similar to the comments under 1.6). 

2.5.16 As written, the first bullet point calls for aeating greenbelts between [new} urban areas 
and the ALR boundary. The Commission concurs. Referring back to 2.1 .4, the Arbour Ribbon 
should extend into the AlR only where no other option is possible or where It does not take land 
out of agricultural production. 

3.3.1 Add, ·Consult \Nith the Agricultural Land Commission where any trails or parks are being 
contemplated withinj)f adjacent to the ALR.· 

3.5.22 Exptore opportunities for linking Langley's historic sites and areas with the ~rks and 
open space networks of the TownshiP- and Metro Vancouver, consulting with the Agricultural 
Land COmmission and obtaining ~I as necessary. where such links or networks affect 
IheAlR. 

3.6.9 A third bullel point Is needed: rostricti'1l subdivision of land In agria.llural ~as. 

3.7 Protecti'1l employment lands Is an im~t function for !he Township. While recognizing 
Ihallhe agricultural Industry and its land base provide a major souroe of emplo)'me!1l, !he focus 
of this section is to ensure that 1iR6I::1RAlland is availab{e for 8 ra~ of other industrial uses, 
thus ~ng ,Fe¥i"es stability and reassurance to existing and potential business owners and 
industries, and offering a more enticing environment to secure k>ng-term business invesbnent in 
the community. 

3.8.15 The Commission has not formally responded to the Master Transportation Plan but has 
expressed concern over the long tetm use of 8 Avenue as a truck route. In the spirit of 3.B.19, 
the Commission has'been in contact with the City of Abbotsford with a view to achieving a link 
from 16 Avenue (King Road) to 8 Avenue (Huntingdon Road) as part of the end use efland 
currently used by gravel extraction operations east of Bradner Road. The Commission believes 
that jf and when that link is in place there may be no further need to Identify 8 Avenue as a truck 
route. The Commission has no objection to 8 Avenue being illustrated on Map 8 of this OCP, 
but it Is possible that the Commission may limit the extent to which any 8 Avenue road widening 
application Is approved under section 6(a) of the Regulation. 

3.14.4 through 3.14.7 The OCP needs to contain a reference to the need for obtaining 
commission approval [Regulation sections 6(c)(ii) and 6(d)] for recreational trails induding 
greenways and greenbelt walkwayslbikeways. 

3.16.18 The Commission defers to the Ministry of AgriccJture for comment on this subject. 

4.1.3 Please ensure that the Commission has a timely role in reviewing or assisting with the 
review of community plans having a significant ALR component 

Map 14 The Commission has revieYJed the proposed amendments to the RGS land use desig
nations and has the following comments: 

1 to 4 are non-ALR 

5 6.cjg.!9J''-!lt!oo..v.~~-'1f.§I!I.@Q..Ig~.1~.''Lq~ .. i!l.!t\~.Il!.B. 
A-Four lots fronting Glover Road, all owned by the Township of Langley 
The ALR portions of Lots 59 and 60 fronting Glover Road are not excepted ooder 
section 23(1) of the ALC Act because on 21 December 19n they 'Were on the 
same certificate of title issued under the Land Registry Act, R.S.B.C. 1960, c.208. 
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/i;Of7/i I//JR I<h I//UE: 
10 .~n;:! .. G.~@'!l1ULt11g.Q_w.l2_IJ.r!?!!D .. c.g.Q\@lm!l~!!!.J;!9.~Ogg!y .. 09.!Ih .. Qf.§'~.b.'!~~Y.!! 4fl£j. 

This area is part of a farm. In 1979 the Commission in conjunction with the Township of ~ 
Langley conducted a reView of ALR boundaries and excluded the north side of 52 Avenue 
Immediately to the east of the subject land. In 1980 the Commission refused an application /.~ 
to exdude an area on the southem frontage of the subject land, which is more suitable for " 
agriculture than the land immediately to the east The Commission does not endorse the 
proposal to extend the General Urban designation and the Urban Containment boundary. 

11 J.QI'!.v.~.A\.RP.!'lP.l'J.@~.!!!ll9.l!!\!h.~.f.I!iI.~.Q\@.l.~!l!i!.JD1Q .. \h~.!,J.r!?!!!) .. Q9.rl@j!).t!l.~t~n#.!:Y 
In 1980 the Commission allowed an application to exclude the parcel immediately to the 
south because of its unsuitability for agriculture. It and the subject property are situated on 
a slope above an area which is ctear1y suitable for agriculture. Given Langley's commit
ment to edge planning, the Commission has no objection to the inclusion of this parcel 
within the Urban Containment Boundary. 

12 J.QI<9.rP.!1f.,.\~ .@.9!!y~J!lRm.!!!!\.i!!!g .. G§n.~lll!.!!'dI1!n.~ .. \b!!. !.!r!?!!.Q.c.g.Q\ftiam~L~mj.,!y Ji.?ri-LI () /I/.1-
The Commission has approved this development and endorses its Inclusion within the 
Urban Containment Boundary and its designation as General Urban. . <:: __ ~ 

13 .8=n~H.miagL~.r!?!!n. l!.:gg.Q§jg.Q .ill\9..l!!g.b.b.8 
The COmmission endorses the inclusion of this parcel within the Urban Containment 
Boundary and Its designation as General Urban. 

14 .8=ll.~~ .. w.t.l!!N_iW!!I~.t!~.!!!).~I>'PI9l!l!9.J:9.l!~_.I!!!!19II!.ig.a 
The Commission endorses the inclusion of this area within the Urban Containment 
Boundary. 

15 to 18 are non-AlR 

19 .8_.~ .. ,-.g~ .. !iY~!l!i~.lLin;:!!!§!!i~LQR\!ri!li!l.Q§. jn.!YtlIJ9iii!!J9Jl!! 
Of the three sites, only the one on the east side of 256 Street is excluded from the ALR. 
The Commission has approved non-fann use of the one on the west side of 256 Street. 
The Commission conditionaUy approved the one on the east side of 264 street but the site 
is being operated without fulfillment of all conditions. The Commission endorses Indusbial 
designation of the western part of 19 but questions whether the proposal to designate the 
eastern part of 19 as Industrial should be deferred Until all conditions have been met. 

20 Non-ALR 

21 ~.IIf.ll!!l!.\b!! . .m'.P.I1!l!l .. 1!1!E!~9.Q .. ¢..@n.b.\.£.tl9.~!Jlj§.rY 
The Commission endorses the proposed map correction. The two 8 ha parcels directly 
west of the regional district boundary have been included into the ALR. The two 2 ha 
parcels to the west of those parcels have never been In the AlR. 

Yours truly 

PROVINCIAL AGRICULTURAL LAND COMMISSION 

j(,(f/;~f 
Tony Pellett, Regional Planner 

cc: Teny Hoff, Senior Regional Planner, Metro Vancouver 
Bert van Oatfsen, Strengthening Fanning Program, Ministry of Agriculture, Abbotsford 
Kathleen Zimmerman, Regional Agrologlst, Ministry of Agriculture, Abbotsford 

TP/-46511m1 
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April 23, 2010 

Alan Hendricks 
2184644 AVenue 
LANGLEY BC V3A 3EB 

ATTACHMENT 4 

Agricultural Land Commi$sion 
133-4940 Canada Way 
Burnaby, Sritish Columbia V5G 4K6 
Tel: 604 66()'7000 
Fax: 604 66()'7033 
www.olc.gov.bc.ca 

Reply to the attention of Ron Wallace 
ALC File: 50333 

Re: Application to Exclude land from the Agrleulturalland Reserve 

Please find attached the Minutes of Resolution # 2420/2010 outlining the Commission's 
preliminary decision as it relates to the above noted application. As agent, it Is your 
responsibility to notify your fellow applicants accordingly. A copy of the minutes must be 
provided to each landowner. 

Yours truly, 

PROVINCIAL AGRICULTURAL LAND COMMIS 

Per M 
Erik Karlsen, Chair 

Enclosure: Minutes 

cc: Township of Langley (10-31-01 1) 

TPI 
50333d1 
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ATTACHMENT 4 

~ MINUTES OF THE P ROVINCIAL AGRICULTURAL LAND COMMISSION 

A meeting was held by the Provincial Agricultural Land Commission on March 25, 
2010 at Langley. B.C. 

PRESENT: Sylvia Pranger 
Michael Bose 
John Tomlinson 
Tony Pellett 

For Consideration 

Application: 50333 

Chair, South Coast Panel 
Commissioner 
Commissioner 
Staff 

Applicants: 

Agent: 

Alan Hendricks, Elizabeth Hendricks, Chin-Chu Hou, Mei-Yu Yeh, 
Robert James Frain, Shawn Robert Frain, Cheryl Lynne Frain 
Alan Hendricks 

Proposal : Exclude three parcels from the ALR for urban development in 
conjunction with edge planning and establishment of an agricultural 
trust fund. 

Le9al: PID: 001-017-926 Lot 1, See.31 Twp.10 NWD, Plan 68899 
PID: 001-017-934 Lot 2, See.31 Twp.1 0 NWD, Plan 68899 
PID: 002-382-393 Pel. "oNE" (Ref. Plan 17269) of PcI."A" (Ref. Plan 

4268) of the SWy. See.31 Twp.10 NWD 
Location: South side of 44 Avenue between 216 and 219A Streets, Langley 

· Site Inspection 

A site Inspection was conducted on December 8, 2009. Those in attendance were: 
• Sylvia Pranger Chair, South Coast Panel 
• Michael Bose Commissioner 

• John Tomlinson Commissioner 

• Ron Wallace Staff 

• Tony Pellett Staff 

• Alan Hendricks Applicant/Agent 

• Dave Melnychuk Agrologist for the applicants 

The Commissioners and staff met with the proponent and his agrolog lst to view the site 
and discuss the application. It was observed that portions of the subject lands in the 
treed areas and the adjoining farmland to the south are subject to dumping of garden 
waste material from the adjacent residential areas. It was also observed that the subject 
lands being long and narrow have limited potential for agricultural development, but 
could serve as a good transitional area or buffer between the residential development 
to the north and the agricultural lands to the south. 

Exclusion Meeting 

An exclusion meeting was conducted on December 8, 2009 at Abbotsford B.C. Those 
in attendance were: 
• Erik Karlsen 
• Sylvia Pranger 
• Michael Bose 
• John Tomlinson 
• Ron Wallace 

Commission Chair 
Chair, South Coast Panel 
Commissioner 
Commissioner 
Staff 

... 2 
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Page 2 of 4 Resolution # 2420/2010 
Application # 50333 

• Tony Pellett 
• Alan Hendricks 
• Dave Melnychuk 

Staff 
Applicant/Agent 
Agrologist for the applicants 

ATTACHMENN~T44 ____ _ 

Applicant Alan Hendricks initiated the discussion with an overview of his lengthy 
involvement with the objective of creating single family lots from the subject properties. 
The consulting a9rol09ist, Dave Melnychuk, discussed his involvement with establishing 
an agricultural land trust fund in another community and how a similar fund could be a 
useful tool with this application. Commission Chair Erik Karlsen concurred that an 
agricutturalland trust fund with a set of gu idelines for agricultural planning initiatives 
could be beneficial to this application but advised that the Commission should not be 
directly involved with the establishment of this fund. The Commissioners encouraged 
the proponents to contact the Township of Langley towards this goal and also stressed 
the importance of finding a Council member to take a leadership role with this matter. 
Lastly, the Commissioners asked to be kept informed of their progress. 

Commissioner Eligible to Vote 

Commissioner Karlsen was not present at the site inspection. It was confirmed that a 
summary of the site inspection was provided thus establishing the Commissioner's 
eligibility to vote on the application. 

Context 

The proposal was weighed against the purposes of the Commission as stipulated in 
section 6 of the Agricultural Land Commission Act (the "Ace). They are: 

1. to preserve agricultural land 

2. to encourage farming on agricultural land in collaboration with other communities 
of interest, and 

3. to encourage local governments, first nations, the government and its agents to 
enable and accommodate farm use of agricultural land and uses compatible with 
agriculture in their plans, bylaws and policies. 

Discussion 

Assessment of Agricultural Capability 

In assessing agricultural capability, the Commission refers in part to agricultural 
capability mapping and ratings. The ratings are interpreted using the Canada Land 
Inventory (CLI), 'Soil Capability Classification for Agriculture' system, or the BC Land 
Inventory (BCLI) , 'Land Capability Classification for Agriculture in B.C.' system. 

