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

 

Public Hearing Agenda 
Electronic Meeting 

 

Monday, November 20, 2023 – 7 p.m. 

Council Chambers, 1st Floor 
Richmond City Hall 

6911 No. 3 Road 
Richmond, BC  V6Y 2C1 

 

 

 
OPENING STATEMENT 
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 1. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10494 

(RZ 21-0943417) 
(File Ref. No. RZ 21-943417) (REDMS No. 7346869) 

PH-5 See Page PH-5 for full report  

   

  Location: 7300 St. Albans Road 

  Applicant: Matthew Cheng 

  Purpose: To rezone the subject property from “Single Detached 

(RS1/E)” to “High Density Townhouses (RTH1)”, to permit 

development of four townhouse units with access from St. 

Albans Road. 

  First Reading: October 10, 2023 

  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. 

, City of 
Richmond 



Public Hearing Agenda – Monday, November 20, 2023 

 
Page 

  

 

PH – 2 

  Council Consideration: 

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

Amendment Bylaw 10494. 

  

 

 2. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10495 

(RZ 22-026766) 
(File Ref. No. RZ 22-026766) (REDMS No. 7349270) 

PH-32 See Page PH-32 for full report  

   

  Location: 3300 Granville Avenue 

  Applicant: Hari Singh Gill 

  Purpose: To rezone the subject property from “Single Detached 

(RS1/E)” to “Single Detached (RS2/B)”, to permit 

subdivision of the property into two single family lots, each 

with vehicle access from Granville Avenue. 

  First Reading: October 10, 2023 

  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 10495. 

  

 

 3. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10496 

(RZ 21-939470) 
(File Ref. No. RZ 21-939470) (REDMS No. 7353646, 7421697) 

PH-51 See Page PH-51 for staff memorandum  

PH-53 See Page PH-53 for full report 

   

  Location: 5471, 5491/5493, 5531, 5551, 5571, 5591, 5595, 5611/5613 

Steveston Highway 

□ 
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  Applicant: Interface Architecture Inc. 

  Purpose: To rezone the subject properties from “Single Detached 

(RS1/B)”, “Single Detached (RS1/E)”, and “Two-Unit 

Dwellings (RD1)” to “Medium Density Townhouses 

(RTM2)”, to permit development of 30 townhouse units and 

seven secondary suites with a right-in/right-out vehicle 

access from Steveston Highway.   

  First Reading: October 10, 2023 

  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 10496. 

  

 

 4. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10497 

(RZ 22-011063) 
(File Ref. No. RZ 22-011063) (REDMS No. 7349947) 

PH-111 See Page PH-111 for full report  

   

  Location: 10840/ 10860 Bonavista Gate 

  Applicant: Pati Yik, Kennon Construction 

  Purpose: To rezone the subject property from “Two-Unit Dwellings 

(RD1)” zone to “Single Detached (RS2/C)” zone, to 

subdivide into two single-family lots. 

  First Reading: October 23, 2023 

  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 10497. 

  

 

 
ADJOURNMENT 

  

 

 

□ 

□ 



  
Report to Committee 

 

 

To: Planning Committee Date: September 18, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 21-943417 

Re: Application by Matthew Cheng for Rezoning at 7300 St. Albans Road from 
“Single Detached (RS1/E)” Zone to “High Density Townhouses (RTH1)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10494, for the rezoning of  
7300 St. Albans Road from “Single Detached (RS1/E)” zone to “High Density Townhouses 
(RTH1)” zone, be introduced and given first reading. 

 
Wayne Craig 
Director, Development 
(604-247-4625) 

WC:ak 
Att. 6 
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Affordable Housing  
 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Matthew Cheng, on behalf of 1124053 B.C. LTD (Director: Pavendeep Kooner), has applied to 
the City of Richmond for permission to rezone 7300 St. Albans Road from the “Single Detached 
(RS1/E)” zone to the “High Density Townhouses (RTH1)” zone to permit the development of 
four townhouse units with one secondary suite (Attachment 1). 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attachment 2). 

Subject Site Existing Housing Profile 

The subject site contains an unoccupied single-family dwelling.  

Surrounding Development 

The subject site fronts St. Albans Road. Existing development immediately surrounding the 
subject site is as follows: 

To the North:  The St. Albans’ Anglican Church zoned “Assembly (ASY)”. 

To the South:  A seven-unit townhouse complex zoned “Medium Density Low Rise Apartments 
(RAM1)”. 

To the East:   A 36-unit townhouse complex zoned “Medium Density Low Rise Apartments 
(RAM1)”. 

To the West:   Across St. Albans Road, a three-storey apartment (over a single-storey parking 
structure) zoned “Medium Density Low Rise Apartments (RAM1)”. 

Existing Legal Encumbrances 

There is a City Statutory Right-of-Way (SRW) registered on Title of the subject property for the 
sanitary sewer located along the east property line. The applicant has been advised that 
encroachment into the SRW is not permitted.  

Related Policies & Studies 

Official Community Plan/City Centre Area Plan 

The subject property is designated as “Neighbourhood Residential” in the Official Community 
Plan (OCP). The subject property is also located within the City Centre Area, Schedule 2.10 of 
the OCP and is designated “Sub-Area B.1: Mixed Used – Low Rise Residential & Limited 
Commercial” which is intended for grade-oriented housing in the form of townhouses with a 
common parking structure of conventional and stacked townhouses. 
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The proposed development provides for a similar form to the adjacent development to the south 
and the preliminary design complies with the Sub-Area B.1 guidelines in terms of land use, 
density and overall neighbourhood character. At the Development Permit (DP) stage, the 
townhouses’ design, form and character will be further reviewed. 

As set out in the City Centre Area Plan, the applicant is required to provide a contribution at a 
rate of $0.34 per buildable square foot for future City Community Planning studies.  

Registration of a legal agreement on Title is required, ensuring that future owners are aware that 
the development is subject to potential impacts due to other developments that may be approved 
within the City Centre. 

St. Albans Sub-Area Plan 

The proposed development is consistent with the Multi-Family Low Rise land use designation in 
the St. Albans Sub-Area Plan, which envisions three-storey apartments, townhouses, two-family 
or single-family dwellings (Attachment 3). The proposal for four three-storey townhouse units 
and one secondary suite is also generally consistent with the surrounding developments.  

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 yet received any 
comments from the public about the rezoning application in response to the rezoning sign on site.  

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the public will have an opportunity to further comment on all of the proposed 
amendments at a Public Hearing. 

Public notification of the Public Hearing will be provided as per the Local Government Act and 
the City’s Zoning Bylaw 8500.  

Analysis 

Built Form and Architectural Character 

The applicant proposes to construct a total of four townhouse units and one secondary suite with 
access from St. Albans Road. The layout of the townhouse units is oriented around a single 
driveway providing access to the site from St. Albans Road and a north-south internal 
maneuvering aisle providing access to the unit garages. A total of two three-storey duplex 
clusters are proposed. 
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Transportation and Site Access 

Vehicle access to the subject site is proposed off St. Albans Road. This driveway will be the sole 
access to the proposed development and no access will be provided between the adjacent 
townhouse development to the south at 7320 St. Albans Road and the subject site.  

On-site parking proposed is consistent with the requirements in the Zoning Bylaw 8500. 
Resident parking is to be provided within each unit’s garage in either a side-by-side arrangement 
or single-car garages. One surface parking space is proposed for visitors, consistent with the 
Zoning Bylaw 8500. Resident bike parking is proposed to be located within each unit’s garage, 
and a visitor bike rack is proposed within the common outdoor amenity space.  

The applicant has submitted a traffic and parking assessment reviewing on-site parking and 
generated traffic. The City’s Transportation Department has reviewed the proposal and supports 
the proposed arrangement.   

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:  

• Four bylaw-sized trees on the subject property (Tree #545, 546, 547 & 548). 
• Seven trees on neighbouring properties to the east and south of the subject property (Tree 

# OS1-OS7).  

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

• Two trees located on site, one (Tree# 547) at the southeast corner and one (Tree#548) at 
the northeast corner, are both larger conifers in good condition. Retain and protect. 

• One tree (Tree #546) has been identified as dead and is to be removed. 
• One tree (Tree # 545) is in moderate condition and in conflict with the drive aisle. This 

tree is not suitable for relocation.  
• Replacement trees to be provided at a 2:1 ratio as per the OCP. 
• One conifer tree located in the front yard of the property was removed without 

authorization. Two fines ($1000.00 each) have been issued to the property owners, which 
have been subsequently paid. The applicant has agreed to a replacement ratio of 4:1 for 
the unauthorized removal of the conifer. 

• Seven trees (Tree # OS 1- OS7) located on adjacent neighbouring properties are 
identified to be retained and protected. Provide tree protection as per City of Richmond 
Tree Protection Information Bulletin Tree-03. 

Tree Replacement 

The applicant wishes to remove two by-law-sized trees on-site (Tree # 545 and 546). The 2:1 
replacement ratio would require a total of four replacement trees.  
 

PH - 8



The applicant has agreed to provide an additional four replacement trees in compensation for the 
unauthorized removal of a coniferous tree on site, resulting in a total of eight replacement trees 
required. 

According to the preliminary landscape plans (Attachment 4), the applicant has agreed to plant 
five trees on site. The remaining three replacement trees were unable to be accommodated on site 
due to conflict with the City’s sanitary infrastructure in the rear yard of the property. The species 
and location of the replacement trees will be further reviewed as part of the DP process. The 
required replacement trees are to be of the following minimum sizes, based on the size of the 
trees being removed as per Tree Protection Bylaw No. 8057. 

No. of Replacement Trees Minimum Caliper of Deciduous 
Replacement Tree 

Minimum Height of Coniferous 
Replacement Tree 

8 8 cm 4 m 

To satisfy the 2:1 replacement ratio established in the OCP and the voluntary contribution of 4 
additional trees in consideration of the unauthorized removal of the coniferous tree, the applicant 
will contribute $2,250.00 to the City’s Tree Compensation Fund in lieu of the remaining three 
trees that cannot be accommodated on the subject property after redevelopment. Opportunities 
for additional on-site planting will be reviewed and confirmed through the review of the future 
Development Permit application. 

Tree Protection 

Two trees (Tree # 547 and 548) are to be retained and protected on site. Seven trees (Tree # OS1-
OS7) on neighbouring properties are to be retained and protected. The applicant has submitted a 
tree protection plan showing the trees to be retained and the measures taken to protect them 
during development stage (Attachment 5). To ensure that the trees identified for retention are 
protected at development stage, the applicant is required to complete the following items: 

• Prior to final adoption of the rezoning bylaw, submission of a Tree Survival Security to 
the City in the amount of $20,000.00 for the two trees (Tree # 547 &548) to be retained. 

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

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

The City’s Affordable Housing Strategy requires that all townhouse rezoning applications 
provide a cash-in-lieu contribution to the Affordable Housing Reserve Fund. Consistent with the 
City’s Affordable Housing Strategy, the applicant proposes to submit a cash-in-lieu contribution 
to the Affordable Housing Reserve fund in the amount of $18.00 per buildable square foot (for 
sites inside of the City Centre Area Plan) for a total contribution of $118,152.00 prior to final 
adoption of the rezoning bylaw. 

The applicant also proposes to construct a one-bedroom secondary suite, of approximately 25 m2 
(270 ft2), consistent with the City’s Zoning Bylaw 8500, as part of the four-unit townhouse 
development. To ensure that the secondary suite is 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 the secondary suite is constructed to the satisfaction of the City, in accordance with 
the BC Building Code and the City’s Zoning Bylaw. This legal agreement is a condition of 
rezoning adoption.   

Energy Step Code 

Consistent with the City’s Energy Step Code requirements, the project architect has confirmed 
that the applicable Energy Step Code performance targets have been considered in the proposed 
design. The proposal is anticipated to achieve Step 3 of the Energy Step Code with Low Carbon 
Energy Systems. Prior to the future Development Permit being presented to the Development 
Permit Panel, the applicant must demonstrate the proposed building will comply with the 
applicable Energy Step Code and Zero Carbon Step Code in effect at the time. 

Amenity Space 

The outdoor amenity space is proposed to be situated at the northeast corner of the site and its 
preliminary size meets the minimum guidelines in the OCP. The DP application will further 
examine the configuration and programming of the common outdoor amenity space on site. 

Consistent with the OCP, the applicant is proposing a contribution to the City in-lieu of on-site 
indoor amenity space. The current rate for this four-unit townhouse proposal is $2,066.00 per 
unit for a total contribution of $8,264.00 to the City’s Leisure Facilities Reserve Fund.   

Accessibility 

Consistent with the OCP guidelines regarding accessible housing, the applicant is proposing to 
provide aging-in-place features in all of the units (e.g. stairwell handrails, lever-type handles for 
plumbing fixtures and door handles and solid blocking in washroom walls for future grab bar 
installation beside toilet, bathtub and shower). In addition, the applicant is proposing the 
provision of one convertible unit (Unit 3). Further review of the convertible unit design will be 
conducted as part of the DP application review process.  

PH - 10



Site Servicing and Frontage Improvements 

Prior to final adoption of the rezoning bylaw, the applicant is required to enter into a Servicing 
Agreement (SA) for the design and construction of required frontage beautification works and 
services connections (Attachment 6).  

The applicant is required to enter into a Servicing Agreement (SA) for the design and 
construction of servicing works and frontage improvements along St. Albans Road. The scope of 
improvements include, but are not limited to:  

• Upgrading the existing water main from 150 mm to 200 mm 
• New landscaped/treed boulevard (minimum 1.5 m wide). 
• Concrete sidewalk (minimum 2.0 m wide). 

