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  Public Hearing Agenda
   

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

Monday, December 16, 2019 – 7 p.m. 

Council Chambers, 1st Floor 
Richmond City Hall 

6911 No. 3 Road 
Richmond, BC  V6Y 2C1 

 
 

 
OPENING STATEMENT 

Page  

 
 1. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10060 

(RZ 17-771371) 
(File Ref. No. RZ 17-771371) (REDMS No. 6326307) 

PH-7 See Page PH-7 for full report  

   

  Location: 11480 and 11500 Railway Avenue 

  Applicant: Design Work Group Ltd. 

  Purpose: To rezone the subject property from “Single Detached 
(RS1/E)” to “Arterial Road Two-Unit Dwellings (RDA)”, to 
permit the property to be subdivided into three duplex lots. 

  First Reading: July 22, 2019 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Richmond Zoning Bylaw 8500, 
Amendment Bylaw 10060. 
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 2. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10091 

(RZ 17-790028) 
(File Ref. No. RZ 17-790028) (REDMS No. 6283027) 

PH-56 See Page PH-56 for staff memorandum 

PH-59 See Page PH-59 for full report  

   

  Location: 5500 Williams Road 

  Applicant: Vivid Green Architecture 

  Purpose: To rezone the subject property from the “Single Detached 
(RS1/E)” zone to the “Arterial Road Two-Unit Dwellings 
(RDA)” zone in order to permit the property to be subdivided 
into two duplex lots with shared vehicle access from 
Williams Road. 

  First Reading: November 12, 2019 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Richmond Zoning Bylaw 8500, 
Amendment Bylaw 10091. 

  

 
 3. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10101 

(RZ 19-850681) 
(File Ref. No. RZ 19-850681) (REDMS No. 6288115) 

PH-89 See Page PH-89 for full report  

   

  Location: 11891 Dunavon Place 

  Applicant: Dmitri Dudchenko 
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  Purpose: To rezone the subject property from “Single Detached 
(RS1/E)” to “Single Detached (RS2/A)”, to permit the 
property to be subdivided to create two single-family lots, 
each with a secondary suite and vehicle access off Dunavon 
Place. 

  First Reading: November 25, 2019 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Richmond Zoning Bylaw 8500, 
Amendment Bylaw 10101. 

  

 
 4. RICHMOND ZONING BYLAW NO. 8500, AMENDMENT BYLAW 

NO. 10107 (ZT 18-827860) 
(File Ref. No. ZT 18-827860) (REDMS No. 6314685 v.2) 

PH-108 See Page PH-108 for full report  

   

  Location: 3208, 3211, and 3328 Carscallen Road 

  Applicant: Pinnacle Living (Capstan Village) Lands Inc. 

  Purpose: To amend the text in the “Residential / Limited Commercial 
and Artist Residential tenancy Studio Units (ZMU25) – 
Capstan Village (City Centre)” zone to do the following: 

   1. transfer 436.2 m2 (4,695 ft2) of un-built permitted 
residential floor area from 3328 Carscallen Road (Area 
B) to 3208 Carscallen Road (Area C); and 

   2. transfer the developer’s required Area D affordable 
housing contribution from 3211 Carscallen Road (Area 
D) to 3208 Carscallen Road (Area C), while transferring 
back the equivalent amount of market residential floor 
area. 

  First Reading: November 12, 2019 

  Order of Business:

  1. Presentation from the applicant. 
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  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 10107. 

  

 
 5. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10108 

(RZ 19-857867) 
(File Ref. No. RZ 19-857867) (REDMS No. 6325536) 

PH-129 See Page PH-129 for staff memorandum 

PH-134 See Page PH-134 for full report  

   

  Location: 10671 and 10691 Gilmore Crescent 

  Applicant: Cherdu Properties Ltd. 

  Purpose: To rezone the subject properties from the “Single Detached 
(RS1/D)” zone to the “Single Detached (RS2/B)” zone, to 
permit the properties to be subdivided to create three single-
family lots with vehicle access from Gilmore Crescent. 

  First Reading: November 12, 2019 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Richmond Zoning Bylaw 8500, 
Amendment Bylaw 10108. 
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 6. OFFICIAL COMMUNITY PLAN BYLAW 9000, AMENDMENT 
BYLAW 10110 AND RICHMOND ZONING BYLAW 8500, 
AMENDMENT BYLAW 10111 (RZ 18-835532) 
(File Ref. No. RZ 18-835532) (REDMS No. 6322574) 

PH-154 See Page PH-154 for staff memorandum 

PH-158 See Page PH-158 for full report  

   

  Location: 9900 No. 3 Road and 8031 Williams Road 

  Applicant: Mosaic No. 3 Road and Williams Limited Partnership 

  Purpose of 
OCP 
Amendment 
Bylaw 10110: 

To amend the land use map designation of 8031 Williams 
Road” in Schedule 1 of Richmond Official Community Plan 
Bylaw 9000 from “Neighbourhood Residential" to 
"Neighbourhood Service Centre". 

  Purpose of 
Zoning 
Amendment 
Bylaw 10111: 

To create the “Commercial Mixed Use (ZMU44) – 
Broadmoor” zone, and to rezone the subject site from the 
“Gas & Service Stations (CG2)” and “Single Detached 
(RS1/E)” zones, to the “Commercial Mixed Use (ZMU44) – 
Broadmoor” zone, to permit development of a four-storey 
mixed-use building containing 33 market rental units above 
commercial uses on the ground floor. 

  First Reading: November 12, 2019 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Official Community Plan Bylaw 
9000, Amendment Bylaw 10110. 

  

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

Amendment Bylaw 10111. 
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 7. RICHMOND ZONING BYLAW NO. 8500, AMENDMENT BYLAW 
NO. 10066 (BOARDING & LODGING, HOSTED)
(File Ref. No. 12-8275-01) (REDMS No. 6353253) 

PH-205 See Page PH-205 for full report  

   

  Location: City Wide 

  Applicant: City of Richmond 

  Purpose: To amend Richmond Zoning Bylaw No. 8500 at Section 3.4 
by deleting and replacing the definition of Boarding and 
lodging. 

  First Reading: November 12, 2019 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Richmond Zoning Bylaw 8500, 
Amendment Bylaw 10066. 

  

 
  2. Adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10066. 

  

 
 

ADJOURNMENT 
  

 
 



City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 

Date: October 28, 2019 

File: RZ 17-771371 

Re: Application by Design Work Group Ltd. for Rezoning at 11480 and 
11500 Railway Avenue from the "Single Detached (RS1/E)" Zone to the "Arterial 
Road Two-Unit Dwellings (RDA)" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10060, for the rezoning of 11480 and 
11500 Railway Avenue from "Single Detached (RS1/E)" to "Arterial Road Two-Unit Dwellings 
(RDA)", be refened to the Monday, December 16,2019 Public Hearing at 7:00p.m. in the 
Council Chambers of Richmond City Hall. 

/ } ~~ 

t.::t~ ·" 
Directo~1Develop ent 
(604-2 7-4625) 

WC:el 
Att. 7 

6325357 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 
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October 28,2019 - 2 - RZ 17-771371 

Staff Report 

Origin 

Design Work Group Ltd. has applied to the City of Richmond for permission to rezone 
11480 and 11500 Railway Avenue (Attachment A) from the "Single Detached (RS1/E)" zone to 
the "Arterial Road Two-Unit Dwellings (RDA)" zone in order to permit the property to be 
subdivided into three duplex lots. 

Background 

A Report to Committee (Attachment B) was presented to Planning Committee on July 16, 2019. 
First Reading to the Richmond Zoning Bylaw 8500, Amendment Bylaw 10060, was granted on 
July 22,2019. The Bylaw was considered at the September 3, 2019 Public Hearing. The 
following referral motion was passed: 

"That Richmond Zoning Bylaw 8500, Amendment Bylaw 10060 be referred to staff for 
fitrther consideration of alternative designs to improve overall site design and parking, 
including density. " 

In response to the referral motion carried at the Council meeting, the applicant has revised the 
proposal to include one additional visitor parking space in the proposed duplex development. A 
revised preliminary site plan is contained in Attachment C. 

This supplemental Staff Report is being brought forward now to provide a summary of 
alternative designs considered and staffs recommendation. 

Findings of Fact 

Please refer to the attached updated Development Application Data Sheet (Attachment D) for a 
comparison of the proposed development data with the relevant bylaw requirements. Please 
refer to the original Staff Report dated June 28, 2019 (Attachment B) for information pertaining 
to related City's policies and studies, pre-Planning Committee public consultation, as well as 
staff comments on built form and architectural character, transportation and site access, tree 
retention and replacement, and site servicing and frontage improvements. 

Alternative Land Use 

In response to the referral motion, the applicant has explored the opportunity to develop the 
subject site into a townhouse development. A concept plan (Attachment E) has been developed 
based on the Arterial Road Guidelines for Townhouses in the Official Community Plan (OCP) 
and the "Low Density Townhouses (RTL4)" zone (which is one of the typical zoning districts for 
townhouse developments along arterial roads), as well as typical transportation and site access 
requirements for arterial road townhouse developments. 

6325357 
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Conceptual Townhouse Development 

The concept includes a total of six townhouse units; four three-storey units along 
Railway A venue; and two two-storey units along the rear (east) property line. Vehicle access is 
to be located at the south edge of the site, as far away from the Garry Street/Railway A venue 
intersection as possible. An on-site turn-around is to be provided on the east side of the internal 
drive aisle adjacent to the proposed outdoor amenity space. The overall density is 0.6 Floor Area 
Ratio (FAR). 

Please refer to the table below for a comparison of development data between the conceptual 
townhouse development and the proposed duplex development on this site: 

Conceptual Townhouse Proposed Duplex 
Development Development (revised) 

Density 0.6 FAR 0.6 FAR 

Numhet· of Units 6 6 

Lot Coverage of Buildings 28.5% 39% 

Lot Coverage of Hard Surface 44.8% 40.8% 

Lot Coverage of Landscaping 26.7% 28.9% 

Front Yard Setback 6.0m Lot 1 & Lot 2- 6.0 m 
Lot 3-5.0 m 

Side Yard Setback 3.0m 1.2 m 

Rear Yard Setback 6.0m 6.0m 

Building Height 3 storeys along Railway 2 storeys 
2 storeys along rear property line 

Residential Parking 12 12 

Visitor Parking 2 2 

Additional Density 

It is noted that while the unit yield achieved and number of parking spaces provided for both the 
conceptual townhouse development and the proposed duplex development would be the same 
(i.e., six residential units and a total of 14 parking spaces), there would be more paved area and 
less landscaped area in the conceptual townhouse development than in the proposed duplex 
development. It would be impossible to increase the density of the conceptual townhouse 
development without relaxations to the Arterial Road Guidelines for Townhouses; these 
relaxations may include, but are not limited to: 

• Reductions in front and rear yard setbacks (i.e., from 6.0 m to 4.5 m or 3.0 m). 

• Different building form along the rear yard interface with existing single-family homes 
(i.e., a three-unit cluster instead of a two-unit cluster). 

6325357 
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• Increase in building height along the side and rear yard interface with existing 
single-family homes (i.e., three storeys instead of two storeys). 

Staff do not recommend these relaxations to the Arterial Road Guidelines for Townhouses be 
supported in order to increase density on any arterial road townhouse developments since those 
design guidelines were developed based on extensive consultations and have been proven 
effective in addressing adjacency concerns. 

Referral -Arterial Road Land Use Policy Along Railway Avenue 

It is noted that the following referral motion was carried at the September 4, 2019 Planning 
Committee meeting: 

"That staff be directed to do a comprehensive review of the Arterial Road Land Use 
Policy designation along Railway Avenue and report back. " 

Staff is working with various City departments in reviewing the Policy and a separate Staff 
Report will be presented to the Planning Committee at a later date. Any changes to the Arterial 
Road Guidelines for Townhouses should be reviewed and considered as part of this referral. 

Staff recommends support for proceeding with the proposal at this site in advance ofthe referral 
being addressed due to the support for the project expressed by the neighbours, it being 
consistent with the current Arterial Road Land Use Policy, the application pre-dating the 
introduction of the referral motion, and it being consistent with the pattern of development 
already provided for in this block of Railway A venue. 

Analysis 

Staff do not recommend that a townhouse development on the subject site be considered based 
on the following: 

1. Lack of neighbourhood support. 

Based on consultation conducted by applicant after this project was referred back to staff, 
area residents/owners prefer duplex developments over townhouse developments on this 
block of Railway Avenue. A summary ofthe consultation done June 2018 can be found 
in Attachment 6 of the original Staff Report dated June 28, 2019 (Attachment B); 
correspondence received after the September 3, 20 19 Public Hearing can be found in 
Attachment F. 

2. Previous owners' intention to move back to the new duplex development. 

6325357 

The developer and the previous owners of 11500 Railway Avenue advised staffthat they 
have reached an agreement that, as a condition to the sale of 11500 Railway A venue, the 
previous owners of 11500 Railway Avenue will purchase a specific duplex unit in the 
proposed duplex development (supporting documents can be found in Attachment G). 
The previous owners advised that their family has lived in this neighbourhood since 1956 
and they look forward to staying in their neighbourhood (specifically on the subject site) 
and "aging in place" in a duplex form of development. 
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3. Developer's intention on the property. 

The developer confirmed that they would like to develop the subject site into three duplex 
lots, which is in accordance to the Arterial Road Land Use Policy in the OCP. The 
developer advised that the products to be developed, based on the conceptual townhouse 
development plan, would be less desirable than the proposed duplex development. They 
are also not interested in building townhouses on this site as: 
• There is no opportunity for additional density, in terms of both unit yield and floor 

area. 
• Townhouse development is not supported by the neighbouring residents and owners. 

4. Duplex development has already been considered in this block of Railway Avenue. 

A rezoning application to permit the development of an arterial duplex on the adjacent 
property to the south at 11540 Railway Avenue (RZ 18-819258) was given Third 
Reading on June 17, 2019. The site layout of the proposed duplex development at 
11540 Railway is very similar to the site plan ofthe proposed Lot #3 ofthe subject 
development proposal. Both of the duplex lots would have their own driveway on the 
south edge of the site. The width of the front duplex units on this block would be in the 
range of 8.0 m to 9.0 m, which would respond to the form, scale and rhythm along the 
streetscape of the immediate existing single-family neighbourhood. 

Revised Development Proposal 

In response to the refenal motion canied at the September 3, 2019 Public Hearing, the applicant 
has revised the development proposal to include one additional visitor parking space on the 
proposed Lot #3. Based on the discussions above, arterial road duplex use is still the preferred 
development option for this site. As part of the last Arterial Road Land Use Policy 
Updates (20 16), arterial road duplexes and triplexes are considered to be infill developments 
within existing single-family developments along minor arterial roads. The design guidelines 
and zoning regulations are tailored to ensure compatibility between single detached, duplex and 
triplex developments. The development proposal for three duplex lots is consistent with the land 
use designations in the OCP, and the proposed duplex design meets the design guidelines for 
duplex developments on arterial roads in the OCP. 

Variance Requested 

The revised duplex development proposal is generally in compliance with the "Arterial Road 
Two-Unit Dwellings (RDA)" zone; with one proposed variance to reduce the front yard setback 
of Lot #3 from 6.0 m to 5.0 m. The resulting distance from the back of curb to the building face 
would be approximately 9.87 m. Staff support the requested variance recognizing that an extra 
visiting parking space is proposed on Lot #3 in response to Council's referral and the building 
footprint needs to be revised in order to develop the site into its full potential (i.e., 0.6 FAR). 
This variance 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. 

6325357 
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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 rezoning application to rezone 11480 and 11500 Railway Avenue from the "Single 
Detached (RS liE)" zone to the "Arterial Road Two-Unit Dwellings (RDA)" zone, in order to 
permit the development of three duplex lots (six dwelling units in total) on the subject site, is 
consistent with the A1ierial Road Land Use Policy in the Official Community Plan (OCP). 

In response to the referral motion canied at the September 3, 2019 Public Hearing, the applicant 
has revised the development proposal to include one additional visitor parking space. Further 
review of the project design will be required to ensure a high quality project and design 
consistency with the existing neighbourhood context, and this will be completed as part ofthe 
Development Permit application review process. 

The developer has agreed to the list of rezoning considerations included in Attachment 9 of the 
original Staff Report dated June 28, 2019 (Attachment B) (signed concurrence on file). 

On this basis, staff recommend support of the application. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10060, be referred to 
the Monday, December 16, 2019 Public Hearing at 7:00p.m. in the Council Chambers of 
Richmond City Hall. 

~ 
c::;£r Edwin Lee 

Planner 1 
(602-276-4121) 

EL:blg 

Attachment A: Location Map 
Attachment B: Repmi to Committee dated June 28,2019 
Attachment C: Revised Duplex Lot Proposal 
Attachment D: Revised Development Application Data Sheet 
Attachment E: Conceptual Townhouse Development Plan 
Attachment F: Correspondence received after September 3, 2019 
Attachment G: Excerpt of Agreement between Previous Owners of 11500 Railway Avenue and 

the Developer 

6325357 
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City of 
Richmond 

Attachment B 

Report to Committee 

To: Planning Committee Date: June 28, 2019 

From: Wayne Craig File: RZ 17-771371 
Director, Development 

Re: Application by Design Work Group Ltd. for Rezoning at 11480 and 
11500 Railway Avenue from the "Single Detached (RS1/E)" Zone to the "Arterial 
Road Two-Unit Dwellings (RDA)" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10060, for the rezoning of 11480 and 
11500 Railway Avenue from the "Single Detached (RSl/E)" zone to the "Arterial Road 
Two-Unit Dwellings (RDA)" zone, be introduced and given First Reading. 

~~ 
Directo~,,Deve opment 
(604-241- 5) 

I 

WC:el 
Att. 9 

ROUTED TO: 

Affordable Housing 

6211969 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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June 28, 2019 -2- RZ 17-771371 

Staff Report 

Origin 

Design Work Group Ltd. has applied to the City of Richmond for permission to rezone 11480 
and 11500 Railway A venue (Attachment 1) from the "Single Detached (RS 1/E)" zone to the 
"Arterial Road Two-Unit Dwellings (RDA)" zone in order to permit the property to be 
subdivided into three duplex lots (Attachment 2). A preliminary site plan, streetscape elevation 
and landscape plan are provided for reference in Attachment 3. A Development Permit 
application will be required to address the form and character of the proposed duplex. 

A Servicing Agreement (SA) for frontage improvements and site service connections is required 
as a consideration of rezoning. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

There are two existing single-family dwellings on the property, which will be demolished. The 
applicant has indicated that the dwellings are currently owner occupied, and that they do not 
contain any secondary suite. 

Surrounding Development 

• To the North: Fronting Railway Avenue, single-family homes on lots zoned "Single 
Detached (RS 1 /E)". 

• To the South: A rezoning application to permit the development of a duplex on the adjacent 
property (at 11540 Railway Avenue) (RZ 18-819258) has been given Third Reading on 
June 17,2019. 

• To the East: Fronting Kestrel Drive, single-family homes on lots zoned "Single Detached 
(RS liB)". 

• To the West: Across Railway Avenue, single-family homes on small lots zoned "Single 
Detached (RS 11 A)" fronting on Garry Street. 

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 "Single-Detached/Duplex/Triplex" (Attachment 5). The development proposal for three 
duplex lots is consistent with these designations. 

6211969 
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Arterial Road Policy 

The Arterial Road Land Use Policy in the City's 2041 Official Community Plan Bylaw 9000 
directs appropriate duplex and triplex developments onto certain minor arterial roads outside the 
City Centre. The subject site is identified for "Arterial Road Duplex/Triplex" on the Arterial 
Road Housing Development Map and the proposal is in compliance with the Arterial Road 
Duplex 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 propetiy. 

The developers have also consulted with the owners/residents of the adjacent properties of the 
proposed development site; no concern has been raised. A consultation summary prepared by 
the developers can be found in Attachment 6. 

Should the Planning Committee endorse this application and Council grant First Reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing; where any area resident or 
interested party will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 

Analysis 

Built Form and Architectural Character 

The developer proposes to subdivide the site into three lots and construct a new duplex on each 
lot. Each duplex lot will feature a unit in the front of the propetiy with direct pedestrian access 
from Railway Avenue, and one unit will be at the back of the property with the main entrance 
from the auto-court proposed on site. The unit sizes are ranging from 123m2 (1,399 if) to 
167 m2 (1 ,800 ft2

). All units will have a side-by-side attached garage. In keeping with the 
architectural character of the neighbourhood, all duplexes will be two storeys and will feature a 
peaked roof. 

A Development Permit application will be required to address the form and character of the 
proposed duplex. Through the Development Permit, the following issues are to be further 
examined: 

• Compliance with Development Permit Guidelines for duplex projects in the 2041 Official 
Community Plan (OCP). 

6211969 
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• Review of the architectural character, scale, and massing to ensure that the proposed 
duplexes are well designed, fit well into the neighbourhood, and do not adversely impact 
adjacent homes. 

• Review of the roof design to ensure it meets the "Residential Vertical Lot Depth Envelope" 
and "Residential Vertical Lot Width Envelope" requirements under Zoning Bylaw 8500. 

• Review of aging-in-place features in all units and the provision of a convertible unit. 

• Refinement of the proposed site grading to ensure survival of the protected tree, and to 
provide appropriate transition between the proposed development and adjacent existing 
developments. 

• Refinement of the driveway and auto court configurations to minimum paved areas on site 
and explore the opportunity to widen the street fronting units to further animate the public 
realm. 

• Refinement of landscape design including new trees to be planted on site. 

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

Existing Legal Encumbrances 

There is an existing 3.0 m wide utility Right-of-Way (ROW) along the east property line of the 
subject site for an existing sanitary sewer line. The developer is aware that no construction is 
permitted in these areas. 

Transportation and Site Access 

Railway A venue is a minor arterial road with a bike lane in this location. Vehicle access to the 
proposed duplex lots will be limited to one shared driveway crossing from Railway A venue per 
every two lots, where possible. 

Vehicle access to the two northern duplex lots is to be provided via a single shared driveway 
crossing from Railway A venue. Since the street frontage of the proposed not1hernmost lot is 
adjacent to the Garry Street/Railway A venue intersection, the proposed shared driveway for the 
two northern lots must be designed to locate outside (i.e., south) of the intersection. 

As per the parking requirements under the "Arterial Road Two-Unit Dwellings (RDA)" zone, a 
visitor parking space will be required between the two northern lots since the shared driveway 
will be servicing more than two dwelling units. 

Vehicle access to the south duplex lot is to be provided via a single driveway. No visitor parking 
is required for the southern lot since the driveway will be servicing no more than two dwelling 
units. However, visitor parking may informally be accommodated within the auto court, similar 
to the typical arrangement in a single family lot with a secondary suite or a side-by-side duplex 
development (i.e., two dwelling units sharing a single driveway). 
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Prior to rezoning, the applicant is required to register a restrictive covenant on Title to ensure 
that, upon subdivision of the property: 

• Vehicle access to the two northern lots is via a single shared driveway crossing, based on 
a design specified in a Development Permit approved by the City. 

• A cross-access easement for the shared driveway access, common drive aisle, and the 
shared visitor parking stall is to be registered on Titles of the each of the two northern 
lots. 

• The buildings and driveways on all proposed lots are to be designed to accommodate 
on site vehicle turn-around to prevent vehicles from reversing onto Railway A venue. 

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

• There is no bylaw-sized tree located on site. 

• A Douglas Fir tree (Trees # 62) located on neighbouring property to the east at 
11471 Kestrel Drive is to be retained and protected as per Arborist Report specifications. 

• A Juniper tree (Trees# A) located on the neighbouring property to the south at 
11540 Railway A venue is considered as an under-sized tree and has been identified for 
removal as r,art of the redevelopment proposal of 11540 Railway Avenue (which has 
received Y Reading on June 17, 2019). In order to avoid damages to the neighbour's tree 
during construction of the subject development, installation of tree protection fencing on the 
subject site is still required until the neighbouring developers are ready to remove this 
Juniper tree. 

Tree Protection 

Two trees 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 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. 
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• 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. 

Tree Replacement 

No replacement is required as there is no bylaw-sized tree on site. However, according to the 
Preliminary Landscape Plan provided by the developer (Attachment 2), the developer is 
proposing to plant nine new trees on site. The number, size and species of new trees will be 
reviewed in detail through Development Permit and overall landscape design. 

Accessible Housing 

The developer has agreed that aging-in-place features will be provided in all units (e.g., inclusion 
of blocking in bathroom walls for installation of grab-bars, provision of blocking in stair walls to 
accommodate lift installation at a future date, and provision of lever door handles). In addition, a 
total of two convertible units will be provided in this three-duplex-lot development. Details of 
the accessible housing features will be reviewed at the future Development Permit stage. 

Affordable Housing Strategy 

The applicant proposes to make a cash contribution to the Affordable Housing Reserve Fund in 
accordance to Section 5.15.l(c) of Zoning Bylaw 8500. The applicant will make a cash 
contribution of $8.50 per buildable square foot as per the requirement for a contribution of 
$82,000.75. 

Energy Step Code 

The applicant has committed to design the subject development to meet the City's Step Code 
requirements (Attachment 8). Details on how all units are to be built and maintained to this 
commitment will be reviewed at Building Permit stage. 

Site Servicing and Frontage Improvements 

Prior to final adoption of the rezoning bylaw, the developer is required to dedicate an 
approximately 0.92 m wide road across the Railway Avenue frontage to match the property line 
to the north, in order to accommodate the required future signal equipment and frontage 
upgrades. The exact road dedication is to be determined based on legal surveys. In addition, the 
applicant is required to enter into the City's standard Servicing Agreement to design and 
construct frontage beautification works and service connections including new sidewalk, 
boulevard and trees (see Attachment 9 for details). All works are at the client's sole cost (i.e., no 
credits apply). 

At future subdivision stage, the developer will be required to pay Development Cost 
Charges (DCC's) (City & GVS&DD), School Site Acquisition Charge, and Address Assignment 
Fee. Servicing connections are to be determined at Servicing Agreement stage. 
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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 11480 and 11500 Railway Avenue from the 
"Single Detached (RS liE)" zone to the "Arterial Road Two-Unit Dwellings (RDA)" zone, in 
order to permit the development of three duplex lots (six dwelling units in total) on the subject 
site. The list of rezoning considerations is included in Attachment 9, which has been agreed to 
by the applicant (signed concurrence on file). 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10060 be introduced 
and given First Reading. 

_.,,......-

c~ 
Edwin Lee 
Planner 1 
(604-276-4121) 

EL:blg 

Attachment 1 : Location Map 
Attachment 2: Proposed Subdivision Layout 
Attachment 3: Conceptual Development Plans 
Attachment 4 : Development Application Data Sheet 
Attachment 5: Steveston Area Land Use Map 
Attachment 6 : Consultation Summary 
Attachment 7: Tree Management Plan 
Attachment 8: Letter from Developer 
Attachment 9: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 17-771371 Attachment 4 

Address: 11480 and 11500 Railway Avenue 

Applicant: Design Work Group Ltd. 

Planning Area(s): Steveston 
------~-------------------------------------------------

Existing Proposed 

Owner: 1113132 BC LTD. No change 

Site Size (m 2
): 1,530.6 m2 Ranging from 464.8 m2 to 544.8 m2 per lot 

Land Uses: Single-family dwelling Two-unit dwelling 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Steveston Area Plan: 
Duplex 

Single-Detached/Duplex/Triplex 

702 Policy Designation: N/A No Change 

Zoning: Single-Detached (RS 1/E) Arterial Road Two-Unit Dwellings (RDA) 

Number of Units: 2 6 

Other Designations: n/a No change 

On Future 

I I 
I Variance Subdivided Bylaw Requirement Proposed 

Lots 

Density: 
The lesser of 0.6 FAR 

0.6 FAR 
none 

or 334.5 m2 per lot permitted 

Lot Coverage 
Building: Max. 45% Building: 45% Max. 

(% of lot area): 
Non-porous Surfaces: Max. 70% Non-porous Surfaces: 70% Max. none 

Landscaping: Min. 25% Landscaping: 25% Min. 

Lot Size: Min. 464.5 m2 464.8 m2 to 544.8 m2 none 

Width: Min. 10.35 m for proposed Width: 12.5 m for the lots with 

Lot Dimensions 
lots with shared vehicle access and shared vehicle access and 
Min. 13.4 m for proposed lot with 14.65 m for the lot with individual none 

(m): individual vehicle access vehicle access 
Depth: Min. 30 m Depth: 37.18 m Min. 

Front: Min. 6 m Front: 6 m Min. 
Setbacks (m): Rear: Min. 6 m Rear: 6 m Min. none 

Side: Min. 1 .2 m Side: 1.2 m Min. 

Height (m): Max. 9.0 m (2 storeys) 9.0 m (2 storeys) none 

Off-street Parking 
2 per unit 2 per unit none -Regular (R): 

6211969 
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June 28, 2019 - 2 - RZ 17-771371 

On Future 

I 
Subdivided Bylaw Requirement Proposed Variance 

Lots 
Off-street Parking 0.2 per unit when 3 or more units 

1 none 
-Visitor (V): share one access (0.2 x 4) = 1 

Off-street Parking 
13 13 none 

(total): 

Tandem Parking 
Permitted 0 none 

Spaces: 

Other: Tree replacement compensation required for removal of bylaw-sized trees. 

6211969 
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City of Richmond 

Steveston Area Land Use Map 

~ 

c=J Single-Family 

Single-Detached/Duplexffriplex 

CJ Multiple-Family - Commercial 

- Public Open Space 

Bylaw9604 
2016112119 

CJ Institutional 

CJ Conservation Area 

Trail 

- Steveston Area Boundary 

Steveston Waterfront 
Neighbourhood Boundary 

Original Adoption: April22, 1985/ Piau Adoption: June 22, 2009 

.<1.'-.:'TACHMENT 5 

Steves ton Area Plan 9-70 

 PH - 32



( ( 

Railway Development- Neighbourhood Consultation 

11491 Kestrel Drive 

(Ellene & Tim Gould)- ellenegould@aim.com 

Like the design 

Happy to be engaged 

The height of building and the layout of the property works for them 

11511 Kestrel Drive 

(Derek & Carmen) -lamsx4@gmail.com 

On board with the development 

Hoping we trim the hedge in the back to provide more sun 

11471 Kestrel Drive 

(Karl Reinders)- karlreinders@shaw.ca 

Likes the design 

On board with the development 

Doesn't feel he will be impacted much 

11540 Railway Avenue 

(Joy Ma) 

Likes the design 

On board with the development 

Doesn't feel she will be impacted 

Curios why he have not yet started breaking ground 

11433 Railway Avenue 

(Aziz Kara & Zabeen Kara)- armiek@gmail.com 

Feels design is tasteful 

Happy with the number of units 

On board with the development 

ATTACHMENT 6 

RECEIVED 
JUN 1 5 2018 

 PH - 33
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ATTACHMENT 8 

b r-ic klan e 

June 14, 2019 

Attention: City of Richmond 

Re: Energy Step Code on proposed duplex project- 11480 & 11500 Railway 
Avenue 

Bricklane Developments fully supports the new step code requirements and will 
meet the targets on this Duplex project. 