The application included a report from Eveline Wolterson, P.Ag. Using the BCLl 
system, she identified the following agricultural capability ratings on the properties: 
Class 3 - Land in this class has limitations that require moderately intensive 

management practices or moderately restrict the range of crops , or both. 
Class 4 - Land in this class has limitations that require special management practices 

or severely restrict the range of crops, or both. 
Class 5 - Land in this class has limitations that restrict its capability to producing 

perennial forage crops or other specially adapted crops . 
Class 6 - Land in this class is non-arable but is capable of producing native and or 

uncultivated perennial forage crops. 
Class 7 - Land in this class has no capability for arable or sustained natural grazing. 
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Page 3 of 4 Resolution # 24201201 0 
Application # 50333 

Subclasses 

o undesirable soil structure P stoniness 

Assessment of Agricultural Suitability 

A TT ACHMEN:r-44--

W excess water 

The Commission assessed whether external factors have caused or will cause the land 
to become unsuitable for agriculture. T he Commission believes there are external 
factors that render the land of very limited suitability for agricultural use. They are 
encroaching non-farm development and the extremely shallow depth of the properties. 

Assessment of Impact on Agriculture 

The Commission also assessed the impact of the proposal against the long term goal of 
preserving agricultural land. At present, the subject lands and the adjoining farmland to 
the south are subject to dumping from the residential area through the treed areas along 
the length of the shal10w subject lands. The proposal would e liminate the potential for 
dumping on the farmlands to south, thus the Commission believes the proposal could 
have a positive impact on existing or potential agricultural use of adjoining lands. 

Assessment of Other Factors 
The proposal to initiate edge planning on this site would not normally be of benefit if it 
formed part of a proposal to eliminate agriculture from part of the ALR. In this case, the 
parcels (after road widening) have a ratio of 6: 1 breadth to depth and are in an area 
which the Langley Rural Plan designated as Small Farms/Country Estates without Com
mission endorsement. When this proposal was first discussed with the Township, its 
staff were preparing to advance a Rural Plan amendment to eliminate the Small Farms/ 
Country Estates designation from areas where it is of no force and effect because of the 
lack of Commission endorsement. At this time there is no evidence that Langley intends 
to follow through with that Initiative. 

The applicants' proposal to establish a Township of Langley agricultural land trust with 
initIal funds coming from th is subdivision is of interest, the first considerations being 
whether Council will agree and whether the criteria for disposition of funds will be as 
acceptable to the Commission as for the equivalent fund in Abbotsford. 

Conclusions 

1. That the land under application has agricultural capability and is appropriately 
designated as ALR. 

2. That the land under application is not very suitable for agricultural use. 
3. That the proposal will not impact agriculture. 
4. That the proposal can be rendered consistent with the objective of the Agricultura/ 

Land Commission Act to preserve agricu ltural land. 

IT WAS 
MOVED BY; 
SECONDED BY; 

Commissioner Pranger 
Commissioner Tomlinson 

THAT under paragraph 30(2)(c) of Ihe ALe Act 
1. the Commission refuse exclusion, in part to avoid conflict with the regional growth 

strategy now in the final stages of preparation and in part to avoid creating expec
tations in the rest of the area designated Small Farms/Country Estates without 
Commission endorsement, 
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Page 4 of 4 Resolution # 242012010 
Application # 50333 

A TT ACliMIt;EcNN+T44--

2. the Commission approve in principle the subdivision of the subject lands on the 
understanding that the Township of Langley is in favour of the type of edge planning 
proposed for this application and has recently resolved to proceed with study of an 
agricultural land trust as proposed by the applicant , and 

3. without prejudice to more detailed condltio!,\s which may be set in the event of the 
Township's agreement to proceed with edge planning and an agricultural land trust, 
the Commission advise that it believes the proposed subdivision leaves scant space 
for residential improvements thus potentially tempting owners to compromise the 
buffer, and for that reason the Commission beHeves that the proposed lots should be 
at least half again as large as proposed. 

CARRIED 
Resolution # 2420/2010 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: September 3, 2013 

File: HA 13-641865 

Re: Application by Steveston Flats Development Corp. for a Heritage Alteration 
Permit at 3471 Chatham Street 

Staff Recommendation: 

That a Heritage Alteration Permit be issued to authorize the demolition of structures and 
associated infrastructure at 3471 Chatham Street and prepare the site for a future development, 
on a site zoned Steveston Commercial (CS3). including: 

a) The removal of the existing concrete bas-relief panels on the face of the building; 

b) Temporary on-site storage of the concrete panels; 

c) The securing of the site during demolition; 

d) The demolition and removal of the building; 

e) The excavation and removal of associated infrastructure; and 

f) Deposit of a subdivision plan at the Land Title Office for a comer truncation at the south
east comer of the site. 

Direc 

BK:kt 
Att. 

397 &5 07 

REPORT CONCURRENCE 

CONCURRENCE,oF GENERAL MANAGER 
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Staff Report 

Origin 

Steveston Flats Development Corp. has applied to the City for pennission to demolish the 
existing building and associated infrastructure, and to secure the site at 3471 Chatham Street 
(Attachment I), on a site zoned Steveston Commercial (CS3). The subject property is located 
within the Steveston Village Heritage Conservation Area, but the existing bank building is not an 
identified heritage resource. 

The owners of the property are requesting pennission for demolition in order to prepare the site 
for a rezoning and development pennit application, and to remove and salvage the existing 
concrete mural panels depicting scenes of the fishing industry on the face of the building. The 
owners have applied for a Demolition Permit (D8 13 - 641863). 

Staff arc aware that there is community interest in the retention of these panels in some fashion. 
The deve loper has voluntari ly agreed to carefully remove the panels from the building prior to 
demolition, and proposes that the panels be integrated into the design of the new building on the 
site. If there are any surplus panels fo llowing construction, staff' will discuss alternative uses of 
the panels with other City departments, community groups, and the Richmond Heritage 
Commiss ion. 

As the site is located within the OCP-Steveston Area Plan and within the Steveston Heritage 
Conservation Area, a Heritage Alteration Pennit must be approved by Council prior to any work 
occurring on the site. 

Findings of Fact 

The OCP-Sleveston Area Plan requires a Heritage Alteration Pennit (HAP) in the designated 
Steveston Village Heritage Conservation Area be issued prior to: 

• Altering a building or structure (including building demolition) or land (including 
landscape features) . 

. Approval ofa Heritage Alteration Pennit by Council does not require a Publ ic Hearing. 

Surrounding Development 

The subject property is located at the north-west corner of the intersection of3 rd A venue and 
Chatham Street in Steveston Village, within the Steveston Village Heritage Conservation Area. 
The OCP-Steveston Area Plan designates the site as "Heritage Mixed-Use (Commercial
Industrial with Residential & Office Above)". 

Surrounding land uses are: 

To the North: Across a dedicated city lane, single fami ly residential lots front ing Broadway 
Street and 3rd Avenue, zoned "Single Detached (RSI /A)". 
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September 3, 2013 - 3 - HA 13-641865 

To the East: Across 3rd Avenue, a 3-storey mixed use building zoned "Steveston Commercial 
(CS3)". 

To the South: Across Chatham Street, parking lot for the Steveston Hotel, and a designated 
heritage building (former Steveston Courthouse) occupied by Penta Builders and 
the Adorabelle Tea Room, zoned "Steveston Commercial (CS2)". 

To the West: Across a dedicated (but un -constructed) city lane, single family residential lots 
fronting 4th Avenue zoned "Single Detached (RSI /A)". 

The Steveston Courthouse building was designated and protected by Richmond City Council 
under Bylaw No. 4362, adopted by Council on September 24, 1984. 

Staff Comments 

Staff support the demolition of the existing building as it is unoccupied and the owners wish to 
redevelop the site. The building is not an identified heritage resource, and the Heritage 
Alteration Pennit would allow the dedication of a small corner truncation for roads purposes, and 
would fac ilitate the removal and salvage of the concrete mural panels on the bui lding. 

Analysis 

Heritage Alteration Permit 

The requested Heritage Alteration Permit would be for the following activities only: 

• Removal and temporary storage on-site of the existing concrete mural panels on the 
building. The concrete panels are intended to be re-used as a portion of the cladding on a 
future building on the site. 

• Demolition and removal of the existing building. 

• Securing the site during demolition and clearing. 

• Excavation and removal of infrastructure associated with the building. The works are not 
permitted to impact the sanitary sewer in the dedicated lane at the north of the site. The 
works are also not permitted to impact the stonn sewer located on the 3rd Avenue 
frontage of the site. 

• Deposit of a subdivision plan at the Land Title Office for a small corner truncation from 
the south-east corner of the site for road dedication purposes, at the intersection of3 rd 

A venue and Chatham Street. 

It is appropriate to secure the road dedication at this time, as part ofthe site preparation for 
the next phase of development under the recently submitted rezoning application (RZ 13 -
643346). Details of the road requirements and configuration of the corner truncation will be 
determined through the rezoning application, to the satisfaction of the Transportation 
Division. 

Registration of the subdivision plan to dedicate the road will be a condition of final adoption 
of the rezoning bylaw. 
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September 3, 2013 

Financial Impact or Economic Impact 

None. 

Conclusion 

- 4 - HA 13-641865 

Staff recommends that the Heritage Alteration Permit be issued to authorize the demolition of the 
building, removal of associated infrastructure, temporary storage of the concrete mural panels on 
site, and registration of a subdivision plan to secure road dedication for the property at 
347 1 Chatham Street in Steveston Village. 

136-t2=--
Barry Konkin, 
Program Coordinator, Development 

BK:kt 

Attachment 1: Location Map and GIS Aerial Photo 
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Orig inal Dale: 08/13/13 

HA 13-641865 Amended Date: 

Note: Dimensions are in MET RES 
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City of 
Richmond 

Heritage Alteration Permit 
Development Applications Divis ion 

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

File No.: HA 13 - 641665 

To the Holder: Steveston Flats Development Corp. 

Property Address: 3471 Chatham Street 

Legal Description: PID: 003-647-340 
LOT "A" (RD65195) BLOCK 20 SECTION 3 BLOCK 3 NORTH RANGE 7 WEST 
NEW WESTMINSTER DISTRICT PLAN 249 

(s.972, Local Government Act) 

1. (Reason for Penn it) o Designated Heritage Property (s.967) 
D Property Subject to Temporary Protection (s.965) 
o Property Subject to Heritage Revitalization Agreement (5.972) 
0" Property in Heritage Conservation Area (s .971) 
o Property Subject to 5.219 Heritage Covenant 

2. The purpose of the Heritage Alteration Pennit is to permit the following activities on the subject site: 

a. Removal of the concrete mural panels attached to the building. 

h. Temporary on-site storage of the concrete mural panels. 

c. Demolition and removal of the building in accordance with Demolition Penn it DB 13 - 641863. 

d. Securing the site during demolition and clearing. 

e. Excavation and removal of infrastructure associated with the building. The works are not 
permitted to impact the stonn sewer connection in the south portion of the site. 

f. Deposit of a subdivision plan at the Land Title Office for road dedication (corner truncation) at the 
south-east corner of the site. 

3. This Heritage Alteration Permit is issued subject to compliance with all of the Bylaws of the City 
applicable thereto , except as specifically varied or supplemented by this Permit. 

4. If the alterations authorized by this Heritage Alteration Pennit are not completed within 24 months 
of the date of this Permit, this Permit lapses. 

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE DA Y OF 

DELIVERED THIS DAY OF , 

MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO 150,000 IN THE CASE OF AN 
INDIVIDUAL AND $t ,OOO,OOO IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 

3978479 
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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: September 4, 2013 

File: RZ 13-636814 

Re: Application by Jacken Investments Inc. for Rezoning at 8131 No.3 Road from 
Single Detached (RSlIE) to Compact Single Detached (RC2) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9057, for the rezoning of 
8131 No.3 Road from "Single Detached (RSllE)" to "Compact Single Detached (RC2)", be 
introduced and given first reading. 

tU way~'?2 Direct70~~rt3~pment 
CLw?-
At!. 

ROUTEOTo: 

Affordable Housing 

3979722 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENJE OF GENERAL MANAGER 
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September 4, 2013 

Item 

Applicant 

Location 

Development Data Sheet 
Zoning 

OCP Designation 
Other Designations 

Affordable Housing 
Strategy Response 

Flood Management 

Surrounding 
Development 

Rezoning Considerations 

Staff Comments 

Background 

-2- RZ 13-636814 
Fast Track Application 

Staff Report 

Details 
Jacken Investments Inc. 

