4 City of
sa®4% Richmond Public Hearing Agenda

Public Notice is hereby given of a Regular Council Meeting for Public Hearings being held on:

Monday, January 21, 2019 — 7 p.m.

Council Chambers, 1°' Floor
Richmond City Hall
6911 No. 3 Road
Richmond, BC V6Y 2C1

OPENING STATEMENT
Page

1. REVISED REZONING CONSIDERATIONS FOR THE APPLICATION
BY PIETRO NARDONE FOR REZONING OF THE WEST PORTIONS
7151, 7171, 7191, 7211, 7231, AND 7251 BRIDGE STREET FROM THE
"SINGLE DETACHED (RS1/F)" ZONE TO THE "SINGLE DETACHED
(ZS14) - SOUTH MCLENNAN (CITY CENTRE)" ZONE; AND TO
REZONE THE EAST PORTION OF 7191 BRIDGE STREET FROM
THE “SINGLE DETACHED (RS1/F)” ZONE TO THE “SINGLE

DETACHED (RS2/C)” ZONE
(File Ref. No. 12-8060-20-009796; RZ 16-732490) (REDMS No. 6004718; 5500172; 5689249)

PH-6 See Page PH-6 for full report

Location: 7151, 7171, 7191, 7211, 7231, and 7251 Bridge Street
Applicant: Pietro Nardone

Purpose: To rezone the west portions of the properties from the
“Single Detached (RS1/F)” zone to the “Single Detached
(ZS14) - South McLennan (City Centre)” zone, and to
rezone the east portion of 7191 Bridge Street from the
“Single Detached (RS1/F)” zone to the “Single Detached
(RS2/C)” zone, to permit the properties to be subdivided to
create six lots fronting Bridge Street and ten new lots
fronting an extension to Armstrong Street.

First Reading:  January 15, 2018

Order of Business:
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6090457

1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on third reading of Richmond Zoning Bylaw 8500, Amendment
Bylaw 9796.

APPLICATION BY CHRISTOPHER BOZYK ARCHITECTS FOR A
ZONING TEXT AMENDMENT TO THE “VEHICLE SALES (CV)”
ZONE TO INCREASE THE FLOOR AREA RATIO TO 0.82 AT 13100

SMALLWOOD PLACE
(File Ref. No. 12-8060-20-009948; ZT 18-818765) (REDMS No. 6032125 v. 2; 5990457; 6001004;
2221494)

See Page PH-44 for full report

Location: 13100 Smallwood Place
Applicant: Christopher Bozyk Architects
Purpose: To amend the zoning district “Vehicle Sales (CV)” zone to

increase the maximum Floor Area Ratio (FAR) to 0.82 at
13100 Smallwood Place, to permit development of two
additional floors to the vehicle parkade.

First Reading:  December 19, 2018
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3. Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9948.
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APPLICATION BY MARYEM AHBIB FOR REZONING AT 11111 AND
11113 SEAFIELD CRESCENT FROM TWO-UNIT DWELLINGS (RD1)

TO SINGLE DETACHED (RS2/B)
(File Ref. No. 12-8060-20-009954; RZ 18-829101) (REDMS No. 5971198 v. 4; 6005550; 2243859)

See Page PH-133 for staff memorandum

See Page PH-148 for full report

Location: 11111/11113 Seafield Crescent
Applicant: Maryem Ahbib
Purpose: To rezone the subject property from “Two-Unit Dwellings

(RD1)” to “Single Detached (RS2/B)”, to permit the property
to be subdivided to create two single-family lots with vehicle
access from the rear lane.

First Reading:  December 10, 2018
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on amending the rezoning considerations for RZ 18-829101 as set
out in the staff memorandum.

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9954.

APPLICATION BY 1137183 BC LTD. FOR REZONING AT 22551
WESTMINSTER HIGHWAY FROM “SINGLE DETACHED (RS1/F)”

ZONE TO “TOWN HOUSING (ZT11) - HAMILTON” ZONE
(File Ref. No. 12-8060-20-009970; RZ 18-800159) (REDMS No. 6010265; 6030673)

See Page PH-165 for full report

Location: 22551 Westminster Highway
Applicant: 1137183 BC Ltd.
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Purpose: To rezone the subject property from the “Single Detached
(RS1/F)” zone to the “Town Houses (ZT11) — Hamilton”
zone, to permit the development of 7 three-storey townhouse
units with vehicle access from 22571 Westminster Highway.

First Reading:  December 10, 2018
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

(&) Nasreen Alarakhia

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9970.

APPLICATION BY FARRELL ESTATES LTD. FOR A ZONING TEXT
AMENDMENT TO THE INDUSTRIAL BUSINESS PARK (IB1) ZONE
TO PERMIT VEHICLE SALE/RENTAL ON A PORTION OF THE

PROPERTY AT 6260 GRAYBAR ROAD
(File Ref. No. 12-8060-20-009977; ZT 18-841250) (REDMS No. 6050378 v. 3; 6043915)

See Page PH-193 for full report

Location: 6260 Graybar Road
Applicant: Farrell Estates Ltd.
Purpose: To amend the “Industrial Business Park (IB1)” zone to allow

“vehicle sale/rental” as a site-specific permitted use on a
portion of the property.

First Reading:  December 19, 2019
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.
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Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9977.

ADJOURNMENT
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City of

Report to Committee

7. Richmond
To: Planning Committee Date: December 13, 2018
From: Wayne Craig File: RZ 16-732490

Director, Development

Re: Revised Rezoning Considerations for the Application by Pietro Nardone for
Rezoning of the West Portions 7151, 7171, 7191, 7211, 7231, and
7251 Bridge Street from the "Single Detached (RS1/F)" Zone to the "Single
Detached (ZS14) - South MclLennan (City Centre)" Zone; and to Rezone the East
Portion of 7191 Bridge Street from the “Single Detached (RS1/F)” Zone to the
“Single Detached (RS2/C)” Zone

Staff Recommendation

1. That Third Reading of Richmond Zoning Bylaw, 8500 Amendment Bylaw 9796 be
rescinded.

2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9796, for the rezoning of the
west portions of 7151, 7171, 7191, 7211, 7231, and 7251 Bridge Street from the “Single
Detached (RS1/F)” zone to the “Single Detached (72S14) — South McLennan (City
Centre)” zone, and of the east portion of 7191 Bridge Street from the “Single Detached
(RS1/F)” zone to the “Single Detached (RS2/C)” zone, be forwarded to a Public Hearing
to be held on January 21, 2019.

it
Way'/ze Craig””
Director, ]?‘éve}
(604-247-4654)

WCijr
Att. 4
REPORT CONCURRENCE
ROUTED To: CONCUR?C/E CONCURRENCE OF GENERAL MANAGER
Transportation ?M
/4 /
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December 13,2018 -2- RZ 16-732490

Staff Report
Origin

Pietro Nardone has requested to revise the rezoning considerations associated with Richmond
Zoning Bylaw 8500, Amendment Bylaw 9796, for the rezoning of the west portions of 7151,
7171, 7191, 7211, 7231, and 7251 Bridge Street from the “Single Detached (RS1/F)” zone to the
“Single Detached (ZS14) — South McLennan (City Centre)” zone, and of the east portion of
7191 Bridge Street from the “Single Detached (RS1/F)” zone to the “Single Detached (RS2/C)”
zone, to remove the rezoning considerations requiring construction of a through-road from

Sills Avenue to General Currie Road, and to modify additional considerations consequential to
this change.

On January 15, 2018, Council granted first reading to Richmond Zoning Bylaw 8500,
Amendment Bylaw 9796, to rezone the subject properties to permit subdivision to create 10 new
single-family lots fronting an extension to Armstrong Street and six single-family lots fronting
Bridge Street. Amendment Bylaw 9796 was subsequently granted second and third reading at
the Public Hearing held on February 19, 2018. The original Staff Report to Council, dated
January 3, 2018, is provided in Attachment A.

The applicant had agreed to design and construct a functional through-road between Sills
Avenue and General Currie Road as a condition of final adoption of the rezoning bylaw, in
conjunction with a second development to the south at 7320, 7340, and 7360 Ash Street (RZ 16-
738953). The later development was endorsed by Council at the same Public Hearing on
February 19, 2018, but has since been withdrawn. Therefore the applicant wishes to unlink the
two rezoning applications and move forward without providing this through-road. In the interim
condition, the applicant has agreed to provide a turnaround area for vehicles accessing the

" subject site until the through-road is constructed through redevelopment of the neighbouring
properties. The proposed subdivision plan is provided in Attachment B, and the proposed
vehicular access plan is provided in Attachment C.

The rezoning application cannot proceed to final adoption unless Council revises the original
rezoning considerations. Staff recommend a new Public Hearing, as the proposed changes differ
significantly from the public infrastructure presented to residents in the previous proposal.

Findings of Fact

Please refer to the original Staff Report dated January 3, 2018 (provided in Attachment A) for
detailed information regarding the rezoning application.

Analysis

Original Proposal

The original proposal involved the construction of Armstrong Street from Sills Avenue through
to General Currie Road, and was to be shared between this development and a second
development to the south at 7320, 7340, and 7360 Ash Street (RZ 16-738953). In its interim
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December 13, 2018 -3- RZ 16-732490

condition, Armstrong Street would provide for two-way vehicle traffic with sidewalk, curb, and
gutter on one side (Attachment 3 to Attachment A). The applicant was required to negotiate with
the owner of 7280 Ash Street to secure a 9.0 m wide road dedication to establish the connection
between the two developments.

Proposed Changes

The application to the south has been withdrawn, preventing this applicant from fulfilling the
requirement to construct a through-road. The applicant has made changes to the proposal to
include an on-site turnaround for emergency and waste collection vehicles (Attachment C).
There is no change to the number of proposed lots, the dimensions of the proposed lots, or the
permitted density.

The turnaround area is proposed to be located on Proposed Lot 9, and will be secured through a
Statutory Right-of-Way (SRW) for Public Rights-of-Passage (PROP). This requirement has
been added to the rezoning considerations, and the design and construction of the turnaround
area will be included in the Servicing Agreement. The turnaround area must be designed to:

e Not overlap with any residential driveway.

e Provide adequate space allowing three-point turning movements for emergency and
waste collection vehicles.

e Clearly indicate its function as a public turnaround area, such as road pavement treatment
and/or signage.

Staff support the proposed changes and note that the turnaround area will be temporary, and may
only be removed at such a time that Armstrong Street is constructed as a functional through-road
between Sills Avenue and General Currie Road. This requirement will be secured through a
legal agreement on Title registered prior to final adoption of the rezoning bylaw.

Further extension and construction of Armstrong Street will occur through the rezoning and
redevelopment of neighbouring properties, consistent with the McLennan South Sub-Area Plan.

Next Steps

In order to advance the application, the applicant has requested to revise the rezoning
considerations to remove dependency on the application to the south. The revised rezoning
considerations are provided in Attachment D. Several rezoning considerations are proposed to be
changed, removed, or added as a result of the revised proposal, including:

¢ Removal of the requirement to secure road dedication from the owner of 7280 Ash Street;

e Removal of the requirement to construct the through-road, and replacement with a
requirement to construct a vehicle turnaround area on site; and

¢ Removal of the requirement to combine the Servicing Agreement with the application to
the south.

PH -8
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December 13, 2018 -4 - RZ 16-732490

Additional details contained in the Servicing Agreement requirements have been updated to
reflect the change of scope. No additional conditions from the previous rezoning considerations
are proposed to change, other than those identified in this Staff Report and the revised rezoning
considerations provided in Attachment D.

Staff will continue to work with the applicant through the Rezoning and Servicing Agreement
processes on the functional design of Armstrong Street and the required turnaround area.

Public Hearing

Council granted Third Reading to the Bylaw associated with this application at the Public
Hearing held on February 19, 2018. The development presented to the public at that time
included the construction of a through-road from Sills Avenue to General Currie Road, which
would have been built by the applicant through a Servicing Agreement in conjunction with the
application that has since been withdrawn.

The revised proposal does not include construction of a through-road, which is a significant
departure from the development considered at the February 19, 2018 Public Hearing. For this
reason, staff recommend that Council rescind Third Reading of the Bylaw and forward the
application to a new Public Hearing.

Should Council endorse the staff recommendation, the Bylaw will be forwarded to the Public
Hearing to be held on January 21, 2019, where any area resident or interested party will have an
opportunity to comment. Public notification for the Public Hearing will be provided as per the
Local Government Act.

Conclusion

Pietro Nardone has requested to revise the rezoning considerations associated with the
application to rezone the west portions of 7151, 7171, 7191, 7211, 7231, and 7251 Bridge Street
from the “Single Detached (RS1/F)” zone to the “Single Detached (ZS14) — South McLennan
(City Centre)” zone, and of the east portion of 7191 Bridge Street from the “Single Detached
(RS1/F)” zone to the “Single Detached (RS2/C)” zone, to remove the rezoning considerations
requiring construction of a through-street from Sills Avenue to General Currie Road, and to
modify additional considerations consequential to this change.

Council granted Second and Third Reading to Richmond Zoning Bylaw 8500, Amendment
Bylaw 9796, associated with the subject application, at the Public Hearing held on

February 19, 2018. The applicant is unable to construct the through-road identified in the
original rezoning considerations, but has worked with staff to make minor modifications to the
proposal so that the development may function without through-road access.

PH-9
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December 13, 2018 -5- RZ 16-732490

On this basis, it is recommended that Council rescind Third Reading of Richmond Zoning Bylaw
8500, Amendment Bylaw 9796, and forward the Bylaw to a Public Hearing to be held on
January 21, 2019.

SR
Vel
Jordan Rockerbie

Planning Technician
(604-276-4092)

JR:blg

Attachment A: Original Report to Council dated January 3, 2018
Attachment B: Proposed Subdivision Plan

Attachment C: Proposed Vehicular Access Plan

Attachment D: Revised Rezoning Considerations (Red-lined Version)
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Richmond D

Planning and Development Division

R SR
i o ;.}l
AJE‘W‘QA*'f‘E

X iy
4 S

To: Planning Committee Date: January 3, 2018
From: Wayne Craig File: RZ 16-732490
‘ Director, Development
Re: Application by Pietro Nardone to Rezone the West Portions of 7151, 7171, 7191,

7211, 7231, and 7251 Bridge Street from the "Single Detached (RS1/F)" Zone to
the "Single Detached (ZS14) - South McLennan (City Centre)" Zone; and to
Rezone the East Portion of 7191 Bridge Street from the “Single Detached
(RS1/F)” Zone to the “Single Detached (RS2/C)” Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9796, for the rezoning of the west
portions of 7151, 7171, 7191, 7211, 7231, and 7251 Bridge Street from the "Single Detached
(RS1/F)" zone to the "Single Detached (ZS14) - South McLennan (City Centre)" zone; and to
rezone the east portion of 7191 Bridge Street from the “Single Detached (RS1/F)” zone to the
“Single Detached (RS2/C)” zone, be introduced and given first reading.

Ny

. Wayne Craig

Director, Development
(604-247-4625)

WCijr
Att. 9
REPORT CONCURRENCE
ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL MIANAGER
. : J
= =
Affordable Housing ] /,.:}"’\,/ gl &
ﬁ’/ ’/
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January 3,2018 -2- ' RZ 16-732490

Staff Report
Origin
Pietro Nardone has applied to the City of Richmond for permission to rezone the west portions of
7151, 7171, 7191, 7211, 7231, and 7251 Bridge Street from the "Single Detached (RS1/F)" zone
to the "Single Detached (ZS14) - South McLennan (City Centre)" zone, and to rezone the east
portion of 7191 Bridge Street from the “Single Detached (RS1/F)” zone to the “Single Detached
(RS2/C)” zone, to permit the properties to be subdivided to create six lots fronting Bridge Street
and 10 new lots fronting an extension to Armstrong Street (Attachment 1). Each property

contains an existing single-detached dwelling fronting Bridge Street, which will be retained, The
proposed subdivision plan is included in Attachment 2.

This application is being considered concurrently with a rezoning application at 7320, 7340, and
7360 Ash Street (RZ 16-738953), located southwest of the subject properties. The required road
works associated with both applications will facilitate the connection of Armstrong Street from
Sills Avenue to General Currie Road, as shown in Attachment 3. Each application is dependent
on the other for construction of the through road to provide access to the proposed subdivided
lots. The required road works will be secured through a single Servicing Agreement for both
applications, which the applicant must enter in to prior to final adoption of the rezoning bylaw.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
provided in Attachment 4.

Surrounding Development

Development immediately surrounding the subject site is as follows:

To the North:  Single-family dwellings on lots zoned “Single Detached (ZS15) - South
McLennan (City Centre)”, fronting Sills Avenue.

To the South: A single-family dwelling on a lot zoned “Single Detached (RS1/F)”, fronting
Bridge Street.

To the East;: A single lot zoned “Single Detachedb (ZS14) - South McLennan (City Centre)”,
that is subject to a subdivision application currently under staff review, which
would create seven single-family lots fronting Bridge Street (SD 16-726640).

To the West:  Single-family dwellings on lots zoned “Single Detached (RS1/F),” fronting
Ash Street.

5500172 PLN - 115
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January 3, 2018 -3- R7 16-732490

Related Policies & Studies
Official Community Plan/McLennan South Sub-Area Plan

The Official Community Plan (OCP) land use designation for the subject site is “Neighbourhood
Residential” (Attachment 5). The proposed rezoning and subdivision are consistent with this
designation.

The City Centre Area — McLennan South Sub-Area Plan land use designation for the subject site
is “Residential, Historic Single-Family” (Attachment 6). The Area Plan identifies minimum lot
sizes on Bridge Street (min. 18.0 m frontage and 550 m* area) and on Armstrong Street (min.
11.3 m frontage and 320 m? area). The proposed rezoning and subdivision are generally
consistent with the designation and policies contained in the Area Plan.

The McLennan South Sub-Area Plan identifies the development of a “ring road”, made up of
Sills Avenue and Armstrong Street, connecting Sills Avenue to General Currie Road
(Attachment 7). These new roads have been constructed incrementally through previous
development applications, including portions of Sills Avenue to the north and Armstrong Street
to the south. The proposed rezoning and subdivision are consistent with the identified road
development, and will complete (along with RZ 16-738953) an interim north-south connecting
Armstrong Street,

Floodplain Management Implementation Strategy

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

Public Consultation

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

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

Analysis
Proposed Rezoning and Subdivision

The existing dwellings on each of the Bridge Street lots are proposed to be retained following
subdivision. Based on the proposed subdivision, the applicant has provided a signed and sealed
plan from a registered BC Land Surveyor confirming the existing buildings and resulting lots
would be generally consistent with Richmond Zoning Bylaw 8500. Structures that do not
comply with the regulations must be removed or relocated prior to approval of the subdivision.

5500172 PLN - 116
PH-13



January 3,2018 -4- RZ 16-732490

The applicant proposes to rezone the west portions of the six subject properties to the “Single
Detached (ZS14) - South McLennan (City Centre)" zone. The west portion of each lot would be
subdivided, resulting in 10 new lots fronting an extension to Armstrong Street. Five of the six
resulting lots to be retained fronting Bridge Street will meet the minimum 18 m width, 45 m
depth, and 828 m? area requirements of the “Single Detached (RS1/F)” zone. The sixth lot,
resulting from the subdivision of 7191 Bridge Street, has insufficient width and area to meet the
“Single Detached (RS1/F)” lot size requirements. Altering the proposed subdivision plan to
comply with the “Single Detached (RS1/F)” zone would require demolition of the existing
dwelling on 7211 Bridge Street.

Therefore, the applicant proposes to rezone the east portion of 7191 Bridge Street to the “Single
Detached (RS2/C)” zone, to allow the proposed subdivision. The portions of each property
proposed to be rezoned are shown below. This proposal is generally consistent with the
McLennan South Sub-Area Plan objective of retaining the existing character of single-family
homes along Bridge Street.
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Transportation and Site Access

Vehicle access to the ten new lots is proposed from individual driveways from Armstrong Street.
Vehicle access to the six retained lots is proposed to be maintained from Bridge Street.