Fuliherrn<I!Je, we attended the various City of Richmond breakfast seminars and 
took advantage of the free testing that was offered on 2 of our projects. Those 
projects were successful and we reached the targets laid out by the Energy Step 
Code. 

If you have any questions, please feel free to contact me at 
Bricklanedevelopments@gmail.com or call 604~812~9561. 

Sincerely, 

lnder Johal 
Vice President 
Bricklane Developments 
Suite 186- 8120 No. 2 Road 
Richmond, BC 
V7C 5J8 
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City of 
Richmond 

Address: 11480 and 11500 Railway Avenue 

ATTACHMENT 9 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 17-771371 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10060, the developer is 
required to complete the following: 

I. 0.92 m wide road dedication along the entire Railway Avenue frontage to match the property line to the no1ih, in 
order to accommodate the required future signal equipment and frontage upgrades; exact width is to be confirmed 
with survey information to be submitted by the applicant. 

2. Registration of a flood indemnity covenant on title. 

3. Registration of a legal agreement on Title to ensure that, upon subdivision of the prope1iy: 

a) Vehicle access to the two northern lots is via a single shared driveway crossing, based on a design specified in a 
Development Permit approved by the City; 

b) A cross-access easement for the shared driveway access, comn~on drive aisle, and the shared visitor parking stall 
is to be registered on Titles of the each ofthe two northern lots. 

c) The buildings and driveways on all proposed Jots are to be designed to accommodate on-site vehicle tum-around 
to prevent vehicles from reversing onto Railway Avenue. 

4. Submission of a Contract entered into between the applicants/developers and a Ce1iified Arborist for supervision of 
any on-site works conducted within/near the tree protection zone on site for the protection of the trees to be retained 
on neighbouring properties. The Contract should include the scope of work to be unde1iaken, including: the proposed 
number of site monitoring inspections, and a provision for the Arborist to submit a post-construction assessment 
repmi to the City for review. 

5. City acceptance of the developer's offer to voluntarily contribute $8.50 per buildable square foot (e.g. $82,000.75) to 
the City's Affordable Housing Reserve Fund. 

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

7. 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 pmi of entering into the Servicing Agreement. Works include, but may not be limited to: 

a) Water Works: 

• Using the OCP Model, there is 334 Lis of water available at a 20 psi residual at the Railway Avenue frontage. 
Based on your proposed development, your site requires a minimum fire flow of95 Lis. 

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

• At the Developers cost, the City is to: 

o Install six new water service connections to serve the proposed development, complete with meters and 
meter boxes. 

o Cut and cap, at main, both existing water service connections serving the development site. 

b) Storm Sewer Works: 

• At Developer's cost, the City is to: 

Initial: ---
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o Cut and cap, at main, the storm service connection at the north property line of 11500 Railway A venue 
and remove inspection chamber STIC51163. 

o Cut and cap, at inspection chamber, the existing service connection at the northern property line of 11480 
Railway Avenue. Retain inspection chamber STIC51162 for boulevard drainage, and replace solid 
inspection chamber cover with grate if applicable. 

o Cut and cap, at inspection chamber, the southern-most service connection serving the development site 
and retain inspection chamber STIC51180 serving 11540 Railway Avenue. 

o Install three new storm service connections complete with inspection chambers. Or, alternatively, two 
new storm service connections with one located at the adjoining property line of two of the newly 
subdivided lots with dual service laterals. 

c) Sanitary Sewer Works: 

• The Developer is required to: 

o Not start onsite excavation or foundation construction prior to completion of rear yard sanitary works by 
City crews. 

o Ensure no encroachments of onsite works (proposed trees, buildings, non-removable fences, retaining 
walls, etc.) into existing sanitary right-of-way along north prope1iy line of subject site. 

• At Developer's cost, the City is to: 

o Cut and cap, at main, the existing sanitary service connection remove inspection chamber SIC 15772. 

o Install three new sanitary service connections complete with inspection chambers. Or, alternatively, two 
new sanitary service connections with one located at the adjoining property line of two of the newly 
subdivided lots with dual service laterals. 

d) Frontage Improvements: 

• Construct a new 1.5 m wide concrete sidewalk at the new property line. The new sidewalk is to connect to the 
existing sidewalk nmih and south of the subject site. 

• Remove the existing sidewalk and backfill the area between the curb and the new sidewalk to provide a 
minimum 1.5 m wide grass boulevard with street trees. The boulevard width is exclusive of the 0.15 m wide 
curb. 

• All existing driveways along the Railway Avenue development frontage are to be closed permanently. The 
developer is responsible for the removal of the existing driveway let-downs and the replacement with barrier 
curb/gutter, boulevard and concrete sidewalk per standards described above. 

• Construct a new shared driveway to City design standards: 6.0 m wide at the prope1iy line with 0.9 m flares at 
the curb and 45° offsets to meet the grade of sidewalk/boulevard. The driveway width is to be kept at 6.0 m 
for a distance of 6.0 m from the back of the sidewalk to allow for two vehicles in opposite directions to pass. 
The driveway can be tapered at a 5:1 transition to a minimum width of 4.0 m (wider if garbage and recycling 
collection is provided door to door). 

• Provide special stamped/tinted concrete treatment for the sidewalk across the driveway to better highlight the 
driveway for pedestrians. 

• Relocate/upgrade the existing streetlights along Railway A venue as required by the proposed 
sidewalk/driveway and to meet lighting requirements. Consult Engineering on other utility requirements as 
part of the frontage works. 

• Consult Parks on the requirements for tree protection/placement including tree species and spacing as part of 
the frontage works. 

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

o To relocate/underground the existing overhead poles and lines as required to prevent conflict with the 
proposed frontage works (i.e. sidewalk and boulevard). 

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

o To underground overhead service lines. 

Initial: ---
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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. 

e) Generalltems: 

• The Developer is required to: 
o Provide, within the building permit application, a geotechnical assessment of preload and soil preparation 

impacts on the existing utilities fronting the development site (i.e. AC water main on Railway Avenue, 
and rear-yard sanitary main) and provide mitigation recommendations. 

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

Prior to a Development Permit* issuance, the developer is required to complete the following: 

I. Submission of a Landscaping Security based on 100% of the cost estimate provided by the landscape architect. 

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

I. Payment of the current year's taxes, Development Cost Charges (City and GVS & DD), School Site Acquisition 
Charge, and Address Assignment Fees. 

2. Registration of a cross-access easement over the driveway, drive aisle, and visitor parking stall shared between the 
two northern lots. 

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. 

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 Ministty of 
Transpot1ation) 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 
Depm1ment 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. 
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The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director 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 uti! ity 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 
ofMunicipal 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. 

Date 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 17-771371 Attachment D 

Address: 11480 and 11500 Railway Avenue 

Applicant: Design Work Group Ltd. 

Planning Area(s): Steveston 
~~~~--------------------------------------------------

Existing Proposed 

Owner: 1113132 BC LTD. No change 

Site Size (m2
): 1,530.6 m2 Ranging from 464.8 m2 to 544.8 m2 per lot 

Land Uses: Single-family dwelling Two-unit dwelling 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Steveston Area Plan: 
Duplex 

Single-Detached/Duplex/Triplex 

702 Policy Designation: N/A No Change 

Zoning: Single-Detached (RS 1 /E) Arterial Road Two-Unit Dwellings (RDA) 

Number of Units: 2 6 

Other Designations: n/a No change 

On Future 
I Bylaw Requirement I Proposed I Variance 

Subdivided Lots 

Density: 
The lesser of 0.6 FAR 

0.6 FAR none permitted 
or 334.5 m2 per lot 

Lot Coverage of 
Max. 45% 45% Max. none 

Buildings: 

Lot Coverage of Non-
Max. 70% 70% Max. none 

porous Surfaces: 

Lot Coverage of 
Min. 25% 25% Min. none 

Landscaping: 

Lot #1: 484.1 m2 

Lot Size: Min. 464.5 m2 Lot #2: 464.8 m2 none 

Lot #3: 544.8 m2 

Min. 10.35 m for proposed lots Lot#1: 13.01 m 

Lot Width (m): 
with shared vehicle access and 

Lot#2: 12.50 m none 
Min. 13.4 m for proposed lot with 
individual vehicle access Lot #3: 14.65 m 

Lot Width (m): Min. 30m 37.18 m Min. none 
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October 16, 2019 - 2 - RZ 17-771371 

On Future 
I Bylaw Requirement I Proposed I Variance 

Subdivided Lots 

Lots #1 & #2: 6 m Min. Variance 
Setbacks- Front (m): Min. 6m 

Lot #3: 5.0 m Min. 
Requested 

(Lot #3 only) 

Setbacks- Rear (m): Min. 6 m 6 m Min. none 

Setbacks- Side (m): Min. 1.2 m 1.2 m Min. none 

Height (m): Max. 9.0 m (2 storeys) 9.0 m (2 storeys) none 

Off-street Parking -
2 per unit 2 per unit none 

Regular (R): 

0.2 per unit when 3 or more units 

Off-street Parking - share one access (0.2 x 4): Lots #1 & #2 - 1 space in total 
Visitor (V): Lots #1 & #2 - 1 space in total Lot #3 - 1 space 

none 

Lot #3 - not required 

Off-street Parking 
13 14 none 

(total): 

Tandem Parking 
Permitted 0 none 

Spaces: 

Other: Tree replacement compensation required for removal of bylaw-sized trees. 

6325357 
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Attachment F 

Letter of Support 

Date: September 14, 2019 
To: Mayor and City Council 

Re: Richmond Zoning Bylaw 8500, Amendment Bylaw 10060 (RC 17-771371) 
Location: 11480 and 11500 Railway Ave 
Applicant: Design Work Group Ltd 
Purpose: To rezone the property from "Single Detached (RS1/E) to "Arterial Road Two-Unit 
Dwelling (RDA)", to permit the property to be subdivided into three duplex lots. 

Dear Mayor and Council, 
Based on the outcome of the Public Hearing on September 3, 2019, we feel it is important for 
us to reiterate our support for this project. We are enthusiastic about the current development 
proposal and feel that it complies with the rezoning stipulations and is ideal for this location as 
well as neighborhood for the following reasons: 

1. Community driven: Reflects the results of the recent 3-year public consultation process for 
the rezoning plan for the Richmond, "2041 Official Community Plan Bylaw 9000". 
- The current proposal follows the technical requirements and reflects the intention/spirit of 
the minor A'rterial Road Duplex Development rezoning approach: 

a. Designates duplex/triplex developments for this specific portion of Railway 
b. Provides for more affordable housing options through this increased density 

2. Neighborhood compatibility: 
a. The duplex design aligns with the existing neighborhood: both in height and appearance. 

Note: The developer has worked closely with the City Planning and Development Division over 
these past two years to ensure this proposal meets all updated requirements. 

They have provided six revisions over this period in response to feedback. 
They have consulted with the immediate neighbors in the process. 

b. Adjacent project: The parallel"duplex development" on the adjacent property (11540 
Railway Ave/ RZ18-819258) received full support at Third Reading by City Council on June 17, 
2019. At the September Public Hearing, Council expressed preference for architectural 
continuity for neighborhoods. We feel this proposal exemplifies that continuity with this 
adjacent project. 

3. Neighbor input/feedback: The feedback from the neighbors has been positive. Input 
outlined in the formal proposal document "Attachment #6") Comments such as: 

- like the design- tasteful 
-happy with the number of units 
-the height and layout of the property works for us 
- on board with the development 
-curious why he has not yet started breaking ground 
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4. More affordable housing option; with a family and senior friendly design: 
- Family friendly housing: 3 bedrooms (yet smaller than single family home) 

-close to schools and community center 
-Provides a style of housing which allows for individuals to "age in place"; 

-two levels (only one set of stairs)- appropriate for stair gliders (curved model) 
-the garage is at entry level 
-aging in place features in all units; provision for two convertible units 
-although smaller, is still large enough to house a caregiver if needed. 
-reasonably close to essential amenities (Steveston) 
-immediate access to public transit (across the street) 

5. Parking: The complex does provide each resident with two enclosed parking spaces (double 
garages) as well as visitor parking. This minimizes any parking impact on the neighboring area. 
Also, the turn radius from the garages allows for a "forward facing" exit from the property. 

6. Personal perspective: We are excited to be part of this development for all the above 
reasons. This has been our family property and home since 1956. We were looking forward to 
staying in our neighborhood (on this property) and "aging in place". This recent rezoning as well 
as the proposed development design would enable us to do that. We specifically sold the 
property to a developer who shares that vision and is a member of the neighboring Richmond 
community. 

Action: We are sharing our perspective and enthusiasm for this development as proposed 
and are hoping that Mayor and Council will give it your full support as well. 

Thank you, 
Nadja Wojna 
Edwin Lockefeer 
Vera Wojna 

nadjawojna@icloud.com 
edwinlockefeer@icloud.com 
vmwojna@gmail.com 

Former owners of 11480 and 11500 Railway Avenue 
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September 16, 2019 
Re: Rezoning Bylaw 8500 Public Hearing for File#: 17-771371 
Address: 11480/11500 Railway Ave 

Dear Mayor and Council 

I heard about the outcome of the September Public Hearing on this proposal and that it did not 
pass and was referred back to the planning office. I was surprised by this result as it was fully 
supported at 1'1 Reading. I've spoken to my immediate neighbors and we were all happy with 
the proposed development. As such, we did not come forward at the Public Hearing given we 
assumed that one would typically only come forward or provide a submission if we had 
objections or concerns. 

As a direct neighbor of this property (11460 Railway Ave), I feel it is important to share with you 
my support for the proposal as outlined. 

I was satisfied with the three-year municipal consultation process that resulted in the new 
"2041 Community Plan Bylaw" for Richmond; specifically, the specific level of density set out 
for this portion of Railway. The rezoning allows for two story duplexes or triplexes (dependent 
on the size of the property). That change is most logical & environmentally friendly for this area 
-allowing for smaller and more affordable housing. This would benefit families as well as 
seniors who are downsizing, but still want space for their children and grandchildren who live 
out-of-town to be able to visit. 

With respect to this specific development, I have been kept informed by the developer (and my 
family) regarding the style of development, the height and the density. I know that the 
developer has worked closely with the Richmond Planning and Development Office as well as 
my family (former owners of the property). Effort has been made to ensure that it is viable, 
tasteful and appropriate for this specific location and most importantly would fit into the 
current neighbourhood. Your planned densification of this area would allow us neighbours to 
feel comfortable with the outcome. 

My current home & the property for development has been in my family since 1956. I do care 
about how it gets developed. Densification is inevitable but it needs to be in keeping with the 
neighbourhood, the community parks, schools and trails. I feel this is a very good proposal. I'd 
be happy to live next to this development as outlined. 

Sincerely, 

Valentina Wojna 
11460 Railway Ave, 
Richmond BC 
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Gmail -Fwd: REZONING AND REDEVELOPMENT OF 11480 AND 11500 RAILWAY AVENUE, RICHMOND 2019-10-02, 7:06 PM 

Fwd: REZONING AND REDEVELOPMENT OF 11480 AND 11500 RAILWAY AVENUE, 
RICHMOND 

Nadja <nadjawojna@icloud.com> Thu, Sep 19,2019 at 11:15 PM 
To: lnder Johal <inder.j1 OOO@gmail.com> 

Keep smiling & have fun! Nadja 

Begin forwarded message: 

From: Randy <randy@hydraclean.net> 
Date: September 19,2019 at 19:46:34 GMT+2 
To: mayorandcouncillors@richmond.ca 
Subject: REZONING AND REDEVELOPMENT OF 11480 AND 1'1500 RAilWAY AVENUE, RICHMOND 

Re: REZONING AND REDEVELOPMENT OF 11480 AND 11500 RAILWAY AVENUE, RICHMOND 

Hello, my name is Randy Scherk. co-owner with my wife, of 11580 Railway Avenue. I would like to express my 
opinion about the subject development. 

I am not against the project as originally presented as it seemed to fit nicely into the neighborhood. However, I am 
concerned with the potential higher density in any revised proposal. Higher density will cause problems with illegal 
suites and on street parking. Plus, it will forever change the "look and feel" of the existing neighborhood. There are 
currently no three story buildings on either side of Railway between Steveston Highway and Moncton Street. To 
change the existing proposal to allow three story homes will set, what I consider, a bad precedent for future 
development in our neighborhood. 

Please leave it at two stories so the people in the neighborhood don't have to contend with the higher density and 
resulting demand on street parking. There is no street parking in front of the proposed units. There is no street 
parking across Railway (west side) from Steveston Highway to Moncton Street. Higher density will put pressure on the 
limited existing street parking, further south on the east side of Railway. Should you decide to go ahead with the 
higher density please consider increasing the number of on-site "visitor parking" spaces. 

Thank you for listening. 
Randy Scherk 
11580 Railway Avenue 
Richmond BC V7E 289 
(C) 604-209-7707 
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11491 Kestrel Drive, 
Richmond, B.C. 
V7E 4E3 

To the Mayor and Councillors of Richmond 

October 2, 2019 

Re: Proposed Development by Bricklane Properties at 11480 and 11500 Railway 
Avenue 

I was not able to attend the September 3 Council meeting where this development 
proposal was discussed and apparently denied. I have however read the minutes of 
the meeting, as well as a letter from a resident on Garry Street. It is my 
understanding from the minutes that while there may have been an expressed 
concern regarding lack of visitor parking in the proposed development, the actual 
reason for denial and deferment is to increase the density of development on these 
two currently single family lots. My husband and I own a home that backs onto these 
lots. We are very concerned to hear that City Council would like even greater density 
on these lots than the proposed duplexes of Bricklane Properties. 

A greater density than the 6 duplexes would place terrible pressure on residential 
parking in the area, as we know that parking is forbidden on Railway. Visitors would 
have to cross Railway and seek parking somewhere along Garry Street where there 
are already parking issues due to townhouses at the corner of Garry and Railway. 

Our biggest concern however, is the density, the lack of privacy and the likely three 
story height that would come with townhouses behind our homes. There would be 
increased noise and much less sun for our garden. 

We understand that with progress comes the need for increased density. We are 
supportive of the proposed Bricklane development as it is attractive and innovative 
in how the buildings are oriented. It increases the density of the lots, but does so in a 
sensitive and tolerable manner. The developers have sought community input and 
assure us that they have amended their plans to include more visitor parking. 

We hope that you will reconsider the Bricklane Properties application and not go 
forward with townhouses on this small area. 

Sincerely, 

Tim and Ellen Gould 
604 275-2648 
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September 19, 2019 

Mr. & Mrs. Derek Lam 
11511 Kestrel Drive 
Richmond, B.C. 
V7E 4E3 

To Whom It May Concern: 

It has come to my attention that the City of Richmond has denied the builders' plans to 

redevelop the two lots behind my lot facing Railway into three sets of duplexes and are wanting 

these lots to be rezoned for town houses. 

My neighbour and I are not happy about having high density housing (townhouses) behind our 

lots, especially if they are three stories high! I have seen the developers' plans for the duplexes 

and felt they were more appropriate instead of town houses. 

I am hoping the city will reconsider their decision and allow the builders to proceed with their 

plans for back to back duplexes instead of multi-townhouses. 

Sincerely, 

Derek Lam 
Home Owner 

 PH - 49



September 20, 2019 

To the Mayor and Councillors of Richmond 

Re: Proposed Development by Bricklane Properties at 11480 and 11500 Railway Avenue 

Dear Mayor & Council: 

It has come to our attention that the above rezoning application has been rejected. This is 
disappointing. We find the original proposal to be in keeping with the neighbourhood and, from 
a visual appearance from the street, will look like 3 individual houses while adding much needed 
density. 

We live around the corner and walk by there every day on our walk into Steveston to socialize 
with our community neighbours. 

We heard rumours that council suggested a redevelopment of 3 stories in the front and two 
stories in the back with a road in between. If you see the lot depth, you will find that is very 
impractical. 

An example of 3 high in the front, 2 high behind is located on Steveston Highway next to O'Hare's 
Pub. We find this arrangement to be unattractive, especially so close to the street. It looms over 
everything in that neighbourhood. We suggest that you look at this development and see for 
yourself. We think it was a mistake. 

Thank you for your consideration. 
Ed & Anne Ikeda 
5220 Bunting Avenue 
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I CAMPBEIJ~FROH MAY &RICE LLP 

June7, 2017 

Edwin Lockefeer and Nadja Wojna 
11500 Railway Avenue 
Richmond, BC 
V7E2B9 

WeraWojna 
11480 Railway Avenue 
Richmond, BC 
V7E2B9 

Dear Sir/Madam: 

Ralph A. May* 
Jefferson N. Frob* 
Richard P. Keevil 
Samuel E. Suk 

Mark E. Standerwick" 
WiUiam D. MacLeod" 
Edward L. Montague 
Victoria C.L. Wu 

Eric D. Schroter* 
Robert R. Allan* 
Melinda G. Voros 
Esteban T. Kiihs 

Attachment G 

Katherine E. Ducey* 
Spencer 0. May" 
Karla S. Mukai 

• A law corpora lion 

Email: eschroter@cfmrlaw.com 
Assistant: dloong@cfmrlaw.com 
Our File No.: 034152·0085351\302168 

Re: Purchase, Sale and Redevelopment of 11480 and usoo Railway Avenue, 
Richmond, BC (the "Properties") · 

As solicitors for 1113132 B.C. Ltd. (the "Purchaser"), we are writing to confirm some of the 
additional details with respect to the purchase, sale and redevelopment of the Properties. By 
way of bacltground, the parties have, or will enter into two separate contracts of purchase and 
sale, each dated June 1, 2017 (the "Contracts"), with respect to the purchase and sale of the 
Properties. It is a condition of each of the Contracts that the parties execute a letter agreement 
outlining the overall redevelopment plans for the Properties and this letter will serve that 
purpose. 

The additional terms agreed to by the parties are attached hereto as Schedule A and a copy of 
the proposed plan for the Properties is attached hereto as Schedule B. In addition to the terms 
outlined in the attached, Edwin Lockefeer, Nadja Wojna and the Purchaser will enter into the 
BC standard form residential tenancy agreement as modified by the terms set out in Schedule A 
with respect to the property civically known as 11500 Railway, Avenue, Richmond, B.C .. 

The loan from Edwin Lockefeer and Nadja Wojna to 1113132 B.C. Ltd. in the principal amount of . 
•••• :will be evidenced by a promissory note incorporating the terms set out in Schedule A 

and secured by the personal guarantees of Chris Bonkowski and Inder J ohal and further secured 
by a second mortgage charging the Properties. The full amount of the loan will be shown as a 
credit to the Buyer on the Seller's statement of adjustment and be considered to be advanced as 
at the completion date. 

Suite 200 - 5611 Cooney Rd., Richmond, BC V6X sJ6 I t. 604 273··8481 I f. 604 273-4729 I toll free 1800 883-8288 I www.cftnrlaw.cmn 
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SCHEDULE A TO LETTER AGREEMENT DATED JUNE 7th 2017 

Revised: By Edwin Lockefeer June 16th. 

Items for. Letter agreement 

Pre-Sale Location: The Buyers, Edwin Lockefeer and Nadja Wojna ("Lockefeer-Wojna") agree 
to purchase from the sellers ("1113132 B.C. Ltdn) Unit B. located on the South-East Lot. 
(currently 11500 Railway Avenue, Richmond B.C. V7E-2B9) see also site plan and current 
proposed plan by Design Work Group dated March 30th 2017. Proposed size of property/ 
Duplex comprising of Unit A (front unit) and Unit B (back unit) Is 5,362 Sq.Ft. Total proposed 
land portion of unit B is 50% and therefore 2,681 Sq. Ft. 

Size of Back Duplex (Unit B) The current proposed size of Unit B Is 1717 Sq.Ft. plus a double 
garage of approx. 408 Sq. Ft. ( see proposed plan DWG dated March 30th 2017 for detail) 

Pre-sale Price: Both parties agree that the pre sale price~ts, Unit B ) for Lockefeer-
Wojna Is at cost plus (final price will Not exceed __,per Sq. Ft.) 

Final sale price to be determined based on actual Sq. Ft. of unit B. (will be no less than the 
currently proposed 1717 Sq Ft). 1113132 B.C. Ltd will provide Lockefeer-Wojna with the final 
approved drawings of Unit B when they are approved by City of Richmond. Lockefeer-Wojna 
are responsible for the G.S.T. and transfer taxes (if applicable). 1113132 B.C. Ltd will lock in 
the G.S.T. for Lockefeer-Wojna based on the agreed sale price. 

The price of-per Sq.Ft. includes a finished backyard, fencing and garden (as required 
by the City of Richmond.) It Is the understanding of Lockefeer-Wojna that the current trees in the 
back of garden will remain. Both parties agree that the price includes the suggested changes to 
the proposed drawings dated march 30th by DWG: (As discussed with lnder/Edwin) i.e. re­
locate the laundry room to the upstairs, add bench/mud room downstairs, remove Island in 
kitchen and set back and add on east wall built-In cabinets above countertop, add bar sink, 
Installation of sufficient electrical outlets to accommodate coffeemaker and or other small 
appliances on the east wall. 

Both parties agree to discuss other minor requests at a later date; examples outdoor electrical 
outlet(s), outside water tap, gas attachment for BBQ and water pressure balancing valves for 
showers I All lights LED .... Note: some of these items might already includ.ed in design 

Both parties agree to have a dialogue regarding: plumbing requirements, windows /doors and 
alarm system I heating system I heated floors I insulation between 2 units I extra wall between 
unit A and unit B that extends fully into the attic ( insulating with mineral wool insulation) to 
reduce noise levels. 

The finishing of unit B shall be comparable or better than the following finished projects from 
Bricklane properties. #546- #548 East 10th in Vancouver B.C. 1113132 B.C. Ltd agrees to 
show Lockefeer-Wojna comparable projects in Richmond Nancouver. 

1 of 3 
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Down payment: Lockefeer-Wojna agree to provide a down payment of Cad 5,000 for Unit B, to 
be placed in trust by 1113132 B.C. Ltd's lawyer. This downpayment is Oo/o interest bearing. 
Down payment is due on June 28th 2017 (or completion date) 

Upgrades/ special requests: Lockefeer-Wojna and 1113132 B.C. Ltd agree that any upgrades 
or special requests requested by Lockefeer-Wojna in addition to the allowable budgeted items. 
Lockefeer-Wojna will be responsible for additional payment to 1113132 B.C. Ltd. 

These additional items, upgrades and special requests, will be charged at coat plus 12.5% and 
1113132 B.C. Ltd agrees to provide lockefeer-Wojna with back-up to justify the expense. 
lockefeer-Wojna and 1113132 B.C. ltd agree that any of these requests and or upgrades need 
to signed off* by lockefeer-Wojna in writing. (*in order for 1113132 B.C. Ltd to charge 
Lockefeer-Wojna ) 

Loan to 1113132 B.C. Ltd: Lockefeer-Wojna agrees to provide a loan to seller of YN 
••••• .. •••••lllll••illllii&This loan is Interest bearing at a rate of 
3.35o/o per annum starting July 01 st 2017. 

First mortgage loan-to-value (LTV) cannot exceed 55% of the combined purchase price of the 
2 properties.(3.4 mil) The cumulative loan to value (ClVT) can't exceed 80% of the average of 
the appraised value and the purchase price of both properties. ( 3.3 mil ) 

1113132 B.C. ltd agrees to have a minimum amount of between •••••••1111 ... 
equity in the project. 1st mortgage Maximum amount~ 

Interest from loan to 1113132 B.C. ltd Is payable at the end of each quarter or portion of 
quarter@ a rrionthly rate of Cad 2,093.75 and/or Cad 6,281.25 for a full quarter. If 1113132 
B.C. ltd. agrees to all terms of the loan and collateral the 1st Interest payment Is due 
September 30th 2017, for the amount of Cad 6,281.25 

Late payment interest carries a penalty payment of Cad 75.00 per day. The loan is for a period 
of 30 months. If both parties agree to extend the loan after 22 months, due to a delay in the 
project, beyond 01 st of May 2019 the interest rate will be the same for an additional 8 months 
(@ rate of 3.35% per annum ). Pre payment of portion of loan or full repayment prior to 01 st of 
May 2019* of loan Is Not allowed prior to completion of the unit B. *When loan comes due 
Lockefeer-Wojna will use the moneys for partial payment of the said property (Unit B) 

Lockefeer-Wojna request and require that 1113132 B.C. Ltd. will provide collateral for the 750K 
loan and in addition require that a personal guarantee and collateral will be given by the 
directors* of 1113132 B.C. Ltd for the loan. 
* Chris Bonkowski and lnder Johal. 

Note: a separate loan contract need to be prepared and need to Include all terms and 
conditions as discussed. This contract should also clearly stipulate that the moneys are not to 
be used for anything other than the "Railway project" development. 
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Tlmellne project : (best estimates) 
A) Rezoning 4-6 months from application date May 1Oth 2017 
B) Development permit(s) 4 months after A. 
C) Building permit(s) 2 months after B. 
D) Break ground May 2018 
E) Completion/move-in May 2019 

Budget: 1113132 B.C. Ltd will provide Lockefeer-Wojna with the final budget as soon as this 
comes available and will continue to provide Lockefeer-Wojna with any budget changes/updates 
In a timely matter. 1113132 B.C. Ltd will mitigate risk by insuring the project for natural · 
disasters as needed and insure themselves as the "contractor'' for life Insurance. Lockefeer­
Wojna will be presented with a copy of life Insurance/full disclosure prior to start building project 
but not later than August 1st 2017. 

Rental : Lockefeer-Wojna agree to rent back the house 11500 Railway Avenue starting 01 st 
July 2017 for a minimum period of 12 months or end the contract earlier as both parties agree. 
NO deposit is required by 1113132 B.C. Ltd. Rent is payable monthly at a rate of Cad 2,150 per 
month due on the 1st working day of each month. 1113132 B.C. Ltd are responsible for 
property taxes, utility bill city of Richmond and applicable insurance on the house as of July 
01st 2017. The tenants, Lockefeer-Wojna, are responsible for minor repairs up to Cad 100.00 
per month and applicable tenants Insurance. The rent includes a minimum of 3 lawn services a 
month (as needed). The first rent payment is due on July 01 st 2017 for the amount of Cad 
2,150. 

A signed Residential Tenancy Agreement # RTB-1 Is attached with the contract of purchase 
and sale. Further details of rental contract to be added on addendum on .form # RTB·1 
1113132 B.C. Ltd will serve a minimum of 1 0 days notice to end tenancy, or earlier if both 
parties agree. 

Assignment: 1113132 B.C. Ltd agree NOT to re-assign this contract, In whole or in part, to a 
third party without (written) approval of Lockefeer-Wojna and If approved Lockefeer-Wojna, 
1113132 B.C. Ltd will share the additional proceeds over Cad 1, 7 45.000,00 on a 50%-50% base 
with a minimum of Cad 95,000 for 11500 Railway. Lockefeer-Wojna has the right to arbitrarily 
deny re-assignment. 

Warranty : FULL 2-5-1 0 year warranty with Pacific Home Warranty. 

Confidentiality: The parties agree to keep the final terms of the contract confidential, including 
purchase price, and additional terms and shall not disclose any of the terms contained herein to 
any such person other than the parties respective directors, officers, employees, legal counsel 
and/or other professional advisors. 

Revised: by Edwin Lockefeer 16-06-2017 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10060 (RZ 17-771371) 

11480 and 11500 Railway Avenue 

Bylaw 10060 

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 "ARTERIAL ROAD TWOwUNIT DWELLINGS 
(RDA)". 

P.I.D. 004-024-621 
The N011herly 64 Feet of Lot 459 Section 1 Block 3 N011h Range 7 West New Westminster 
District Plan 46318 

P.I.D. 004-024-460 
Lot 459 Except the Not1herly 64 Feet Section 1 Block 3 North Range 7 West New 
Westminster District Plan 46318 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 
10060". 

FIRST READING JUL 2 2 2019 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

 
6215072 

CITY OF 
RICHMOND 

APPROVED 
by 

! 
,, 'I 

APPROVED 
by Director 
or Solicitor 

/p 
,; 
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City of 
Richmond 

To: Mayor and Councillors 

From: Wayne Craig 
Director, Development 

Memorandum 
Planning and Development Division 

Development Applications 

Date: December 4, 2019 

File: RZ 17-790028 

Re: Application by Vivid Green Architecture for Rezoning at 5500 Williams Road 
(RZ 17-790028) 

At the Council meeting held November 12, 2019, discussion took place regarding the height ofthe 
proposed buildings, particularly as it affects neighbouring properties. This memo provides 
additional information not contained in the drawings attached to the Staff Report. 

The proposed development is composed of two two-storey duplexes, which would have a maximum 
height of9.0 m (29ft. 5 in.) measured from finished site grade. This height is consistent with what 
would be permitted for a single-family dwelling if the property were to be redeveloped under the 
existing "Single Detached (RS1/E)" zoning. 

The applicant has prepared a shadow study for the proposed development, including both the 
proposed duplexes and the existing hedge on the neighbouring property, which is proposed to be 
retained. Attachment 1 shows the current condition with only the shadow of the hedge modelled. 
Attachment 2 shows the proposed duplexes and the existing hedge. 

WC:jr/blg 
Att. 2 

pc: SMT 

6349693 

Suzanne Smith, Program Coordinator, Development 
Joshua Reis, Program Coordinator, Development 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 

Date: October 18, 2019 

File: RZ 17-790028 

Re: Application by Vivid Green Architecture Inc. for Rezoning at 5500 Williams Road 
from the "Single Detached (RS1/E)" Zone to the "Arterial Road Two-Unit 
Dwellings (RDA)" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10091, for the rezoning of 
5500 Williams Road from the "Single Detached (RS 1/E)" zone to the "Arterial Road 
Two-Unit Dwellings (RDA)" zone, be introduced and given First Reading. 

WC:je 
Att. 7 

ROUTED TO: 

Affordable Housing 

6226961 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

~ 
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October 18,2019 -2- RZ 17-790028 

Staff Report 

Origin 

Vivid Green Architecture has applied to the City of Richmond for permission to rezone 
5500 Williams (Attachment 1) from the "Single Detached (RS 1/E)" zone to the "Arterial Road 
Two-Unit Dwellings (RDA)" zone in order to permit the property to be subdivided into two 
duplex lots. Preliminary site plans, streetscape elevations and a landscape plan are provided for 
reference in Attachment 2. A Development Permit application will be required to address the 
form and character of the proposed duplexes. 

A Servicing Agreement (SA) for frontage improvements, including a new 1.5 m wide concrete 
sidewalk and a 2.91 m wide treed and landscaped boulevard, and service connections, is required 
at the time of subdivision. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

There is one existing single-family dwelling on the property, which will be demolished prior to 
subdivision. The applicant has indicated that the dwelling is currently renter occupied. The 
house does not contain any secondary suites. 

Surrounding Development 

• To the North: 

• To the South: 

• To the East: 

• To the West: 

Across Williams Road, single-family homes on lots zoned "Single 
Detached (RS 1/E)". 

Fronting Lawson Drive, a single-family home on a lot zoned "Single 
Detached (RS1/B)". 

Fronting Williams Road, a single-family home on a lot zoned "Single 
Detached (RS 1/E)" 

Fronting Lass am Road, a single-family home on a lot zoned zoned "Single 
Detached (RSl/E)" and two small lots zoned "Single Detached (RS2/B)". 

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 "Single-Detached/Duplex/Triplex" (Attachment 4). The development proposal for two 
duplex lots is consistent with these designations. 

6226961 
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October 18, 2019 - 3 - RZ 17-790028 

Arterial Road Policy 

The Arterial Road Land Use Policy in the City's 2041 Official Community Plan Bylaw 9000 
directs appropriate duplex and triplex developments onto certain minor arterial roads outside the 
City Centre. The subject site is identified for "Arterial Road Duplex/Triplex" on the Arterial 
Road Housing Development Map and the proposal is in compliance with the Arterial Road 
Duplex Development Requirements under the Arterial Road Policy. 

On November 13,2018, Council approved rezoning and issued a Development Permit for a 
nearby site (5660, 5680 and 5700 Williams), in order to allow development of 12 new duplex 
units 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. The developer has consulted with all 
immediate neighbours (Attachment 5). The majority of neighbours acknowledged receiving the 
development plans and had no concerns. One neighbour was unavailable on several separate 
occasions; a copy of the development plans was left in their mailbox along with contact 
information for the developer. Only one neighbour, residing at 10131 Lawson Drive, expressed 
concerns. As a result, the developer met with them to discuss their concerns and review the 
proposal in greater detail. The neighbour's concerns are listed below, followed by a summary of 
the developer's response in italics: 

• Height of the proposed duplexes. 
The neighbours were under the impression that the new duplexes were to have 3 storeys. 
The developer prepared renderings of the buildings, which were shared with the 
neighbours, demonstrating that the building height would not exceed 2 storeys or 9. 0 m 
(29.5 feet) or two storeys, measured from finished grade, as permitted in the Arterial 
Two-Unit Dwelling (RDA) zone. 

• Lot coverage, setbacks and privacy. 

6226961 

The developer provided confirmation that there are few windows on the side elevations: 
bathroom and den windows are located above 1.67 m (5.5 ft) and all bedroom windows 
will have fi'osted glass to ensure no direct views into the neighbouring homes. 

Staff also note that the retention of trees on-site and a hedge south of the southern 
property line, along with planting of new trees, will help to preserve privacy between 
existing homes and the proposed duplexes. Furthermore, the western side yard setback 
has been increased to 3. 5 m (11. 5 ft) for the rear half of the property as a result of an 
existing Right-of-Way. 
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October 18,2019 -4- RZ 17-790028 

The 6 m rear yard setback is in compliance the Arterial Two-Unit Dwelling (RDA) zone. 
The landscape and building design will be fitrther refined through the Development 
Permit process. 

• Amount of parking and traffic in the area. 
The developer reviewed the main floor plan drawings with the neighbours, confirming 
that each unit will have a two car garage and one additional visitor parking stall. 

The City's Transportation Department has reviewed the proposal and confirms that the 
proposed parking for the duplexes meets the Zoning Bylaw. 

The developer has indicated that they believe the neighbours are satisfied with the design and 
have no further concerns. 

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 patiy will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 

Analysis 

Built Form and Architectural Character 

The developer proposes to subdivide the site into two lots and construct a new duplex on each 
lot. Each duplex lot will feature a unit in the front of the property with direct pedestrian access 
from Williams Road, and one unit at the back of the property with the main entrance from the 
auto-court proposed on site. Unit sizes range from 126.5 m2 (1,362 ft2

) to 147.1 m2 (1,584 ft2
). 

All units will have a side-by-side attached garage. In keeping with the architectural character of 
the neighbourhood, each duplex will be two storeys and will feature a peaked roof. The height 
ofboth buildings is consistent with the RDA zone, which allows for a maximum height of9.0 m 
(29.5 ft), measured from finished grade. 

A Development Permit application will be required to address the form and character of the 
proposed duplexes. Through the Development Permit, the following issues are to be fmiher 
examined: 

• Compliance with Development Permit Guidelines for duplex projects in the 2041 Official 
Community Plan (OCP). 

• Review of the architectural character, scale, and massing to ensure that the proposed 
duplexes are well designed, fit well into the neighbourhood, and do not adversely impact 
adjacent homes. 

• Review of aging-in-place features in all units and the provision of a convertible unit. 

• Refinement of landscape design including new trees to be planted on site. 

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

There is an existing 3.0 m wide utility Right-of-Way (ROW) along the southern half of the west 
property line and the entire rear property line of the subject site for an existing sanitary sewer 
line. The developer is aware that no construction is permitted in these areas. 

Transportation and Site Access 

Williams Road is a minor arterial road with a bike lane in this location. Vehicle access to the 
proposed duplex lots will be limited to one shared driveway crossing from Williams Road. 

As per the parking requirements under the "Arterial Road Two-Unit Dwellings (RDA)" zone, 
one visitor parking space will be provided. All residential parking spaces will provide Level 2 
EV charging outlets. 

Prior to rezoning, the applicant is required to register a restrictive covenant on title to ensure that, 
upon subdivision of the property: 

• Vehicle access to the two duplex lots is via a single shared driveway crossing, based on a 
design specified in a Development Permit approved by the City. 

• A cross-access easement for the shared driveway access, common drive aisle, and the 
shared visitor parking stall is to be registered on title ofthe each of the duplex lots. 

• The buildings and driveways on all proposed lots are to be designed to accommodate 
on site vehicle tum-around to prevent vehicles from reversing onto Williams. 

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 and one tree on City property. 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report and has the 
following comments: 

• Five on-site trees, including three trees on the eastern side ofthe front yard and two trees 
along the western side yard within an existing Right-of-Way, are to be retained and 
protected with protective fencing per the arborist's recommendations (tag #593, 594, 597, 
598 and 599). 

• Four trees located on-site are to be removed (tag #590, 591, 592 and 596). Tree tag #590, 
591 and 592 are dead; tree tag# 596 is an ornamental cherry tree that is in good condition 
but conflicts with the proposed driveway. Trees to be removed are to be replaced at a 
ratio of 2:1 as per the OCP. 

The City Parks Department has visited the site and supports the Arborist' s findings, with the 
following comments: 
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• One tree (tag #595) and a cedar hedge located in the City-owned boulevard are in poor health 
and condition, and conflict with the proposed sidewalk. Compensation of $1,300 is required 
to remove the tree for the City to plant two new trees at or near the development site. No 
compensation is required for removing the hedge. 

Tree Protection 

The applicant is to submit a tree management plan showing the trees to be retained and the 
measures taken to protect them during development stage (Attachment 6). To ensure that the 
trees identified for retention are protected at the development stage, the applicant is required to 
complete the following items: 

• Prior to approval of the Development Pe1mit, the applicant is required to submit a tree 
security of $45,000. 

• Prior to final adoption of the rezoning bylaw, the applicant is to submit to the City a 
contract with a Ce1iified 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, the applicant is to ensure 
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. 

Tree Replacement 

The applicant wishes to remove four on-site trees (tag #590, 591, 592 and 596). The 2:1 
replacement ratio would require a total of eight replacement trees. The applicant has proposed to 
plant five trees in the proposed development. 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. 

- --

o. of Replacement Trees 

3 

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute a total 
of$2,500 to the City's Tree Compensation Fund for the remaining five trees that cannot be 
accommodated on the subject property after redevelopment. 

As part of the Development Permit application, the applicant must provide a Landscape Plan 
prepared by a registered Landscape Architect, which must include the agreed upon replacement 
trees. The City will collect a Landscape Security prior to issuance of the Development Permit 
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based on the cost estimate for the works, including a 10% contingency, provided by the 
Landscape Architect. 

Accessible Housing 

The developer has agreed that aging-in-place features will be provided in all units (e.g., inclusion 
of blocking in bathroom walls for installation of grab-bars, provision of blocking in stair walls to 
accommodate lift installation at a future date, and provision of lever door handles). In addition, 
one convertible unit will be provided in the two-duplex-lot development. Details of the 
accessible housing features will be reviewed at the future Development Permit stage. 

Affordable Housing Strategy 

The applicant proposes to make a cash contribution to the Affordable Housing Reserve Fund in 
accordance to Section 5.15.l(c) of Zoning Bylaw 8500. The applicant will make a cash 
contribution of $8.50 per buildable square foot as per the requirement for a contribution of 
$51,569.50. A list of rezoning considerations is included in Attachment 7 which includes a 
commitment to provide the cash contribution for affordable housing. 

Energy Step Code 

The applicant has committed to design the subject development to meet the City's Step Code 
requirements. Details on how all units are to be built and maintained to this commitment will be 
reviewed at Building Permit stage. 

Site Servicing and Frontage Improvements 

The developer is required to design and construct frontage improvements and service 
connections through a Servicing Agreement. Worlcs include, but are not limited to, construction 
of a new 1.5 m wide concrete sidewalk and a 2.91 m wide treed and landscaped boulevard. 
Special stamped/tinted concrete treatments will be provided for the sidewalk across the new 
driveway to the site with green bike lane paint at the crossing to better highlight the driveway for 
cyclists and pedestrians. 

Through the Servicing Agreement, the developer is to install a new water connection and water 
meters for the eastern duplex, and install new storm and sewer service connections to service 
both duplexes. 

All frontage and servicing works are at the applicant's sole cost (i.e., no credits apply). 

At future subdivision stage, the developer will be required to pay Development Cost 
Charges (DCC's) (City & GVS&DD), School Site Acquisition Charge, and Address Assignment 
Fee. Servicing connections are to be determined at the time of Building Permit. 

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). 
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Conclusion 

The purpose of this rezoning application is to rezone 5500 Williams Road from the "Single 
Detached (RS 1/E)" zone to the "Arterial Road Two-Unit Dwellings (RDA)" zone 
(Bylaw 10091), in order to permit the development of two duplex lots (four dwelling units in 
total) on the subject site. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10091 be introduced 
and given First Reading. 

?~ 
Jeanette Elmore 
Planner 2 
( 604-24 7 -4660) 

JE:cas 

Attachment 1: Location Map 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: Steveston Area Land Use Map 
Attachment 5: Neighbours Consulted 
Attachment 6: Tree Management Plan 
Attachment 7: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 17-790028 Attachment 3 

Address: 5500 Williams 

Applicant: Vivid Green Architecture 

Planning Area(s): Steveston 
~~~~--------------------------------------------------