8131 No.3 Road - See AUachment 1 

See Attachment 2 
Existing: · Single Detached (RSlIE)" 

Proposed: ·Compact Single Detached (RC2)" 

Neighbourhood Residential Complies 0YoN 
The Arterial Road Policy in the 2041 Official 
Community Plan identifies the subject site 

Complies 0Y ON 
for redevelopment to compact lots with rear 
lane access. 
The applicant proposes to provide a legal Complies 0' YON 
secondary suite in the principal dwelling on 
one (1) of the two (2) future lots at the 
subject site. 
Registration of a flood indemnity covenant on Title is required 
prior to final adoption of the rezoning bylaw. The required 
minimum flood construction level is 0.3 m above highest elevation 
of the crown of the frontina road. 
To the north, is a dwelling on a large lot zoned "Single Detached 
(RS1/E)". 
To the south, are two (2) dwellings on smaller lots zoned 
~ Compact Single Detached (RC1)" created through subdivision in 
2008. 
To the east, there is a frontage road separated from No.3 Road 
by a large coniferous hedge, and beyond that, on the east side of 
No. 3 Road, there are dwellings on large lots zoned "Single 
Delached (RS1 /E)". 
To the west, across the existing rear lane, is a newer dwelling on 
a large lot zoned "Single Detached (RS1/Er fronting 
Sunnymede Crescent. 
See Attachment 3 

This proposal is to rezone the subject property to enable the creation of two (2) smaller lots from 
an existing large lot on the west side of No. 3 Road, south of Blundell Road. Each new lot 
proposed would be approximately 12 m wide and 424 m2 in area. The west side of No. 3 Road, 
between Francis Road and Blundell Road, has seen some redevelopment through rezoning and 
subdivision in recent years, consistent with the Arterial Road Policy. This redevelopment 
proposal complies with the Arterial Road Policy, which identifies the subject site for 
redevelopment to compact lots with access from the existing operational rear lane. Potential 
exists for other lots in thi s block of No. 3 Road to redevelop in the same manner. 
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Trees & Landscaping 

- 3 - RZ 13-636814 
Fast Track Application 

A Tree Survey and a Certified Arborist's Report were submitted by the applicant in support of 
the application. There are no trees on the subject property, however, the following off-site trees 
were identified and assessed: 

• One (1) bylaw-sized Maple tree on the adjacent property to the south at 8151 NO. 3 Road 
whose canopy and Critical Root Zone encroach into the subject site (identified as 
Tree # 1 on the Tree Management Plan - see Attachment 4). 

• Two (2) bylaw-sized MapJe trees within the boulevard on City-owned property 
(identified as Trees # 2 and 3 on the Tree Management Plan). 

The MapJe tree on the adjacent property to the south (Tree # 1) is to be protected to ensure its 
survival during the proposed redevelopment of the subject property. The City' s Tree 
Preservation Coordinator reviewed the Arborist's Report, conducted a Visual Tree Assessment, 
and concurs with the recommendation to protect the Maple tree (Tree # 1), which is in fair 
condition. 

The City' S Parks Department staff conducted a Visual Tree Assessment of the two (2) Maple 
trees on City-owned property in front of the subject site (Trees # 2 and 3), and indicated that 
these are not good specimen trees worthy of retention, and are not viable due to their current 
location within a hedge. It is recommended that these trees be removed and that a cash-in-lieu 
contribution be provided by the applicant to the City'S Tree Compensation Fund prior to 
rezoning adoption in the amount of $2,600 for the planting of four (4) replacement trees on 
public property elsewhere in the City (e.g. street trees in boulevards, parks etc.). 

Tree protection fencing must be installed on-site to City standard around the Maple tree (Tree # 
1) at a minimum of3.0 m from the base of the tree to the north and west, and adjacent to the 
sidewalk on the east side. 

Since the buildings have already been demolished on-site, tree protection fencing must be 
installed at Building Permit stage and must remain in place until construction and landscaping on 
the future lots is completed. 

The Tree Retention Plan is reflected in Attachment 4. 

Prior to final adoption of the rezoning bylaw, the applicant is required to submit a contract with a 
Certified Arborist to supervise anyon-site works within the Tree Protection Zone of the off-site 
Maple tree (Tree # 1). The contract must include the scope of work to be supervised, the 
proposed number of 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. 

Consistent with "Council Policy 5032 - Tree Planting" and with Richmond Zoning Bylaw 8500, 
the applicant has agreed to plant and maintain a total of four (4) trees (two [2] per future lot), 
with a minimum size of 6 em deciduous calliper or 3 m high conifer. Two (2) of the required 
trees must be located within the front yard of the proposed lots. 

To ensure that the trees are planted on-site, and that the front yards of the future lots are 
enhanced, the applicant must submit a Landscape Plan, prepared by a Registered Landscape 
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September 4, 2013 -4- RZ 13-636814 
Fast Track Application 

Architect, along with a Landscaping Security (based on 100% of the cost estimate provided by 
the Landscape Architect, including fencing, paving, and installation costs). The Landscape Plan 
must be submitted prior to rezoning adoption. A variety of suitable native and non-native trees 
must be incorporated into the required Landscape Plan for the site, ensuring a visually rich urban 
envirorunent and diverse habitat for urban wildlife. 

Site Servicing & Vehicle Access 

There are no servicing concerns with rezoning. 

Vehicle access to the proposed future lots must be from the existing operational rear lane. A 
restrictive covenant is required on to be registered on Title prior to rezoning adoption, to ensure 
vehicular access to the site at proposed development stage is from the rear lane only. with no 
access permitted to or from No.3 Road. 

Subdivision 

At the proposed subdivision stage, the developer will be required to pay Development Cost 
Charges, (City and GVS&DD), Engineering Improvement Charge (for future lane 
improvements), School Site Acquisition Charge, Address Assignment Fee, and Servicing Costs. 

Conclusion 

This rezoning application to enable subdivision of an existing large lot into two (2) smaller lots 
complies with applicable policies and land use designations contained within the Official 
Community Plan (OCP), and is consistent with the pattern of redevelopment in the block. 
Potential exists for other lots on the west side of this block of No. 3 Road to redevelop in the 
same manner. 

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

On this basis, staff recommends support for the application. 

It is also reconunended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9057, to rezone 
the property at 8131 No.3 Road from "Single Detached (RS l iE)" to "Compact Single Detached 
(RC2)", be introduced and given first reading. 

&-' 
Cynthia Lussier 
Planning Technician 
(604-276-4108) 
CL:blg 
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Attachments: 
Attachment 1: Location Map/Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Rezoning Considerations 
Attachment 4: Tree Management Plan 

3979722 

RZ 13-636814 
Fast Track Application 
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City of 
Richmond 

Development Application Data Sheet 
Fast Track Application 

Development Applications Division 

RZ 13-636814 Attachment 2 

Address: 8131 NO. 3 Road 

Applicant: Jacken Investments Inc. 

Date Received: May 10, 2013 Fast Track Compliance: June 19, 2013 

Existing Proposed 

Owner Jacken Investments Inc. To be determined 

Site Size (m2
) 848 m' (9,128 ft' ) Two (2) lots, each approximately 

424 m' (4564 ft') 

Land Uses Vacant lot Two (2) single-family lots 

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

On Future 
I Bylaw Requirement Proposed 

I 
Variance Subdivided Lots 

Floor Area Ratio Max. 0.60 Max. 0.60 none permitted 

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

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

Lot Coverage - Landscaping Min. 20% Min. 20% none 

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

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

Height (m) 2 !4. storeys 2 !4. storeys none 

lot Size Min. 270 m2 Min. 270 m2 none 

l ot Width Min. 9.0 m Approx. 12.64 m none 

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

AITACHMENT 3 

Rezoning Considerations 
Development Applications Division 

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

Address : 8131 NO.3 Road File No.: RZ 13-636814 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9057, the 
developer is required to complete the following: 

1. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the 
Director of Development, and deposit of.a Landscap ing Security based on 100% of the cost estimate 
prov ided by the Landscape Architect (including fencing, paving, and installation costs). The Landscape 
Plan shou ld; 

• Comply with the Compact Lot Development Requirements of the 2041 OCP's Arterial Road 
Policy. 

• Include a mix of suitable deciduous and coniferous native and non·nalive trees, which ensure a 
visually rich urban env ironment and diverse habitat for urban wi ldlife. 

• Include the dimensions of tree protection fencing as discussed in this report. 

• Include four (4) trees (two [2] per future lot), with the minimum size of 6 em deciduous ca liper 
or 3 m high conifer. Two (2) ofthe trees must be located within the front yard of the proposed 
lots. 

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of 
any on·site works conducted within the tree protection zone of the Maple tree to be retained at 
8151 No.3 Road (Tree # I). The Contract should include the scope of work to be undertaken, including: 
the proposed number of site monitoring inspections (at specified stages of construction), and a provision 
for the Aroorist to submit a post·eonstruction assessment report to the City for review. 

3. The City's acceptance oflhe developer's voluntary contribution to the City'S Tree Compensation Fund in 
the amount of $2,600 for the planting of four (4) replacement trees on public property elsewhere in the 
City (e.g. street trees in boulevards, parks etc.). 

4. Registration of a flood indemnity covenant on T itle. 

5. Registration of a restrictive covenant to ensure vehicu lar access to the site at proposed deve lopment stage 
is from the rear lane only, with no access pennitted to or from No.3 Road. 

6. Registration of a legal agreement on Title to ensure that no fina l Building Pennit inspection is granted 
until a secondary suite is constructed in the dwelling on one (I) oflhe two (2) proposed lots, to the 
sati sfaction oflhe City in accordance with the BC Building Code and the C ity's Zoning Bylaw. 

Note : Should the applicant change their mind about the Affordable Hous ing option selected prior to 
final adoption of the Rezoning Bylaw, the City wil l accept a voluntary contribut ion of$I.OO per 
buildable square foot of the single·family developments (i.e., $5,477) to the City'S Affordable Housing 
Reserve Fund in-lieu of registering the legal agreement on Title to secure a secondary suite. 
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At Subdivision· stage, the developer must complete the following requirements: 
• Pay Development Cost Charges, (City and GVS&DD), Engineering Improvement Charge (for future 

lane improvements), School Site Acquisition Charge. Address Assignment Fee, and Servicing Costs. 

At Building Permit* stage, the developer must complete the following requirements: 

• Tree protection fencing must bc installed to City standard around the off·site Maple tree (Tree # I) at 
a mini mum of3.0 III from the base of the tree to the north and west, and adjacent to the sidewalk on 
the east side. Tree protection fencing must remain in place until construction and landscaping on the 
future lots is completed. 

• Submiss ion of a Construction Parking and Traffic Management Plan to the Transportation Division. 
The Management Plan shall include location for parking for services, deliveries, workers, loading, 
application for any lane closures, and proper construction traffic controls as pcr Traffic Control 
Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 0 \570. 

Note: 

• 
• 

This requires B separate application. 

Where the Director of Development deems appropriate, the preceding agreemcnts are to be drown not only as personal 
covenants of the property owner but also as covenants pursuant to SC1::tion 2 19 of the Land Title Act. 

All agrecmcnts to be registered in the Land Title Office shall have priority over all such licns, charges and encumbrances as is 
considered advisable by the Director of Development. All agreemcnts to be registered in the Land Title Office shall., unless the 
Director o[l)evelopment determines otherwise. be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

lbe preceding agreements shall provide security to thc City including indemnities. warranties, equitablcJrent charges. letters of 
credit and withholding pennits, as deemed nccessary or advisable by the Director of Development. All agreements shall be in a 
[onn and content satisfactory to the Director of Developmcnt. 

• Additional legal agreemenlS, as determined via the subject development's Servicing Agreement(s) and/or Development 
Pennit(s), and/or Building Pennit(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, undcrpinning, 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 infra~1ructure. 

• Applicants for all City Pennits arc required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds COllvention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. 
Issuance of MUnicipal pennils does not give an individual authority to contravene thcse legislations. The City of Richmond 
recommends that where significant trees or vegetation exists on site, the serviccs of a Qualified Environmental Professional 
(QEP) be secured to perfonn a survey and cnsure that development activities tire in compliance with all relevant legislation. 

[Signed original on file] 

Signed Date 
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SURVEY PLAN OF LOTS A AND B 
SECnON 2D, BLOCK 4 NORTH, RANGE 6 WEST 
NEW WESTMINSTER DISTRICT, PLAN EPP30919 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9057 (RZ 13-636814) 

8131 No. 3 Road 

Bylaw 9057 

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

1. The Zoning Map of the City of Richmond, which accompanies and Fonus 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.l.D.010-407·553 
Lot 31 Section 20 Block 4 North Range 6 West New Westminster District Plan 21352 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9057" . 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THlRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

39&02]] 

CORPORATE OFFICER 

",.,.,,, 
RICHMOND 

APPROVED 

'" 
APPROVED 
by 0i1'KlOr 
or SoIk=ltor 

1:£ 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: September 3, 2013 

File: RZ 13-629294 

Re: Application by Ajit Thaliwal and Aman Dhaliwal for Rezoning of a portion of 
5831 Moncton Street from Single Detached (RS1/E) to Single Detached (RS2IC) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9010, for the rezoning of a portion of 
5831 Moncton Street from "Single Detached (RSI/E)" to "Single Detached (RS2/C)", be 
introduced and given first reading. 