Prior to final adoption of the rezoning bylaw, the applicant must provide a 9.0 m wide road
dedication along the entire rear property line, and submit a functional road plan demonstrating
the interim and ultimate conditions of Armstrong Street to the satisfaction of the Director of
Transportation, '

Additionally, a 9.0 m wide road dedication along the entire rear property line of 7280 Ash Street
(not included in either rezoning application) is required. The applicant has provided written
confirmation from the property owner of 7280 Ash Street agreeing to this condition. The

5500172 PLN - 117
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January 3, 2018 -5- : RZ 16-732490

required road and servicing works with be secured through a Servicing Agreement, which is
required prior to final adoption of the rezoning bylaw.

Construction of Armstrong Street from Sills Avenue to General Currie Road is necessary to
achieve functional vehicle circulation for two-way traffic and emergency access and egress. The
required extension to Armstrong Street will be secured through the subject rezoning application
and the proposed development to the south, at 7320/7340/7360 Ash Street (RZ 16-738953). Staff
have determined that the Servicing Agreements for both applications should be combined, to
ensure that the required road works are completed before construction of the new dwellings.
Further, the applicant is required to enter into a legal agreement registered on Title of the
proposed lots to ensure that all required off-site works (from Sills Avenue to General Currie
Road) are completed prior to final Building Permit inspection granting occupancy.

Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site
tree species, assesses tree structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses 53 bylaw-sized
trees on the subject properties, and one bylaw-sized tree on a neighbouring property.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
Arborist’s findings, with the following comments:

¢ Nine trees on the development site (Tag # 185, 189, 190, 191, 192, 702, 709, 710, and 711)
are in good condition and proposed to be retained. Provide tree protection fencing as per
Tree Protection Bylaw No. 8057.

e 11 trees comprising a hedgerow on the development site (Tag # 184) at 7151 Bridge Street
are in good condition and should be retained. Tree retention measures will be further
evaluated through the Servicing Agreement design review.

e Four trees comprising a hedgerow on the development site (Tag # 701) are in fair condition.
These trees should be retained and protected.

e One tree located on a neighbouring property (Tag # 714) is in fair condition. These trees
should be retained and protected.

e Seven trees on the development site (Tag # 703, 704, 705, 706, 707, 708, and 713) are in
poor condition, and conflict with the proposed new dwellings. These trees should be
removed and replaced.

e 24 Birch trees (Tag # BIR) on the development site are infected with Bronze Birch Borer, in
poor condition, and conflict with the proposed new dwellings. These trees should be
removed and replaced,

e 14 Birch trees (Tag # BIR) located in the required road dedication are infected with Bronze
Birch Borer and in poor condition. No compensation or replacement is required for removal
of these trees, as construction of the road is an Area Plan requirement.

e Replacement trees should be specified at 2:1 ratio as per the Official Community
Plan (OCP).
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The City Parks Department has reviewed the Arborist’s Report and supports the Arborist’s
findings, with the following comments:

¢ Two trees located on the shared property line with the City (Tag # 187 and 188) are in poor
condition, conflict with the required street frontage upgrades, and should be removed.

¢ One tree located in the City-owned boulevard (Tag # 186) is in poor condition, conflicts with

the required street frontage upgrades, and should be removed.

e Two trees in the City-owned boulevard (Tag # C3 and C4) are in good condition, but conflict
with the required street frontage upgrades. These trees are to be relocated at developer’s cost
to a location chosen by Parks Department staff. The applicant must submit a survival security
of $2,600 ($1,300/tree) prior to final adoption of the rezoning bylaw.

Tree Replacement

The applicant wishes to remove 31 trees located on the development site (Tag # 703-708, 713,
and BIR). The 2:1 replacement ratio would require a total of 62 replacement trees. The
applicant has agreed to plant a total of 30 replacement trees in the development. The required
replacement trecs are to be of the following minimum sizcs, based on the size of the trees being
removed as per Tree Protection Bylaw No, 8057,

No. of Replacement Trees

Minimum Caliper of Deciduous

Minimum Height of Coniferous

Replacement Tree

Replacement Tree

2 11 em 6m
4 10 cm 55m
8 8em’ 4m
16 6 cm 356m

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute $16,000
to the City’s Tree Compensation Fund in lieu of the remaining 32 trees that cannot be
accommodated on the subject property after redevelopment,

The applicant wishes to remove three City-owned trees (Tag # 186-188). Prior to final adoption
of the rezoning bylaw, the applicant must contribute $3,900 to the City’s Tree Compensation
Fund, for the City to plant replacement trees at or near the development site.

Tree Protection

Nine trees (Tag # 185, 189-192, 702, and 709-711) and two hedgerows (Tag # 184 and 701) on
the development site, and one tree (Tree # 714) on a neighbouring property are to be retained and
protected. The applicant has submitted a tree protection plan showing the trees to be retained
and the measures taken to protect them during development stage (Attachment 8). To ensure that
the trees identified for retention are protected at development stage, the applicant is required to

complete the following items:

e Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a
Certified Arborist for the supervision of all works conducted within or in close proximity to
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tree protection zones. The contract must include the scope of work required, the number of
proposed monitoring inspections at specified stages of construction, any special measures
required to ensure tree protection, and a provision for the arborist to submit a
post-construction impact assessment to the City for review.

s Prior to final adoption of the rezoning bylaw, submission to the City of a $67,600 Tree
Survival Security for the on-site trees to be retained, and the two City-owned trees to be
relocated.

e Prior to any demolition or construction on the properties, installation of tree protection
fencing around all trees to be retained. Tree protection fencing must be installed to City
standard in accordance with the City’s Tree Protection Information Bulletin Tree-03 prior to
any works being conducted on-site, and remain in place until construction and landscaping
on-site is completed.

Affordable Housing Strategy

The City’s Affordable Housing Strategy for single-family rezoning applications received prior to
July 18,2017, requires a secondary suite or coach house on 100% of new lots created; a suite or
coach house on 50% of new lots created together with a cash-in-lieu contribution to the City’s
Affordable Housing Reserve Fund of $2.00/ft of the total buildable area of the remaining lots;
or, where secondary suites cannot be accommodated in the development, a cash-in-lieu
contribution to the City’s Affordable Housing Reserve Fund of $2.00/ft* of the total buildable
area of the development.

The applicant proposes to provide a secondary suite in the dwellings constructed on each of the
10 new lots, and a $50,733.51 cash-in-lieu contribution for the six retained lots fronting Bridge
Street. This proposal is generally consistent with the intent of the Affordable Housing Strategy,
and has been reviewed by the Affordable Housing Coordinator.

Prior to final adoption of the rezoning bylaw, the applicant is required to enter into a legal
agreement registered on Title, stating that no final Building Permit inspection will be granted
until a secondary suite is constructed in the dwelling on each of the 10 new lots on
Armstrong Street, to the satisfaction of the City in accordance with the BC Building Code and
Richmond Zoning Bylaw 8500.

Site Servicing and Frontage Improvements

Prior to final adoption of the rezoning bylaw, the applicant is required to enter into a Servicing
Agreement for the design and construction of road works, engineering infrastructure, and
frontage improvements, as described in Attachment 9.

The developer for the subject application is responsible for the required road works, engineering
infrastructure and frontage improvements along Bridge Street, the portion of Armstrong Street
along the subject site’s frontage, and 50% of the portion of Armstrong Street within the road
dedication at 7280 Ash Street. The remaining requirements to complete the connection of
Armstrong Street from Sills Avenue to General Currie Road will be the responsibility of the
developer for RZ 16-738953. Required works include, but are not limited to, the following:
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e Armstrong Street: Block retaining wall with barrier fencing on the east property line of the
neighbouring Ash Street lots; asphalt road to accommodate two-way traffic; concrete curb
and gutter, landscaped boulevard with street lights, and concrete sidewalk at the new
property line of the Armstrong Street lots.

» Bridge Street: Road widening, concrete curb and gutter, landscaped boulevard with street
lights, and concrete sidewalk at the property line, to match the existing condition at
7131 Bridge Street.

Due to the road width of Armstrong Street in the interim condition, the ultimate frontage works
may be deferred until the neighbouring properties redevelop and additional road width is
acquired. The applicant is required to provide a cash-in-lieu contribution for the construction of
the ultimate condition to be completed as the adjacent lots develop. The cash-in-lieu
contribution will be determined through the Servicing Agreement design review process.

At Subdivision stage, the applicant is required to pay Property Taxes, Development Cost
Charges, School Site Acquisition Charge, and Address Assignment Fees,

Financial Impact

As a result of the proposed development, the City will take ownership of developer contributed
assets such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees
and traffic signals. The anticipated Operating Budget Impact (OBI) for the ongoing maintenance
of these assets is $6,000.00. This will be considered as part of the 2019 Operating budget,

Conclusion

The purpose of this application is to rezone the west portions of 7151, 7171, 7191, 7211, 7231,
and 7251 Bridge Street from the "Single Detached (RS1/F)" zone to the "Single Detached (ZS14)
- South McLennan (City Centre)" zone, and the east portion of 7191 Bridge Street from the
“Single Detached (RS1/F)” zone to the “Single Detached (RS2/C)” zone, to permit the properties
to be subdivided to create six lots fronting Bridge Street and 10 new lots fronting an extension of
Armstrong Street.

This rezoning application complies with the land use designations and applicable policies for the
subject properties contained in the OCP and Richmond Zoning Bylaw 8500,

The list of rezoning considerations is included in Attachment 9, which has been agreed to by the
“applicant (signed concurrence on file),

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9796 be introduced
and given first reading.

i

Jordan Rockerbie
Planning Technician
(604-276-4092)

JR:blg
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Attachment 1: Location Map and Aerial Photo

Attachment 2: Proposed Subdivision Plan

Attachment 3: Conceptual Development Plan

Attachment 4: Development Application Data Sheet
Attachment 5: Official Community Plan Land Use Map
Attachment 6: McLennan South Sub-Area Plan Land Use Map
Attachment 7: McLennan South Sub-Area Plan Circulation Map
Attachment 8: Tree Retention Plan

Attachment 9: Rezoning Considerations
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& City of
Bid R; ' SUBJECT PROPERTIES
Richmond /
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Interim Road Network for Orig'inal Date: 1212117
RZ 16-732490 and RZ 16-738953 Revision Date:
Note: Dimensions are in METRES
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e City of
:/‘ . y Development Application Data Sheet
; R|Chmond Development Applications Department

RZ 16-732490 Attachment 4

Address.  7151/7171/7191/7211/7231/7251 Bridge Street
Applicant: Pietro Nardone

Planning Area(s). City Centre ~ McLennan South

Existing Proposed

Chang Liang

Su NuWu

Calvin Clare Radom
Maryann Radom
Rohitendra Rajnesh Lal
Rudy Stiegelmar

David Shu Sum Yu
Monica Mei Sheung Yu
Allan James McBurney
Sandra Teresa McBurney

7151 Bridge Street: 1,790 m
7171 Bridge Street: 1,790 m
7191 Bridge Street: 1,292 m
7211 Bridge Street: 2,247 m
7231 Bridge Street: 1,790 m
7251 Bridge Street: 1,790 m

Owner: To be determined

2 7151 Bridge Street: 922 m?
2 7171 Bridge Street: 922 m?
2 7191 Bridge Street: 674 m?

Site Size (m?): 2 7211 Bridge Street: 1,171 m?
: 2 7231 Bridge Street: 922 m*
2 ‘| 7251 Bridge Street; 922 m?

Lots 1-10: 405 m?

Land Uses: 6 single-family dwellings 16 single-family dwellings
OCP Designation: Neighbourhood Residential No change
Area Plan Designation: Residential, Historic Single-Family | No change

7151, 7171, 7211, 7231, 7251
Bridge Street: No change

7191 Bridge Street: Single
Zoning: Single Detached (RS1/F) Detached (RS2/C)

Lots 1-10: Single Detached
(ZS14) - South McLennan (City

Centre)
On East Portion of 7191 Bylaw Requirement :
Bridge Street Single Detached (RS2/C) Proposed Variance
Max. 0.55 for lot ) Max. 0.55 for lot ,
. areaupto 464.5m area up to 464.5 m .
Floor Area Ratio: plus 0.3 for area in plus 0.3 for area in none permitted
excess of 464.5 m? excess of 464.5 m®
) 2% Max. 318.33 m? 257.8 m? .
Buildable Floor Area (m®): (3,426,42 ) (2.774.9 ) none permitted
5500172 PLN - 127
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December 19, 2017

On East Portion of 7191

Bylaw Requirement

RZ 16-732490

Proposed

Variance

Bridge Street Single Detached (RS2/C)
Building: Max. 45% Building; Max. 45%
Non-porous Surfaces: Non-porous Surfaces:
0, .
Lot Coverage (% of lot area): Max. 70% Max. 70% none
Landscaping: Min. 25% Landscaping: Min. 25%
Lot Size: Min. 360 m* 674 m* none
. . . Width: Min. 13.5 m Width: 14.02 m
Lot Dimensions (m): Depth: Min, 24.0 m Depth: 48.04 m none
Front: Min. 6.0 m
Side: Min. 1.2 m Front: 8.0 m
Rear; Min. 20% of lot Side:1.2m
Setbacks (m): depth for up to 60% of Rear: 9.26 m for up to none
principal dwelling, 25% of | 60% of principal dweliing,
lot depth for remainder, 10.7 m for remainder
upto 10.7 m
Height (m): Max. 9.0 m Max. 9.0 m none

On Proposed Lots 1-10

Bylaw Requirement
Single Detached (ZS14) -
South McLennan (City

Proposed

VETET )

Floor Area Ratio:

Centre) .
Max. 0.55 for lot
area up to 464.5 m*
plus 0.3 for area in
excess of 464.5 m*

Max. 0.55 for lot
area up to 464.5 m?
plus 0.3 for area in
excess of 464.5 m”

none permitted

Buildable Floor Area (m?):*

Max. 222.75 m?
(2,397 t?)

Max. 222.75 m?
(2,397 it?)

none permitted

Building: Max. 45%
Non-porous Surfaces:

Building: Max. 45%
Non-porous Surfaces:

0, B
Lot Coverage (% of lot area): Max. 70% Max. 70% none
Landscaping: Min. 25% Landscaping: Min. 25%

Lot Size: Min. 320 m* 405 m* none
. . . Width: Min, 11.3 m Width; 11.52 m

Lot Dimensions (m): Depth: Min. 24.0 m Depth: 35.2 m none
Front: Min. 6.0 m Front: Min. 6.0 m

Setbacks (m): Rear: Min. 8.0 m Rear: Min. 6.0 m none
Side: Min. 1.2 m Side: Min. 12 m

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

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

* Preliminary estimate; not inclusive of garage or other exemptions contained in the Zoning Bylaw; exact building size
to be determined through zoning bylaw compliance review at Building Permit stage.
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ATTACHMENT 5
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Connected Neighbourhoods With Special Places
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ATTACHMENT 6

City of Richmond

Bylaw 9106 Cuiricrt Pempcencce
Land Use Map 150914 OUBJECT TROPERTES
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] Residential, Townhouse up to Residential, Historic - H N EE Trajl/Walkway
\\\\ 3 storeys over 1 parking level, Single-Family, 2 2 storeys
" Triplex, Duplex, Single-Family maximum 0.55 base F.A.R, Lot size C
0.75 base F.AR, along Bridge and Ash Streets: Church
* Large-sized lots (e.g. 182rn/59 ft.
) min. frontage and 550 m*/ : :
Residential, 2 : storeys 5,920 ft* min. area) P Neighbourhood Pub
typical (3 storeys maximum) Elsewhere:
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Original Adoption; May 12, 1996 / Plan Adoption; Fetkukry Y6202V McLennan South Sub-Area Plan 42
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City of Richmond

ATTACHMENT 7

Circulation Map

Bylaw 8803
2011/10/17

Encourage cycling as a means of travel by calming
automobile traffic within McLennan South and supporting
the City Centre policies and programs for bicycles,
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TREE INVENTORY AND ASS

MENT LIST
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ATTACHMENT 9

City of
y Rezoning Considerations

RlChmond Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 7151, 7171, 7191, 7211, 7231, & 7251 Bridge Street File No.: RZ 16-732490

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9796, the developer is
required to complete the following:

1.

9.0 m wide road dedication along the entire rear property lines of 7151, 7171, 7191, 7211, 7231, and 7251 Bridge
Street. The applicant is responsible for securing 50% of the required 9.0 m wide road dedication on the east property
line of 7280 Ash Street.

Submission of a Landscape Security in the amount of $15,000 ($500/tree) to ensure.that a total of 30 replacement
trees are planted and maintained in the development. NOTE: minimum replacement size to be as per Tree
Protection Bylaw No. 8057 Schedule A — 3.0 Replacement Trees.

- No, of Replacement Trees Minimum Caliper of Deciduous Tree Minimum Height of Coniferous Tree
2 11 em 6m
4 10 cm 55m
8 8cm 4m
16 6 cm 3.5m

City acceptance of'the developer’s offer to voluntarily contribute $19,900 to the City’s Tree Compensatlon Fund for
the planting of replacement trees within the City.

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

Submission of a Tree Survival Security to the City in the amount of $67,600 for the nine trees and two hedge rows to
be retained, and the two City-owned trees to be relocated.

Registration of a flood indemnity covenant on Title.

Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a
secondary suite is constructed on each of the ten future lots on Armstrong Street, to the satisfaction of the City in
accordance with the BC Building Code and the City’s Zoning Bylaw.

The City’s acceptance of the applicant’s voluntary contribution of $2.00 per buildable square foot of the single-family
developments (i.e. $50,733.51) to the City’s Affordable Housing Reserve Fund for the six lots on Bridge Street.

Submission of functional road plans for the interim and ultimate conditions of Armstrong Street, to the satisfaction of

* the Director of Transportation.

10.

11.

Registration of a legal agreement on Title to ensure prior to final building inspection granting occupancy all required
off-site works (from Sills Avenue to General Currie) are completed.

Enter into a Servicing Agreement™* for the design and construction of the required site servicing and off-site
improvements, to be combined with the requirements for RZ 16-73 8953 Works include, but may not be limited to,
the following;:

Water Works:

¢ Using the OCP Model, there is 150 L/s of water available at a 20 psi residual at the Bridge Street frontage,
and 274 L/s of water available at a 20 psi residual at the Armstrong Street frontage. Based on your proposed
development, your site requires a minimum fire flow of 95 L/s.
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¢ The Developer is required to:

0]

o]

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

Install 10 new water service connections, one for each new lot, complete with meter and meter box.
Retain the existing water service connections along the Bridge Street frontage.

Install approximately 200 m of new 200 mm water main in the extension of Armstrong Street from

Sills Avenue to tie in to the existing water main fronting 7368 Armstrong Street, complete with fire
hydrants to meet City spacing requirements.

¢ At Developer’s cost, the City is to:

(@]

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

Storm Sewer Works:

¢ The Developer is required to:

@]

Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of
the Servicing Agreement design.

Upgrade the approximately 120 m of existing 375 mm storm sewer along the development’s Bridge Street
frontage to 600 mm, and reconnect all existing leads. .

Install approximately 200 m of new 600 mm storm sewer in the extension of Armstrong Street from the
existing storm sewer in Sills Avenue to tie in to the existing storm sewer fronting 7368 Armstrong Street.
Confirm all service connections currently in use by the lots along Bridge Street. The connections not in
use shall be capped at the main and their inspection chambers removed.

Provide, at no cost to the City, two 3.0 x 3.0 m statutory right-of-ways for the existing storm inspection
chambers STIC53528 and STIC43442 on the Bridge Street frontage of 7211 Bridge Street.

Install 10 new storm service connections, one for each lot and complete with inspection chambers, off of
the proposed storm main in the extension of Armstrong Street, Where possible, a single service
connection and inspection chamber with dual service leads shall be installed at the adjoining property line
of two lots.

¢ At Developer’s cost, the City is to:

0]

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

Sanitary Sewer Works:

¢ The Developer is required to:

(@]

0]

Install approximately 200 m of new 200 mm sanitary sewer in the extension of Armstrong Street from the
existing sanitary sewer in Sills Avenue to tie in to the existing sanitary sewer fronting 7368

Armstrong Street.

Install 10 new sanitary service connections, one for each lot and complete with inspection chambers, off
of the proposed sanitary main in the extension of Armstrong Street. Where possible, a single service
connection and inspection chamber with dual service leads shall be installed at the adjoining property line
of two lots.