~ Existing Proposed 

Site Size (m2
): 940m2 

Lot B: 470m2 
Lot A 470 m 

Land Uses: Single-family dwelling Two-unit dwellings 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Steveston Area Plan: 
No Change 

Single-Detached/Duplex/Triplex 

702 Policy Designation: N/A No Change 

Zoning: Single-Detached (RS1/E) Arterial Road Two-Unit Dwellings (RDA) 

Number of Units: 1 4 

Other Designations: n/a No change 

On Future 
I Bylaw Requirement 

I 
I Variance Subdivided Proposed 

l..ots 

Density: 0.6 FAR 0.6 FAR 
none 

permitted 

Lot Coverage 
Building: Max. 45% Building: 45% Max. 

(% of lot area): 
Non-porous Surfaces: Max. 70% Non-porous Surfaces: 70% Max. none 
Landscaping: Min. 20% Landscaping: 20% Min. 

Lot Size: Min. 464.5 m2 
Lot A: 474m2 

Lot B: 466m2 none 

Width: Min. 10.35 m for proposed 

Lot Dimensions 
lots with shared vehicle access and 

Width: 11.8 m 
(m): 

Min. 13.4 m for proposed lot with 
Depth: 39.69 m 

none 
individual vehicle access 

Depth: Min. 30 m 

Front: Min. 6 m Front: 6 m Min. 

Setbacks (m): Rear: Min. 6 m Rear: 6 m Min. none 
Side: Min. 1.2 m Side: 1.2 m Min. 

Height (m): Max. 9.0 m (2 storeys) 9.0 m (2 storeys) none 

Off-street Parking 
2 per unit 2 per unit none - Regular (R): 

6226961 

 PH - 79



October 18, 2019 - 2 - RZ 17-790028 

On Future I Bylaw Requirement 
I I Variance Subdivided Proposed 

Lots 
Off-street Parking 0.2 per unit when 3 or more units 1 none 
-Visitor (V): share one access (0.2 x 4) = 1 

Off-street Parking 5 5 none 
(total): 

Tandem Parking Permitted 0 none 
Spaces: 

Other: Tree replacement compensation required for removal of bylaw-sized trees. 

6226961 
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City of Richmond 

Steveston Area Land Use Map 

c=J Single-Family 

R?fJ) Singlc-DetachcdfDuplexJTriplcx 

[==:J Multiple-Family 

Commercial 

.. Public Open Space 

6226961 

BylawD604 
2!)1(lJ1 2119 

lnstitu!ional 

Conservation Aren 

••••••• Trail 
I . 

- Steves ton Area Bound:.uy 

"' ........ • Stcvcston Waterfront 
Neighbomhood Boundeny 

ATTACHMENT 4 
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ATTACHMENT 5 

~ 
VividGreen 

- arch i tec ture in c. -
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6226961 

Arbor ist to supe1vise 
Installation of path 

Between 597 and 598 

H I I 

I 

II 

TPZ 599 is 1. 5m_T 

TPZ 598 is 2 .22m ~ 

TPZ 597 is 1.92m 

' "1 -- ·- ,_..,.J 

ATTACHMENT 6 

Tree Man agement Pllan 
for Co:nstructio·n at 
5500 Wil'li ams Road 

Richmond, BC 

Oate: Aug·ust 28, 2019 

Summary 

Tag Spedes 

590 .P.runus domesf:ica· 
591 Prunus domest:ica• 
592 Prurws domest:ica 
593 Prunus dom·esfica 

Thuja pficata 
d 595 'Excelsa' 
596 Prunus serrulata 
597 Prunus serruJata 
598 P.runus serrulata 
599 Prurws serrulata 
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2 1 1.5 
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City of 
Richmond 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Department 

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

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10091, the developer is 
required to complete the following: 

1. Registration of a flood indemnity covenant on title. 

2. Registration of a legal agreement on Title to ensure that, upon subdivision of the property: 

a) Vehicle access is via a single shared driveway crossing, based on a design specified in a Development Permit 
approved by the City; 

b) A cross-access easement for the shared driveway access, common drive aisle, and the shared visitor parking stall 
is to be registered on Titles of the each of the two lots. 

c) The buildings and driveways on the two proposed lots are to be designed to accommodate on-site vehicle turn­
around to prevent vehicles from reversing onto Williams Road. 

3. City acceptance of the developer's offer to voluntarily contribute $1,300 to the City's Tree Compensation Fund for 
the planting of replacement trees within the City. 

4. Submission of a Tree Survival Security to the City in the amount of $45,000 for the 5 trees to be retained. 

5. Submission of a Contract entered into between the applicants/developers and a Certified Arborist for supervision 
of any on-site works conducted within/near the tree protection zone on site for the protection of the trees to be 
retained on neighbouring prope11ies. 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. 

6. City acceptance of the developer's offer to voluntarily contribute $8.50 per buildable square foot (e.g. $51,569 .50) 
to the City's Affordable Housing Reserve Fund. 

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

Prior to a Development Permit* issuance, the developer is required to complete the following: 

1. Submission of a Landscaping Security based on 100% of the cost estimate provided by the landscape architect. 

At Subdivision* stage, the developer must complete the following requirements: 
1. Enter into a Servicing Agreement* for the design and construction of frontage and servicing works. 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: 
• Using the OCP Model, there is 572.00 Lis of water available at a 20 psi residual at the Williams Road 

frontage. Based on your proposed development, your site requires a minimum fire flow of 95 Lis. 

• The Developer is required to: 
o 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. 

o Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City 
spacing requirements. 

o Provide a right-of-way for the water meters. Exact right-of-way dimensions to be finalized during the 
service design phase. 
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• At Developer's cost, the City is to: 
o Complete all tie-ins for the proposed works to existing City infrastructure. 
o Upgrade the existing water service connection located 4.3m east ofthe west property line. The water 

service connection shall have two separate water meters for the proposed duplex on the west lot. 
o Install a new water service connection for the east duplex, complete with 2 meters and meter boxes, to 

service the proposed duplex on the east. 

b) Storm Sewer Works: 
• The Developer is required to: 

o Check the existing storm service connections STCN11030 and STCN33207. Confirm the material and 
condition of the inspection chambers and pipes. If deemed acceptable by the City, the existing service 
connections may be retained. In the case that a service connection is not in a condition to be re-used, the 
service connection shall be replaced by the City, at the Developer's cost, as described below. 

• At Developer's cost, the City is to: 
o Cut and cap the existing storm service leads STCN11 030 and STCN33207 along the notih propetiy line. 

The existing inspection chambers STIC58550 and STIC50611 shall be retained to service 5520 Williams 
Road and 10028 Lassam Road respectively. 

o Install a new storm service connection at the adjoining propetiy line of the proposed duplexes, complete 
with inspection chamber and dual service leads. 

c) Sanitary Sewer Works: 
• The Developer is required to: 

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

• At Developer's cost, the City is to: 
o Complete all tie-ins for the proposed works to existing City infrastructure. 
o Install a new sanitary service connection at the adjoining propetiy line of the proposed duplexes, complete 

with inspection chamber, and dual service leads. 
o Cut, cap, and remove the existing sanitary service connection and inspection chamber located at the 

southeast corner of the subject site. 

d) Frontage Improvements: 

• Remove the existing sidewalk and construct a new 1.5 m wide concrete sidewalk next to the property line. 
Over the remaining width between the new sidewalk and the curb, construct a grass boulevard with street 
trees. The new sidewalk and boulevard are to transition to meet the existing frontage treatments to the east 
and west of the subject development. 

• All existing driveways along the Williams Road development frontage are to be closed permanently. The 
Developer is responsible for the removal of the existing driveway let-downs and the replacement with barrier 
curb/gutter, boulevard and concrete sidewalk per standards described under Item 1 above. 

• Construct a new single shared driveway to the site. The new driveway is to be constructed to City design 
standards. 

• Provide special stamped/tinted concrete treatments for the sidewalk across the new driveway to the site and 
green bike lane paint at the crossing to better highlight the driveway for cyclists and pedestrians. 

• Consult Parks on the requirements for tree protection/placement including tree species and spacing as part of 
the frontage works. 

• Consult Engineering on lighting and other utility requirements as pati of the frontage works. 
• The Developer is required to: 

o Coordinate with BC Hydro, Telus and other private communication service providers: 
(1) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
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(2) To locate/relocate all above ground utility cabinets and kiosks required to service the proposed 
development, and all above ground utility cabinets and kiosks located along the development's 
frontages, within the developments site (see list below for examples). A functional plan showing 
conceptual locations for such infrastructure shall be included in the development design review 
process. Please coordinate with the respective private utility companies and the project's lighting and 
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and 
the locations for the aboveground structures. If a private utility company does not require an 
aboveground structure, that company shall confinn 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 

o Review street lighting levels along all road and lane frontages, and upgrade as required. 

e) General Items: 

• The Developer is required to: 
o Enter into, if required, additional legal agreements, as determined via the subject development's Servicing 

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

o Not encroach into the existing SRW with proposed trees, non-removable fencing, or other structures. 
o Ensure that there is no encroachment of the proposed house in the SRW. 

2. Payment of the current year's taxes, Development Cost Charges (City and GVS & DD), School Site Acquisition 
Charge, and Address Assignment Fees. 

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. 

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 Depat1ment. 

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 ofTranspm1ation) and MMCD Traffic Regulation Section 01570. 

2. Incorporation of accessibility measures in Building Permit (BP) plans as detennined 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. 
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• 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 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 

Date: October 30, 2019 

File: RZ 19-850681 

Re: Application by Dmitri Dudchenko for Rezoning at 11891 Dunavon Place from 
Single Detached (RS1/E) to Single Detached (RS2/A) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10101, for the rezoning of 
11891 Dunavon Place from "Single Detached (RS1/E)" to "Single Detached (RS2/A)", be 
introduced and given first reading. 

14~ 
~~neCrai 
D1reLc.or, ev 

WC: 
Att. 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Affordable Housing 

6260322 
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October 30, 2019 - 2 - RZ 19-850681 

Staff Report 

Origin 

Dmitri Dudchenko has applied to the City ofRichmond for permission to rezone 11891 Dunavon 
Place from the "Single Detached (RS1/E)" zone to the "Single Detached (RS2/A)" zone, to 
permit the propetiy to be subdivided to create two single-family lots. Each lot is proposed to 
have a single detached dwelling with a secondary suite with vehicle access from Dunavon Place 
(Attachment 1). The proposed subdivision plan is shown in Attachment 2. The proposed plans 
are shown in Attachment 3. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

There is an existing duplex on the property, which will be demolished. The applicant has 
indicated that the dwelling units are currently rented and does not contain secondary suites. 

Surrounding Development 

Development immediately surrounding the subject property is as follows: 

To the North: A single-family dwelling on a lot zoned "Single Detached (RS2/A)" fronting 
Dunavon Place. 

To the South: Two single-family dwellings on lots zoned "Single Detached (RS1/A)" fronting 
Duncliffe Road. 

To the East: A duplex on a lot zoned "Single Detached (RS2/A)" fronting Dunavon Place. 
The propetiy's rezoning was adopted by Council in 2018 to permit a subdivision 
to create two lots (File No. RZ 15-704505). 

To the West: Two single-family dwellings on lots zoned "Single Detached (RS1/A)" fronting 
Dunford Road. 

Related Policies & Studies 

Official Community Plan/Steveston Area Plan 

The subject property is located in the Steveston planning area. It is designated "Neighbourhood 
Residential" in the Official Community Plan (OCP) and "Single-Family" in the Steveston Area 
Plan. The proposed rezoning and subdivision is consistent with these designations. 

6260322 
 PH - 90



October 30, 2019 - 3- RZ 19-850681 

Richmond Zoning Bylaw 8500/Single-Family Lot Size Policy 5470 

The subject property is located in an area governed by Single Family Lot Size Policy 5470 
(Attachment 5). The Policy permits the subject property to be rezoned and subdivided in 
accordance with the provisions of the "Single Detached (RS2/ A)" zone. The proposed rezoning 
and subdivision are consistent with this 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 1st reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment. 

Public notification for the Public Hearing will be provided as per the Local Government Act. 

Analysis 

Existing Legal Encumbrances 

There are two existing Statutory Rights-of-Way (SR W s) registered on Title. Both SR W s 
(Registration numbers G43521 and G57217) for the location of public utilities do not fall on the 
subject prope1iy and no longer apply to the site. They should be discharged from Title prior to 
final adoption of the rezoning bylaw. 

The applicant must provide new 3 m-wide utility rights-of-way along the entire west and south 
property lines. The applicant is aware that encroachment into a right-of-way is not pe1mitted. 

Transportation and Site Access 

Vehicle access is proposed to be from Dunavon Place via separate driveway crossings to each 
new lot. 

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 three bylaw­
sized trees on the subject property and three trees on a neighbouring property. 
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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 Norway spruce (Tag# 941, 42 em dbh) and one Deodar cedar 

(Tag# 942, 52 em dbh), are in good condition and should be retained and protected. 
• One Norway spruce located on site (Tag# 943, 51 em dbh) has sustained storm damage and 

exhibits a broken top with the top 15' of the tree failed, leaving the remaining crown 
unstable. It is leaning towards the neighbouring property to the east and should be removed 
and replaced. 

• Three trees located on the eastern neighbouring property, two maple trees (Tag# osl, 33 em 
dbh; Tag# os2, 20 em dbh) and one Douglas fir (Tag# os3, 53 em dbh), were proposed to be 
removed as part of the approved rezoning of the neighbouring property, which was adopted 
in 2018 (File No. RZ 15-704505). The three trees have since been removed. 

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

Tree Replacement 

The applicant wishes to remove one on-site tree (Tag# 943). The 2:1 replacement ratio would 
require a total of two replacement trees for the on-site tree proposed to be removed. The 
applicant has agreed to plant one replacement tree and one new tree on each lot, for a total of 
four trees. The new and required replacement trees are to be of the following minimum sizes, 
based on the size of the tree being removed as per Tree Protection Bylaw No. 8057. 

No. of Replacement Trees I 
Minimum Caliper of Deciduous 

I 
Minimum Height of Coniferous 

Replacement Tree Replacement Tree 

2 6 em 3.5 m 

2 10 em 5.5m 

Prior to final adoption of the rezoning bylaw, the applicant must provide a $2,000 Landscape 
Security to ensure that two required replacement trees and two new trees are planted. 

Tree Protection 

Two on-site trees (Tag# 941, 942) 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 6). 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 final adoption of the rezoning bylaw, submission of a $20,000 Tree Survival Security 
based on the size of the trees to be retained. 