CL:bl 
Att. 

ROUTED To: 

Affordable Housing 

381 9331 

REPORT CONCURRENCE 

CONCURRENCE CONCUR2O~NAGER 

I\V 
1/ / 

I 
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September 3, 2013 - 2 - RZ 13-629294 

Staff Report 

Origin 

Ajit Thaliwal and Aman Dhaliwal have applied to the City of Richmond for pennission to rezone 
a portion of 5831 Moncton Street from "Single Detached (RS IIE)" to "Single Detached 
(RS2/C)", to pennit a subdivision to create three (3) lots fronting Moncton Street and one (1) lot 
zoned "Single Detached (RS liE)" fronting No. 2 Road. (see Attachment J and Schedule A to 
Bylaw 9010), 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attachment 2). 

Surrounding Development 

The subject property is located on the northwest comer of the intersection of Moncton Street and 
No. 2 Road on the urban-rural edge of the Steveston Planning Area, with single-family 
development to the west and the Agricultural Land Reserve (ALR) to the east. 

To the north, fronting No. 2 Road, are single-family dwellings on large lots zoned "Single 
Detached (RS l iE)" . 

To the east, across No.2 Road, are dwellings and accessory buildings on very large lots zoned 
"Agriculture (AGl)", all located within the Agricultural Land Reserve. 

To the south, across Moncton Street, are single-family dwellings on large lots zoned "Single 
Detached (RS lIE)" . 

To the west, along Moncton Street, is an older character dwelling on a large lot zoned "Single 
Detached (RSl /E)", followed by newer homes on medium-sized lots zoned "Single Detached 
(RS l /C)". 

Related Policies & Studies 

2041 Official Community Plan (OCP) Designation 

The 204 1 Official Community Plan' s (OCP) Land Use Map designation for this property is 
"Neighbourhood Residential" (NRES). The Steveston Area Plan's Land Use Map designation 
for this property is "Single-Family" . This redevelopment proposal is consistent with these 
designations. 

Lot Size Policy 5429 

The subject property is located within the area covered by Lot Size Policy 5429 (adopted by 
Council in 1990), which permits rezoning and subdivision of the subject site in accordance with 
the "Single Detached (RS2 /C)" zone fronting Moncton Street, and the Single Detached (RS2/E)" 
zone fronting No.2 Road (Attachment 3). The development proposal is for the creation of three 
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(3) lots to be zoned "Single Detached (RS2/C)" fronting Moncton Street, and for the creation of 
one (1) lot on the remaining portion of the lot fronting No.2 Road that would remain zoned 
"Single Detached (RSllE)". The lots to be created would meet the minimum dimensions and 
area of the "Single Detached (RS2/C)" and "Single Detached (RSI/E)" zones (i.e. minimum 
13.5 m wide and 360 m2 in area for the three (3) lots proposed to front Moncton Street; and 
minimum 18 m wide and 550 m2 in area for the one (1) tot proposed to front No. 2 Road). 

Affordable Housing 

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

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

Should the applicants change their minds prior to rezoning adoption about the affordable housing 
option selected, a voluntary contribution to the City's Affordable Housing Reserve Fund in-lieu 
of providing the secondary suites will be accepted. In this case, the voluntary contribution would 
be required to be submitted prior to final adoption of the rezoning bylaw, and would be based on 
$ 1.OOIft2 of total building area of the single detached dwellings (i.e., $11,520). 

Flood Management 

Registration ofa tIood indemnity covenant on Title is required prior to final adoption of the 
rezoning bylaw. 

Public Input 

In response to the placement of the rezoning sign on the subject site, staff received some 
feedback from concerned residents. 

Two (2) phone calls were received from nearby residents expressing a number of concerns. The 
nature of concerns included: 

• On-site tree retention associated with the development proposa\. 

• That the existing large treed lot at this comer provides a soft transition between the 
single-family homes on Moncton Street and the Agricultural Land Reserve east of No. 2 
Road. 

• That the creation of the four (4) smaller lots and the design of the new dwellings 
proposed at this comer is out of character with the inunediate surrounding area. 
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• The potential for increased traffic conflicts resulting from the proposed additional lots at 
this comer, which is controlled by a three-way stop. 

One (1) letter was received from a nearby resident who expressed a number of concerns 
(Attachment 4). The nature of concerns included: 

• The number of lots to be created with the development proposal. 

• On-site tree retention. 

• The value of the security associated with ensuring survival of protected trees. 

In response to the specific concerns raised, staff have the following comments: 

• A detailed discussion of the applicants' proposed tree retention and removal strategy is 
discussed in the next section of this report. In general , the applicants' response to tree 
retention at the site is supportable on the basis of the assessments provided by the project 
Arborist and the City's Tree Preservation Coordinator. 

• Preliminary building elevations and a landscape plan has been provided by the applicants 
to provide an idea of how the comer lot (Lot 3) is proposed be treated. These preliminary 
plans are discussed further in the next section. In general, the applicants' proposed 
treatment of the corner lot is supportable based on the attempt made to animate the 
streetfront elevations through the use of window openings, projections, gables, secondary 
roof elements, a variety of building materials, and a variety of soft and hard landscape 
materials. 

• Lot Size Po li cy 5429 (adopted by Counci l in 1990) provides direction for staff on the 
creation of new lots in this neighbourhood. The Lot Size Policy permits rezoning and 
subdivision of the subject site in accordance with the "Single Detached (RS2/C)" zone 
fronting Moncton Street and the "Single Detached (RSl/E)" zone fronting No.2 Road, as 
proposed by the applicants. 

• The development proposal has been reviewed by the City' s Transportation division, and 
comments regarding the location of driveway crossings to the proposed new lots have 
been addressed as follows: 

- The driveway crossing for Lot 1 fronting Moncton Street is proposed to be 
located on the west side of the lot to enable tree retention. 

- The driveway crossing for Lots 2 and 3 fronting Moncton Street is proposed to be 
shared and centered on the proposed common property li ne to enable tree 
retention and to enable the existing bus stop location to be retained. 

- The driveway crossing for Lot 4 fronting No.2 Road is proposed to be located as 
on the north side of the lot, as far north as possible from the Moncton Street 
intersection. 

• Staff provided a written response to the concerns expressed in the letter submitted, 
clarifying the development proposal, the status of proposed tree retention and removal, 
and the process involved with the collection and return ofa tree survival security 
(Attachment 5). 
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Staff Comments 

Background 

The applicants' proposal is to enable the creation of three (3) medium~sized lots and one (l) 
larger lot from an existing half-acre lot. The proposed four (4) lots ran~e from a minimum of 
13.5 m wide and 360 m2 in area to a minimum of 18 m wide and 550 m in area. The applicants' 
proposal is consistent with Lot Size Policy 5429 and with the established pattern of 
redevelopment on Moncton Street. 

Tree Retention and Removal 

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

• 14 bylaw-sized trees located on the subject property. 

• Four (4) bylaw-sized trees located on the neighbouring property to the west 
(5771 Moncton Street). 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report and conducted a 
Visual Tree Assessment (VTA). Special attention has been given to opportunities for tree 
retention at this site, with the aim to protect trees that can provide the greatest long-term amenity 
to the neighbourhood. 

The City'S Tree Preservation Coordinator recommends that 

• The Western Red Cedar (Tree # 809) located in the front yard of proposed Lot I should 
be retained and protected as it is a significant and highly visible tree in good condition. 
Tree protection barriers must be installed a minimum of3,9 m out fTom the base of the 
tree to the west, 5.2 m to the south, and 5.6 m to the north and east, as specified in the 
Arborist's Report. The future driveways on proposed Lot 1 and 2 arc to be constructed of 
unit pavers over an aeration layer and under the Project Arborist's supervision, as 
recorrunended in the Arborist's Report, 

• The Western Hemlock, Cedar, and Maple trees (Trees A, B, C, D) on the neighbouring 
property to the west at 5771 Moncton Street be retained, as they are all in good condition 
and provide critical landscape screening between the two (2) properties, as well as the 
neighbourhood property owner wishes to retain all four (4) trees, Tree protection barriers 
must be installed a minimum of2.3 m into the subject site from the west property line, as 
specified in the Arborist's Report. Special measures along with trench excavation for 
utilities will be required on-site to protect these off-site trees. Perimeter drainage and 
fencing on-site to be installed under the Project Arborist's supervision. 

Tree protection fencing must be installed to City standard around trees to be retained prior to 
demolition of the existing dwelling on-site and must remain in place until construction and 
landscaping on the future lots is completed. 
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The City's Tree Preservation Coordinator concurs with the Arborist's recommendation to: 

• Remove seven (7) bylaw-sized Cypress, Western Red Cedar, and Cherry trees (Trees # 
810, 811, 812, 813, 814, 820 and 821) located on the subject property which are either 
dying (sparse canopy foliage) or are in poor condition due to being previously topped 
with significant decay at the topping sites or are infected with Fungal Blight. 

• Remove one (1) bylaw-sized Western Red Cedar (Tree # 822) which has been previously 
topped, has large co-dominant leaders, and is in conflict with the proposed building 
envelope of proposed Lot # 1. 

• Remove two (2) bylaw-sized Ash and Maple trees (Trees # 815 and 816), which are in 
good condition, but are located in conflict with the building envelope of proposed Lot # 3 
and the proposed shared driveway crossing providing vehicle access to Lots # 2 and 3. 

• Remove three (3) bylaw-sized Grand Fir trees located at the comer of Moncton Street and 
No.2 Road (Trees # 8 17, 818, and 819). The Arborist's Report indicates that the trees 
are in marginal condition due to the following defects: 

3819337 

- "The trees are growing as a cluster with co-dominant class structure and co
reliance row. There is crown suppression where the trees merge. 

- There are multiple leaders high in the crowns that are likely caused by previous 
topping, and these stems are weakly formed and prone to fai lure. Failure risk will 
increase as the leaders grow larger. While pruning and other treatments could 
reduce risk of failure, such treatments are not practical. The long-tenn viability is 
very poor due to the pre-existing condition of the trees." 

The City ' s Tree Preservation Coordinator and the applicants met on-site to discuss 
options for retention of the three (3) mature Grand Firs. The project Arborist and the 
City'S Tree Preservation Coordinator also discussed the options. The following options 
were considered: 

- Modification of the building envelope for the new dwelling on the proposed lot 
(Lot 3) to enable the construction of a tree well and drainage system around the 
trees to maintain existing grade within a portion of the required tree protection 
zone. Modification to the City'S standard design for frontage improvements along 
portions of No. 2 Road and Moncton Street would also be required to enable 
existing grade to be maintained. However, due to the large proportion of the root 
systems occupying the southeast comer of the site, and the unavoidable 
disturbance to roots occupying the frontage in the existing and future boulevard, 
encroachment into the required tree protection zone would still occur with a 
modified building envelope. In addition to the pre-existing poor condition of the 
trees, the trees would be further destabilized from the root loss that would result 
from partial encroachment into the required tree protection zone. 

- Revision to the development proposal to reduce the number of lots created to 
enable a larger tree protection zone at existing grade around the trees. While a 
larger tree protection zone would increase the short-term viability of the trees, the 
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long-tenn viability remains poor due to the pre-existing poor condition of the 
trees . Also, maintaining the existing grade within a tree well created through a 
raise in grade on the surrounding lot area with any form of development on this 
site will cause soil hydrology changes that willlikcly cause tree health decl ine. 

Despite the options considered and the unresolvable challenges in implementing a 
suitable tree protection strategy, the pre-existing poor condition of these trees fonned the 
basis for the recommendation to remove the trees. Regardless of the redevelopment 
proposal on this site, it is likely that these trees would require removal for risk 
management mitigation within approximately 5 years. 

The applicants' proposed Tree Retention Plan, which reflects the final outcome of tree protection 
and removal, is included as Atta chment 6. 

Prior to final adoption of the rezoning bylaw, the applicants must submit: 

• A contract with a Certified Arborist for supervision of any works to be conducted within 
the Tree Protection Zones of the Western Red Cedar (Tree # 809) and the Western 
Hemlock, Cedar, and Maple trees (Trees A, B, C, D). The contract must include the 
scope of supervision required, the proposed number of site monitoring inspections 
(including stages of development), and a provision for the Arborist to submit a post
construction impact assessment report to the City for review. 

• A Tree Survival Security to the City in the amount of$5,OOO to ensure the Western Red 
Cedar (Tree # 809) wi ll be protected. The City will release 50% of the security after 
construction and landscaping on the future lots are completed, inspections are approved, 
and an acceptable post construction impact assessment report is received. The remaining 
50% of the security would be released one year later, subject to inspection confmning 
that the tree has survived. 