Retain the existing sanitary service connections serving the properties on the Bridge Street frontage of the
development site. '

o At Developer’s cost, the City is to:

0]

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

The Developer is required to:

O

O

Provide a 9.0m-wide road dedication along the entire west property line of the development site, and
along the entire east property lines of 7280 Ash Street, and construct a functional road complete with
asphalt pavement, sidewalk, boulevard, curb and gutter, lighting, and drainage, connecting Sills Avenue
to the north to the developed portion of Armstrong Street to the south.

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

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

*  To pre-duct for future hydro, telephone and cable utilities along all road frontages.

* To underground private utility poles, overhead distribution lines, and overhead service lines and
poles along the entire Bridge Street frontage, including the overhead service lines serving the
single family lots with existing buildings to remain on Bridge Street. This will require
underground conduits and aboveground structures to be placed in private property within the
existing single family lots, and the clearance poles and overhead service lines removed.

* To determine if above ground structures are required and coordinate their locations (e.g. Vista,
PMT, LPT, Shaw cabinets, Telus Kiosks, etc.). These should be located onsite, as described
below,

To locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground utility cabinets and kiosks located along the development’s frontages,
within the developments site (see list below for examples). A functional plan showing conceptual
locations for such infrastructure shall be included in the development design review process. Please
coordinate with the respective private utility companies and the project’s lighting and traffic signal
consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the locations for the
aboveground structures. If a private utility company does not require an aboveground structure, that
company shall confirm this via a letter to be submitted to the City. The following are examples of
statutory right-of-ways that shall be shown on the architectural plans/functional plan, the Servicing
Agreement drawings, and registered prior to Servicing Agreement design approval:

- BC Hydio PMT -4.0x 5.0 m

- BC Hydro LPT-3.5x3.5m

- Street light kiosk ~ 1.5x 1.5 m

- Traffic signal kiosk —2.0x 1.5 m

- Traffic signal UPS -~ 1.0 x 1.0 m

- Shaw cable kiosk - 1.0x 1.0 m

- Telus FDH cabinet — 1.1 x 1.0 m
Assess the street lighting levels along all road frontages and upgrade to Richimond standards as required.
Construct an extension of Armstrong Street to access the new lots, which includes, but may not be limited
to:

*  Submission of a functional road plan for the interim and ultimate conditions of Armstrong Street,

. to the satisfaction of the Director of Transportation. All interim works to be constructed,
including interim concrete curbs, required to delineate a smooth road alignment and vehicular
wheel path movement for northbound and southbound traffic around the undeveloped lots. This
will also require interim frontage works and driveway locations, Through the ultimate design, the
reconstruction and reinstatement of all final works will be required.

» Ultimate condition to provide 11.2 m pavement width, minimum 0.15 m wide concréte curb and
gutter, minimum 1.5 m wide landscaped/treed boulevard, and a minimum 1.5 m wide concrete
sidewalk at the property line.

*  The ultimate curb alignment is to match that set by redevelopment south of General Currie Road.

*  Frontage works to extend from Sills Avenue to General Currie Road.

Complete improvements on Bridge Street including, but not limited to:

*  Road widening, 0.15 m concrete curb and gutter, min. 1.5 m wide landscaped/treed boulevard
behind curb and min. 1.5 m wide concrete sidewalk at the property line; to match improvements
to the north at 7131 Bridge Street, and taper back to existing condition to the south.
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= All utility pole or other infrastructure conflicts to be relocated at Developer’s cost.

o Locate driveways so as to conform to Residential Lot (Vehicular) Access Regulation Bylaw No, 7222,
Interim and ultimate driveway designs may be required.

o Provide a cash-in-lieu contribution to the City, for all of the ultimate condition off-site works to be
deferred to accommodate functional two-way traffic in the interim condition, for the City to complete the
construction of the ultimate condition when the adjacent lots develop. The cash-in-lieu contribution
amount will be determined through the Servicing Agreement* design review process and will be based on
the submission of a functional plan for the interim and ultimate conditions of Armstrong Street, to the
satisfaction of the Director of Transportation.

General Items:

e The Developer is required to:

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

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

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

2. Prior to removal of any off-site trees, the applicant must obtain written permission from the adjacent property owner.
If permission to remove the trees is not granted, the trees should be protected as per City of Richmond Tree Protection
Information Bulletin TREE-03.

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

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

At Subdivision* stage, the developer must complete the following requirements:

1. Payment of property taxes up to the current year, Development Cost Charges (City and GVSS & DD), School Site
Acquisition Charge, Address Assignment Fees, and any other costs or fees identified at the time of Subdivision
application. '

Note:
*  This requires a separate application.

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

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

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholdimg permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development.
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Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure,

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests, Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed Date
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CoreConcept

CONSULTING LTD.

tel : 604.249.5040
fax. 604.249.5041

#220-2639 Viking Way, Richmond, BC, V6V 3B7

www.coreconceptconsulting.com
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_ ATTACHMENT D
, City of Rezoning Considerations

Development Applications Department

x § 1
Q | |
M/ Rlchmond 6911 No. 3 Road, Richmond. BC V6Y 2C1

Address: 7151, 7171, 7191, 7211, 7231, and 7251 Bridge Street File No.: RZ 16-732490

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9796, the developer is
required to complete the following:

1. 9. 0 m wide road ded1catmn along the entire rear propelty lmes of 7151 7171 7191 7211 7231 and 7251 Brldge

2. Submissibn of a Landscape Security in the amount of $15,000 ($500/tree) to ensure that a total of 30 replacement
trees are planted and maintained in the development. NOTE: minimum replacement size to be as per Tree
Protection Bylaw No. 8057 Schedule A — 3.0 Replacement Trees.

No. of Replacement Trees Minimum Caliper of Deciduous Tree Minimum Height of Coniferous Tree
2 11 cm 6 m
4 10 cm 55m
8 8cm 4m
16 6cm 3.5m

3. City acceptance of the developer’s offer to voluntarily contribute $19,900 to the City’s Tree Compensation Fund for
the planting of replacement trees within the City.

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

5. Submission of a Tree Survival Security to the City in the amount of $67,600 for the nine trees and two hedge rows to
be retained, and the two City-owned trees to be relocated.

6. Registration of a flood indemnity covenant on Title.

7. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a

secondary suite is constructed on each of the ten future lots on Armstrong Street, to the satisfaction of the City in
accordance with the BC Building Code and the City’s Zoning Bylaw.

8. The City’s acceptance of the applicant’s voluntary contribution of $2.00 per buildable square foot of the single-family
developments (i.e. $50,733.51) to the City’s Affordable Housing Reserve Fund for the six lots on Bridge Street.

9. Submission of functional road plans for the interim and ultimate conditions of Armstrong Street, to the satisfaction of
the Director of Transportation.

d—Registration of a legal agreement on Title to

ensure that the temporary vehicle turnaround is constructed, and that it cannot be removed until Armstrong Street is
constructed as a functional through-road between Sills Avenue and General Currie Road.

11. Enter into a Servicing Agreement* for the design and construction of the required site servicing and off-site

improvements;-te-be-combined-with-the requirementsfor RZ16-738953. Works include, but may not be limited to,

the following;
Water Works.

e Using the OCP Model, there is 150 L/s of water available at a 20 psi residual at the Bridge Street frontage,
and 274 /s of water available at a 20 psi residual at the Armstrong Street frontage. Based on your proposed
development, your site requires a minimum fire flow of 95 L/s.
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e The Developer is required to:

e}

(@]

Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the development has adequate fire flow for onsite fire protection. Calculations
must be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building
designs.
Install 10 new water service connections, one for each new lot, complete with meter and meter box.
Retain the existing water service connections along the Bridge Street frontage.
Install appr ox1mately 200 145 m of new 200 mm water main in the extension of Armstrong Street from
Sills Avenue to St : : u st :

i i the south property line of the development site, complete with
a blowoff at the dead end and fire hydrants to meet City spacing requirements.

e At Developer’s cost, the City is to:

e}

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

Storm Sewer Works.

e The Developer is required to:

e}

Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of
the Servicing Agreement design.

Upgrade the approximately 120 m of existing 375 mm storm sewer along the development’s Bridge Street
frontage to 600 mm, and reconnect all existing leads.

Install approximately 200 145 m of new 600 mm storm sewer in the extension of Armstrong Street from
the existing storm sewer in Sills Avenue to tie in to the existing-storm-—sewerfronting 7368 Armstrong
Street-south property line of the development site.

Confirm all service connections currently in use by the lots along Bridge Street. The connections not in
use shall be capped at the main and their inspection chambers removed.

Provide, at no cost to the City, two 3-6-x3-0 2.0 x 2.0 m statutory right-of-ways for the existing storm
inspection chambers STIC53528 and STIC43442 on the Bridge Street frontage of 7211 Bridge Street.
Install 10 new storm service connections, one for each lot and complete with inspection chambers, off of
the proposed storm main in the extension of Armstrong Street. Where possible, a single service
connection and inspection chamber with dual service leads shall be installed at the adjoining property line -
of two lots.

e At Developer’s cost, the City is to:

e}

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

Sanitary Sewer Works:

e The Developer is required to:

o

o

Install approximately 260 145 m of new 200 mm sanitary sewer in the extension of Armstrong Street
from the existing sanitary sewer in Sills Avenue to tie-into-the-existing sanitary-sewer-fronting

7368 Armstrong-Street-the south property line of the development site.

Install 10 new sanitary service connections, one for each lot and complete with inspection chambers, off
of the proposed sanitary main in the extension of Armstrong Street. Where possible, a single service
connection and inspection chamber with dual service leads shall be installed at the adjoining property line
of two lots.

Retain the existing sanitary service connections serving the properties on the Bridge Street frontage of the
development site.

e At Developer’s cost, the City is to:

o

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

PH - 38
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Frontage Improvements.

The Developer is required to:
o Provide a 9.0m-wide road dedication along the entire west property line of the development site, and

along-the-entire-eastproperty-lines-of 7280-Ash-Street; and construct a functional road complete with
asphalt pavement 31dewa1k boulevard curb and gutter llghtlng, and drainage, eenneeting-Sils-Avenue

Provide, as requrred any addrtronal utllltv rlghts of-wav and nublrc rrghts of-passage needed to
accommodate a proposed LPT on Armstrong Street. The LPT should be located so that it does not restrict
pedestrian movement,

Provide, at no cost to the City, a Statutory Right of Way for Public Rights of Passage across the area to be
used as a temporary on-site vehicle turnaround. The works are to be designed. constructed, and

maintained by the Developer, including, but not limited to:
»  Curb, boulevard, and sidewalk crossings; surface treatment; perimeter fencing; lighting; signage:

below-ground support to accommodate use by emergency and waste service vehicles; and any -
other requirements identified by staff during the Servicing Agreement design review process.
Coordinate with BC Hydro, Telus and other private communication service providers:

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

»  To pre-duct for future hydro, telephone and cable utilities along all road frontages.

* To underground private utility poles, overhead distribution lines, and overhead service Imes and
poles along the entire Bridge Street frontage, including the overhead service lines serving the
single family lots with existing buildings to remain on Bridge Street. This will require
underground conduits and aboveground structures to be placed in private property within the
existing single family lots, and the clearance poles and overhead service lines removed.

»  To determine if above ground structures are required and coordinate their locations (e.g. Vista,
PMT, LPT, Shaw cabinets, Telus Kiosks, etc.). These should be located onsite, as descrlbed
below.

To locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground utility cabinets and kiosks located along the development’s frontages,
within the developments site (see list below for examples). A functional plan showing conceptual
locations for such infrastructure shall be included in the development design review process. Please
coordinate with the respective private utility companies and the project’s lighting and traffic signal
consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the locations for the
aboveground structures. If a private utility company does not require an aboveground structure, that
company shall confirm this via a letter to be submitted to the City. The following are examples of
statutory right-of-ways that shall be shown on the architectural plans/functional plan, the Servicing
Agreement drawings, and registered prior to Servicing Agreement design approval:

- BC HydroPMT-4.0x5.0m

- BCHydro LPT-3.5x3.5m

- Street light kiosk — 1.5 x 1.5m

- Traffic signal kiosk —2.0x 1.5m

- Traffic signal UPS—1.0x 1.0 m

- Shaw cable kiosk—1.0x 1.0 m

- Telus FDH cabinet — 1.1 x 1.0 m
Assess the street lighting levels along all road frontages and upgrade to Richmond standards as required.
Construct an extension of Armstrong Street to access the new lots, which includes, but may not be limited
to:

*  Submission of a functional road plan for the interim and ultimate conditions of Armstrong Street,
to the satisfaction of the Director of Transportation. All interim works to be constructed,
including interim eenerete curbs, required to delineate a smooth road alignment and vehicular
wheel path movement for northbound and southbound traffic around the undeveloped lots. This
will also require interim frontage works and driveway locations. Materials to be determined
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through the SA design review process. Through the ultimate design, the reconstruction and
reinstatement of all final works will be required.

» Ultimate condition to provide 11.2 m pavement width, minimum 0.15 m wide concrete curb and
gutter, minimum 1.5 m wide landscaped/treed boulevard, and a minimum 1.5 m wide concrete
sidewalk at the property line.

» The ultimate curb alignment is to match that set by redevelopment south of General Currie Road.

& >
o Complete improvements on Bridge Street including, but not limited to:

» Road widening, 0.15 m concrete curb and gutter, min. 1.5 m wide landscaped/treed boulevard
behind curb and min. 1.5 m wide concrete sidewalk at the property line; to match improvements
to the north at 7131 Bridge Street, and taper back to existing condition to the south.

= All utility pole or other infrastructure conflicts to be relocated at Developer’s cost.

o Locate driveways so as to conform to Residential Lot (Vehicular) Access Regulation Bylaw No. 7222.
Interim and ultimate driveway designs may be required.

o Provide a cash-in-lieu contribution to the City, for all of the ultimate condition off-site works to be
deferred to accommodate functional two-way traffic in the interim condition, for the City to complete the
construction of the ultimate condition when the adjacent lots develop. The cash-in-lieu contribution
amount will be determined through the Servicing Agreement* design review process and will be based on
the submission of a functional plan for the interim and ultimate conditions of Armstrong Street, to the
satisfaction of the Director of Transportation and Director of Engineering.

General Items.

e The Developer is required to:

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

At Subdivision* stage, the developer must complete the following requirements:

1.

Payment of property taxes up to the current year, Development Cost Charges (City and GVSS & DD), School Site
Acquisition Charge, Address Assignment Fees, and any other costs or fees identified at the time of Subdivision
application.

Modify as required the Statutory Right-of-Way agreement for the temporary vehicle turnaround to burden only

Proposed Lot 9. or whichever proposed new lot the turnaround is located on as determined through the Servicing
Agreement process.

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

1.

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

Prior to removal of any off-site trees, the applicant must obtain written permission from the adjacent property owner.
If permission to remove the trees is not granted, the trees should be protected as per City of Richmond Tree Protection
Information Bulletin TREE-03.

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

Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals
Department at 604-276-4285. PH -40
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This requires a separate application.

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

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

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

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

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed Date
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7y City of
2042 Richmond Bylaw 9796

Richmond Zoning Bylaw 8500
Amendment Bylaw 9796 (RZ 16-732490)
7151/7171/7191/7211/7231/7251 Bridge Street

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “SINGLE DETACHED (ZS14) - SOUTH
MCLENNAN (CITY CENTRE)”.

That area shown as “BLOCK A” cross-hatched on “Schedule A attached to and forming
part of Bylaw No. 9796”.

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “SINGLE DETACHED (RS2/C)”.

That area shown as “BLOCK B” cross-hatched on “Schedule A attached to and forming part
of Bylaw No. 9796”.

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9796”.

CITY OF
RICHMOND

APPROVED

b

APPROVED
by Director
or Solicitor

B

FIRST READING JAN 15 2018
A PUBLIC HEARING WAS HELD ON FEB 13 2018
SECOND READING FEB 19 2018
THIRD READING ~FEB—+3-2616-
OTHER CONDITIONS SATISFIED
ADOPTED
MAYOR , CORPORATE OFFICER
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"Schedule A attached to and forming part of Bylaw No. 9796"
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Report to Committee

g City of

Richmond
To: Planning Committee ' Date: December 11, 2018
From: Wayne Craig File: ZT 18-818765

Director, Development

Re: Application by Christopher Bozyk Architects for a Zoning Text Amendment to
the “Vehicle Sales (CV)” Zone to Increase the Floor Area Ratio to 0.82 at
13100 Smallwood Place.

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9948, for a Zoning Text Amendment to
the “Vehicle Sales (CV)” zone to increase the Floor Area Ratio to 0.82 at
13100 Smallwood Place, be introduced and given first reading.

Wayn¢/ Craig
Director,

REPORT CONCURRENCE

CONCURRENCE OF GENERAL MANAGER

/S

6032125
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December 11, 2018 -2- ZT 18-818765

Staff Report
Origin

Christopher Bozyk Architects Ltd. has applied for permission to amend the “Vehicle Sales (CV)”
zone to increase the maximum Floor Area Ratio (FAR) to 0.82 at 13100 Smallwood Place.

A previous staff report was reviewed by Council at the meeting on November 13, 2018, and the
application was referred back to staff. Council’s referral motion was as follows:

“That the application by Christopher Bozyk Architects for a Zoning Text Amendment to
the “Vehicle Sales (CV)” Zone to Increase the Floor Area Ratio to 0.82 at
13100 Smallwood Place, be referred back to staff to examine options to:

(1) incorporate rooftop solar panels; and
(2) reduce building height,
and report back.”

In response to Council’s referral, the applicant worked with staff resulting in a number of
revisions to their proposal including the addition of rooftop solar panels, reduction to the
proposed building height, agreeing not to enclose the parkade and to monitor and address bird
strike concerns. These proposed modifications and comments provided by the applicant are
outlined in the subsequent text. A revised plan set and other supporting materials are
incorporated into this submission.

To minimize repetition, the sections listed below have not been included in this report as their
content remains unaffected by the proposed modifications to the design. Please refer to the
original report from the Director, Development dated October 30, 2018 (in Attachment E), for
details on the following topics:

* Location Maps

e Surrounding Development Analysis

e Official Community Plan/East Cambie Area Plan Policies
e Agricultural Land Reserve (ALR) Buffer Zone

e Floodplain Management Implementation Strategy

e Aircraft Noise Sensitive Development Policy

e Ministry of Transportation and Infrastructure (MOTI) Approval
® Ministry of Environment (MOE) Approval

e Existing Legal Encumbrances

e Transportation Analysis

e Tree Retention and Replacement

e Public Art Contributions

o Site Servicing and Frontage Improvements

e Development Permit Review

e Financial Impact or Economic Impact

6032125

PH - 45



December 11, 2018 -3- 7T 18-818765

Findings of Fact

A revised Development Application Data Sheet providing details about the development
proposal is provided in Attachment A. The applicant’s revised conceptual development plans are
provided in Attachment B.

Applicant Response

The applicant’s responses to Council’s November 13, 2018, referral motion and related
discussion are provided below. Staff’s assessment on each issue is provided immediately
following the applicant’s comments. ‘

1. Rooftop Solar Panels _
Applicant Response: The applicant has modified the plans to accommodate approximately
107 solar panels in a 207.6 m* (2,235 ft%) of the building’s lower rooftop level. The proposed
location is shown highlighted in red in the Conceptual Development Plans in Attachment B
on the plan labeled DP.007.

The solar panels are anticipated to have a maximum output of approximately 38.52 kW. The
applicant has advised that “the power generated would be connected to a grid tie invertor
and connected to the building distribution system. The energy produced will help offset the
power required for the parking lot lighting.”

With respect to placing solar panels on the south fagade of the building, the applicant has
commented that “we found that this may contribute to glare which was an issue brought up
at the Advisory Design Panel Meeting and have been since advised that it may also affect
birds impacting the building. An alternative location was found on the [second storey]
rooftop which will be effective year round although somewhat reduced in winter months.”

Staff Comment: The Zoning Text Amendment Considerations (see Attachment D) have been
amended to include a requirement for the registration of a legal agreement on Title prior to
bylaw adoption. The agreement will contain provisions that the solar panels will be installed
to the satisfaction of the Director of Building Approvals, maintained for the life of the
building and will not be removed without City approval.