The frontage design will be further refined through the SA design review process. 

Development Permit Application 

A Development Permit processed to a satisfactory level is required prior to rezoning adoption. 
Through the Development Permit, the following items are to be further examined:  

• Compliance with the Development Permit Guidelines for multi-family projects in the 
2041 Official Community Plan and the St. Albans Sub-Area Plan. 

• Detailed review of landscape plans provided by a Registered Landscape Architect. 
• Address potential adjacency issues through landscaping and built form.  
• Site grading plans to ensure the survival of protected trees. 
• Refinement of the outdoor amenity area design including the choice of play equipment.  
• Opportunities to maximize planting along the internal drive aisle. 

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

Financial Impact or Economic Impact 

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

Conclusion 

This application is to rezone 7300 St. Albans Road from the “Single Detached (RS1/E)” zone to 
the “High Density Townhouses (RTH1)” zone to permit the development of four townhouse 
units and one secondary suite with vehicle access from St. Albans Road. The proposed rezoning 
is consistent with the Official Community Plan (OCP) regarding developments within the St. 
Albans Sub-Area Plan, as well as other applicable policies contained within the OCP. 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 10494 be introduced 
and given first reading. 
 
 
 
 
Ashley Kwan 
Planner 1 
(604-276-4173) 

 AK:js 
 
Att. 1: Location Map 

2: Development Application Data Sheet  
3: St. Albans Sub-Area Plan  
4: Conceptual Development Plans 
5: Tree Management Plan 
6: Rezoning Considerations
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Development Application Data Sheet 
Development Applications Department 

 
RZ 21-943417 Attachment 2 

Address: 7300 St. Albans Road 

Applicant: Matthew Cheng 

Planning Area(s): St. Albans Sub-Area Plan 
   

 Existing Proposed 
Owner: 1124053 B.C. Ltd No Change 

Site Size (m2): 813.9 m2 No Change 

Land Uses: Single Family Residential Multi-Family Residential 
OCP Designation: Neighbourhood Residential No Change 
Area Plan Designation: Multi-Family Low Rise No Change 
Zoning: Single Detached (RS1/E) High Density Townhouses (RTH1) 

Number of Units: 1 4 
 

On Future 
Subdivided Lots Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max. 0.75 0.75 none permitted 

Buildable Floor Area (m2):* Max. 610.43 m² (6571 ft²) 610.36 m² (6563 ft²) none permitted 

Lot Coverage (% of lot area): 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Landscaping: Min. 20% 

Building: 33.6% 
Non-porous Surfaces: 

64.0% 
Landscaping: 25.7% 

none 

Lot Size: Min. 600 m² 813.9 m² none 

Lot Dimensions (m): Width: 20 m 
Depth: 30 m 

Width: 21.3 m 
Depth: 38.14 m none 

Setbacks (m): 
Front: Min. 4.5 m 
Rear: Min. 2.0 m 
Side: Min. 2.0 m 

Front: 4.5 m 
Rear: 4.5 m 
Side: 2.0 m 

none 

Height (m): Max. 12.0 m (3 storeys) 11.3 m none 
Off-street Parking Spaces – 
Regular (R) / Visitor (V): 

1.4 (R) and 0.2 (V) per 
unit 

1.4 (R) and 0.2 (V) per 
unit none 

Off-street Parking Spaces – Total: 6 (R) and 1 (V) 6 (R) and 1 (V) none 

Amenity Space – Indoor: Min. 50 m2 Cash in-lieu none 

Amenity Space – Outdoor: Min. 24 m2  25.85 m2 none  

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

Original Adoption:  June 8, 1987 / Plan Adoption:  February 16, 2004  St. Albans Sub-Area Plan 9 

1012887 / 8060-20-7100 

 
 
 

Land Use Map 

Multi-Family 
Low Rise 
(3 Storey apts., Townhouses, 
Two-Family or Single-Family 
Dwellings) 

Multi-Family 
High Rise 

School/Park 
(General Currie School) 

Institutional 
(Church) 

Mixed 
Use-Specialty 
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PH - 25



PH - 26



 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 7300 St Albans Road File No.: RZ 21-943417 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10494, the developer is 
required to complete the following: 
1. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of 

Development. 
2. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 

Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape 
Architect, including installation costs.  The Landscape Plan should: 
 comply with the guidelines of the OCP’s Arterial Road Policy and should not include hedges along the front 

property line; 
 include 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 five (5) required replacement trees with the following minimum sizes: 

No. of Replacement Trees Minimum Caliper of Deciduous Tree or Minimum Height of Coniferous Tree 
5 8 cm  4 m 

3. City acceptance of the developer’s offer to voluntarily contribute $2,250.00 to the City’s Tree Compensation Fund for 
the planting of the remaining three (3) replacement trees within the City. The contribution may be subject to change if 
additional replacement planting is accommodated at Development Permit stage. 

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 $20,000.00 for the two (2) trees (Tree #547 & 
548) to be retained.  

6. 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. 

7. Registration of a flood indemnity covenant on title. 
8. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until one 

secondary suite of a minimum one-bedroom and being of a minimum size of 25 m2 (270 ft2) is constructed as part of 
the townhouse development, to the satisfaction of the City in accordance with the BC Building Code and the City’s 
Zoning Bylaw. 

9. Registration of a restrictive covenant prohibiting (a) the imposition of any strata bylaw that would prohibit any 
residential dwelling unit from being rented; and (b) the imposition of any strata bylaw that would place age-based 
restrictions on occupants of any residential dwelling unit. 

10. Registration of a legal agreement on title stipulating that the development is subject to potential impacts due to other 
development that may be approved within the City Centre including without limitation, loss of views in any direction, 
increased shading, increased overlook and reduced privacy, increased ambient noise and increased levels of night-
time ambient light, and requiring that the owner provide written notification of this through the disclosure statement to 
all initial purchasers, and erect signage in the initial sales centre advising purchasers of the potential for these impacts.  

11. City acceptance of the developer’s voluntary contribution in the amount of $2,975.68 (i.e. $0.34/ft2 of buildable area, 
excluding affordable housing) to future City community planning studies, as set out in the City Centre Area Plan. 

12. Contribution of $2,066.00 per dwelling unit (e.g. $8,264.00) in-lieu of on-site indoor amenity space. 

Attachment 6 
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13. City acceptance of the developer’s offer to voluntarily contribute $18.00 per buildable square foot (e.g. $118,152.00) 
to the City’s affordable housing fund. 

14. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements.  A 
Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be 
required as part of entering into the Servicing Agreement. Works include, but may not be limited to:  
a) Water Works 

(1) Using the OCP model, there is 197.0 L/s of water available at a 20 psi residual at the St Albans Road 
frontage. Based on the proposed development, the site requires a minimum fire flow of 220.0 L/s. 

(2) At the Developer’s cost, the Developer is required to:  
(a) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire 

flow calculations to confirm 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. 

(b) Upgrade the existing 150mm water main to 200mm on St Albans Road. The exact length of the 
upgrade will be determined during the Servicing Agreement design process. 

(c) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City 
spacing requirements for the proposed land use. 

(d) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the 
meter box (from the City of Richmond supplementary specifications) + any appurtenances (for 
example, the bypass on W2o-SD) + 0.5 m on all sides.  

(e) Cut, cap and remove the existing water service connection fronting St Albans Rd. 
(f) Install a new water connection complete with a water meter assembly to service the lot. 

(3) At Developer’s cost, the City will:  
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 

b) Storm Sewer Works 
(1) At Developer’s cost, the Developer is required to:  

(a) 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. 

(b) Upgrade the existing storm sewer on the St Albans Rd frontage. 
(c) Inspect the existing storm service connections at the common property lines. If they meet current City 

standards, are in good condition and have capacity, one of the service connections can be reused. 
Else, cut and cap both of the existing storm sewer service connections on the St Albans Rd frontage 
and install a new storm service connection complete with inspection chamber to service the lot. 
Retain the existing inspection chambers to service 7260 and 7320 St Albans Road. 

(2) At Developer’s cost, the City will:  
(a) Complete all tie-ins for the proposed works to existing City infrastructure.  

c) Sanitary Sewer Works 
(1) At Developer’s cost, the Developer is required to:  

(a) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by 
City crews. 

(b) Inspect the existing sanitary service connection near the east property line of the site. If it meets 
current City standards, is in good condition and has capacity, the service connection can be reused. 
Else, replace the sanitary service connection via the Servicing Agreement. 

(2) At Developer’s cost, the City will:  
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 

d) Street Lighting 
(1) At the Developer’s cost, the Developer is required to review street lighting levels along the St. Albans 

Road frontage, and upgrade as required. PH - 28



e) Frontage Improvements 
(1) At the Developer’s cost, the development is required to:  

(a) From west to east behind the existing curb and gutter, provide new landscaped/treed boulevard 
(minimum 1.5 m wide) and a concrete sidewalk (minimum 2 m wide). 

f) General Items 
(1) At Developer’s cost, the Developer is required to:  

(a) Coordinate with BC Hydro, Telus and other private communication service providers: 
(i) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(ii) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(iii) To underground overhead service lines. 

(b) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed 
development and proposed undergrounding works, 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 SA design approval: 
• BC Hydro PMT – 4.0 x 5.0 m 
• BC Hydro LPT – 3.5 x 3.5 m 
• Street light kiosk – 1.5 x 1.5 m 
• Traffic signal kiosk – 2.0 x 1.5 m 
• Traffic signal UPS – 1.0 x 1.0 m 
• Shaw cable kiosk – 1.0 x 1.0 m 
• Telus FDH cabinet – 1.1 x 1.0 m 

(c) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-
removable structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by 
the City’s Engineering Department. 

(d) Enter into, if required, additional legal agreements, as determined through 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. 

15. Payment of all fees in full for the cost associated with the Public Hearing Notices, consistent with the City’s 
Consolidated Fees Bylaw No 8636, as amended. 

Prior to a Development Permit∗ being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Complete an acoustical and thermal report and recommendations prepared by an appropriate registered professional, 

which demonstrates that the interior noise levels and noise mitigation standards comply with the City’s Official 
Community Plan and Noise Bylaw requirements.  The standard required for air conditioning systems and their 
alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 “Thermal 
Environmental Conditions for Human Occupancy” standard and subsequent updates as they may occur. Maximum 
interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows: 
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Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

2. Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy 
Advisor which demonstrates how the proposed construction will meet or exceed the required BC Energy Step Code 
and/or Zero Carbon Code, in compliance with the City’s Official Community Plan and Building Regulation Bylaw 
No. 7230. 

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

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

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

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

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

 
Note: 

* This requires a separate application. 

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

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

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

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

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

 
 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10494 (RZ 21 ... 943417) 

7300 St. Albans Road 

Bylaw 10494 

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 "HIGH DENSITY TOWNHOUSES (RTHl)". 

P.I.D. 012-059-137 
North Half North Half Lot 20 Block "C" Section 16 Block North Range 6 West New 
W estrninster District Plan 1262 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 
10494". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR 

7359985 

OCT 1 0 2023 

CORPORATE OFFICER 

CITYOF 
RICHMOND 

APPROVED 

~ 
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Report to Committee 

 

 

To: Planning Committee Date: September 18, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 22-026766 

Re: Application by Hari Singh Gill for Rezoning at 3300 Granville Avenue from 
"Single Detached (RS1/E)" Zone to "Single Detached (RS2/B)" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10495, for the rezoning of 3300 
Granville Avenue from “Single Detached (RS1/E)” zone to “Single Detached (RS2/B)” zone, be 
introduced and given first reading. 

 
Wayne Craig 
Director, Development 
(604-247-4625) 

WC:le 
Att. 6 
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Affordable Housing  
 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Hari Singh Gill has applied to rezone the property at 3300 Granville Avenue from the “Single 
Detached (RS1/E)” zone to the “Single Detached (RS2/B)” zone to allow the property to be 
subdivided into two single-family lots (Attachment 1). Vehicle access is proposed to be from 
Granville Avenue. The proposed subdivision plan is shown in Attachment 2. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

This site is currently occupied by an existing single-family dwelling, which will be demolished 
prior to subdivision. The existing single-family dwelling is unoccupied and does not contain a 
secondary suite. 

Surrounding Development 

Development immediately surrounding the site is as follows: 

To the North: Across Granville Avenue, single detached houses zoned “Single Detached – Terra 
Nova (ZS2)”; and townhouses zoned “Town Housing – Granville Avenue (Terra 
Nova) and Dixon Avenue (Ash Street Sub Area) (ZT20)”. 

To the South:  Fronting onto Lockhart Road, single detached houses zoned “Single Detached 
(RS2/B)”. 

To the East: Along Granville Avenue, single detached houses zoned “Single Detached 
(RS1/B)” and “Single Detached (RS1/E)”. 

To the West: Along Granville Avenue, single detached houses zoned “Single Detached 
(RS1/B)” and “Single Detached (RS1/E)”; and zoned “Single Detached (RS1/K)” 
along Marrington Road. 

Related Policies & Studies 

Official Community Plan (OCP Designation) 

The Official Community Plan (OCP) land use designation for the subject property is 
“Neighbourhood Residential” (NRES). The proposed rezoning and subdivision application is 
consistent with this designation. 
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Lot Size Policy 5447 

The subject property falls within Single-Family Lot Size Policy 5447, which allows for the 
subdivision of the subject property consistent with the R1/B zone (Attachment 4). The rezoning 
and subdivision proposed in this application is consistent with this Lot Size Policy.  