Based on the 2:1 replacement ratio established in the 204 1 OCP, and the size requirements for 
replacement trees in the City's Tree Protection Bylaw, a total of 26 replacement trees are 
required . Considering the effort to be taken by the applicants to retain Tree # 809 and off-site 
Trees A, B, C, D, as well as the limited space in the future yards due to: 

• Tree protection zones, 

• The required sanitary sewer extension, 

• The required on-site vehicle turnarounds, 

staff recommends a reduction of six (6) trees from the total number of replacement trees, 
bringing the munber ofrequired replacement trees to 20, and suggests that 

• 10 large-sized replacement trees be planted and maintained on-site as highlighted in the 
table below. 

• The applicants provide a voluntary contribution to the City's Tree Compensation Fund in 
the amount of $5,000 in-lieu of planting the remaining 10 replacement trees on-site 
($SOO/tree), 
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Replacement trees must meet the following minimum height/size requirements: 

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

4 10 em 0' 5.5 m 
6 11 em 6m 

Preliminary Architectural Elevation Plans & Landscape Plan 

To illustrate how the future comer lot interface will be treated; the applicants have submitted 
preliminary architectural elevation plans (Attachment 8). The plans indicate that although the 
main entrance to the future dwelling on the comer lot is oriented towards Moncton Street, the 
No.2 Road facade remains animated through the provision of secondary roof treatments, 
window openings, and a variety of cladding materials that are consistent with the main facade 
(e.g. hardi plank siding, cedar shakes, and wood window trims). At future development stage, 
Building Permit plans must comply with all City regulations, including zoning. 

To illustrate how the front yard and flanking side yard of the proposed corner lot will be treated 
(on the northwest corner of Moncton Street and No. 2 Road), the applicants have submitted a 
preliminary Landscape Plan prepared by a Registered Landscape Architect (Attachment 7). The 
plan shows that the yards along both frontages will be landscaped with a mixture of coniferous 
and deciduous replacement trees, shrubs, ground cover, wood fencing, paving stones, and would 
be generally consistent with the landscaping guidelines in the 2041 OCP. 

Prior to rezoning adoption, the applicants must submit a final Landscape Plan, prepared by a 
Registered Landscape Architect, for the four (4) proposed lots. To ensure that the required 
replacement trees are planted and the front yards will be enhanced consistent with the Landscape 
Plan, the applicants must submit a Landscaping Security based on 100% of the cost estimate 
provided by the Landscape Architect (including fencing, paving, and installation costs). 

Site Servicing 

Prior to final adoption of the rezoning bylaw, the applicants are required to: 

• Dedicate property as road in order to achieve a 4 m x 4 m corner cut at the southeast 
comer of the site, and dedicate 0.5 m of property as road along the entire east property 
line of the site to enable frontage improvements, as per the Servicing Agreement design. 

• Grant a '1.0 m wide utility right-of-way (ROW) along the entire frontage on Moncton 
Street for water meter boxes and stann sewer inspection chambers, and a 1.5 m Right-Of
Way for Utilities along the entire frontage on No.2 Road for water meter boxes and 
stann inspection chambers, as per the Servicing Agreement design. 

• Grant a 1.5 m by 9.0 m Right-Of-Way for Public Rights of Passage along a portion of 
Moncton Street for a concrete bus stop pad and future bus stop shelter location, as per the 
Servicing Agreement design. 
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• Enter into a standard Servicing Agreement for the design and construction of frontage 
improvements along the entire frontages on Moncton Street and No 2 Road. 

Improvements along Moncton Street are to include, but are not limited to: 

Upgrading the existing storm sewer to a minimum 600 nun diameter pipe, from 
the west property line of the site to the existing manhole STMH 3036 (near the 
south-east comer of the site) . 

- Upgrading the existing storm sewer from existing STM}I 3036 to STMH 1199 
(near the north-east corner of 5760 Moncton Street). 

- Removing the existing concrete sidewalk and lighting strip, constructing a new 
1.5 m wide concrete sidewalk at the south property line of the site, and creating a 
treed and grass boulevard between the existing curb and new sidewalk. 

Improvements along No.2 Road are to include, but are not limited to: 

- Removing the existing concrete sidewalk, constructing a new 1.5 m wide concrete 
sidewalk at the new east property line of the site, and creating a 1.5 m treed and 
grass boulevard between the existing curb and new sidewalk. No stann sewer 
analysis or upgrading is required. 

Note: The design is to include water, stann and sanitary connections for all four (4) lots. 
The applicant will be required to provide underground hydro, telephone and Cable for all 
four (4) lots. Additional right-of-ways may be required. 

Vehicle access 

Vehicle access to the four (4) future lots at the site is proposed as follows: 

• A sale access at the west end of proposed Lot 1, off Moncton Street. 

• A single shared access off Moncton Street for proposed Lots 2 and 3, centered on the 
proposed shared property line. 

• A sole access at the north end of proposed Lot 4, off No. 2 Road. 

Prior to final adoption of the rezoning bylaw, the applicants are required to: 

• Register a restrictive covenant on Title to ensure that, upon subdivision of the property, 
vehicular access to proposed Lots 2 and 3 is via a single shared driveway crossing 
(6 m wide at the back of the sidewalk and 9 m wide at the curb), centered on the proposed 
shared property line. 

• Register a restrictive covenant on Title to ensure that, upon subdivision of the property, 
the buildings and driveways on proposed Lots 1, 2, and 3 be designed to accommodate 
on-site vehicle turnaround capability to prevent vehicles from reversing onto 
Moncton Street. 
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Subdivision 

At subdivision stage, the developer will be required to: 

• Pay Development Cost Charges (City and GVS&DD), School Site Acquisition Charges, 
and Address Assignment Fees. Service connections and costs are to be determined via 
the Servicing Agreement. 

• Register a cross-access easement on Title for the area of the shared driveway on proposed 
Lots 2 and 3 (6 m wide at the front lot line and 9 ill long, centered on the proposed shared 
property line). 

Financial Impact 

None. 

Analysis 

The subject property is located in an established residential neighbourhood that has seen 
redevelopment to smaller lot sizes through rezoning and subdivision in recent years, consistent 
with Lot Size Policy 5429. This redevelopment proposal is consistent with the Lot Size Poli cy 
and would allow for the creation of: 

• Three (3) lots zoned "Single Detached (RS2/C)" fronting Moncton Street, each with a 
minimum width of 13.5 m and area of360 m2;and 

• One (1) lot to remain under the existing "Single Detached (RS I IE)" zone, with a 
minimum width of 18 m and area of 550 m2

, fronting No.2 Road. 

Conclusion 

This rezoning application to permit subdivision of an existing large lot into four (4) smaller lots 
complies with appli cable policies and land use designations contained within the 2041 OCP, and 
is consistent with the direction of redevelopment established in the neighbourhood. 

The li st of rezoning considerations is included in Attachment 9, which has been agreed to by the 
applicant (signed concurrence on fi le). 

On this basis, staff recommends support for the application. It is recommended that Richmond 
Zoning Bylaw 8500, Amendment Bylaw 90 lObe introduced and given first reading. 

Cynthia Lussier 
Planning Technician 
(604-276-4108) 

CL:b1g 

3819337 PLN - 245



September 3, 2013 - 11 -

Attachments: 
Attachment I: Location Mapl Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Lot Size Policy 5429 
Attachment 4: Letter from concerned resident 
Attachment 5: Response to letter from concerned resident 
Attachment 6: Tree Retention Plan 
Attachment 7: Preliminary Landscape Plan for Lot 3 
Attachment 8: Preliminary Building Elevation Plans for Lot 3 
Attachment 9: Rezoning Considerations 

3819337 

RZ 13-629294 

PLN - 246



II 
C

it
y 

o
f R

ic
hm

on
d 

1--'
 h

' ,
,}~

 
:~;: 

~; 
III

 
I 

I 
\\W

.L
<5

1T
T"

T"
<"

'H
11

 
I 
I 

66
0 

~ 
2 

g 
11

 
47

.5
5 

-
I 

34
.1

4 

.n
< 
~
 

II 
J 

P
R

O
P

O
S

E
D

'-l:
S,· ~
~
 

R
E

Z
O

N
IN

G
 ;:r

 
h
-
r
r
r
r
.
-
<
~
 

~
 

17
.8

1 

&
 

~ &
 

~ 

~
 

~
 

57
51

 
57

71
 

17
.8

1 
34

.1
4 

~
 

~
 0<

 

M
O

N
C

T
O

N
S

T
 

~
 
~
 

0 
~
 

0 

'" .
 

~
 
. 

I 
"N

' 
20

.1
2 

20
.1

2 
20

.1
2 

29
.6

9 
~ 

~ 
~ 

)0
 

57
06

 
57

20
 

57
40

 
57

60
 

F
 

" 
• 

• 
F

 
1

" 
~ 

, 
iJ )

).:
E

 
~ 

IlL
';';

 
~ 

~ 
~ 

~ 
21

.0
8 

~ 
ifJ

J tI
n 1

= 
1 r

i~ 
If

-
• 

•
•
•
•
 ~ 

f: 
I§

 
a. 

20
.1

2 
20

.1
2 

20
.1

2 
"1

n 
r
-

11
0.

59
 

I-
t:::

l 
_. 

II 
1 

I 
1 

~
 .., '"
 

0 
'"

 
<

 
~
 
. 

N
 • o z 

I~ 8
 

~'
" ~ I~ ~
 

$
~
 

O
ri

gi
na

l D
at

e:
 

02
/0

7/
13

 

R
Z

 1
3-

62
92

94
 

R
ev

is
io

n 
D

at
e:

 

N
o

te
: 

D
im

en
si

on
s 

ar
e 

in
 M

E
T

R
E

S 

» ~ () ~ ~ 

PLN - 247



Original Dale: 02107/ 13 

RZ 13-629294 Amended Date: 

Note: Dimensions are in METRES 

PLN - 248



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 13-629294 Attachment 2 

Address: 5831 Moncton Street 

Applicant: Ajit Thaliwal and Aman Dhaliwal 

Planning Area(s): -'5"'t"'e"ve"'5"'lo"'n'--_ _ ____ ________________ _ 

I Existing I Proposed 

Owner: Jhujar Construction Ltd. To be determined 

Lol 1 - approx 652 m' (7,018fr) 
Lot 2 - approx 455 m2(4,897 tr) 

Site Size 1m2): 2,112 m' (22,734.12 11') l ot 3 - approx 395 m2 (4,251 tr) 
Lol 4 - approx 583 m' (6,275 11') 
(After required road dedication) 

Land Uses: One (1) single detached dwelling Four (4) single detached 
dwellinQs 

QCP Designation : Neighbourhood Residential No change 

Area Plan Designation: Single·Family No change 

lot Size Policy 5429 permits rezoning 
of the subject si te to create three (3) 

Lot Size Policy: lots zoned ' Single Detached (RS2IC)" No change fronting Moncton Street and one (1) lot 
zoned ·Single Detached (RS1/E)" 
fronting NO. 2 Road 

• Three (3) lots zoned ·Single 
Detached (RS2/C)" fronting 

Zoning: Single Detached (RS1/E) Moncion Sireet 
• One (1) 101 zoned ·Single 

Detached (RS1 /E)" fronting 
No. 2 Road 

On Future 

I 

, 

I Subdivided Lots 
Bylaw Requirement Proposed Variance 

Floor Area Ratio Max. 0.55 Max. 0.55 none permitted 

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

l ot Coverage - Building, structures, 
Max. 70% Max. 70% none 

and non-porous surfaces 
• Min. 25% on loIs zoned • Min. 25% on lots zoned 

·Single Detached ·Single Delached 

Lot Coverage - Landscaping 
(RS2Ie)" (RS2/C)" 

none • Min. 30% on the lot • Min. 30% on the 101 
zoned ·Single (:ned~)~ing le Detached 
Detached (RS2IE)" RS2lE " 

3819331 
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On Future I Bylaw Requirement I Proposed 
I 

Variance Subdivided Lots 
• Min. 9 m on lots zoned • Min. 9 m on lots zoned 

· Single Detached ' Sing le Detached 

Setback - Front Yard (m): (RS2IC)" (RS2/C)" none • Min, 6 m on the lot • Min. 6 m on the 101 
zoned ' Single ~~ned ~)~ingle Detached 
Detached iRS2/E)>> RS2/E ' 

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

• Min. 1.2. m on lois • Min. 1.2. m on lots 
zoned "Single zoned ' Single Detached 

Setback - Interior Side Yard (rn): Detached (RS2/C)" (RS2IC)" none • Min. 1.8 m on the 101 • Min. 1.8 m on the lot 
zoned ·Single zoned "Single Detached 
Detached {RS2/E)" (RS2IE)" 

Setback - Exterior Side Yard (m): Min, 3 m Min. 3 m none 

Height 1m): 2.5 storeys 2.5 storeys none 

Lot 1 - approx 652 m~ 

Minimum Lot Size Min. 360 m2 Lot 2 - approx 455 m2 

Lot 3 - approx 395 m2 none 

Lot 4 - aoorox 583 m2 

Lot 1 - 14.65 m 

Minimum Lot Width Min. 13.5 m Lot 2 -17.18 m 
Lot 3 - 15.20 m none 

Lot 4 -18.00 m 

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

3819337 
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ATTACHMENT 3 

City of Richmond Policy Manual 

rag91 012 Adopted by Council: January 15. 1990 POLlCY542~ 
'( -.- ' 

Area Boundarv Amended: January H ltl 2005 _. . ';,;-," : 
~ ... ., ', ' .. . '. - . , .;. 