6260322 

 PH - 92



October 30,2019 - 5 - RZ 19-850681 

• 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 

Consistent with the Affordable Housing Strategy, the applicant has proposed to provide a 
secondary suite in each of the dwellings to be constructed on the new lots, for a total of two 
suites. Prior to final adoption of the rezoning bylaw, the applicant must register a legal 
agreement on Title to ensure that no final Building Permit inspection is granted until a secondary 
suite is constructed on both of the two future lots, to the satisfaction of the City in accordance 
with the BC Building Code and the City's Zoning Bylaw. The applicant has indicated that the 
proposed suite for Lot 1 is a bachelor, approximately 46.5 m2 (500 ft2

) and for Lot 2, a one­
bedroom, approximately 46.5 m2 (501 ft2

). 

Site Servicing and Frontage Improvements 

At Subdivision stage, the applicant must enter into a Servicing Agreement for the required site 
servicing and off-site improvements listed in Attachment 7. These include, but may not be 
limited to: 

• Installation of a new sanitary sewer complete with two new manholes within the Dunavan Pl 
roadway from the existing north-south aligned sanitary main between 11906 and 11920 
Dunavan Pl to the common property line of the two lots that will be created. The 
approximate length of the required sanitary main is 29 meters. 

At Subdivision stage, the applicant is also required to pay Development Cost Charges (City, 
Metro Vancouver, & Translink), School Site Acquisition Charges, Address Assignment Fees, 
and the costs associated with the completion of the required site servicing works as described in 
Attachment 7. 

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 application is to rezone 11891 Dunavan Place from the "Single Detached 
(RS1/E)" zone to the "Single Detached (RS2/A)" zone, to permit the property to be subdivided to 
create two single family lots. Each lot is proposed to have a single detached dwelling with a 
secondary suite and vehicle access from Dunavan Place. 

This rezoning application is consistent with the land use designations and applicable policies for 
the subject property contained in the OCP and Richmond Zoning Bylaw 8500. 
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October 30,2019 - 6 - RZ 19-850681 

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

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10101 be introduced 
and given first reading. 

Natalie Cho 
Planning Technician 

NC:cas 

Attachment 1: Location Map and Aerial Photo 
Attachment 2: Proposed Subdivision Plan 
Attachment 3: Proposed Plans 
Attachment 4: Development Application Data Sheet 
Attachment 5: Lot Size Policy 5470 
Attachment 6: Tree Retention Plan 
Attachment 7: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 19-850681 Attachment 4 