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 and 
the City’s Zoning Bylaw 8500. 

Analysis 

Proposed Rezoning and Subdivision 

The applicant is proposing to rezone the subject site and subdivide into two single-family lots, 
each with a one bedroom secondary suite. This development proposal is consistent with the 
redevelopment along this block of Granville Avenue, including the adjacent properties. The 
proposed subdivision plan is shown in Attachment 2.   

Existing Legal Encumbrances 

There is an existing Statutory Right-of-Way (SRW) for the City in the rear yard for sanitary 
sewer services. The applicant has been advised that encroachment into the SRW is not permitted. 

Transportation and Site Access 

Vehicle access is proposed to be from Granville Avenue. The existing driveway will be removed 
and new driveways will be constructed through a Servicing Agreement as detailed in the Site 
Servicing and Frontage Improvements sub-section of this report. 
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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 11 bylaw-sized 
trees on the subject property, one tree on the neighbouring property to the west (3280 Granville 
Avenue) and four trees on City property. The report also references three under-sized trees on the 
subject site. 
The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the 
Arborist’s findings, with the following comments: 

• one bylaw-sized tree (tag #528) a 20.5 cm Korean Fir in good condition, located in the 
southwest corner of the site is to be retained and protected.  

• one bylaw-sized tree (tag #523) a 24 cm combined diameter Lion’s Head Japanese Maple 
in good condition, located adjacent to the south side of the existing house on-site is 
proposed to be retained and relocated to the north east corner of the proposed western 
subdivided lot. 

• an under-sized 16.5 cm Maidenhair tree (tag #267) on-site along the north property line is 
to be retained and protected. 

• one bylaw-sized tree (tag #524), a 28.5 cm European Beech is in good condition but is to 
be removed due to its location in the middle of the site and in conflict with the proposed 
development.  

• eight bylaw-sized trees (tag #268, 520, 521, 522, 525, 526, 527 and 530) located on the 
development site are in marginal to poor condition; either dying (sparse canopy foliage) 
or have been historically topped and as a result exhibit significant structural defects such 
as previous stem failure, narrow and weak secondary stem union at the main branch 
union (below previous topping cuts) and co-dominant stems with inclusions. These trees 
are not good candidates for retention and should be replaced.  

• one tree (tag #529) a 35.5 cm Western Red Cedar, located on the neighbouring property 
to the west (3280 Granville Avenue) is identified to be retained and protected. Provide 
tree protection as per City of Richmond Tree Protection Information Bulletin Tree-03. 

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

• two under-sized trees were also identified on-site: a 16.5 cm Orchard apple (tag #531) 
and an 11.5 cm Orchard apple (tag #532). Both of these under-sized trees (tags #531 and 
532) are in poor condition (cracks in stem and canker), fall within zones of heavy 
excavation, and are proposed to be removed.  

The City’s Parks department has reviewed the Arborist’s Report regarding trees on City property 
and supports the Arborist’s findings, with the following comments: 

• there are four trees on City property (tags #1-4). 

• one 9 cm Crab-apple tree (tag #1) on City property is in fair condition and in conflict 
with the new driveway location, removal recommended. 
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• one 15 cm Crab-apple tree (tag #2) on City property in fair condition, not in conflict with 
construction, is to be retained and protected. 

• one 27 cm combined diameter Cypress on City property (tag #3) is in poor condition and 
in conflict with the construction of the proposed sidewalk and driveway, removal 
recommended.  

• one 19 cm combined diameter Cypress on City property (tag #4) is in fair condition and 
in conflict with the construction of the new driveway, removal recommended.  

• the applicant is required to provide $3,000.00 in compensation for the removal of these 
City trees. 

Tree Replacement 
The applicant wishes to remove nine on-site bylaw-sized trees (tag #268, 520, 521, 522, 524, 
525, 526, 527 and 530). The 2:1 replacement ratio would require a total of 18 replacement trees. 
The applicant has agreed to plant five trees on each lot proposed; for a total of ten trees. The 
required replacement trees are to be of the following minimum sizes, based on the size of the 
trees being removed as per Tree Protection Bylaw No. 8057: 

No. of Replacement Trees Minimum Caliper of Deciduous 
Replacement Tree 

Minimum Height of Coniferous 
Replacement Tree 

10 8.0 cm 4.0 m 

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute 
$6,000.00 (8 x $750.00/tree) to the City’s Tree Compensation Fund in lieu of the remaining eight 
trees that cannot be accommodated on the subject property after redevelopment. 

Tree Protection 
One bylaw-sized on-site tree (tags #528) and one bylaw-sized tree (tag #529) on the 
neighbouring property to the west are to be retained and protected. One bylaw-sized on-site tree 
(tag #523) is to be retained and relocated on-site. One tree on City property (tag #2) is to be 
retained and protected. 
Tree Survival Security in the amount of $10,000.00 is required to secure the retention of one 
bylaw-sized tree located in the southwest corner of the site (tag # 528, a 20.5 cm Korean Fir) and 
to ensure the relocation of one bylaw-sized tree onsite (tag #523, a 24 cm Lion’s Head Japanese 
Maple) from its current location to the front yard of the proposed western lot. An additional Tree 
Survival Security in the amount of $5,000.00 is required to secure the retention of the City tree. 
The applicant has submitted a tree protection plan showing the trees to be retained and the 
measures taken to protect them during development stage (Attachment 5). For the bylaw-sized 
tree to be retained (#528) the new site grade change will need to be tapered to ensure tree 
survival. To ensure that the trees identified for retention are protected at development stage, the 
applicant is required to complete the following items: 

• Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a 
Certified Arborist for the supervision of all works conducted within or in close proximity 
to tree protection zones, including the relocation of Tree #523 on-site.  
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The contract must include the scope of work required, the number of proposed 
monitoring inspections at specified stages of construction, any special measures required 
to ensure tree protection and a provision for the arborist to submit a post-construction 
impact assessment to the City for review. 

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

Affordable Housing Strategy 

The City’s Affordable Housing Strategy for single-family rezoning applications requires a 
secondary suite or coach house on 100 per cent of new lots created through single-family 
rezoning and subdivision applications; a secondary suite or coach house on 50 per cent of new 
lots created and a cash-in-lieu contribution towards the City’s Affordable Housing Reserve Fund 
based on the total buildable area of the remaining lots; or a cash-in-lieu contribution based on the 
total buildable area of all lots where a secondary suite cannot be accommodated in the 
development. 
The applicant proposes to provide a minimum one-bedroom secondary suite, with a minimum 
size of 37 m² [400 ft²], on each of the two proposed subdivided lots. To ensure that a secondary 
suite is built on each lot 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 minimum one-bedroom, 
37 m² [400 ft²] secondary suite is constructed 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 final adoption of the rezoning bylaw.  

Site Servicing and Frontage Improvements 

At Subdivision stage, the developer is required to enter into a Servicing Agreement for the 
design and construction of engineering infrastructure and frontage improvements, as described in 
Attachment 6. Frontage improvements include, but are not limited to, the following: 

• Cut and cap and remove the existing water service connection fronting Granville Avenue; 
and complete all tie-ins for the proposed water works to existing City infrastructure; 

• Upgrade the existing Storm Sewer along the site’s Granville Avenue frontage service 
connections as needed; 

• Install new sanitary service connections and inspection chambers to new lots; 

• Existing driveways to be closed, and two new vehicle driveway accesses fronting 
Granville Avenue constructed; and, 

• Reinstate existing curb, 1.5 m wide landscaped boulevard and 1.5 m wide concrete 
sidewalk to match existing frontage improvements. 
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• Pay property taxes up to the current year, Development Cost Charges (City, Translink, 
and Metro Vancouver), School Site Acquisition Charge, Address Assignment Fees and 
any other fees or costs identified through the subdivision application process.  

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 3300 Granville Avenue from 
the “Single Detached (RS1/E)” zone to the “Single Detached (RS2/B)” zone to permit the 
property to be subdivided into two single-family lots, each with vehicle access from Granville 
Avenue. 
This rezoning application complies with the land use designations 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). 
 
It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10495 be introduced 
and given first reading. 

 
Laurel Eyton 
Planning Technician 
(604-276-4262) 

LE:he 
 
Att. 1: Location Map 

2: Conceptual Development Plans 
3: Development Application Data Sheet 
4: Lot Size Policy 5447 
5: Tree Management Plan 
6: Rezoning Considerations  
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Development Application Data Sheet 
Development Applications Department 

 
RZ 22-026766 Attachment 3 

Address: 3300 Granville Avenue 

Applicant: Hari Singh Gill 

Planning Area(s): Seafair 
   

 Existing Proposed 
Owner: Hari Singh Gill To Be Determined 

Site Size (m2): 1156 m² Lot 1: 579.1 m² 
Lot 2: 579.2 m² 

Land Uses: Single Family Residential Single Family Residential 
OCP Designation: Neighbourhood Residential Neighbourhood Residential 

702 Policy Designation: Policy 5447 Policy 5447 

Zoning: RS1/E RS2/B 
 

On Future 
Subdivided Lots Bylaw Requirement Proposed Variance 

Floor Area Ratio: 

Max. 0.55 for lot 
area up to 464.5 m2 

plus 0.3 for area in 
excess of 464.5 m2 

Max. 0.55 for lot 
area up to 464.5 m2 

plus 0.3 for area in 
excess of 464.5 m2 

none permitted 

Lot Coverage (% of lot area): 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Live landscaping:  

Min. 25% 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Live landscaping:  

Min. 25% 

none 

Lot Size: Min. 360.0 m² Lot 1: 579.1 m² 
Lot 2: 579.2 m² none 

Lot Dimensions (m): Width: Min. 12.0 m 
Depth: Min. 24.0 m 

Width: 12.2 m 
Depth: 47.5 m none 

Setbacks (m): 

Front: Min. 6.0 m 
Rear: Greater of 6.0 m or 

20% of total lot depth 
Side: Min. 1.2 m 

Front: Min. 6.0 m 
Rear: Min. 9.5 m 
Side: Min. 1.2 m 

none 

Height (m): Max. 2.5 storeys Max. 2.5 storeys none 

Off-street Parking Spaces – Total: Min. 2 Min. 2 none 

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance 
review at Building Permit stage. 
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� Subdivision permitted as per Rl/B with the following provisions: 

8«ffi) 1. Between 3620 and 3780 Granville Avenue Rl/C. 

2. Between 7151 and 7031 Marrington Road Rl/K.

Policy 5447 
Section 15-4-7 

Adopted Date: 09/16/91 

Amended Date: 10/20/03 

Note: Dimeniiions arc in METRES 

Attachment 4
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Initial: _______  

Rezoning Considerations 
Development Applications Department 

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

Address: 3300 Granville Avenue File No.: RZ 22-026766 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10495, the developer is 
required to complete the following: 
1. Submission of a Landscape Security in the amount of $7500.00 ($750/tree) to ensure that a total of five replacement

trees are planted and maintained on each lot proposed (for a total of ten trees); minimum 8.0 cm deciduous caliper or
4.0 m high conifers). NOTE: minimum replacement size to be as per Tree Protection Bylaw No. 8057 Schedule
A – 3.0 Replacement Trees.

2. City acceptance of the developer’s offer to voluntarily contribute $6,000.00 to the City’s Tree Compensation Fund for
the planting of eight replacement trees within the City.

3. City acceptance of the developer’s offer to voluntarily contribute $3,000.00 to the City’s Tree Compensation Fund for
the replacement of the three trees being removed on City property.

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, and during the process of tree relocation
for the tree to be relocated on-site (#523).  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 $10,000.00 for one bylaw-sized tree to be retained
in the rear (#528) and one bylaw-sized tree to be relocated on-site (#523).

6. Submission of a Tree Survival Security to the City in the amount of $5,000.00 for the City tree (#2) to be retained on
City property.

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

minimum one-bedroom secondary suite of minimum size 37 m² [400 ft²] is constructed on both of the two future lots,
to the satisfaction of the City in accordance with the BC Building Code and the City’s Zoning Bylaw.

9. Payment of all fees in full for the cost associated with the Public Hearing Notices, consistent with the City’s
Consolidated Fees Bylaw No 8636, as amended.

Prior to Demolition 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.

At Subdivision* stage, the developer must complete the following requirements: 
1. Payment of the current year’s property taxes, Development Cost Charges, School Site Acquisition Charge, Address

Assignment Fees, and the costs associated with the completion of the design and construction of engineering
infrastructure and frontage improvements.

2. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements. A
Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be
required as part of entering into the Servicing Agreement. Works include, but may not be limited to:

Water Works:

a) Using the OCP Model, there is 295.0 L/s of water available at a 20 psi residual at the Granville Ave frontage.
Based on your proposed development, your site requires a minimum fire flow of 95.0 L/s.