2. Building Height Reduction
Applicant’s Response: The applicant has investigated reducing the building’s parapet height
as well as reductions to the overall building height while retaining the two additional parkade
floors. The property owner has also provided additional comment on their request for the
two parkade floors.

Regarding the parapet height, the revised plan submission incorporates a reduction of the
parapet by 0.71 m (2.33 ft.). As amended, the proposed parapet will be approximately
1.07 m (3.5 ft.) above the roof deck conforming to the BC Building Code requirements.

6032125
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The applicant also revised the parkade plans to minimize the floor to floor heights in the
proposed parkade addition from the original values of 2.75 m (level 4 to 5) and 2.89 m (level
3 to 4) to 2.64 m for both. Both the elevator overrun and the stair enclosure heights have
been reduced by 0.51 m. Their revised plans have reduced the height of the roof deck by
0.36 m (1.18 ft.) and reduced both the stair tower and the elevator overrun by 0.51 m (1.67
ft.).

The applicant notes that the height reduction “had to take into account drainage and
plumbing falls, the slope of slabs and the provision of a dry sprinkler which requires a fall in
the pipes. The dry system is required as this [is] not a heated space. The sprinkler system
itself required 12 in. clearance below the [underside] of the roof/floor slab.” Collectively,
these technical requirements limit the amount of height reductions possible between the
parkade floors.

The property owner, (OpenRoad) has provided the following background context
information as their primary reasons for requiring the two additional parkade levels:

“As Toyota is a quality product at an accessible price point, car volumes and turnover are
very high. It expected that between 350-400 cars will be sold here every month. The current
showroom was designed to handle a fraction of this amount.

OpenRoad currently rent[s] land at two separate sites in Richmond; totaling 3.5 acres
(152,000 f¥) for Toyota alone. They are forecast to require more in the future. The
additional parkade along with the spaces already granted will eliminate this need and free
up valuable [industrial] land which is acknowledged to be at a premium Richmond. The
additional investment of this parkade will also eliminate the need for OpenRoad to rent this
land. It is very difficult to find additional land if and when it is required.

There are also the logistics of transferring cars to and from these compounds to the
showroom which creates unnecessary congestion for the city, extra emissions, and which
cause logistical and time issues for OpenRoad.

If we are unable to build both additional parkade levels it will still necessitate renting land
elsewhere. It will continue the current inefficient logistical situation at Toyota, described
above, which is the reason a new showroom with larger inventory on site is required to begin
with”.

Staff Comment: Regarding parapet height, section 3.3.1.18 of the BC Building Code
requires a guard no less than 1.070 m (3.5 ft.) high to be provided around any roof to which
access is provided for purposes other than maintenance. The revised parapet height, as
shown in the attached plans, is now at the minimum height required by the BC Building
Code and cannot be reduced further. Building Approval staff have advised that, to date, no
equivalency proposals have been accepted for this code requirement since this is a safety
issue.

6032125
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The revised building heights, incorporating the proposed reductions, are included in the
revised Conceptual Development Plans (Attachment B). The variances needed to
accommodate these heights are listed in the “Variances Requested” section of this report.

3. Shadow Impact Analysis
Applicant’s Response: The applicant has provided a shadow study based on the reduced
building height (see Attachment B-Plan DP.024). More detailed shadow diagrams for those
periods where the shadows will extend to the Nature Park have been provided (see
Attachment B — Plans DP.025 to DP.028).

Staff Comment: The primary building on the Toyota site is approximately 42.5m (139.4 ft.)
to the east of the Richmond Nature Park. Based on the submitted shadow diagrams, shading
of the periphery of the park will occur at several times through the year, limited to early
morning hours. The diagrams indicate the duration of the shadowing to be typically short (on
the order of an hour after sunrise at the extremes).

4. Future Enclosure of the Parkade
Applicant’s Response: “OpenRoad are fully committed to providing humane measures
preventing birds nesting in the building. It has been suggested that OpenRoad may try to
enclose the building at a later date to prevent this; however it would require mechanical
ventilation which is not something we wish to pursue. It would also require City and Council
approval through the Development Permit process.”

Staff Comment: The Zoning Text Amendment Considerations have been modified to include
a requirement for the registration of an agreement on title ensuring that the parkade will not
be enclosed unless the owner has successfully obtained a Development Permit issued by
Council approving the enclosure and has also successfully obtained a Building Permit for the
work.

5. Ornithologist Assessment
The applicant has submitted a report prepared by an ornithologist with CSR Environmental
(report dated November 29, 2018 — see Attachment C) that undertakes a specific assessment
of the Toyota building in terms of potential avian strike risk and mitigation options.

The report’s findings indicate that the proposed parkade addition does not pose a collision
risk to birds because no glass or reflective material has been proposed in the addition.

Staff Comment: The applicant has agreed to engage a qualified environmental professional
(QEP) to monitor the building for a year and to implement visual markers to the exterior of
the glass at the lower levels should the QEP make that determination in the course of the
monitoring,.

The applicant has also indicated that no “up-lights” will be used in the project and that
landscaping over 30 cm will be removed from within 10 m of the building.

6032125
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The Zoning Text Amendment Considerations have been modified to include a requirement for
the submission of a contract with a qualified environmental professional to monitor the facility
for a minimum of 12 months post construction and to submit a report with recommendations and
mitigation measures to the satisfaction of the Director, Development at the end of the monitoring
period. The contract is to include the frequency of visits and an overview of how the findings
will be presented.

Staff will review the landscaping plan through the Development Permit review to ensure that
landscaping used within 10 m of the building will be no more than the recommended 30 cm in
height.

Variances Requested

Based on the revised concept plans, the applicant will be requesting to vary the provisions of
Richmond Zoning Bylaw 8500 at the Development Permit Application review stage to increase
the maximum permitted building height. The table below shows the variances being requested
and compares them to the applicant’s previous variance request.

Area Affected Previous Variance (m) Revised Variance (m)
Parkade Rooftop Height 15.46 (rounded to 15.5) 15.1
Parapet Height 16.88 (rounded to 16.9) 16.17 (rounded to 16.2)
Stair Tower 18.51 (rounded to 18.6) 18.0
Elevator Over-Run 20.39 (rounded to 20.4) 19.88 (rounded to 19.9)

The variances requested reflect the overall reduction in height of between 0.36 m (1.2 ft. - roof
deck) and 0.71 m (2.33 ft. - parapet) from the original submission reviewed by Council on
November 13, 2018. The reduced parapet height would meet the Building Code minimum
height of 1.07 m (3.5 ft.). The elevator and stair projections are cloud outlined in Attachment B
on plan DP.009.

Development Permit Review

As noted earlier, this development is subject to a Development Permit review wherein further
design development could occur. Through that process staff will be monitoring and verifying a
number of elements as outlined in the previous report from the Director of Development
(Attachment E). As a result of the modifications proposed, staff will also:

e Confirming building elevations and variances;

¢ Reviewing landscape modifications — particularly within 10 m of the building;
e Review the site lighting scheme including any use of “up-lighting”;

¢ Inclusion of any implementable avian mitigation measures.

6032125
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Conclusion

Christopher Bozyk Architects Ltd. has applied for permission to amend the zoning district
“Vehicle Sales (CV)” zone to increase the maximum Floor Area Ratio (FAR) to 0.82 at
13100 Smallwood Place.

In response to the Council referral on November 13, 2018, the applicant modified their
submission by adding rooftop solar panels, reducing the overall building height and agreeing not
to enclose the parkade. The applicant has also engaged an ornithologist to assess the overall
building clarifying areas of concern and providing recommendations for minimizing bird strikes
at the building. The applicant has committed to engaging a qualified environmental professional
to monitor avian strikes with the building and to implementing the ornithologist’s
recommendations for visual marking of the glass along the west and northwest side of the
building if required.

Based on the applicant’s responses to Council’s referral it is recommended that Richmond
Zoning Bylaw 8500, Amendment Bylaw 9948 for a Zoning Text Amendment to the “Vehicle
Sales (CV)” zone to increase the Floor Area Ratio to 0.82 at 13100 Smallwood Place, be
introduced and given first reading.

David Brownlee
Planner 2
(604-276-4200)

DCB:blg

Attachment A: Revised Development Application Data Sheet

Attachment B: Revised Conceptual Development Plans

Attachment C: Report by CSR Environmental

Attachment D: Revised Zoning Text Amendment Considerations

Attachment E: Original Report from the Director of Development, dated October 30, 2018
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Attachment A: Revised Development Application Data Sheet
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City of

. Development Application Data Sheet
Richmond P i

Development Applications Department

ZT 18-818765 Attachment A

Address: 13100 Smallwood Place
Applicant: Christopher Bozyk Architects

Planning Area(s): East Cambie

Existing Proposed

Owner: Multiland Pacific Holdings Same

Site Size (m?): 15,924 m” (171,404.51 ft°) Same

Land Uses: Auto Dealership And Service Same

OCP Designation: Commercial Same

Area Plan Designation: Commercial Same

Vehicle Sales (CV) Vehicle Sales (CV) with

Zoning: increased FAR to 0.82 at

13100 Smallwood Place

On Future
Subdivided Lots

Bylaw Requirement

Proposed

Variance

Floor Area Ratio:

0.7 FAR

0.82 FAR

None permitted

Buildable Floor Area (mz):*

11,146.8 m*
(119,983.2 ft?)

12,996.3 m? (139,891 ft?)

None permitted

3.0 m Garbage Enclosure

T 5 e -
Lot Coverage (% of lot area): Building: Max. 50% Building: Max. 38% None
Setback Front - North Min 3.0 m 16.0 m None
Setback Side — East Min 3.0 m 20.38 m None
Setback Side - West Min 3.0 m 22.5 m Main Building None
3.0 m Car Wash Building
Setback Rear - South Min 3.0 m 10.63 m Main Building None

Height (m):

Max building height:
12.0 m with variance to
15.44 m at elevator
overrun, stairway
structures, storage and
screened equipment as
approved under

DP 16-741123

Increased parkade
rooftop height at 15.1 m,
a parapet height of
16.17 m, a stair tower of
18.0 m and an elevator
over-run of 19.88 m

Variance to be
considered as
part of
DP18-818762

Off-street Parking Spaces — Staff
and Visitor

281

296

None

Off-street Parking Spaces —
Vehicle Inventory:

N/A

279

None

Other:

6032125
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Attachment B:  Revised Conceptual Development Plans
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o D A CSR ENVIRONMENTAL LTD.
Your Project 113 — 408 E. Kent Avenue S.

Meets the : Vancouver, BC, V5X 2X7

Environment Phone: 604.559.7100

ENVIRUNMENTAL WWW.CSrenviro.com

November 29, 2018

Christopher Bozyk Architects Ltd.
Suite 414 — 611 Alexander Street
Vancouver, BC VBA 1E1

Attention: Mr. Keiran Walsh
Via e-mail: keiran@bozyk.com
Reference: Avian Mitigation Measures

13100 Smallwood Place, Richmond, BC

Dear Mr. Walsh,

1.0 INTRODUCTION

CSR Environmental Ltd. (CSR Environmental) has been retained by Open Road Auto to provide a
summary of potential strategies for avian mitigation in regard to the proposed development (the Project) at
13100 Smallwood Place in Richmond, BC (the Site). The summary is in response to comments provided
by the City of Richmond (the City) Council on November 13, 2018.

1.1 BACKGROUND

A building permit has been previously acquired for the proposed development at the Site. The design of
the proposed development has been completed to the satisfaction of the acquired building permit. An
application for the addition of a parkade resulted in additional requested information from the City Council
meeting which took place on November 13, 2018, in regard to modifications to the proposed development
to reduce potential impact to birds and environmentally sensitive areas (File Ref. No. 12-8062-20-009948;
ZT 18-818765, Section R18/19-8 (2)(iii)). The risk of bird collisions with glass windows on the first two
floors of the Project are of particular concern. We understand as the building is in construction phase,
implementing mitigatibn measures will be a challenging task.

On November 23, 2018, CSR Environmental conducted a Site visit and discussion with Mr. Keiran Walsh
of Christopher Bozyk Architects Ltd. (Christopher Bozyk Architects) and Mr. Paul Bordingnon of Wales
McLelland Construction (Wales McLelland). We identified risk of bird collision with glass surfaces on the
west and northwest aspects of the building (see Figure 1).

CSR Environmental Ltd.
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Avian Mitigation Measures Christopher Bozyk Architects Ltd.
13100 Smallwood Place, Richmond, BC November 29, 2018

1.2 APPLICABLE FEDERAL AND PROVINCIAL LEGISLATION

The following legisiation prohibits unintentional injury or mortality to birds in British Columbia:

e BC Wildlife Act (§ 34);
* Migratory Birds Convention Act (§ 5 (a)); and
e Species at Risk Act (§ 32 (1)).

2.0 THREATS TO BIRDS AND ENVIRONMENTALLY SENSITIVE AREAS

CSR Environmental believes there is no collision risk to birds on the third floor of the Project because no
glass or reflective material has been proposed.

CSR Environmental has identified the following threats to birds at the Project: window strikes, lighting, and
open pipes and ventilation.

Building collisions account for the second highest human-caused mortality rate for birds in Canada, nearly
25 million birds annually®. The problem is widespread, occurring at both commercial and residential
buildings throughout the year. Fortunately, a variety of cost-effective mitigation options exist. Strategies to
address this problem include bird-friendly design policy, implementation of mitigation options, and public
education campaigns.

Birds collide with buildings because they either do not see glass or see vegetation reflected in glass rather
than the surface of the glass. Impacts with glass occur during daytime and nighttime and can occur
throughout the year. The highest risk of window strikes at the Site occur along the west face of the
building, which is proposed to have extensive use of large, untreated windows that face the west and
north. These surfaces occur within 40 meters of the Richmond Nature Park East, an environmentally
sensitive area. The type of glass used in construction, the large expanse of glass windows on floors at or
below tree canopy height (i.e. aboveground levels one through three), and vegetation reflected in glass
are factors that contribute to collisions with windows.

CSR Environmental expects low risk of bird collision for glass surfaces on the northeast, east, and south
aspects of the building facing Smallwood Place. We do not recommend mitigation for these surfaces, but
we do recommend ongoing monitoring at these sites. [f avian mortality is detected, post-construction
mitigation options are available.

Placement of upward facing light can cause light pollution and may negatively influence nocturnal bird
migration. Open pipes and ventilation are small openings that can trap birds and cause mortality.

! Machtans, C. S., Wedeles, C. H. R., and Bayne, E. M. 2013. A first estimate for Canada of the number of birds killed
by colliding with building windows. Avian Conservation and Ecology 8(2): 6.http://dx.doi.org/10.5751/ACE-00568-

080206
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Avian Mitigation Measures Christopher Bozyk Architects Ltd.
13100 Smallwood Place, Richmond, BC November 29, 2018

3.0 MITIGATION STRATEGIES

The City of Vancouver Planning and Development Services has a document titled Bird Friendly Design
Guidelines — Considerations for Development Permit, adopted by City of Vancouver Council in January
2015, effective April 24, 20152, Mitigation strategies that are related to the Site are outlined in the
following subsections.

3.1 WINDOWS

For the purpose of preventing bird strikes against windows, the use of mirrored glass on the west and
northwest side of the proposed development is not recommended. Portions of the glass on the northwest
corner of the proposed development will be screened by a metal mesh. The parkade addition will be clad
in a matte finish perforated steel against a dark background. Approximate surface areas occupied by
glass on the west and northwest faces are presented here:

Total fagade area of the west and northwest faces: 1,440 m?

Total fagade area with glass: 557 m? (38.8% of total fagade area)
* Unobstructed glazing: 375 m? (26% of fagade area with glass)
e Fritted/screened glass: 182 m? (12.8% of fagade area with glass)

Total glass area belonging to the

northwest face: 424 m? (76% of fagade area with glass)
e Unobstructed glazing: 246 m? (58% of northwest face)
e Fritted/screened glass: 178 m? (42% of northwest face)

The area of glass with unobstructed glazing is approximately 375 square meters, which is approximately
26% of the surface area of the west and northwest faces of the proposed development. CSR
Environmental recommends adding visual markers to this area on the west and northwest aspects of the
building.

Visual markers should be placed on the outside surface of the glass in the form of frit, etching, or
ulfraviolet treatments, in order to disrupt the reflection of light from the glass surface. Markers should be
spaced to increase visibility to birds: maximum 2 inches (in) or 5 centimetres (cm) of horizontal distance
and 4 in or 10 cm of vertical distance between markers. Markers should be lines or dots of at least 0.25 in
or 0.64 cm in width and should provide encugh contrast to be visible under varying light conditions.
Markers should cover unobstructed glass surfaces up to 20 m above grade.

Visual marker products that have been recommended by the City of Vancouver Bird Friendly Design
Guidelines — Considerations for Development Permit include:

2 City of Vancouver. 2015. Bird Friendly Design Guidelines — Considerations for Development Permit. Retrieved
from https://vancouver.ca/files/cov/appendix-a-bird-friendly-design-guidelines-rts-10847.pdf.
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13100 Smallwood Place, Richmond, BC November 29, 2018

¢ Ceramic frit: Highly durable glass enamel applied to the outside surface of the glass prior to
installation. Recommended product: Garibaldi Glass.

* Acid etching: Multiple textures and patterns available; solar control glass coatings available.
Recommended product: Walker Glass’ Aviprotek.

e Ultraviolet options: Visible to birds but not visible to humans, however the ultraviolet layer is not
applied to the outside of glass and therefore does not completely reduce risk of window strikes.
Recommended product: Ornilux Mikado.

» Exterior laminates: These options are not recommended for commercial applications due to
poor longevity of materials. Avian collision risk will remain constant through the life of the building,
and as such, the mitigation option selected needs to last for the life of the building. Exterior
laminates are suitable for post-construction mitigation only.

Where visual markers are not possible or cost prohibitive, physical barriers can be used in front of
reflective surfaces to mitigate collision risk. Metal cladding, architectural grillwork or decorative grills could
be instalied in front of windows with reflective properties. Further, canopies and sunshades can be used to
minimize reflections on the external surface of small windows but are only effective if reflection is
completely obstructed during daylight conditions.

3.2 LIGHTING

The City of Vancouver Outdoor Lighting Strategy?® contains recommendations for placement of lighting to
improve outdoor environment during nighttime, including to minimize ecological impacts. We recommend
that upward facing lighting be limited for the Project. Further, lighting spillover to adjacent environmentally
sensitive areas should be prevented. Lighting can be shielded to effectively light desired areas without
adversely effecting nearby areas. Light can be used judiciously to maintain nighttime safety while
minimizing impacts to wildlife. CSR Environmental understands that upward facing lighting has not been
suggested for this development.

3.3 LANDSCAPING

Natural vegetation between the proposed development and natural areas on Jacombs Road should be
reduced to limit wildlife corridors which lead to the Site and immediate surrounding area. To facilitate this,
CSR Environmental does not recommend planting any vegetation over 30 cm on the west and northwest
side of the property. CSR Environmental also recommends refraining from use of ornamentai plants inside
the building that are visible from the outside, such as potted trees and indoor vegetation which can entice
birds to fly toward windows.

3.4 PIPES AND VENTILATION

CSR Environmental recommends caps and screen on open pipes and ventilation systems to limit wildlife
entry. Voids greater than 2.5 in or 7 cm square should be covered.

3 City of Vancouver. 2018. Outdoor Lighting Strategy Consultation Paper. Retrieved from
https://vancouver.ca/files/cov/outdoor-lighting-strategy-consultation-paper.pdf.

CSR Environmental Ltd.
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Avian Mitigation Measures Christopher Bozyk Architects Ltd.
13100 Smallwood Place, Richmond, BC November 29, 2018

4.0 MONITORING

Mitigation measures must be monitored to ensure success. Bird collisions occur throughout the year,
although in southwestern BC collisions peak during fall, winter, and spring. Daily monitoring of glass
surfaces by an independent biologist would be cost prohibitive. Hence, we recommend an Open Road
Auto Group representative at the Site conduct weekly monitoring to document any bird mortality between
September 15th through May 1st each year. Monitoring should involve a visual search of the ground
underneath glass surfaces around the entire building to a distance of 8 meters from the building. The
location of all mortalities should be documented (using GPS or by noting a unique window identifier).
Although collision risk is highest along the west and northwest aspects, the entire building should be
monitored for the first season. CSR Environmental will review the monitoring findings every three-months
and revise the monitoring plan if warranted. If bird mortality exceeds five in any week, CSR Environmental
will be contacted. Mortalities should be submitted to the Global Birds Collision Mapper.