File Ref: 4045-00 SINGLE-FAMILY LOT SIZE POLICY IN eUARTER-SECTIONi 11' 3;7/12-:H(-': 

POLICY 5429: 

The following policy establishes lot sizes in a portion of Sections 11-3-7/12-3-7 located on 
Moncton Street generally bounded by No.2 Road and Hayashi Court: 

1358582 

That properties within the area bounded by Moncton Street and Hayashi Court, in a 
portion of Sections 11-3-7/12-3-7, be permitted to subdivide in accordance with the 
provisions of Single-Family Housing District (R l /B) in Zoning and Development Bylaw 
5390 with the following provisions: 

a) if there is no lane or internal road access then properties along Moncton Street 
will be restricted to Single-Housing District (Rl /C); and 

b) if there is no lane or internal road access then properties along Railway Avenue 
and No.2 Road will be restricted to Single-Family Housing District (Rl /E); and 

that this policy, as shown on the accompanying plan, 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. 

PLN - 251



~ Subdivision permitted as per RlIB Except 

1. Moncton St.: RIle unless there is a lane or 
internal road access, then RlfB. 

2. Railway Ave. and No. 2 Rd.: RIlE unless there 
is a lane or internal road access, then RIIB. 

Policy 5429 
Section 11 & 12, 3-7 

Adopted Date: 01 / 15190 

Amended Date: Ol ll 7/05 
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City of 
Richmond 

August 1, 20t3 
File: RZ 13-629294 

A. Lerner 
418-12633 No. 2 Road 
Richmond Be V7E 6NS 

Dear A. Lerner: 

( 

Rc: Rezonjl1g Application at 5831 Moncton Street (RZ 13-629294) 

ATTACHMENTS 

6911 NO.3 Road 
Richmond, Be V6Y 2(1 

www.richmond.ca 

l'lannillg and l)tvdopm~Dt DeplI rtment 
J)eve!opmenl A ppliCHtlotl5 

fax: 604-276-4052 

Thank you for taking the time to express your concerns regarding the rezoning application at 5831 
Moncton Street in a letter dated June 20, 2013 (altacbed). TIus letter serves to provide answers to 
the questions posed in your letter. 

The development proposal 
The application involves rezon ing an L-sbaped portion of land along the south end of 583 1 
Moncton Street to "Single Detached (RS2/C)" to enable a subdivision to create 3 new lots fronting 
Moncton Street. A linear portion of land along the north end of 5831 Moncton Street wi ll remain 
under the existing zoning of"Singlc Detached (RSllE)" to enable construction of a single-family 
house fronting No.2 Road. The application has not changed since it was submitted in January 
20 13. The application is consistent with the Council-adopted Lot Size Policy for the 
neighbourhood, which aJlows rezoning and subdivision of this property (attached). 

Tree Protection 
Recommendations for tree retention on-site have been clarified since your review of the rezoning 
application fo lder. The applica!lt is required to submit a revised report and tree management plan, 
which includes a modified site plan and outlines tree protection requiremcnts for the following 
trees: 

• A Western Red Cedar tree in the southwestern comer of the subject site along Moncton 
Street (Tree 809); and, 

• One Maple, two Cedar, and one Hemlock tree (Trees A, B, C, D) located on the adjacent 
property at 5771 Moncton Street. 

The revised report and tree management plan are required to be submitted before the rezoning 
application will be considered by City Council. 

The applicant is required to submit a Tree Survival Security for the Western Red Cedar on-site in 
the amount of $5,000, and to submit a contract with a Certified Arborist for site monitoring at 
development stage to ensure protected trees are not impacted by construction. The Arborist lUust 
submit a post-construction impact assessment report to the City that confinns no impacts occurred 
to protected trees prior to the release of the security. 

39311)29 _~hmond PLN - 254
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( \ 

To compensate for trees agreed for removal from the site, the appl icant is requi red to provide either 
20 replacement trees on·site or a cash-ill-lieu contribution to the City' s Tree Compensation Fund, 
or a combination of both. For this application, staff are recommending that 10 replacement trees be 
planted and maintained on the future lots and that a contribution of $5,000 to the City's Tree 
Compensation Fund is submitted for the balance o f replacement trees not planted ($500 x 10 trees). 
These funds go towards the planting and maintenance of new trees on public property city-wide 
(e.g. on boulevards, in parks etc.). 

In add ition, a Landscap ing Security in the amount of $5,000 ($SOOftrcc) is required to be submitted 
by the applicant to ensure the recommended 10 replacement trees are planted on-site, The Security 
will not be released in-full Wltil City inspections conflrm that the replacement trees have been 
planted and have survived one year. 

The applicant is also required to plant additional trees in a new boulevard along the Moncton Sb'eet 
and No, 2 Road frontages, as part of site servicing requirements. 

If you have any further questions about th is development proposal, please contact me directly at 
604-276-4 108. 

Sincerely, 

Cynthia Luss ier 
Planning Technician 

CL:cJ 
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City of 
Richmond 

A IT ACHMENT 9 

Rezoning Considerations 
Development Applications Division 

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

Address: 5831 Moncton Street File No.: RZ 13-629294 

Prior to final adoption of Zoning Amendment Bylaw 901 0, the fo llowing items are required to be 
completed: 

1. Submission of a Landscape Plan for the proposed four (4) lots, prepared by a Registered Landscape 
Architect, to the satisfaction of the Director of Development, and deposit a Landscaping Security based 
on 100% of the cost estimate provided by the Landscape Architect, including install ation costs. The 
Landscape Plan should: 
• comply with tbe development requirements of the 2041 OCP's Arterial Road Policy; 
• include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached 

to this report; and 
• include the required ten (10) large-sized replacement trees with the following minimum sizes: 

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

4 10an 0 ' S.Sm 
6 11 an 6m 

2. The City's acceptance of the applicant's voluntary contribution in the amount of $5,000 ($500Itree) to 
the City's Tree Compensation Fund in-lieu of planting the remaining ten (10) replacement trees on-site. 

3. Submission ofa Tree Survival Security in tbe amount of $5,000 to ensure The Western Red Cedar 
(Tree # 809) will be protected. The City will rel ease 50% of the security after construction and 
landscaping on the future lots are completed, inspections are approved, and an acceptable post
construction impact assessment report is received. The remaining 50% of the security would be released 
one year later subject to inspection confinning that the tree has survived. 

4. Submission of a Contract with a Certified Arborist for supervision of any works to be conducted within 
the Tree Protection Zones of the Western Red Cedar (Tree # 809) on-site and the Western Hemlock, 
Cedar, and Maple trees (Trees A, B, C, D) off-site on the neighbouring property to the west (577 1 
Moncton Street). The Contract must include the scope of work to be undertaken, including the proposed 
number of site monitoring inspections (including stages of development), and a provision for the 
Arborist to submit a post-construction impact assessment report to the City for review. The Contract 
must include supervision of the future driveways on proposed Lots 1 and 2, which are to be constructed 
or unit pavers over an aeration layer, as recommended in the Arborist's Report to mitigate against 
impacts to the Western Red Cedar (Tree # 809). The Contract must include supervision of special 
measures to be taken along with trench excavation for utilities which will be required on proposed Lot 1 
to protect the Western Hemlock, Cedar, and Maple trees (Trees A, B, C, D) off-site. The Contract must 
also include supervision of perimeter drainage and fencing within all tree protection zones. 

3819337 
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5. Dedication of property as road in order to achieve a 4 m x 4 m comer cut at the southeast comer of the 
site, and dedication 0[0.5 m of property as road along the entire east property line of the site to enable 
frontage improvements along No.2 Road, as per the Servicing Agreement design. 

6. Registration ofa l.0 m wide Right-Of-Way for utilities along the entire frontage on Moncton Street for 
water meter boxes and stonn sewer inspection chambers, as per the Servicing Agreement design. 

7. Registration ofa 1.5 m by 9.0 m Right-Of-Way along a portion ofMenctan Street for a concrete bus 
stop pad and future bus stop shelter location, as per the Servicing Agreement design. 

8. Registration of a 1.5 m Right-Of-Way for utilities along the entire frontage on No 2 Road for water 
meter boxes and stonn sewer inspection chambers, as per the Servicing Agreement design. 

9. Registration ofa flood indemnity covenant on Title. 

10. Registration of a lega1 agreement on Title to ensure that no fina1 Building Permit inspection is granted 
lU1til a secondary suite is constructed on two (2) of the four (4) future lots, to the satisfaction of the City 
in accordance with tbe Be Building Code and the City's Zoning Bylaw. 

Note: Sbould the applicant change their mind about the Affordable Housing option selected prior to 
final adoption of the rezoning bylaw, the City will accept a voluntary contribution of$I.00 per buildable 
square foot of the single-family developments (i.e., $11,520) to the City's Affordable Housing Reserve 
Fund in-lieu of registering the legal agreement on Title to secure a secondary suite. 

11. Registration ofa legal agreement on Title to ensure that, upon subdivision of the property, vehicular 
access to proposed Lots 2 and 3 is via a single shared driveway cross ing (6 m wide at the back of the 
sidewa1k and 9 m wide at the curb), centered on the proposed shared property line; 

12. Rcgistration ofa legal agreement on title to ensure that, upon subdivision of the property. the buildings 
and driveways on proposed Lots I, 2, and 3 be designed to accommodate on-site vehicle turnaround 
capability to prevent vehicles from reversing onto Moncton Street. 

13. Entrance into a standard Servicing Agreement for the design and construction of frontage improvements 
along the entire frontages on Moncton Street and No.2 Road. 

3819337 

Improvements along Moncton Street are to include, but are not limited to: 

• 

• 

• 

Upgrading the ex isting storm sewer to a minimum 600 mm diameter pipe, from the west 
property line of the site to the existing manhole STMH 3036 (near the southeast comer of the 
site). 

Upgrading the existing storm sewer fTom existing STMH 3036 to STMH 1199 (near the 
northeast corner of 5760 Moncton Street). 

Removing the existing concrete sidewalk and lighting strip, constructing a new 1.5 m wide 
concrete sidewalk at the south property line of the site, and creating a treed and grass boulevard 
between the existing curb and new sidewalk. 

Improvements along No.2 Road are to include, but are not limited to: 

• Removing the existing concrete sidewalk, constructing a new t.5 In wide concrete sidewalk at 
the new east property line of the site, and creating a 1.5 m treed and grass boulevard between the 
existing curb and new sidewalk. No stonn sewer analysis or upgrading is required. 
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Note: The design is to include water, storm and sanitary connections for all four (4) lots. The applicant 
will be required to provide underground Hydro, Telus and Cable for all four (4) lots. Additional right
of-ways may be required. 

At Demolition* stage, the applicant will be required to: 

• Install tree protection fencing to City standard around The Western Red Cedar (Tree # 809) on-site and 
around the Western Hemlock, Cedar, and Maple trces (Trees A, B, C, D) at 5771 Moncton Street prior to 
demolition of the existing dwelling on-site. Tree protection fencing must remain in place until construction 
and landscaping on the future lots is completed. Tree protection fencing must be installed around 
Tree # 809 at a minimwn 01'3 .9 m out from the base of the tree to the west, 5.2 m to the south, and 5.6 m to 
the north and east, as specified in the Arborist's Report. Tree protection fencing must be installed around 
Trees A, B, C, 0 at a minimum of2.3 m into the subject site from the west property line, as specified in the 
Arborist's Report. 

At Subdivision* stage, the applicant will be requ ired to: 

• Pay Development Cost Charges (City and GVS&DD), School Site Acquisition charges, and Address 
Assignment Fees. Service connections and costs are to be determined via the Servicing Agreement. 