Attachment 6
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b) At Developer’s cost, the Developer is required to: 
i) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 

calculations to confirm 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.  

ii) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City spacing 
requirements for the proposed land use. 

iii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter box 
(from the City of Richmond supplementary specifications) + any appurtenances (for example, the bypass on 
W2n-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the servicing agreement 
process. 

iv) Install two new water service connections, each c/w water meter and water meter box as per City 
specifications. Each service connection shall service one proposed lot. The new service connection c/w water 
meter and water meter box shall avoid being installed in proposed driveways. 
 

c) At Developer’s cost, the City will: 
i) Cut and cap and remove existing water service connection fronting Granville Ave.  
ii) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
Storm Sewer Works: 

d) At Developer’s cost, the Developer is required to: 
i) 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. 
ii) Upgrade the existing 300 mm Storm Sewer along the proposed site’s Granville Ave frontage to 600 mm. The 

upgrade shall proceed from a new storm manhole installed in front of West PL of 3300 Granville Ave to 
STMH206 with approximate length of 23.5 m.  

iii) Confirm the condition and size of the existing storm service lead connection at the Northeast corner of 3300 
Granville Ave. If not adequate, cut and cap the existing storm service lead connection and install a new storm 
sewer service connection, complete with an inspection chamber as per City specifications to East proposed 
lot. The new service connection c/w inspection chamber shall avoid being installed in proposed driveways. 

iv) Confirm the condition and size of the existing storm service lead connection at the Northwest corner of 3300 
Granville Ave. If not adequate, cut and cap the existing storm service lead connection and install a new storm 
sewer service connection, complete with an inspection chamber as per City specifications to West proposed 
lot. The new service connection c/w inspection chamber shall avoid being installed in proposed driveways. 
 

e) At Developer’s cost, the City will: 
i) Cut and cap and remove the existing dual service connection at the North PL of 3300 Granville Ave.  
ii) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
Sanitary Sewer Works: 

 
f) At Developer’s cost, the Developer is required to: 

i) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by City 
crews. 

ii) Confirm the condition and size of the existing sanitary service lead connection at the Southwest corner of 
3300 Granville Ave. If not adequate, cut and cap the existing sanitary service lead connection and install a 
new sanitary service connection, c/w an inspection chamber as per City specifications to service the proposed 
western lot.  

iii) Install one new sanitary service connection, each c/w an inspection chamber as per City specifications to 
service the proposed eastern lot.  

 
g) At Developer’s cost, the City will: 

i) Complete all tie-ins for the proposed works to existing City infrastructure. PH - 47



 
Street Lighting: 
 

h) At Developer’s cost, the Developer is required to: 
i) Review street lighting levels along all road and lane frontages, and upgrade as required. 

 
General Items: 

 
i) At Developer’s cost, the Developer is required to: 

i) Complete other frontage improvements as per Transportation requirements listed below. 
ii) Coordinate with BC Hydro, Telus and other private communication service providers: 

(1) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(3) To underground overhead service lines. 

iii) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City’s 
Engineering Department. 

iv) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the 
adjacent development(s), both existing and in-stream. The developer’s civil engineer shall submit a signed 
and sealed letter with each servicing agreement submission confirming that they have coordinated with civil 
engineer(s) of the adjacent project(s) and that the servicing agreement designs are consistent. The City will 
not accept the 1st submission if it is not coordinated with the adjacent developments. The coordination letter 
should cover, but not be limited to, the following: 

(a) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and private 
utilities. 

(b) Pipe sizes, material and slopes. 
(c) Location of manholes and fire hydrants. 
(d) Road grades, high points and low points. 
(e) Alignment of ultimate and interim curbs. 
(f) Proposed street lights design. 

v) 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. 
 

 
Driveway closure / construction: 

j) The existing driveway along the Granville Avenue frontage to be removed and reinstated with barrier curb, 
boulevard per frontage improvement requirements.   

k) Two new vehicle driveway accesses fronting Granville Avenue shall be constructed to meet the requirements of 
the City’s Engineering Design Specifications for a single family residential driveway fronting a local road: 

i) Driveway shall be 4.0 m wide at the property line 
ii) Minimum 1.0 m distance (flare to flare) must be maintained between two adjacent driveways. 

 
Frontage improvements: 

l)  Reinstate existing curb, 1.5 m wide landscaped boulevard and 1.5 m wide concrete sidewalk to match existing. 
Scope of this work may be adjusted during the Servicing Agreement design to facilitate tree retention 
requirements.  

m) Engineering to confirm requirements for existing hydro pole and street light.  
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Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department.  Management 

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

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

 
 

Note: 

* This requires a separate application. 

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

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

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

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

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

 
 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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. City of 
. Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10495 (RZ 22-026766) 

3300 Granville Avenue 

Bylaw 10495 

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

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

P.I.D. 009-914-251 
Lot 14 Section 15 Block 4 North Range 7 West New Westminster District Plan 14012 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 
10495". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR 

7358251 

OCT 1 O 2023 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

~ 
APPROVED 
by Director 
or Solicitor 

d,/ 
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City of 
Richmond 

To: Mayor and Councillors 

From: Wayne Craig 
Director, Development 

Lloyd Bie, P.Eng. 
Director, Transportation 

Memorandum 
Planning and Development Division 

Date: November 8, 2023 

File: RZ 21-939470 

Re: Vehicle Access at 5471, 5491/5493, 5531, 5551, 5571, 5591, 5595 and 
5611/5613 Steveston Highway 

Background 

The rezoning application to permit the development of30 townhouse units at the above-noted subject site 
was presented to Council on October 10, 2023. At the meeting, comments related to right-in/right-out 
driveway access and the centre median on Steveston Highway were raised. The purpose of this memorandum 
is to provide Mayor and Councillors with information related to these questions and comments. 

Centre Median on Steveston Highway 

There is a painted centre median on Steveston Highway with left-turn and merge bays at Lassam Road and 
Kingfisher Drive. This traffic configuration supp01is left-turn movements between Lassam Road, Kingfisher 
Drive and Steveston Highway. Unlike a centre two-way left-turn lane (e.g. Williams Road) where left turns 
onto the atierial road must clear the centre lane, the configuration on Steveston Highway permits traffic from 
Lassam Road and Kingfisher Drive to utilize the merge lane to turn onto Steveston Highway. 

There are no plans to remove the painted centre mediat1 and merge bays on Steveston Highway. With higher 
traffic volumes on Steveston Highway, maintaining the merge bays improves safety and traffic flow at local 
road intersections. The feasibility of additional turn/merge bays to service the development was reviewed and 
there is insufficient space between the existing merge lanes to accommodate this. 

Right-In/Right-Out Driveway 

Turn restrictions are proposed for the subject site to comply with the Motor Vehicle Act as there is a painted 
centre median on Steveston Highway in front of the subject site and turning over a roadway median is not 
permitted under the Provincial legislation. Additionally, due to high traffic volumes along Steveston 
Highway, turn restrictions improve safety and operational performance of the access. 

The driveway access design includes a traffic divider median and signage to enforce right-in-right-out access. 
Additional measures to improve right-in-right-out restrictions by altering the roadway painted median to 
include delineators that physically impede left turn movements or additional paint markings, can be reviewed 
and implemented through the required Servicing Agreement process. 

7421697 PH - 51



November 8, 2023 - 2 -

Should you have any questions regarding this information, please contact any of the undersigned. 

+~ 
Wayne Craig 
Director, Development 
(604-247-4625) 

WC:el 

pc: SMT 

(1(/ tic fc C 

Lloyd Bie, P.Eng. 
Director, Transportation 
(604-276-4131) 

Suzanne Smith, Program Manager, Development 
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Report to Committee 

 

 

To: Planning Committee Date: September 18, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 21-939470 

Re: Application by Interface Architecture Inc. for Rezoning at 5471, 5491/5493, 5531, 
5551, 5571, 5591, 5595, 5611/5613 Steveston Highway from “Single Detached 
(RS1/B)” Zone, “Single Detached (RS1/E)” Zone and “Two-Unit Dwellings (RD1)” 
Zone to “Medium Density Townhouses (RTM2)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10496, for the rezoning of 5471, 
5491/5493, 5531, 5551, 5571, 5591, 5595, 5611/5613 Steveston Highway from “Single 
Detached (RS1/B)” zone, “Single Detached (RS1/E)” zone and “Two-Unit Dwellings (RD1)” 
zone to the “Medium Density Townhouses (RTM2)” zone, be introduced and given first reading. 

 
Wayne Craig 
Director, Development 
(604-247-4625) 

WC:el 
Att. 7 
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Affordable Housing  
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Staff Report 

Origin 

Interface Architecture Inc., on behalf of Steveston Townhouse Ventures Inc. (Incorporation 
number: BC1293948; Director: Barry Cavanaugh & Robert Arthur Barker), has applied to the 
City of Richmond for permission to rezone 5471, 5491/5493, 5531, 5551, 5571, 5591, 5595, 
5611/5613 Steveston Highway (Attachment 1) from “Single Detached (RS1/B)” zone, “Single 
Detached (RS1/E)” zone and “Two-Unit Dwellings (RD1)” zone to the “Medium Density 
Townhouses (RTM2)” zone in order to permit the development of 30 townhouse units with 
seven secondary suites and a right-in/right-out vehicle access from Steveston Highway.   

Project Description 

The eight properties (ten units) under this application have a total combined frontage of 
approximately 151 m along Steveston Highway and a 22 m frontage along Lassam Road; these 
properties will be required to be consolidated into one development parcel prior to final adoption 
of the rezoning bylaw.  The proposed density is 0.65 floor area ratio (FAR).  The site layout 
includes 12 two-storey units and 18 three-storey units in ten townhouse clusters.  Seven 
secondary suites and five accessible units are included in this proposal.  Vehicle access is 
provided by a single right-in/right-out driveway access to Steveston Highway.  A preliminary 
site plan, building elevations and landscape plan are contained in Attachment 2.  

A Servicing Agreement will be required for the design and construction of frontage 
beautification works and service connections. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

The subject site currently contains six single-family homes and four duplex units.  The applicant 
advised that there are no secondary suites in the homes and that all ten homes are currently 
tenanted.  The developer advised that they have made these homes available to tenants at half the 
market rates with the clear understanding from all tenants that these are short term rentals within 
a development site and the homes will be demolished and legal notice to end tenancies in 
keeping with the Residential Tenancy Act will be issued.   

Surrounding Development 

Existing development immediately surrounding the subject site is as follows: 

To the North: Existing single-family dwellings on lots zoned “Single Detached (RS1/B)”.   

To the South:  Across Steveston Highway, existing single-family dwellings on lots zoned “Single 
Detached (RS1/D)” and “Single Detached (RS1/E)”. 
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To the East: Across Lassam Road, existing single-family dwellings on lots zoned “Single 
Detached (RS1/B)”.   

To the West:   A recently constructed 28-unit townhouse complex on a lot zoned “Medium 
Density Townhouses (RTM2)”. 

Related Policies & Studies 

Official Community Plan/Steveston Area Plan 

The 2041 Official Community Plan (OCP) Land Use Map designation for the subject site is 
“Neighbourhood Residential”.  The Steveston Area Land Use Map designation for the subject 
site is “Multiple-Family”.  This redevelopment proposal for 30 townhouses is consistent with 
these designations. 

Arterial Road Land Use Policy 

The Arterial Road Land Use Policy in the City’s 2041 OCP (Bylaw 9000), directs appropriate 
townhouse development onto certain arterial roads outside the City Centre.  The subject site is 
identified for “Arterial Road Townhouse” on the Arterial Road Housing Development Map and 
the proposal is in compliance with the Townhouse Development Requirements under the Arterial 
Road Policy.   

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 and 
the City’s Zoning Bylaw 8500. 

Analysis 

Built Form and Architectural Character 

The applicant proposes to consolidate the eight properties into one development parcel, with a 
total net site area of 6,214 m2.  The proposal consists of 30 townhouses, in a mix of two-storey 
and three-storey townhouse units in 10 clusters.  
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The layout of the townhouse units is oriented around a single driveway providing access to the 
site from Steveston Highway and an east-west internal manoeuvring aisle providing access to the 
unit garages.  A two-storey indoor amenity building is proposed at the southwest corner of the 
site.   

Two outdoor amenity areas are proposed: one will be situated in a central open courtyard at the 
rear (north) of the site, opposite to the entry driveway; the other one will be located along the 
site’s Lassam Road frontage, adjacent to the proposed indoor amenity building. 

All three-storey units are proposed along Steveston Highway; a minimum 7.5 m interior side 
yard setback is provided to the third floor of these buildings to minimize potential privacy 
concerns with the townhouse development to the east.  Two-storey duplexes are proposed along 
the rear (north) lot lines to serve as a transition to the single-family homes to the north.  The 
proposed building forms, heights and setbacks are in compliance with the design guidelines for 
arterial road townhouse developments.   

Consistent with the parking requirements in Richmond Zoning Bylaw 8500, a total of 60 resident 
vehicle parking spaces are proposed, of which 14 spaces (23 per cent) are proposed in a tandem 
arrangement.  Prior to rezoning approval, a restrictive covenant preventing the conversion of 
tandem parking area into storage or habitable space is required to be registered on Title.  Also 
consistent with the parking requirements, a total of six visitor parking spaces are proposed on-
site, two of which will be accessible visitor parking spaces.  In addition, a total of 39 resident 
(Class 1) bicycle parking spaces and six visitor (Class 2) bicycle parking spaces are proposed, 
which comply with the requirements under the Zoning Bylaw 8500. 

Density Proposed 

The Arterial Road Land Use Policy specifies a typical density of 0.60 FAR (Floor Area Ratio) 
for townhouse developments along arterial roads, subject to the applicant providing a cash-in-
lieu contribution to the City’s Affordable Housing Reserve Fund prior to Council approval of 
any rezoning application. 

