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

Monday, December 17, 2012 – 7 p.m. 

Council Chambers, 1st Floor 
Richmond City Hall 

6911 No. 3 Road 
Richmond, BC  V6Y 2C1 

 
 
 

OPENING STATEMENT 
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PH-7 1. Zoning Amendment Bylaw 8943 (RZ 12-610919) 

(File Ref. No. 12-8060-20-8943) (REDMS No. 3638136) 

  See Page PH-7 for full report  

   

  Location: 2420 McKessock Avenue and a portion of 2400 McKessock 
Avenue 

  Applicant: Benn Panesar 

  Purpose: To rezone the subject property from Single Detached 
(RS1/D) to Single Detached (RS2/B) 

  First Reading: November 13, 2012 

  Order of Business: 

  1. Presentation from the applicant. 

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

PH-33   (a) Memorandum from the Director of Development regarding a staff 
referral – November 6, 2012 Planning Committee. 

  3. Submissions from the floor. 
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  Council Consideration: 

  1. Action on second and third readings of Bylaw 8943. 

    

 
PH-67 2. Zoning Amendment Bylaw 8958 (RZ 12-615705) 

(File Ref. No. 12-8060-20-8958) (REDMS No. 3665340) 

  See Page PH-67 for full report  

   

  Location: 8280 and 8300 Granville Avenue 

  Applicant: Townline Ventures Granville Avenue Ltd. 

  Purpose: To rezone the subject properties from Auto-Oriented 
Commercial (CA) to High Rise Apartment (ZHR13) - St 
Albans (City Centre) 

  First Reading: November 13, 2012 

  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 Bylaw 8958. 

    

 
PH-109 3. Zoning Application Bylaw 8960 (RZ 12-620766) 

(File Ref. No. 12-8060-20-8960) (REDMS No. 3677497) 

  See Page PH-109 for full report  

   

  Location: 9020 Bridgeport Road 

  Applicant: TL Housing Solutions Ltd. 

  Purpose: To rezone the subject property from Auto-Oriented 
Commercial (CA) to Health Care (HC) 

  First Reading: November 13, 2012 

  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 Bylaw 8960. 

    

 
PH-133 4. Zoning Amendment Bylaw 8963 (RZ 12-613927) 

(File Ref. No. 12-8060-20-8963) (REDMS No. 3684282) 

  See Page PH-133 for full report  

   

  Location: 9111 Williams Road 

  Applicant: Yamamoto Architecture Inc. 

  Purpose: To rezone the subject property from Single Detached 
(RS1/E) to Low Density Townhouses (RTL4) 

  First Reading: November 13, 2012 

  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 Bylaw 8963. 

    

 
PH-153 5A. Proposed Single-Family Lot Size Policy 5467 (Section 23-4-7) 

  See Page PH-153 for full report  

  Recommendation: 

  That Single-Family Lot Size Policy No. 5467 in Section 23-4-7, adopted by 
Council on March 15, 1999, be amended to exclude those properties fronting 
Francis Road between Lancelot Gate and Railway. 

 5B. Zoning Amendment Bylaw 8965 (RZ 12-617436) 
(File Ref. No. 12-8060-20-8965) (REDMS No. 3686887) 

  Location: 4691, 4731 and 4851 Francis Road 
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  Applicant: Vanlux Development Inc. 

  Purpose: To rezone the subject properties Single Detached (RS1/E) 
and Land Use Contract (LUC061) to Single Detached (ZS21) 
- Lancelot Gate (Seafair) 

  First Reading: November 26, 2012 

  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 Single Family Lot Size Policy recommendation. 

    

  2. Action on second and third readings of Bylaw 8965. 

    

 
PH-191 6. Zoning Amendment Bylaw 8968 (RZ 11-582929) 

(File Ref. No. 12-8060-20-8968) (REDMS No. 3695745) 

  See Page PH-191 for full report  

   

  Location: 7451 and 7471 No. 4 Road, a No Access Property on General 
Currie Road, and a Lane to be Closed 

  Applicant: Matthew Cheng Architect Inc. 

  Purpose: To rezone the subject properties from “Single Detached 
(RS1/B) and (RS1/F)” to “Medium Density Townhouses 
(RTM3)” in order to develop a 20 unit townhouse complex. 

  First Reading: November 26, 2012 

  Related Information – No Action Required at Public Hearing: 

  Purpose: Road Closure and Removal of Road Dedication Bylaw 8887 
for the sale of a lane between 7451 No. 4 Road and the No 
Access Property on General Currie Road to form part of the 
development site. 

  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 Bylaw 8968. 

    

 
 

ADJOURNMENT 
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To: 

City of 
Richmond 

Planning Committee 

, 
\D ~ _ /JD-J\ 3 \?O\")..... 

Report to Committee 
Planning and Development Department 

~\1) feN ~Nj\J \0 Z()r" 
Date: October 9,2012 

From: Wayne Craig RZ 12-610919 
Director of Development ·F ILc '. \2---8CbO-~- 81'1-::) 

Re: Application by Benn Panesar for Rezoning at 2420 McKessock Avenue and a 
portion of 2400 McKessock Avenue from Single Detached (RS11D) to Single 
Detached (RS2/B) 

Staff Recommendation 

1. That Bylaw No. 8943. for the rezoning 0[2420 McKessock Avenue and a portion of 
2400 McKessock Avenue from "Single Detached (RS lID)" to "Single Detached 
(RS2/B)", be introduced and given first reading. 

2. That Council direct staff to conduct public consultation beginning in January 20 13 with 
the owners and residents of properties identifie'd in a specified notification area within the 
Bridgeport planning area (as shown on Attachment 6 to the report dated October 9, 
2012, from the Director of Development), for the purpose of exploring: 

CL:bl 
At!. 

a. land use options for future redevelopment of those properties shown hatched on 
Attachment 6; and 

b. road alignment options for the extension of McKessock Place. 

REPORT CONCURRENCE 

ROUTED To : CONCURRENCE 

Affordable Housing 
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October 9, 2012 - 2 - RZ 12-610919 

Staff Report 

Origin 

Benn Panesar has applied to the City of Richmond for permission to rezone 
2420 McKessock Avenue and an 84 m2 (3.048 m x 27.563 m) portion 0[2400 McKessock 
Avenue from "Single Detached (RS lID)" to "Single Detached (RS2/B)", to pennit the site to be 
subdivided into two (2) lots with vehicle access to McKessock A venue (Attachment 1). 

The 84 m2 portion of 2400 McKessock Avenue has been included in this Rezoning application 
~or the following reasons: 

• there is an active Subdivision application (SO 12-605946) to assemble that portion of 
land with 2420 McKessock A venue, which has yet to be completed; 

• to achieve the minimum lot area required to create two (2) "Single Detached (RS2/B)" 
lots at this site; and 

• to enable a greater width for the future south lot so as to not require encroachment into 
the existing utility right-of-way on-site. 

Prior to rezoning, the initial subdivision is required to be completed and the applicant is required 
to confirm through a sillvey plan that the remaining lot and house at 2400 McKessock Avenue 
complies with zoning. 

Findings of Fact 

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

Surrounding Development 

The subject site is located in an established residential neighbourhood consisting of single
detached dwellings on a mix ofrnedium-sized and large-sized lots. Other land uses exist nearby, 
south of Bridgeport Road and east of Shell Road, such as low-dens ity townhouses, 
medium-density low rise apartment housing, and limited industrial retail uses. 

To the immediate north of the subject site is an older character single-detached dwelling on a 
large irregular-shaped lot zoned "Single Detached (RS lID)". 

To the east, is the backland portion of a property fronting Bridgeport Road 
(10671 Bridgeport Road), on which there is an older character single-detached dwelling on a lot 
zoned "Single Detached (RSIID)". 

To the south, is an older character single-detached dwelling on a lot zoned "Single Detached 
(RS lID)", which fronts Bridgeport Road ( I 065 1 Bridgeport Road). 

To the west, immediately across McKessock Avenue, are newer character dwellings on lots 
zoned "Single Detached (RS lID)" and "Single Detached (RS liB)". 
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October 9, 2012 RZ 12-610919 

Related Policies & Studies 

Official Conununity Plan (Oep) Designation 

The subject site is located in the Bridgeport Planning Area. The oep's Generalized Land Use 
Map designation for this site is ''Neighbourhood Residential", The Bridgeport Area Plan's Land 
Use Map designation for this site is "Residential (Single-Family)". This redevelopment proposal 
is consistent with these designations. 

Lot Size Policy 5448 

The subject site is located within the area covered by Lot Size Policy 5448, adopted by City 
Council in 1991 and amended in February 2012 (Attachment 3). For properties that are not 
located on a main street (such as the subject site), the Pol icy permits rezoning and subdivision in 
accordance with "Single Detached (RS2/B)". 

The amendment to the Lot Size Policy in February 2012 enabled the properties on the north side 
of Bridgeport Road, between No.4 Road and the west side of McKessock Avenue, to rezone and 
subdivide to "Compact Single Detached (RC2)" or "Coach House (RCH)" where there is lane 
access. The properties on the north side of Bridgeport Road, between the east side of 
McKessock A venue and Shell Road, were not affected by the Lot Size Policy amendment, as this 
block was identified for a more comprehensive review to explore redevelopment options fo r 
specific lots. Currently, the Lot Size Policy permits lots on the north side of Bridgeport Road in 
this block to rezone and subdivide to "Single Detached" (RS2/B)". 

The proposed comprehensive review has not been undertaken yet, and is discussed further in the 
"Analysis" section of this report. The subject site at 2420 and 2400 McKessock A venue is not 
among those specific lots to be included in the proposed comprehensive review because it is not 
on Bridgeport Road and redevelopment of the site does not preclude adjacent lots from 
redeveloping in the future. 

The Lot Size Policy permits the subject site to rezone and subdivide in accordance with "Single 
Detached (RS21B)". This redevelopment proposal would allow for two (2) lots to be created, 
each approximately 13 m to 14 m wide and 360 m2 to 396 m2 in area, consistent with established 
pattern of redevelopment on McKessock A venue. 

Aircraft Noise Sensitive Development Policy 

The Aircraft Noise Sensi tive Development (ANSD) Policy applies to the subject site, which is 
located withi n the High Aircraft Noise Area (Area 2). In accordance with this Policy. all ai rcraft 
noise sensitive land uses may be considered except single·farnily unless single· family 
redevelopment is supported by an existing Lot Size Policy. Prior to rezoning adoption, the 
applicant is required to register an aircraft noise sensitive use covenant on Title to address public 
awareness and to ensure aircraft noise mitigation is incorporated into dwelling design and 
construction. 
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Affordable Housing Strategy 

Riclunond ' s Affordable Housing Strategy requires a secondary suite on 50% of new lots, or a 
cash-in-lieu contribution of $1.00/ft2 aftotal building area toward the Affordable Housing 
Reserve Fund for single-family rezoning applications. 

The applicant proposes to provide a legal secondary suite on one (1) of the N.'O (2) future lots at 
the subject site. To ensure that the secondary suite is built to the satisfaction of the City in 
accordance with the City's Affordable Housing Strategy, the applicant is required to enter into a 
legal agreement registered on Title stating that no final Building Permit inspection will be 
granted until the secondary suite is constructed to the satisfaction of the City in accordance with 
the Be Building Code and the City's Zoning Bylaw. This legal agreement is required prior to 
rezoning approval. This agreement will be discharged from Title (at the initiation of the 
applicant) on the lot where the secondary suite is not required by the Affordable Housing 
Strategy after the requirements are satisfied. 

Should the applicant change their mind prior to rezoning adoption about the affordable housing 
option selected, a voluntary contribution to the City ' s Affordable Housing Reserve Fund in-lieu 
of providing the secondary suite will be accepted. In this case, the voluntary contribution would 
be required to be submitted prior to final adoption of the rezoning bylaw, and would be based on 
$l.OO/ft' of total building area of the single-detached dwellings (i.e. $4,475). 

Flood Management 

Registration of a flood indemnity covenant on Title is required prior to fmal adoption of the 
rezoning bylaw. 

Public Input 

In response to the rezoning sign being installed on the subject site, Staff has received feedback 
from four (4) neighbourhood res idents, who have expressed concerns about the application 
(Attachment 4). A summary of concerns raised includes: 

• The need to consider this redevelopment proposal within the context of the immediate 
surrounding neighbourhood; 

• The potential implications for future redevelopment of adjacent properties. 
• Proposed vehicle access to the site; 
• The lack of a comprehensive review or concept plan that identifies redevelopment 

options for this neighbourhood, and that identifies required servicing, boulevard 
improvements, and road/lane alignment; 

• Achieving the maximum benefit for all property owners involved; and 
• Achieving higher residential density in this neighbourhood; 

This rezoning application does not preclude adjacent properties from redeveloping in the future. 
Discussion of the public consultation process to address the concems raised regarding future 
redevelopment options for specific lots in the immediate surrounding neighbourhood is included 
in the "Analysis" section. 
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Staff Comments 

Background 
In recent years, this neighbourhood has undergone some redevelopment through rezoning and 
subdivision to smaller lot sizes, consistent with the Lot Size Policy. This redevelopment 
proposal is consistent with the established pattern of redevelopment in the neighbourhood. 