Address: 11891 Dunavan Place 

Applicant: Dmitri Dudchenko 

Planning Area(s): Steveston 
~~~~--------------------------------------------------

~ Existing Proposed 

Owner: Dolcha Investment Ltd., Inc. No. 
To be determined BC1176457 

Site Size (m2
): 

1,051 m;! (11,312 fe) Lot 1: 467.2 m;! (5,028.9 fe) 
Lot 2: 583.8 m2 (6,284.0 fe) 

Land Uses: One duplex Two single-family dwellings 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Single-Family No change 

702 Policy Designation: Single Detached (RS1/A) Single Detached (RS2/A) 

Zoning: Single Detached (RS1/E) Single Detached (RS2/A) 

On Future 
I Bylaw Requirement I Proposed I Variance Subdivided Lots 

Max. 0.55 for lot area up to Max. 0.55 for lot area up to 
none Floor Area Ratio: 464.5 m2plus 0.3 for area in 464.5 m2 plus 0.3 for area in 

excess of 464.5 m2 excess of 464.5 m2 permitted 

Buildable Floor Area Lot 1: Max. 256.2 m2 (2,757.7 fF) Lot 1: 256m2 (2,756 fF) none 
(m2):* Lot 2: Max. 291.2 m2 (3, 134.4 ft2) Lot 2: 291 m2 (3, 133 fF) permitted 

Lot Coverage 
Building: Max. 45% Building: Max. 45% 

(% of lot area): 
Non-porous Surfaces: Max. 70% Non-porous Surfaces: Max. 70% none 

Live Landscaping: Max. 20% Live Landscaping: Max. 20% 

Lot Size: Min. 270m2 Lot 1: 467.2 m;! (5,028.9 fe) 
Lot 2: 583.8 m2 (6,284.0 fe) none 

Lot 1 Width: 14.68 m 

Lot Dimensions (m): 
Min. width: 9.0 m Lot 1 Depth: 38.64 m 

Min. depth: 24.0 m Lot 2 Width: 14.20 m 
none 

Lot 2 Depth: 39.81 m 
Front: Min. 6.0 m Front: Min. 6.0 m 

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

Height (m): Max. 2 % storeys Max. 2 % storeys none 

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

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

6260322 
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ATTACHMENT 5 

City of Richmond Policy Manual 

Page 1 of2 Adopted by Council: July 15, 2002 /POLICY 5470 

File Ref: 4045-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 2-3-7 

POLICY 5470: 

The following policy establishes lot sizes for properties within the area located along Dunfell 
Road, Dunford Road, Duncliffe Road, and Dunavon Place, in a portion of Section 2-3-7: 

That properties located along Dunfell Road, Dunford Road, Duncliffe Road, and 
Dunavan Place, in the south-east quadrant of Section 2-3-7, be permitted to 
subdivide in accordance with the provisions of Single-Family Housing District, 
Subdivision Area A (R1/A) zoning of the Zoning and Development Bylaw 5300. 

This policy is to be used to determine the disposition of future single-family rezoning 
applications in this area, for a period of not less than five years, unless changed by the 
amending procedures contained in the Zoning and Development Bylaw. 

714236 
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City of 
Richmond 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Department 

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

Address: 11891 Dunavan Place File No.: RZ 19-850681 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10101, the developer is 
required to complete the following: 
1. Submission of a Landscape Security in the amount of $2,000 ($500/tree) to ensure that one replacement tree and one 

new tree are planted and maintained on each lot proposed (for a total of four trees). NOTE: minimum replacement 
size to be as Tree Protection No. 8057 Schedule A- 3.0 Trees . .... 

2 6cm 3.5m 

2 10 em 5.5 m 

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site 
works conducted within the tree protection zone of the 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. 

3. Submission of a Tree Survival Security to the City in the amount of $20,000 for two trees to be retained. 

4. Registration of a flood indemnity covenant on title. 

5. Registration of a 3.0 m-wide Statutory Right-of-Way along the south property line for extension of the sanitary sewer. 

6. Registration of a 3.0 m-wide Statutory Right-of-Way along the west property line for extension of the sanitary sewer. 

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

8. Discharge of Statutory Right-of-Way G43 521 from Title, which no longer applies to the subject propetiy. 

9. Discharge of Statutory Right-of-Way G57217 from Title, which no longer applies to the subject property. 

Prior to a Demolition Permit* Issuance, the developer must complete the following requirements: 
l. 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 propetiy taxes up to the current year, Development Cost Charges (City, Metro Vancouver, & Trans link), 

School Site Acquisition Charges, Address Assignment Fees, and any other costs or fees identified at the time of 
Subdivision application, if applicable. 

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 167 Lis of water available at 20 psi residual at the hydrant fronting 11920 
Dunavon Pl. Based on your proposed development, your site requires a minimum fire flow of 95 Lis. 

Initial: ---
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b. 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 the development has adequate fire flow for onsite fire protection. Calculations 
must be signed and sealed by a Professional Engineer and be based on Building Permit Stage and 
Building designs. 

c. At Developer's cost, the City will: 

• Install two new water service connections complete with meter and meter box to service the two new lots. 

• Cut and cap at main, the existing water service connection at the Dunavon Place frontage. 

• Relocate the existing hydrant in the median if it will conflict with the required storm sewer connections 
that will service the two new lots. 

Storm Sewer Works: 

a. At Developer's cost, the City will: 

• Install a new storm sewer service connection complete with an inspection chamber and dual service leads 
at the common property line of the two lots that will be created fronting Dunavon Pl. 

• Cut and cap the existing storm lead at the northeast and northwest corners of the subject site. 

Sanitmy Sewer Works: 

a. At Developer's cost, the Developer is required to: 

• Provide 3 meter wide utility rights of ways along the entire west and south property lines of the proposed 
development. 

• Install a new sanitmy sewer complete with two new manholes within the Dunavon PI roadway from the 
existing north-south aligned sanitary main between 11906 and 11920 Dunavon PI to the common 
property line of the two lots that will be created. Approximate length of required sanitary main is 29 
meters. 

• Install a new sanitary service connection complete with inspection chamber and dual service leads. 

b. At Developer's cost, the City will: 

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

• Cut and cap the existing sanitary service connection at the southeast corner of the subject site. 

Frontage Improvements: 

a. At Developer's cost, the Developer is required to: 

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

o To underground Hydro service lines. 

o Provide pre-ducting for future Hydro/Tel/Cable utilities, if required. 

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 on-site (e.g. Vista, 
PMT, LPT, Shaw cabinets, Telus Kiosks, etc.) and provide rights of ways for the above ground 
structures. 

b. All removal and relocation of curb, gutter, and curb letdowns to be done at Developer's cost. 

General Items: 

a. At Developer's cost, the Developer is required to: 

• 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. 

Initial: ----
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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 pat1 of the Building Permit. For additional information, contact the Building Approvals 
Depatiment 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 
MigratOIJl 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 

Report to Committee 

To: Planning Committee Date: October 21, 2019 

From: Wayne Craig File: ZT 18-827860 
Director, Development 

Re: Application by Pinnacle Living (Capstan Village) Lands Inc. for a Zoning Text 
Amendment to the "Residential/ Limited Commercial and Artist Residential 
Tenancy Studio Units (ZMU25)- Capstan Village (City Centre)" zone for the 
properties at 3208, 3211, and 3328 Carscallen Road 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10107, for a Zoning Text Amendment 
to the "Residential I Limited Commercial and Artist Residential tenancy Studio Units (ZMU25) 

Capstan Village (City Centre)" zone, to transfer 436m2 ofun-built permitted residential floor 
area from 3328 Carscallen Road (Area B) to 3208 Carscallen Road (Area C), and to transfer the 
developer's required Area D affordable housing contribution from 3211 Carscallen Road (Area 
D) to 3208 Carscallen Road (Area C), be introduced and given first reading. 

I) ~ , 
f/1/:Yrt 
wayc~ig 
Director, Deve'lop 
( 604-24 7 -46/5) 

Att. 8 
( 

ROUTED To: 

Affordable Housing 
Transportation 

6152169 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Pinnacle Living (Capstan Village) Lands Inc. has applied to the City of Richmond for a Zoning 
Text Amendment to amend the "Residential I Limited Commercial and Artist Residential 
Tenancy Studio Units (ZMU25)- Capstan Village (City Centre)" zone, a site-specific zone 
applicable only to lands bounded by No.3 Road, Sea Island Way, Sexsmith Road, and Capstan 
Way, to transfer: 

1) 436m2 (4,693 ft2
) ofun-built permitted residential floor area from 3328 Carscallen Road 

(Area B) to 3208 Carscallen Road (Area C); and 

2) the developer's required Area D affordable housing contribution from 3211 Carscallen 
Road (Area D) to 3208 Carscallen Road (Area C). 

A location map of the subject prope1iies can be found in Attachment 1. 

The applicant is also requesting to replace a neighbourhood park trail statutory right-of-way 
(SR W) along the south side of Area D that abuts a future neighbourhood park with a new SR W 
that would provide one-way road access connecting No.3 Road to Carscallen Road and a 'kiss 
and ride' drop-off lane for future users of the Canada Line Capstan Station. 

All Engineering, Transp01iation, and Parks off-site requirements with respect to Pinnacle's four­
phase development were resolved through the rezoning process and secured with legal and 
servicing agreements (SA 16-731709 and SA 19-861963) registered on title. 

Findings of Fact 

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

Surrounding Development 

Area C (3208 Carscallen Road) of the subject site is vacant and is being used for construction 
staging for Area B (3328 Carscallen Road) of the Pinnacle Living (Capstan Village) 
development. Area D (3211 Carscallen Road) of the subject site is presently being used as a 
temporary sales office. Existing development surrounding the subject site includes: 

To the north: North of Area Dis Sea Island Way, a designated Provincial highway, and 
highway-oriented commercial properties designated for future development with 
high-rise, high density, hotel, office, and accessory retail uses; 

6152169 

North of Area Cis a vacant site owned by Concord Pacific and zoned 
"Residential I Limited Commercial and Artist Residential Tenancy Studio Units 
(ZMU25) - Capstan Village (City Centre)"; 
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To the east: East of Area C is Sexsmith Road, and on the east side of Sexsmith Road, is a 
single family lot and Patterson Road that provides access to several larger single 
family lots zoned as Single Detached (RS 1/F), which is designated for mixed 
multi-family residential and commercial uses; 

East of Area B is Sexsmith Road, and on the east side of Sexsmith Road, is the 
"Concord Gardens" five-phase residential development zoned "High Rise 
Apartment and Artist Residential Tenancy Studio Units (ZHR1 0)" (DP 14-
670686, DP 13-642725 and DP 12-611486) which is undergoing various stages of 
construction, pe1mitting, and pre-application processes for medium- and high­
density, multi-family uses, park, and related purposes; 

To the south: South of the Area D site is a new neighbourhood park, currently under 
construction by the developer (as required through rezoning, RZ 12-61 0011 ), and 
the site of the future Capstan Canada Line Station; 

South of the Area C site is Area B of the Pinnacle Living (Capstan Village) 
development (DP 16-735564) which is cunently under construction and will 
include a mixed-use, high-density building, including multi-family residential 
units, office space, and an Early Childhood Development Hub; 

South of Area B is Area A of the Pinnacle Living (Capstan Village) development 
(DP 14-667322) which is already developed and includes 400 multi-family 
residential units including 11 affordable housing units, and 17 Artist Residential 
Tenancy Studio (ARTS) units (i.e. affordable housing secured by a Housing 
Agreement for professional artists); and 

To the west: No.3 Road, and on the west side of No.3 Road is a multi-phased development, 
zoned "Residential I Limited Commercial and Community Amenity (ZMU30) -
Capstan Village (City Centre)" (DP 17-794169 and DP 16-745853), which is 
undergoing various stages of construction, permitting, and pre-application 
processes for medium- and high- density, high-rise, residential, hotel, retail, 
office, and public amenity uses. 

Background 

The subject properties were pmi of an approved rezoning application under Bylaw 9135 
(RZ 12-61 0011) to create the site-specific ZMU25 zone to permit the construction of a high-rise, 
high density, mixed use development and City park in the City Centre's Capstan Village area. A 
summary of the approved rezoning application can be found in Attachment 3. 

The ZMU25 zone specifies the maximum floor area for residential uses, including affordable 
housing units and non-residential uses, for each phase of the proposal. Table 1 provides a 
summary of the maximum permitted residential floor area, including affordable housing, the 
minimum amount of affordable housing floor area, and the minimum amount of non-residential 
floor area for each development area. The location of the development areas are indicated in 
Attachment 1. 

6152169 
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Table 1: Floor Area Summary 

Development Permitted Residential Floor Affordable Housing Floor Non-Residential Floor Area 
Area Area (incl. affordable housing) Area (Minimum) 

Area A 35,144.1 m2 (378,288 te) 
843.8 m2 (9,083 ft2

) ~Ius 
1,393.5 m2 (15,000 ft ) for 0 m2 (0 ft2

) 

ARTS units 

39,194.5 m2* (421 ,886 ft2
) 

979.9 m2 (1 0,548 ft2
) Area B * proposed to be reduced by 436m2 as 1,688.5 m2 (18, 175 ft2

) 

part of this application 

15,732.2 m2* (169,340 ft2
) 

1 ,980.4 m2* (11 ,050 ft2
) 

Area C * proposed to be increased by 436 m2 * proposed to be increased to 0 m2(0 ft2
) 

3,007 m2 (32 ,367.1 fe) as part of 
as part of this application 

th is appl ication 

1,026.6 m2 (12.9%)* 

Area D 7,937.2 m2 (85,435 ft2
) * proposed to be reduced to nil 26,878.9 m2 (289,322 ft2

) 
and transferred to Phase 4 as 

part of this application 

Total 98,008.0 m2 (1 ,054,949 ft2
) 6,224.2 m2 (6.4%) 28,567.4 m2 (307,497 ft2

) 

The required minimum floor area for affordable housing comprises of 5% of the total residential 
building area for all four development areas as per the Affordable Housing Strategy when the 
rezoning application was approved in 2014. This does not include the Artist Residential 
Tenancy Studio units which were made in addition to the affordable housing units. As indicated 
in Table 1 above, the majority of the affordable housing floor area is to be built in Area C and D. 
Listed below is a summary of each development area. 

Area A: A Development Permit (DP 14-667322) was issued for the construction of the first 
phase on December 17, 2014 which included 400 multi-family residential units, including: 

• 372 market units, 11 affordable housing units, and 17 Artist Residential Tenancy Studio 
(ARTS) units (i.e. affordable housing secured by a Housing Agreement for professional 
artists); 

• a 326-space Public Parking Facility, including 6 car-share spaces equipped with electric 
vehicle "quick charge" stations (i.e. 240V); and 

• on-site, publicly-accessible open space, including a "terrace" along the frontages of the 
ARTS units and a broad, landscaped walkway along the site's west side linking the future 
Capstan Canada Line Station and neighbourhood park with existing and future shops, 
services, and amenities south of the development. 

Area B: A Development Permit (DP 16-735564) was issued for the construction ofthe second 
phase on August 9, 2017 which included 418 multi-family residential units, including: 

• 406 market units and 12 affordable housing units; 
• 260m2 (2,800 ft2

) of floor area for street-oriented commercial uses; and 
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• 1,428 m2 (15,375 ft2
) of floor area for a 3-storey Early Childhood Development (ECD) 

Hub, including a licensed 77 space child care facility and related family services. 

Area C and D: The applicant cmTently has a Development Permit (DP 18-821292) which is 
under review by staff. Area C would include residential uses only, including 40 affordable 
housing units and 167 market residential units. Area D would include 114 market residential 
units, and a mix of non-residential uses such as hotel, office, and retail uses. 

Prior to consideration of this Development Permit, the applicant has requested an amendment to 
the ZMU25 zone which is the subject of this report. A proposed development summary for Area 
C and D can be found in Attachment 4, along with a proposed site massing and context plan in 
Attachment 5. 

The applicant is also requesting to replace a neighbourhood park trail statutory right-of-way 
(SRW) along the south side of Area D that abuts a future neighbourhood park with a new SRW 
that would provide one-way road access connecting No.3 Road to Carscallen Road and a 'kiss 
and ride' drop-off lane for future users of the Canada Line Capstan Station. Further landscaping 
details will be indicated through the Development Permit process. 

Related Policies & Studies 

Official Community Plan (OCP) and City Centre Area Plan (CCAP) 

The OCP designates the site as Mixed Use and the Specific Land Use Map: Capstan Village 
(2031) in the CCAP designates the site as "Urban Centre T5 ( 45m)" with a range of identified 
permitted uses and accessory uses. 

The proposed Zoning Text Amendment is consistent with the City's OCP and CCAP. 

Public Consultation 

The applicant has confirmed that a Zoning Text Amendment sign describing the proposal has 
been installed on the subject site. Staff have not received any comments from the public about 
the Zoning Text Amendment in response to the placement of the Zoning Text Amendment sign 
on the property. 

Consultation with Ministry of Transp01iation & Infrastructure (MOTI) is required due to the 
proximity of Sea Island Way, a roadway under Provincial jurisdiction. The proposal has been 
reviewed with MOTI staff on a preliminary basis and final MOTI approval is required prior to 
Zoning Text Amendment adoption. 

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 patiy will have an opportunity to comment. Public notification for the public hearing 
will be provided as per the Local Government Act. 
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Analysis 

Requested Amendments 

The applicant has proposed to construct both phases as part of the same Development Permit 
application (DP 18-821292). The proposed Zoning Text Amendment would permit the 
following: 

1. transfer 436.2 m2 
( 4,695 ft2

) of floor area that was not built under Area B to the Area C 
development; and 

2. transfer the required 1,026.6 m2 (11,050 ft2
) of floor area designated for affordable 

housing from Area D to Area C. This will not result in an increase in the gross floor area 
for the Area C development. 

Floor Area Transfer: The first requested transfer of floor area from Area B to Area C is 
relatively minor as the 436.2 m2 

( 4,695 ft2
) of floor area that was not built as part of Area B is 

the equivalent of a 2.8% increase in floor area to the proposed building in Area C. Attachment 6 
indicates in a schematic diagram how the additional massing could be added to the Area C 
development. 

Staff are supportive of this requested Zoning Text Amendment as this will result in a minor 
increase in massing for the proposed building in Area C and will not have a negative effect with 
respect to shadowing. The exact location and massing of this additional floor area will be 
reviewed through the Development Petmit process. 

Affordable Housing Floor Area Transfer: The second requested transfer would include 
moving the required affordable housing floor area from Area D to Area C. This would not result 
in an additional increase in gross floor area for the Area C development. Rather, the required 
affordable housing floor area in Area D would essentially be replaced with the 1,026.6 m2 

(11 ,050 ft2
) of market residential floor area currently permitted in Area C. A total of 3,007m2 

(32,367 ft2
) of affordable housing floor area would be located within Area C which would 

comprise of 18.6% ofthe total building floor area. The applicant is proposing to have 40 
affordable housing units with the following distribution: 

• Bachelor: 2 units (5% of all affordable housing units in Area C) 
• 1-Bedroom: 17 units (42.5%) 
• 2-Bedroom: 8 units (20%) 
• 3-Bedroom: 13 units (32.5%) 

The applicant is required to build and have the affordable housing units occupied prior to or at 
the same time as the occupancy of the market dwelling units in Area C. Further the Area C 
building would be constructed prior to the Area D building thus providing for earlier delivery of 
the affordable housing units. 
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The affordable housing units would be scattered throughout the first five floors of the building 
on Area C and residents would be able to enjoy full and unlimited access to all on-site indoor and 
outdoor amenity spaces. The applicant will be required to enter into a housing agreement with 
the City to secure those units for low end market rental rates in perpetuity. To enable non-profits 
to potentially purchase units, no less than 9 affordable housing units can be sold or transferred in 
a single transaction. Staff are supp01iive of this amendment as the remaining affordable housing 
units would be made available sooner with this requested amendment. 

Capstan Station 'Kiss & Ride' Facility 

As per the City Centre Area Plan policy with respect to the Capstan Station Bonus, bonus 
provisions contained within the ZMU25 zone required that the developer grants to the City, via a 
statutory right-of-way (SRW), rights of public use over a suitably landscaped area of the site for 
park and related purposes. The original development proposal for Area A to D included a series 
of public green ways and trails (Attachment 7). 

One pmiicular trail that was part of the Capstan Station Bonus is a neighbourhood park trail 
secured through a SRW that would connect No.3 Road to Carscallen Road along the south side 
of Area D, labeled 'Neighbourhood Park Trail (SRW) 503.0m2

' in Attachment 7. 

Translink has indicated support for the proposed one-way eastbound road connecting No. 3 Road 
to Carscallen Road along the south side of Area D. A 'kiss & ride' facility is proposed along the 
south side of the road to facilitate future drop-off activities at the Capstan Canada Line Station, 
which will minimize potential traffic that would otherwise stop and queue along No. 3 Road. A 
separate lay-by is proposed along the north side of the road to drop-off and pick-up hotel guests 
on Area D, which will improve access to the hotel. Further details on the proposed one-way road 
and 'kiss & ride' facility will be provided as part of the upcoming Development Permit for Area 
C and D. 

The new road and drop-off area would be secured through a revised SR W. As a result, and in 
order to satisfy the Capstan Station Bonus in the ZMU25 zone, an additional SRW would need to 
be secured to satisfy the Capstan Station Bonus in the ZMU25 zone. The area of the SR W must 
be a minimum of 503m2

. Accordingly, the applicant has agreed to secure a SRW over the 
public plaza area between No. 3 Road and the proposed building on Area D. Staff are supportive 
of this change and are reflected in the rezoning considerations (Attachment 8). 

Development Permit Application 

Should the proposed zoning text amendment receive third reading following public hearing of 
Bylaw 10107, the applicant's Development Permit application (DP18-821292) would be 
forwarded to a future meeting of the Development Permit Panel, and if endorsed, forwarded to 
Council for Development Permit issuance. In general, at Development Permit stage, design 
development is encouraged regarding, but not limited to, the following items: 

• Conditions of adjacency 
• Urban design and site planning 
• Architectural form and charter 
• Landscaping and open space design 
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• Affordable housing 
• Accessible housing 
• Crime prevention through environmental design 

Financial Impact 

None. 

Conclusion 

The proposed zoning text amendment to the "Residential I Limited Commercial and Artist 
Residential tenancy Studio Units (ZMU25)- Capstan Village (City Centre)" zone to transfer 
436m2 (4,693 ft2

) ofpe1mitted floor area from Area B (3328 Carscallen Road) to Area C (3208 
Carscallen Road), and to transfer the required affordable housing floor area from Area D (3211 
Carscallen Road) to Area C, is consistent with the purpose of the zone and complies with the 
land use designations outlined within the Official Community Plan and the City Centre Area 
Plan. Further, staff are suppmiive of including a one-way road and 'kiss & ride' drop-off facility 
along the south side of Area D. 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 10107 be introduced and given 
first reading. 

r_}!l ~~:_ 
JohnUins/ j 
Senior Policy Coordinator 
(604-276-4279) 

JH:cas 

Att. 1: Location Map and Aerial Photo 
2: Development Application Data Sheet 
3: Pinnacle Living (Capstan Village) Development Summary 
4: Area C and D Proposed Development Summary 
5: Site Massing & Context Plan for Area C and D 
6: Schematic of Area C and Additional Floor Area Density Transfer 
7: Capstan Station Bonus - Public Open Space Location Map 
8: Rezoning Considerations Concurrence 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

ZT 18-827860 Attachment 2 

Address: 3328 (Area B), 3208 (Area C), and 3211 (Area D) Carscallen Road 

Applicant: Pinnacle Living (Capstan Village) Lands Inc. 

Planning Area(s): Capstan Village (City Centre) 

Existing Proposed 

Owner: Pinnacle Living (Capstan Village) 
No change 

Lands Inc. 
Site Size (m~): 

8,948 m2 

• Area B 

• Area C 3,429 m2 No change 

• Area D 7,166 m2 

Land Uses: Multi-use medium- and high-rise 
• Area B building (under construction) 

Area C 
Construction staging for Area B Multi-use medium- and high-rise 

• development buildings 

• Area D Temporary sales office 

OCP Designation: Mixed Use Complies 

Area Plan Designation: Urban Centre T5 (45m) Complies 

Aircraft Noise Sensitive 
Area 3 Moderate Aircraft Noise Area Complies Development Policy: 

Residential I Limited Commercial and 
Amended to transfer 436 mL of floor 
area from Area B to Area C, and to 

Zoning: Artist Residential tenancy Studio Units 
transfer 1,026.6 m2 of affordable (ZMU25) - Capstan Village (City 
housing floor area from Area D to 

Centre) 
Area C 

Number of Units: 406 market residential units and 12 406 market residential units and 12 
• Area B affordable housing units affordable. housing units 

(under construction) (DP 14-667322) 

Area C None 167 market residential units and 40 • affordable housing units 

• Area D None 114 market residential units 

-- --- ------ ---- I -- ---------- ----- --- - --- -I - - -- - -

ZMU25 Requirement Proposed ZMU25 Requirement 
Max. 3.0 including Village Centre 

Floor Area Ratio: bonus: Remains the same 
Min.1.0office 

Lot Coverage- Building Max. 90% Remains the same 

Height Max. 47 m geodetic Remains the same 
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ATTACHMENT 3 

Pinnacle Living (Capstan Village) Development Summary 

The rezoning application (RZ 12-61 00 11) which was adopted on December 1 7, 2014 established 
a site-specific ZMU25 zone to permit the construction of a high-rise, high density, mixed use 
development and City park in the City Centre's Capstan Village area. The overall project 
included the following key features to be developed in four development parcels: 

a) A combined total floor area of 126,575 m2 (1,362,491 ft2
), including: 

• 98,008 m2 (1 ,054,984 ft2
) ofresidential; and 

• 28,567 m2 (307,507 ft2
) of hotel, retail, office, and public amenity uses; 

b) Approximately 1,128 dwelling units (to be confirmed through the Development Permit 
review and approval process for each of the subject development's four phases), 
including: 

• +/- 1,048 market units; 
• +/- 63 affordable housing units secured with a Housing Agreement, as per the 

Affordable Housing Strategy policy in 2014 (i.e. 5% ofresidential floor area); and 
• 17 subsidized affordable housing units for professional artists secured with a 

Housing Agreement (in addition to the 5% affordable housing provided with 
respect to the Affordable Housing Strategy policy in 2014); 

c) Early Childhood Development (ECD) hub, constructed at the developer's sole cost, 
including 1,428 m2 (15,376 ft2

) of indoor space for child care for 81 children and 
community amenity services, together with outdoor play space; 

d) 10,199 m2 (2.52 ac) of park and public open space, constructed at the developer's sole 
cost, including: 

• 6,715 m2 (1.66 ac) of City-owned neighbourhood park adjacent to the future 
location of the Capstan Canada Line Station; 

• 1,674 m2 (0.41 ac) of additional City-owned park space along the No.3 Road 
frontage of the development site; and 

• 1,810 m2 (0.45 ac) of publicly-accessible trails and greenways. 

e) Public art; and 

f) Road network and engineering improvements, including the extension of Hazel bridge 
Way. 

All Engineering, Transportation, and Parks off-site requirements with respect to Pinnacle's four­
phase development were resolved through the rezoning process and secured with legal and 
servicing agreements (SA 16-731709 and SA 19-861963) registered on title. 
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A.TTACHMENT 4 

Area C and D Proposed Development Summary 

The property owner wishes to construct Area C and D at the same time which would include the 
following: 

Area C: 
Residential 

• 207 residential units: 16,168.4 m2 (174,035.2 ft2
) of residential floor area, including: 

o 167 market housing units: 13,161.4 m2 (141,668.1 ft2
) of floor area; and 

o 40 affordable housing units: 3,007 m2 (32,367 ft2
) of floor area which includes 

1,026.6 m2 (11 ,050.2 ft2
) of floor area being transfened from Lot D; 

• dwelling unit types including the following: 
o Bachelor: 2 units (1% of total units) (0 market & 2 affordable housing units); 
o 1-Bedroom: 113 units (54.6%) (96 market & 17 affordable housing units); 
o 2-Bedroom: 63 units (30.4%) (55 market & 8 affordable housing units); and 
o 3-Bedroom: 29 units (14%) (16 market & 13 affordable housing units). 

Amenity Space 
• 422m2 (4,556.3 ft2

) of indoor amenity space; and 
• 1,242 m2 (13,368.8 ft2

) of outdoor amenity space, including 621m2 (6,684.4 ft2
) for 

children's play area. 

AreaD: 
Residential 

• 114 residential market units: 7,937.2 m2 (85,435.0 ft2
) of residential floor area (all 

market housing units as the required affordable housing floor area would be 
transferred to Area C); and 

• Dwelling Unit Types include the following: 
o Bachelor: 29 units (25.4%) 
o 1-Bedroom: 38 units (33.3%) 
o 2-Bedroom: 26 units (22.8%) 
o 3-Bedroom: 21 units (18.5%) 

Non-Residential 
• Office: 18,971.3 m2 (204,205.4 ft2

) 

• Hotel: 6,956.9 m2 (74,883.4 ft2
) 

• Retail: 950.7 m2 (10,233.2 ft2
) 

Amenity Space 
• 422 m2 

( 4,542.3 ft2
) of indoor amenity space, including: 

o 100.0 m2 (1,076.4 ft2
) for residents 

o 268.8 m2 (2,893.3 ft2
) for non-residents 

• 717.5 m2 (7,723.1 ft2
) of outdoor amenity space, including 342m2 (3,681.3 ft2

) for 
children's play area. 

The applicant has submitted a concunent Development Permit application for Area C and D 
which is cunently under review (DP 18-821292) and is consistent with the proposed zoning text 
amendment. 
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3131 
Sexsmith 

DIAGRAM 2a 
Schematic diagram showing a possible arrangement of current allowable density 
on Lot C, in compliance with requirements of Zoning Bylaw ZMU25 

DIAGRAM 2b 
Schematic diagram showing a possible arrangement of proposed increased density 
on Lot C, in compliance with requirements of Zoning Bylaw ZMU25 

ATTACHMENT 6 

ada Max. Height 
47.0m Geodetic 

NavCanada Max. Height 
47.0m Geodetic 
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A. 

B. 

C. 

D. 

E. 

B. TTACHMENT 7 

Capstan Station Bonus- Public Open Space (Fee Simple & SRW) Location Map 

No. 3 Road Greenway 
(fee simple) 1,674.0 m2 

/ 

Capstan Station Bonus (CSB) 
Public Open Space Features** 

Neighbourhood Park (excluding DCC park) 

No. 3 Road Greenway 

Sea Island Greenway (Lot 4 SRW) 

Neighbourhood Park Trail (Lot 4 SRW) 

Mid-Block Trail (Lot 1 SRW) 

Sub-Total 

TOTAL 

Island Greenway 
670.0 m2 

l~· 

CSB Voluntary Public Open Space Contribution*** 

Fee Simple SRW 

3,326.4 m2 nil 

1,674.0 m2 nil 

nil 670.0 m2 

nil 503.0 m2 

nil 637.0 m2 

5,000.4 m2 1,810.0 m2 

6,810.4 m2 (1.683 a c) 

** CSB public open space features are NOT eligible for Development Cost Charge (DCC) credits for park 
acquisition or park development; however, as per the ZMU25 zone, the developer may use the area of CSB 
public open space features for density calculation purposes. 

*** The developer must provide public open space in compliance with the provisions of the ZMU25 zone. If the 
combined total number of dwellings on Lots 1, 2, 3, and 4 exceeds 1, 186, additional public open space shall be 
required . (No adjustment shall be made if the combined total number of dwellings is less than 1, 186.) 

Initial: -----
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City of 
Richmond 

ATTACHMENT 8 

Zoning Text Amendment Considerations 
Development Applications Department 

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

Address: 3208, 3211. and 3328 Carscallen Road File No.: ZT 18-827860 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10107, the developer is 
required to complete the following: 

1. Receive written approval by the Ministry of Transportation and Infrastructure (MOTI) regarding works on Sea 
Island Way. 

2. Registration of the following legal documents: 

a. Amendment to CA4136067 for Lot 3 which addresses phasing requirements, the provision of affordable 
housing units, the entering into of a housing agreement, housing covenant and the provision of a letter of 
assurance confirming that the number of dwellings and area of public open space to be developed on the 
Lands comply with the City's zoning requirements. Specific revisions would include the following: 

• The occupancy of the affordable housing units must be granted first prior to or simultaneously 
with the occupancy of the market dwelling units. 

b. Amendment to CA4136068 for Lot 4 which addresses phasing requirements, the provisions of affordable 
housing units, the entering into of a housing agreement, housing covenant and the provision of a letter of 
assurance confirming that the number of dwellings and area of public open space to be developed on the 
Lands comply with the City's zoning requirements. Specific revisions would include the following: 

• The building of Lot 3 must receive occupancy prior to the occupancy of any residential units on 
Lot 4; and 

• Occupancy for the non-residential uses must be granted prior to or simultaneously with the 
occupancy of the market dwelling units. 

c. Amendments to other legal documents pertaining to reciprocal access between Lot 3 and Lot 4 may be 
required as both documents reference affordable housing units. 

3. Entering into the City's standard Housing Agreement for Lot 3 and registration of a covenant to: 

a) Secure 40 affordable housing units, the combined habitable floor area of which shall comprise at least 
3,007 m2

, equivalent to 18.6% of the total residential building area, as affordable housing as per the City's low­
end market rental rates. 

b) Ensure occupants of the units subject to the Housing Agreement shall enjoy full and unlimited access to and 
use of all on-site indoor and outdoor amenity spaces. 

c) Prohibit the separate sale or transfer of less than 9 Affordable Housing units in a single transaction. 

d) Ensure Basic Universal Housing features are provided in 100% of the units. 

e ) h f h A h ll . d' h h T e terms o t e Housmg lgreement s a 111 1cate t at t ey apply in perpetmty an d 'd prov1 e for the following: 

Maximum Monthly Total Maximum 
Unit Type Number of Units Minimum Unit Area Household Income Unit Rent (1) (2) 

(1) (2) 
Bachelor 2 37 m2 (400 ft2

) $759 $34,650 or less 
One bedroom 17 50 m2 (535 ft2

) $975 $38,250 or less 
Two bedroom 8 69m2 (741 ft2

) $1,218 $46,800 or less 
Three bedroom 13 91 m2 (980 ft2

) $1,480 $58,050 or less 

1. Denotes 2017 amounts adopted by Council on July 24, 2017. 

2. Subject to Council approval, total annual household incomes and maximum monthly rents may be increased annually by the Consumer Price Index. 

f) Ensure that no parking fees are charged to residents of the units. 

Initial: ---
6319381 
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4. Discharge Translink's Statutory Right of Way CA4135986 on Lot 4. 

5. Public Rights of Passage: Registration of Statutory Rights-of-Way (SRW), as per the Preliminary Statutory Right 
of Way Plan (Schedule A), to facilitate public access and related landscaping and infrastructure, including: 

6319381 

a. Private Road: 10.0 m wide right-of-way along the southern side of Lot 4, including widening as required 
to provide for one-way vehicle movements where the SRW intersects with public streets, connecting No. 
3 Road with Carscallen Road. 

• The right-of-way shall provide for: 

24 hour-a-day, public access for pedestrians (to universally accessible standards), 
bicycles, and general purpose vehicle traffic; 

One-way vehicular traffic from No.3 Road to Carscallen Road only, and allow for 
temporary vehicular parking for users of the future Canada Line station and hotel visitors; 

Public access to fronting residential, commercial, public open space, and other on-site 
uses; 

Emergency and service vehicle access, City bylaw enforcement, and any related or 
similar City-authorized activities; 

Special design treatments and landscape features including, but not limited to, lighting, 
furnishings, street trees and planting, decorative paving, and innovative storm water 
management measures, to the satisfaction of the City; 

Public art; 

Traffic control (e.g., signals) and related equipment; 

The owner-developer's ability to close some or all of the right-of-way to public access in 
the event of an emergency (e.g., structural failure ofthe road) with the approval ofthe 
City; 

The owner-developer's ability to close some or all of the right-of-way to vehicles for 
special events with pre-approval in writing from the City; 

The owner-developer's ability to close a p011ion of the right-of-way to public access to 
facilitate maintenance or repairs to the Private Road or the fronting uses, provided that 
adequate public access is maintained and the duration of the closure is limited, as 
approved by the City in writing in advance of any such closure; 

Design and construction at the sole cost and responsibility of the developer, to the 
satisfaction of the City, via an approved Development Permit* (secured via the 
Landscape Letter of Credit) and Building Permit*; and 

Maintenance at the sole cost of the owner-developer, to the satisfaction of the City. 

• In addition, the right-of-way shall provide for: 

Building encroachments, provided that such encroachments do not conflict with the 
design, construction, or intended operation of the Public Plaza (e.g., tree planting, 
pedestrian access), as specified in a Development Pennit* approved by the City, 
including building encroachments situated: 

1. Fully below the finished grade of the right-of-way; and 

n. Above the finished grade of the right-of-way, limited to pedestrian weather 
protection, architectural appurtenances, and signage, provided that such 
encroachments do not project more than 3.0 minto the right-of-way or as 
otherwise determined to the satisfaction of the City as specified in an approved 
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Development Permit* and there is a clear distance of at least 2.3 m between the 
finished grade of the right-of-way and the underside of the encroachment. 

• The right-of-way shall not provide for driveway crossings, with the exception of temporary 
parking for Canada Line related vehicles. 

NOTE: This right-of-way is NOT eligible public open space with respect to CCAP and Zoning Bylaw 
public open space requirements for the Capstan Station Bonus. 

b. Public Plaza: a 503m2 right-of-way on the west side of Lot 4 to provide for pedestrian and bicycle 
movements. 

• The right-of-way shall provide for: 

24 hour-a-day, universally accessible, public access in the form of combined 
walkway/off-street bike path and related landscape features, which may include, but may 
not be limited to, lighting, furnishings, street trees and planting, decorative paving, and 
innovative storm water management measures, to the satisfaction of the City; 

Public art; 

Public access to fronting commercial, residential, public open space, and other on-site 
uses; 

Emergency and service vehicle access, City bylaw enforcement, and any related or 
similar City-authorized activities; 

The owner-developer's ability to close a portion of the right-of-way to public access to 
facilitate maintenance or repairs to the right-of-way or the fronting uses, provided that 
adequate public access is maintained and the duration of the closure is limited, as 
approved by the City in writing in advance of any such closure; 

Design and construction, via a Development Permit*, at the sole cost and responsibility 
of the developer, as determined to the satisfaction of the City; and 

Maintenance at the sole cost of the owner-developer, except as otherwise determined via 
the Development Permit* approval process. 

• In addition, the right-of-way shall provide for: 

Building encroachments, provided that such encroachments do not conflict with the 
design, construction, or intended operation ofthe Public Plaza (e.g., tree planting, 
pedestrian access), as specified in a Development Pennit* approved by the City, 
including building encroachments situated: 

1. Fully below the finished grade of the right-of-way; and 

11. Above the finished grade of the right-of-way, limited to pedestrian weather 
protection, architectural appurtenances, and signage, provided that such 
encroachments do not project more than 3.0 minto the right-of-way or as 
otherwise detennined to the satisfaction of the City as specified in an approved 
Development Permit* and there is a clear distance of at least 2.3 m between the 
finished grade ofthe right-of-way and the underside of the encroachment. 

• The right-of-way shall not provide for: 

Driveway crossings; 

Vehicle access, except as described above; or 

City utilities. 

NOTE: This right-of-way is required in respect to CCAP and Zoning Bylaw public open space 
requirements for the Capstan Station Bonus. 
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Note: 

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

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

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

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