CSR Environmental will also conduct an annual follow-up Site visit to review avian protection activities,
effectiveness of mitigation measures, and results of the weekly monitoring activities.

5.0 CLOSURE

In summary, bird collisions with the proposed development are possible at the Site considering proximity
to environmentally sensitive areas. Approximately 26 percent of the west and northwest faces of the
proposed development will be glass with unobstructed glazing which should be treated with visual
markers such as ceramic frit, acid etching, ultraviolet options, or physical obstructions. Placement of
lighting, strategic landscaping, and protecting openings to pipes and ventilation are other measures which
should be implemented. Following the recommendations provided by CSR Environmental and conducting
regular monitoring of mitigation measures should reduce potential impact to birds and environmentally
sensitive areas.

We trust this letter satisfies your requirements at this time. Should you have questions regarding this
summary or require our assistance on other tasks, please do not hesitate to contact me at 604.559.7100
or via email at mamoud@csrenviro.com at your convenience. Thank you.

Yours sincerely,
CSR Environmental Ltd.

< NMand Boshn

atrick Burke, BA Mamoud G. Bashi, MBA, PEng
vian Biologist Principal and Environmental Engineer

4 BirdSafe and FLAP Canada. 2018. Global Bird Collision Mapper [Geographical information system]. Retrieved
from https://birdmapper.org/app/.

3
CSR Environmental Ltd. Page 5 of 5 @ E 0 Q M

2018-138-03 ENGINEERS £
e | CERTIFIED

PH -90




. ) =) . .
P S3993Yoay YAzog Jsydoisuyd WeN #.c 10 Um s_UCOE F_U_N_ swum_ﬁ_ W:%WNMMMHMM\.»_M%
U m_n_ @w_._m LR8I0 : e poomijjewds QOTET IXT XSA ‘08 JeANCOuEA
! . - 6 UINOS anusAy JUSy) s 80t - €11
9L Buimelq| @1€J2S 03 10N ®leag bmg :ssa1ppy TWININNOHIANI
din :Ag paxoayp JUBLIUONAUT : ° ‘
T 24nbi4 o fawwen| UONEBNIW UBIAY | 205 iaa\—
oN Buimeiq| £€0-8€T-8T0¢C “ON qor 1osloig D
w~ wm w-mm . (8102) "PI1 S=1Yd1Y MAzog taydoisuy) woly dewsseq
V L# NV1d AVMHOIH HILSININLSIM
e OO0 0O O = omee se :
\ s T TN AR [ p (-3 L3 (3 = OENAY e T
0= T L S O e DSl S G ||
L33AT et == , ([:}
8 ‘INOYHIRS TVid GOOM TS MIEL AN 1 ”MLI
29/818-81 da j P T 1y
u:oE__uEﬂo»o._.uuoxcmno A .\. / ; F% ; v
e v 5 d
2 .
& d
e
o
dNO¥D OLNY
peoyuadQ

saoepns sse|b ||e Joj pejebiiw eg pINOYs %S Uoist}jod pi n
\ ,
N w ﬁ
4 .. o _ \ \ ]
aLTSIDALIHOYUY JAZOH

HIHJOLSTHHD

4

LI L 4




Attachment D:  Revised Zoning Text Amendment Considerations
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_ ATTACHMENT D
City of ‘Rezoning Considerations

Development Applications Department

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

Address: 13100 Smallwood Place File No.: ZT 18-818765

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9948, the developer is
required to complete the following:

1. Provincial Ministry of Transportation & Infrastructure Approval,

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

3. City acceptance of the developer’s offer to voluntarily contribute $0.45 per buildable square foot (e.g. $38,432) to the
City’s Public Art fund.

4. Registration of an agreement on Title, prior to Bylaw adoption, ensuring that the proposed 107 rooftop solar panels
will be installed to the Director of Building Approval’s satisfaction and will be maintained for the life of the building
and will not be removed unless otherwise agreed to by the City of Richmond.

5. Registration of an agreement on Title ensuring that the development’s parkade will not be enclosed unless the owner
has successfully obtained a Development Permit issued by Council approving the enclosure and has also successfully
obtained a Building Permit for the work.

6. Submission of a contract with a qualified environmental professional (QEP) to monitor bird strikes to the building for
a minimum of 12 months post construction and to submit a report with recommendations and mitigation measures to
the satisfaction of the Director , Development at the end of the monitoring period. The contract is to include the
frequency of visits and an overview of how the findings will be presented.

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

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

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

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

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

Note:
¥ This requires a separate application.

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Director, 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,
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The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director, Development, All agreements shall be in a
form and content satisfactory to the Director, Development.

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

e Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

[Signed original in file]

Signed Date
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Attachment E: Original Report from the Director of Development,
dated October 30, 2018
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Report to Committee

To: Planning Committee : Date: October 30, 2018

From: Wayne Craig File: ZT 18-818765
‘ Director, Development

Re: Application by Christopher Bozyk Architects for a Zoning Text Amendment to
the “Vehicle Sales (CV)” Zone to Increase the Floor Area Ratio to 0.82 at
13100 Smallwood Place.

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9948, for a Zoning Text Amendment to
the “Vehicle Sales (CV)” zone to increase the Floor Area Ratio to 0.82 at .
13100 Smallwood Place, be introduced and given first reading,

REPORT CONCURRENCE

CONCURRENCE OF GENERAL MANAGER
7//2/’/‘1}
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Staff Report
Origin

Christopher Bozyk Architects Ltd. has applied for permission to amend the “Vehicle Sales (CV)”
zone to increase the maximum Floor Area Ratio (FAR) to 0.82 at 13100 Smallwood Place.

The intent of the application is to modify the previously approved Toyota automobile dealership
development, to accommodate additional gross floor area associated with two additional levels
of parking and vehicle inventory storage overtop of the dealership building, which is currently

. under construction. The subject site is within the Richmond Auto Mall in the East Cambie
planning area. A location map and the East Cambie Area Plan map showing the site’s location
are provided in Attachments 1 and 2 respectively.

Toyota’s original development applications (ZT 16-754143 and DP 16-741123) were
adopted/issued by Council on October 23, 2017. These applications were to accommodate the
construction of a two-storey building with rooftop parking. The approved Zoning Text
Amendment increased the maximum FAR from 0.5 to 0.7. Building permits were issued for this
construction and the buildings are currently under construction.

The current application proposes to increase the maximum Floor Area Ratio (FAR) to
accommodate the additional two storeys of parking and vehicle inventory storage on top of the
approved building; resulting in a four-storey building with rooftop parking, with one of the
objectives to eliminate the need for off-site storage elsewhere. The current proposal will result in
an additional 2,154.3 m® (23,188 ft?) of floor space to the building over the previous approved
proposal (ZT 16-754143 and DP 16-741123). Requested height variances are identified in this
Staff Report, but will be addressed through a separate Development Permit application (DP 18-
818762).

Findings of Fact

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

Surrounding Development

The subject property at 13100 Smallwood Place, is located within the Richmond Auto Mall at
the northeast corner of the intersection of Westminster Highway and Jacombs Road. The site has
been cleared of structures and construction of the approved dealership building is currently
ongoing.

Existing land uses and development immediately surrounding the subject site are as follows:

e To the North, immediately across Smallwood Place, is an existing Hyundai dealership on a
site zoned “Vehicle Sales (CV)” within the Richmond Auto Mall at 13171 Smallwood Place.
A Zoning Text Amendment (ZT 18-810720) and a Development Permit application
(DP 18-810720) have been received from Kasian Architecture Interior Design & Planning,
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with the objective of redeveloping that property to accommodate a new Porsche dealership
building. These applications are currently under review by staff.

e To the South, across Westminster Highway and a frontage road further south, are large
properties zoned “Agriculture (AG1)” in the Agricultural Land Reserve (ALR), which
contain single-family dwellings and accessory buildings.

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

o To the West, across Jacombs Road, is the “Richmond Nature Park East” on a site zoned
“School & Institutional Use (SI)” at 5991 Jacombs Road. The Nature Park East is designated
as an Environmentally Sensitive Area (ESA).

Related Policies & Studies

Official Communitv Plan/East Cambie Area Plan

The subject site is designated “Commercial” in both the Official Community Plan (OCP) and the
East Cambie Area Plan (Attachment 2). As a commercial use, the proposed auto dealership at
the subject site is consistent with the OCP and Area Plan land use designations,

Agricultural Land Reserve (ALR) Buffer Zone

Where there is an intervening road between ALR lands and non-ALR lands, the OCP encourages
an appropriate landscaping buffer on the non-ALR lands through the Rezoning and Development
Permit processes. This situation was reviewed under the original Zoning Text Amendment
application (ZT 16-754143) and it was noted that the applicant’s proposal was consistent with
the land use considerations in the OCP in that:

e “The Agricultural Land Reserve (ALR) is located to the south of the site and to the west
(Richmond Nature Park). The site is separated from the ALR by existing roads
(Jacombs Road and Westminster Highway). Formal landscaping plans to adequately
buffer the site from the ALR will be a requirement of the forthcoming Development
Permit [DP 16-741123] for the proposed auto dealership.” (A covenant was registered on
Title through the previous zoning application (ZT 16-754143) to ensure that the
landscaping within the ALR buffer along the southern property boundary would be
retained.)

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

e “The applicant also proposes to retain the existing planting and 1.8 m high solid fence
along the west property next to Jacombs Road, replace the existing London Plane trees
(which are in poor condition) with a new row of Ginkgo Biloba trees, and to provide a
minimum 3 m setback to on-site surface parking and proposed buildings.”
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The current application will improve upon the above responses by further removing 12 of the
previously approved parking spaces along the southern property boundary and replacing them
with additional tree and shrub planting. The parking spaces will now be located within the
parkade. The additional tree planting in this area will provide additional visual screening of the
building from Westminster Highway as the trees eventually grow to mature height.

An additional eight previously approved parking spaces, generally along the western property
boundary, are proposed to be relocated from grade to the internal parkade. These spaces will be
replaced with new vegetation strips with trees. These changes are shown on the attached
conceptual landscaping plans (Attachment 4) but will be addressed in greater detail through the
separate Development Permit application (DP 18-818762).

Floodplain Mahaqement Implementation Strategy

The proposed development must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. A flood indemnity covenant was been registered on
Title under the previous Zoning Text Amendment application (ZT 16-754143). The proposed
addition will have no effect on the registered flood covenant, '

Aircraft Noise Sensitive Develogmenf Policy

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

An aircraft noise indemnity covenant has been registered on Title as required under the previous
Zoning Text Amendment application (ZT 16-754143). No changes to the existing aircraft noise
covenant as a result of the proposed addition.

Ministry of Transportation and Infrastructure (MOT!) Approval

As the subject site is located within 800 m of an intersection of a Provincial Limited Access
Highway and a City road, the Zoning Text Amendment proposal was referred to MOTI for
review and comment. The Zoning Text Amendment considerations include a requirement for
MOTI approval prior to bylaw adoption.

Ministry of Environment (MOE) Approval

As the Site Profile submitted by the applicant for the current application identified Schedule 2
activities have occurred on-site, the Site Profile was submitted to the Ministry of Environment
(MOE) in accordance with the Provincial Contaminated Sites Regulation. MOE has
subsequently provided a letter dated May 16, 2018, allowing the City to proceed with approval
of the Zoning Text Amendment and Development Permit applications.
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Analysis

Built Form and Architectural Character

As proposed, the redevelopment will result in a two storey dealership office and sales facility
with a four storey parkade. The concept plans for the proposed modifications to auto dealership
building and the landscaping are provided in Attachment 4. The most significant areas proposed
to change have been cloud outlined on the drawing package. Further review of the design
aspects shown in the preliminary concept plans will be undertaken through the separate
Development Permit review process to ensure general compliance with the Official Community
Plan Development Permit Guidelines and assess the requested variances outlined in the next
section,

Generally, the modifications include:

e Modifications to exterior cladding over portions of the building in part to mitigate the
additional massing created by the addition of the two parkade levels.

e The addition of the two extra floors of parkade over top of the previously approved
building. Staff have been advised that the initial building construction (currently
underway) was designed to be able to accommodate future additional parkade floors
above. :

e Relocation of 20 at-grade parking spaces to the inside of the parkade.

o Restriping of the 6 accessible parking spaces (see Transportation section for more detail).

o Addition of trees and other landscaping to fill the spaces left by relocating the 20 parking
spaces.

o Relocation of the garbage and recycling facility to the south-east corner of the site to
allow additional vegetation screening of the car wash facility located in the south-west
corner of the site. This also facilitates more efficient garbage collection.

Existing Legal Encumbrances

A Title summary prepared by Terra Law, dated October 19, 2019, was submitted for this
application. The subject site carries a series existing legal encumbrances including

e Statutory rights of way agreements for utilities;

e Statutory building schemes with the Richmond Auto Mall Association;

e Vancouver Airport Authority noise indemnification covenants;

e Agricultural Land Reserve setback covenants;

e A covenant requiring the design, installation and maintenance of three electric vehicle

charging stations on the site; and
¢ A flood indemnity covenant.

Terra Law’s Title summary report advises that none of these encumbrances will affect the’
current application and they can remain on Title. '

Transportation

Transportation staff have reviewed and assessed the potential traffic impacts associated with the
proposed development. As the proposal is to provide space primarily for vehicle inventory
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storage, it is anticipated that the associated traffic impacts would be minimal and can be
accommodated within existing road infrastructure,

As part of this application review, staff have requested and the client has agreed, to restripe the
six accessible parking spaces in accordance with the recent Zoning Bylaw Amendment on
accessible parking (Section 7.5.15). This adjustment will be addressed through the Development
Permit application review.

The Zoning Text Amendment considerations include a requirement that prior to the issuance of
the Building Permit, a construction parking and traffic management plan to be provided to the
Transportation Division.

Tree Retention and Replacement

No additional existing trees will be removed from the site as a result of the current proposal;
however, an additional 45 more on-site trees are included in the conceptual landscape plans over
the original landscape plan (DP 16-741123). These trees will help provide additional edge
screening for the site.

No changes or additional protection is required for existing trees, as all the tree protection
barriers are currently in place given the on-going construction at the site. Tree survival securities
for both on-site and off-site have been addressed through the previously approved Zoning Text
Amendment application (ZT 16-754143).

Public Art

Under the previous Development Permit (DP 16-741123) the Public Art contribution for the
commercial use was assessed as $51,762, which was contributed to the Public Art Reserve Fund.
The Public Art Planner has advised that the proposed addition will result in an additional Public
Art contribution of $38,432, based on the 2018 rate of $0.45/SF. The additional contribution has
been included in the Zoning Text Amendment considerations and are required prior to final
adoption, with the funds to be directed to the Public Art Reserve Fund.

Variances Requested

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

s Anincreased parkade rooftop height from 12.0 m to 15.46 m (rounded to 15.5 m).

e A new parapet height of 16.88 m (rounded to 16.9 m).

e A stair tower of 18.51 m (rounded to 18.6 m).

e An elevator over-run of 20.39 m (rounded to 20.4 m).

The current proposal has been reviewed by the Richmond Auto Mall Association (RAMA)
which has provided a letter (Attachment 5) in support of the proposed density increase to 0.82
FAR, as well as the requested variances.

5990457 PH -101



October 30, 2018 -7- 7T 18-818765

Noting the special context and operating characteristics within the Richmond Auto Mall, staff
believe the requested variances are supportable. Staff note that this is an overall trend observed
within the Auto Mall to increase the on-site storage capacity and reduce land holding costs
off-site. This specific request does not increase the building’s footprint (site coverage), but will
result in increased permeability of the site as a result of the vegetation improvements. The
details of the quality of the proposed finishes, cladding materials, vegetation selections and
height variances will be reviewed and analyzed further through the Development Permit
Application review.

Site Servicing and Frontage Improvements

All the site servicing and frontage improvements were addressed under the previous Zoning Text
Amendment application (ZT 16-754143). The proposed modifications to the building, site plan
and landscaping will not result in any additional site servicing requirements or new frontage
improvements. -

Development Permit Review

As noted previously, the proposed development will undergo a separate design review via the
Development Permit application (DP 18-818762). Specific issues to be addressed will include:
e Assessing compliance with the Official Community Plan Development Permit
Guidelines. 4
e A review of the proposed landscape plant/tree selections, sizes, locations and rationale.
e Additional landscape securities will be calculated to address the landscaping additions.
o A review of the proposed exterior materials and colours as they relate to the proposed
parkade floor additions.
e A review of vehicle parking spaces to ensure compliance with the parking requirements
in the Zoning Bylaw No. 8500.
e Restriping of the six accessible parking spaces.
e A review of the height variances requested.
¢ An assessment of the garbage and recycling facility to ensure it is sufficiently sized and
located to address the needs of the site. A waste management overlay will be required.

Financial Impact or Economic Impact

As all the servicing and frontage works were addressed under the previous Zoning Text
Amendment application (ZT 16-754143) no additional Operational Budget Impacts (OBI) for
off-site City infrastructure are anticipated as a result of this application. The previous
application noted only insignificant operational impacts.

Conclusion

Christopher Bozyk Architects I.td. has applied for permission to amend the zoning district
“Vehicle Sales (CV)” zone to increase the maximum Floor Area Ratio (FAR) to 0.82 at

13100 Smallwood Place. The intent is to modify the previously approved Toyota automobile
dealership development in order to accommodate two additional levels of parking and vehicle
inventory storage overtop of the dealership building, which is currently under construction. Site
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plan changes will result in fewer cars-parked at grade and additional landscaping being added to
the site. |

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9948, be introduced
and given first reading.

David Brownlee

Planner 2
(604-276-4200)

DCB:blg

Attachment 1: Location Map

Attachment 2: East Cambie Land Use Map

Attachment 3: Development Application Data Sheet
Attachment 4: Conceptual Development Plans

Attachment 5. Letter from Richmond Auto Mall Association
Attachment 6: Zoning Text Amendment Considerations
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ATTACHMENT 2

City of Richmond

v Bylaw 8948
Land Use Map 2016/10/24
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ATTACHMENT 3

City of
) y Development Application Data Sheet
Richmond Development Applications Department

ZT 18-818765 Attachment 3

Address: 13100 Smallwood Place

Applicant: Christopher Bozyk Architects

Planning Area(s): East Cambie

_Existing | Proposed
Owner: Multiland Pacific Holdings Same
Site Size (m?): 15,924 m” (171,404.51 ft°) Same
Land Uses: Auto Dealership And Service Same
OCP Designation: Commercial : Same
Area Plan Designation: Commercial Same
Vehicle Sales (CV) Vehicle Sales (CV) with
Zoning: increased FAR to 0.82 at

13100 Smallwood Place

On Future

Bylaw Requirement Proposed Variance

Subdivided Lots
Floor Area Ratio: 0.7FAR 0.82 FAR None permitted
Buildable Floor Area (m?):* 11,146.8 m_ 12,996.3 m? (139,891 ft) | None permitted

. ‘ (119,983.2 ft) U '

ilding: s iding: 0
Lot Coverage (% of lot area): Building: Max. 50% Building: Max. 38% None
Setback Front - North Min 3.0 M 16.0 M None
Setback Side — East Min 3.0m 20.38m None
| Setback Side - West Min 3.0m 22.5m Main Building None
3.0m Car Wash Building

Setback Rear - South Min 3.0m 10.63m Main Building None

3.0m Garbage Enclosure

Max building height:
12.0 m with variance to
15.44 m at elevator
overrun, stairway

Increased parkade
rooftop height at 15.46 m,

a parapet height of 16.88 Variance to be

considered as

Height (m): structures, storage and m]aanzt?l: g\évve;tgi 2)3:: part of

screened equipment as DP18-818762
run of 20.39 m
approved under
A DP 16-741123

Off—strefet Parking Spaces - Staff 281 296 none

and Visitor

Off-street Parking Spaces — N/A 279 none

Vehicle Inventory:

Other:
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ATTACHMENT 5

RICHMOND
0 AUToMALL

October 12, 2018

MEMO TO: Christian Chia, OpenRoad Toyota Richmond
FROM: - RAMA Board of Directors

RE: OpenRoad Toyota Richmond Development Permit Applicatioh-
Car Parking Addition

Dear Christian,

This letter is to inform you that your revised building design application submitted April, 2018
for the new OpenRoad Toyota Richmond dealership in the Richmond Auto Mall has been
approved by RAMA’s Board of Directors. ‘

We note that the maximum Floor Area Ratio of 0.82 is higher than the municipal bylaw of .5
and that the proposed: roof height 15.46M, parapet height of 16.88M, stair tower 18.51M and
elevator over-run of 20.39M exceed the bylaw maximum of 12M. Based on the variances
granted on the recent Audi and Jaguar LandRover applications on these same two issues, the
Board has also approved the variances on your application.