Trees & Landscaping 
A Certified Arborist's Report was submitted by the applicant, which identifies tree species, 
assesses the condition of trees, and provides recommendations on tree retention and removal 
relative to the development proposal. The Report identifies and assesses three (3) bylaw-sized 
trees and one (1) undersized tree on the subject property. The Report recommends: 

• Retention of Tree # 3 (Hazelnut) with tree protection fencing installed at 3 m from the 
base of the tree stem on each side (based on the dripline); and 

• Removal of Trees # 1, 2, and 4 based on poor condition. 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report, conducted a 
Visual Tree Assessment, and concurs with the Arborist's recommendations to: 

• Retain Tree # 3 based on its good condition; and 
• Remove Trees # I, 2 and 4 based on their poor condition due to previous topping and 

structural defects. 

The tina] Tree Retention Plan is included in Attachment S. 

Tree protection fencing must be installed as described in the Arborist's recommendations and to 
City standard prior to demolition of the existing dwellings on the subject site, and must remain in 
place until construction and landscaping on the future lots has been completed. Removal of the 
undersized cedar hedge within the Tree Protection Zone of Tree # 3 cannot be done with 
excavation equipment as this will damage the tree's roots. The portion of the undersized Cedar 
hedge within the Tree Protection Zone of Tree # 3 will need to be cut to grade and stumps 
removed with a stump grinder. 

To ensure survival of Trce # 3, the applicant is required to submit the following items prior to 
rezoning adoption: 

• A Contract with a Certified Arborist for supervision of any works to be conducted within 
close proximity to the Tree Protection Zone. The Contract must include the proposed 
number and stages of site monitoring inspections (e.g. demolition, excavation, perimeter 
drainage installation etc.), as well as a provis ion for a post-construction impact 
assessment report to be submitted to the City fo r review; and 

• A Survival Security to the City in the amount of $ 1,000 (reflects the 2: 1 replacement tree 
ratio at $500/tree). The City will release 90% of the security after construction and 
landscaping on the future lots is completed, inspections are approved, and an acceptable 
Arborist's post-construction impact assessment report is received. The remaining 10% of 
the security will be released one (1) year later, subject to inspection, to. ensure Tree # 3 
has survived. 
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Based on the 2: 1 tree replacement ratio goal in the Official Community Plan COCP) and the size 
requirements for replacement trees in the City' s Tree Protection Bylaw, a total of four (4) 
replacement trees· arc required to be planted and maintained on the future lots, with the 
following minimum sizes: 

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

2 Bem 0' 4m 
2 11 em 8m 

*Note: Tree replacement is not required for removal of the undersized Tree # 1. 

To ensure that the four (4) replacement trees are planted and maintained on the future lots, the 
applicant is required to submit a Landscaping Security to the City in the amount of $2,000 
($SOO/tree) prior to rezoning adoption. 

Existing Utility Right-of-Way 
There is an existing 3 m wide utility right-of-way that runs along the south property line of the 
subject property for the existing sanitary sewer. The applicant is aware that restrictions exist on 
the placement offill, retaining walls, buildings and structures within the right-of-way, and that if 
the applicant seeks to encroach into the right-of-way that he must apply for and be granted an 
encroachment pennit by the City's Engineering division at development stage. 

Site Servicing & Vehicle Access 
There are no servicing concerns with rezoning. 

Vehicle access to the proposed new lots will be from McKessock Avenue. 

Subdivision 
At future subdivision stage (SD 12-610920), the applicant will be required to: 

• Pay Development Cost Charges (City and GVS&DD), Engineering Improvement Charge 
(for future frontage improvements), School Site Acquisition Charge, Address Assignment 
Fee, and Servicing Costs . As with other mid-block development app li cations, actual 
construction of frontage improvements, such as a treed/grassed boulevard, sidewalk, 
curb, gutter, lighting etc., is not required at this time for the subject site application . The 
City's standard practice for mid-block sites is to collect Engineering Improvement 
Charges for future frontage improvements to be constructed at such time that a majority 
of the block has redeveloped and contributed to funding the improvements. 

• Register a statutory right-of-way along the east property line of the site to extend the 
sanitary sewer to service the proposed north lot. 

Analysis 

This redevelopment proposal is consistent with the existing Lot Size Policy for the 
neighbourhood because it enables two (2) lots to be created fronting McKessock A venue, which 
would be approximately 13 m to 14 m wide and 360 m2 to 396 m2 in area, in accordance with the 
proposed "Single Detached (RS21B)" zoning. 
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This rezoning application does not preclude adjacent properties from redeveloping in the future, 
and it is for this reason that staff is supportive of the subject proposal moving forward at this 
time. 

However, due to the geometry of several adjacent properties fronting the north side of Bridgeport 
Road in the block between McKessock A venue and Shell Road, and due to concerns raised by 
neighbourhood residents during the review of this rezoning application, it is appropriate at this 
time to begin the separate comprehensive review of land use options for specific lots within this 
block, as proposed in the staff report to amend Lot Size Policy 5448 in February 2012. 

Further consideration of rezoning and subdivision applications on a site-by-site basis without a 
better understanding of the available redevelopment options is problematic for the following 
reasons: 

• there are three (3) deep lots on Bridgeport Road that lend themselves to more efficient 
use of the land than that currently permitted by the existing Lot Size Policy; 

• there are challenges associated with extending McKessock Place to service the existing 
backlands of lots fronting McKessock A venue, Shell Road, and Bridgeport Road, and 
also with providing secondary emergency access; 

• there is greater potential for some properties to be left as "orphan lots" due to their 
location and configuration; 

• there is less chance of all property owners in the neighbourhood achieving the maximum 
benefit of their land; 

• there is less opportunity for the City to review servicing capacity (minimum 3-10t 
subdivision or multi-family development proposal required), and for lower costs 
associated with servicing upgrades and boulevard improvements, where required; 

Therefore, staff recommends that Council direct staff to undertake public consultation, beginning 
in January 2013, with the owners and residents of properties within the area bounded by: 

• the east side of McKessock Avenue between Bridgeport Road and the north side of 
McKessock Place; 

• the north side of Bridgeport Road between McKessock Avenue and Shell Road; and 
• the west side of Shell Road between Bridgeport Road and the Railway Right-Of-Way 

north of McKessock Place. 

The specific notification area is identified in Attachment 6. 

The scope of public consultation would be: 

a. to explore land use options for future redevelopment of those properties shown hatched 
on Attachment 6, such as; 

3627209 

1. single-family redevelopment under the existing Lot Size Poliy 5448, which 
permits rezoning and subdivision to "Single Detached (RS2/B)" on 
McKessock A venue, McKessock Place, and Bridgeport Road (subject to a 
rear lane); 
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11. single-family redevelopment requiring another amendment to Lot Size Policy 
5448 to allow the subject block of Bridgeport Road to be treated in the same 
way as the blocks on Bridgeport Road to the west (i .e. to permit rezoning and 
subdivision to "Compact Single Detached (RC2)" and "Coach House 
(RCH)"); 

iii. townhouse redevelopment along the subject block of Bridgeport Road, 
requiring an amendment to the Bridgeport Area Plan to change the land use 
designation of affected properties from "Residential (Single-Family)" to 
"Residential (Townhouse)", as is the case on the south side of Bridgeport 
Road; and 

b. to explore road alignment options for the extension of McKessock Place, associated with 
each land use option described above. 

With respect to the land use option described in section "a.ii" (above), staff understands that 
Council has expressed concerns about the design of coach houses in the city. If this land use 
option was explored during the public consultation process and it was considered favourably by 
the neighbourhood, a revised coach house zone would be utilized and the requirement for a 
Development Permit would be explored to address Council's concerns. 

Financial Impact 

None. 

Conclusion 

This rezoning application to permit a two·lot subdivision complies with applicable policies and 
land use designations contained within the Official Community Plan (OCP) and the Lot Size 
Policy, and is consistent with the established pattern of redevelopment in the neighbourhood. 

Staff has presented the concerns raised by residents of the neighbourhood in response to this 
rezoning application. Staff has analysed this rezoning application with consideration of these 
concerns and feels that this rezoning application should proceed as it does not preclude adjacent 
properties from redeveloping in the future. However, prior to the consideration of additional 
redevelopment proposals on properties fronting the north side of Bridgeport Road in this block, 
additional public consultation is necessary on the potential land use options and necessary road 
alignment for the extension of McKessock Place. 

On this basis, staff recommends: 

1. That Bylaw No. 8943, for the rezoning of2420 McKessock Avenuc and a portion of 
2400 McKessock Avenue from "Single Detached (RSllD)" to "Single Detached 
(RS2/B)", be introduced and given first reading. 

2. That Council direct staff to undertake public consultation beginning in January 2013 with 
the owners and residents of properties identified in a specified notification area within the 
Bridgeport planning arca (as shown on Attachment 6 to the report dated October 9, 
2012, from the Director of Development), for the purpose of exploring: 
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a. land use options for future redevelopment of those properties shown hatched on 
Attachm ent 6; and, 

b. road alignment options for the extension of McKessock Place. 

The list of rezoning considerations associated with the rezoning 0[2420 McKessock Avenue and 
a portion 0[2400 McKessock Avenue is included in Attachment 7, which has been agreed to by 
the applicant (signed concurrence on file). 

CYC6 
Planning Technician 
(604-276-4108) 

CL:blg 

Attachment 1: Location Map/Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Lot Sizc Policy 5448 
Attachment 4: Written comments from the public 
Attachment 5: Final Tree Retention Plan 
Attachment 6: Notification Area - Comprehensive Review of Future Redevelopment Options 
Attachment 7: Rezoning Considerations Concurrence 
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RZ 12-610919 
Original Date: 05/30112 

Amended Date: 09/04/ 12 

Note: Dimension! arc in MeTRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-610919 ' \ Attachment 2 

Address: 2420 McKessock Avenue 

Applicant: Benn Panesar 

Planning Area(s): Bridg"'e"po"'rt"-______________________ _ 

Existing 
,-
;'1 Propos~d 

Owner: Gurbaksh Kaur Bagri To be determined 

Site Size (m 2
) : Approx 672 m2 (7,233 ft2) 

North lot - 360 m' (3,875 ftl 
~outh lot - 396 m2 (4,262 ft ) 
sub"eet to SO 12·605946) 

Land Uses: One (1) single detached dwelling 
Two (2) single detached 

dwellings 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Residential (Single-Family) No change 

Lot Size Policy 5448 permits this 

702 Policy Designation: 
property to be rezoned and 

No change subdivided in accordance with 
Single Detached (RS2/B) 

Zoning: Single Detached (RS1/D) Single Detached (RS2/B) 

High Aircraft Noise Area (Area 2) 
Other Designations: permits all noise sensitive land No change 

uses to be considered 

On Future 
I I 

~ Ii' 

I 
, 

Subdivided Lots 
Bylaw Requirement P;roposed~ . Variance . , 

Floor Area Ratio: Max. 0.55 Max. 0.55 0;- none permitted 

Lot Coverage - Building: Max. 45% Max. 45% . none 

Lot Size (min. dimensions): 360 m2 Two tots - approx none 
360 m2 to 396 m2 

Setback - Front & Rear Yards (m): Min. 6 m Min. 6m none 

Setback - Side Yard (m): Min. 1,2 m Min. 1.2 none 

Height (m): 2.5 storeys 2.5 storeys none 

Other: Tree replacement compensation required for loss of bylaw-sized trees. 
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City of Richmond 

Attachment 3 

Policy Manual 

File Ref: 4045-00 

POLICY 5448: 

The fcHawing policy establishes lot sizes in a portion of Section 23-5-6, bounded by the 
Bridgeport Road, Shel l Road, No.4 Road and River Drive: 

~101S3 

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 (estricted to Single Detached (RS1/D) unless there is 
lane or internal road access in which case Single Detached (RS1JB) wi!! be 
permitted; 

(b) Properties along Bridgeport Road between No.4 Road and McKessock Avenue 
wi!! be restricted to Single Detached (RS 1(0) 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 wi!! be restricted to Single Detached 
(RS1 JC) 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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lm Rezoning and subdivision permiHect as per RS11B except: 

1. River Drive: RS l Ie unless there is a lane or internal road access, then RSI /R 

2. Shell Road: RS lfD unless there is a lane or internal road access, then RSlIB. 

3. No.4 Road: RS1/C unless there is a lane or internal road access then RSI /R 

4, Bridgeport Road: RSI/D unless there is a lane or intel1lal road access then RSIIB. 

Rezon ing and subdivision pcnnittcd as per RS1IG unless tbere is a lane access 
Lhen n C2 or n CR 

Policy 5448 
Section 23 , 5-6 

Adopted Date: 09/16/91 

Amended Dare: 02120/12 
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Attachment 4 

Written comments submitted by the public 
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From: brian craYlI 
Sent: June 22, 
To: Lussier, Cynthia; tia 
Subject: 2420/2400 Mckessock 

Dear Ms. Lussier: 

I wanted to bring to your attention for your consideration the following from the Feb 20, 2012 report of 
planning committee: 

In regards to the area between Shell rd and Mckessock on Bridgeport rd, "this section has been identified 
for.a comprehensive review to determine how the ·area can develop.". 

It also states "due to the existing lot geometry along this section, it would be difficult for development to 
connect to an operational lane." 