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratmy 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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To: 

City of 
Richmond 

Mayor and Councillors 

Memorandum 
Planning and Development Division 

Development Applications 

Date: November 26, 2019 

From: Wayne Craig File: RZ 19-857867 
Director, Development 

Re: Rezoning Considerations for 10671 and 10691 Gilmore Crescent (RZ 19-857867) 

At the Council meeting held on November 12, 2019, staff were directed to work with the applicant 
for the rezoning of 10671 and 10691 Gilmore Crescent on options to include a two-bedroom 
secondary suite in the proposed development. 

The proposed rezoning would enable subdivision of the two existing properties to create three 
properties, each containing a single-family dwelling. The applicant has agreed to provide a two­
bedroom secondary suite in one of the proposed single-family dwellings. The remaining two 
single-family dwellings will contain one-bedroom secondary suites. 

A red-line copy ofthe revised rezoning consideration is attached (Attachment 1). The applicant has 
agreed to the changes, and signed concurrence is on file. 

Should Council accept the revised proposal, Richmond Zoning Bylaw 8500, Amendment Bylaw 
10108 should be granted Second and Third Readings subject to fulfilling the revised rezoning 
considerations attached to this memo. 

l . /. /·~7 
( •. (t.t)l'< ?] .//. 

WaynyA'::raig ./·· ··/·· 
Director, Develop ent 
(604-247-4625) ) 

~/ 
WC/JR:blg 
Att. 1 

pc: Senior Management Team 
Joshua Reis, Program Coordinator, Development 
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City of 
Richmond 

Address: 10671 and 10691 Gilmore Crescent 

ATTACHMENT 1 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 19-857867 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10108, the developer is 
required to complete the following: 
1. Submission of a Landscape Security in the amount of $4,500 ($500/tree) to ensure that a total of 3 replacement trees 

are planted and maintained on each lot proposed (for a total of9 trees). NOTE: minimum replacement size to be as 
er Tree Protection aw No. 8057 Schedule A- 3.0 ent Trees. 

~!I!WIIJII!I 

2. City acceptance of the developer' s offer to voluntarily contribute $500 to the City' s Tree Compensation Fund for the 
planting of replacement trees within the City. 

3. Submission of a Contract entered into between the applicant and a Cettified 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 undettaken, including: the proposed number of site monitoring inspections, and a provision for the 
Arborist to submit a post-construction assessment rep01t to the City for review. 

4. Submission of a Tree Survival Security to the City in the amount of $5 ,000 for the 1 on-site tree to be retained. The 
applicant is required to provide a post-construction impact rep01t upon completion of all construction activities on­
site, at which time the City may return all or a p01tion of the Tree Survival Security. The remainder may be held for a 
one year monitoring period, to ensure that the tree survives. The City may transfer the remaining security to the City' s 
Tree Compensation Fund if the tree is not successfully retained. 

5. Registration of an aircraft noise sensitive use covenant on title (Area 2). 

6. Registration of a flood indemnity covenant on title (Area A). 

7. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a 
secondary suite is constructed on the lot for each of the three future lots, to the satisfaction of the City in accordance 
with the BC Building Code and the City' s Zoning Bylaw. Each secondary suite is to have a minimum of one 
bedroom, and at least one of the secondary suites must have a minimum of two bedrooms. 

Prior to a Demolition Permit* issuance, the developer is required to: 
1. Installation of appropriate tree protection fencing around all trees to be retained as patt of the development prior to 

any construction activities, including building demolition, occurring on-site. 

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 (if applicable). 

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 
ofTransp01tation) 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 patt thereof, additional City approvals and associated 
fees may be required as patt of the Building Permit. For additional information, contact the Building Approvals 
Department at 604-276-4285. 
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3. Submission of 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: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

At Subdivision* stage, the developer must complete the following requirements: 
I. Payment of property taxes up to the current year, Development Cost Charges (City and GVSS & DD), School Site 

Acquisition Charge, Address Assignment Fees, and any other costs or fees identified at the time of Subdivision 
application, if applicable. 

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 226 Lis of water available at a 20 psi residual at the Gilmore Crescent frontage. 
Based on your proposed development, your site requires a minimum fire flow of95 Lis. 

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. 

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

(3) Provide rights-of-ways for the water meters, if located onsite. Minimum right-of-way dimensions to be 
the size ofthe meter box (from the City of Richmond supplementary specifications)+ any appmienances 
(for example, the bypass on W2o-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized 
via the servicing agreement process. 

c) At Developer's cost, the City will: 

(I) Cap the two existing water connections at main and remove water meters. 

(2) Install three new water service connections, complete with water meters, one to serve each new lot. 

Storm Sewer Works: 

d) At Developer's cost, the Developer is required to: 

(I) Infill the ditch along the development frontage with a new 600 mm stonn sewer, to the extent of the 
proposed road works. 

(2) Remove the existing privately-owned culverts along the development frontage. 

(3) Install new storm service connections to serve the tlu·ee newly subdivided lots. Where possible, a single 
service connection located at the common property line with an inspection chamber and dual service leads 
shall be used. 

( 4) 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. 
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Sanitary Sewer Works: 

e) At Developer's cost, the Developer is required to: 

(1) Check the existing sanitary service connections and confirm the material and condition of the inspection 
chambers and pipes. If deemed acceptable by the City, the existing service connections may be retained to 
serve the new western and centre lots. In the case that the service connections are not in a condition to be 
re-used, the service connections shall be replaced, as described below. 

t) At Developer's cost, the City will: 

(1) Install a new service lead off of the existing inspection chamber at the southeast corner of the 
development site, to serve the new eastern lot. 

(2) If the existing sanitary connections are not in a condition to be reused: 

(a) Install a new sanitary connection complete with inspection chamber and dual service leads at the 
common property line of the newly subdivided western and centre lots. 

(b) Cap the southwestern connection at the inspection chamber. The inspection chamber shall be retained 
to serve 1 0631 Gilmore Crescent. 

(c) Cap and remove the existing sanitary connection and inspection chamber serving 1 0671 Gilmore 
Crescent. 

Frontage Improvements: 

g) At Developer's cost, the Developer is required to: 

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

(a) Before relocating/modifYing any of the existing power poles and/or guy wires within the property 
frontages. 

(b) To underground overhead service lines. 

(c) To determine if above ground structures are required and coordinate their locations on-site (e.g. Vista, 
PMT, LPT, Shaw cabinets, Telus Kiosks, etc.). 

(2) Provide street lighting along the Gilmore Crescent frontage. 

(3) Complete other frontage improvements as per Transportation requirements: 

(a) Per City Engineering Specifications R-5-DS: road pavement widening, concrete curb and gutter, 
landscaped boulevard, and 1.5 m wide concrete sidewalk at the existing property line. This will also 
include, proper tapers to transition back to the existing road cross section. 

(b) Removal of existing driveways and replacement of frontage works as described above. 

(c) Access design to be in accordance with City requirements for local streets, with driveways paired to 
maximize street parking. 

General Items: 

h) At Developer's cost, the Developer is required to: 

( 1) Provide, prior to start of site preparation works or within the first servicing agreement submission, 
whichever comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil 
preparation impacts on the existing utilities fronting the development site and provide mitigation 
recommendations (as applicable). 

(2) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the 
adjacent development(s), both existing and in-stream (if applicable). The developer's civil engineer shall 
submit a signed and sealed letter with each servicing agreement submission confitming that they have 
coordinated with civil engineer(s) of the adjacent project(s) and that the servicing agreement designs are 
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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. 

(3) 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. 

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 
Migrat01y Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

Signed Date 

 PH - 133



City of 
Richmond 

Report to Committee 

To: Planning Committee Date: October 22, 2019 

From: Wayne Craig File: RZ 19-857867 
Director, Development 

Re: Application by Cherdu Properties Ltd. for Rezoning at 10671 and 
10691 Gilmore Crescent from the "Single Detached (RS1/D)" Zone to the "Single 
Detached (RS2/8)" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10108, for the rezoning of 10671 and 
10691 Gilmore Crescent from the "Single Detached (RS1/D)" zone to the "Single Detached 
(RS2/B)" zone to facilitate the creation of three single-family lots, be introduced and given First 
Reading. 

,,. r /)/' 
/tltv1~·/l\ 

I ' ' Wayne Qfaig \ 
Directo/, Develop~ent 
(604-241::4625)/T 

WC:jr 
Att. 7 

ROUTED To: 

Affordable Housing 

6313565 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Cherdu Properties Ltd. has applied to the City of Richmond for permission to rezone 1 0671 and 
10691 Gilmore Crescent from the "Single Detached (RS1/D)" zone to the "Single Detached 
(RS2/B)" zone, to permit the properties to be subdivided to create three single-family lots with 
vehicle access from Gilmore Crescent. A location map and aerial photo are provided in 
Attachment 1. The proposed subdivision is shown in Attachment 2. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

There is an existing single-family dwelling on each of the two lots, which would be demolished. 
The applicant has indicated that both dwellings were owner-occupied, and neither contains a 
secondary suite. 

Surrounding Development 

Development immediately surrounding the subject site is generally as follows: 

• To the north: Single-family dwellings on lots zoned "Single Detached (RS 1/D)" and a 
duplex on a lot zoned "Two-Unit Dwellings (RD 1 )," all of which have vehicle access from 
River Drive. 

• To the south, across Gilmore Crescent: Single-family dwellings on lots zoned either "Single 
Detached (RS liD)" or "Single Detached (RS2/B)," with vehicle access from either 
Gilmore Crescent or Finlayson Drive. 

• To the east: A vacant lot zoned "Single Detached (RSliB)," which has subdivision potential 
to create two single-family lots with vehicle access from Gilmore Crescent. This property 
was rezoned in 1991 (RZ 91-000 167) but redevelopment did not occur. 

• To the west: A single-family dwelling on a lot zoned "Single Detached (RS liD)," with 
vehicle access from Gilmore Crescent. 

Related Policies & Studies 

Official Community Plan/Bridgeport Area Plan 

The subject site is located in the Bridgeport Planning Area, and is designated "Neighbourhood 
Residential" in the Official Community Plan (OCP). It is designated "Residential 
(Single-Family)" in the Bridgeport Area Plan (Attachment 4). The proposed rezoning and 
subdivision are consistent with these designations. 
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Richmond Zoning Bylaw 8500/Single-Family Lot Size Policy 5448 

The subject site is located in the area governed by Single-Family Lot Size Policy 5448, which 
was adopted by Council on September 16, 1991, and subsequently amended February 20,2012 
(Attachment 5). Rezoning and subdivision is permitted as per the "Single Detached (RS liB)" 
zone. The proposed rezoning and subdivision are consistent with this Policy. 

Aircraft Noise Sensitive Development Policy 

The subject site is located within Aircraft Noise Area 2. New single-family development is 
generally prohibited, except where rezoning from one "Single Detached (RS 1/RS2)" sub-zone to 
another sub-zone, in accordance with the Aircraft Noise Sensitive Development Policy (ANSD) 
contained in the OCP. The proposed rezoning and subdivision are consistent with this Policy. 

Prior to final adoption of the rezoning bylaw, the applicant is required to register an aircraft noise 
sensitive use covenant on Title to address public awareness and ensure that noise mitigation, 
mechanical ventilation, and a central air conditioning system (or alternative) is incorporated into 
the building design and construction. 

Floodplain Management Implementation Strategy 

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

Public Consultation 

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

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

Analysis 

Transportation and Site Access 

Vehicle access is proposed from Gilmore Crescent. The driveways are to be paired so as to 
maximize opportunities for street parking, with the exact location of each driveway established 
through the Servicing Agreement process at subdivision stage. 

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 
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retention and removal relative to the proposed development. The Report assesses six 
bylaw-sized trees on the subject property, and two trees on neighbouring properties. 

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

• One tree (Tree# 3781), specifically a 30 ern caliper Pear tree, is in fair condition and should 
be retained and protected. 

• Five trees on site (Tree# 3775, 3779, 3778, 3777 and 3776) are all in very poor condition 
exhibiting signs of root rot (fungal conks in the basal flare), cracking in major limbs, 
historical topping and poorly attached main sterns. These trees are not good candidates for 
retention and should be removed and replaced. 

• Two trees (Tree# 3780, 0/S 1) located on neighbouring property to be protected as per as 
per City of Richmond Tree Protection Information Bulletin Tree-03. 

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

Tree Protection 

One tree (Tag# 3781) on the subject site and two trees (Tag# 3780 and 0/S 1) 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 6). 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 $5,000 Tree Survival Security 
for the one on-site tree 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. 

Tree Replacement 

The applicant wishes to remove five on-site trees (Trees# 3775, 3779, 3778, 3777 and 3776). 
The 2: 1 replacement ratio would require a total of 10 replacement trees. The applicant has 
agreed to plant three trees on each lot proposed; for a total of nine 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. 

6313565 
 PH - 137



October 22, 2019 - 5 - RZ 19-857867 

No. of Replacement Trees I 
Minimum Caliper of Deciduous 

I 
Minimum Height of Coniferous 

Replacement Tree Replacement Tree 

4 11 em 6m 

2 10 em 5.5 m 

3 9em 5m 

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute $500 to 
the City's Tree Compensation Fund in lieu of the remaining tree that cannot be accommodated 
on the subject property after redevelopment. 

Affordable Housing Strategy 

The Affordable Housing Strategy for single-family rezoning applications requires secondary 
suites or coach houses in 100% of new lots created; a suite or coach house on 50 of new lots 
created together with a cash-in-lieu contribution to the City's Affordable Housing Reserve Fund 
equal to $4.00/ft2 of the total buildable area ofthe remaining lots; or, where secondary suites 
cannot be accommodated in the development, a cash-in-lieu contribution based on the total 
buildable area of the development. 

The applicant has agreed to provide a secondary suite in each of the three proposed single-family 
dwellings, consistent with the Affordable Housing Strategy. Each secondary suite will have a 
minimum of one bedroom. Prior to final adoption of the rezoning bylaw, the applicant is required 
to register a legal agreement on Title securing the provision of the agreed upon secondary suites. 

Site Servicing and Frontage Improvements 

At subdivision stage, the applicant is required to enter in to a Servicing Agreement for the 
completion of site servicing and off-site improvements as described in Attachment 7. These 
works include, but are not limited to: 

• Road widening, and construction of concrete curb and gutter, landscaped boulevard with 
street lighting, and 1.5 m concrete sidewalk at the property line. 

• New driveway crossings to access the subdivided lots. 

• Ditch infill and replacement with piped storm sewer. 

Financial Impact 

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site 
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, 
street trees and traffic signals). 
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October 22, 2019 - 6 - RZ 19-857867 

Conclusion 

The purpose of this application is to rezone 10671 and 1 0691 Gilmore Crescent from the "Single 
Detached (RS 1/D)" zone to the "Single Detached (RS2/B)" zone, to permit the properties to be 
subdivided to create three single-family lots with vehicle access from Gilmore Crescent. 

The proposed rezoning and subdivision are consistent with the applicable plans and policies 
affecting the subject site. 

The list of rezoning considerations is provided in Attachment 7. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10108 be introduced 
and given First Reading. 

Jordan Rockerbie 
Planning Technician- Design 
(604-276-4092) 

JR:blg 

Attachment 1: Location Map and Aerial Photo 
Attachment 2: Proposed Subdivision Plan 
Attachment 3: Development Application Data Sheet 
Attachment 4: Bridgeport Area Plan Land Use Map 
Attachment 5: Single-Family Lot Size Policy 5448 
Attachment 6: Tree Management Plan 
Attachment 7: Rezoning Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 19-857867 Attachment 3 

Address: 10671 and 10691 Gilmore Crescent 

Applicant: Cherdu Properties Ltd. 

Planning Area(s): Bridgeport Area Plan 

Existing Proposed 

Owner: 
Juan Minor Leung To be determined 
Cherdu Properties Ltd. 

10671 Gilmore Cres.: 1,014 m2 Proposed Lot 1: 596 mL 
Site Size (m2

): 
10691 Gilmore Cres.: 852m2 Proposed Lot 2: 596 m2 

Proposed Lot 3: 672 m2 

Land Uses: 2 single-family dwellings 3 single-family dwellings 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Residential (Single-Family) No change 

702 Policy Designation: Single Detached (RS1/B) Single Detached (RS2/B) 

Zoning: Single Detached (RS1/D) Single Detached (RS2/B) 

On Future 
I 

Bylaw Requirement 
I 

Proposed I 
Variance 

Subdivided Lots 
Max. 0.55 for lot Max. 0.55 for lot 

Floor Area Ratio: 
area up to 464.5 m2 area up to 464.5 m2 

none permitted 
plus 0.3 for area in plus 0.3 for area in 
excess of 464.5 m2 excess of 464.5 m2 

Lots 1-2: Max. 294.93 m2 Lots 1-2: Max. 294.93 m2 

Buildable Floor Area (m2):* 
(3,174.54 ft2) (3,17 4.54 ft2) 

none permitted 
Lot 3: Max. 317.73 m2 Lot 3: Max. 317.73 m2 

(3,419.96 ft2) (3,419.96 ft2) 

Building: Max. 45% Building: Max. 45% 

Lot Coverage (% of lot area): 
Non-porous Surfaces: Non-porous Surfaces: 

none 
Max. 70% Max. 70% 

Landscaping: Min. 25% Landscaping: Min. 25% 

Lot Size: 360m2 Lots 1-2: 596 m2 

Lot 3: 672m2 none 

Width: 12.0 m 
Lots 1-2 Width: 12.24 m 

Lot Dimensions (m): 
Depth: 24.0 m 

Lot 3 Width: 13.79 m none 
Depth: 48.75 m 

6313565 
 PH - 143



-2- RZ 19-857867 

On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance 
Subdivided Lots 

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

Side: Min. 1 .2 m 
Rear: Min. 20% of lot 

Rear: Min. 9.75 m for up 
Setbacks (m): depth for up to 60% of 

to 60% of the principal 
none 

the principal dwelling, 
dwelling, 10.7 m for the 

25% of lot depth for the 
remainder 

remainder, up to 10.7 m 

Height (m): Max. 2 ~ Storeys Max. 2 ~ 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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ATTACHMENT 5 

City of Richmond Policy Manual 

--~a~~--~--~;~----·----·-···--· -Ado pte~ by Cou~~~;~-~;·~-mber 1--~-~~~~---- -1 POSIGX,5448. 

------·------------·----··- A~endeg~fou~cil: Febru~ry 20 17_?~Q1 ~ . . · ... · .. · ....• . . .. . .. , ·. ··. . . ; .. 
File Ref: 4045-00 SINGLE.;;FAMILYLOTSIZEPOLIOYIN'QUARTER~SECTION23-5..:6 ---------------- . . . . . . . . . . ...;.....__-'---~-'-'--'--~-------' 

POLICY 5448: 

The following policy establishes lot sizes in a portion of Section 23-5-6, bounded by the 
Bridgeport Road, Shell Road, No. 4 Road and River Drive: 

3:)70153 L_ __ _ 

That properties within the area bounded by Bridgeport Road on the south, River Drive on 
the north, Shell Road on the east and No. 4 Road on the west, in a portion of Section 
23-5-6, be permitted to rezone and subdivide in accordance with the provisions of Single 
Detached (RS1/B) in Zoning and Development Bylaw 8500, with the following 
provisions: 

(a) Properties along Bridgeport Road (between McKessock Avenue and Shell Road) 
and along Shell Road will be restricted to Single Detached (RS1/D) unless there is 
lane or internal road access in which case Single Detached (RS 1 /B) will be 
permitted; 

(b) Properties along Bridgeport Road between No. 4 Road and McKessock Avenue 
will be restricted to Single Detached (RS 1 /D) unless there is lane access in which 
case Compact Single Detached (RC2) and Coach Houses (RCH) will be permitted; 

(c) Properties along No. 4 Road and River Drive will be restricted to Single Detached 
(RS1/C) unless there is lane or internal road access in which case Single Detached 
(RS1/B) will be permitted; 

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

~@ Rezoning and subdivision permitted as per RSl!B except: 

1. River Ddvc: RSl/C unless there is a lane or internal road access, then RSl/B. 

2. Shell Road: RSl/D unless there is a lane or internal road access, then RSIIB. 

3. No.4 Road: RSl/C unless there is a lane or internal road access then RS VB. 

4. Bridgep01i Road: RSl/D unless there is a lane or internal road access then RSl/B. 

Rezoning and subdivision pcm1ittcd as per RSl/B unless there is a lane access 
then RC2 or RCH. 

Policy 5448 
Section 23, 5-6 

Adopted Date: 09/16/91 

Amended Date: 02/20/12 

 PH - 147
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City of 
Richmond 

Address: 10671 and 10691 Gilmore Crescent 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 19-857867 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10108, the developer is 
required to complete the following: 
1. Submission of a Landscape Security in the amount of $4,500 ($500/tree) to ensure that a total of 3 replacement trees 

are planted and maintained on each lot proposed (for a total of9 trees). NOTE: minimum replacement size to be as 
Tree Protection No. 8057 Schedule A- 3.0 lacement Trees. 

2. City acceptance of the developer's offer to voluntarily contribute $500 to the City's Tree Compensation Fund for the 
planting of replacement trees within the City. 

3. 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. 

4. Submission of a Tree Survival Security to the City in the amount of $5,000 for the 1 on-site tree to be retained. The 
applicant is required to provide a post-construction impact rep01t upon completion of all construction activities on­
site, at which time the City may return all or a p01tion of the Tree Survival Security. The remainder may be held for a 
one year monitoring period, to ensure that the tree survives. The City may transfer the remaining security to the City's 
Tree Compensation Fund if the tree is not successfully retained. 

5. Registration of an aircraft noise sensitive use covenant on title (Area 2). 

6. Registration of a flood indemnity covenant on title (Area A). 

7. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a 
secondary suite is constructed on the lot for each of the three future lots, to the satisfaction of the City in accordance 
with the BC Building Code and the City's Zoning Bylaw. Each secondary suite is to have a minimum of one 
bedroom. 

Prior to a Demolition Permit* issuance, the developer is required to: 
1. Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to 

any construction activities, including building demolition, occurring on-site. 

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

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 
ofTransportation) 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. 

3. Submission of an acoustical and thermal repott and recommendations prepared by an appropriate registered 
professional, which demonstrates that the interior noise levels and noise mitigation standards comply with the City's 

Initial: ---
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Official Community Plan and Noise Bylaw requirements. The standard required for air conditioning systems and 
their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 
"Thermal Environmental Conditions for Human Occupancy" standard and subsequent updates as they may occur. 
Maximum interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

At Subdivision* stage, the developer must complete the following requirements: 
1. Payment of property taxes up to the current year, Development Cost Charges (City and GVSS & DD), School Site 

Acquisition Charge, Address Assignment Fees, and any other costs or fees identified at the time of Subdivision 
application, if applicable. 

2. Enter into a Servicing Agreement* for the design and constmction 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 pm1 of entering into the Servicing Agreement. Works include, but may not be limited to: 

Water Works: 

A. Using the OCP Model, there is 226 Lis of water available at a 20 psi residual at the Gilmore Crescent frontage. 
Based on your proposed development, your site requires a minimum fire flow of 95 Lis. 

B. At Developer's cost, the Developer is required to: 

( 1) Submit Fire Underwriter Survey (PUS) 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. 

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

(3) Provide rights-of-ways for the water meters, if located onsite. Minimum right-of-way dimensions to be 
the size ofthe 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 
via the servicing agreement process. 

C. At Developer's cost, the City will: 

( 1) Cap the two existing water connections at main and remove water meters. 

(2) Install three new water service connections, complete with water meters, one to serve each new lot. 

Storm Sewer Works: 

D. At Developer's cost, the Developer is required to: 

(1) Infill the ditch along the development frontage with a new 600 mm storm sewer, to the extent ofthe 
proposed road works. 

(2) Remove the existing privately-owned culverts along the development frontage. 

(3) Install new storm service connections to serve the three newly subdivided lots. Where possible, a single 
service connection located at the common property line with an inspection chamber and dual service leads 
shall be used. 

( 4) 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. 

Sanitary Sewer Works: 

E. At Developer's cost, the Developer is required to: 

Initial: ---
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( 1) Check the existing sanitary service connections and confirm the material and condition of the inspection 
chambers and pipes. If deemed acceptable by the City, the existing service connections may be retained to 
serve the new western and centre lots. In the case that the service connections are not in a condition to be 
re-used, the service connections shall be replaced, as described below. 

F. At Developer's cost, the City will: 

( 1) Install a new service lead off of the existing inspection chamber at the southeast corner of the 
development site, to serve the new eastern lot. 

(2) If the existing sanitary connections are not in a condition to be reused: 

(a) Install a new sanitary connection complete with inspection chamber and dual service leads at the 
common property line of the newly subdivided western and centre lots. 

(b) Cap the southwestern connection at the inspection chamber. The inspection chamber shall be retained 
to serve 10631 Gilmore Crescent. 

(c) Cap and remove the existing sanitary connection and inspection chamber serving 10671 Gilmore 
Crescent. 

Frontage Improvements: 

G. At Developer's cost, the Developer is required to: 

( 1) Coordinate with BC Hydro, Tel us and other private communication service providers: 

(a) Before relocating/modifying any of the existing power poles and/or guy wires within the property 
frontages. 

(b) To underground overhead service lines. 

(c) To determine if above ground structures are required and coordinate their locations on-site (e.g. Vista, 
PMT, LPT, Shaw cabinets, Telus Kiosks, etc.). 

(2) Provide street lighting along the Gilmore Crescent frontage. 

(3) Complete other frontage improvements as per Transportation requirements: 

(a) Per City Engineering Specifications R-5-DS: road pavement widening, concrete curb and gutter, 
landscaped boulevard, and 1.5 m wide concrete sidewalk at the existing property line. This will also 
include, proper tapers to transition back to the existing road cross section. 

(b) Removal of existing driveways and replacement of frontage works as described above. 

(c) Access design to be in accordance with City requirements for local streets, with driveways paired to 
maximize street parking. 

General Items: 

H. At Developer's cost, the Developer is required to: 

( 1) Provide, prior to start of site preparation works or within the first servicing agreement submission, 
whichever comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil 
preparation impacts on the existing utilities fronting the development site and provide mitigation 
recommendations (as applicable). 

(2) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the 
adjacent development(s), both existing and in-stream (if applicable). 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. 

Initial: ---
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(d) Road grades, high points and low points. 

(e) Alignment of ultimate and interim curbs. 

(f) Proposed street lights design. 

(3) 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. 

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 

To: Mayor and Councillors 

From: Wayne Craig 
Director, Development 

Memorandum 
Planning and Development Division 

Development Applications 

Date: December 4, 2019 

File: RZ 15-835532 

Re: December 16, 2019 Public Hearing- 9900 No.3 Road and 8031 Williams Road 

Purpose 
This memorandum provides an update on staff discussions with the applicant in response to 
Council's direction at the November 12,2019 City Council meeting to work with the applicant on 
options to expand the private outdoor spaces for some units in the subject rezoning application. 

Background 
As indicated in the Staff Report associated with the rezoning application, both private outdoor space 
and common outdoor amenity space is proposed on-site. The details of the proposed outdoor spaces 
are as follows: 

• Four units on the second level of the building are proposed to contain private outdoor spaces in 
the form of decks (each approximately 9 m2/90:ft2 per unit), which exceed the 6m2/unit size 
guideline in the Official Community Plan (OCP). 

• One unit on the second level is proposed to contain both a small deck and a Juliet balcony 
(approximately 4 m2/36 :ft2 in total), which together nearly achieve the OCP size guideline. 

• 28 units on the second, third, and fourth levels are proposed to contain Juliet balconies (each 
approximately 0.86 m2/9 :ft2 per unit), which do not meet the OCP size guideline. 

The Staff Report also notes that the proposed 338m2 common outdoor amenity space on the rooftop 
is significantly larger than the OCP minimum size guideline (198 m2

). The total on-site private and 
common outdoor space combined meets the OCP minimum size guideline for outdoor space per 
unit (i.e., a total of 400m2 is proposed, while the OCP minimum size guideline is a total of396 m2

). 

Discussion with the Applicant 
As directed by City Council, staff have discussed with the applicant the concerns with the 28 private 
outdoor spaces proposed in the form of Juliet balconies and the request by City Council to consider 
options to expand the outdoor spaces. Options discussed with the applicant included increasing the 
depths of the balconies by recessing some of space within the unit, combined with further projecting 
some ofthe outdoor space beyond the building face. 

The applicant has advised that they have carefully considered the provision of larger private outdoor 
spaces for the 28 units in question from both the early stages of project conception to more recently 
in response to the comments by City Council. Please see the attached formal response from the 
applicant regarding City Council's direction. 

6352247 
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The applicant cites several challenges associated with responding to City Council's comments, and 
that meeting the balcony size guidelines in the OCP is not feasible for this project. They are willing 
to consider projecting the balconies up to a depth of3 ft. (0.9 m) to provide tenants with their own 
space to sit outdoors. However, this will necessitate modification of the common outdoor space on 
the rooftop in order to offset the costs associated with the increased projecting balcony design. The 
applicant has identified that they are prepared to investigate further the proposed modifications 
through the Development Permit application review process. 

Should City Council grant Second and Third Readings to the proposed rezoning bylaw, detailed 
information will be provided in the Staff Report to the Development Permit Panel on the outcome of 
the applicant's investigation into the proposed modifications. 

If you have any questions about this memo, please contact me directly at 604-247-4625. 

WC/CL:blg 
Att. 1 

pc: SMT 

6352247 

Joe Erceg, General Manager, Planning and Development 
Suzanne Smith, Program Coordinator, Development 
Joshua Reis, Program Coordinator, Development 
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December 2, 2019 

Cynthia Lussier 
Development Applications 
City of Richmond 
6911 No.3 Road 
Richmond, BC 
V6Y 2C1 

MOSAIC 

RE: 9900 NO.3 ROAD & 8031 WILLIAMS ROAD [RZ 18-835532]- Outdoor Amenity Response 

Dear Ms. Lussier, 

This letter is provided in response to Richmond Council's direction to investigate options to expand the 
private outdoor spaces in the above noted proposal. 

Balconies at the size dictated by the Richmond OCP (65 sq. ft. per unit) are not proposed for 28 of the 33 
homes in this development for the following primary reasons: 

Recessed balconies would critically diminish unit plan functionality and/or reduce the total number of 
rental homes provided, as the building footprint is very restricted; 
Cantilevered balconies, in addition to the proposed rooftop amenity design, are cost prohibitive under 
the economic model of a small-scale woodframe rental project; and, 
Balconies on the south and west sides of the building would be compromised by their public exposure 
to busy arterial roads, while balconies on the more private north and east sides of the building would 
risk increasing overlook towards our adjacent residential neighbours. 

Market rental housing values in Richmond today represent a discount of up to 35% from 'for-sale' condo. 
Notwithstanding, construction costs for rental and condo multi-family buildings are the same, and the 
liveability of a unit plan is equally important to both tenants and homeowners. This means rental builders 
have to get creative to make the numbers work, without compromising the functionality of the homes. 

The compact unit plans dictated by the building size cannot sacrifice interior area to provide recessed 
balconies, and the total number of units simply can't be reduced without detrimentally impacting project 
feasibility. Without having the ability on this site to satisfactorily provide both, we propose that functional 
indoor dwelling space is more critical to the day-to-day liveability of a home, than outdoor balcony space 
that is used less frequently throughout the year. 

Enlarging the balconies would thus require a more complex cantilevered design, which increases costs in 
terms of framing, waterproofing, structural support, weather protection, and fire suppression. The 
proposed juliet balconies avoid these costly requirements, while still enabling us to provide sliding doors 
for every unit. Future tenants will be able to bring the outdoors into their home by opening up their living 
space to fresh air and light. 

mosaichomes.com 
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The liveability of larger balconies, which might facilitate activities like group dining or lounging, is 
challenged by the building location at the intersection of two busy arterial roads. Where Mosaic has 
previously completed mixed-use projects on busy streets like West Broadway in Vancouver, larger 
balconies were only provided where the floor plate allowed them to be fully recessed and well protected. 
That style of balcony is not achievable for this proposal, which led us to instead propose a larger rooftop 
amenity that benefits from greater vertical separation from the street, protection by the parapet wall, and 
limited overlook towards the adjacent residential properties. 

While we maintain that full size balconies are neither desirable nor feasible for this project, we understand 
Council's interest in realizing more usable private outdoor space for these homes. We are willing to 
consider projection of the private balconies to a depth of 3', which in our experience is sufficient to 
accommodate a comfortable arrangement of two chairs with a side table. This would provide future 
tenants with their own space to sit outdoors on a nice day, without detracting from valuable indoor 
dwelling space. 

In order to offset costs associated with the more complex cantilevered balcony design, the common 
outdoor amenity space on the rooftop must be modified in both size and programming. Nonetheless, 
pending more detailed study, we anticipate the total proposed rooftop amenity area could still notably 
exceed the minimum OCP requirement. It will continue to accommodate activities that might otherwise be 
enjoyed on a larger balcony, like hosting an outdoor meal with friends and family, as well as a variety of 
recreational programming. 

This modification to our proposal will be investigated in further detail through the Development Permit 
application review process. 

Sincerely, 

Elise Spearing 
Development Manager 
Mosaic Homes 
0 604.685.3888 

mosaichornes.com 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 

Date: October 21, 2019 

File: RZ 18-835532 

Re: Application by Mosaic No. 3 Road and Williams Limited Partnership to Amend 
the 2041 OCP Land Use Map Designation of 8031 Williams Road in Schedule 1 of 
Richmond Official Community Plan Bylaw 9000, Create the "Commercial Mixed 
Use (ZMU44)- Broadmoor" Zone, and Rezone 9900 No. 3 Road and 
8031 Williams Road from the "Gas & Service Stations (CG2)" and "Single 
Detached (RS1/E)" Zones (respectively), to the "Commercial Mixed Use (ZMU44) 
- Broadmoor" Zone 

Staff Recommendation 

1. That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10110, to 
redesignate 8031 Williams Road from "Neighbourhood Residential" to "Neighbourhood 
Service Centre" in Attachment 1 to Schedule 1 of Richmond Official Community Plan 
Bylaw 9000 (2041 OCP Land Use Map), be introduced and given First Reading. 

2. That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10110, having 
been considered in conjunction with: 

• the City's Financial Plan and Capital Program; and 
• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

Plans; 

is hereby found to be consistent with said program and plans, in accordance with 
Section 477(3)(a) of the Local Government Act. 

3. That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10110, having 
been considered in accordance with OCP Bylaw Preparation Consultation Policy 5043, is 
hereby found not to require fmiher consultation. 

6321188 
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4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10111 to create the "Commercial 
Mixed Use (ZMU44)- Broadmoor" zone, and to rezone 9900 No.3 Road from the "Gas & 
Service Stations (CG2)" zone, and 8031 Williams Road from the "Single Detached (RS 1/E)" 
zone, to the "Commercial Mixed Use (ZMU44)- Broadmoor" zone, be introduced and given 
First Reading. 

d 
Wayzg 

WC:cl 
Att. 8 

ROUTED To: 

Policy Planning 

6321188 

REPORT CONCURRENCE 

CONCURRENCE 

!i21/ 
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October 21,2019 - 3 - RZ 18-835532 

Staff Report 

Origin 

Mosaic No.3 Road and Williams Limited Partnership have applied to the City of Richmond for 
permission to: 

• Amend the land use designation of 8031 Williams Road in Schedule 1 of Richmond 
Official Community Plan Bylaw 9000 (i.e., the 2041 OCP Land Use Map) from 
"Neighbourhood Residential" to "Neighbourhood Service Centre"; and 

• Rezone 9900 No.3 Road from the "Gas & Service Stations (CG2)" zone, and 
8031 Williams Road from the "Single Detached (RS 1/E)" zone, to a new site-specific 
zone entitled "Commercial Mixed Use (ZMU44)- Broadmoor", which is to be 
established for this proposal; 

in order to develop a four-storey mixed use building containing non-residential uses on the 
ground floor and 33 secured market rental units above the ground floor, with right-in/right-out 
vehicle access to No. 3 Road and Williams Road. The subject site is currently 3,020.7 m2 in size 
and is located on the northeast corner the No. 3 Road and Williams Road intersection, in the 
Broadmoor Planning Area (Attachment 1 ). 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
provided in Attachment 2 

Subject Site Existing Housing Profile 

The subject site currently consists of a vacant former gas station lot at 9900 No. 3 Road and a 
vacant single-family dwelling at 8031 Williams Road. The applicant indicates that the single­
family house at 8031 Williams Road will be demolished prior to consolidation of the two lots. 

Surrounding Development 

Existing development immediately surrounding the subject site is as follows: 

• To the north, is an existing townhouse complex fronting No. 3 Road on a lot zoned 
"Medium Density Townhouses (RTMl)" at 9700 No.3 Road, as well as an existing 
single-family dwelling on a lot zoned "Single Detached (RS liE)" at 9871 Pigott Road. 

• To the south, across Williams Road, is a one-storey commercial building containing a 
convenience store and medical offices, as well as three-storey rental apartments on a site 
zoned "Local Commercial (CL)" and "Medium Density Low Rise Apartments (RAMI)" 
on the southeast corner ofthe intersection at 10060, 10100 No.3 Road and 
8080 Williams Road. 

• To the east, is an existing townhouse complex fronting Williams Road on a lot zoned 