This policy further provides for the consideration of additional density for townhouse 
development, including: 

• corner lot developments with frontage improvements on two or more streets where 
significant road dedication is required (provided that the density bonus is used solely to 
balance the loss of land for road dedication); 

• land assembly with more than 100 m frontage on a major arterial road;  

• developments abutting a park or other non-residential land use where affordable housing 
is provided on-site;  

• additional community benefits are provided (not including affordable housing 
contributions); and/or 

• Low End Market Rental housing units are provided.  
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The applicant is proposing medium density townhouses with a maximum density of 0.65 FAR.  
Staff support the proposed density based on the applicant’s commitment to include the following 
features in this townhouse development: 

• Larger site assembly: 
o The subject site has more than 100 m frontage (i.e., 151 m) on a major arterial 

road (i.e., Steveston Highway).  

• Installation of solar photovoltaic (PV) panels: 
o The developer is proposing to install four 450W solar panels per unit.  The size 

and placement of the solar panels will be reviewed in detail through Development 
Permit and overall architectural design. 

o These solar panels would produce around 2,082 kWh per year or approximately 
31 per cent of the power an average townhouse in British Columbia use.  This 
would mean a saving of approximately $300.00 per year per unit.  

• Five accessible units: 
o These units will be designed based on City’s Convertible Unit Checklist and 

Aging-in-Place features, with a stair lift installed.  
o Applicable Basic Universal Housing unit features will also be included in the 

accessible unit design. 
o Detailed design of the accessible units is presented in Attachment 4.   

• Seven one-bedroom secondary suites: 
o These suites will be contained in the end units along Steveston Highway 

(Attachment 2) and will not be stratified. 
o The size of the secondary suite ranges from approximately 27 m2 (295 ft2) to      

34 m2 (366 ft2). 
o Each secondary suite contains an open living/dining/kitchen area, a bedroom and 

a bathroom.   
o No additional residential parking spaces will be assigned to the secondary suites 

since a side-by-side double car garage is proposed to be included in each of the 
townhouse units containing a secondary suite, consistent with the parking 
requirements of Zoning Bylaw 8500.  

All of these features will be secured through restrictive covenants, which will be registered on 
Title prior to final adoption of the rezoning bylaw.   

Residual Site - 10880 Lassam Road 

The proposed site assembly will leave a residual development site to the northwest at 10880 
Lassam Road.  This internal lot facing and addressed off a local road is identified for townhouse 
development under the Arterial Road Policy since it is located within 35 m from Steveston 
Highway.   
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The developer has made multiple attempts to explore the opportunity to include 10880 Lassam 
Road into the proposed townhouse development; however, the acquisition attempt was not 
successful (Attachment 5).  To proceed with the subject development proposal, the developer has 
agreed to provide the following in support of the future redevelopment of the property: 

• Vehicle access from the subject site to future multiple-family residential development on 
10880 Lassam Road; a Public Rights-of-Passage (PROP) Statutory Right-of-Way (SRW) 
over the entire internal drive aisle on the subject site to allow use of the driveway will be 
registered on Title of the subject site as a condition of rezoning to secure this 
arrangement; and 

• Shared use of garbage/recycling collection facilities on-site with future multiple-family 
residential development on 10880 Lassam Road.  A cross-access easement and agreement 
will be registered on Title of the subject site as a condition of rezoning to secure this 
arrangement. 

The proposed development will not restrict redevelopment of the adjacent site at 10880 Lassam 
Road.  The applicant has provided a preliminary concept (on file) for 10880 Lassam Road to 
demonstrate that it could be redeveloped into a multiple-family residential development in 
keeping with the site’s OCP designation in the future.   

Transportation and Site Access 

An existing Statutory Right-of-Way (SRW EPP92792) is registered over the drive aisle of the 
neighbouring townhouse development to the east at 5651 Steveston Highway, which may be 
utilized to provide vehicular access to the subject site.  However, based on the scale of the 
subject development and its 151 m frontage along Steveston Highway, a separate vehicular 
access from Steveston Highway is proposed.  The Transportation Department has reviewed and 
supported the proposed driveway, but this access will be restricted to right-in/right-out traffic 
movements. 

As mentioned above, a SRW over the entire internal drive aisle on the subject site will be 
registered on Title to provide future access to 10880 Lassam Road.  This SRW, as requested by 
the Fire Department, will also be required to provide emergency access to the neighbouring 
townhouse development to the east at 5651 Steveston Highway.  The drive aisles of the two sites 
must be connected and kept open at all times.  The Fire Department is willing to accept alternate 
arrangements (i.e., bollards on either side of the cross access with a chain across) should 
residents of the two developments have concerns over the drive aisle being kept open at all 
times.  Detailed design will be reviewed at Development Permit stage. 

Prior to final adoption of the rezoning bylaw, the developer is required to dedicate a 4.0 m x    
4.0 m corner cut at the subject site’s southwest corner, design and construct the frontage 
improvement works on both site’s frontages and construct a concrete bus pad with electrical  
pre-ducting conduits at the Steveston Highway/Kingfisher Drive westbound bus stop (see 
Attachment 6 for details). 
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Site Servicing and Frontage Improvements 

Prior to final adoption of the rezoning bylaw, the applicant is required to enter into the City's 
standard Servicing Agreement to design and construct frontage beautification works, a concrete 
bus pad and service connections (Attachment 6).  All works are at the client's sole cost (i.e., no 
credits apply).  The developer is also required to pay Development Cost Charges (DCC's) (City 
& GVS & DD), School Site Acquisition Charge and Address Assignment Fee.   

Existing Legal Encumbrances 

There are existing 3.0 m wide utility Right-of-Ways (ROWs) generally along the north property 
line of the subject site for existing sanitary main and connections.  The developer is aware that 
no construction is permitted in these areas. 

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 46 bylaw-sized 
trees on the subject property, four trees on neighbouring properties and one street tree on City 
property. 

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

• Two trees, a 22 cm cal Blue Spruce tree (tag# 267) and a 44 cm cal Noble Fir (tag# 295), 
located on-site, are identified in good condition and are to be retained and protected.  A 
Tree Survival Security of $15,000.00 will be required for the two trees. 

• Two trees, a multi-branched Coral Barked Maple tree (tag# 265; 6, 6 & 8 cm cal) and a 
multi-branched Japanese Maple tree (tag# 992; 6, 7 & 8 cm cal), located on-site, are 
identified in good condition and are good candidates for relocation to the central amenity 
area.   

• 42 trees (tag# 251-264, 266, 268-275, 293-294, 296, 983, 986-991, 993-1000 and S1) 
located on-site are either dead, dying (sparse canopy foliage), have been previously 
topped or exhibit structural defects such as cavities at the main branch union and co-
dominant stems with inclusions. As a result, these trees are not good candidates for 
retention and should be replaced. Replacement trees should be specified at 2:1 ratio as 
per the OCP. 

• Four trees (tag# S2, S3, 984 and 985) located on neighbouring property are to be 
protected as per Arborist report recommendations. 

• Three hedgerows located at the City boulevard in front of 5571, 5591 and 5611 Steveston 
Highway, will be in conflict with required frontage improvement works and are 
recommended for removal; no compensation required. 

• A 22 cm cal Katsura Tree (tag# S4) located at the City boulevard along Lassam Road, 
was dead and was removed by Parks staff in 2021.  
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Tree Replacement 

The applicant wishes to remove 41 bylaw-sized on-site trees; the 2:1 replacement ratio would 
require 82 replacement trees.  In addition, the applicant wishes to remove one significant tree  
on- site (tag #1000), the 3:1 replacement ratio would require an additional three replacement 
trees.  Therefore, the total number of replacement trees required for the proposed removal of 42 
trees on-site is 85 trees.   

According to the Preliminary Landscape Plan provided by the applicant (Attachment 2), the 
applicant proposes to plant 60 new trees on-site.  The size and species of replacement trees will 
be reviewed in detail through Development Permit and overall landscape design.  The applicant 
has agreed to provide a voluntary contribution of $18,750.00 ($750.00/tree) to the City’s Tree 
Compensation Fund in-lieu of planting the remaining 25 replacement trees, should they not be 
accommodated on-site. 

Tree Protection and Relocation 

The applicant has committed to relocate two trees on-site to the proposed outdoor amenity area.  
As a condition to rezoning, a proof of a contract with a company specializing in tree relocation to 
undertake the transplant of the two trees and a Tree Survival Security to the City in the amount 
of $10,000.00 will be required.  Following construction and all required Building Permit 
Inspections, an acceptable post-construction impact assessment report must be submitted to 
confirm the tree has survived.  The City will then release 50 per cent of the security; and the 
remaining 50 per cent of the security will be released one year later, subject to inspection and 
survival of the tree. 

The applicant has also committed to retain and protect two other trees on-site and four trees 
located on adjacent properties.  The applicant has submitted a Tree Management Plan showing 
the trees to be retained and the measures taken to protect them during development stage 
(Attachment 7). To ensure that the trees identified for retention are protected at development 
stage, the applicant is required to complete the following items: 

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

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

The conceptual development plans include 90 m2 (970 ft2) of indoor amenity, which would meet 
the minimum requirements in the OCP.  The proposed indoor amenity includes two multi-
purpose rooms, a kitchenette and accessible washrooms.  

Two outdoor amenity areas are proposed on-site.  Based on the preliminary design, the size of 
the proposed outdoor amenity space complies with the Official Community Plan (OCP) 
requirements of 6 m² per unit.  Staff will work with the applicant at the Development Permit 
stage to ensure the configuration and design of the outdoor amenity space meets the 
Development Permit Guidelines in the OCP.  

Impacts of Traffic Noise 

To protect the future dwelling units at the subject site from potential noise impacts generated by 
traffic on Steveston Highway, a restrictive covenant is required to be registered on Title prior to 
final adoption of the rezoning bylaw to ensure that noise attenuation is required to be 
incorporated into dwelling unit design and construction. 

Prior to a Development Permit application being considered by the Development Permit Panel, 
the applicant is required to submit an acoustical and thermal report and recommendations, 
prepared by a registered professional, to comply with the requirements of the restrictive 
covenant. 

Energy Efficiency  

The developer has committed to design the subject development to meet the City’s Step Code 
requirements.  A commitment letter has been submitted (on file) to confirm that the proposed 
development will be designed to achieve Step 3 (with low carbon energy plant), which meets the 
current Step Code requirements.     

Housing Type and Tenure 

The proposed development is a market townhouse development.  Consistent with OCP policy 
respecting townhouse and multiple-family housing development projects and in order to 
maximize potential rental and housing opportunities throughout the City, the applicant has 
agreed to register a restrictive covenant on Title prior to rezoning bylaw adoption, prohibiting (a) 
the imposition of any strata bylaw that would prohibit any residential dwelling unit from being 
rented; and (b) the imposition of any strata bylaw that would place age-based restrictions on 
occupants of any residential dwelling unit. 

Affordable Housing Strategy 

The City’s Affordable Housing Strategy requires that all townhouse rezoning applications 
provide a cash-in-lieu contribution to the Affordable Housing Reserve Fund.   
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Consistent with the Strategy, the applicant proposes to submit a cash-in-lieu contribution to the 
Affordable Housing Reserve fund in the amount of $12.00 per buildable square foot (for sites 
outside of City Centre) for a total contribution of $521,718.13 prior to final adoption of the 
rezoning bylaw. The applicant is also voluntarily providing seven secondary suites within the 
development.  

Market Rental Housing Policy 

The City’s Market Rental Housing Policy requires that all townhouse rezoning applications 
provide a cash-in-lieu contribution to the Affordable Housing Reserve Fund.  Consistent with the 
Strategy, the applicant proposes to submit a cash-in-lieu contribution to the Affordable Housing 
Reserve fund in the amount of $2.65 per buildable square foot for a total contribution of 
$115,212.75 prior to final adoption of the rezoning bylaw.  

Public Art 

In response to the City’s Public Art Program (Policy 8703), the applicant will provide a 
voluntary contribution at a rate of $0.99 per buildable square foot (2023 rate) to the City’s Public 
Art Reserve fund; for a total contribution in the amount of $43,041.75. 

Variance Requested 

The proposed development is generally in compliance with the “Medium Density Townhouses 
(RTM2)” zone other than the variances noted below:  

1. Reduction of the minimum front yard setback from 6.0 m to 4.5 m.   

o Staff support the requested variance as the Arterial Road Guidelines for 
Townhouses in the OCP support reduced front yard setback where a 6.0 rear yard 
setback is provided, on condition that there is an appropriate interface with 
neighbouring properties.   

2. Reduction of the minimum exterior side yard setback from 6.0 m to 4.5 m. 

o Staff support the requested variance to facilitate the retention and protection of a 
44 cm cal Noble Fir tree (tag# 295) and to accommodate a two-storey indoor 
amenity building proposed at the southwest corner of the site, adjacent to the 
secondary outdoor amenity space around the protected tree.  

These variances will be reviewed in the context of the overall detailed design of the project; 
including architectural form, site design and landscaping at the Development Permit stage.    

Development Permit 

A Development Permit processed to a satisfactory level is a requirement of rezoning approval.  
Through the Development Permit, the following issues are to be further examined: 

• Compliance with Development Permit Guidelines for multiple-family projects in the 
2041 Official Community Plan (OCP). 
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• Refinement of the proposed site grading to ensure survival of all proposed protected trees 
and appropriate transition between the proposed development to the public sidewalk 
along the site’s frontages and to the adjacent existing developments.  

• Refinement of site layout to maximize planting areas along internal drive aisles and to 
better define private vs. semi-private spaces on-site. 

• Refinement of the proposed building form to achieve sufficient variety in design to create 
a cohesive yet interesting streetscape along Steveston Highway and to reduce visual 
massing of the three-storey units along Steveston Highway.  