The development RZ 12-610919 at 2420 Mckessock will impact me and the remaining large lots between 
Shell Road and Mckessock for access. Under existing policy we are RS1/D with the potenital to go to 
RS1/B with a lane". But staff has said that we are not likely for a lane and should have a comprenhensive 
review. This development makes it less likely for a lane and there Is continued ad hoc rezoning/planning 
ur'!der existing zoning/policy but no comprhensive review. There is only 4 to 9 properties that would be, 
affected along the front section of this area. 3 of these are in the middle of the block and are large lots 
with no access now. There is mine on the corner of Mckessock that is dose to RCH but has been denied 
this zoning, and 5 properties (4 on Shell and the one on Mckessock that is the subject of this rezone) that 
are on the edges. Access is a real problem and with this rezone, it becomes more so. With a land 

assemblY seemingly not in the cards, that leaves me like this rezone applicant, only able to use the existing 
policy/zoning to develop my property. 

I have a number of options. They could include: 

1. Do nothing and wait for a developer or council to rezone with their comprehensive review 
12:. Build a lane and develop to RS!/B with 40 ft lots a~d get 2 of them. 
3. #2 does not make sense when I can swing the lots onto Mckessock and not build a lane and make it 
even harder to access the interior large lots 
4. find a way to buy my nieghbour, have the frontage to put in coach houses (30 ft lots with the 2m extra 
for the corner lot) and ask the city to give me the same zoning as they just gave across the street. 

Unless the city undergoes that comprehensive review, their lack of planning will shape this area because 
development will continue under existing policy/zoning like this proposed rezone. 

After talking with you, it appears that the city is not seeking acquire the easement at the edge of the 
proposed rezone whi~h would make a lane less likely because it could never line up with the one across 
Mckessock.. It is a sewer easement and the likely space where a lane would go. This is the reason why I 
am very interested in this rezone. I was always assuming that the reason for the easement was for a 
potential lane as per the policy 5448. 

This rezone and land assembly would appear to meet all the technical requirements of the existing zoning 
but by not doing your comprehensive review, it appears that it may doom the block to stagnate and stunt 
any development. . 

I will be interested in how staff and council deal with this rezone. 

I am hopeful that you will keep me informed of the progress of this file. 

Sincerely yours, 

Brian Cray 
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.-~, Sent: 
To: Btian Cray; Lussier, Cynthia 
;subj~ct: RE: 2420 McKessock Avenue 
Importance: High 

Hello Cynthia, 

I am the home owner of 10671 Bridgeport, and just as Mr. Cray has concerns of allowing this zoning, 
so do I. 

I feel al lowing this to go through impacts me in not a favorab le way to my future development, and 
greatly reduces valuable use of land. Unless the City plans to allow fairness amongst all home 
owners, I disagree strongly with this purposed zoning. I feel I am being forced into a land locked 
situationfrom all sides. 

I am curious, is a land owner able to rezone a property more than once? , . 

Please, count me in, and include me in any invitations to meetings that concern the below. I work 
away from home, but will be in the week of the 17th, and would like to attend. 

Kind regards, 

Tia Beaulne 

.. 
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Christopher LJamcs 
British Columbia Land Surveyor 
2822 Gordon Avenuo 
Surrey B.C. V4A 3J4 
604·535·3261 
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BRIDGEPORT RD 

ATTACHMENt 6 

Legend 
E::J ~ Notification A~" 
~ t..nd use optioos to be cxp!oml 
Note: Properties 001 fronting Bridgeport Road, 
and not affected by McKeMOCk Place e"kns~o;m, 

McKessock Neighbourhood 
2013 Public Consultation 

Original Date: 09/21112 

Revision Date: 10111112 

No(e; Dimensions Me in METRES 
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City of 
Richmond 

Address: 2420 McKessock Avenue 

AITACHJIilENT 7 

Rezoning Considerations 
Development Applications Division 

691 1 NO.3 Road, Richmond, Be V6Y 2C1 

File No.: RZ12-610919 

Prior to final adoption of Zoning Amendment Bylaw 8943, the applicant is required to complete the 
following: 

1. Approval of Subdivision application SD 12· 605946 to consolidate approximately 84 m2 of property (3.048 m x 27.563 
m) from 2400 McKessock A venue with 2420 McKessock Avenue, along with confinnation through a survey plan that 
the remaining lot and house at 2400 McKessock A venue complies with zoning. 

2. Submission of a Landscaping Security to the City in the amount of $2,000 ($500/tree) to ensure that the four (4) 
required replacement trees are planted and maintained on the future lots, with the foJ!owing minimum sizes: 

No. of Replacement Trees 
Minimum Caliper of Minimum Height of 

Deciduous Tree Coniferous Tree 
2 8 em or 4m 
2 11 cm 6m 

The City will release 90% of the security after construction and landscaping on the future lots is completed, and a 
landscaping inspection is approved. The remaining 10% of the security will be released one (1) year later, subject to 
inspection, to ensure the replacement trees have survived. 

3. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of anyon-site 
works conducted within the tree protection zone of Tree # 3 (Hazelnut) to be retained (including removal of 
undersized cedar hedge within the tree protection zone). 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 $1,000 for Tree # 3 to be retained (to reflect the 
2: 1 tree replacement ratio at $500/tree). The City will release 90% of the security after construction and landscaping 
on the future lots is completed, inspections are approved, and an acceptable Arborist ' s post-construction impact 
assessment report is received . The remaining 10% of the security will be released one (1) year later, subject to 
inspection, to ensure Tree # 3 has survived. 

5. Registration of an aircraft noise sensitive use covenant on title. 

6. Registration of a flood indemnity covenant on title. 

7. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a 
secondary suite is constructed on one (1) of the two (2) future lots, to the satisfaction of the City in accordance with 
the BC Building Code and the City's Zoning Bylaw. 

Note: Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of 
the Rezoning Bylaw, the City will accept a voluntary contribution of$1 .00 per buildable square foot of the single
family developments (i.e. $4,475) to the City's Affordable Housing Reserve Fund in-lieu of registering the legal 
agreement on Title to secure a secondary suite. 

3627209 

PH - 29



- 2 -

At demolition* stage, the applicant must; 

• Instal! tree protection fencing at 3 m from the base of the tree stem on each side (based on the drip line), as 
described in the Arborist's recommendations and to City standard prior to demolition of the existing dwellings on 
the subject site . Tree protection fenc ing must remain in place until construction and landscaping on the future lots 
has been completed. Removal of the undersized cedar hedge within the Tree Protection Zone of Tree # 3 cannot 
be done with excavation equipment as this will damage the tree's roots. The portion of the undersized cedar 
hedge within the Tree Protection Zone of Tree # 3 will need to be cut to grade and stumps removed with a stump 
grinder. 

At subdivision* stage, the applicant must: 

• Pay Development Cost Charges (City and GVS&DD), Engineering Improvement Charge, School Site Acquisition 
Charge, Address Assignment Fee, and Servicing Costs; and, 

• Register statutory right-of-way along the east property line of the site to extend the sanitary sewer to service the 
proposed north lot. 

At Building Permit* stage, the applicant must complete the following requirements: 

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

• Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporari ly 
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 infonnation, contact the Building 
Approvals Division at 604-276-4285. 

No te : 

• 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawlI 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 ofDeveJopment. All agreements shall be in a form and content 
satisfactory to the Director of Development. 

• Additional legal agreements, as detennined via the subject development's Servicing Agreemcnt(s) and/or Development Pennit(s), and/or 
Building Permit(s) to the satisfaction of the DireClOr 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. 

[signed concurrence on file] 

Signed Date 

3627209 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8943 (RZ 12-610919) 

Bylaw 8943 

2420 McKessock Avenue and a portion of 2400 McKessock Avenue 

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 fonns part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it SINGLE DETACHED (RS2IB). 

That area shown cross-hatched on "Schedule A attached to and forming part of Bylaw 
8943". 

2. TIlls Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8943". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SA TISFlED 

ADOPTED 

MAYOR 

:>638L 36 

~'IOV 1 3 2012 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

" ([« 
APPROVEO 
by Director M:7 t: 
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Schedule A attached to and forming part of Bylaw 8943 
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City of 
Richmond 

To: Mayor and Councillors 

From: Wayne Cra ig 
Director of Development 

Memorandum 
Planning and Development Department 

Development Applications 

Date: December 7, 2012 

File: RZ 12-610919 

Re: Staff Referral- November 6, 2012 Planning Committee 

Origin 

At the Planning Committee meeting held November 6, 20 12, the Committee endorsed staff 
recommendations regarding proposed Zoning Amendment Bylaw 8943 at 
2420 McKessock A venue and a portion of2400 McKessock Avenue (RZ 12-6109 19). 

The Committee introduced the fo llowing referral motion to address a submission from a member of 
the public who opposed the proposed rezoning and expressed several concerns regarding existing 
and potential future redevelopment in the neighbourhood: 

That Mr. Cltarles' submission be referred /0 staff/or a"alysis. 

Mr. Charles' Submission 

Mr. Trevor Charles of2380 McKessock Avenue, submitted correspondence to the City Clerks' 
Office in opposition to the proposed rezoning at the subject site and in which he identified a number 
of concerns regarding existing and future land use and servicing in the immediate neighbourhood 
(Attachment I ). 

The nature ofconcems that Mr. Charles' identified in his correspondence is outlined below: 

I. Requirements for new construction and vehicle access 
2. Concerns regarding an existing dwelling under construction in the area 
3. Site servicing and frontage improvements 
4. Future development potential and roadllane alignment 

The purpose of this memo is to provide a summary of the concerns raised by Mr. Charles, and to 
describe the action taken by staff to investigate and analyse the concerns. 

3708844 
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Analysis 

J. Requirements for new construction and vehicle access & 2. Concerns regarding an existing 
dwelling under construction in the area 

New dwelling construction and vehicle access 

Mr. Charles raised a concern about the implications of Fire Code legislation for the subject rezoning 
and future redevelopment in the neighbourhood. 

Information provided by the Senior Manager, Building Approvals division indicates that new single 
detached dwelling construction in Richmond must comply with the Be Building Code. There is no 
requirement in the Be Building Code for rear lane access to a single detached dwelling. Fire Code 
legislation deals primarily with the maintenance of existing buildings, and requires vehicle access to 
a building to comply with the BC Building Code. 

Building height 

Mr. Charles raised a concern about the height of a new dwelling under construction at 
2731 Shell Road, and whether it complied with the maximum height permitted in the City' s Zoning 
Bylaw. 

In response to this concern, the Supervisor of Inspections from the Building Approvals division 
conducted a site inspection at 2731 Shell Road and confirmed that: 

• The lot grade has been raised to meet the required minimum flood plain construction 
level. The lot grading complies with the Zoning Bylaw; and, 

• The height of the new dwelling complies with the maximum building height of2 1;2 storeys 
(or 9 m) in the Single Detached (RSIIE) zone. Building height is measured from Finished 
Site Grade, as defined in the Zoning Bylaw. 

Fence height 

Mr. Charles raised a concern about the height of the new fence constructed at 2731 Shell Road, and 
whether it complied with the maximum height pennitted in the Zoning Bylaw. 

In response to this concern, a Property Use Inspector from the Community Bylaws division 
conducted a site inspection at 2731 Shell Road and determined that the fence height does not exceed 
the 2 m limit petmitted in residential zones in accordance with the Zoning Bylaw (as measured 
from the point at which the fence intersects the ground at 2731 Shell Road). 

Preloading and site preparation on construction sites 

Mr. Charles raised a concern about the issue ofpreloading on sites in the immediate 
neighbourhood prior to dwelling construction. 

Information provided by the Building Approvals division indicates that this neighbourhood is 
made up of clay soils, where the construction of a single detached dwelling does not likely 
trigger the requirement to preload. However, while preloading is not required, there remains the 
practice of site preparation using fill to level off the lot grade or to raise the lot grade to meet the 
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required minimum flood plain construction level. This is a common practice in the City prior to 
construction of single detached dwellings, and any adjustments to lot grade a!M'! regulated through 
the Zoning Bylaw. The minimum flood plain construction level in the area is OJ m above the 
highest elevation of the crown of the adjacent road (i.e. 2.50 m GSC), as per the Flood Plain 
Designation and Protection Bylaw. 

3. Servicing & improvements 

Mr. Charles raised a number of issues regarding site servicing and frontage improvements in the 
neighbourhood, and questioned whether these would be resolved with redevelopment. 

Each applicant for a Development Application (i .e. rezoning, subdivision) is responsible for 
ensuring that their proposal complies with City bylaws, including the upgrading of site services and 
boulevards to meet current City standards . This work is typically secured through either: 

• a Servicing Agreement carried out at development stage; 
• payment of a Work Order with City crews doing the work; or 
• a cash-in-lieu payment for service and boulevard upgrades to be done by the City at a future 

date. 

Upgrading of City service infrastructure and boulevards is not required with construction of a single 
detached dwelling on a lot if there is no associated rezoning or subdivision. 

The City's records indicate that cash-in-lieu payments have been collected over the years in 
association with Development Applications on McKessock Avenue, which have occurred in 
accordance with the existing Lot Size Policy 5448. When the majority of lots on 
McKessock Avenue have redeveloped, the City will undertake the servicing and boulevard 
improvements with the funds contributed for that purpose. 