"Medium Density Townhouses (RTM3) at 8091 Williams Road. 

• To the west, across No.3 Road, is an existing townhouse complex on a lot zoned "Low 
Density Townhouses (RTLl) at 7711 Williams Road. 
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The subject site is also opposite an existing mixed-use neighbourhood shopping centre 
containing a gas station, a range of commercial services, and a six-storey apartment building on 
the southwest corner of the No.3 Road and Williams Road intersection. 

Existing Legal Encumbrances 

Legal encumbrances existing on Title of the subject properties include (but are not limited to) a 
Statutory Right-of-Way (SRW) agreement for the sanitary sewer (G 113388 Inter Alia, Plan 
40608), which is required to be discharged from Title of the properties following the removal of 
the existing sanitary manhole and main, and a new SR W agreement registered on Title to reflect 
the revised location of sanitary sewer infrastructure on-site. 

Legal notations also exist on Title for the benefit of the subject properties, and include, but are 
not limited to easements with neighbouring properties to the north and east, which are not 
proposed to be made use of as part of this development proposal (e. g., shared vehicle access, 
shared garbage/recycling). 

Related Policies & Studies 

Official Community Plan 

The subject site is identified in the Official Community Plan (OCP) as being located in the 
Broadmoor planning area. The 2041 OCP Land Use Map Designations for 9900 No.3 Road and 
8031 Williams Road are "Neighbourhood Service Centre" and "Neighbourhood Residential", 
respectively. The applicant is seeking to amend the 2041 OCP Land Use Map Designation in 
Schedule 1 of the OCP for the most eastward property at 8031 Williams Road from 
"Neighbourhood Residential" to "Neighbourhood Service Centre", to accommodate the proposed 
development on a land assembly with a single designation (OCP Amendment Bylaw 10110). 

The OCP also identifies the intersection of No. 3 Road and Williams Road as one of eight future 
Neighbourhood Centres, in which a range of land uses and densities supporting residential, 
employment, daily shopping, personal service and enhanced transit service is envisioned 
(Attachment 3). 

The property at 9900 No.3 Road is also identified in the OCP's Employment Lands 
Strategy (ELS) as being part of the supply of commercial lands required to 2041 in the Central 
Richmond area. The ELS encourages retention of existing commercially-zoned sites in this area, 
such as 9900 No. 3 Road, and supports intensification of sites identified as Neighbourhood 
Centres to accommodate mixed residential/commercial redevelopments (e.g., four-storey to 
six-storey versus one-storey to two- storey). 

Consistent with the planning policies in the OCP regarding sites within a Neighbourhood Centre, 
and the ELS, the proposed development at the subject site involves the retention of commercial 
uses on the ground floor as well as land use intensification and diversification through the 
provision of secured market rental units above the ground floor. On this basis, staff recommend 
support for the proposed OCP Amendment Bylaw10110 for 8031 Williams Road. 
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Market Rental Housing Policy 

In recognition of market rental housing comprising an important piece ofthe city's housing 
supply, the OCP encourages the development of new purpose-built market rental housing units 
secured through registration of a legal agreement on Title or other alternative approach to the 
satisfaction of the City. A series of incentives are identified in the OCP to encourage the 
development of new market rental housing. Such incentives may include an increase in density, 
parking rate reductions and exemptions from all or part of Public Art, community planning, and 
affordable housing contributions. 

The proposal at the subject site is consistent with the intent of the Market Rental Housing Policy 
in that 100% of units are proposed to be market rental secured through rental tenure zoning and 
registration of a market rental agreement on Title. The density proposed with this application is 
being considered more so on the basis of consistency with the planning policies regarding 
Neighbourhood Centres in the OCP, and the ELS, as well as the proposed form of development 
being well-integrated with the surrounding neighbourhood, rather than strictly on the basis that 
secured market rental housing is proposed. 

Affordable Housing Strategy 

Consistent with the incentives identified in the OCP to encourage market rental housing, this 
application is exempt from the requirement to contribute to the City's Affordable Housing 
Reserve Fund. 

Public Art Program Policy 

Consistent with the incentives identified in the OCP to encourage market rental housing, this 
application is exempt from the requirement to contribute to the City's Public Art Reserve Fund 
for City-wide projects on City lands. Also, the Public Art Program Policy as it relates to the 
non-residential component of the proposal is not applicable as the total floor area is less than 
2,000 m2

. 

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. 

Noise Management 

To mitigate unwanted noise from commercial areas on residential properties, the OCP requires 
that new development proposals involving commercial uses within 30m of any residential use 
demonstrate that the building envelope is designed to avoid noise generated by the internal use 
from penetrating into residential areas that exceed noise levels allowed in the City's noise bylaw; 
and that noise generated from rooftop HVAC units will comply with the City's noise bylaw. 
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To protect the future dwelling units at the subject site from potential noise impacts generated by 
traffic on No. 3 Road and Williams Road, noise attenuation is to be incorporated into dwelling 
unit design and construction. 

A legal agreement is required to be registered on title prior to final adoption of the rezoning 
bylaw to ensure that the necessary noise mitigation measures are incorporated into building 
design and construction, as per an acoustic and thermal/mechanical report prepared by a 
registered professional to be submitted as part of the Development Permit application review 
process. 

Ministry of Environment and Climate Change Strategy Referral 

A referral to the Ministry of Environment and Climate Change Strategy (MOECCS) is not 
required for the subject site because the property at 9900 No. 3 Road received a Certificate of 
Compliance from the MOECCS in 2011. Land from the subject site is suitable to be dedicated as 
roadway to the City. 

Public Consultation 

A rezoning sign has been installed on the subject property. With the exception of some initial 
inquiries by phone from members of the public regarding what is being proposed at the subject 
site, 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. 

The applicant has identified that they have reached out to the neighbouring property owners 
immediately to the north and east of the subject site to discuss their development proposal. Staff 
understands that the primary concerns of the neighbouring owners are to provide screening of the 
proposed building as much as possible and to minimize opportunities for overlook. The 
applicant has responded to these concerns by ensuring that the principal building is situated 
furthest away from the common property lines with adjacent sites, and that a buffer to adjacent 
sites is made possible by the proposed drive-aisle, surface parking, trees, and fencing. Where a 
one-storey accessory bike storage building is proposed along the north property line, it is 
proposed to be screened with climbing vines. 

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. 

Staff have reviewed the proposed OCP amendment, with respect to the Local Government Act 
and the City's OCP Consultation Policy No. 5043 requirements, and recommend that this report 
does not require referral to external stakeholders. 

The table below clarifies this recommendation as it relates to the proposed OCP amendment. 
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OCP Consultation Summary 

Stakeholder . . .. .. .. 

Richmond School Board No referral necessary. This application was not referred to School 
District No. 38 (Richmond) because it does not have the potential to 
generate 50 or more school-aged children. According to OCP Bylaw 
Preparation Consultation Policy 5043, which was adopted by Council 
and agreed to by the School District, residential developments which 
generate less than 50 school-aged children do not need to be referred 
to the School District (e.g., typically around 295 multi-family housing 
units). This redevelopment proposal only involves 33 multi-family 
housing units. 

The Board of Metro Vancouver No referral necessary, as the proposed amendment refers to the 

BC Land Reserve Commission 
redesignation on the 2041 OCP Land Use Map of a property from 
"Neighbourhood Residential" to "Neighbourhood Service Centre" 

The Councils of adjacent Municipalities consistent with the OCP planning policies regarding Neighbourhood 
Centres and the ELS. 

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

Translink No referral necessary, as the proposed amendment refers to the 

Port Authorities (Vancouver Port Authority 
redesignation on the 2041 OCP Land Use Map of a property from 
"Neighbourhood Residential" to "Neighbourhood Service Centre" 

and Steveston Harbour Authority) consistent with the OCP planning policies regarding Neighbourhood 
Centres and the ELS. 

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

Richmond Coastal Health Authority 

Community Groups and Neighbours 

All relevant Federal and Provincial 
Government Agencies 

Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10110, having been 
considered in accordance with OCP Bylaw Preparation Consultation Policy 5043, is hereby 
found to not require further consultation. 

The public will have an opportunity to comment further on all of the proposed amendments at 
the Public Hearing. 

Analysis 

The proposal at the subject site is to develop a four storey mixed-use building containing 
approximately 765m2 (8,200 ft2

) of non-residential floor area on the ground floor (e.g., 
commercial, office, and a limited range of other uses and services), and 33 secured market rental 
apartment housing units totalling approximately 2,230 m2 (24,000 ft2

) above the ground floor, on 
a site that would be approximately 2,800 m2 (30, 145 ft2

) in area after the required road 
dedication at the intersection and along Williams Road. Conceptual development plans proposed 
by the applicant are included in Attachment 4. 

The proposal is consistent with the policies in the OCP as it relates to sites within a 
Neighbourhood Centre and as it relates to the provision of a variety of housing types to 
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accommodate the needs of a diverse population as encouraged by the Market Rental Housing 
Policy. Specifically, the proposal involves: 

• 1 00% market rental housing units secured through a market rental agreement registered on 
title and rental tenure zoning (i.e., 33 dwelling units). The legal agreement would also 
prohibit stratification, or creation of air space parcels, of individual dwelling units. There 
will be no restriction on tenant incomes or rental rates for the market rental units, as the 
applicant's intention is that the rental rates would fluctuate with market demand. The 
approximate rental rates that the applicant would target at this time are as follows: 

Type of Unit I Approx. Rental Rate Estimated Total Household Annual Income 
(#units) (as per applicant) required (of which rent would comprise 30%) 

Studio (8) $1 ,400- $1,600 $56,000- $64,000 

1-Bedroom (11) $1,700- $2,000 $68,000- $80,000 

2-Bedroom (14) $2' 300 - $2 ,400 $92,000- $96,000 

• 42% of the units being designed with two or more bedrooms that are suitable for families 
(i.e., 14 two-bedroom units); 

• 30% of the units being designed with basic universal housing features (i.e., 10 units in total 
consisting of three two-bedroom units, one 1-bedroom unit, and six studios); 

• The provision of aging-in-place features in all units (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); 

The proposed number of family-friendly and basic universal housing units will be secured 
through the legal agreement which must be registered on Title prior to final adoption of the 
rezoning bylaw. 

The form and character ofthe proposed development is well-integrated with the surrounding 
neighbourhood, and generally complies with the design guidelines for low-rise mixed-use 
developments in the OCP. The form and character of development, and the proposed accessible 
features will be further reviewed through the Development Permit application review process. 

Proposed "Commercial Mixed Use (ZMU44)- Broadmoor" Zone 

A new site-specific zoned entitled "Commercial Mixed Use (ZMU44)- Broadmoor" is proposed 
to accommodate the development under Zoning Amendment Bylaw 10111, and to rezone the 
subject site to the new zone. The zone has been prepared to accommodate a limited range of 
non-residential uses, with market rental dwelling units above the ground floor. The ZMU44 
zone also reflects various other aspects of the development proposal to accommodate setbacks 
that are consistent with the City's design guidelines for commercial buildings, a four-storey 
building height plus rooftop access structures, mechanical equipment and screening, site-specific 
landscaping, fencing, and screening, and site-specific parking rates substantiated by the analysis 
included in a Traffic Impact Assessment report prepared by a registered professional engineer. 
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Specifically, the proposed ZMU44 zone provides for: 

• A total maximum density of 1.08 Floor Area Ratio (FAR), subject to a maximum of 0.28 
FAR permitted for non-residential uses (exclusive of building entrance lobbies) and a 
maximum of 0.80 permitted for apartment housing if the owner provides 33 market rental 
dwelling units on-site with a combined floor area of at least 2,230 m2

, secured through 
registration of a market rental agreement on title prior to final adoption of the rezoning 
bylaw; 

• A maximum principal building height of four storeys and 20.0 m; 

• Minimum 2.0 m setbacks to No.3 Road and Williams Road, with site-specific projections for 
awning and balconies; 

• Minimum 20.0 m setbacks to the east and north property lines along the common boundary 
with adjacent residential sites; 

• An accessory bike storage building to be located 0.85 m from the north lot line subject to 
landscaping and screening along its north side; 

• Surface parking setbacks of at least 2.0 m from property lines abutting a road, and 0.6 m to 
1.2 m from the north and east lot lines (respectively); 

• Landscaped areas within 2.0 m of road frontages; 

• Fence heights of2.0 m and 2.4 min height along the north and east lot lines (respectively), in 
response to specific comments received from the adjacent property owners, but stepping 
down to no more than 1.2 m in height where fences on side lot lines approach road frontages 
(to ensure visibility); and 

• A site-specific parking rate of 1.0 space per market rental housing unit. 

Site Planning 

The proposed site layout consists of the principal building at southwest corner ofthe property, 
close to the No. 3 Road and Williams Road intersection, and an L-shaped drive aisle flanked by 
surface parking to the north and east of the building. A one-storey accessory building containing 
long-term bike parking for residents of the building is proposed approximately mid-way along 
the north property line of the site, which is to be screened from the north by fencing and 
climbing vines. 

A shadow impact analysis is included as part of the conceptual development plans, which 
supports the proposed location of the building closest to the intersection and away from the 
existing adjacent low density housing to the north and east. Consistent with the design 
guidelines in the OCP, the analysis uses prescribed dates and times to gauge the level of sun 
penetration and shadowing during high-use periods (i.e., 10:00 am to 2:00pm, and 4:00pm) 
between March 21st and September 21st. The analysis indicates that the building will not cast 
shadows on the adjacent properties the majority of these times, with the exception that negligible 
shadowing will occur along a strip at the west edge of the property to the east at 8091 Williams 
Road for a few hours prior to sunset at the equinoxes (March 21st and September 21st. 
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Entrances to the non-residential units on the ground floor are proposed via walkways along the 
Williams Road frontage and along the north side of the building, and are accentuated through the 
use of individual awnings, non-fixed landscape planters, and storefront glazing. The entrance to 
the residential lobby is proposed on the east side of the building, and is accentuated through a 
large awning with signage, decorative paving stones, soft landscaping including trees, and an 
arrival area with seating. 

Garbage, recycling, and organics storage is incorporated into the northeast corner of the building 
on the ground floor to facilitate access by building users and during collection service. The 
storage area is sized to accommodate the appropriate number of carts to service the development. 

A large common outdoor amenity space for residential users is proposed on the south side of the 
rooftop, which is accessible by elevator and stairway, and consists of a children's play hut, 
hopscotch surface, rubber mounds, an artificial turf play area with mounting fixtures for 
removable badminton net and putting green, ping pong tables, a potting bench with planters for 
gardening, seating areas, and a dining area. Small trees and planting areas containing shrubs are 
also proposed. The area is screened through several measures, such as setting the area back from 
the edges of the building, using a roof parapet, as well as metal picket guardrail and planters. 
Rooftop mechanical equipment is screened by solid privacy fencing. 

Private outdoor space is proposed on the second, third, and fourth floors in the form of decks 
(approx. 9m2 (90 ft2)/unit) or Juliet balconies (approx. 0.86 m2 (9 ft2)/unit). This is acceptable to 
staff on the basis that the proposed rooftop common outdoor amenity space is substantially 
greater than the amount identified in the design guidelines in the OCP, and that the total amount 
of common and private outdoor space required per unit is achieved when considering all of the 
on-site outdoor space combined. 

Consistent with the OCP, the applicant proposes to submit a contribution to the City in the 
amount of $75, 200 prior to rezoning bylaw adoption in-lieu of the provision of common indoor 
amenity space on-site (i.e., $1 ,600/unit for the first 19 units; plus $3,200 for the remaining 14 
units). 

Vehicle Access, Parking, and Transportation Improvements 

The subject site is currently accessed by a total of three driveway crossings (two on No. 3 Road 
and one on Williams Road). For the development proposal, one of the driveway crossings on 
No.3 Road will be eliminated, and two new driveway crossings will be proposed in 
approximately the same locations as the remaining existing driveway crossings (i.e., at the 
southeast corner on Williams Road, and at the northwest corner on No.3 Road). Both new 
driveway crossings will be constructed with a triangular-shaped raised barrier curb island within 
the boulevard to physically restrict vehicle movements to the site to right-in/right-out only. 

The applicant submitted a Traffic Impact Assessment report prepared by a registered 
professional engineer. The Report has been reviewed and the findings are supported by staff. 
The Report confirms that the proposed vehicle access at the subject site, with right-in/right-out 
restrictions to Williams Road and No. 3 Road, minimizes disruption to existing traffic operations 
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on both roads and reduces conflicting vehicle movements compared to the access configuration 
of the previous gas station that occupied the site. 

Defined pedestrian access is provided to the subject site via walkways leading from the public 
sidewalks on both Williams Road and No. 3 Road. Pedestrian circulation on-site is also 
provided through defined walkways along the east and north sides of the building, leading to the 
non-residential building entries, main residential entrance lobby, and service areas. 

A total of 55 surface parking spaces are proposed for the development, 22 of which are for non­
residential uses, and 33 of which are for the residential market rental use. The seven required 
residential visitor parking spaces are proposed to be shared among the non-residential parking 
spaces in recognition that the primary demand of such parking spaces by each of those uses 
occurs at different periods of the day. The applicant is providing a comprehensive 
Transportation Demand Management (TDM) strategy as part of the proposed development, 
including but not limited to: monthly transit passes (2-zone) for one year for all 33 dwelling 
units, upgrades to the Williams Road bike lane, and a contribution in the amount of $15,000 to 
the City for future streetscape improvements at the No. 3 Road and Williams Road intersection. 

On-site bike parking and loading is proposed on-site consistent with the requirements in the 
Zoning Bylaw. 

The proposed shared commercial/visitor parking spaces, common long-term bike storage for all 
building occupants, shared commercial/residential loading space, and TDM meaures are to be 
secured through registration of a legal agreement on title prior to final adoption of the rezoning 
bylaw. 

Road and frontage improvements along both Williams Road and No.3 Road are required with 
the development proposal, and will be designed and constructed as part of a Servicing 
Agreement (SA), which is to be entered into prior to rezoning bylaw adoption. The scope of 
improvements includes (but is not limited to): 

• Traffic Signal Infrastructure- provision and installation of a Traffic Signal cabinet, and an 
Uninterrupted Power Supply (UPS) Cabinet for the No.3 Road and Williams Road 
intersection; 

• Bus Stop Infrastructure- an existing Translink bus stop and shelter on the east side of No. 3 
Road, south of Williams Road, is proposed to be relocated to the north side of Williams Road 
and improved to current City and Translink Accessible Bus Stop standards, complete with 
concrete pad for the bus shelter and pre-ducting for electrical connections; 

• Williams Road - road widening to accommodate an on-street bike lane along the north side 
of Williams Road complete with a raised buffer between the bike lane and vehicle lanes, new 
concrete curb and gutter, treed/grass boulevard, and concrete sidewalk at the new property 
line after road dedication, complete with transition to meet the existing frontage condition 
east of the subject site. 

• No.3 Road- removal of the existing sidewalk and boulevard, and construction of a new 
treed/ grass boulevard and concrete sidewalk at the new property line after road dedication, 
complete with transition to meet the existing frontage condition north of the subject site. 
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• No.3 Road- removal of the existing sidewalk and boulevard, and construction of a new 
treed/ grass boulevard and concrete sidewalk at the new property line after road dedication, 
complete with transition to meet the existing frontage condition north of the subject site. 

Further details on the scope of the frontage improvements are included in Attachment 7. 

To accommodate the required road improvements, the applicant is required to provide a 
minimum road dedication of2.0 m along the entire frontages ofNo.3 Road and Williams Road, 
and a 4 m x 4 m corner cut dedication at the intersection for adequate visibility and streetscape 
infrastructure. Although a preliminary functional road plan has been prepared to conceptually 
illustrate the proposed road and frontage improvements required with redevelopment of the 
subject site (Attachment 5), the exact amount of road dedication is to be finalized through a 
functional road plan prepared through the SA design review process. 

Tree Retention and Landscaping 

The Site Survey submitted by the applicant indicates that there are no bylaw-sized trees on-site, 
that there are trees on the adjacent properties to the north near common property lines, and that 
there is a hedge along the front property line at 8031 Williams Road that encroaches into the 
boulevard on City-owned propetiy. The City's Tree Preservation Coordinator and the City's 
Parks Department staff have conducted site inspections and visual tree assessments, and provide 
the following comments: 

• Neighbouring trees will not be impacted by the proposed development on the subject site. 

• The hedge along the Williams Road frontage is authorized to be removed as it conflicts with 
the required frontage improvements, and is inconsistent with the design guidelines in the 
OCP, which encourage an animated public realm for mixed-use developments. The hedge is 
proposed to be removed prior to issuance of a Demolition Permit for the existing dwelling at 
8031 Williams Road. 

The applicant's preliminary Landscape Plan illustrates that 22 trees of a variety of species and 
sizes are proposed to be planted throughout the site, including the rooftop outdoor amenity space 
(e.g., Dogwood, Sweetgum, Pine, Columnar Aspen, Spruce). The preliminary Landscape Plan 
also includes a variety of shrubs, perennials, vines, and grasses to enhance the subject site 
(e.g., Azalea, Mexican Orange Blossom, Salal, Spiraea, Topiary Cedar, Trumpet Creeper Vine, 
Evergold Japanese Sedge, Winter Heather, Blue Fescue, Daylily). 

A variety of hardscape material is also proposed to provide visual interest and includes the use of 
some materials that increase site surface permeability (e.g., two-toned cast-in-place concrete 
walkways, porous paving, decorative pavers at key pedestrian areas at grade, as well as hydra 
pressed pavers and wood decking on the rooftop. 

To ensure that the trees and landscape materials are installed in accordance with the Landscape 
Plan, the applicant is required to submit a Landscaping Security in the amount of 100% of a cost 
estimate prepared by the Registered Landscape Architect (including all materials, installation, 
and a 10% contingency) prior to issuance of a Development Permit. 
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Energy Step Code 

This development application was received after July 16,2018, and is subject to the Energy Step 
Code (Step 2 for non-residential uses; and Step 3 for residential uses). 

Applicants are expected to conduct energy modelling early on as part of their development plans 
to confirm that their proposed design is able to meet the requirements of BC Energy Step Code 
that will be in place at the time of their Building Permit application. Attached is a statement 
from the applicant acknowledging that the proposed development will comply with this 
requirement (Attachment 6). 

Site Servicing 

Prior to rezoning, the applicant is required to enter into a SA for the design and construction of 
the required water, storm, and sanitary service connection works and upgrades, as well as the 
frontage and transportation infrastructure improvements described previously. The scope of the 
servicing works includes (but is not limited to): 

• Relocation of the existing fire hydrant on Williams Road; 

• Replacement of a portion of the watermain on No. 3 Road at the crossing location with the 
proposed storm sewer; 

• Upgrading of the existing storm sewer along Williams Road at No.3 Road; 

• Removal of the existing sanitary manhole and main in the northwest corner of the existing 
prope1iy at 8031 Williams Road, and subsequent discharge ofthe existing SRW from the 
Title of the properties and registration of a new SRW on Title of the properties to reflect the 
new location of the infrastructure; 

Further details on the scope of the servicing works are included in Attachment 7. 

Future Development Permit Application Considerations 

A Development Permit application is required for the subject proposal to ensure further 
consideration of the design guidelines for mixed-use buildings contained within the OCP. 
Further refinements to the Site Plan, Landscape Plan, and Architectural Elevation Plans may be 
made as part of the Development Permit application review process, including: 

• Strengthening ofthe on-site pedestrian circulation through the surface parking area. 

• Refining the concepts for the required City infrastructure on-site (e.g., location of water 
meter and traffic infrastructure cabinets etc.). 

• Demonstrating that all of the proposed accessibility features are incorporated into unit 
design. 

• Finalizing the proposed colour palette, exterior building materials, and landscape elements. 

• Reviewing the applicant's design response to the principles of Crime Prevention Through 
Environmental Design (CPTED). 

• Gaining a better understanding of the proposed sustainability features to be incorporated into 
the project. 
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Financial Impact 

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

Conclusion 

The purpose of this application is to: 

• Amend the land use designation of 8031 Williams Road in Schedule 1 of Richmond Official 
Community Plan Bylaw 9000 (i.e., the 2041 OCP Land Use Map) from "Neighbourhood 
Residential" to "Neighbourhood Service Centre"; and 

• Rezone 9900 No. 3 Road from the "Gas & Service Stations (CG2)" zone, and 
8031 Williams Road from the "Single Detached (RS 1/E)" zone, to the "Commercial Mixed 
Use (ZMU44)- Broadmoor" zone, which is to be established for this proposal; 

in order to develop a four-storey mixed use building containing non-residential uses on the 
ground floor and 33 secured market rental housing units with residential rental tenure zoning 
above the ground floor, with right-in/right-out vehicle access to No. 3 Road and Williams Road. 

The proposal is consistent with the planning policies in the ELS, and those in the OCP regarding 
sites identified as a future Neighbourhood Centre. The proposal is also consistent with the intent 
of the Market Rental Housing Policy as 100% of the dwelling units proposed are market rental 
housing units to be secured through a market rental agreement on title and rental tenure zoning. 

The list of Rezoning Considerations, which must be completed by the applicant prior to adoption 
of Richmond Zoning Bylaw 8500, Amendment Bylaw 10111, is included in Attachment 7. 

It is recommended that Richmond Official Community Plan Bylaw 9000, Amendment 
Bylaw 10110 and Richmond Zoning Bylaw 8500, Amendment Bylaw 10111, be introduced and 
given First Reading. 

~ 
Cynthia Lussier 
Planner 1 
(604-276-4108) 
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Attachment 2 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 18-835532 

Address: 9900 No.3 Road and 8031 Williams Road 

Applicant: Mosaic No. 3 Road and Williams Limited Partnership 

Planning Area(s): Broadmoor 
--~~~~------------------------------------------------

Existing Proposed 

Owner: Mosaic (9900 - No. 3 Road) Mosaic (9900 - No. 3 Road) 
Corporation Corporation 

9900 No. 3 Road - 2,041.5 m" 2,800.6 m2 (30,145 fe) 
8031 Williams Road- 979.2 m2 

Site Size (m2
): 

Total 3,020.7 m2 after the required road dedication and 

(21,974fe) 
land consolidation 

9900 No. 3 Road - Vacant 4-storey mixed commercial/residential 
Land Uses: 8031 Williams Road - Single-family market rental building with 

dwelling rooftop amenity space 
9900 No. 3 Road - Neighbourhood 

OCP Designation: Service Centre Neighbourhood Service Centre 
8031 Williams Road - Neighbourhood 

Residential 
9900 No. 3 Road - Gas & Service 

Zoning: Stations (CG2) Commercial Mixed Use (ZMU44)-
8031 Williams Road- Single Detached Broad moor" 

(RS1/E) 

Number of Units: 1 33 

Proposed Bylaw/OCP 
I Proposed I Variance 

Requirement 

Floor Area Ratio: Max. 1.08 1.08 None permitted 

Buildable Floor Area (m\ 
3,024.65 m2 2,999.51 m2 

None permitted 
(32,557 ft2) (32,286 ft2) 

Lot Coverage (% of lot area): 40% 33% None 

Minimum Lot Size: 2,800.00 m2 2,800.60 m2 None 

No.3 Road: 2.0 m No.3 Road: 2.0 m 

Minimum Setbacks (m): 
Williams Road: 2.0 m Williams Road: 2.0 m None 
North: 20.0 m North: 20.37 m 
East: 20.0 m East: 20.58 m 

Maximum Building Height (m): 20.0 m 18.91 m None 

On-Site Parking Spaces-
1.0/unit 33 spaces 33 spaces 

Residential: 
None 

On-Site Parking Spaces-
0.2/unit 7 spaces 7 spaces 

Residential Visitor: (shared with commercial) 

6321188  PH - 174



October 21,2019 -2- RZ 18-835532 

I 
Proposed Bylaw/OCP 

I Proposed I Variance Requirement 
3/100 m o gross 

leasable floor 
area up to 350 m2

, 

and 4/100m2 
23 spaces 

On-Site Parking Spaces- beyond 350 m2 

22 spaces Commercial: 10% reduction 
-2 spaces None 

for TOMs 

Total: 21 spaces 

On-Site Parking Spaces -
54 spaces 55 spaces Total: 

Maximum 50% of 
50% 

Small Parking Spaces: spaces provided 
(16 residential spaces; None 

(16 residential spaces; 
11 commercial spaces) 11 commercial spaces) 

2% of total required 
Accessible Parking Spaces: parking spaces 2 spaces None 

(2 spaces) 

Amenity Space- Indoor: 
70 m~ or 

Cash-in-lieu N/A 
Cash-in-lieu 

Amenity Space- Outdoor: 6 m"/unit 
338.07 m2 N/A (198m 2

) 

6321188  PH - 175



Attachment 3 
(Excerpts from OCP -

Future Neighbourhood Centres Map & 
Broadmoor Planning Area Map) 

Future Neighbourhood Shopping Centre Map 

--+-- Canada Une - City Centre Boundary 

Future Neighbourhood c.,ntre 
(subject to further planninQ and community coosultation: • Steveston VillaQe 

6. Broadmoor 

School 

- Apartment Residential () Broadmoor Neighbourhood Centre (future) 

- Commerdal () Garden City Neighbourhood Centre (future) 

1111 Community lnstitutionaJ fa] Poflce South Arm Community Station 

Neighbourhood Residential (:f) South Ann Community Centre 

- Neighbourhood Service Centre ~ South Arm Pool 

- Pari< 

School 

Exi5ting Major Street Bike Route 

Future Major Street Bike Route 

Ex.hiting GreenwayfTrai1 

Future Greenway/Trail 

EJdiling Neighboudlood Link • enhanced 

Future Neighbourhood link • 

Future Neighbourhood Link 

 PH - 176
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October 21, 2019 

Cynthia Lussier 
Development Applications 
City of Richmond 
6911 No. 3 Road 
Richmond, BC 
V6Y 2C1 

ATTACHMENT 6 

MOSAIC 

RE: 9900 NO. 3 ROAD & 8031 WILLIAMS ROAD [RZ 18-835532] - Energy Step Code Compliance 

Dear Ms. Lussier, 

This letter is to provide confirmation that the proposed development noted above will comply with the 
requirements of the BC Energy Step Code in place at the time of the associated Building Permit 
application. 

Sincerely, 

c:_;·· 
;;:;.-·· 

Elise Spearing 
Development Manager 
Mosaic Homes 
0 604.685.3888 

····---

rnosa ichornes.corn 
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•• · C1ty of 
. Richmond 

Address: 9900 No.3 Road and 8031 Williams Road 

Attachment 7 

Rezoning Considerations 
Development Applications Department 

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

File No.: RZ 18-835532 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10111, the applicant is 
required to complete the following: 

1. (OCP Amendment) Final Adoption ofOCP Amendment Bylaw 10110. 

2. (Site Contamination- General) Submission to the City of a contaminated sites legal instrument (e.g. Certificate of 
Compliance (CoC) or Final Site Determination (FSD) showing no contamination for 9900 No.3 Rd) or an alternative 
notice from the Ministry of Environment and Climate Change Strategy that the City may approve the zoning, 
development, subdivision, and demolition applications for 9900 No.3 Rd. 

3. (Site Contamination Dedicated am/lor Transferred Land) Submission to the City of sufficient information and/or 
other assurances satisfactory to the City in its sole discretion to suppot1 the City's acceptance of the proposed 
dedicated or transferred land. Such assurances could include one or more of the following: 

a) a contaminated sites legal instrument (e.g. Cet1ificate of Compliance (CoC) or Final Site Determination (FSD) 
showing no contamination in the dedication lands); 

b) evidence satisfactory to the City, in its sole discretion, that the lands to be dedicated to the City are in a 
satisfactory state from an environmental perspective; and 

c) the registration of a legal agreement on the title to the Lands which provides that: 

i. no occupancy of any building on the Lands shall be granted until such time that the Owner/Developer has 
satisfied the City in its sole discretion that the lands to be dedicated to the City are in a satisfactory state from 
an environmental perspective and a contaminated sites legal instrument has been obtained for the proposed 
dedication lands; and 

n. the Owner/Developer shall release and indemnify the City from and against any and all claims or actions that 
may arise in connection with those pot1ions of the lands being dedicated to the City being contaminated in 
whole or in pat1. 

4. (Cash-in-lieu of Indoor Amenity Space) City acceptance of the applicant's offer to voluntarily contribute $75,200 
in-lieu of the provision of on-site indoor amenity space (i.e., $1 ,600/dwelling unit for the first 19 units; plus $3,200 
for remaining 14 dwelling units). 

5. (Subdivision) Registration of a subdivision plan for the subject site that satisfied the following conditions: 

a) A minimum road dedication of2.0 m along both of the entire No.3 Road and Williams Road frontages, as well as 
a 4.0 m x 4.0 m corner cut dedication at the intersection (the southwest corner of the subject site). The exact area 
of road dedication is to be confirmed through a functional road design to be finalized as pat1 of the Servicing 
Agreement (SA) review process. 

b) Consolidation of the lots into one development parcel (which will require the demolition ofthe existing dwelling). 

6. (Flood Construction Level) Registration of a flood indemnity covenant on Title. 

7. (Market Rental Agreement) Registration of a legal agreement on Title ensuring that: 

a) The tenure of a dwelling unit is limited to rental only, and at prevailing market rental rates; 

b) A minimum of 42% (comprising no less than 14 units) of the residential dwelling units are designed with two or 
more bedrooms that are suitable for families; 

c) A minimum of30% (comprising no less than 10 units) ofthe residential dwelling units are designed with basic 
universal housing features; 
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d) subdivision (including stratification and/or air space parcels) of individual residential dwelling units is prohibited. 
This restriction only applies to the residential dwelling units; 

e) The terms of the legal agreement shall apply in perpetuity; 

8. (Parking and Loading) Registration of a legal agreement on Title ensuring that: 

a) Seven (7) of the non-residential vehicle parking spaces are shared with residential visitor vehicle parking spaces, 
and that the following are prohibited: reserving, selling, leasing, assigning, or designating any of the shared 
vehicle parking spaces to individual uses or users; 

b) Vehicle parking spaces are identified as to their intended usage with signage and in the Development Permit and 
Building Permit plans; 

c) Common access to the secured long-term bicycle storage (Class 1 bicycle parking spaces) is provided for the use 
of residents and non-residential occupants and is maintained for its intended common use. 

d) Loading facilities are provided for the shared use of all uses on-site and maintained for their intended shared 
common use. 

9. (Transportation Demand Management (TDM) Measures) The applicant shall provide the following TDM measures 
to support the 10% vehicle parking rate reduction for the non-residential uses: 

a) (Bike Lane) Upgrades to the Williams Road bike lane as per the functional road design to be finalized during the 
Servicing Agreement design review process; 

b) (Future Streetscape Improvements) City acceptance of the applicant's offer to voluntary contribute $15,000 for 
future streetscape improvements at the No. 3 Road and Williams Road intersection (e.g., crosswalk decorative 
surface pavement treatment, tactile waming strips at curb rambs ); 

c) (Transit Pass Program) Registration of a legal agreement on Title to ensure the execution and completion of a 
transit pass program, including the following method of administration and terms: 

i. Provide 1 year of two-zone compass cards for each of the 33 dwelling units restricted to residential rental 
tenure. The intention of the transit pass program is to offer transit passes on a per unit basis. If a tenant opts 
out or does not "subscribe" to the transit pass program, that pass remains in the pool for a future tenant until 
they have all been utilized. Number of passes capped at number of units for a period of one year; 

ii. Letter of Credit provided to the City for 100% of transit pass program value; 

iii. Administration by Translink or management company. The owner is not responsible for the monitoring of 
use of transit passes but only noting number of "subscribed" users to the program until full unit count is 
exhausted over a period of one year; 

iv. If the transit pass program is not fully subscribed within one year, the program is to be extended until the 
equivalence of the costs of the full one year transit pass program has been exhausted. Should not all transit 
passes be utilized by the end of the one year period, the remaining funds equivalent to the value of the 
unsubscribed transit passes are to be transferred to the City of Richmond for altemate TDMs at the City's 
discretion; and 

v. The availability and method of accessing the two-zone transit passes is to be clearly explained in the tenancy 
agreements. 

10. (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 the arterial roads abutting the subject site 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 chmi 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 

b) the ASHRAE 55-2004 "Thermal Environmental Conditions for Human Occupancy" standard for interior living 
spaces. 
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11. (Mixed-Use Noise) Registration of a mixed-use noise sensitive use covenant on Title addressing noise impacts on 
residential uses. 

12. (Commercial Development within 30m of Residential) Registration of a legal agreement on Title for commercial 
developments within 30 m of any residential use indicating that they are required to mitigate unwanted noise and 
demonstrate that the building envelope is designed to avoid noise generated by the internal use from penetrating into 
residential areas that exceed noise levels allowed in the City's Noise Bylaw and that noise generated from rooftop 
HV AC units will comply with the City's Noise Bylaw. 

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

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

Water Works 

• Using the OCP Model, there is 570 Lis of water available at a 20 psi residual at the Williams Road frontage. 
Based on the proposed development, the subject site requires a minimum fire flow of 220 Lis. 

• At the applicant's cost, the applicant 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 SRW for the water meter. Minimum SRW dimensions to be the size of the meter box (from the 
City of Richmond supplementary specifications) plus any apputtenances (for example, the bypass on W2o­
SD) plus 0.5 m on all sides. Exact SRW dimensions to be finalized during the SA design review process. 

• At the applicant's cost, the City will: 