• Refinement of landscape design to optimize replacement tree planting on-site, to 
maximize permeable surface areas and to better articulate hard surface treatments on-site. 

• Review of size and species of on-site replacement trees to ensure bylaw compliance and 
to achieve an acceptable mix of conifer and deciduous trees on-site. 

• Refinement of the outdoor amenity area design, including the choice of play equipment, 
to create a safe and vibrant environment for children’s play and social interaction.  

• Review of the sustainability strategy for the development proposal.  

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

Financial Impact or Economic Impact 

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

Conclusion 

The proposed 30-unit townhouse development is generally consistent with the Official 
Community Plan (OCP) and the Arterial Road Policy in the OCP.  Further review of the project 
design is required to ensure a high-quality project and design consistent with the existing 
neighbourhood context and this will be completed as part of the Development Permit application 
review process.  The list of rezoning considerations is included in Attachment 6, which has been 
agreed to by the applicants (signed concurrence on file).  On this basis, staff recommend support 
of the application.  

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10496 be introduced 
and given First Reading. 

 
Edwin Lee 
Planner 2 
(604-276-4121) 
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EL:he 
 
Att. 1: Location Map 

2: Conceptual Development Plans 
3: Development Application Data Sheet 
4: Preliminary Accessible Unit Design 
5: Proof of Acquisition Attempts 
6: Rezoning Considerations 
7: Tree Management Plan 
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Development Application Data Sheet 
Development Applications Department

RZ 21-939470 Attachment 3 

Address: 5471, 5491/5493, 5531, 5551, 5571, 5591, 5595, 5611/5613 Steveston Highway 

Applicant: Interface Architecture Inc. 

Planning Area(s): Steveston (Schedule 2.4) 

Existing Proposed 

Owner: Steveston Townhouse Ventures Inc. No Change 

Site Size (m2): 6,222 m2 6,214 m2 

Land Uses: Single-Family/Duplex Multiple-Family Residential 

OCP Designation: Low-Density Residential No Change 

Area Plan Designation: Multiple-Family No Change 

702 Policy Designation: N/A No Change 

Zoning: Single Detached (RS1/B), Single Detached 
(RS1/E), Two-Unit Dwellings (RD1) 

Medium Density 
Townhouses (RTM2) 

Number of Units: 9 30 

Other Designations: N/A No Change 

On Future 
Subdivided Lots Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max. 0.65 0.65 Max. none permitted 

Lot Coverage – Building: Max. 40% 40% Max. none 
Lot Coverage – Non-porous 
Surfaces: Max. 65% 65% Max. none 

Lot Coverage – Landscaping: Min. 25% 25% Min. none 
Setback – Front Yard – Steveston 
Hwy. (m): Min. 6.0 m 4.5 m Min. Variance 

Requested 
Setback – Exterior (West) Side 
Yard (m): Min. 6.0 m 4.5 m Min. Variance 

Requested 
Setback – Interior (East) Side 
Yard (m): Min. 3.0 m 3.0 m Min. none 

Setback – Rear Yard  (north) (m): Min. 3.0 m 6.0 m Min. none 

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

Lot Width: Min. 50.0 m 151 m none 

Lot Depth: Min. 35.0 m 45.8 m none 
Off-street Parking Spaces – 
Regular (R) / Visitor (V): 2 (R) and 0.2 (V) per unit 2 (R) and 0.2 (V) none 

PH - 80



On Future 
Subdivided Lots Bylaw Requirement Proposed Variance 

Off-street Parking Spaces – Total: 60 (R) and 6 (V) 60 (R) and 6 (V) none 

Tandem Parking Spaces: 

Max. 50% of proposed 
residential spaces in 

enclosed garages  
(60 x Max. 50% = 30) 

14 none 

Small Car Parking Spaces 

Max. 50% when 31 or 
more spaces are 
provided on-site  

(66 x Max. 50% = 33) 

23 none 

Handicap Parking Spaces: 
Min. 2% when 11 or more 

spaces are required 
(66 x 2% = 2 spaces) 

2 none 

Bicycle Parking Spaces – Class 1 
/ Class 2: 

1.25 (Class 1) and  
0.2 (Class 2) per unit 

1.3 (Class 1) and  
0.2 (Class 2) per unit none 

Off-street Parking Spaces – Total: 38 (Class 1) and  
6 (Class 2) 

39 (Class 1) and  
6 (Class 2) none 

Amenity Space – Indoor: Min. 70 m² or Cash-in-
lieu 95 m² none 

Amenity Space – Outdoor: Min. 6 m² x 30 units  
= 180 m² 186 m² none 

Other: . 
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Entry door clear exterior floor space min 1220
mm depth by door width plus 600 mm latch side
(not needed if rough in wiring provided for
future automatic door opener)
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Installation of lever-type handles
for all plumbing fixtures
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Installation of shower faucets
with pressure and temperature
control valves at accessible
bathrooms.
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9/1/23, 10:27 AM 

StevestonR c: t: t e 

Steveston Real Estate Mail - Fwd: Land Assembly on Steveston Hwy 

&
11(:b

u\,E i b'' Sean Lawson <sean@stevestonrealestate.com>

Fwd: Land Assembly on Steveston Hwy 
25 messages 

Carmen McCracken <carmen@callcarmen.ca> 
To: Sean Lawson <sean@stevestonrealestate.com> 

Mon, Mar 22, 2021 at 11:19 AM 

Sean: 

I had called Anca on Saturday before I realized the note she had sent to the office was found. She is clearly intending on 
enjoying her home for years to come! 

All is good! 
Carmen 

Call Carmen 
Carmen 
604.809.9626 

---------- Forwarded message ---------

From: Brincus Anca  
Date: Mon, Mar 22, 2021 at 9:38 AM 
Subject: Land Assembly on Steveston Hwy 
To: carmen@callcarmen.ca <carmen@callcarmen.ca> 

Carmen, 
As per your telephone request, I am writing today to once again advise in writing that I am not 
interested in joining the other owners in the land assembly development on Steveston Hwy. I will 
be contacting my real estate agent when I am ready to sell, but this has a 15-20 years horizon. 
Regards, 
Anca Brincus 

Sean Lawson <sean@stevestonrealestate.com> 
To: Carmen McCracken <carmen@callcarmen.ca> 

Could you send me a copy of this letter? 
T hx much!! 

Sean Lawson 
Personal Real Estate Corporation 

DIRECT: 604.240.4837 
OFFICE: 604.274.7326 
12011 3rd Avenue, 
Richmond, BC, V7E3K1 

On Mar 22, 2021, at 11 : 19 AM, Carmen McCracken <carmen@callcarmen.ca> wrote: 

Sean: 

Mon, Mar 22, 2021 at 5:24 PM 

I had called Anca on Saturday before I realized the note she had sent to the office was found. She is clearly 
intending on enjoying her home for years to come! 

https://mail.google.com/mail/u/3/?ik=50ae 717528&view=pt&search=all&permthid=thread-f: 1694957245709728019&dsqt=1 &simpl=msg-f: 16949572... 1 /122 
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Land Assembly on Steveston Hwy 
External 

lnbox 

Brincus Anca <> 

to me 

Carmen, 

Mon, Mar 22, 

2021, 9:38 

AM 

As per your telephone request, I am writing today to once again advise in writing that I am not 
interested in joining the other owners in the land assembly development on Steveston Hwy. I 
will be contacting my real estate agent when I am ready to sell, but this has a 15-20 years 
horizon. 
Regards, 
Anca Brincus 

PH - 93



PH - 94



PH - 95



PH - 96



Initial: _______  

Rezoning Considerations 
Development Applications Department 

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

Address: 5471, 5491/5493, 5531, 5551, 5571, 5591, 5595, 5611/5613 Steveston Highway 
File No.: RZ 21-939470 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10496, the developer is 
required to complete the following: 
1. (Subdivision) Consolidation of all the lots into one development parcel (which will require the demolition of at least

four of the existing dwellings) and provide a 4 m x 4 m corner cut at the subject site’s southwest corner.
2. (Flood Protection) Registration of a flood indemnity covenant on Title.
3. (Tandem Parking) Registration of a legal agreement on title prohibiting the conversion of the tandem parking area

into habitable space.
4. (Solar Photovoltaic Panels) Registration of a legal agreement on Title, identifying that the proposed development

must be designed and constructed with at least four 450W solar photovoltaic (PV) panels per unit to provide an
alternative energy source.

5. (Accessible Units) Registration of a legal agreement on Title to ensure that no final Building Permit inspection is
granted until five accessible units are constructed on site, in accordance to the accessible unit features included in
Schedule A, to the satisfaction of the City in accordance with the BC Building Code and the City’s Zoning Bylaw.

6. (Secondary Suites) Registration of a legal agreement on Title to ensure that
a) No final Building Permit inspection is granted until seven secondary suites are constructed on site, to the

satisfaction of the City in accordance with the BC Building Code and the City’s Zoning Bylaw.
b) The secondary suites cannot be stratified or otherwise held under separate Title.

7. (Shared Driveway) Registration of a statutory right-of-way (SRW), and/or other legal agreements or measures; as
determined to the satisfaction of the Director of Development, over the entire area of the proposed entry driveway
from Steveston Highway and the internal east-west manoeuvring aisle, in favour of existing residential development
to the east and future adjacent residential development at 10880 Lassam Road, including the installation of way-
finding and other appropriate signage on the subject property, and requiring a covenant that the owner provide written
notification of this through the disclosure statement to all initial purchasers, provide an acknowledgement of the same
in all purchase and sale agreements, and erect signage in the initial sales centre advising purchasers of the potential for
these impacts.
a) Language should be included in the SRW document that the City will not be responsible for maintenance or

liability within the SRW and that utility SRW under the drive aisle is not required.
8. (Shared Garbage/Recycling/Organic Waste Collection Facility) Registration of a cross-access easement agreement

over the garbage/recycling/organic waste collection facility (design as per Development Permit for 5471, 5491/5493,
5531, 5551, 5571, 5591, 5595, 5611/5613 Steveston Highway), in favour of the future multiple-family residential
development (i.e., two or more stratified units) at 10880 Lassam Road, allowing access to/from the garbage/recycling/
organic waste collection facility at the development site.
a) Language should be included in the SRW document that identification of the shared garbage/recycling/organic

waste collection facility arrangements in the disclosure statement to unit purchasers is required.
9. (Road Traffic Noise) Registration of a legal agreement on title identifying that the proposed development must be

designed and constructed in a manner that mitigates potential traffic noise from Steveston Highway to the proposed
dwelling units.  Dwelling units must be designed and constructed to achieve:
a) CMHC guidelines for interior noise levels as indicated in the chart below:

Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

ATTACHMENT 6
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b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living 
spaces. 

10. (Housing Tenure and Age Restrictions) Registration of a restrictive covenant prohibiting (a) the imposition of any 
strata bylaw that would prohibit any residential dwelling unit from being rented; and (b) the imposition of any strata 
bylaw that would place age-based restrictions on occupants of any residential dwelling unit.   

11. (Tree Relocation) Submission of a Contract entered into between the applicant and a company specializing in tree 
relocation to undertake the transplant of a multi-branched Coral Barked Maple tree (tag# 265) and a multi-branched 
Japanese Maple tree (tag# 992) onsite with proper removal, storage, and replanting techniques.  The Contract should 
include the scope of work to be undertaken and a provision for the Arborist to submit a post-construction assessment 
report to the City for review. 

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

13. (Tree Protection Fencing) Installation of appropriate tree protection fencing onsite around all trees to be retained 
onsite and off-site as part of the development prior to any construction activities, including building demolition, 
occurring on-site. 

14. (Tree Survival Security) Submission of a Tree Survival Security to the City in the amount of $25,000 for the 22 cm 
cal Blue Spruce tree (tag# 267) and a 44cm cal Noble Fir (tag# 295) to be retained onsite, and the multi-branched 
Coral Barked Maple tree (tag# 265) and the multi-branched Japanese Maple tree (tag# 992) to be transplanted on site. 
The City will release 50% of the security after construction and landscaping on the proposed development are 
completed, inspections are approved, and an acceptable post-construction impact assessment report is received.  The 
remaining 50% of the security would be released one (1) year later subject to inspection.  A legal agreement is 
required to accompany the Tree Survival Security to set the terms for its use and release. 

15. (Tree Compensation) City acceptance of the developer’s offer to voluntarily contribute $18,750 to the City’s Tree 
Compensation Fund for the planting of 25 replacement trees within the City.  If additional replacement trees (over and 
beyond the 60 replacement trees as proposed at the rezoning stage) could be accommodated on-site (as determined at 
Development Permit stage), the above cash-in-lieu contribution may be reduced in the rate of $750 per additional 
replacement trees to be planted on-site. 

16.  (Affordable Housing) City acceptance of the developer’s offer to voluntarily contribute $12.00 per buildable square 
foot (e.g. $521,718.13) to the City’s affordable housing fund.  

17. (Market Rental) City acceptance of the developer’s offer to voluntarily contribute $2.65 per buildable square foot 
(e.g. $115,212.75) to the City’s affordable housing fund.  

18. (Public Art – Cash Contribution) City acceptance of the developer’s offer to make a voluntary cash contribution 
towards the City’s Public Art Fund, the terms of which shall include the following: 
a) The value of the developer's voluntary public art contribution shall be based on the Council-approved rates for 

residential and non-residential uses and the maximum buildable floor area permitted under the subject site’s 
proposed zoning, excluding floor area associated with affordable housing and market rental, as indicated in the 
table below. 