In response to Mr. Charles' concerns about damage to an existing sanitary sewer on private property 
and incorrect drawings ofthe City' s sanitary sewer system, staff from the City's Engineering 
Inspections division conducted site inspections and note the fo ll owing: 

• There is no evidence of damage to existing sewers at 2731 Shell Road. The final adjustment 
to the inspection chambers will be completed once the property development at the site is 
completed. A security has been received from the builder to ensure that City property and 
infrastructure is not damaged during construction and to cover any repair to City property 
resulting from construction activity at the site; and 

• The City's record drawings show the sanitary sewer to be inside the statutory right-of-ways 
in the neighbourhood. 

4. Future development potential and roadllane alignment 

The purpose of the public consultation process to be undertaken in January 20 13 will be to: 

a. Explore land use options for future redevelopment of those properties in the neighbourhood 
shown hatched on Attachment 2; and 
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3708844 

b. Explore road alignment options for the extension of McKessock Place. 
 
Information on servicing and improvements associated with each of the land use options will be 
provided and discussed during the public consultation process. 
 
Public Consultation Process – January 2013 
 
The proposed public consultation process is tentatively scheduled for January 24, 2013, from 7:00-
9:00 pm at Tait Elementary School, located within the subject neighbourhood.  Formal public 
notification of the meeting will be provided in early January through letters to specific property 
owners/residents (as outlined in bold in Attachment 2), and through an advertisement in the local 
newspaper. 
 
The format for the meeting will be an Open House style with display boards of: 

a. The existing context of the subject neighbourhood; 

b. Concept plans showing options for future redevelopment of specific properties in the 
neighbourhood (Attachment 3), specifically;  

Option 1 - Townhouse redevelopment along the subject block of Bridgeport Rd, 
requiring an amendment to the Bridgeport Area Plan to change the land use designation 
of affected properties from “Residential (Single-Family)” to “Residential (Townhouse)”, 
as is the case on the south side of Bridgeport Rd; 

Option 2 - Single-family redevelopment requiring another amendment to Lot Size 
Policy 5448 to allow the subject block of Bridgeport Road to be treated in the same way 
as the blocks on Bridgeport Rd to the west (i.e. to permit rezoning and subdivision to 
“Compact Single Detached (RC2)” and “Coach House (RCH)”); and 

Option 3 - Single-family redevelopment under the existing Lot Size Policy 5448, which 
permits rezoning and subdivision to “Single Detached (RS2/B)” on McKessock Ave, 
McKessock Pl, and Bridgeport Rd (subject to a rear lane); and 

c. Concept plans showing options for future road/lane alignment in the neighbourhood.  
 
City staff will be on hand to answer any questions from area residents.  Comment Forms will be 
available for residents to provide feedback on the preferred land use option.  The meeting format 
will enable open discussion on the information presented and feedback to be documented for 
analysis on the preferred future redevelopment scenario in the neighbourhood. 
 
Conclusion 
 
The purpose of this memo is to summarize the concerns raised in a submission by 
Mr. Trevor Charles to Planning Committee at its meeting held November 6, 2012, and to address 
the resulting staff referral by providing Council with an update of action taken to analyze the 
concerns. 
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With respect to the concerns Mr. Charles raised about requirements for new dwelling construction 
and vehicle access, as well as servicing and improvements, staff from several City departments took 
action, as described, and investigated all concerns. 

The puhlic consultation process to be undertaken in January 2013 will provide a further opportunity 
to address Mr. Charles' concerns about the future redevelopment potential and road/lane alignment 
in the neighbourhood. 

Please contact me if you have any questions about the infonnat ion provided in this memo. 

::)"1'"'-
W~eCrai~ 
Director of De iopment 
(604-247-46Z, ) 

. / 
Wc.V 
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Sandra 

From: 
Sent: 
To: ". 
Cc: 
Subject: 

Hi Gary & Andy: 

Ave is concerned about the new homes in the area being built over the 
hl-of--w'lYlocated along the properties at 2400 & 2420 McKessock Ave, 2380 McKessock 
corll,,:! alfter 4:00pm today Trevor Charles 604~273~9761 regarding the rejected retaining 

Tackaberry, 
"and Corporate Services 

O/Richmond 
,":c"e " - No.3 Road 

Richmond, BC V6Y 2Cl 
, voice mail: 604-247-4683 
Fax : 604-276-4029 
stackaberm@ri.chmond.ca 
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McKessock Neighbourhood 
2013 Public Consultation 

Revision Date; rOil 
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Legend 
I:::J PropoS«! Notili~Ktion Area 

~ !.,.and use options 10 be explored 
Note: Properties not fronting Bridgeport Road, 
and not affected by McKcswck Place utcnsioo. 
are excluded from the review ofland use 0 ions. 

McKessock Neighbourhood 
2013 Public Consultation 

Original Date: 0912 1112 

Revision Date: 1011 111 2 

Note: Dimensions are in MI!TRES 
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To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Cra ig, MCIP, MCSLA 
Director of Development 

1b CD~ - Nb\} I:'i ")..el l ")....... 
Report to Committee 

Planning and Development Department 

Date: October 19, 2012 

FILE ' 12-gDW-dO-ERS8 
RZ 12-615705 

. Re: Application by Townline Ventures Granville Avenue Ltd. for Rezoning at 8280 
and 8300 Granville Avenue from Auto-Oriented Commercial (CA) to High Rise 
Apartment (ZHR13) - 5t Albans (City Centre) 

Staff Recommendation 

That Bylaw No. 8958, to create a new zoning district "High Rise Apartment (ZHR 13) - St 
Albans (City Centre)" and to rezone 8280 and 8300 Granville Avenue from "Auto-Oriented 
Commercial (CA)" to "High Rise Apartment (ZHRI3) - SI Albans (City Centre)", be introduced 
and gi yen first reading. 

~ig-, -~-
Direlo;~fD 

WC:bg 
Atl. 4 

ROUTED To: 

Affordable Housing 
Transportation 

3658617 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

gJ 

PH - 67



October 19, 2012 -2- RZ 12-615705 

Staff Report 

Origin 

Townline Ventures Granville Avenue Ltd., has applied to the City for permission to rezone 
properties located at 8280 and 8300 Granville Avenue from "Auto-Oriented Commercial (CA)" 
to High Rise Apartment (ZHRI3) - St Albans (City Centre). 

This project consists of a 16-storey residential tower with a gross floor area of 10,150.8 m2 

(109,263 ft2) and net floor area of 9,566.8 m2 (102,976 ft?) containing 126 residentiallUlits 
including 7 affordable housing units and 160 parking stalls. 

There will be a Servicing Agreement (SA) associated with this proposed rezoning application 
and the applicant has agreed with the required off-site frontage improvements and site servicing 
upgrades including the site service connections. 

Findings of Fact 

This site is designated Urban T5 in the CCAP, which permits high-rise mixed use development. 
See Attachment 1 - Location Plan/Air Photo, Attachment 2· Development Application Data 
Sheet, Attachment 3: Concept Design Drawings and Attachment 4 - Rezoning Considerations. 

Surrounding Development 

To the North: across Granville Avenue is an older, 3-storey apartment building over parking 
zoned according to "Land Use Contract 138" and designated Urban Centre T5 (25 m) in the City 
Centre Area Plan (CCAP) - Brighouse Village. 

To the East: is a 1 and 2-storey retail commercial strip mall located at the corner of Granville 
Avenue and St Albans Road zoned "Auto-Oriented Commercial (CA)" with Urban Centre T5 
designation on the General Land Use Map (203 1) in the CCAP and beyond St Albans Road is a 
mixed-use commerciaVresidential tower building with (ZMU2) zoning and designated Urban 
Centre T5 on the General Land Use Map. 

To the South: across a 3.0 m wide partial lane is an older 3-storey apartment building over 
parking at-grade with zoning according to "Land Use Contract 115" and Urban Centre T4 
designation on the General Land ~se Map in the CCAP and beyond is Bermett Road are other 
townhouse residential projects. 

To the West: is a I and 2-storey retail/commercial building zoned "Auto-Oriented Commercial 
(CA)" with Urban Centre T5 designation on the General Land Use Map (2031) in the CCAP and 
beyond are a series of residential, office and mixed-use tower buildings. 

Related Policies & Studies 

1. CCAP Policies 

.\ Density: The allowable density on this site can increase from 2.0 to 3 .0 FAR provided 
that a minimum of 5% of the total residential floor area is provided as affordable housing . 

. 2 Mixed-Use versus Residential Use: CCAP does not require retail or individual townhouse 
units along Granville A venue, provided that the proposed streetscape treatment contributes 
to an attractive, pedestrian-friendly greenway. While the front yard is constrained by 
vehicle access/egress and loading requirements, the continuity and landscape character of 
the greenway is maintained in an acceptable condition. 
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.2 Tower Height: CeAP recommends variations in tower height. The proposed tower is the 
same height as the Duchess and the tower east of St Albans. It is anticipated that there 
will be a continuous wall of towers along this street in the future, however the applicant 
has demonstrated that towers can be alternately stepped back from the street to break-up 
the rhythm of built form along the streetscape. The applicant has also proposed 
interesting design elements at the top afthe building to add variety to the roofscape along 
Granville Avenue. This is a City Centre location within 1 block of No. 3 Road and high 
density with taller buildings should be anticipated within this area . 

. 3 Tower Spacing: The OCP encourages a tower spacing of24 m while the CeAP 
recommends 35 m between towers (above 25 m) within this area. The spacing between 
towers proposed on the subject site and development concept for the site to the west 
(consolidated 8240 and 8260 Granville Avenue) is approximately 25 m. However, the 
applicant has allowed for a staggered placement of future towers, which permits 
acceptable maintenance of views and privacy . 

.4 Tower Floorplate Size; CCAP recommends a maximum 650 m2 floorplate above 25 m. 
The proposed tower exceeds this reconunendation. There are many examples of tower 
floor plates that exceed this recommendation within the City Centre and the proposed 
design results in an efficiently floor plan layout given the narrow site. The applicant has 
proposed vertical art paneVfins along the Granville Avenue streetscape, which increases 
the apparent height and similarly reduces the apparent width of the tower element. 

Consultation 

School District 

This application was not referred to School District No. 38 (Richmond) since it complies with 
the OCP and will not generate 50 or more school aged children. This application involves 126 
multiple-family housing units. 

Public Input 

No correspondence has been received from the public on this rezoning application. 

Staff Comments 

Staff technical review comments are included below. There are no significant concerns. 

Analysis 

Land Dedications & Statutory Right-ai-Ways (SRW's) 

1. The applicant has agreed to provide a minimum 4.0 m wide Public Rights of Passage
Statutory Right of Way (PROP-SRW) along the entire north property line on Granville 
Avenue for road and greenway purposes to be confirmed by survey, subject to detailed 
design and acceptable to the Director of Transportation. See Transportation comments for 
specific frontage improvements. 

2. The applicant has agreement to provide a 4.5 m wide land dedication fo r a future lane along 
the entire south property line for future lane purposes. There is an existing 3.0 m wide SR W 
for lane and utility purposes. The existing 3.0 m wide lane together with the proposed 4.5 m 
wide lane dedication will be developed in the future to establish an interim (7.5 m wide) lane. 
See Transportation comments for specific frontage improvements. 
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3. See Rezoning Considerations for a complete list of the rezoning requirements. 

Land Use & Zoning 

1. There is a 3.0 m wide future lane allowance with an existing sanitary sewer along the south 
property line and a 9.0 m wide lane will ultimately connect No. 3 Road with St. Albans Road 
along the south side of this property. The preferred vehicle access to the proposed 
development sit!! is via a lane along the south property line. The intervening property (8360 
Granville Avenue) between the subject site and St Albans Road is currently occupied by a 1 
to 2~storey retail/commercial building. Cit)! staff have requested that the applicant acquire a 
4.5 m wide easement across the south portion of 8360 Granville Avenue, which would allow 
for a 7.5 m wide temporary lane access to the rear (south side) of the subject development 
site however, the applicant was unsuccessful. Accordingly, this development proposal is 
proceeding with right-in and right-out access/egress from Granville Avenue. 

2. City staff requested that the applicant acquire the property to the west (8260 Granville 
Avenue) in order to create 3 relatively equal sized lots on the south side of Granville Avenue 
west of St Albans Road. The applicant has tried to acquire this property and provided 
verifiable evidence that an attempt has been made but was unsuccessfuL Since the rezoning 
sign was posted, City staff have not received any inquiries from the owner of 8260 Granville 
A venue. The applicant has submitted conceptual development plans for the lands to the west 
of the subject site. These conceptual plans require 8260 and 8240 to consolidate in order to 
achieve high-rise development. Given the current use of the 8240 Granville Avenuc (Value 
ViUage), it is anticipated that these properties may not contemplate rezoning for a 
considerable time . 

. 3. The applicant has provided viable schematic development scenarios for the adjacent 
properties (8360 Granville Avenue and the consolidated lots 8240 and 8260 Granville 
Avenue). A copy of these schematic development scenarios is in the application file. 