• Register a cross-access easement on Title for the area of the shared driveway on proposed Lots 2 and 3 
(6 m wide at the front lot line and 9 m long, centered on the proposed shared property line). 

At Building Permit* stage, the developer must complete the fo llowing requi rements: 

• 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. 

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

Note: 

• 
• 

This requites 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 oflhe 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, lettcrs of 
credit and withholding pennits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and comen{ 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) 10 the satisfaction of the Director of Engincering 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. 

3819331 
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• Applicants for aJ l City Permits arc required to comply at all times with the conditions oflhe Provincial Wildlife Act and Federal 
Migratory Birds Convenlion Aer, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal pennits docs not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant frees or vegetation exists on site. the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activi ties are in compliance with all relevant legislation. 

(signed concurrence on fi le) 

Signed Date 

3819337 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9010 (RZ 13-629294) 

5831 Moncton Street 

Bylaw 9010 

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 fanTIs part of Richruond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "SINGLE DETACHED (RS2!C)". 

That area shown cross-hatched on "Schedule A" attached to and fanning part of Bylaw No. 
9010. 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9010". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3933379 

CORPORATE OFFICER 

CITY OF 
RICHMO~D 

APPROVED 

" 

APPROVED 
by DIrector 
or Solicitor 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: August 27, 2013 

File: RZ 13-627627 

Re: Application by Kensington Homes Ltd. for Rezoning at 5160 and 
5180 Blundell Road from Single Detached (RS1/E) to Low Density 
Townhouses (RTL4) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9055, for the rezoning of 5160 and 
5180 Blundell Road from "Single Detached (RS lIE)" to "Low Density Townhouses (RTL4)", be 
introduced and given first reading. 

EL:."",-__ 

At!. 

ROUTED TO: 

Affordable Housing 

39594]4 

enl 

REPORT CONCURRENCE 

CONCURRENCE CONCUR~~~~NAGER 
~ 

v / 
/ 
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August 27, 2013 - 2 - RZ 13-627627 

Staff Report 

Origin 

Kensington Homes Ltd. has applied to the City of Richmond for permission to rezone 5160 and 
5 180 Blundell Road (Attachment \ ) from "Single Detached (RS liE)" zone to " Low Density 
Townhouses (RTL4)" zone in order to permit the development of 15 townhouse units. A 
pre li m inary site plan, building elevations, and landscape plan are contained in Attachment 2. 

findings of Fact 

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

Surrounding Development 

To the North: Across Blundell Road, a mix of newer and o lder, larger single-fami ly dwellings 
on lots zoned "Single Detached (RS I IE)". 

To the South: Existing single-family dwellings on lots zoned "Single-Detached (RS l /E)" 
[Tonting onto Chetwynd A venue. 

To the East: Three (3) lots zone "Single Detached (RS lIE)" with a mix of newer and older 
homes and then two (2) lots zoned "Single Detached (RS 11K)" with a temporary 
shared access. 

To the West: A Montessori school on a large lot zoned "Single Detached (RSI /E)" and a mix of 
newer and older homes on lots zoned "Single Detached (RSl/E)". 

Related Policies & Studies 

Arterial Road Po licy 

The Arterial Road Policy in the 204 1 OCP, Bylaw 9000, directs appropriate townhouse 
development onto certain arterial roads outside the City Centre. Although the subject site is not 
specifically identified on the Arterial Road Development Map fortownhouse development, it 
meets the location criteria set out in the Arterial Road Policy for additional new townhouse 
areas; e.g. the site is within 800 m ofa Neighbourhood Centre (Blundell Shopping Centre) and 
within 400 m of a Commercial Service use - the neighbourhood commercial uses at Railway 
A venue and Blundell Road. 

Floodplain Management Implementation Strategy 

The applicant is required to comply with the requirement of Richmond Flood Plain Designation 
and Protection Bylaw 8204. In accordance with the Flood Management Strategy, a Flood 
Indemnity Restrictive Covenant specify ing the minimum nood construction level of2.9 m GSC, 
or at least 0.3 m above the highest elevation of the crown of any road that is adjacent to the 
parcel, is required prior to rezoning bylaw adoption. 
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Affordable Housing Strategy 

The applicant proposes to make a cash contribution to the affordable housing reserve fund in 
accordance to the City's Affordable Housing Strategy. As the proposal is for townhouses, the 
app licant will make a cash contribution of $2.00 per buildable square foot as per the Strategy, for 
a contribution of $43,921 .00. 

Public Art 

The applicant has agreed to provide a voluntary contribution in the amount of$0.77 per square 
foot of developable area for the development to the City's Public Art fund . The amount of the 
contri bution would be $ 16,909.59. 

Public Input 

The applicant has forwarded confinnation that a development sign was posted on the site on 
February 25,2013. As this is the first townhouse development proposal on this block of 
Blundell Road, the applicant has undertaken a public consultation process as per the Townhouse 
Development Requirements in the Arterial Road Policy. The developer hand delivered an 
infonnation package to the immediate neighbourhood (Attachment 4) on June 8, 2013. The 
information package includes a letter (Attachment 5) and a set of the development plans 
(Attachment 2). No response was received by the developer by the deadline identified on the 
consultation letter. However, staff subsequently received an email from the property owner of 
5131 Blundell Road (Attachment 6); a list of concerns raised by Mr. Mahal is provided below, 
along with developer's responses in italics: 

1. Property value of the surrounding homes will be negatively impacted. 

(High quality exterior finishes such as hardi-plank and hardi-panel are to be used. The 
proposed development will improve the appearance oj the streelscape.) 

2. Property value of 5131 Blundell Road will be negatively impacted, as the driveway to the 
townhouse development would be placed directly across from 5131 Blundell Road. 

(Driveway is proposed along the east property line oJ5160 Blundell Road, opposite 
5151 and 5171 Blundell Road) 

3. The proposed townhouse development will generate safety impacts to the intersection at 
Blundelll Railway. 

(According to the traffic engineering consultant, the proposed development is approximately 
150 m east a/the BlundelURailway Signalized intersection and it is not expected that the 
traffic operation at the proposed development driveway will generate any saJety impacts to 
the intersection. In addition, based on a recently completed traffic analysis by the traffic 
engineering consultant, the development traffic is less than 1% oj total intersection volumes 
through the signal (Blundell/Railway). 

Using the estimated 2015 peak hour traffic volumes, the signal will operate at excellent 
levels oj service according to the traffic engineering consultant and all individual movements 
will operate at an acceptable level, even with the development traffic. Therefore, it is no! 
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expected the proposed development will generate any traffic and safety impacts to the 
intersection of Blundell Road and Railway Avenue. 

The City 's Transportation Division has reviewed the above and agreed with the findings. ) 

4. The proposed townhouse development is adjacent to a Montessori school which brings in 
major vehicle traffic during peak hours and clogs traffic due to left turn into the driveway. 
The proposed townhouse development will exasperate the situation 

(The developer 's traffic engineering consullant confirms that [he future driveway of the 
proposed development will be located at the similar location of the existing driveway to 
5160 Blundell Road, approximately 40 m east o/the existing driveway fo the True Lighl 
Montessori Pre-school. II was estimated Ihal aboul 5-6 vehicles can be allowedfor 
westbound left-turn queue at Blundell Road without conflicting with vehicles making left
outlleft-in turning movement to the proposed development. 

Based on Iraffic analysis, il was estimated that the pre-school will generate higher inbound 
vehicles in the morning peak hour; about 50 vehicles per hour or one (1) vehicle per minute. 

For a residential use of the proposed townhouse development, Ihe inbound Irips (entering the 
site) will be very low in the morning peak; only 1-2 vehicles. During the afternoon peak, the 
proposed development will generate about 3-4 westbound left-turn vehicles; however, the 
pick-up periodfor pre-school students usually covers a long period of time (from 2:00 pm to 
7:00 pm). 

Therefore, it is not expected that the westbound vehicles left-turn movement to the proposed 
development site will create any significant impacts to the existing traffic operation at the 
pre-school in both peak hours. With significant low traffic volumes generated by the 
proposed development, it is not expected that the proposed townhouse driveway will impact 
the existing operation af the pre-school driveway. 

The City 's Transportation Division has reviewed the above and agreed with the findings.) 

Staff Comments 

Trees Retention and Replacement 

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

• Six (6) Douglas Fir trees, specifically tag# 788 -793 , under joint ownership located on 
the east property line, are in good condition and are recommended to be retained and 
protected. as per the Tree Management Plan (Attacbment 7) 

• One (1) English Holly tree, specifically tag# 787, is dying (exhibits symptoms of leaf 
blight) and should be removed and replaced. 

• Three (3) Lombardy Poplar trees, specifically tag# 777, 778, 779, under joint ownership 
located on the west property line have been previously topped. The historic topping sites 
are weakened by decay and are prone to failure. These trees should be removed and 
replaced. A consent letter for the removal of these trees from the property owners of 
5120 Blundell Road is on file , 
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• 

• 

Two (2) Douglas Fir hedges identified as tags# 773 and 774 have been previously topped, 
have no landscape value, and should be removed. 

13 existing trees on site (including 3xWestern Red Cedar, lxCherry, 3xAppie, IxSitka 
Spruce, and 5xDouglas Fir trees, tag# 769-772, 775-776, and 780-786) are either dead, 
dying (sparse canopy foliage), have been previously topped and have significant decay at 
the topping sites, or are infected with Fungal Blight. These trees are not good candidates 
for retention and should be replaced. 

While the three (3) Western Red Cedar trees (tag# 769-772) located at the southwest comer of 
the site are identified for removal, the developer would make an effort to retain them on site. 
Tree protection fencing around these trees will be installed at demolish and construction stage; a 
re-assessment of these trees will be undertaken during the course of construction. Replacement 
trees will be provided despite of future retention potential of these trees. 

Tree Replacement 

Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP), 
34 replacement trees are required for the removal of 17 trees. According to the Preliminary 
Landscape Plan (Attachment 2), the developer is proposing to plant 35 new trees on-site. The 
size and species of replacement trees and an overall site landscape design will be reviewed in 
detail at the Development Permit stage. 

Tree Protection 

Tree protection fencing is required to be installed to City standards prior to any construction 
activities occurring on-site. In addition, proof that the owner has entered into a contract with a 
Certified Arborist to monitor all works to be done near or within the tree protection zone will be 
required prior to final adoption of the rezoning bylaw. 

In order to ensure that the six (6) protected trees will not be danlaged during construction, a Tree 
Survival Security will be required as part of the Landscape Letter of Credit at Development 
Pennit stage to ensure that these trees will be protected. No Landscape Letter of Credit will be 
returned until the post-construction assessment report, prepared by the Arborist, confirming the 
protected trees survived the construction, is reviewed by staff. 

Should the applicant wish to begin site preparation work after third reading of the rezoning 
bylaw, but prior to final adoption of the rezoning bylaw and issuance of the Development Permit, 
the applicant will be required to obtain a Tree Permit, install tree protection around trees to be 
retained, and submit a landscape security in the amount of $46,000.00 to ensure the replacement 
planting will be provided. 

Site Servicing and Frontage Improvements 

No capacity analysis and service upgrades are required, but site analysis for storm sewer and 
sanitary sewer will be required on the Servicing Agreement drawings (see notes under Servicing 
Agreement Requirements in Attachment 8). 
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Prior to final rezoning bylaw adoption, the developer is required to consolidate the two (2) lots 
into one (1) development parcel, register on Title a restrictive covenant to prohibit the 
conversion of the garage area into habitable space, and enter into the City's standard Servicing 
Agreement for the design and construction of frontage improvements and service connections. 
Works to include, but not limited to: removal of the existing sidewalk behind the existing curb 
and gutter (which remains), construction of a new 1.5 m concrete sidewalk along the front 
property line, and installation of a 1.41 m grass and treed boulevard between the sidewalk and 
the curb. 

Vehicle Access 

One (1) driveway from Blundell Road is proposed. The long-tenn objective is for the driveway 
access established on Blundell Road to be utilized by adjacent properties to the east and west if 
they ultimately apply to redevelop. A Public Right-of-Passage (PROP) Statutory Right-of-Way 
(SRW) over the entire area of the proposed driveway and the internal manoeuvring aisle will be 
secured as a condition of rezoning to facilitate this vision. 

Indoor Amenitv Space 

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

Outdoor Amenity Space 

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

Analysis 

Official Community Plan (OCP) Compliance 

The proposed development is generally consistent with the Neighbourhood Residential land use 
designation in the 2041 OCP Land Use Map, and with the location criteria and development 
requirements for arterial road townhouse developments contained in the 2041 OCP. The 
proposed height, siting and orientation of the buildings respect the massing of the existing 
developments to the south, east and west: 

• The end units of the three-storey buildings along Blundell Road are stepped down to two
storeys along the side yards; 

• Duplex units and detached units with a two-storey massing are proposed along the rear 
property line; 

• Increased rear yard setback (minimum 6.0 m on the ground floor and 6.9 m on the second 
floor, compared to 3.0 m as required under the Low Density Townhouse zones) will be 
provided; and 

• the existing 6.0 m front yard setback will be maintained. 
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The building height, massing and setbacks will be controlled through the Development Permit 
process. 