Building 
Type 

Rate 
(2023) 

Maximum Permitted 
Floor Area (after 
exemptions) 

Minimum 
Voluntary Cash 
Contribution 

Residential $0.99 per buildable square 
foot 

43,476.5 ft2 $43,041.75 

b) In the event that the contribution is not provided within one year of the application receiving third reading of 
Council (i.e. Public Hearing), the contribution rate (as indicated in the table in item a) above) shall be increased 
annually thereafter based on the Statistics Canada Consumer Prince Index (All Items) – Vancouver yearly quarter-
to-quarter change, where the change is positive. 

PH - 98



- 3 - 
 

  Initial: _______  

19. (Public Hearing Notices) Payment of all fees in full for the cost associated with the Public Hearing Notices, 
consistent with the City’s Consolidated Fees Bylaw No 8636, as amended. 

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

21. (Servicing Agreement) Enter into a Servicing Agreement* for the design and construction of frontage improvements 
along the site frontages. A Letter of Credit or cash security for the value of the Service Agreement works, as 
determined by the City, will be required as part of entering into the Servicing Agreement. Works include, but may not 
be limited to: 
1) Water Works: 

a) Using the OCP Model, there is 1154 L/s of water available at a 20 psi residual at the Steveston Hwy frontage. 
Based on your proposed development, your site requires a minimum fire flow of 220 L/s. 

b) Prior to the rezoning staff report being written, the Developer is required to coordinate with Richmond Fire 
Rescue to confirm whether fire hydrants are required along the proposed development’s lane frontage. If 
required by RFR, the necessary water main and hydrant installations shall be reviewed by Engineering and 
added to the servicing agreement scope. 

c) At Developer’s cost, the Developer is required to: 
 Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 

calculations to confirm 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.  

 Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City 
spacing requirements for the proposed land use. 

 Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter 
box (from the City of Richmond supplementary specifications) + any appurtenances (for example, the 
bypass on W2o-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the 
building permit process (or via the servicing agreement process, if one is required). 

d) At Developer’s cost, the City will: 
 Install one new water service connection off of the existing 400mm AC watermain on Steveston Hwy. 

Meter to be placed on site. 
 Cut and cap at main, all existing water service connections to the development site and remove meters. 
 Install an additional fire hydrant along Steveston Highway to meet City spacing requirements for 

multifamily land use. 
2) Storm Sewer Works: 

a) At Developer’s cost, 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. 
 Install a new storm service connection off of the existing 750mm storm sewer along Steveston Hwy 

complete with inspection chamber. 
 Cut, cap and remove the existing service connection and inspection chambers STIC51034, STIC51035, 

STIC51036, STIC51037, STIC51038, STIC51039, STIC51040, STIC51041, STIC51042, STIC51043, 
and STIC51066 to the development site. 

3) Sanitary Sewer Works: 
a) At Developer’s cost, the Developer is required to: 

 Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by 
City crews. 

b) At Developer’s cost, the City will: 
 Install a new sanitary service connection off of the existing manhole SMH3891 at the common property 

line of 5611 Steveston Highway.  
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 Cut and cap all existing sanitary service leads to the development site and remove inspection chambers 
SIC9496, SIC2003, and SIC7298. The existing inspection chambers SIC2001 and SIC9495 shall be 
retained to serve the neighboring properties. 

4) Street Lighting: 
a) At Developer’s cost, the Developer is required to: 

 Review street lighting levels along all road and lane frontages, and upgrade as required. 
 Relocate streetlights as required by the proposed sidewalk alignment. 

5) Frontage Improvements (Engineering) 
a) The Developer is required to:  

 Coordinate with BC Hydro, Telus and other private communication service providers 
o To underground Hydro service lines. 
o To relocate overhead lines and poles as required by the proposed sidewalk and boulevard. This may 

require a rights-of-ways onsite in favor of BC Hydro, Telus, and/or other private communication 
service providers. 

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

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

 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 right of ways dimensions and the locations for the aboveground 
structures. If a private utility company does not require an aboveground structure, that company shall 
confirm this via a letter to be submitted to the City. The following are examples of SRWs that shall be 
shown in the functional plan and registered prior to SA design approval: 
o BC Hydro PMT – 4mW X 5m (deep) 
o BC Hydro LPT – 3.5mW X 3.5m (deep) 
o Street light kiosk – 1.5mW X 1.5m (deep) 
o Traffic signal kiosk – 1mW X 1m (deep) 
o Traffic signal UPS – 2mW X 1.5m (deep) 
o Shaw cable kiosk – 1mW X 1m (deep) – show possible location in functional plan 
o Telus FDH cabinet  - 1.1mW X 1m (deep) – show possible location in functional plan 

6) Frontage Improvements (Steveston Highway) 
a) Frontage improvements (cross-section):  Across the subject site’s entire Steveston Highway frontage, 

construct a new 2.0 m wide concrete sidewalk at the property line and a landscaped boulevard with street trees 
over the remaining width between the new sidewalk and the north curb of Steveston Highway.  The cross-
section of the frontage improvements (north to south) is to include: 
 South property line of the subject site. 
 2.0 m wide concrete sidewalk (per Arterial Road Sidewalk Policy).  
 1.83 m wide landscaped boulevard with street trees. 
 0.15 m wide curb. 

(Note: The dimensions given above are to be confirmed through legal surveys and SA detailed design). 
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b) Frontage improvements (transition sections):  The subject site’s new sidewalk/boulevard are to have a 
transition section to connect to each of the frontage treatments at the immediate east neighbouring 
development and along the subject site’s Lassam Road frontage. 

c) Driveway closures/backfill:  All existing driveways along the subject site’s Steveston Highway and Lassam 
Road frontages are to be closed permanently.  Site vehicular access is to be provided via a single driveway at 
the site’s Steveston Highway frontage.  The Developer is responsible for the removal of the existing driveway 
let-downs and the replacement with barrier curb/gutter, boulevard with street trees and concrete sidewalk per 
standards described above. 

7) Frontage Improvements (Northeast Corner of Steveston Highway/Lassam Road Intersection) 
a) Intersection design standards:  Per Engineering Design Specifications, the northeast corner of the Steveston 

Highway/Lassam Road intersection is to be reconstructed to show a 5.5 m corner radius.   
b) Accessibility:  Two separate wheelchair ramps are to be included in the corner reconstruction.  The design is 

to be consistent with Engineering Design Specifications (R-12-SD)/(R-13-SD) adjusted for a 5.5 m corner 
radius. 

c) Traffic signal infrastructure:  There is an existing special crosswalk at the Steveston Highway/Lassam Road 
intersection (west side).  At the northeast corner of this intersection, there is an existing hydro pole that 
supplies power to this special crosswalk.  Through the SA detailed design process, the Developer is to 
identify if this hydro pole will need to be relocated to accommodate the intersection corner radius 
reconstruction.  The City Traffic Signals Group is to be contacted to confirm the findings of the Developer.  
The costs of such related works, if required and are not expected to be significant, are the full responsibility of 
the Developer. 

8) Frontage Improvements (Lassam Road) 
a) Frontage improvements:   

 The existing sidewalk is located between a wide boulevard at the curb and a strip with scrubs at the 
property line.  The sidewalk can be kept at its current alignment.   

 The boulevard at the curb is to be landscaped with new street trees per Parks/Tree Bylaw requirements. 
 The strip of scrubs at the property line is to be replanted with landscaping that would not obstruct 

pedestrian passage in the adjoining sidewalk. 
b) Driveway closure/backfill:  The existing driveway at the subject site’s Lassam Road frontage is to be closed 

permanently. The Developer is responsible for the removal of the existing driveway let-down and the 
replacement with barrier curb/gutter, boulevard with street trees and concrete sidewalk per standards 
described above. 

9) Transit Amenities 
c) There is an existing westbound bus stop at Steveston Highway/Kingfisher Drive.  As part of the frontage 

improvements, the Developer is required to carry out the following SA works: 
 Construct a 3.0 m x 12.0 m concrete pad to upgrade this bus stop to accessible standards. 
 Install pre-ducting for future bus shelter electrical connections. 
 The bus stop upgrade is to be coordinated with TransLink and Pattison Outdoor (bus shelter supplier).  

(Note: Contact City Traffic Operations for further details). 

Prior to a Development Permit  being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Complete an acoustical and a thermal report, and recommendations prepared by an appropriate registered 

professional, which demonstrates that the interior noise levels and noise mitigation standards comply with the City’s 
Official Community Plan and Noise Bylaw requirements.  The standard required for air conditioning systems and 
their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 
“Thermal Environmental Conditions for Human Occupancy” standard and subsequent updates as they may occur.  
Maximum interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows: 
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Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

Prior to Development Permit  issuance, the following must be completed: 
1. Submission of a Landscaping Security based on 100% of the cost estimate provided by the landscape architect. 

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

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

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

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

 
Note: 

* This requires a separate application. 

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

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

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

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

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

 
 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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 Bylaw 10496  
 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10496 (RZ 21-939470) 

5471, 5491/5493, 5531, 5551, 5571, 5591, 5595, 5611/5613 Steveston 
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 “MEDIUM DENSITY TOWNHOUSES (RTM2)”. 

P.I.D. 001-932-497 
Lot 7 Except: Northerly 18.288 Metres, Section 36 Block 4 North Range 7 West New 
Westminster District Plan 15354 
 
P.I.D. 002-146-444 
Strata Lot 1 Section 36 Block 4 North Range 7 West New Westminster Strata Plan NW1956 
Together with an Interest in the Common Property in Proportion to the Unit Entitlement of 
the Strata Lot as Shown on Form 1 
 
P.I.D. 002-146-461 
Strata Lot 2 Section 36 Block 4 North Range 7 West New Westminster Strata Plan NW1956 
Together with an Interest in the Common Property in Proportion to the Unit Entitlement of 
the Strata Lot as Shown on Form 1 
 
P.I.D. 003-843-700 
Lot 781 Section 36 Block 4 North Range 7 West New Westminster District Plan 56002 
 
P.I.D. 000-793-540 
Lot 775 Section 36 Block 4 North Range 7 West New Westminster District Plan 56002 
 
P.I.D. 003-858-065 
Lot 906 Section 36 Block 4 North Range 7 West New Westminster District Plan 56866 
 
P.I.D. 003-985-725 
Lot 907 Section 36 Block 4 North Range 7 West New Westminster District Plan 56866 
 
P.I.D. 002-780-801 
Lot 908 of Section 36 Block 4 North Range 7 West New Westminster District Plan 56866 
 
P.I.D. 003-566-404 
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Bylaw 10496 Page2 

Lot 83 Section 36 Block 4 N01ih Range 7 West New Westminster District Plan 27036 

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

10496".

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR 

OCT 1 0 2023 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

EL 

APPROVED 
by Director 
or Solicitor 

d/ 
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7349947

Report to Committee 

To: Planning Committee Date: October 3, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 22-011063 

Re: Application by Pati Yik of Kennon Construction for Rezoning at 10840/10860 
Bonavista Gate from the “Two-Unit Dwellings (RD1)” Zone to the “Single 
Detached (RS2/C)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10497, for the rezoning of 
10840/10860 Bonavista Gate from the “Two-Unit Dwellings (RD1)” zone to the “Single 
Detached (RS2/C)” zone, be introduced and given first reading. 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:le 

Att. 6 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 

Affordable Housing  

CONCURRENCE OF GENERAL MANAGER C OF G
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October 3, 2023 - 2 - RZ 22-011063 

7349947

Staff Report 

Origin 

Pati Yik of Kennon Construction has applied on behalf of the property owners, Thomas Mau 
Shing Ng, Ling Y Ha and Shui Ting Chua to the City of Richmond to rezone 10840 and 
10860 Bonavista Gate from the “Two-Unit Dwellings (RD1)” zone to the “Single Detached 
(RS2/C)” zone in order to subdivide the existing duplex lot into two single-family lots, each with 
vehicle access from Bonavista Gate (Attachment 1). The proposed subdivision plan and site plan 
are provided in Attachment 2. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

This site is currently occupied by an existing duplex (two-family) dwelling, which will be 
demolished prior to subdivision. The existing two-family dwelling is owner-occupied and does 
not contain any secondary suites.  

Surrounding Development 

Development immediately surrounding the site is as follows: 

To the North:  An existing strata-titled duplex on a lot zoned “Single Detached (RS1/E)”. 

To the South:  Existing single detached houses on a lot zoned “Single Detached (RS1/E)”. 

To the East:   An existing strata-titled duplex on a lot zoned “Two-Unit Dwellings (RD1)”. 

To the West: Single family dwellings on lots zoned “Single Detached (RS1/E)” across 
Bonavista Gate. 

Related Policies & Studies 

Official Community Plan/Steveston Area Plan 

The property is designated as Neighbourhood Residential in the Official Community Plan 
(OCP), and as Single Family in the Steveston Area Plan (Attachment 4). This proposal is 
consistent with both of those land use designations.  

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. 
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7349947 

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 and 
the City’s Zoning Bylaw 8500. 

Analysis 

Proposed Rezoning and Subdivision 

The applicant is proposing to rezone the subject site and subdivide it into two single-family lots, 
each with a secondary suite, with access from Bonavista Gate. This development proposal is 
consistent with development in the area. The proposed subdivision plan and site plan are shown 
in Attachment 2. Staff worked with the applicant to modify the building envelope to enable 
retention of trees on site at the front and rear of the property.   

Existing Legal Encumbrances 

There is a 3.0 m wide Statutory Right-of-Way (SRW) in the backyard along the eastern property 
line for sanitary sewer utility purposes. The applicant has been advised that encroachment into 
the SRW is not permitted. 