Transportation & Traffi c 

1. There are bike lanes along this portion of Granville A venue and this corridor is a designated 
greenway. The applicant has agreed to provide frontage improvements similar to those 
recently constructed as part of the 'Centro' development located at 8040 Granville Avenue 
(near the Granville Avenue and No.3 Road intersection). Generally, the greenway includes 
the following components: 1.8 m wide bike lane, 0.15 m curb, 1.5 m wide boulevard, 2 m wide 
sidewalk and a potential extra 2.0 to 3.5 ill wide for greenway improvements such as plantings, 
street furniture and other beautification elements. A layout of proposed frontage improvements 
has been provided that illustrates the following: 

• South from the back of the existing Granville Avenue curb, a 3.2 m wide on-street layby 
complete with transitions that may extend beyond the subject site frontage and new curb 
and gutter (south of the existing 1.8 m wide eastbound bike lane) subject to detailed 
design via a Servicing Agreement and subject to the satisfaction and approval by the 
Director of Development, prior to final adoption of the rezoning, 

• South of the new layby curb, a 3.0 m wide boulevard planting strip complete with street 
trees, boulevard planting automatic irrigation and street furnishings, subject to detailed 
design via a Servicing Agreement and subject to the satisfaction and approval by the 
Director of Development, prior to final adoption of the rezoning, 
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• South from the south side of the boulevard planting strip, a 2.5 m wide walkway with 
decorative paving subject to detailed design via a Servicing Agreement and subject to the 
satisfaction and approval by the Director of Development, prior to final adoption of the 
rezoning, and 

• South from the south side of the walkway, a 2.0 m wide for landscape buffer planting 
strip where possible to separate the walkway from the proposed development subject to 
detailed design via a Servicing Agreement and subject to the satisfaction and approval by 
the Director of Development, prior to final adoption of tile rezoning. 

2. The applicant has explored a variety of site access/egress options. Staff determined that the 
most appropriate vehicle access/egress configuration for this site is right-in and -out from 
Granville Avenue adjacent to the west property line. This would involve a temporary 
loading layby along the entire road frontage. Large vehicle (WE-I?) loading will occur 
temporarily from the layby along the street but will eventually be relocated to the lane once 
the rear lane is constructed. Medium vehicle (SU9) loading will remain located in the front 
yard building setback area permanently. The applicant has provided a separate functional 
plan for this proposed vehicle access/egress arrangement. The applicant has demonstrated 
adequate access/egress turning movements for both the large vehicle (\VB-I 7) layby along 
Granville Avenue as well as the medium vehicle (SU9) loading area in the building setback 
zone along Granville A venue. The propose vehkle access/egress for this site will also 
provide access to/from the adjacent property to the west (the consolidated lots of 8240 and 
8260 Granville Avenue). 

3. The applicant has also provided functional planes) for the temporary 7.5 m wide and ultimate 
9.0 m wide lane including curbs, lighting, sidewalk and paving treatment(s) including a cross 
section. The interior layout of the parking area anticipates the future connection with the 
lane via provision of a ramp (within the PI parking level) that will eventually connect with 
the future lane, a knock-out panel that can be removed and accommodations for an automatic 
overhead vehicle door along the lane. All provisions necessary to make the future 
connection between the parkade and the eventual rear lane have been incorporated into the 
design of this development proposal, which will require no costs to the strata corporation in 
the future. However, the proposed right-in and -out access/egress to/from Granville A venue 
will remain even after the future lane is constructed. 

4. The applicant has provided the following total parking counts for the proposed development. 

Type of Parking Spaces. Re~uired } <, P,oposed '" " Total' ," ' 

Off-street Parking Spaces: 
1,2 (R) & 0.2 M 135 (R) & 25 M 160 including 

Resident (R) I Visitor (V) 10% reduction 

Parking Spaces: Regular (R) 174 including accessible , 80 (R) , 76 (5) & 4 (A) 
160 including 

I Small (S) I Accessible (A) max. 50% small car spaces 10% reduction 

Loading Space: 
1 large (WB-17) 1 WB-17 (on-street layby) 

1 
1 medium (SU9) 1 SU9 (in front yard setback) 

5. This development requires 174 parking spaces according to the Zoning Bylaw however a 
10% reduction of residential parking is allowed provided that the applicant agrees to provide 
a package of Transportation Demand Management (TDM) measures approved by the 
Director of Transportation. The applicant proposes 160 parking spaces, which is within the 
allowable 10% reduction in residential parking subject to the approval of the TDM package. 
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6. In consideration for the 10% reduction of required parking the applicant has agreed to 
provide the following Transportation Demand Management (TDM) measures: a $25,000.00 
contributions for a bus shelter in the vicinity of the site, 20% of parking stalls provided with 
120 volt, electrical vehicle plugMin charging equipment, an additional 25% of parking stalls 
pre-ducted for future electrical vehicle plug-in charging equipment, a concrete pad and City 
Centre bench, a contribution of $ 15,300.00 for Audible Pedestrian Signal CAPS) up-grades at 
the Granville A venue and St. Albans Road intersection plus the supply and installation of 
illuminated street name signs at all approaches to the Granville A venue and St. Albans Road 
intersection. 

Engineering & Servicing 

1. Sanitary Upgrades: The applicant has agreed to provide a cash contribution in the amount of 
$19,040.00 for the upgrade of the sanitary sewer from STMH2498 to STMH2491, as tilere is 
inadequate capacity under the ultimate OCP development scenario. 

2. Lane Contribution: The applicant is required to provide a cash contribution for the 
construction of the future interim lane based on a suitably detailed design and detailed cost 
estimate utilizing City rates prepared by a professional civil engineer via the Servicing 
Agreement subject to the satisfaction and final approval by the Director of Development, 
prior to final adoption of the rezoning. 

3. Layby Reinstatement: The applicant is required to provide a cash contribution for the 
removal of the layby and reinstatement of the existing Granville Avenue curb alignment 
including the reconfiguration of the Granville A venue boulevard improvements (i.e., 
greenway and associated enhancements), based on a suitably detailed design and detailed 
cost estimate utilizing City rates prepared by a professional civil engineer via the Servicing 
Agreement subject to the satisfaction and final approval by the Director of Development, 
prior to final adoption of the rezoning. 

Affordable & Accessible Housing 

1. The applicant has agreed to provide 5% of the total gross floor area of the proposed building 
as affordable housing units. This translates into approximately 507.54 m2 (109,263 ft2 x 5% 
equals 5,463.15 ft2) or roughly 7 affordable housing units. The proposed total affordable 
housing area will be verified as part of the Housing Agreement. 

2. As part of the Housing Agreement process, the final proposed floor plan layouts and wit 
sizes will also be reviewed and compared to the Affordable Housing Strategy (AI-IS) area 
unit requirements based on the following unit sizes (i.e ., 535 ff for I bedroom units and 860 
fF for 2 bedroom units). Floor plans of all proposed affordable house units have been 
provided including unit sizes and room dimensions. 

3. A mix of units is proposed and scattered throughout the development as recommended by 
staff including two I-bedroom units, one l -bedroom and den unit, one 2-bedroom unit and 
three 2-bedroom and den wits. 

4. The applicant confirms that 55 housing units (14 B-type units, 14 E-type units, 13 G-type 
units and 14 J-type units) will incorporate the basic universal housing features. A detailed 
floor plan layout of all units that contain basic universal housing features has been submitted 
including the total floor area for units, individual room areas complete with dimensions. 
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5. Accessibility to persons with disab ility will be provided as follows: 

• Access to dwelling units will be provided from the road/sidewalk, main entry 
lobby/elevators, parking levels and every common area point of access or doorway, 
including main entry suite and 1 accessible bedroom, and bathroom per apartment and have 
a dearance and width as per the Richmond Zoning Bylaw, Section 4.16 including pre
wiring at suite entry doors for future push button control, 

• Lever doors with 3 foot clear openings will be provided for main entry doors with 
automatic door openers plus the provision of full security with high visibility/ lighting at the 
main entry door with full weather protection, 

• Lever type controls will be provided throughout the project for all doors, windows and 
plumbing fixtures, 

• Control , switches and outlets will be provided according to the Richmond Zoning Bylaw, 
Section 4.1 6, 

• Floor surfaces will be slip resistant and thresholds will meet the accessibility guidelines and 
the Building Code reguirements, 

• * Windows will meet the requirements for seating views from the living and bedrooms, 

• * Kitchens will meet the requirements for design of counters, shelving and pull out 
cupboards, under counter knee space and graspable handles, 

• Bathroom blocking will be provided for toilet and bathtub wall for future grab bars, and 

• Balcony areas will have minimum 1.5 x 1.5 m dimensions and 80 crn clear openings. 

Note: Aging-in-place features are typically universal housing features as well. Items with * 
apply only to basic universal housing features for the units identified above and on the plans. 

Urban Design & Site Planning: 

1. As previously mentioned, consolidation of the property to the west (8260 Granville Avenue) 
with the proposed development site was unsuccessful. In addition, the applicant was 
unsuccessful in securing an easement across the south side of the property to east (8360 
Granville Avenue. The site planning implications are that a large vehicle (WE-17) loading 
layby will be located curbside along Granville Avenue and a medium vehicle (SU9) loading 
bay will be located in the front yard setback area along Granville Avenue. 

2. The applicant has demonstrated in sufficient detail the future deyelopment potential of 
8240 and 8260 Granville A venue to the west of the subject site and 8360 to the east of the 
site addressing road and lane dedications, site access/egress, setbacks, parking/loading 
layouts, statistical summaries, tower placement, spacing and floorplate size. 

3. The applicant has provided the requested 4.5 m wide land dedication along the south 
property line for a future lane as well as a 4.0 m wide SRW along Granville Avenue to 
accommodate the frontage improvements including the Jayby and greenway improvements. 

4. The applicant has agreed to provide a cross access easement to share the driveway 
access/easement for the proposed development on the subject site with the future 
development of 8260 and 8240 Granville A venue. 
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Architectural Form & Character 

1. The applicable design guidelines for this proposed development are as follows: 

• Official Community Plan (OCP) Schedule 2.10 - City Centre Area Plan (CCAP) 3.1: 
General Guidelines; and 

• OCP Schedule 2. 10 - CCAP 3.2.7 Sub-Area 8.3: Mixed Use High-fuse Residential, 
Commercial & Mixed Use. 

The applicant will provide a detailed design guideline compliance statement during the 
Development Permit application phase. 

2. The applicant has proposed building fa~ade improvements along Granville Avenue to 
enhance the streetscape experience that include a skewed orientation of the tower element to 
the street, openings in the rootlinc of the tower, architectural detailing of exposed parkade 
fayades and a frosted glass details for the street fronting amenity area to avoid the need for 
window coverings. The applicant continues to explore the incorporation of vertical fins 
within the design of the tower street fayade. The proposed fayade materials include: 

• Pre-finished aluminum frames and guards, clear glazed and coloured spandrel panels, 

• Pre-finished metal panels and flashings with some painted architectural concrete, and 

• Metal and glass feature canopy and lighting. 

The composition and mix of fayade material will be further refined and developed during the 
Development Permit appl.ication phase. . 

3. It is anticipated that this development will proceed well in advance of surrounding 
redevelopment thus the applicant has proposed enhancements to the exposed podium walls of 
the parkade including foundation plantings where possible, the introduction of2 cm deep 
reveals in the painted architectural concrete walls where the parking podiwn is visible 
together with cascading vines over portions of the exposed parkade wal ls from the roof deck. 

Landscape & Open Space Design: 

1. There is a discontinuous existing greenway along the south side of Granville A venue and the 
conceptual landscape design proposes ajog in the greenway alignment but features enhanced 
greenway corridor treatment including the extensive use of decorative paving, the use of 
water, sculpture, planters, seating and other high-quality site furnishings. 

2. The proposed landscape design overlaps the vehicle loading area and pedestrian circulation 
space in the vicinity oftbe building lobby to create a pedestrian plaza area along the street 
that will incorporate decorative paving materials throughout this area. 

3. The program of outdoor activities on the parking podium roof deck has been expanded and 
the conceptual landscape design of this area has been refined to add more functionality, 
complexity and visual interest. The applicant now proposes a flexible landscape design of 
this common roof deck area to accommodate a greater variety of users including children, 
seniors, families and a variety of scale spaces to accommodate large and small user groups. 
Design components include a circular pathway, children's play area, dog run, seating areas, 
loungingisUIllling areas, a barbeque area and high-quality site furnishings and appointments 
such as benches, lighting and trellis areas that will extend the utility of this amenity space. 
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4. Further design development of the landscape concept will occur during the Development 
Permit application phase. 

Fire Prevention, Detection and Protection 

1. Adequate fire-flow from existing mains will be confirmed at the Servicing Agreement and 
Building Pennit stages. Additional hydrants may be required. 

2. Additional and detailed comments will be provided during the Development Permit stage 
(i.e. , detailed information regarding the emergency vehicle staging area, enunciator panel 
location and fire hydrants). 

Sustainability & Public Art 

1. Participation in a District Energy Utility (DEU) is not required because there is no DEU 
currently proposed for this area, however the development proposal incorporates a green roof 
on top of the parkade structure and cascading vines over portions the exposed parkade walls 
from the podium roof deck above. 

2. The applicant proposes to incorporate a public art component within the development. The 
applicant will be required to submit a public art plan prepared by a public art consultant for 
review by the Public Art Advisory Committee as part of the Development Permit application 
stage. The value of the public art contribution is estimated to be approximately $79,926.00 
(109,263 ft' minus 5,463 ft' for affordable housing x $O.77/ft') that includes the 5% of total 
contribution toward the City's public art administration. 