If you have any questions, please don’t hesitate to call. On behalf of the Directors and myself,
we wish you the \{ery best with your new facility.

Kind regards,

Gail Terry

General Manager, Richmond Auto Mall Association

CC: RAMA Board of Directors, Bibiane Dorval

PH - 129



ATTACHMENT 6

City of Rezoning Considerations

Development Applications Department

Rlchmond | 6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 13100 Smallwood Place File No.: ZT 18-818765

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9948, the developer is
required to complete the following:

1. Provincial Ministry of Transportation & Infrastructure Approval.

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

3. City acceptance of the developer’s offer to voluntarily contribute $0.45 per buildable square foot (e.g. $38,432) to the
City’s public art fund.

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

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

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

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

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

Note:
*  This requires a separate application.

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

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

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

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

e Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests, Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends

PH -130
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that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed ' Date

PH - 131



{ Clty of
% § 0 Rlchmond Bylaw 9948

.C’PT’HEFY\

Richmond Zoning Bylaw 8500
Amendment Bylaw 9948 (ZT 18-818765)
13100 Smallwood Place

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

1. Richmond Zoning Bylaw 8500, section 10.7 entitled “Vehicle Sales (CV)”, is amended by
deleting subsection 10.7.4.1 d) in its entirety and replacing with the following:

d) 0.82
13100 Smallwood Place
P.LD. 000-955-574
Lot 7 Section S Block 4 North Range 5 West New Westminster District Plan
68775 Except Plan EPP72489

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9948”.

FIRST READING DEC 19 2018

PUBLIC HEARING

CITY OF
RICHMOND

APPROVED

by

A5

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

RQ

MINISTRY OF TRANSPORTATION APPROVAL

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

6001004 PH - 132
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January 17, 2019 -2-

Staff have also reviewed single-family dwelling building permits issued in 2018. A total of 305
building permits were issued for single-family dwellings in 2018. Of those permits, 95 (31%)
contained a secondary suite within the building. Staff believe that this represents a reasonable
uptake in the construction of new secondary suites. Accordingly, an additional density incentive
is not recommended at this time. Furthermore, permitting additional density as an incentive to
construct a secondary suite would contribute to an increase in building massing which is an
ongoing issue within single-family developments and has been an area of concern for Richmond
residents.

11111 and 11113 Seafield Crescent — Revised Rezoning Considerations

The above noted rezoning application (RZ 18-829101) proposed to provide two (2) secondary
suites on the two (2) future single-family lots with vehicular access to both lots from the existing
rear lane. At the December 4, 2018 Planning Committee meeting, Council directed staff to enter
into discussions with the applicant to determine if there was an ability to provide two (2)
bedrooms in each proposed secondary suite and accommodate vehicular access to one of the
future lots via Seafield Crescent.

Staff have met with the applicant several times since the application was considered by Planning
Committee. The applicant has reviewed the development proposal and advanced the house
design plans to determine what size of suites can be accommodated to consider Council’s
request. The revised proposal is discussed below and in the applicant’s letter dated January 10,
2019 (Attachment 2) and preliminary ground floor house plans (Attachment 3).

Secondary Suites

The applicant has committed to constructing two (2) bedrooms in each proposed secondary suite
with minimum sizes of 74.3 m? (800 ft*) for Lot A and 65 m* (700 ft*) for Lot B. The secondary
suite sizes proposed by the applicant are larger than the average size of existing two-bedroom
secondary suites in Richmond, approximately 62.2 m? (670 ft*). Should Council wish to accept
the applicant’s proposal, staff recommend it to be secured through revised Rezoning
Considerations, which have been agreed to by the applicant, and include:

e registration of a legal agreement on Title to ensure that no final Building Permit
inspection is granted until a secondary suite is constructed on all future lots; and

o the legal agreement would require that Lot A is built with a secondary suite containing
minimum of two (2) bedrooms and a minimum gross floor area of 74.3 m?, and Lot B is
built with a secondary suite containing a minimum of two (2) bedrooms and a minimum

gross floor area of 65 m”.

The Rezoning Considerations are provided as follows:

e The original Rezoning Considerations with the proposed changes to include the
secondary suite conditions, as highlighted and underlined (Attachment 4).

e The revised Rezoning Considerations with the revised secondary suite requirements, as
signed by the applicant (Attachment 5).

PH - 134



January 17, 2019 -3-

Vehicular Access

The applicant proposes to maintain vehicular access to both proposed single-family lots via the
existing rear lane. Transportation staff have assessed the potential traffic impacts of using the
rear lane to provide access for the proposed development. Based on industry-recognized trip
generation rates published by the Institute of Transportation Engineers, the proposed
development is anticipated to generate an average of up to five (5) vehicle trips in the peak
period, representing an increase of three (3) trips over the two (2) trips generated by the existing
duplex. The anticipated increase in traffic volume is considered to be minimal and can be
accommodated within the existing lane.

Staff Recommendation for Consideration

1) That the Rezoning Considerations for RZ 18-829101 be amended as outlined above and
set out in Attachment 5.

Existing Duplexes

Planning Committee also expressed interest in obtaining updated information on-existing
duplexes in Richmond. There are approximately 539 existing duplex buildings city-wide.
Additional information regarding these duplexes is provided below:

e 289 duplexes are conforming uses, on lots zoned “Two-Unit dwellings (RD1 and RD2)”.

e 208 duplexes are existing legal non-conforming uses, on lots zoned for single-family
developments (i.e., RS1, RS2, RC2, CC, RTL1).

e 300 of the 539 existing duplexes are currently strata-titled, for a total of 600 strata units.
The remaining 239 duplexes are not stratified.

o The average age of existing duplexes is 42 years (i.e., built 1976).

Currently, there are 11 active rezoning applications that involve sites with existing duplexes,
most of which involve new townhouse developments and subdivision for new single-family
dwellings.

For clarification, please contact me at 604-247-4625.

cc. SMT

James Cooper, Director, Building Approvals

Barry Konkin, Manager, Policy Planning

Joshua Reis, Program Coordinator, Development
Suzanne Smith, Program Coordinator, Development
Jessica Lee, Planning Technician PH - 135
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Attachment 1: Statistics of Secondary Suites Issued Between 2014 and 2018

Attachment 2: Letter from Applicant Regarding Revised Proposal

Attachment 3: Preliminary Ground Floor House Designs (With Secondary Suites Highlighted)
Attachment 4: Original Rezoning Considerations (With Proposed Changes Highlighted)
Attachment 5: Revised Rezoning Considerations (Signed Copy)
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ATTACHMENT 2

January 10, 2019

Maryem Ahbib
Applicant
11111-11113 Seafield Cr. RZ 18-829101

Hereby | express owners’ cooperation with city hall council’s request to have a legal secondary suite at
each of the two upcoming new houses with two bedrooms each:
@ Lot Ais to be built with a minimum of two (2) bedrooms with a minimum gross floor area of
74.3 sq.m. (800 sq.ft.); and
A Lot B is to be built with a minimum of two (2) bedrooms with a minimum gross floor area of
65.0 sq.m. (700 sq.ft.)

The dimensions of each suite are spacious enough for convenient living and each suite offers two
bedrooms rather than one bedroom as the most popular number of bedrooms in the legal suite so far.
Also, if we go any larger square foot for the suites, there will be not enough space for having living room
dining room and principal kitchens with sufficient space in the houses on lots A and B.

For the two car garage, it will be better if it is from the backlane for both lots Lot A and Lot B,

For these lots, it is good advantage that it has access to the backlane from two sides: Williams Rd and
Seacote Rd. The backlane is very much spacious to allow the residents to drive east west towards
Seacote Rd and driving north and south towards Williams Rd; also this neighborhood is growing and not
a mature neighborhood thus the number of cars driving through the backlane is still small at this time.

These lots’ frontages are very narrow; there are not enough frontages for building the garages and still
allowing space for green space. If we build garage from the front of the house, it will interfere with
walkways at front of the house and specifically the possibility to have some bushes, flowers, trees and
beautification of the front of the two houses. The increase of vegetation at the front of the houses will
improve the landscape along Seafield Cr; windows will also be missing and all you will see when you
come to front of the house is the garages, not the entrances or the windows or the flowers. Only the
doors of the garage will be appearing at the front of the house. Also, the living room, dining room and
kitchen will not have enough space to be comfortable living areas when the garage is built at the front.

The designer did prepare sketches showing the proposed floor plans for the first floor for Lot A and Lot B
with the revised two-bedroom secondary suites and position of the two car garages from the rear lane

Greatest Regards;
Maryem Ahbib

Applicant
Mobile: (604) 724-8275

Email: mahbib@sutton.com

PH - 138
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Storm Sewer Works

e At the Developer’s cost, the Developer is required to:
o If desired by the developer, the developer may apply for a watercourse crossing* to fill in the ditch on the
Seafield Crescent frontage.
o Provide a storm connection with inspection chamber and dual service leads.

Sanitary Sewer Works

e Atthe Developer’s cost, the Developer is required to:

o Check the existing sanitary service connections at the north frontage of the subject site (SIC10352) via video
inspection. Confirm the material and condition of the inspection chamber and pipe. If deemed acceptable by
the City, the existing service connection may be retained to serve the eastern lot. In the case that a service
connection is not in a condition to be re-used, the service connection shall be replaced by the City, at the
Developer’s cost, as described below.

e At the Developer’s cost, the City will:

o Replace the existing sanitary service connection at the north frontage of the subject site (SIC10352) complete
with inspection chamber, if required.

o Install a new sanitary service connection off of the north sanitary sewer complete with inspection chamber
without crossing the storm sewer pipe.

Frontage Improvements

e At Developer’s cost, the Developer is required to:
o Coordinate with BC Hydro, TELUS and other private communication service providers:
¢ Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.
¢ To determine if above ground structures are required and coordinate their locations (e.g. Vista, PMT,
LPT, Shaw cabinets, Telus Kiosks, etc.). These should be located onsite.
o Complete other frontage improvements as per Transportation’s requirements.

General Items.

e The Developer is required to:

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

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

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

2. [If applicable, obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to
temporarily occupy a public street, the air space above a public street, or any part thereof, additional City approvals

and associated fees may be required as part of the Building Permit. For additional information, contact the Building
Approvals Department at 604-276-4285.

PH - 143
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Note:

*

This requires a separate application.

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

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

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

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

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed Date

PH - 144
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Report to Committee
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Richmond
To: Planning Committee Date: November 26, 2018
From: Wayne Craig File: RZ 18-829101

Director, Development

Re: Application by Maryem Ahbib for Rezoning at 11111 and 11113 Seafield Crescent
from Two-Unit Dwellings (RD1) to Single Detached (RS2/B)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9954, for the rezoning of 11111 and
11113 Seafield Crescent from “Two-Unit Dwellings (RD1)” to “Single Detached (RS2/B)” to
facilitate the creation of two new single family lots, be introduced and given first reading.

//

REPORT CONCURRENCE

ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Affordable Housing &/ % ; - jZa 4 #

/
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November 26, 2018 -2- RZ 18-829101

Staff Report
Origin

Maryem Ahbib has applied to the City of Richmond for permission to rezone the property at
11111 and 11113 Seafield Crescent from the “Two-Unit Dwelling (RD1)” zone to the “Single
Detached (RS2/B)” zone, to permit the property to be subdivided to create two (2) single-family
lots, with vehicle access from the existing rear lane. A location map is provided in Attachment 1.
The proposed subdivision plan is shown in Attachment 2.

Findings of Fact

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

Subject Site Existing Housing Profile

There is an existing legal duplex on the property, which would be demolished. The applicant has
indicated that each dwelling unit is currently occupied. One of the two units is owner-occupied,
and the second unit is rented.

Surrounding Development
Development immediately surrounding the subject site is as follows:

To the North: A single-family dwelling on a lot zoned “Single Detached (RS1/E)” and a
single-family dwelling on a lot zoned “Compact Single Detached (RC1),”
both fronting Williams Road.

To the South: A two-unit dwelling on a lot zoned “Two-Unit Dwellings (RD1),” fronting
Seafield Crescent.

To the East: Single-family dwellings on lots zoned “Single Detached (RS1/E)” fronting
Seafield Crescent.

To the West: A townhouse complex and a commercial building on the lot zoned “Town
Housing (ZT38)” and ‘Neighourhood Commercial (ZC19)” fronting Williams
Road and Shell Road.

Related Policies & Studies

Official Community Plan {OCP) Designation

The 2041 OCP land use designation for the subject site is “Neighbourhood Residential”. This
designation is intended for single-family, two-family, and multiple family housing. There is no
Area Plan for this area. The proposed rezoning and future subdivision are consistent with the
OCP.

5971198 PH - 149



November 26, 2018 -3- RZ 18-829101

Lot Size Policy 5434

The subject property is located in the area governed by Single-Family Lot Size Policy 5434,
which was adopted by City Council on February 19, 1990, and subsequently amended in 1991
and 2006 (Attachment 4). The Lot Size Policy permits properties on specific sections of
Williams Road, No. 5 Road, and Steveston Highway to rezone and subdivide to compact lots,
and permits the majority of lots within the Policy area to subdivide in accordance with the
“Single Detached (RS1/E)” zone.

The subject site contains a legal duplex. Section 2.3.7 of Richmond Zoning Bylaw 8500 provides
that the Lot Size Policy does not apply to a rezoning application on a site that contains a legal
duplex and that is intended to be subdivided into no more than two (2) single detached housing
lots. This redevelopment proposal would result in a subdivision to create two (2) single-family
lots; each approximately 688.5 m” (7,411 ft*) in area. Further, the proposed subdivision would
comply with the minimum lot dimensions and size identified in the “Single Detached (RS2/B)”
zone.

Floodplain Management Implementation Strategy

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

Public Consultation

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

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

Analysis

Existing Legal Encumbrances

There is an existing restrictive covenant registered on Title restricting the use of the subject
property to a duplex (document #BF344085). The covenant must be discharged from Title prior
to final adoption of the rezoning bylaw.

Transportation and Site Access

Current vehicle access is from the rear lane, which was built as per City standards. Vehicle
access to both proposed lots will continue to be via the existing rear lane to prevent new
driveways on the curved section of a roadway, reduce conflicts with pedestrians, and improve
vehicle circulation.
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November 26, 2018 -4 - RZ 18-829101

Tree Replacement

The applicant has submitted a Certified Arborist’s Report (Attachment 5); which identifies on-
site and off-site tree species, assesses tree structure and condition, and provides
recommendations on tree retention and removal relative to the proposed development. The
Report assesses one (1) bylaw-sized tree on the subject property and four (4) trees on
neighbouring properties.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
Arborist’s findings, with the following comments:

e 1 tree (tag# 5) located on the development site is in very poor condition — remove and
replace.

e 1 stump located on the development site was removed without a permit between 2007 and
2009. As a result, two replacement trees are required to compensate for the removal.

o 4trees (tag# 1, 2, 3, 4) located on neighbouring property are far enough from the property
line that they will not be impacted by the proposed development.

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

The applicant wishes to remove one (1) on-site tree (Tree # 5). One (1) tree was previously
removed from the site without a permit and requires replacement. The 2:1 replacement ratio
would require a total of four (4) replacement trees. The applicant has agreed to plant two (2)
trees on each lot proposed (one (1) tree to be planted and maintained within 3.0 m of the front lot
line on each future lot); for a total of four (4) trees.

As per Tree Protection Bylaw No. 8057, based on the size of the on-site trees being removed,
replacement trees shall be the following minimum sizes:

Minimum Caliper of Deciduous Minimum Height of Coniferous
No. of Replacement Trees Replacement Tree Replacement Tree
2 10 cm 55m
2 : 11 cm 6m

To ensure the four (4) replacement trees are planted on-site, the applicant is required to submit a
Landscaping Security in the amount of $2,000 ($500/tree) prior to final adoption of the rezoning
bylaw. Securities will not be released until a landscaping inspection has been passed by City
staff after construction and landscaping has been completed. The City may retain a portion of
the security for a one year maintenance period from the date of the landscape inspection.
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" Tree Protection

Four trees (Trees #1, 2, 3, and 4) on neighbouring properties are to be retained and protected.
Due to the distance between the trees and the subject property, no additional or special tree
protection measures are required.

Affordable Housing Strategy

The City’s current Affordable Housing Strategy (adopted by Council in 2017) for single-family
rezoning requires a secondary suite on 100% of new lots, or a secondary suite on 50% of new
lots plus a cash-in-lieu contribution of $4.00/ft* of total buildable area towards the City’s
Affordable Housing Reserve Fund for the remaining 50% of new lots, or a 100% cash-in-lieu
contribution based on the total buildable area of the development if secondary suites cannot be
accommodated.

The applicant has proposed to provide a legal secondary suite in each of the two (2) single-
family dwellings proposed at the subject site. To ensure that the two (2) secondary suites are
built to the satisfaction of the City in accordance with the City’s Affordable Housing Strategy,
the applicant is required to enter into a legal agreement registered on Title, stating that no final
Building Permit inspection will be granted until a secondary suite is constructed on both of the
two future lots, to the satisfaction of the City in accordance with the BC Building Code and
Richmond Zoning Bylaw 8500. Registration of this legal agreement is required prior to adoption
of the rezoning bylaw.

Site Servicing and Frontage Improvements

At Subdivision stage, the applicant is required to pay the current year’s taxes, Development Cost
Charges (City and GVS & DD), School Site Acquisition Charge, and Address Assignment Fees
for each future lot, and the costs associated with the completion of the required servicing works
and frontage improvements through a City work order as described in Attachment 6.

Financial Impact or Economic Impact

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

Conclusion

The purpose of this rezoning application is to rezone the property at 11111 and 11113 Seafield
Crescent from “Two-Unit Dwellings (RD1)” to “Single Detached (RS2/B)” to permit the
property to be subdivided to create two (2) lots, with access via the existing rear lane.

This rezoning application complies with the land use designations and applicable policies
contained within the OCP for the subject site.
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The list of rezoning considerations is included in Attachment 6, which has been agreed to by the
applicant (signed concurrence on file).

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9954 be introduced
and given first reading.

=L

Jessica Lee
Planning Technician
604-247-4908

JL:cas

Attachment 1: Location Map

Attachment 2: Conceptual Development Plans
Attachment 3: Development Application Data Sheet
Attachment 4: Lot Size Policy 5434

Attachment 5: Tree Management Plan

Attachment 6: Rezoning Considerations
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ATTACHMENT 3

y City of

7 | Development Application Data Sheet
2 Richmond P e

Development Applications Department

RZ 18-829101 Attachment 3

Address:

11111 and 11113 Seafield Crescent

Applicant: Maryem Ahbib

Planning Area(s):

Shelimont

Owners:

Trixie Cruz

Existing Proposed
Eleanor Sandra Dumont

To be determined

Site Size (m?):

1,377 m? (14,822 %)

Lot A; 688.5 m” (7,411 ft°)
Lot B: 688.5 m* (7,411 ft))

Land Uses: Two-unit residential Single-family residential
OCP Designation: Neighbourhood Residential No change
702 Policy Designation: Single Detached (RS2/B) No change

Zoning:

Two-Unit Dwellings (RD1)

Single Detached (RS2/B)

On Future
Subdivided Lots

Floor Area Ratio:

Bylaw Requirement

Max. 0.55 for lot
area up to 464.5 m?
plus 0.3 for area in
excess of 464.5 m?

Proposed

Max. 0.55 for lot
area up to 464.5 m?
plus 0.3 for area in
excess of 464.5 m?

Buildable Floor Area (m?):*

Lot A: Max. 323 m? (3,473 ft?)
Lot B: Max. 323 m? (3,473 ft?)