Development Potential of Adjacent Properties 

This block of Blundell Road between Railway A venue and Clifton Road is within 800 m of a 
Neighbourhood Centre and within 400 m of a Commercial Service use; therefore, the majority of 
lots on this block of Blundell Road have a similar development potential as the subject site. 

It should be noted that two (2) coach house lots on this block (5220 and 5222 Blundell Road) 
were created under the original Lane Establishment and Arterial Road Redevelopment Policies 
(200 1) (RZ 04-270504). Given the existing lot geometries along this block the long-tenn 
viability of establishing a functional rear lane is limited, which is why staff are recommending 
townhouse development at this time. Vehicle access to potential future townhouse sites on this 
block will be reviewed on a case·by·case analysis with the objective of limiting driveway access 
locations to Blundell Road. Future redevelopments of these two (2) coach house lots into 
multiple· family uses must include the lane right·of·way at the back (purchase of the land from 
the City is required) . 

Design Review and Future Development Permit Considerations 

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

• Compliance with Development Permit Guidelines for multiple· family projects contained 
in Section 14 of the 2041 OCP Bylaw 9000. 

• Building form and architectural character; 

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

• Site grading requirements to ensure the survival of protected trees; 

• Landscaping design and enhancement of the outdoor amenity area to maximize use; and 

• Opportunities to maximize permeable surface areas and better articulate hard surface 
treatment. 

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

Financial Impact or Economic Impact 

None. 
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Conclusion 

The proposed IS-unit townhouse development is consistent with the Official Community 
Plan (OCP) regarding developments within the Arterial Road Policy area. Overall , the proposed 
land use, site plan, and building massing will complement the surrounding neighbourhood. 
Further review of the project design is required to ensure a high quality project and design 
consistency with the existing neighbourhood context, and this will he completed as part of the 
Development Permit application review process. The list of rezoning considerations is included 
as Attachment 8, which has been agreed to by the app licants (signed concurrence on file). On 
this basis, staff recommend support of the application. 

It is recommended that Richmond Zoning Bylaw 8500 Amendment Bylaw 9055 be introduced 
and given first reading. 

Edwin Lee 
Planning Technician - Design 

EL:b1g 

Attachments: 

Attachment 1: Location Map 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: Developer's Consultation Area 
Attachment 5: Developer's Consultation Letter 
Attachment 6: Correspondence Received 
Attachment 7: Tree Management Plan 
Attachment 8: Rezoning Considerations Concurrence 
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A Tl'ACHMENT I 

Original Datc: 01 / 17/ 13 

RZ 13-627627 Amended Date: 

NOll': Dimensions are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 13-627627 Attachment 3 

Address: 5160 and 5180 Blundell Road 

Applicant: Kensington Homes Ltd. 

Planning Area(s) : --=B",lu"-n,,,d=-e1ccl _______________________ _ 

Proposed 

Owner: 955335 B.C. Ltd . To be determined. 

Site Size (m ~) : 3,400 m2 No Change 

land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Area Plan Des ignation: NIA No Change 

702 Policy Designation : NIA No Change 

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTl 4) 

Number of Units: 2 15 

Other Des ignations: NIA No Change 

On Future 
I Bylaw Requirement I Proposed I Variance 

Development Site 

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

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

l ot Coverage - Non-porous Max. 65% 65% Max. none 
Surfaces: 

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

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

Setback - East Side Yard (m): Min. 3.0 m 3.7 m Min. none 

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

Setback - Rear Yard (m): Min. 3.0 m 6.0 Min. none 

Height (m): Max. 12 .0 m (3 storeys) 10.55 m (3 storeys Max.) none 

Lot Width: Min. 50.0 m 65.6 m none 

Off-strere!~ark ing ~~~~es- 2 (R) and 0.2 (V) per unit 
2 (R) and 0.21 (V) per none 

Reautar R I Visitor V : unit 

Off-street Parking Spaces - Total: 33 33 none 
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DeV~I~ F~~U~: Site Bylaw Requirement Proposed 

Tandem Parking Spaces: 

Small Car Parking Spaces 

Handicap Parking Spaces: 

Amenity Space - Indoor: 

Amenity Space - Outdoor: 

Max. 50% of proposed 
residential spaces 

or 
more spaces are 

provided on site (33 x 
Max. 50% = 1 

i . or more 
visitor parking spaces are 
required (3 x Min. 2% = 

Min. 70 m2 or Cash-in-lieu 

12 

o 

1 

Cash-in-lieu 

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

3959434 

none 

none 

none 

none 

none 
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AITACHMENT5 

BLUNDELL VENTURES LIMITED PARTNERSHIP 
2200 Shell Road, Richmond, V6X 2Pl 

May 30th. 20 13 
Dear Neighbour. 
We would like to iofonn you that we have applied to City of Richmond 10 rezone the properties 
at 5160 & 5180 Blundell Road from RS l IE [0 RTL3 in order to construct 15 townhouse units. 
TIle proposed development is as follows: 

The consol idated lot size for the project is 36,613 square feet. The proposed tmall iving 
space noar area is 21,600 square feet (FAR = 60%), with a site coverage of 14,645 
square feet (40%). 
15 two and three storey multi-family units are proposed in the fo rm of five single units, 
one duplex, one 4-unit building and one 5-unit buildi ng. Five single un its and o ne 
duplex are located along the rear property line to minimize the impact on single family 
houses to the south. Two 2 & 3 storey (one 4-unit and one 5-unit) bui lding froms 
Blundell Road. Along Blundell Road, 2 storey units are proposed adjacent to single 
family properties to the east and west. Vehicle access is provided from a 7.5 m wide 
drive aisle located approximately in the middle of the site frontage. 

Our proposal follows the Blundell Official Community Plan (OCP) policies and provides 
ground oriented fami ly units in fonn and character which fit into the existing neighbourhood. 
At mis time. we are soliciting input from the neighbourhood. If you have <Illy queries or 
concerns about the proposed development, please contact one of the fol lowing on or before 
l5thJune,2013: 

0' 

We thank you fo r your kind attention. 
Yours tru ly, 

Blundell Ventures LP 

City of Richmond 
Edwin Lee. Planner 
elee@richmond.ca 

Blundell Ventures LP 
Nick Poon, Project Manager 
info@kensingtonhomes.ca 
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Lee, Edwin 

From: 
Sent: 
To: 
Subject: 

Rick Mahar [rickandmona@gmail.com] 
Friday, 26 July 201312:49 
Lee, Edwin 
Re: Rezoning of 5160 & 5180 Blundell 

ATTACHMENT 6 

Hi Edwin in response to our conversation,here are a few general concerns on the development directly across 
the street from my house .. 

1. Property value will be negatively impacted to my new home.Usually in these developments they are across 
older homes/schools and or other townhome developments. 
Examples would be developments on 8000 block of Williams rd and other townhome developments on 
Blundell. 
Maybe a higher level of exterior finishing would greatly improve street appeal. 
2. Driveway placement is also a concern as a driveway directly facing my property would greatly devalue my 
property 
3. The proximity to the Intersection of Blundelll Railway is also a concern as it is a well known problematic 
intersection involving many accidents. 
Maybe keeping to one lane during peak hours might help? 
4. Development is next door to a Montessori which already brings in major car traffic during peak times which 
clogs traffic in front of house because ofleft turn into said driveway. The close proximity of townhouse 
driveway will just exasperate the situation 

I understand the city's community plan but this development would be the farthest west on Blundell where all 
large single family homes exist. 
Hopefully we can resolve some of these problems. Thanks in advance 

On Tue, lui 16,2013 at 10:03 AM, Lee, Edwin <ELee@richmond.ca>wrote: 

Rick, 

According to Ollr telephone conversion on July 4, 2013, you were going to provide us with a written submission Oll your 
concerns with the proposed development. 1 would like to advise yOll that J have 110t yet received sllch submission and it 
would .be great if you could provide us with this submission by July 23, 2013. The applicant would like to address your 
concerns and proceed to the next stage of the application. Should you have any questions, please feel free to contact me 
at 604-276-4121. 

Regards, . 
Edwin 
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City of 
Richmond 

Address: 5160 and 51 80 Blundell Road 

AITACHMENT 8 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 13-627627 

Prior to fin al adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9055, the developer is 
required to complete the following: 
I. Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings). 

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

3. Registration of a flood indemnity covenant on title. 

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

5. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of anyon-site 
works conducted near/within the tree protection zone of the trees to be retained. The Contract should include the 
scope of work to be undertaken, inc ludi ng: the proposed number of site monitoring inspections, and a provision for 
the Arborist to submit a post-construction assessment report to the City for rev iew. 

6. City acceptance of the developer's offer to voluntarily contribute $0.77 per buildable square foot (e.g. $16,909.59) to 
the City'S Public Art fund. 

7. Contribution of $1,000.00 per dwell ing unit (e.g. $15,000.00) in-lieu of on-site indoor amenity space. 

8. City acceptance of the devc lopcr's offer to voluntari ly contribute $2.00 per buildable square foot (e.g. $43,921.00) to 
the City's affordable housing fund. 

9. The submission and processing of a Development Permit'" completed to a level deemed acceptable by the Director of 
Development. 

10. Entel into a Servicing Agreement'" for the design and construction of frontage improvements and service connections . 
Works include, but may not be limited to: removal of the existing sidewalk, construction of a new 1.5 m concrete 
sidewalk at the north property line of the site, and a 1.41 m grass and treed boulevard (between curb & sidewalk). 

Notes: Engineering Department has confirmed that Water, Storm, and Sanitary analysis and upgrades are not 
required . A site analysis will be required on the Servicing Agreement drawings, for Storm and Sanitary site 
connections only. Design to also include water, storm and sanitary service connect ions for the proposed 
townhouse development. 

Prior to a Development Permit' being fonvarded to the Development Permit Panel for consideration, the 
developer is requircd to: 
1. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 

Development, and a Landscaping Cost Estimate provided by the Landscape Architect, including installation costs. 
The Landscape Plan should: 
• comply with the Development Permit Guidelines and the Arterial Road Policy in the OCP and should not include 

hedges a long the front property line. 
• include a mix of coniferous and deciduous trees. 

• include the 34 required replacement trees with the following minimum sizes: 

No. of Replacement Trees Minimum Caliper of Dec iduous Tree 
~~~~~~~~-, 

or Minimum Height of Coniferous Tree 

14 8em 3.5m 

8 8 em 4.0m 

2 gem 5.0 m 

10 11 em 6.0 m 

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

Prior to Development Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Tree Survival Security to the City as part of the Landscape Letter of Cred it to ensure that the trees to 

be retained on-site will be protected . No Landscape Letter of Cred it will be returned until the post-construction 
assessment report confirming the protected trees survived the construction, prepared by the Arborist, is reviewed by 
staff. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
I. In stal lation of appropriate tree protecti on fencing around all trees to be retained as part of the development prior to 

any construction activities, including building demolition, occurrin g on-site . 

2. Submission of fire flow calculations s igned and sealed by a professional engineer, based on the Fire Underwriters 
Survey to confiml that there is adequate available water flow. 

3. Submi ssion of DCC's (City & GVS&DD), School site acquisition charges, and Uti lity charges etc. 

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

5. lncorporation of accessibility measures in Building Permit (B P) plans as determined via the Rezoning and/or 
Development Penn it processes. 

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

Note: 

• 
• 

This requires a separate application. 

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisab le 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. 

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

[signed copy on file] 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9055 (RZ 13-627627) 

5160 and 5180 Blundell Road 

Bylaw 9055 

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

1. The Zoning Map of the City of Richmond, which accompanies and [onus part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "LOW DENSITY TOWNHOUSES (RTL4)". 

P.I.D.003-590-640 
Lot 2 Except Part Subdivided by Plan 41965 Section 24 Block 4 North Range 7 West New 
Westminster District Plan 11067 ' 

and 

P.I.D.009-452-567 
West 82 Feet Lot 3 Except: Part Subdivided by Plan 41965; Section 24 Block 4 Nortb 
Range 7 West New Westminster District Plan 11067 

2. This Bylaw may be cited as "llichmond Zoning Bylaw 8500, Amendment Bylaw 9055". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

3969021 

CITY OF 
RICHMOND 

APPROVED 

"' ~ 
APPROVED 
by ~r""tcr 

/12' 
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