Crime Prevention Through Environmental Design (CPTED) : 

1. The CPTED features incorporated into the design include the provision of greater visibility 
and supervision with the introduction of vision glass at the main building entry, parkade 
entries, in common amenity areas, hallways and access to the roof deck. Alcoves and 
unattended areas have been minimized and higher intensity lighting will be incorporated. 

Refuse & Recycling 

I. This development of 126 residential units proposes sufficient space to accommodate the 
required refuse/recycling container/carts. This proposal assumes private refuse collection but 
the City would collect recycling items. Adjustments have been made to the refuse/recycling 
facilities to facilitate more efficient handing of materials. 

2. Further design development of the refuse and recycling facilities will be provided at the 
Development Permit stage including a drawing demonstrating that adequate vehicle 
maneouvring space has been provided together with a letter from a private hauler indicating 
the suitability of these facilities for private collection. In addition, the applicant will also 
have to demonstrate, at the Development Permit stage, that adequate space for City pick-up 
of recycling along the Granville Avenue street frontage has been incorporated into the design 
complete with adequate and convenient space to temporarily store recycling containers 
adjacent to but off the greenway. City recycling collection would continue to occur along 
Granville Avenue even after the rear lane is eventually constructed. 

3658617 PH - 75



October 19,2012 - 10- RZ 12-615705 

Richmond Advisory Design Panel 

As directed by senior staff, this rezoning application does not require presentation to the 
Advisory Design Panel (ADP) as a preliminary submission. However, when this development 
proposal proceeds to the Development Permit application stage, it must be presented to the ADP 
as a formal submission complete with all the required submission material s including a high
quality, detailed scale model. 

Conclusion 

This development will provide an attractive and complementary development along the south 
side of Granville Avenue in the block east of No. 3 Road and staff supports this rezoning 

w;n~ 
Brian Guzzi, MCIP, MCSLA 
Senior Planner - Urban Design 

BG:cas 

Attachment 1: Location Plan and Air Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Conceptual Design Drawings 
Attachment 4: Rezoning Considerations Concurrence 
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Original Date: 08/08112 

RZ 12-615705 Amended Date: 

Attachment 1 B - Air Photo 
Note: Dimw.sioru; are in METRES 
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City of 
Richmond 

;-~mond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-615705 Attachment 2 

Address: 8280 and 8300 Granville Avenue 

Applicant: Townline Ventures Granville Avenue Ltd. 

Planning Area{s): City Centre (St Albans) 

Existing Proposed 

Owner: Townline Group of Companies same 

Site Size (m 2
) : 3,325.9 m2 prior to lane dedication 3,154.2 m2 after lane dedication 

Land Uses: 

OCP Designation: 

Zoning: 

Number of Units: 

Other Designations: 

On Future 
Subdivided Lots 

Gross Floor Area : mOl (ft2) 

Net Floor Area: (m2) (ft2) 

Floor Area Ratio: 

Lot Coverage - Building: 

Setback - Granville Avenue (m): 

Setback - Side & Rear Yards (m): 

Height (m): 

Off-street Parking Spaces - Regular 
(R) I Visitor (V): 

Off-street Parking Spaces - Total: 

Class 1 Bicycle Parking Spaces: 

Amen ity Space - Indoor: 

Amenity Space - Outdoor: 

Restaurant High Rise Apartment 

City Centre (SI Albans) - Urban Centre T5 same 

Auto-Oriented Commercial (CA) 
High Rise Apartment (ZHR13) - SI 

Albans (City Centre) 

none 126 including 7 affordable units 

Not Applicable same 

10,150.9 m' (109,263 ft') 

9,462.6 m2 (101 ,854.6 ft2) base 9,732.4 m2 (104,759 ft2) none permitted 

2.0 FAR (8ase FAR) 
+0.1 FAR for Amenity Space 3.0 FAR none permitted 

Max. 3.0 FAR - Affordable Housing 

Max. 90% 80.7% none 

Min. 3.0 m 5.0 m none 

Min. 0.0 m Min, 0.0 m none 

47.0 m 46.4 m none 

1.2 (R) and 0. 2 (V) per unit 135 (R) and 25 (V) per unit none 

174 160 including 10% reduction none 

158 162 none 

100 m' (1,076 ft') 166 m2 (1,783 fF) none 

756 m' (8,137.5 ft') 1,484 m2 (15,980.26 ft2) none 

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

3658617 
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City of 
Richmond 

Rezoning Considerations 
Development Applications Division 

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

RZ 12-615705 Attachment 4 

Address: 8280 and 8300 Granville Avenue File 1110.: RZ 12-615705 

Prior to final adoption of Zoning AmcndmenfBylaw 8958, the dcvelol)Cr is rcq uit-ed to complete the 
following: 

1. Ministry of Environment (MOE) Certificate of Compl iance or alternative approval to proceed granted from MOE 
regarding potential site contamination issues. This approval is required prior to dedication of land or road to the City 
if applicab le. 

2. A 4.5 m wide lane dedication along the entire south property line for the creation of a future lane. There is an existing 
3.0 III wide SR W for lane and utility purposes. The ex isting 3.0 m wide lane SRW together with the proposed 4.5 m 
wide lane dedication will be developed in tbe future to establish an interim (7.5 m wide) lanc. 

3. A mini mum 4.0 m wide Public Rights of Passage - Statutory Right of Way (PROP-SR W) along the entire Granville 
Avenue frontage for road (layby) and greenway purposes, to be confirmed by survey, subject to detailed design and 
acceptable to the Director of Transportation. For detai ls regarding the required frontage improvements see the 
Servicing Agreement requi rements below. The maintenance and liability of the entire greenway corridor width 
including paving and landscape treatment to be the responsibility of the City. 

4. Consol idation of all the lots into one development parcel (which will require the demo lition of the existing buildings). 

s. Registration of a flood indemnity covenant on title identifying a mini mum habitable elevation of2.9 III GSC or a 
minimum of 300 mm above the highest crown elevation along the Granville Avenue frontage. 

6. Registration of a legal agreement on title ensuring that the garages be constructed in such a manner as to allow 
immediate vehicle access to the lane once it becomes operational. 

7. Registration of a legal agreement on title ensuring that the means of a permanent vehicle access/egress to/from 
Granville Avenue via a right- and right-out only driveway with future vehicle access/egress to/from the lane along the 
south property line when the lane is eventually constructed. 

8. Registration of a cross-access easement that varies in width from a maxi mum of 9.9 m from the west property line at 
G ranvi lle Avenue and a minimum of 6.0 m wide from the west property line at the parkade vehicle entry, subject to 
the detailed des ign and the approval by the Director of Developmcnt and/or any other legal agreements as detennined 
necessary by the City over the on-site driveway access between Granvi lle Avenue and the proposed parkade entry in 
favour of 8260 and 8240 Granville Avenue (as a consolidated future redevelopment site) to the satisfaction and final 
approval of the Director of Development. 

9. Registration of a lega l agreement/covenant on title in the Land Title Office for the prOVision of electric veh icle 
infrastructure specifying that 20% of parking stalls shall be provided with 120 volt, clectrical vehicle plug-in charging 
equipment and further stipulating that an additional 25% of parking stalls shall be pre-dueted for future electrical 
veh icle plug-in charging equi pment, as part of the Transportation Demand Management (TDM) package in 
consideration for the maximum 10% reduction in the residential parking requirement. 

10. C ity acceptance ofthe developer's offer to voluntarily contribute SO.77 per buildable residential gross floor area 
minus the affordab le housing area equals $79,926.00 (i.e., 109,263 tV - 5,463 x $0.77 per ftl) to the public art fund or 
the provision of a pub lic art instal lation on the subject site of equivalent value that is supported by the Public Art 
Advisory Committee and approved by the City Council. 

36S8611 
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II. Provision of a cash contribution for the removal of the layby and reinstatement of the existing Granville Avenue curb 
alignment including the reconfiguration of Granville Avenue bou levard improvements (i .e., greenway and associated 
enhancements), based on a suitably detailed design and detailed cost estimate utilizing City ratcs prepared by a 
professional civi l engineer via the Servicing Agreement subject to the satisfaction and final approval by the Director 
of Deve lopment, prior to final adoption of the rezoning. 

12. Provision of a cash contribution for the construction of the future interim lane based on a suitably detai led design and 
detailed cost estimate utilizing City rates prepared by a professional civil engineer via the Servicing Agreement 
subject to the satisfaction and final approval by the Director of Development, prior to final adoption of the rezoning. 
There is an existing 3.0 m wide SR W for lane and utility purposes. The existing 3.0 m wide lanc SR W together with 
the proposed 4.5 m wide lane dedication will be devcloped in the future to establish an interim (7.5 m wide) lanc. The 
interim and ultimate lane designs provided by the applicant will be required to accommodate the \vB· 17 loading in 
the future lane. 

13 . Provision ofa cash contribution in the amount of $25,000.00 for a bus shelter in the vicinity of the site, as part ofthe 
Transportation Demand Management (TOM) package in consideration for the maximum 10% reduction in the 
residential parking requirement. 

14. Provision of a cash contribution in the amount of $]5 ,300.00 for Audible Pedestrian Signal (APS) up-grades at the 
Granville Avenue and St. Albans Road intersection, as part of the Transportation Demand Management (TDM) 
package in consideration for the maximum 10% reduction in the residential parking requirement.. 

15. Provision of a eash contribution in the amount of $19,040.00 fo r the upgrade of the sewer from STMH2498 to 
STMI-I249 1 as there is inadequate capacity under the ultimate OCP development scenario. 

16. Registration of the City's standard Housing Agreement to secure 507.54 m2 (5,463.15 ft2) of residential floor area fo r 
7 affordable housing units, the combined habitable floor area of which shall comprise at least 5% of the subject 
development' s tota l residential building area. Occupants of the" affordable housing units subject to the Housing 
Agreement shall enjoy full and un limited access to and use of all on·site indoor and outdoor amen ity spaces. The 
terms of the Housing Agreements shall indicate that they apply in perpetuity and provide for the following: 

Number of Mini mu m Unit Maximum Monthly Total Maxi mum 
Unit Type Household Units Area Unit Rent" Income"· 

1-bedroom units plus 
3 units 50 m2 (535 tr) $925.00 per 1-bedroom units $37,000.00 or less 1-bedroom + den units 

2-bedroom units ptus 4 units 80 m2 (860 f12) S1 ,137.00 per 1·bedroom units $45,500.00 or tess 2-bedroom + den units 

May be adjusted periodically as provided for under adopted City policy. 

17. The submission and processing of a Development Pennit· completed to a level deemed acceptable by the Director of 
Development. 

18. Enter into a Servicing Agreement· for the design and construction of frontage and site service connection. Works 
include, but may not be limited to: 

.1 Frontage Improvement Requirements: 

.1 Granv ille Avenue: 

36586 17 

.1 South from the back of the existing Granville Avenue curb, a 3.2 m wide on-street iayby complete with 
transitions that may extend beyond the subject site frontage and new curb and gutter (south of the existing 
1.8 m wide eastbound bike lane) according to detailed design drawings that are signed and sealed by a 
professional civil engineer via the Servicing Agreement subject to the satisfaction and final approval by 
the Director ofDeveiopment

l 
prior to fina l adoption of the rezoning, 

.2 South of the new layby curb, a 3.0 m wide boulevard planting strip complete with street trees, boulevard 
planting automatic irrigation and street furnishings , according to detailed design drawings that are signed 
and sealed by a professional civil engineer via the Servicing Agreement subject to the satisfaction and 
final approval by the Director of Development, prior to final adoption of the rezoning, 
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.3 South from the south side of the boulevard planting strip, a 2.5 m wide walkway with decorative paving according 
to detailed design drawings that are signed and sealed by a professional civil engineer via the Servicing 
Agreement subject to the satisfaction and final approval by tbe Director of Development, prior to final adoption of 
the rezoning, 

.4 South from the south side of the walkway, a 2.0 m wide strip for landscape buffer planting where possible to 
separate the walkway from the proposed development accord ing to dctailed design drawings that are signed and 
sealed by a professional civil engineer via the Servicing Agreement subject to the satisfaction and final approval 
by the Director of Development, prior to final adoption of the rezoning, 

.5 Installation ofa minimum 1 City standard bench complete with a concrete pad within the proposed 4.0 m wide 
SRW along Granville Avenue, as part of the Transportation Demand Management (TOM) package in 
consideration for the maximum 10% reduction in the residential parking requirement, as part of the 
Transportation Demand Management (TOM) package in consideration for the maximum 10% reduction in the 
residential parking requirement, according to detailed design drawings that are signed and sealed by a professional 
civil engineer via the Servicing Agreement subject to the satisfaction and final approval by the Director of 
Development, prior to final adoption of the rezoning . 

. 6 Supply and installation of illuminated street name signs at all approaches to the Granville Avenue and S1. A lbans 
Road intersection, as part of the Transportation Demand Management (TDM) package in consideration for the 
maximum 10% reduction in the residential parking requ irement, according to detaile:i design drawings that are 
signed and sealed by a professional civil engineer via the Serv icing Agreement subje:::t to the satisfaction and final 
approval by the Director of Deve lopment, prior to final adoption of the rezoning. 