Lot A: Max. 323 m? (3,473 ft?)
Lot B: Max. 323 m? (3,473 {t?)

Lot Coverage (% of lot area):

Building: Max. 45%
Non-porous Surfaces:

Building: Max. 45%
Non-porous Surfaces:

Max. 70% Max. 70%
Landscaping: Min. 25% Landscaping: Min. 25%
) . Lot A: 688.5 m?
. 2
Lot Size: Min. 360 m Lot B- 688 5 m?
Lot A Lot B
e Avg. Width: Avg. Width:
Lot Dimensions (m): \[I)\gdiz'_ m:g 122(())2 126 m 17.6 m
pth- e Avg. Depth: Avg. Depth:
504 m 455 m
g Front: Min. 6.0 m
Front ,\'\,ﬂ'r': oo Side: Min. 1.2 m
. . . . H 0,
s . Rear: Min. 20% of lot depth for Rear: Min 9.1 for up to 60% of
etbacks (m): up to 60% of principal rear wall on the first storey of

dwelling, 25% of lot depth for
remainder, up to 10.7 m

the principal dwelling, min.
10.7 m for remainder and
second storey

Height (m):

Max. 2 % Storeys

Max. 2 2 Storeys

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance

review at-Building Permit stage.

5971198
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ATTACHMENT 4

City of Richmond Policy Manual

Adopted by Council: February 19, 1990
Page 1 of2 Amended by Council: November 18, 1991 POLICY 5434
Amended by Council: October 16, 2006
File Ref: SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 36-4-6
POLICY 5434:

The following policy establishes lot sizes in a portion of Section 36-4-6, within the area bounded
by Steveston Highway, Shell Road, No. 5 Road, and Williams Road:

2243859

1. That properties within the area bounded by Shell Road, Williams Road, No. 5
Road, and Steveston Highway, in a portion of Section 36-4-6, be permitted to
subdivide in accordance with the provisions of Single-Family Housing District
(R1/E), with the exception that:

a) Properties fronting on Williams Road from Shell Road to No. 5 Road,
properties fronting on Steveston Highway from Seaward Gate to
Shell Road, and properties fronting on No. 5 Road from Williams
Road to approximately 135 m south of Seacliff Road to rezone and
subdivide in accordance with the provisions of Single-Family Housing
District (R1-0.6) or Coach House District (R/9) provided that vehicle
accesses are to the existing rear laneway only. Multiple-family
residential development shall not be permitted in these areas.

b) Properties fronting on No. 5 Road from Steveston Highway to
approximately 135 m south of Seacliff Road be permitted to subdivide
in accordance with the provisions of Single-Family Housing District,
Subdivision Area B (R1/B) provided that vehicle accesses are to the
existing rear laneway only. '

2. This policy, as shown on the accompanying plan, is to be used to determine

the disposition of future rezoning applications in this area, for a period of not
less than five years, unless changed by the amending procedures contained
in the Zoning and Development Bylaw.
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ATTACHMENT 6

City of Rezoning Considerations

. Development Applications Department
Rlchmond 6911 No. 3 Road, Richmond, BC VBY 2C1

Address: 11111 and 11113 Seafield Crescent ' File No.: RZ 18-829101

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9954, the developer is
required to complete the following:

1. Submission of a Landscape Security in the amount of $2,000 ($500/tree) to ensure that a total of two (2) replacement
trees are planted and maintained on each lot proposed (one (1) tree to be planted and maintained within 3.0 m of the
front lot line on each lot proposed), for a total of four (4) trees; minimum 6 cm deciduous caliper or 3.5 m high
conifers). NOTE: minimum replacement size to be as per Tree Protection Bylaw No. 8057 Schedule A — 3.0
Replacement Trees.

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

Replacement Tree Replacement Tree

2 10 cm 55m

Registration of a flood indemnity covenant on Title.

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

4. Discharge of the existing covenants registered on Title of the subject property (document no. BF344085), which
restricts the use of the subject property to a duplex.

At Subdivision* stage, the developer must complete the following requirements:

1. Payment of property taxes up to the current year, Development Cost Charges (City and GVSS & DD), School Site
Acquisition Charge, and Address Assignment Fees for each future lot.

2. Complete the following servicing works and frontage improvements. These may be completed through a Servicing
Agreement® or a City work order:

Water Works

e Using the OCP Model, there is 156.0 L/s of water available at 20 psi residual at the hydrant located at the property
frontage of Seafield Crescent. Based on your proposed development, your site requires a minimum fire flow of 95
L/s. v

* At the Developer’s cost, the Developer is required to:

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

o Retain the existing 25Smm water service connection at the Seafield Crescent frontage of the lot to serve the
western lot.

* At the Developer’s cost, the City will:

o Provide a water meter for the existing water service connection.

o Install a new 25mm water service connection off of the existing 200mm PVC watermain on Seafield
Crescent, complete with water meter, to service the northeast lot.

PH - 161
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Storm Sewer Works

e At the Developer’s cost, the Developer is required to:
o If desired by the developer, the developer may apply for a watercourse crossing* to fill in the ditch on the
Seafield Crescent frontage.
o Provide a storm connection with inspection chamber and dual service leads.

Sanitary Sewer Works

o At the Developer’s cost, the Developer is required to:

o Check the existing sanitary service connections at the north frontage of the subject site (SIC10352) via video
inspection. Confirm the material and condition of the inspection chamber and pipe. If deemed acceptable by
the City, the existing service connection may be retained to serve the eastern lot. In the case that a service
connection is not in a condition to be re-used, the service connection shall be replaced by the City, at the
Developer’s cost, as described below.

e At the Developer’s cost, the City will:

o Replace the existing sanitary service connection at the north frontage of the subject site (SIC10352) complete
with inspection chamber, if required.

o Install a new sanitary service connection off of the north sanitary sewer complete with inspection chamber
without crossing the storm sewer pipe.

Frontage Improvements

s At Developer’s cost, the Developer is required to:
o Coordinate with BC Hydro, TELUS and other private communication service providers:
e Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.
e To determine if above ground structures are required and coordinate their locations (e.g. Vista, PMT,
LPT, Shaw cabinets, Telus Kiosks, etc.). These should be located onsite.
o Complete other frontage improvements as per Transportation’s requirements,

General Items:

e The Developer is required to:

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

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

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

~of Transportation) and MMCD Traftic Regulation Section 01570.

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

*

This requires a separate application.

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

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

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

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

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City 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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5 City of |
v Richmond Bylaw 9954

Richmond Zoning Bylaw 8500
Amendment Bylaw 9954 (RZ 18-829101)
11111/11113 Seafield Crescent

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “SINGLE DETACHED (RS2/B)”.

P.1.D. 004-272-382
Lot 29 Section 36 Block 4 North Range 6 West New Westminster District Plan 25887

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 99547,

FIRST READING DEC 10 2018

PUBLIC HEARING

CITY OF
RICHMOND

APPROVED

J

SECOND READING .

THIRD READING

APPROVED
by Director
or Solicitor

¥

ADOPTED

MAYOR CORPORATE OFFICER
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Report to Committee

Richmond
To: Planning Committee Date: November 28, 2018
From: Wayne Craig File: RZ 18-800159
Director, Development
Re: Application by 1137183 BC Ltd. for Rezoning at 22551 Westminster Highway

from “Single Detached (RS1/F)” Zone to “Town Housing (ZT11) — Hamilton” Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9970, for the rezoning of

22551 Westminster Highway from “Single Detached (RS1/F)” to “Town Housing (ZT11) -
Hamilton” to permit the development of seven three-storey townhouse units with vehicle access
from 22571 Westminster Highway, be introduced and given First Reading.

i
: 3&'

Wayn
Direc;(}n/Daevelop ent
(604-247-462

WCijr
Att. 5
REPORT CONCURRENCE
ROUTED TO: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
Affordable Housing 4}

/
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November 28, 2018 22 RZ 18-800159

Staff Report
Origin

1137183 BC Ltd. has applied to the City of Richmond for permission to rezone

22551 Westminster Highway from the “Single Detached (RS1/F)” zone to the “Town Houses
(ZT11) — Hamilton” zone, to permit the development of seven three-storey townhouse units with
vehicle access from 22571 Westminster Highway. A location map and aerial photo are provided
in Attachment 1.

A Development Application Data Sheet providing details about the development proposal is
provided in Attachment 2. Conceptual development plans are provided in Attachment 3.

Existing Condition and Site Context

Existing Housing Profile

The subject site is 1,179 m* in size and is located on the northwest side of Westminster Highway.
There is an existing single-family dwelling on the property, which will be demolished.

Surrounding Development

Development immediately surrounding the subject site is as follows:

e To the North: Three-storey townhouses on a property zoned “Town Houses (ZT11) —
Hamilton,” with vehicle access from Westminster Highway. Vehicle access to the subject
site is proposed via the internal drive aisle of this property.

e To the South: The road right-of-way for Westminster Highway, including an undeveloped
treed area.

e To the East: Across Westminster Highway, three-storey townhouses on a property zoned
“Low Density Townhouses (RTL1),” with vehicle access from Windsor Court.

e To the West: McLean Park, which includes a grass sports field, hard-surface courts,
children’s play equipment, open landscaped areas, and Richmond Fire Hall No. 5 (Hamilton).

Related Policies & Studies

Official Community Plan/Hamilton Area Plan

The subject property is designated “Neighbourhood Residential” in the Official Community
Plan (OCP), which permits low-rise residential housing, including townhouses. The proposed
rezoning is consistent with this designation.

The subject property is located within the area governed by the Hamilton Area Plan. It is
designated “Neighbourhood Residential (Townhouse 0.75 FAR),” which permits low-rise
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residential development up to a maximum density of 0.75 FAR (Attachment 4). The proposed
townhouses at 0.60 FAR are consistent with this designation.

Floodplain Management Implementation Strateagy

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

The Flood Construction Level in the Hamilton area is 3.5 m GSC. Structural elevation of the
floor systems containing habitable space is proposed to meet the Flood Construction Level. No
indoor habitable space is proposed at grade. This proposal is consistent with the Richmond
Flood Plain Designation and Protection Bylaw 8204 and the form of development typical in
Hamilton.

Ministry of Transportation and Infrastructure Approval

As the subject site is located within 800 m of an intersection of a Provincial Limited Access
Highway and a City road, this redevelopment proposal has been referred to the Ministry of
Transportation and Infrastructure (MOTI). Formal approval from MOTI is required prior to final
adoption of the rezoning bylaw.

Public Consultation

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

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

Analysis

Built Form and Architectural Character

The applicant proposes two clusters of three-storey townhouse units arranged on a double-loaded
central drive aisle. Each unit contains two storeys of living space above a tandem garage, private
outdoor space at grade, and second storey decks accessed off of the living room. The height is
consistent with the development to the north, which is also composed of three-storey units.
Living spaces in both developments are oriented towards the road, internal drive aisle, and
McLean Park.

The units are arranged in a saw-tooth pattern due to the diagonal geometry of the site. This
provides building articulation and visual interest when viewed from both Westminster Highway
and McLean Park. The design incorporates traditional pitched roofs with a secondary butterfly
roof over the third storey projections. Vertical massing is broken up through the use of different
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cladding treatments on the first two storeys, with the third storey clad in a lighter material than
the base.

One convertible unit is proposed, and includes space designed for the future installation of an
elevator. The tandem garage in this unit is wider to accommodate a larger vehicle.

Further refinement of the site plan and architectural character of the proposed development will
occur through the Development Permit process.

Transportation and Site Access

Vehicle access is proposed via an existing Statutory Right-of-Way (SRW) registered on the drive
aisle of 22571 Westminster Highway, to the north. This access arrangement was secured
through the rezoning and development applications for 22571 Westminster Highway, which
received final adoption by Council on December 15, 2003 (RZ 02-213359). Registration of a
legal agreement on Title, prohibiting direct vehicle access to Westminster Highway and limiting
access to the SRW on the driveway at 22571 Westminster Highway, will be required prior to
final adoption of the rezoning bylaw. This agreement must include language indemnifying and
releasing the City from any issues arising from such reliance.

Pedestrian access to Westminster Highway will be possible via the aforementioned SRW, as well
as a walkway at the south end of the development site.

The applicant has indicated that they met with the strata council of the neighbouring property on
July 5, 2018 to discuss the proposed development (Attachment 5). No significant concerns were
expressed at this meeting, and the applicant will continue to work with the neighbouring strata
during redevelopment of the subject site.

Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site
tree species, assesses tree structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses eight
bylaw-sized trees on the subject property and one tree on the neighbouring property. The Tree
Management Plan is provided in Attachment 6.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
Arborist’s findings, with the following comments:

e FEight trees (Tag # 932, 933, 934, 935, 936, 937, 938, and 939) located on the development
site are in poor condition and not good candidates for retention, and should be removed and
replaced.

e One tree (Tag # N1) located on adjacent neighbouring property will not be impacted by the
development, and no tree protection measures are required.

Tree Replacement

The applicant wishes to remove eight on-site trees (Trees # 932-939). The 2:1 replacement ratio
would require a total of 16 replacement trees. The required replacement trees are to be of the
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following minimum sizes, based on the size of the trees being removed as per Tree Protection
Bylaw No. 8057.

Minimum Caliper of Deciduous . Minimum Height of Coniferous
No. of Replacement Trees Replacement Tree Replacement Tree
6 11 cm 6m
2 10 cm | 55m
8 6 cm 3.5m

As part of the Development Permit application, the applicant must provide a Landscape Plan
prepared by a registered Landscape Architect. The preliminary Landscape Plan in Attachment 3
shows 16 replacement trees in the development. Replacement trees and additional landscaping
should include native species, with particular emphasis on species found in McLean Park. The
City will collect a Landscape Security prior to issuance of the Development Permit based on the
cost estimate for the works, including a 10% contingency, provided by the Landscape Architect.

Variance Requested

The proposed development, as illustrated in the conceptual development plan in Attachment 3, is
generally in compliance with the Town Houses (ZT11) — Hamilton” zone in Richmond Zoning
Bylaw 8500, with the exception of a variance request to increase the allowable tandem parking
from 50% to 100% of the total required residential spaces.

Staff is supportive of this variance request as the proposed tandem garages are consistent with
the form of development in Hamilton, and are a direct response to the required Flood
Construction Level. The crown of Westminster Highway in front of the development site is
between 1.06 and 1.40 m GSC, and the existing site grade is between 0.46 and 1.4 m GSC. The
required Flood Construction Level is 3.5 m GSC, therefore no habitable space can be located on
the ground floor of the development. Tandem parking provides an efficient layout utilizing the
full depth of the site.

Affordable Housing Strategy

As per the City’s Affordable Housing Strategy, townhouse rezoning applications are required to

- provide a cash-in-lieu contribution of $8.50 per buildable square foot towards the City’s
Affordable Housing Reserve Fund. The applicant proposes to make a cash-in-lieu contribution
of $64,722.25, which is consistent with the Affordable Housing Strategy.

BC Energy Step Code

On July 16, 2018, Council adopted BC Energy Step Code requirements for new residential
developments. The proposed development consists of townhouses that staff anticipates would be
designed and built in accordance with Part 9 of the BC Building Code. As such, this
development would be expected to achieve Step 3 of the Energy Step Code for Part 9
construction (Climate Zone 4).
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Amenity Space

The applicant is proposing a cash contribution in-lieu of providing the required indoor amenity
space on-site. As per Council Policy 5041, rezoning applications received prior to

February 28, 2018 may choose to provide a cash contribution of $1,000 per unit for
developments up to 19 units. The total cash contribution required for this seven-unit townhouse
development is $7,000.

Outdoor amenity space will be provided on-site, and is located at the south end of the
development adjacent to a treed area. The proposed location at the end of the driveway means it
will not be significantly impacted by vehicle circulation or parking and will benefit from direct
sunlight. The proposed location adjacent to the mailbox and the walkway to Westminster
Highway ensures opportunity for casual surveillance. Based on the preliminary design, the size
of the proposed outdoor amenity space complies with the OCP requirement of 6 m? per unit.
Staff will work with the applicant at the Development Permit stage to ensure the configuration,
design, and programming of the outdoor amenity space meets the Development Permit
Guidelines in the OCP and Hamilton Area Plan, including choice of equipment, to create a safe
and inviting environment for children’s play and social activities.

Site Servicing and Frontage Improvements

A Servicing Agreement is required for the design and construction of the site servicing and
off-site works described in Attachment 7. Frontage improvements include, but may not be
limited to, the following:

e Removal of the existing sidewalk and replacement with a new 1.5 m wide landscaped
boulevard behind the existing curb and 1.5 m wide concrete sidewalk along the property
line.

e Removal of the existing driveway and replacement with curb, gutter, boulevard, and
sidewalk as described above.

The applicant is also required to pay DCC’s (City & Metro Vancouver), School Site Acquisition
Charges, Address Assignment fees, and the costs associated with the completion of the required
site servicing works.

Development Permit Application

A Development Permit application is required to be processed to a satisfactory level prior to final
adoption of the rezoning bylaw. Further refinements to architectural, landscape, and urban
design will be completed as part of the Development Permit application review process,
including, but not limited to the following:

e Compliance with Development Permit Guidelines for multiple-family projects in the
2041 Official Community Plan, including those general and sub-area guidelines
contained in the Hamilton Area Plan.

e Refinement of the proposed building form and architectural character.
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o Refinement of the design of the outdoor amenity area, including choice of equipment, to
create a safe and inviting environment for children’s play and social activities.

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

e Review of a sustainability strategy for the development proposal, including measures to
achieve BC Energy Step Code requirements.

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

Financial Impact

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

Conclusion

1137183 BC Ltd. has applied to the City of Richmond for permission to rezone

22551 Westminster Highway from the “Single Detached (RS1/F)” zone to the “Town Houses
(ZT11) — Hamilton” zone, to permit the development of seven three-storey townhouse units with
vehicle access from 22571 Westminster Highway.

The proposed seven-unit townhouse development is consistent with the plans and policies
contained in the Official Community Plan and the Hamilton Area Plan. Further review of the
project design is required to ensure a high quality project and design consistency with the
existing nelghbourhood context, which will be completed as part of the Development Permit
application review process.

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

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9970 be introduced
and given First Reading.

' B

Jordan Rockerbie
Planning Technician
(604-276-4091)

JR:blg
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Attachments:

Attachment 1: Location Map and Aerial Photo

Attachment 2: Development Application Data Sheet

Attachment 3: Conceptual Development Plans

Attachment 4: Hamilton Area Land Use Map

Attachment 5: Letter from Owner documenting meeting held on July 5, 2018
Attachment 6: Tree Management Plan

Attachment 7: Rezoning Considerations
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City of
. y Development Application Data Sheet
Richmond Development Applications Department

RZ 18-800159 Attachment 2

Address; 22551 Westminster Highway
Applicant; 1137183 BC Ltd.

Planning Area(s). Hamilton

Existing l Proposed
Owner: 1137183 BC Ltd, To be determined
Site Size (m?): 1,179 m? No change
Land Uses: One single-family dwelling Seven townhouse dwellings
OCP Designation: Neighbourhood Residential No change
. — Neighbourhood Residential
Area Plan Designation: (Townhouse 0.75 FAR) No change
Zoning: ' Single Detached (RS1/F) Townhouses (ZT11) - Hamilton
On Future . .
Subdivided Lots Bylaw Requirement Proposed Variance
Floor Area Ratio; . Max. 0.60 0.60 none permitted
Buildable Floor Area (m?):* Max, 707.4 m? (7,814 ft?) 707.4 m? (7,613 ft?) none permitted
Lot Coverage (% of lot area): Building: Max. 35% Building: Max. 35% none
Lot Size: None 1,179 m? none
. . . Width: 26.2 m
Lot Dimensions (m): None Depth: 48.6 m | none
Front: Min, 6.0 m )
Rear, No minimum FRrg:rt: gggrr:
Setbacks (m); Side: No minimum Side‘. 2'04 m none
Exterior Side: No i
minimum Exterior Side: 1.63 m
Height (m): 108 m 10.28 m none
Off-street Parking Spaces — . .
Regular (R) / Visitor (V): 2 (R)yand 0.2 (V) perunit | 2 (R)and 0.2 (V) per unit none
Off-street Parking Spaces — Total: 14 (R) and 2 (V) 14 (R) and 2 (V) none
. , Permitted —~ Maximum of o : Variance
Tandem Parking Spaces; 50% of required spaces 100% of required spaces requested
Amenity Space — Indoor; Min. 50 m? Cash-in-lieu none
. ' Min. 6.0 m” per unit 2 2
Amenity Space — Outdoor: (ie. 42 m?) ‘ 71.3 m* (767 ft°) none

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

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

Hamilton Area Plan

Bylaw 9260

Land Use Map 2017/06/12
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The densities (in FAR) for each land
use designation below are the
maximums permitted based on the
net parcel area and including any
density bonus that may be permitted
under the Plan’s policies.