Cut, cap, and remove all existing water connections and meters serving the development site. 

Install one new water connection complete with meter and meter box. The meter is to be located on-site in a 
SRW (as described above) or in a mechanical room. 

Relocate the existing fire hydrant on Williams Road out of the proposed sidewalk. 

Replace approximately 6.0 m of asbestos cement (A C) water main on No 3 Road at the crossing location with 
the proposed storm sewer. 

Storm Sewer Works 

• At the applicant's cost, the applicant 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 
SA design review process. 

Install approximately 20 m of 600 mm storm sewer along Williams Road at No. 3 Road, to replace the 
existing 200 mm stonn sewer. The alignment shall be consistent with the existing storm sewer to the east. 

Remove, or fill and abandon per MMCD specifications, the existing 200 mm storm sewer. 

• At the applicant's cost, the City will: 

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

Cut, cap, and remove all existing storm connections to the development site. 

Install one new storm connection, complete with inspection chamber, to serve the development site. The 
inspection chamber is to be located on-site in a SRW. 
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Sanitary Sewer Works 

• At the applicant's cost, the applicant is required to: 

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

• At the applicant's cost, the City will: 

Install a new manhole on the existing sanitary sewer at the notih property line of 8031 Williams Road (i.e. 
approximately 5.0 m north of the existing manhole) and remove the existing manhole and sanitary sewer up to 
the new manhole. The new manhole shall serve as the inspection chamber for the development site. 

(SR W Discharge and Granting of New SR W) Discharge of the existing SR W agreement for the sanitary 
sewer from the Title of the subject properties (G 113388 Interalia, Plan 40608) following the removal of the 
existing sanitary manhole and main, and registration of a new SRW agreement for the sanitary sewer on Title 
to reflect the revised location of infrastructure on-site. 

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

Frontage Improvements 

• Preparation of functional road designs with cross sections by a civil or transportation engineering consultant based 
on surveys is required for both the interim and ultimate (full build-out) conditions for the intersection of No. 3 
Road and Williams Road, the No.3 Road and Williams Road frontages, and the new driveway crossings, based 
on the works described below. The drawings are to be signed and sealed along with the AutoTurn wheel path 
simulation for the relevant design vehicles based on the proposed uses. AutoTurn wheel path simulations are 
required to demonstrate the suitability of the access design and on-site turn-around/manoeuvring. The functional 
road designs are required to confirm the amount of road dedication for the project as well. 

• No.3 Road: 

Remove the existing sidewalk and construct a new 2.0 m wide concrete sidewalk at the new propetiy line 
established after the required road dedication; 

Construct a new 3.0 m wide treed/grass boulevard between the new concrete sidewalk and new curb line of 
No.3 Road; 

The new sidewalk and boulevard are to transition to meet the existing frontage treatments north of the subject 
site; 

All existing driveways along the No. 3 Road frontage are to be closed permanently. Vehicle access to No. 3 
Road is to be from a new driveway crossing at the nmih propetiy line of the subject development, and will be 
restricted to right-in/right-out movements only using a physical barrier (i.e., a concrete "pork chop" driveway 
island). The Applicant is responsible for the removal of the existing driveway letdowns and the replacement 
with barrier curb/gutter, grass/tree boulevard and concrete sidewalk per standards described above; 

• Williams Road: 

Remove and replace the existing concrete curb and gutter along the nmih side of Williams Road; 

Remove the existing sidewalk and construct a new 2.0 m wide concrete sidewalk next to the new propetiy line 
established after the required road dedication; 

Construct a new treed/grass boulevard between the new sidewalk and the new curb line of Williams Road; 

Construct a 1.8 m wide protected on-street bike lane along the north side of Williams Road, complete with a 
0.3 m raised buffer between the bike lane and vehicle lanes; 

The new sidewalk, boulevard, and bike lane are to transition to meet the existing frontage treatments east of 
the subject site; 

All existing driveways along the Williams Road frontage are to be closed permanently; vehicle access to 
Williams Road is to be from a new driveway crossing at the east propetiy line of the subject development, and 
will be restricted to right-in/right-out movements only using a physical banier (i.e., a concrete "pork chop" 
driveway island). The Applicant is responsible for the removal of the existing driveway letdowns and the 
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replacement with barrier curb/gutter, grass/tree boulevard and concrete sidewalk per standards described 
above; 

• Provision and installation of a Traffic Signal Cabinet, and an Uninterrupted Power Supply (UPS) Cabinet for the 
No.3 Road and Williams Road intersection. Additional SRWs for aboveground traffic signal equipment on-site 
may also be required, e.g., 2.0 m x 4.0 m SRW. 

• At the applicant's cost, the applicant is required to coordinate with BC Hydro, Telus and other private 
communication service providers: 

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

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

To underground overhead service lines to the development site. 

To remove the secondary support wires and pole along the development frontage. 

• At the applicant's cost, the applicant is required to: 

Review street lighting levels along all road frontages, and upgrade as required. 

Locate/relocate all above-ground utility cabinets and kiosks required to service the proposed development, 
and all above-ground utility cabinets and kiosks located along the development's frontages, within the 
development site (see list below for examples). A functional plan showing conceptual locations for such 
infrastructure shall be included in the development design review process. Please coordinate with the 
respective private utility companies and the project's lighting and traffic signal consultants to confirm the 
requirements (e.g., SRW dimensions) and the locations for the above-ground structures. If a private utility 
company does not require an above-ground structure, that company shall confirm this via a letter to be 
submitted to the City. The following are examples ofSRWs that shall be shown on the Development Permit 
architectural plans, the SA 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 
Tel us FDH cabinet- 1.1 x 1.0 m 

General Items 

• At the applicant's cost, the applicant is required to: 

Provide, prior to stmi of site preparation works or within the first SA submission, whichever comes first, a 
pre-load plan and geotechnical assessment of preload, dewatering, and soil preparation impacts on the 
existing utilities fronting the development site and provide mitigation recommendations. 

Provide a video inspection report of the existing storm and sanitary sewers adjacent to the development site 
prior to stati of site preparation works or within the first SA submission, whichever comes first. A follow-up 
video inspection, complete with a civil engineer's signed and sealed recommendation letter, is required after 
site preparation works are complete (i.e. pre-load removal, completion of dewatering, etc.) to assess the 
condition of the existing utilities and provide recommendations to retain, replace, or repair. Any utilities 
damaged by the pre-load, de-watering, or other ground preparation shall be replaced or repaired at the 
applicant's cost. 

Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures. Any 
damage, nuisance, or other impact to be repaired at the developer's cost. The post-preload elevation survey 
shall be incorporated within the SA design. 

Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer's recommendations, and report the settlement amounts to the 
City for approval. 

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

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
applicant is required to: 

• Complete an acoustical and mechanical rep011 and recommendations prepared by an appropriate registered 
professional, which demonstrates that: 

the building envelope is designed to avoid noise generated by the internal use from penetrating into residential 
areas that exceed noise levels allowed in the City's Noise Bylaw; 

noise generated from rooftop HV AC units will comply with the City's Noise Bylaw; 

the interior noise levels and noise mitigation standards comply with the City's Official Community Plan and 
Noise Bylaw requirements. 

The standard required for air conditioning systems and their alternatives (e.g. ground source heat pumps, heat 
exchangers and acoustic ducting) is the ASHRAE 55-2004 "Thermal Environmental Conditions for Human 
Occupancy" standard and subsequent updates as they may occur. Maximum interior noise levels (decibels) within the 
dwelling units must achieve CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

Prior to Development Permit* issuance, the applicant is required to complete the following requirements: 
• (Rezoning) Incorporation of features in Development Permit plans as determined via the Rezoning application 

process. 
• (Landscaping Security) Receipt of a Letter-of-Credit for the proposed landscaping in the amount of 100% of a cost 

estimate prepared by a Registered Landscape Architect (including all materials, installation, and a 10% contingency). 

Prior to removal of the hedge along the Williams Road frontage, the applicant is required to: 
• (Hedge Removal) Contact the City's Parks Department (604-244-1208 x1317) four business days prior to 

removal to allow proper signage to be posted. 

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

• (Rezoning/Development Permit) Incorporation of features in Building Permit plans as determined via the Rezoning 
and/or Development Permit application processes, including accessibility and sustainability measures. 

• (Off-site Tree Protection) Install appropriate tree protection fencing, if applicable, around all off-site trees to be 
retained prior to any construction activities, including building demolition, occurring on-site. 

• (Construction Parking and Traffic Management Plan) Submission of a Construction Parking and Traffic 
Management Plan to the Transportation Depat1ment. The Management Plan shall include location for parking for 
services, deliveries, workers, loading, application for any lane closures, and proper construction traffic controls as per 
Traffic Control Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 01570. 

• (Construction Hoarding) Obtain a Building Permit for any construction hoarding. If construction hoarding is 
required to temporarily occupy a public street, the air space above a public street, or any pat1 thereof, additional City 
approvals and associated fees may be required as part of the Building Permit. For additional information, contact the 
Building Approvals Depat1ment at 604-276-4285. 
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Note: 

* 
• 

This requires a separate application. 

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

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

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

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

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

[signed original on file] 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10111 (RZ 18-835532) 
9900 No. 3 Road and 8031 Williams Road 

Bylaw 10111 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting as Section 
20.44 thereofthe following: 

" 20.44 

20.44.1 

20.44.2 

20.44.4 

1. 

2. 

6321399 

Commercial Mixed Use (ZMU44)- Broadmoor 

Purpose 

This zone provides for a limited range of commercial uses and services to the 
surrounding community, along with low rise apartment housing and other 
compatible uses. 

Permitted Uses 20.44.3 Secondary Uses 
• animal grooming • boarding and lodging 
• child care • home business 
• government service 
• health service, minor 
• housing, apartment 
• office 
• restaurant 
• retail, convenience 
• retail, general 
• service, business support 
• service, financial 
• service, household repair 
• service, personal 
• veterinary service 

Residential Rental Tenure 

A dwelling unit located anywhere in this zone shall only be used for 
residential rental tenure. 

For the purposes of this zone, "market rental unit" means a dwelling unit 
that is rented at prevailing market rates and may be subject to a market 
rental agreement. 
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6321399 

3. 

20.44.5 

1. 

For the purposes of this zone, "residential rental tenure" means, in relation 
to a dwelling unit in a multi-family residential building, occupancy of a 
dwelling unit, including a market rental unit, governed by a tenancy 
agreement that is subject to the Residential Tenancy Act (BC), as may be 
amended or replaced from time to time. 

Permitted Density 

The maximum floor area ratio is 1.08, together with an additional 0.1 floor 
area ratio provided that it is entirely used to accommodate indoor amenity 
space. 

2. Notwithstanding the reference to the maximum floor area ratio of "1.08" in 
Section 20.44.5 .1: 

20.44.6 

1. 

20.44.7 

1. 

2. 

3. 

4. 

a) the maximum permitted floor area ratio for non-residential uses is 0.28 
(exclusive of residential building entrance lobbies); and 

b) the maximum permitted floor area ratio for apartment housing is 0.80 
provided that the owner: 

1. provides on the site no less than thirty-three (33) market rental 
units having a combined floor area of at least 2,230 m2

; and 

n. enters into a market rental agreement with respect to the market 
rental units and registered the market rental agreement against the 
title to the lot, and files a notice in the Land Title Office. 

Permitted Lot Coverage 

The maximum lot coverage for buildings is 40%. 

Yards & Setbacks 

The minimum setback to No.3 Road is 2.0 m. 

The minimum setback to Williams Road is 2.0 m. 

The minimum setback to the east and north lot line is 20.0 m. 

Notwithstanding Sections 20.44.7.1 and 20.44.7.2: 

a) awnings, sunshades and canopies may project into the minimum 
setback for a distance of 1.8 m; and 

b) balconies may project into the minimum setback for a distance of0.6 m. 

5. Notwithstanding Section 20.44.7.3, an accessory building containing bicycle 
parking may be located within the setback to the north lot line but shall be no 
closer to that lot line than 0.85 m, provided that the north side of the 
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accessory building be landscaped and screened by a combination of shrubs, 
ornamental plants and vines. 

20.44.8 Permitted Heights 

1. The maximum height for buildings is 20.0 m. 

2. The maximum height for accessory buildings and accessory structures is 
5.0m. 

20.44.9 Subdivision Provisions/Minimum Lot Size 

1. The minimum lot area is 2,800 m2
. 

20.44.10 Landscaping & Screening 

1. Landscaping and screening shall be provided according to the provisions of 
Section 6.0, except that: 

a) Portions of the lot within 2.0 m of a property line abutting a road shall 
be treated and maintained with a combination of trees, shrubs, 
ornamental plants, lawn and hard surface; and 

b) Where a lot being developed abuts a lot in a zone which permits a 
residential use, the owner shall erect and maintain a solid fence 2.0 min 
height parallel to and within 1.0 m of the boundary line of the adjacent 
zone, except that the owner shall erect and maintain a solid fence 2.4 m 
in height parallel to and within 1.0 m of the east lot line; and 

c) Notwithstanding Section 20.44.10.l.b), a fence located perpendicular to, 
and within 4.5 m of, a lot line which abuts a road shall not exceed 1.2 
min height. 

20.44.11 On-Site Parking and Loading 

1. On-site vehicle and bicycle parking and loading shall be provided according 
to the standards set out in Section 7.0, except that the basic on-site parking 
requirement for apartment housing shall be 1.0 vehicle parking space per 
dwelling unit. 

2. Notwithstanding Section 20.44.11.1, on-site parking spaces shall be located 
no closer than: 

a) 2.0 m to a lot line which abuts a road; 

b) 0.6 m from the north lot line; and 

c) 1.2 m from the east lot line. 
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To: 

City of 
Richmond 

General Purposes Committee 

Report to Committee 

Date: October 1, 2019 

From: Cecilia Achiam File: 12-8275-01/2019-Vol 01 
General Manager, Community Safety 

Re: Review of Licencing and Enforcement of Short-Term Rentals 

Staff Recommendation 

1. That Richmond Zoning Bylaw No. 8500, Amendment Bylaw No. 10066, to clarify the 
definition of Boarding and Lodging, be introduced and given first reading; 

2. That a business licencing program for Short-Term Boarding and Lodging be introduced 
and: 

a. That, subject to the 2020 one-time expenditure process, a new temporary Full­
Time Licence Clerk position be approved as a one-time expenditure to be 
reviewed after 12 months in order to administer the business licencing program; 
and 

b. That each of the following Bylaws be introduced and given first, second and third 
readings in order to implement a licencing program, including new ticketing 
provisions, for Short-Term Boarding and Lodging: 

1. Business Licence Bylaw No. 7360, Amendment Bylaw No. 10067; 
11. Business Regulation Bylaw No. 7538, Amendment Bylaw No. 1 0068; 

111. Municipal Ticket Information Bylaw No. 7321, Amendment Bylaw No. 
10069; 

1v. Notice of Bylaw Violation Dispute Adjudication Bylaw No. 8122, 
Amendment Bylaw No. 1 0070; and 

v. Consolidated Fees Bylaw No. 8636, Amendment Bylaw No. 10089; and 

3. That, subject to the 2020 one-time expenditure process, the addition of two temporary 
full-time bylaw enforcement officers, as described in this staff report "Review of 
Licencing and Enforcement of Short-Term Rentals" dated October 1, 2019, from the 
General Manager, Community Safety be approved as a one-time expenditure to be 

· dafter 12 months. 

Cecilia Ac iam 
General Manager, Community Safety 
(604-276-4122) 

6201134 
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REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 

Economic Development ~ Finance Department 
Law 
Affordable Housing 
Policy Planning 

INITIALS: 
REVIEWED BY STAFF REPORT I 
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Staff Report 

Origin 

During the January 14, 2019 Council meeting, Council made the following refenal: 

That staff be instructed to report back on a licencing program, including an analysis of 
resources for its implementation, to regulate boarding and lodging in order to create a 
public registry. 

During the March 25,2019 Council Meeting, Council made the following referral: 

That staff review the bed and breakfast business license application process, specifically 
the screening process for owners of multiple properties. 

During the May 27,2019 Council Meeting, Council made the following referral: 

I) That the City conduct more assertive enforcement of short-term 
rentals, including issuance of multiple tickets, and proactive 
enforcement; and 

2) · That staff explore hiring additional Bylaw staff to actively 
investigate every short-term rental and bed and brealifast listing in 
Richmond and report back. 

This report supports Council's Strategic Plan 2018-2022 Strategy #1 A Safe and Resilient City: 

Enhance and protect the safety and well-being of Richmond. 

Analysis 

History 

Issues related to short-term rentals were discussed at several meetings of Council in 2017. Short­
term rentals include any residential unit rented for less than 30 days. In consideration of the 
issues related to regulation of shmi-tenn rentals, Council considered the following impacts: 

• Effect on Rental Housing Stock Residential units offered for short-term rental can 
decrease the availability of long term rentals. The vacancy rate has improved slightly 
since the start ofthe short-term rental program, from 0.6 to 0.7%. However, the rental 
vacancy rate is influenced by a range of direct factors- from rental construction trends to 
provincial regulations. 

• Land Use Conflicts- Short-term rentals may have a number of impacts on residential 
neighbourhoods, including parking and noise, and these continue to be the main issues of 
concern expressed by complainants. 

• Level Playing Field- When the short-term rental enforcement program began, those 
offering short-term rentals were not subject to the same taxes paid by hotels. However, 
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the Province changed the regulations and the Municipal and Regional District Tax 
("MRDT") now applies to all short-term rentals. 

• Health, Fire and Safety - Hotels must comply with cetiain building and fire code 
standards whereas shmi-term rentals are located in houses or strata lots and not subjected 
to the same requirements. Under the current regulations, bed and breakfast businesses 
are inspected but other forms of short-term rentals are not (including those offering 
boarding and lodging). 

• Economic Benefits - Short-term rentals can provide economic benefits to residents and 
the local economy by generating supplementary income for homeowners and providing 
alternate forms of accommodation for visitors. There is also a benefit to the City through 
collection of the MRDT to fund tourism marketing and development. 

In consideration of the impacts and benefits of short-term rentals, Council established the 
following principles to guide the development of regulations: 

• Preserve affordable long-term housing; 
• Provide opportunities for revenue to assist in home ownership; 
• Continue to enable sport hosting and cultural exchanges; and 
• Prohibit illegal hotel operations and "party houses". 

As a result, staff were directed to limit short-term rentals to boarding and lodging1 and bed and 
breakfast businesses2

, as already permitted in Richmond Zoning Bylaw No. 8500 (the "Zoning 
Bylaw"). The feedback from public consultation indicated a general desire to retain "boarding 
and lodging" use for the purpose of sport hosting, home stay and student exchange type 
programs that are well-established in the community. Staff also confirmed that these long­
standing practices rarely generated any complaints or concerns from the community. 

Staff were fmiher directed to enhance regulations related to bed and breakfasts and strengthen 
the enforcement against illegal operations. As pati of the bylaw changes to enhance regulations, 
the requirements to run a bed and breakfast now include that the operator must own the premises 
and must be an individual and not a corporation. In Richmond, all legal short-term rentals are 
required to be "hosted" with the operator living on the premise. As such, a legal shmi-term 
rental does not displace rental units, either entire suites or homes. 

Along with changes to the rules governing bed and breakfast businesses, staff also undertook a 
targeted enforcement campaign to identify illegal short-term rentals. In 2017, the CAO 
authorized four temporary Bylaw Officers for a six month period to specifically address the 
proliferation of short-term rental listings in Richmond to be funded from vacancies in 
Community Bylaws. These temporary resources were devoted to enforcement of shmi-tetm 
rentals, to identify as many addresses from the listing sites as possible and to develop a 
procedure to investigate and enforce all suspected illegal operations. Since this enhanced 
enforcement period, the staffing level in Community Bylaws has returned to its full regular 

1 Boarding and lodging means sleeping unit accommodation, without cooking facilities, that is supplied for not more 
than 2 boarders. 
2 Bed and breakfast is the commercial accommodation of guests for periods of 3 0 days or less in a single detached 
dwelling unit. 
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compliment and enforcement of illegal short-term rentals has become part of the regular work 
load of the property use inspection section. 

With the dedicated resources and effmis in 2017, the number of short-term rental listings in 
Richmond has seen a significant decrease from almost 1,600 listings in 2016 to holding steady 
between 600-800, depending on the season. It should be noted that this is the total number of 
listings and includes both legal and illegal operations. In addition, each listing does not represent 
a separate address as many prope1iies have multiple listings and/or adve1iise on multiple sites. 

As a comparison of magnitude, there is approximately 4, 700 active short-term rental listings in 
Vancouver in March 20193

. While it is likely impossible to fully eliminate illegal shmi-term 
rental operations, the results achieved by the City have seen a significant improvement. 

Best Practices for Regulating Short-Term Rentals 

A repmi, recently presented to the Federation of Canadian Municipalities from the Urban Politics 
and Governance research group from McGill University (report can be found at 
http://upgo.lab.mcgill.ca/airbnbL), looked at the impact of short-term rentals on Canadian housing 
markets. This report made three key recommendations: 

1. Hosts should only be allowed one operation and should not be permitted to operate short­
term rentals at multiple locations; 

2. Cities should not allow full-time, entire-home rentals; and 
3. Platforms should be responsible for enforcement and engaged in the process to identify 

and discontinue illegal operations. 

Staff have carefully reviewed these recommendations and can confirm that these are either 
already addressed in the City's current regulations or will be by the proposed business licencing 
program and bylaw changes outlined in this repmi. 

Enforcement Data 

As directed by Council, enforcement of illegal short-term rentals is one of the highest priorities 
by staff in Community Bylaws. Addresses are identified and case files are opened based on 
complaints received as well as by enforcement staff monitoring internet postings. 

Since the start of the targeted enforcement campaign in 2017, staff have identified and shut down 
over 600 illegal operations and collected $94,000 in fines (see Tables 1 and 2). While progress 
on shutting down illegal operations is continuing, it has been staffs experience that illegal short­
term rental operators are getting increasingly more sophisticated and it is more difficult and 
requires more time to collect evidence for enforcement. As an example, internet listings used to 
include addresses but this is rarely the case for current listings. It is also common to find 
multiple listings for one address. 

3 https://www.cbc.ca/news/canada/british-columbia/city-of-vancouver-craclcs-down-on-820-short-term-rentals-
1.5056914 
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The statistics in Tables 1 & 2 indicate that there has been less short-term rental enforcement 
(investigation of illegal short-term rentals) within the property use portfolio over time due to the 
reduction of listings and less dedicated resources. Enforcement staff follow up on every listing 
they find but do not always have time to undertake proactive enforcement and files can be time 
consuming and take several months to be resolved. 

Table 1: Summary of Enforcement of Illegal Shmi-terrn Rentals 

Action 2017 2018 2019 YTD Total 

Number of Addresses identified 289 272 63 624 

Horne Inspections 404 685 76 1156 

Tickets issued 87 87 21 190 

Order to comply (verbal or written) 286 243 51 580 

Operations that have ceased short-term rental 289 271 53 614 

Table 2: Tickets and Revenue collected from Illegal Short-Term Rentals 

Year Tickets Issued Revenue Collected 

2017 87 $ 41,800 

2018 87 $46,200 

2019 YTD 21 $6,000 

Recommendation 1 - Bylaw Changes to Clarify Boarding and Lodging 

Boarding and lodging is currently defined in the Zoning Bylaw as " ... sleeping unit 
accommodation, without cooking facilities in the sleeping units, that is supplied for remuneration 
for not more than 2 boarders, and which may or may not include meal service ... ". The proposed 
bylaw amendments clarify that boarding and lodging is a secondary use and can only occur when 
it is secondary to the main principal residential use. This means that boarding and lodging must 
be "hosted" in that it can occur only in conjunction with a permanent resident within the same 
residential unit. Renting out entire units (entire houses, secondary suites or condos without a 
permanent resident living in the same unit) for less than 30 days is not permitted. This is an 
important pillar of the current regulations and is consistent with recommendations for best 
practices in regulating short-term rentals. Prohibiting entire horne rentals prevents "party 
houses" and the conversion of long term housing over to short-term rentals. 

Approval of this recommendation requires only a bylaw amendment and has no associated costs. 
While each of the recommendations may be considered separately, the bylaw amendment put 
forward in this recommendation is needed to strengthen enforcement regardless of any changes 
to service levels. 
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Recommendation 2- Business Licencing Program for Short-Term Boarding and Lodging 

While bed and breakfast businesses are permitted in single family zones only, boarding and 
lodging is permitted in nearly all residential zones, including multi-family units. Regardless of 
the location, legal short-term rentals in Richmond are required to be hosted by a permanent 
resident of the horne or suite. While there is a well-established licencing regime for bed and 
breakfast businesses in Richmond, there is currently no requirement for boarding and lodging to 
be licenced. This poses a number of problems related to enforcement, tracking the locations and 
verifying legal operations. 

This report recommends a licencing program specific to short-term boarding and lodging, 
including bylaw amendments, fees and ticketing to recover the cost of administering the 
program. The new program would only apply to for-profit operations and would exempt not-for­
profit short-term boarding and lodging such as sport hosting and cultural exchanges. A licencing 
program for shmi-term boarding and lodging would enable the City to pursue agreements with 
internet providers, such as Airbnb, to publish business licence numbers to confirm legal 
operations and not allow listings of illegal operations. 

Licencing short-term boarding and lodging will not affect the number of residential units 
available for long term housing but it will provide several benefits. A licensing program would 
mean that all forms of legal short-term rentals are licenced and on a level playing field in terms 
of taxation and safety standards. This includes hotels, bed and breakfasts and boarding and 
lodging. It would also increase transparency throughout the community around what is 
permitted related to short-term rentals and provide assurance to visitors that they are staying in a 
legal accommodation. Any licencing program put in place by the City would not exempt 
individual owners from the requirement to comply with their strata bylaws or renters from 
getting the permission of the property owner to provide boarding and lodging. 

While the Business Licence Bylaw No. 7360 (the "Business Licence Bylaw") requires licences 
in order to carry on commercial undertakings of any kind, this has not been interpreted to include 
boarding and lodging. The bylaw amendments proposed by this report include changes to the 
Business Licence Bylaw and to the Business Regulation Bylaw No. 7538 (the "Business 
Regulation Bylaw") to add shmi-terrn boarding and lodging as a regulated business and make it 
clear that a licence is required for commercial (for-profit) operations. 

The proposed new licencing program will also include application requirements for those 
applying to host boarding and lodging. All applicants will be required to provide identification 
to prove that they live in the unit and that they have the permission of the property owner and the 
Strata Corporation (where applicable). The strata will retain its authority to allow/prohibit short­
term rentals regardless of the proposed licencing regime. Identifying the host of each operation 
will ensure that hosts cannot operate short-term rentals in more than one location. A business 
licence process will provide access to the residential unit for inspections to check compliance for 
other bylaws such as the Building Regulation Bylaw No. 7230. The proposed fee for this licence 
will be $143, the same as the base fee for other businesses. 

A licencing program for boarding and lodging, as described in this report, will represent an 
increase in service level that will require additional resources and staff but is cost neutral to the 
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operating budget. Staff will have to review and process applications, undertake inspections and 
maintain a registry. While there are currently 70 licenced bed and breakfast operations, it is 
expected that there will be many more licenced boarding and lodging operations. 

If endorsed, it is proposed that one full-time clerk position be added to the licencing group, at a 
cost of $80,000, in order to service the additional workload. There are cmTently 600-800 listings 
for short-term rentals and there could be more once a legal scheme is put in place. It is estimated 
that the cost of an additional clerk will be recovered by an increase in fees collected. There is no 
net cost to this program but Council approval is required in order to create a new position. 

Recommendation 3- Hiring Staff for Proactive Enforcement of Illegal Short-Term Rentals 

At the start ofthe short-term rental enforcement campaign in 2017, the CAO approved four 
temporary staff for six months to provide dedicated enforcement. Since that time, enforcement 
of illegal operations has been distributed among the four permanent staff in the prope1iy use 
group that provide enforcement of several other community bylaws in addition to illegal shmi­
term rentals. Since June 2019, the CAO has approved two additional temporary staff in response 
to recent Council's direction conduct more assertive enforcement and this recommendation 
proposes that this funding be extended for at least another year. 

Past experience indicated Community Bylaws will not be able to sustain an increase in service 
level to conduct more assertive enforcement on short-term rentals without additional staff. If 
Council wishes to establish a higher level of service specifically for the enforcement of illegal 
short-term rentals, it would require additional bylaw enforcement officers. The additional 
officers would be dedicated to enforcement of illegal short-term rentals in the spring and 
summer, when there are the most listings, and can help the team on other bylaw enforcement 
matters in the winter if the workload decreases. Alternatively, staff could be redeployed from 
other areas of Community Bylaws but this would result in a conesponding decrease in service 
level to other areas and is not recommended. 

A bylaw enforcement officer working in this capacity (enforcement of illegal shmi-tenn rentals) 
has a cost of$120,000 annually (salary, benefits, inspection vehicle and equipment) and collects 
approximately $20,000 in bylaw fines (tickets). If endorsed, staff will request funding for a one­
time expenditure so that there is no on-going impact to the operating budget or taxes. This 
funding would be reviewed each year based on the need and effectiveness of the additional 
resources and to determine if further funding is warranted as part of the budget process. While 
adding additional staff will result in more enforcement, it is unclear whether this will be effective 
in preventing new illegal operations or if there will be a continuing need for enforcement once 
other measures, like the licencing program for boarding and lodging, are in place. 

In addition to an increase to staff resources, staff investigated third-pmiy internet listing services 
that could be used to help with enforcement of illegal short-term rentals. These programs use 
data from multiple sources (Airbnb, Expedia, Hotels.com, etc.) to identify addresses of current 
listings and provide statistics about how many are operating and what type of accommodation is 
being offered. 
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There are several internet listing services currently in the marketplace but their effectiveness is 
limited and the price to obtain minimum service is $50,000 annually. None of the services are 
able to identify addresses within multi-family properties (condos or townhouses) and they do not 
search the Chinese language sites. In consideration of limited effectiveness and the cost, this is 
not recommended as a cost effective approach at this time. 

Bed and Breakfast Application and Licencing Requirements 

Current regulations for bed and breakfast businesses require that they be operated by an 
individual who owns and resides in the house. The house cannot be owned by a corporation and 
the business cannot be run by someone who is not an owner and occupier of the house. The 
Business Licence Bylaw requires individuals to provide government issued identification and a 
utility or tax bill to prove their residence. Staff also unde1iake an inspection of the home. 

Council recently considered an appeal by an individual who was refused a business licence for a 
bed and breakfast because the home is owned by a corporation. While it appeared as though this 
individual was potentially the single shareholder of the corporation, staff were able to locate 
another residential property owned by the same individual. As a result, staff were asked to 
review the process of screening property owners who apply for a bed and breakfast business. 

Searching property records for prope1iies owned by the same person is possible but cannot be 
relied upon under the current Provincial regulations. Staff have no way to determine if the 
identities of a person listed on one record is the same as the identity of a person on another 
record (even if their name is the same). It is recommended that this type of search be used to 
inform the process in 'cases where the owner volunteers ownership information of other 
prope1iies or is appealing to Council to ove1ium a rejection. Perfmming a search on all 
applications will be onerous and ineffective. It is not recommended at this time. Staff will 
continue to monitor the provincial prope1iy record system and revisit the feasibility of enabling 
owner-occupiers who wish to operate a bed and breakfast business under a corporate registration 
in the future. 

Summary of Recommendations and Response to Council Referrals 

This report responds to three separate referrals from Council related to short-term rentals. In 
response, staff recommend a number of changes to bylaws and service level increases that can be 
approved separately or altogether. Each recommendation incrementally increases the City's 
response to enforcement of illegal short -term rentals. There are additional expenses associated 
with recommendations 2 and 3; however, a portion of these costs will be recovered by additional 
licence fees and bylaw fines. Table 3 summarizes how each of the Council referrals has been 
addressed in this report and Table 4 summarizes the revenue and cost related to each separate 
recommendation. 
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Table 3 - Summary of Reponses to Council Referrals 

Referral Recommended Response Benefits 

Clarify language in the Zoning 
This prevents whole home 

Bylaw that boarding and 
rental and ensures that long 

lodging is a secondary use and 
term housing is not convetied 

can only occur in dwelling 
to short-term rental. 

with a principal resident. 

Clerk will be responsible to That staff be instructed to Hire new Licencing Clerk to 
report back on a licencing administer short-term review applications, maintain 
program, including an boarding and lodging business registry and schedule 
analysis of resources for its licence program. inspections. 
implementation, to regulate 

Bylaw changes will ensure a boarding and lodging in order 
Update Business Regulation, to create a public registry. level playing field with all 
Business Licence, Municipal 

types of shmi-term rentals and 
Ticket Infmmation, Bylaw 

clarify that shmi-term rentals 
Notice and Consolidated Fees 

are "hosted" and do not allow 
bylaws to implement new 

whole home rentals or rentals 
licencing program for short-

from anywhere but a person's 
term boarding and lodging. 

principal residence. 

That staffreview the bed and 
Appeals to this requirement 

brealifast business license 
should continue to be handled 

application process, 
No change to existing process. on an individual basis based 

specifically the screening 
on the specific circumstances 

process for owners of multiple 
of the business in question. 

properties. 

That the City conduct more 
No direction needed from 

Consistent enforcement with assertive enforcement of 
Council at this time, staff 

significant consequences will short-tern1 rentals, including 
have been instructed to issue 

encourage compliance. issuance ofmultiple tickets, 
multiple tickets. 

and proactive enforcement. 

That staff explore hiring Dedicated resources will 
One-time finding to hire two 

provide proactive and additional Bylaw staff to 
additional Bylaw Enforcement 

consistent enforcement of actively investigate every 
Offices to be dedicated to 

illegal short-term rentals and short-term rental and bed and 
enforcement of illegal shmi-

need for on-going funding will brealifast listing in Richmond 
term rentals. 

be reviewed each year. and report back. 
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Table 4 - Summary of Revenues and Costs of Recommended Initiatives 

Revenue from 
Net Funding 

Recommendation Expense tickets and 
licences 

Request 

1 Clarify language in Zoning Bylaw N/A N/A N/A 

Licencing Program for Shmi-Tenn 

2 
Boarding and Lodging 

$80,000 $80,000 $0 
• Addition of Licencing Clerk 
• Bylaw changes to support program 

3 
One-time funding for 2 Additional Bylaw 

$240,000 $40,000 $200,000 
Officers dedicated to Short-Term Rentals 

TOTAL $320,000 $120,000 $200,000 

Financial Impact 

The recommendations in this repmi can be considered and approved separately and the expenses 
and revenue of each option are shown in Table 4. The only recommendation with an associated 
net cost is Recommendation 3. Should Council approve Recommendation 3, staff will make a 
request for a one-time expenditure of $200,000. This funding will be renewed annually and will 
have no impact on the operating budget or on taxes. 

Conclusion. 

The City's current regulations only permit short-term rentals to occur in licenced bed and 
breakfasts in single family zones or as boarding and lodging in all residential zones. This 
prevents legal short-term rentals from depleting long term rental stock while providing an 
opportunity for residents to generate additional income to assist with the rising cost of housing. 

If approved, the recommendations in this report provide improvements to the licencing program 
for legal short-term rentals and the enforcement program for illegal operations. Each 
recommendation can be considered separately but it is recommended that all three be approved. 

cw~ 
Carli Williams, P .Eng. 
Manager, Community Bylaws and Licencing 
(604-276-4136) 
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