, 
Prior to a Development Permit· being fonvarded to the Development Permit Paqel fOl' consideration, the 
developer is required to: 

I. Compliance with thc appropriate design guidelines to the satisfaction and approval of the Director of Development 
prior to final Council approval of the Development Pelll1it includ ing cons idcratio.n of the following: 
• Official Community Plan (OCP) Schedule 2.10 - City Centre Area Plan (CCAP) 3.1: General Guidelines; and 
• OCP Schedule 2.1 0 - CCAP 3 .2.7 Sub-Area B.3: Mixed Use High-Rise Residential, Commercial & Mixed Use. 

2. Further architectural and landscape architectural design development of the proposed bui lt form and landscape 
improvements to the satisfaction and approval of the Director of Development prior to fmal Council approval of the 
Development Permit. 

3. Submission of a pub lic art plan prepared by a public art consultant for review by the Public Art Advisory Committee 
as prut of the Development Permit application stage and to the satisfaction and approval of the Director of 
Development prior to fill3i Council approval of the Development Pennit. The value ofthe pub lic art contribution is 
estimated to be approximately $79,926.00 (i.e., 109,263 ftl - 5,463 x $0.77 per ft2) that includes the 5% of total 
contribution toward the City's public art administration. 

4. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscape Security based on 100% of the cost estimate p 'ovided by the Landscape 
Architect, including installation costs. The Landscape Plan should: 
• Comply with the guidelines of the OCP's Lane Establishment and Arterial Road Receve!opment Policies and 
should not include hedges along the front property line; 
• Include a mix of coniferous and deciduous trees; 

" 

Prior to Building ]lermit Issuance, the developer must complete tbe following requirements: 

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

2. Submiss ion of a Construction Parking and Traffic Management Plan to the Transportation Division. Management 
Plan shall include location for parking for services, de1iveries, workers,loading, application fo r 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. 
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3. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 
Development Permit processes. 

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

Note: 

• 
• 

This requi.res a separate application. 

Whcre 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 lhe 
Director ofDeve!opment detenni.nes 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 ofDcvelopment. All agreements shall be in a 
fonn and content satisfactory to the Director of Development. 

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

Signed Date 
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City of 
Richmond Bylaw 8958 

High Rise Apartment (ZHR13) - St Albans (City Centre) 

The Council of the City of Richmond enacts as follows: 

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting Section 19. 13 
thereof the following: 

"19.13 High Rise Apartment (ZHR13) - 5t Albans (City Centre) 

19.13.1 Purpose 

The zone provides for high rise apartment use. 

19.13.2 Permitted Uses 19.13.3 Secondary Uses 
• housing, apartment • boarding and lodging 

• home business 
• community care facility, minor 
• child care 

19.13.4 Permitted Density 

1. The maximum floor area ratio is 2.0, together with an additional 0.1 floor area ratio 
provided that it is entirely used to accommodate amenity space. 

2. Notwithstanding Section 19.13.4.1, the reference to a maximum floor area ratio of 
"2.0n in relation to a building used for multiple-family residential purposes is 
increased to a higher density of "3.0" on sites zoned ZHR1 3, if prior to the first 
occupancy of the building the owner: 

a) provides in the building not less than four affordable housing units and the 
combined habitable space of the total number of affordable housing units 
would comprise at least 5% of the total building area; and 

b) enters into a housing agreement with respect to the affordable housing units 
and registers the housing agreement against the title to the lot, and files a 
notice in the Land Title Office. 

19.13.5 Permitted Lot Coverage 

1. The maximum lot coverage is 90% for buildings. 

19.13.6 Yards & Setbacks 

1. The minimum public road setback along the north property line is 3.0 m. 

2. The minimum side yard setback along the east property line is 0.0 m. 
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Bylaw 8958 

3. The minimum side yard setback along the west property line is 0.0 m. 

4. The minimum rear yard setback along the south property line is 0.0 m. 

19.13.7 Permitted Heights 

1. The maximum height for buildings is 47.0 m geodetic. 

2. The maximum height fo r accessory buildings and structures is 10.0 m. 

19.13.8 Subdivision Provisions/Minimum Lot Size 

1. There are no minimum lot width , lot depth or lot area requirements. 

19.13.9 Landscaping & Screening 

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

19.13.10 On-Site Parking And Loading 

Page 2 

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

19.13.11 Other Regulations 

1. In addition to the regulations listed above, the General Development Regulations in 
Section 4.0 and the Specific Use Regulations in Section 5.0 apply. 

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "High ruse Apartment (ZHR13) - St Albans (City 
Centre)": 

P.l.D.003-554-619 
Parcel "A" (RD43490E) Lot 8 Block "A" Section 16 Block 4 North Range 6 West New 
Westminster District Plan 1262 

P.I.D. 004-033-817 
Lot 9 Except Part on Reference Plan 6590 Block "A" Section 16 Block 4 North Range 6 
West New Westminster District Plan 1262 
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Bylaw 8958 Page 3 

3. Tills Bylaw is cited as "Riclunond Zoning Bylaw 8500 Amendment Bylaw 8958". 

FIRST READING 

PUBLIC HEARlNG 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS 

ADOPTED 

MAYOR 

NOV 1 3 .2012 

CORPORATE OFFICER 

,~'" 
RICHMOND 

APPROVEO 
lorc_111)" 

origIn.dnog 

APPROVED 
10< leo.1I1y 
by SolIcitor 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig, MCIP, MCSLA 
Director of Development 

10 CD~- t\Jov I "1l-01J.
Report to Committee 

Planning and Development Department 

Date: October 15, 2012 

FILE' 1'L-SJw- :>.o-SOi(vO 
RZ 12-620766 

Re: Application by TL Housing Solutions ltd., for Rezoning at 9020 Bridgeport 
Road from Auto-Oriented Commercial (CA) to Health Care (HC) 

Staff Recommendation 

t. That Bylaw No. 8960 to amend the Health Care (He) Zoning District and for the rezoning of 
9020 Bridgeport Road from "Auto-Oriented Commercial (CA)" to "Health Care (He)", be 
introduced and given first reading. 

WC:b 
Atr. 4 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRE]/ OF GENERAL MANAGER 

Community Social Development [B" ,/ / ' £---'./A 
I" / 

/ 
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October 15,2012 - 2 - RZ 12-620766 

Staff Report 

Origin 

TL Housing Solutions Ltd. , has applied to the City for permission to rezone a property located at 
9020 Bridgeport Road from "Auto-Oriented Commercial (CA)" to Health Care (He) in order to 
facili tate the conversion of the existing hotel into a complex care facility. 

The Executive 11m is currently a full -service hotel. This proposed development would create a 
94 bed, complex care fac ility for Vancouver Coastal Health (VCR) with a gross floor area of 
5,017 m2 (54,004 ft?) and net floor area of 4,659 m2 (50, 151 fF) after the renovation. Renovations 
to the Executive Inn would include an addition (approximately 358 m2 or 3,853 fe) primarily to 
enclose and widen exterior walkways . VCH would lise this complex care fac ility to house and care 
for the residents of the Lions Manor (in Steveston) on an interim basis, which would allow for the 
planned redevelopment of the Lions Manor. This proposed complex care facility would then be 
used by VCH on a continuing basis to temporarily accommodate residents of other care facilities 
undergoing renovation or replacement. 

There is no Servicing Agreement associated with this rezoning application since no upgrades or 
improvements are required to the existing roads or infrastructure in the vicinity of this site. 

Findings of Fact 

Item Existing Proposed 

Owner Progressive Construction Ltd. & Maureen Uich same 

Applicant TL Housing Solutions Ltd. same 

Site Size 4,611,89 m1 same 

Land Uses Hote l Complex Care Facility 

OCP Designation - General Commercial same 

Area Plan Designation Urban Centre T5 Urban Centre T5 

Sub-Area Plan Designation Urban Centre TS (3Sm) Urban Centre T5 (35m) 

Zoning Auto Oriented Commercial (CA) Health Care (He) as amended 

Floor Area 4,659 m1 (50 ,151 fF) 5,017 m2 (54,004 ft2) 

Allowable Floor Area Ratio (FAR) 1.5 FAR 1.0 FAR + 0.4 FAR for amenity 

Proposed Floor Area Ratio (FAR) 0.93 FAR 1.0FAR 

Bylaw Required Parking 32 parking stalls 51 parking stalls 

Existing/Proposed Pa rking 82 parking stalls 51 parking stalls 

NEF Designation Aircraft Noise - Area 2 same 

See Attachment I - Location Plan/Air Photo, Attachment 2 - Development Application Data 
Sheet, Attachment 3: Concept Design Drawings and Attachment 4 - Rezoning Considerations. 

Surrounding Development 

To the North: across Bridgeport Road are commercial and industrial buildings zoned 
Auto-Oriented Commercial (CA) and Light rndustrial (IL), 

To the East: across Garden City Road is a gas station and service centre zoned Gas Station 
Commer<;-ial- Bridgeport Village (ZC24), 
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To the South: across Sea Island Way arc vacant single fami ly residential lots zoned Single 
Detached (RS I IF), and 

To the West: a large, commercial bui lding zoned Auto~Orj ented Commercial (CA). 

Re lated Policies & Studies 

Flood Protection: The si te will comply with the Flood Plain Designation and Protect ion Bylaw 
8204 and a flood indemni ty covenant is required to be registered on title prior to final rezoning 
adoption. 

Aircraft Noise: The site is within a aircraft noise Area 2, which allows for all aircraft noise 
sensitive uses (except new single family residential) to be considered subject to compliance with the 
Canadian M0l1gage and Housing Corporation (CMHC) and the American Society of Heating, 
Refrigerating and Air-Conditioning Engineers (ASRRAE) standards identified in the OCP. The 
existing building has air conditioning and the appl icant has agreed that the sleeping units will meet 
CMI-IC standards. A legal agreement is required to ensure compliance with CMHC and ASHRAE 
standards. In addi tion, an acoustical report wi ll be required to verify compliance with CMHC and 
AS HRAE standards prior to issuance of the Building Permit. 

Land Use: Schedule I of the Official Conununity Plan (OCP) designates this site as "Commercial" 
on the Generalized Land Use Map however Schedule 2 of the OCP (Bridgeport Village) designates 
thi s site as Urban Centre T5 and "Institutional Use" is a permitted use in thi s area. The pennitted 
uses in the Area Plan take precedence over the Generalized Land Use Map, therefore no OCP 
amendment is required. 

Consultation 

School Distri ct 

This application was not referred to School District No. 38 (Richmond) because it complies with 
the CCAP This application only involves a 94 bed health care facil ity. 

Ministry of Transportation and Infrastructure (MOTI.) 

This proposed development has been referred to MOTI but no comments have been received to 
date. However this rezoning application remains subject MOTI review and compliance with any 
MOTI requirements is listed as a prior to condit ion in the Rezoning Considerations. 

Public Input 

No comments from the public have been received regarding thi s rezoning appli cation. 

Staff Comments 

Sta lT Technical Review comments are attached. No significant concerns have been identified. 

Vallcouver COU!ital Health (VeIl) Richmond 

The Lions Manor care facility is owned and operated by VCR and licensed under provincial 
regulations. VCH will lease and operate the proposed complex care facility. Licensing 
inspections encompass the enti re facility and its operation including but not limited nursing care, 
the physical plant, the living environment, amenities, kitchen facilit ies and food quality. 
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Land Dedications & Statutory Right-ol-Ways (SRW's) 

There are no required land dedications. A 3.5 m wide SR W is required along Sea Island Way for a 
1.5 m wide boulevard for street trees, grass and automatic irrigation system plus a 2.0 m wide 
sidewalk. The applicant will be required to submit a design for the frontage improvements 
including a cost estimate to the satisfaction oftlle City prior to issuance orthe Building Permit. 
The cost estimate will be used as the basis for a cash contribution by the applicant to City required 
prior to issuance of the Building Permit, for the City to construct the frontage improvements. 

Buildillg Code & Richmond Fire Rescue 

The bu ilding code and fire rescue issues have been addressed including: 

I . Emergency Fire Access: This location has good fue fighter access and will benefit from 
short emergency response times due to the proximity of a Richmond Fire l-Iall. The existing 
building is equipped with a sprinkler system but the applicant will make up-grades regarding 
fire separation and fire protection systems givenlhe wood frame constmction. 

2. Building Code: The appl icant has agreed to address the following code issues at the Building 
Permit stage including: 
• an alternative so lution to the existing non-combustible construction requirement, 
• limited corridor and exit stair widths that preclude occupation by bed ridden residents 

(i.e. all residents must be mobile or able to be moved in wheelchairs), 
• elimination of any mechanical equipment including any refrigeration and dry storage 

areas at or below the 2.9m GSC Flood Construction Level (FCL), 
• locking of doors in exit/egress paths and exit exposure protection. 

Transportation & Traffic 

1. Site Access: There are no frontage improvements requested . No changes are required to the 
vehicle access/egress driveways along Bridgeport Road however minor modifications are 
proposed to the slope of on-site vehicle ramps to the porte cochere area. 

2. Lions Manor - Existing Parking: There are 93 individuals currently living at the Lions 
Manor and none of these residents owns or parks a vehicle on-site. There are 25 existing 0 11-

site parking spaces at the Lions Manor including I wheelchair accessib le stall plus 2 small 
loading spaces and I stall for a medium sized bus. 

3. Richmond Executive lrm - Existing Parking: There are 82 existing parking stalls on site. 
The bylaw requires 3 1 parking stalls for the proposed complex care facility and the applicant 
proposes to retain 51 ex isting parking stalls plus 2 mediwn (SU9) loading spaces. 