N

memmm  Area Plan Boundary

Neighbourhood Residential (Single Family or Duplex 0.75 FAR)

m = 1 ALR Boundary Neighbourhood Residential (Townhouse 0.55 FAR)

Agriculture Neighbourhood Residential (Townhouse 0.75 FAR)
¥ Community Institutional B Neighbourhood Residential (Stacked Townhouse 1.00 FAR)
- Conservation Area Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)
- Industrial - Neighbourhood Village Centre (Retail and Office with

Residential above 4 Storey 1.50 FAR)
- Marine Residential/Industrial

- Mixed Employment
Neighbourhood Residential (Single Family 0.55 FAR)

N\ Neighbourhood Residential (Single Family 0.60 FAR)

% Neighbourhood Residential (Single Family with
//% Coach Houses 0.60 FAR)

- Park and Major Trail/Greenway Corridors
I Proposed Streets

- School

Original Adoption: JunPHE?E/ 484tion: February 25, 2014 12-4



Meeting Date:
Meeting Time:

Attendees:

Comments:

ATTACHMENT 5

July 05, 2018
6:30pm

Members of the strata council

- Leslie Brock

Vice President-Property Management, Pacific Quorum
Properties Inc.

Raman Kooner
Representing the owner, 1137183 BC Ltd. ,
Re: 22551 Westminster Hwy, Richmond BC V6V 1B6

The meeting with the neighbors was very productive. There
were no major concerns other than fencing between the two
properties. During construction the exiting fence will be
maintained as a barrier between the two sites. Upon
completion, the strata have asked for the exiting fence to be
either repaired or replaced. The owner of 22551 Westminster
Hwy has agreed to pay for this.

Raman Kooner
Representing the owner, 1137183 BC Ltd.

———a
_Bave Mander

Owner, 1137183 BC Ltd.

PH - 185
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. . ATTACHMENT 7
City of Rezoning Considerations

Development Applications Department

Rlchmond 6911 No. 3 Road, Richmond, BC VBY 2C1

Address: 22551 Westminster Highway File No.: RZ 18-800159

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9970, the developer is

required to complete the following:

1. Provincial Ministry of Transportation & Infrastructure Approval.

2. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 3.5 m GSC.

3. Registration of a legal agreement on Title ensuring that the only means of vehicle access is via the statutory right-of-
way BV468607 registered on 22571 Westminster Highway, and that there be no vehicle access to Westminster

Highway. This agreement must include language indemnifying and releasing the City from any issues arising from
such reliance.

4. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of
Development. '
Contribution of $1,000 per dwelling unit (i.e. $7,000) in-lieu of on-site indoor amenity space.

6. City acceptance of the developer’s offer to voluntarily contribute $8.50 per buildable square foot (i.e. $64,722.25) to
the City’s Affordable Housing Fund.

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

Prior to a Development Permit’ being forwarded to the Development Permit Panel for consideration, the
developer is required to:

1. Submission of a Landscape Plan and cost estimate, prepared by a Registered Landscape Architect, to the satisfaction

of the Director of Development. The Landscape Plan should:

* comply with the guidelines of the OCP’s Arterial Road Policy and should not include hedges along the front
property line;

* include a mix of coniferous and deciduous trees;

* include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report;
and '

* include the 16 required replacement trees with the following minimum sizes:

No. of Replacement Trees Minimum Caliper of Deciduous Tree Minimum Height of Coniferous Tree
6 11 cm 6 m
2 10 cm 55m
8 6 cm 3.5m

2. Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy
Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy
efficiency standards (BC Energy Step Code), in compliance with the City bylaws.

Prior to Development Permit issuance, the developer must complete the following requirements:

1. Submission of a Landscaping Security based on 100% of the cost estimate provided by the Landscape Architect,
including installation costs and a 10% contingency.

Prior to Building Permit Issuance, the developer must complete the following requirements:
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and

proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Sec‘lg?_li 01i§07

Initial:
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Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Development Permit

processes.

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

Enter into a Servicing Agreement* for the design and construction of the following works:

Water Works:

Using the OCP Model, there is 242 L/s of water available at a 20 psi residual at the Westminster Highway
frontage. Based on the proposed development, the site requires a minimum fire flow of 220 L/s.

The Developer is required to:

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

Provide an adequately sized utility SRW for a new water meter and its chamber that shall be placed inside
the proposed development. A plan showing the location and size of the required utility SRW shall be
submitted to the City for review and approval at the Servicing Agreement stage.

Install a new fire hydrant near the driveway of 22571 Westminster Hwy, off of the existing 300mm
watermain along the east side of Westminster Hwy. Exact location of the required hydrant shall be
determined via the Servicing Agreement design.

At developer’s cost, the City is to:

Install a new service connection off of the existing 300 mm PVC watermain at Westminster Highway.
Install a new water meter complete with chamber inside the development site.
Remove existing water service connection and cap at main.

Storm Sewer Works:

The Developer is required to:

Remove the existing storm service connection leads and cap at main at Westminster Hwy frontage.

At Developer’s cost, the City is to;

Install an adequately sized storm service connection off of the existing storm sewer at Westminster Hwy
frontage, complete with a type 3 inspection chamber at the property line. Tie-in to the storm main shall be
via a sump manhole.

Sanitary Sewer Works.

The Developer is required to:

Install a 200 mm diameter sanitary main from the boulevard located east of the northeast corner of the
proposed site to existing manhole SMH51839. Approximate length of required sanitary main is 28 m. A
new sanitary manhole is required at the high end of the new sanitary main.

Replace the existing sidewalk and boulevard that will be impacted by the required sanitary main
installation. Approximate length of required sidewalk and boulevard replacement is 25 meters.
Replace the existing paver tiles and curb in the driveway of 22571 Westminster Hwy that will be
impacted by the sanitary main installation. Extent of replacement shall be from back of sidewalk to the
property line,

Install a sanitary service connection complete with a sanitary inspection chamber. Tie-in shall be to the
new manhole at the high end of the nevbSﬁ]i_taﬁydgle.

Initial:



e At Developer’s cost, the City is to:
* Tie-in new sanitary main into existing manhole SMH51839.

Frontage Improvements:

e The Developer is required to:

s  Pre-duct for future hydro, telephone and cable utilities along all road frontages.

s Locate all above ground utility cabinets and kiosks required to service the proposed development within
the developments site (see list below for examples). A functional plan showing conceptual locations for
such infrastructure shall be included in the Rezoning staff report and the development process design
review. Please coordinate with the respective private utility companies and the project’s lighting and
traffic signal consultants to confirm the requirements and the locations for the aboveground structures. If
a private utility company does not require an aboveground structure, that company shall confirm this via a
letter to be submitted to the City. The following are examples of SRWs that shall be shown in the
functional plan and registered prior to SA design approval:

¢ BC Hydro PMT —4mW X 5m (deep)
BC Hydro LPT —3.5mW X 3.5m (deep)
Street light kiosk — 1.5mW X 1.5m (deep)
Traffic signal kiosk — ImW X 1m (deep)
Traffic signal UPS —2mW X 1.5m (deep)
Shaw cable kiosk — ImW X 1m (deep) — show possible location in functional plan
e Telus FDH cabinet - 1.1mW X Im (deep) — show possible location in functional plan
e Check lighting levels and provide street lighting along Westminster Highway frontage, if required.
e Provide other frontage improvements as per Transportation’s requirements, including:
e New 1.5 m wide grass and tree boulevard behind the existing curb and 1.5 m wide concrete
sidewalk.
e Permanent closure of the existing driveway letdown and replacement with the frontage works as
described above.
e All works to tie-in to existing conditions at the north and south of the development site.

General Items:

e The Developer is required to:

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

Note:
*  This requires a separate application.

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

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

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Developwi. -189
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Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

[signed concurrence on file]

Signed Date
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g4 Richmond Bylaw 9970

Richmond Zoning Bylaw 8500
Amendment Bylaw 9970 (RZ 18-800159)
22551 Westminster Highway

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “TOWN HOUSING (ZT11) - HAMILTON”.

P.1.D. 003-419-444

Parcel “D” (Explanatory Plan 8308) Except Firstly: Parcel “E” (Explanatory Plan 12694);
Secondly: Part Subdivided by Plan LMP4865; Thirdly: Part Dedicated Road on Plan
LMP4865; Lot 1 Section 2 Block 4 North Range 4 West New Westminster District Plan
6132

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9970”.

FIRST READING DEC 10 2018

A PUBLIC HEARING WAS HELD ON

CITY OF
RICHMOND

rme—————
APPROVED

(i

SECOND READING

THIRD READING

APPROVED
by Director

%ﬂor

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR CORPORATE OFFICER

6030673 PH - 191
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MayorandCouncillors

From: CityClerk - :
Sent: Monday, 14 January 2019 11:33 To F}lbhc Hearing
To: Craig,Wayne; Rockerbie, Jordan Date: Jﬁ/\_/' CQ/,' 2019
Cc: Jesson,Claudia; MayorandCouncillors ftarn &

Subject: FW: Richmond Zoning Bylaw 8500, Amendment Bylaw 93%&: v'/?b// gu 1970
Follow Up Flag: Follow up

Flag Status: Completed

Cétegories: - TO: MAYOR & EACH COUNCILLOR / FROM: CITY CLERK'S OFFICE

From: Nasreen Alarakhia [mailto:ralarak@gmail.com]

Sent: Saturday, 12 January 2019 17:46

To: CityClerk

Subject: Richmond Zoning Bylaw 8500, Amendment Bylaw 9970

Location 22551 Westminster Highway

I am against allowing this development to go ahead as the area is getting too congested and the traffic in this area is
ridiculous.

The Hamilton Park should be extended into this space instead of another Townhouse complex.

I don’t understand how Richmond City can just hand out permits without thinking of how much development has
already and is currently taking place in this area.

I hope you consider my suggestion for this space.

Thank you

Nasreen Alarakhia

Sent from Mail for Windows 10
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Report to Committee

To: Planning Committee Date: December 12,2018

From: Wayne Craig File: ZT 18-841250
Director, Development

Re: Application by Farrell Estates Ltd. for a Zoning Text Amendment to the Industrial
Business Park (IB1) Zone to Permit Vehicle Sale/Rental on a Portion of the Property
at 6260 Graybar Road

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9977, for a Zoning Text Amendment to
the “Industrial Business Park (IB1)” zone to allow “vehicle sale/rental” as a site-specific use
limited to a maximum of 926.5 m* on a portion of the property at 6260 Graybar Road, be
introduced and given first reading.

L e

Wayne Craig
Director, Development

(604-247-4

Att. 6

REPORT CONCURRENCE

CONCUR%E OF GENERAL MANAGER

Vv /

J

"PH-193



December 12,2018 -2- 7T 18-841250

Staff Report
Origin

Farrell Estates Ltd. Has applied to the City of Richmond for permission to amend the “Industrial
Business park (IB1)” zone to allow “vehicle sale/rental” as a site-specific permitted use limited
to a maximum of 926.5 m” on a portion of the property at 6260 Graybar Road. A location map
and aerial photograph is provided in Attachment 1. A copy of the current Survey Plan is
provided as Attachment 2.

The proposed “vehicle sale/rental” use includes 926.1 m* (9,968 ft*) of gross floor area (Units
100 and 105/110) within the existing building and approximately 3,075 m? (33,097 £t*) of
outdoor area for surface parking and the display of vehicles (Attachment 3).

Findings of Fact

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

Subject Site

The site is currently occupied by a 6,166.9 m? (66,380 ft?) light industrial/office building with 15
units, with frontages on Graybar Road and Westminster Highway. Surface parking is located at
the front and the rear of the building. There is also a grass and landscaped area separating the
front parking lot from Graybar Road.

The exterior of the building and site are proposed to remain in their current state.
Surrounding Development
Development immediately surrounding the subject site is as follows:

To the North: Across Westminster Highway and Highway 91, agricultural buildings and a
single family dwelling on a lot zoned “Agriculture (AG1)”, fronting
Westminster Highway.

To the South:  Across Gordon Way, a light industrial/office building on a lot zoned “Land
Use Contract 1277, fronting Graybar Road.

To the East: Light industrial/office buildings on a lot zoned “Industrial Business Park
(IB1)”, fronting Gordon Way, and an industrial/office/retail building on a lot
zoned “Industrial Limited Retail (ZI1)”, fronting Westminster Highway.

To the West: A light industrial/office/retail building on a lot zoned “Industrial Limited
Retail (ZI1)”, fronting Westminster Highway, a light industrial/office building
on a lot zoned “Industrial Business Park (IB2)”, fronting Graybar Road, and
industrial buildings on a lot zoned “Light Industrial (IL)”, also fronting
Graybar Road.
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Related Policies & Studies

Official Community Plan (OCP) Designation

The 2041 OCP land use designation for the subject site is “Mixed Employment”. This
designation is intended for industrial and office development, with a limited range of support
services and commercial uses. There is no Area Plan for this area. The proposed additional use
to the zone is consistent with the OCP.

Public Consultation

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

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

Analysis

Proposed Zoning Text Amendment

The subject site is currently zoned “Industrial Business Park (IB1)”, which permits vehicle
repair, painting, and servicing, but does not permit vehicle sales. Two lots immediately east and
west of the subject site, both fronting Westminster Highway, are zoned “Industrial Limited
Retail (ZI1)” which allows “vehicle sale/rental” as a permitted use.

This application seeks to add “vehicle sale/rental” as a site specific permitted use limited only to
the northern portion of the subject site that faces Westminster Highway. This area is restricted to
the area indicated in the proposed bylaw. The vehicles to be displayed outdoors on the site are
intended to be stored indoors after business hours.

This permitted use is consistent with the uses permitted on adjacent properties along
Westminster Highway. No additional retail activities are proposed, and the remainder of the site
is intended to continue for general industrial and office uses.

Transportation and Site Access

The existing driveways from Graybar Road and Gordon Way, surface parking lot and loading
spaces for the existing buildings are to be maintained in their current state. Ongoing access in
this manner is acceptable to the City’s Transportation department.

Under Section 7 of Richmond Zoning Bylaw 8500, the proposed “vehicle sale/rental” use is
required to provide 28 parking spaces and one (1) loading space located on the subject site. The
applicant is the owner of the unstratified building, and has provided a parking plan indicating the
location of the required parking spaces on site (Attachment 5). The applicant is required to
demonstrate the implementation of this plan prior to final adoption of the proposed bylaw.
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Site Servicing

As a condition of rezoning, the applicant is required to:

e provide, at no cost to the City, a 2.0m wide utility right-of-way along the entire west
property line to accommodate the existing water main, to bring it up to City standards;
and

e the applicant is required to coordinate with tenants of the existing building and the City
Works Yard to confirm which of the three (3) existing water connections to the
development site are currently active. The applicant is then required to install water
meters on any active, unmetered water connections found during the investigation at the
applicant’s sole cost. Based on City records, additional water meters are expected to be
installed on two (2) of the three (3) water connections.

The servicing requirements are based on no redevelopment of the site. If the owner applies for a
building permit to redevelop the site in the future (i.e., demolition, construction of a new
building, subdivision, etc.), additional servicing requirements will be provided at that time.

Financial Impact
None.
Conclusion

The purpose of this Zoning Text Amendment application is to amend the “Industrial Business
Park (IB1)” zone to allow “vehicle sale/rental” as a site-specific permitted use on a portion of the
property at 6260 Graybar Road.

The Zoning Text Amendment application complies with the land use designation and applicable
policies contained within the OCP for the subject site.

The list of rezoning considerations is included in Attachment 6, which has been agreed to by the
applicant (signed concurrence on file).
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It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9977 be introduced
and given first reading.

/
g

JesSica Lee
Planning Technician
(604-247-4908)

JL:cas

Attachment 1: Location Map and Orthophoto Map
Attachment 2: Survey Plan

Attachment 3: Proposed Area to Permit New Use
Attachment 4: Development Application Data Sheet
Attachment 5: Proposed Parking Plan

Attachment 6: Rezoning Considerations
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ATTACHMENT 2

PARCEL IDENTIFIER (PID): 008338906

CIVIC_ADDRESS
#6260 GRAYBAR ROAD
RICHMOND, B.C.

SCALE 1:300
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ATTACHMENT 3
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ATTACHMENT 4

City of
) y Development Application Data Sheet
RIChmOnd Development Applications Department

ZT 18-841250 Attachment 4

Address: 6260 Graybar Road
Applicant: Farrell Estates Ltd.

Planning Area(s): East Richmond

Existing Proposed

Owner: Farrell Estates Ltd. No Change
Site Size (m?): 15,567 m? No Change
Land Uses: iir;ierral industrial, office, vehicle 2zr;ierr’a\£en;cijg;:tgzll,e/?z§; vehicle
OCP Designation: Mixed Employment No Change
Area Plan Designation: N/A N/A
Zoning: Industrial Business Park (I1B1) No Change

Sulﬁ:l?v[i::;griots Bylaw Requirement Proposed Variance
Density (units/acre): N/A N/A none permitted
Floor Area Ratio - Building: Max. 1.0 0.40 (No Change) none permitted
Lot Coverage (% of lot area): Max. 60% 31% (No Change) none
Lot Size: None 15,567 m* (No Change) none
Setback — Front Yard (m): Min. 3.0 m > 3.0 m (No Change) none
Setback — Side & Rear Yards (m): Min. 0 m >0 m (No Change) none
Height (m): 12.0m <12.0m (No Change) none
Off-street Parking Spaces v 90 » 90 (No Change) none
Off-street Loading Spaces 7 17 (No Change) none
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ATTACHMENT 6

City of
y Rezoning Considerations

R|Chm0nd Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 6260 Graybar Road File No.: ZT 18-841250

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9977, the developer is
required to complete the following:

1.

Provide proof that the required parking spaces have been implemented and secured to the satisfaction of the Director
of Development.

Provide, at no cost to the City, a 2.0m wide utility right-of-way along the entire west property line to accommodate
the existing water main, to bring it up to City standards.

Coordinate with tenants of the existing building and the City Works Yard to confirm which of the three (3) existing
water connections to the development site are currently active. The applicant is then required to install water meters
on any active, unmetered water connections found during the investigation at the applicant’s sole cost. Based on City
records, additional water meters are expected to be installed on two (2) of the three (3) water connections.

Note:

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

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

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

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

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

IS;gned COP\I on 1Cl,e]

Signed Date

PH - 204



5 Ly City of
/,/iv; -
W- Richmond Bylaw 9977

Richmond Zoning Bylaw 8500
Amendment Bylaw 9977 (ZT 18-841250)
6260 Graybar Road

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 12.3 [Industrial
Business Park (IB1, IB2)] by:

a) adding “vehicle sale/rental” to the end of Section 12.3.3B (Additional Uses);

b) addmg the following as new Sections 12.3.11.7 and 12 3.11.8, and renumbering the
remaining sections:

“7. Vehicle sale/rental shall only be permitted on the following listed sites:

a) 6260 Graybar Road
P.1.D. 008-338-906
Lot A Except Part in Plan BCP 25768 Section 10 Block 4 North Range 4
West New Westminster District Plan 75510.

8. In the case of the site listed in Section 12.3.11.7(a), 6260 Graybar Road,
vehicle sale/rental shall be limited to a maximum gross floor area of 926.5
m? and located on the site in the area shown on Figure 1 below.

Figure 1

20689

21551

HIGHWAY 91

213%0

8251

GRAYBAR RD
8280

6311

2133¢

GORDON WAY
21320

850

8511
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Bylaw 9977 Page 2

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9977,

FIRST READING DEC 19 2018 R
APPRbOVED

PUBLIC HEARING y

SECOND READING ﬁ\;ﬁ;}giﬁe
or Solicitor

THIRD READING

~ ADOPTED \
MAYOR CORPORATE OFFICER
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