A City Covenant is registered on both 10840 and 10860 Bonavista Gate Titles that restrict the 
development to a duplex, therefore, the duplex covenants must be discharged from Title prior to 
the final adoption of the rezoning bylaw. 

There is a Land Tax Deferment Act Agreement currently registered on the 10840 Bonavista Gate 
Title (proposed Lot A), which allows the property owner to defer the payment of taxes. All 
deferred taxes must be paid and the agreement must be discharged from Title prior to the 
preparation and registration of any legal documents associated with this rezoning application. 

Transportation and Site Access 

Vehicle access is proposed to be from Bonavista Gate for both of the proposed lots. The existing 
driveways will be removed and new driveways will be constructed as detailed in the Site 
Servicing and Frontage Improvements sub-section of this report. Two parking spaces will be 
provided for each dwelling unit in the garage.  
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7349947

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 nine bylaw-
sized trees on the subject property, one hedge on the neighbouring property to the north and one 
shrub on City property as shown on Attachment 5. 

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

 One on-site tree located in the southeast corner of proposed Lot B (southern lot) a 59 cm 
Douglas fir tree (Tag# 2473), is in good condition; retain and protect. 

 Three on-site trees located along the rear of both proposed lots on the (eastern) property line - 
a 70 cm oak tree (tag# 2474), a 42 cm Douglas fir tree (tag# 2475), and a 31 cm Japanese 
cherry tree (tag# 2756), are all in good condition; retain and protect.  

 Three trees located in the front of the property, a 23 cm Douglas fir tree (Tag# 2479), a 
23 cm Deodar cedar tree (tag #2478), and a 38 cm Yoshino cherry tree (Tag# 2477) are in 
moderate condition. As these trees are growing close together, they are reliant on each other 
for stability (co-dominate); retain and protect all three trees. 

 One tree located on-site along the southern property line, a 49 cm Sycamore maple tree 
(tag# 2472), is in poor condition due to a large inclusion seam (structural defect) where the 
two main stems connect; remove and replace. 

 One tree located on site near the front of the property, a 24 cm Douglas fir tree (tag# 2480), 
is dead; remove and replace. 

 One hedge located along the northern property line and on the adjacent property to the north 
(10800/10820 Bonavista Gate) is identified to be retained and protected. Provide tree 
protection as per City of Richmond Tree Protection Information Bulletin Tree-03. 

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

 Submission of a Tree Survival Security to the City in the amount of $70,000.00 for the seven 
trees to be retained. 

There are no trees on City property adjacent to the subject site. City Parks Staff reviewed the one 
shrub on City property, a 10 cm Eastern white cedar tree (tag# city shrub) adjacent to tree Tag# 
2477 in moderate condition, and recommended removal with no compensation required.  

Tree Replacement 

The applicant wishes to remove two on-site trees that are in poor condition (Trees # 2472 and 
2480). The 2:1 replacement ratio would require a total of four replacement trees. Based on the 
size of the lot and the number of trees already on-site, the applicant is unable to accommodate 
any of the four required replacement trees on-site. To satisfy the 2:1 replacement ratio 
established in the OCP, the applicant will contribute $3000.00 ($750/ tree) to the City’s Tree 
Compensation Fund in lieu of the four replacement trees that cannot be accommodated on the 
subject property after redevelopment. 
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7349947

Tree Protection 

The applicant has submitted a tree protection plan showing the trees to be retained and the 
measures taken to protect them during development stage (Attachment 5). To ensure that the 
trees identified for retention are protected at development stage, the applicant is required to 
complete the following items: 

 Staff worked with the applicant to ensure retention of existing trees at the front and rear of 
the two lots. The building footprint has been adjusted and setbacks increased to protect the 
critical root zone at the front and rear of both lots. Prior to final adoption of the rezoning 
bylaw, registration of a legal agreement will be required for modified setbacks of portions of 
the east, west and south setbacks on Lot A and Lot B to ensure the retention of tree tags  
# 2473, 2474, 2475, 2756, 2477, 2478, and 2479.  

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

 Prior to final adoption of the rezoning bylaw, the applicant is required to submit a Tree 
Survival Security to the City in the amount of $70,000.00 for the seven trees to be retained. 

 Prior to demolition of the existing dwelling on the subject site, installation of tree protection 
fencing around all trees, hedges and shrubs 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 requires a 
secondary suite or coach house on 100 per cent of new lots created through single-family 
rezoning and subdivision applications; a secondary suite or coach house on 50 per cent of new 
lots created and a cash-in-lieu contribution to the City's Affordable Housing Reserve Fund of the 
total buildable area of the remaining lots; or a cash-in-lieu contribution of the total buildable area 
of all lots where a secondary suite cannot be accommodated in the development.   

Consistent with the Affordable Housing Strategy, the applicant has proposed to provide a one-
bedroom secondary suite of a minimum of 33 m² [355 ft²] on Lot B and a two-bedroom 
secondary suite of a minimum of 40 m² [430 ft²] on Lot A, for a total of two suites.  

Prior to the adoption of the rezoning bylaw, the applicant must register a legal agreement on 
Title to ensure that no Building Permit inspection is granted until a minimum one-bedroom 
secondary suite of approximately 33 m² [355 ft²] on Lot B and a minimum two-bedroom 
secondary suite of approximately 40 m² [430 ft²] on Lot A is constructed, to the satisfaction of 
the City in accordance with the BC Building Code and the City's Zoning Bylaw. 
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7349947

Subdivision and Site Servicing 

Upgrades to the site’s servicing and driveways will be arranged through a Work Order with the 
City. Through a detailed design review of the work order, any impacts to the retained trees will 
be minimized.   

At subdivision stage, the applicant is required to pay Development Cost Charges (City, GVS & 
DD and TransLink), School Site Acquisition Charge, Address Assignment Fees and other costs 
associated with the completion of the servicing works (water, storm, sanitary, and driveway 
installation) via 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 

Pati Yik of Kennon Construction has applied, on behalf of the property owners Thomas Mau 
Shing Ng, Ling Y Ha, and Shui Ting Chua, to the City of Richmond for permission to rezone 
10840-10860 Bonavista Gate from the “Two-Unit Dwellings (RD1)” zone to the “Single 
Detached (RS2/C)” zone in order to subdivide the existing duplex lot into two single-family lots, 
each with vehicle access from Bonavista Gate. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10497 be introduced 
and given first reading. 

Laurel Eyton 
Planning Technician 
(604-276-4262) 

 LE:js 

Att. 1: Location Map 
2: Subdivision Plan and Site Plan 
3: Development Application Data Sheet 
4: Steveston Area Plan 
5: Tree Management Plan 
6: Rezoning Considerations 
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Development Application Data Sheet 
Development Applications Department 

RZ 22-011063 Attachment 3 

Address: 10840/10860 Bonavista Gate 

Applicant: Pati Yik, Kennon Construction 

Planning Area(s): Steveston 

Existing Proposed 

Owners: 
SL1: Thomas Mau Shing Ng 

and Ling Y Ha 
SL2: Shui Ting Chua 

Lot A: Thomas Mau Shing Ng  
and Ling Y Ha 

Lot B: Shui Ting Chua 

Site Size (m2): 892.1 m² Lot A: 446.1 m² 
Lot B: 446.0 m² 

Land Uses: Duplex residential Single family residential 

OCP Designation: Neighbourhood Residential Neighbourhood Residential 

Zoning: “Two Unit Dwellings (RD1)” “Single Family (RS2/C)” 

On Future 
Subdivided Lots Bylaw Requirement Proposed Variance 

Floor Area Ratio: 

Max. 0.55 for lot 
area up to 464.5 m2 

plus 0.3 for area in 
excess of 464.5 m2 

Max. 0.55 for lot 
area up to 464.5 m2 

plus 0.3 for area in 
excess of 464.5 m2 

none permitted 

Lot Coverage (% of lot area): 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Live landscaping:  

Min. 25% 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Live landscaping:  

Min. 25% 

none 

Lot Size: 892.1 m² Lot A: 446.1 m² 
Lot B: 446.0 m² none 

Lot Dimensions (m): Width: Min. 13.5 m 
Depth: Min. 24.0 m 

Width: 14.6 m 
Depth: 30.5 m none 

Setbacks (m): 
Front: Min. 6.0 m 
Rear: Min. 6.1 m 
Side: Min. 1.2 m 

Front: Min. 6.0 m 
Rear: Min. 6.1 m 
Side: Min. 1.2 m 

none 

Height (m): Max. 2.5 storeys Max. 2.5 storeys none 

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

Original Adoption:  April 22, 1985 / Plan Adoption:  June 22, 2009 Steveston Area Plan 9-71

Steveston Area Land Use Map Bylaw 9813
2019/06/24

Subject Property
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 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 10840/10860 Bonavista Gate File No.: RZ 22-011063 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10497, the developer is 
required to complete the following: 
1. Discharge of Strata Plan NW459. 
2. A City Covenant is registered on both 10840 and 10860 Bonavista Gate Titles that restrict the development to a 

duplex, therefore, the duplex covenants (BH26255 and BH 26256) must be discharged. 
3. City acceptance of the developer’s offer to voluntarily contribute $3,000.00 to the City’s Tree Compensation Fund for 

the planting of four 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 $70,000.00 for the seven trees to be retained.  
6. Registration of a flood indemnity covenant on title.  
7. Registration of a legal agreement for modified setbacks of portions of the east, west and south setbacks on Lot A and 

Lot B to ensure the retention of tag # 2473, 2474, 2475, 2756, 2477, 2478, and 2479. 
8. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a 

minimum 33 m² one-bedroom secondary suite is constructed proposed Lot B and a minimum 40 m² two-bedroom 
suite on proposed Lot A, to the satisfaction of the City in accordance with the BC Building Code and the City’s 
Zoning Bylaw No 8500. 

9. A Land Tax Deferment Act Agreement (CA9149861) is currently registered on the 10840 Bonavista Gate Title, 
which allows the property owner to defer the payment of taxes. All deferred taxes must be paid and the agreement 
must be discharged from title prior to the preparation and registration of any legal documents associated with this 
rezoning application.  

10. Payment of all fees in full for the cost associated with the Public Hearing Notices, consistent with the City’s 
Consolidated Fees Bylaw No 8636, as amended. 

Prior to Demolition 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. 

At Subdivision* stage, the developer must complete the following requirements: 
1. Construct the required works as required by the City’s Engineering Services department. Works include, but may not 

be limited to: 
 
1) Water Works: 

a) Using the OCP Model, there is 406 L/s of water available at a 20 psi residual at the Bonavista Gate frontage. 
Based on your proposed development, your site requires a minimum fire flow of 95 L/s. 

 
b) At Developer’s cost, the Developer is required to: 
i) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City spacing 

requirements for the proposed land use. 
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ii) Confirm the condition and size of the existing water service connections servicing 10840 Bonavista Gate. If 
not adequate, cut and cap the existing water service connections and replace with a new water service 
connection complete with water meter chamber to service lot #1 and #2 as per City specifications.  

iii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter box 
(from the City of Richmond supplementary specifications) + any appurtenances (for example, the bypass on 
W2o-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the building permit 
process. 
 

c) At Developer’s cost, the City will: 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
2) Storm Sewer Works: 

a) At Developer’s cost, the Developer is required to: 
i) Cut and cap all existing storm sewer service connections and inspection chambers servicing the proposed 

site.  
ii) Install a new storm sewer service connection to service lot #1, complete with inspection chamber and a 

service lead. 
iii) Install a new storm sewer service connection to service lot #2, complete with inspection chamber and a 

service lead. 
 

b) At Developer’s cost, the City will: 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
3) Sanitary Sewer Works: 

 
a) At Developer’s cost, the Developer is required to: 

i) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by 
City crews. 

ii) Confirm the condition of the existing sanitary sewer service connection at the Northeast corner of 10840 
Bonavista Gate with video inspection and confirm the capacity through a sizing calculation. If not 
adequate, cut and cap the existing sanitary service connection and replace with a new sanitary sewer 
service connection complete with inspection chamber to service lot #1 as per City specifications.  

iii) Install a new sanitary sewer service connection to service lot #2, complete with inspection chamber and a 
service lead. 

 
b) At Developer’s cost, the City will: 

i) Complete all tie-ins for the proposed works to existing City infrastructure. 
 

4) General Items: 
a) At Developer’s cost, the Developer is required to: 

i) Complete other frontage improvements as per Transportation requirements. 
ii) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 

structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City’s 
Engineering Department. 

iii) Coordinate with BC Hydro, Telus and other private communication service providers: 
(1) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(3) To underground overhead service lines. 

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 PH - 124
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proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570. 

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

Note: 

* This requires a separate application.

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

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

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

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

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

 _____________________________________________  _______________________________  
Signed Date 
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City of 
. Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10497 (RZ 22-011063) 

10840/10860 Bonavista Gate 

Bylaw 10497 

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/C)". 

P.I.D. 001-347-705 
Strata Lot 1 Section 35 Block 4 North Range 7 West NWD Strata Plan NW459 together 
with an interest in the Common Property in proportion to the unit entitlement of the Strata 
Lot as shown on Form 1 

P.I.D. 001-347-730 
Strata Lot 2 Section 35 Block 4 North Range 7 West NWD Strata Plan NW459 together 
with an interest in the Common Property in proportion to the unit entitlement of the Strata 
Lot as shown on Form 1 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 
10497". 
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