4. Transit & TDM Measures: This site is located approximately 500m from the Canada Line 
Bridgeport Station. fn add ition, there are east and west bus stops within 100m of this site 
along Bridgeport Road. There wi ll be space to park the Lions Manor bus on this site. Sea 
Island Way frontage improvements include a 1. 5 m wide landscaped boulevard (tree and 
grass) plus a City standard 2.0 m wide concrete sidewalk. 

Engineering & Site Servicillg 

No major utility infrastructure improvements are required . 
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Urba" Design & Site PlflIlIli"g 

1. Site Context: The existing hotel is surrounded by commercial and industrial bui ldings 
however, this site is already well screened and buffered from surrounding uses by a well 
established landscape edge treatment consisting of large trees and shrubs that will be retained 
and the applicant has committed to further reinforce and supplement this perimeter planting. 

2. Site Planning: The applicant proposes to shift the east parking entrance to the north and 
remove approximately 3 1 parking stalls on the south side of the site. These parking stalls 
will be rep laced by an enclosed outdoor courtyard and amenity space, 

ArchitecllIrtll Form & Chllracter 

Proposed alterations to the building exterior affecting the architectural form and character are: 

I. Building Additions: The applicant proposes to add approximately 358 ml (3853 ftl) to the 
existing building enclosing a portion of the interior courtyard. The proposed renovations 
include a new elevator, office space, treannent areas and amenity space on the 1 st level. On 
the upper levels (2nd and 3rd floors) the renovations are primarily intended to enclose and 
widen exterior hallway corridors to improve circulation. 

2. Fac;ade Modifications: The proposed fac;ade modifications include repainting the exterior of 
the building and alterations to the front entry and pOlie cochere area in order to improve 
overall accessibil ity. 

Buildiug Interior Renovations & A lterlltiolls 

Proposed alterations to the bui lding interior for the proposed complex care facility include: 

I . New exterior courtyard wa ll s built to widen and enclose hallway corridors on all floors as 
well as create additional floor space for offices, treatment, amenity and storage areas. 

2. Creation of open diningl1ivinglactivity areas on the southern "public" side of each floor. 

3. Addition of a new stretcher elevator on the south side of the building. 

4. Incorporation ofa nurse's station, medicine storage and servery near the southern, public 
area of each floor. 

5. Incorporation of a tub room, shower room, and soiUutility room ncar the northern , private 
area of each floor. 

6. Make all ground fl oor resident bathrooms and bedrooms accessible. 

7. Make a portion of the second floor resident bathrooms and bedrooms access ible. 

8. Expand the ground floor commercial kitchen and add storage to the semi-basement level. 

9. Adjust the lobby entrance to fac ilitate ease of access required by this complex care facility. 

Lalldscape & Ope" Splice 

The landscape and open space design accommodates the needs of these elderly residents by: 

I. Edge Conditions: The appl icant has agreed to augment and supplement the existing mature 
landscape around the perimeter of the site with addition plant materials and a perimeter 
security fence. 

367 1911 PH - 113



October 15,2012 -6- RZ 12-620766 

2. South Courtyard: The proposed design incorporates a secluded outdoor space that will 
occupy the southern half of the site. This space is intended to provide sunlit walking paths in 
a soft garden landscape. Raising tbis 'garden' makes it accessible from the ground floor 
liv ing area, as well as creates a buffer by elevating it above street level. Additional uses will 
include picnics, barbeques and games. Further screening will be added through careful 
landscape design including additional tree and shrub planting. An unobtrusive perimeter 
fence will be introduced for security measures . 

3. Interior Courtyard: The landscape treatment of the interior courtyard will be upgraded and 
improved to become an outdoor seating area with good visibility and informal surveillance 
from inside the building. 

Amenities & Accessibility 

1. Seniors Amenities: Proposed amenities for the res idents include multi-purpose rooms on all 
levels, a hairdressing salon, a seating area in the entry lobby, an enclosed and secure central 
outdoor courtyard and a larger south facing outdoor amenity area with circular pathway loops 
in a lush green landscaped courtyard with seating areas to accommodate individuals and 
small groups surrounded by a perimeter fence with a residential character. 

2. Accessibility: A new elevator wit! be added at the south end of the interior courtyard and 
additions to the building will be made to widen existing hallways for improved accessibility. 

Sustaillability & Crime Prevention Through Environmelltal Desigll (CPTED) 

1. Building Re-Purposing: While the proposed renovations are extensive, the Richmond 
Executive Inn is an ideal building to refit for interim seniors housing since the existing floor 
plan layout can be readily adapted to this new purpose. 

2. CPTED and Security: Provisions for enhanced security include 24-hour staff and security 
cameras monitor entry locations, which are all well lit and target hardening of any isolated 
doors, if required. The entire site will be enclosed with a perimeter fence intended to prevent 
residents from inadvertently wandering off-site without supervision. 

Development Permit & Servicing Agreement 

1. Development Permit: The applicant has provided confirmation that tile proposed exterior 
renovations visible to any fronting street are limited to painting and sign changes, which total 
less that $50,000.00. Given the limited scope and cost of proposed exterior renovations this 
rezoning application does not require a Development Permit. 

2. Servicing Agreement: There are no required or requested utility infrastructure improvements 
or site service connection upgrades. There are no frontage improvements required along 
Bridgeport Road at this time. The only frontage improvement requested along Sea Island 
Way is the provision of a 2.0 m wide City standard sidewalk separated from the back of 
existing curb by a 1.5 m wide boulevard planting strip complete with sodded grass, street 
trees and an automatic ilTigation system. The applicant will be required to design these 
improvements and submit a cost estimate at the Building Permit stage together with 
installation of these improvements at their sale cost. These requested improvements do not 
trigger the need for a Servicing Agreement. 
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Analysis 

Building code and emergency fire access issues have been identified and the applicant has agreed 
to resolve these requirements. There are no substantive transportation, engineering, site 
servicing or urban design issues. The proposed building renovations are primarily interior 
alterations. New amenities and upgrades to site and building accessibility are included in the 
proposed renovation. This interim complex care fac ility will he li censed by VCH and will 
comply with all necessary health and safety requirements. 

Conclusion 

Staff recommends support of this proposed rezoning and renovation of the Richmond Executive 
Inn in order to develop a Complex Care Facility to temporari ly house and care for the residents 
of other VCH health care facilities that are undergoing planned renovations. 

rian uzzi , MCIP, MCSLA 
Senior Planner - Urban Design 

BG:cas 

Attachment I: Location Plan and Air Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Conceptual Design Drawings 
Attachment 4: Rezoning Considerations Concurrence 
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Original Date: 10/01112 

RZ 12-620766 Amended Date: 

Attachment 1 B - Aerial Photo Note: Dimensions arc ill METRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-620766 ! Attachment 2 

Address : 9020 Bridgeport Road 

Applicant: TL Housing Solutions Ltd. 

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

Existing Proposed 

Owner: Progressive Construction Ltd . & Maureen lIich same 

Site Size (m2
): 4,611 .89 m2 same 

Land Uses: Hotel Complex Care Facility 

OCP Designation: Commercial same 

Area Plan Designation: Urban Centre T5 (35m) Urban Centre T5 (35m) 

Zoning: Auto Oriented Commercial (CA) Health Care (HC) as amended 

On Future 
I Bylaw Requirement I Proposei'd Variance 

Subdivided Lots ' . . . 
Floor Area Ratio (FAR): Max. 1.0 FAR 1.0 FAR ~' none permitted 

Lot Coverage - Building: Max. 45% 40% none 

Lot Size (min. dimensions): no minimum lot dimensions 4,611.89 m2 none 

Setback - Bridgeport Road (m): Min. 6.0 m 15.2 m Min. none 

Setback - Sea Island Way (m): Min. 6.0 m 6.7 m Mil1: none 

Setback - Side & Rear Yards (m): Min. 6.0 m Min. 10.6 m none 

Height (m): 12.0m 11.9m none 

Off-street Parking Spaces - Total : 1 spaces per 3 beds = 32 51 none 

Off-street Parking Spaces - Type: 
32 R-51 &Small - 051 none 

Regular (R) I Small (S): 

Off-street Loading Spaces -
SU9 - 2&Wa-17-1 SU9-2&W8-17-0 

Variance - based on 
Medium (SU9) & Large (WB-17) no W8·17 deliveries 

Off-street Bicycle Parking 
Class 1 -13 & Class2-13 Class 1 -13 & Class 2·13 

Class 1 & Class 2 

.' Amenity Space - Indoor: not required 235.9 m2 (dining 2. lounge) none 
.' 

Amenity Space - Outdoor: not required ' ,~p~ 1,108.5 m2 (outdoor courtyard) none 

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

Rezoning Considerations 
Development Applications Division 

6911 NO.3 Road, Richmond, Be V6Y 2C1 

RZ 12-620766 . Attachment 4 

Address: 9020 Bridgeport Road File No.: RZ 12-620766 

Prior to fin al adoption of Zoning Am endment Bylaw 8960, the develol}CT is I'cquircd to complete the 
following: 

I. Provincia! Ministry of Trans pOI tat ion & I.nfrastructure Approval. 

2. Provis ion of a 3.5 m wide Publ ic Rights of Passage - Statutory Right of Way (PROP·SR W) for boulevard 
enhancements along the entire Sea Island Way frontage including a 1.5 In wide boulevard planting strip with street 
trees, grass and an automatic irrigation system plus a 2.0 m wide City standard concrete s idewalk., 

3. Regi stration of a legal agreement on title identifying that the proposed development must be designed and constructed 
in a manner that mitigates potential aircraft noise within the proposed complex care facility. The complex care 
facility must be designed and constructed to ach ieve: 

a) CMHC gu idelines for interior noise levels as indicated in the chart below: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms (Sleeping Units) 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"; tandard for interior living 
spaces. 

4. Registration of a nood indem nity covenant on title. 

5. Submission ofa Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscaping Security in the amount of $114,777.00 based on 100% of the cost 
estimate provided by the Landscape Architect, including insta llation costs. The Landscape Plan should: 
• include a mix of coniferous and deci duous trees; and 
• include the dimensions oftrce protection fencing as illustrated on the Tree Retention Plan attached to thi s report. 

Prior to Huildiug Permit Issuance, the developer must complete the following req u.ircmcn ts: 

I. Insta llation of appropriate tree protection fencing around allirees to be retai ned as palt of the development prior to 
any construct ion activities, including building demo lition, OCCUlTing on-si te. 

2. Submiss ion ofa boulevard design fo r Sea Island Way includ ing the provision ofa new 1.5 III wide boulevard planting 
strip at the back of existing curb complete with street trees and sodded grass and a 2.0 III wide sidewalk City standard 
concrete sidewalk along the entire Sea Island Way frontage including an automatic irrigation system. The applicant is 
requi red to engage a civ il engineering consultant to prepare a detailed des ign including a cost estimate to be used for 
bonding purposes. The appl icant is respons ible for al l costs associated with the insta llation of these boulevard 
improvements. 

3. Submit a report and recommendations prepared by an appropriate registered professional, which demonstrates that the 
interior noise levels and thermal conditions comply with the City'S Official Community Plan requirements for 
Aircraft Noise Sensitive Development. The standard required for ai r conditioning systems and their alternatives 
(e.g. ground source heat pumps, heat exchangers and acoust ic ducling) is the ASHRAE 55-2004 "Thermal 
Environmental Cond itions for Human Occupancy" st111da rd and subsequent updates as they may occu r. Maximum 
interior no ise levels (decibels) within the dwel ling units Illust ach ieve CMHC standards follows: 

3671911 
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Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 4S decibels 

4. Submission of a Construction Park ing and Traffic Management Pl an to the Transpol1ation Division. Management 
Plan shall include location for parki ng for services, deliveries, workers, load ing, application for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCO Traffic Regulation Section 01570. 

5. Obtain a Build ing Penni! (BP) for any construction hoarding. If construction hoarding is required to temporari ly 
occupy a public street, the air space above a pub lic street, or any part thereof, additional Ciry approvals and associated 
fees may be req uired as part of the Bui lding Permit. For additional infonnation, contact the Build ing Approvals 
Div ision at 604-276-4285. 

Note: 

• 
• 

This requires a separate application. 

Where the Dircctor of Development deems appropriatc, thc 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 agreemcniS to be registered in the Land Title Office slmll, unless the 
Director of Development dctcnnines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security 10 the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding pcnnits, as deemed necessary or advisable by the Director of Deveiopment, 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 Develop-rnent Pennit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infraslrUcture. 

Signed Date 

367 191 1 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8960 (RZ 12-620766) 

9020 BRIDGEPORT ROAD 

Bylaw 8960 

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

1. Richmond Zoning Bylaw 8500 is amended by inserting the following text into the Other 
Regulations of the Health Care (HC) Zone (Section 13.4. 11.2): 

"13.4. 11.2 
The fo llowing are site-specific zone regulations applicable to the lot at: 
9020 Bridgeport Road 
P.I.D.002-672-855 
Parcel "S" Sections 27 and 28 Block 5 North Range 6 West New Westminster 
District Reference Plan 60997 

a. Res idential security/operator unit is not a permitted use on this site. 
b. Congregate housing is a permitted use on this site but no independent 

dwe ll ing units are pennitted on this site. 
c. There is no on-site loading requirement for a large service vehicle (WB- I?)." 

2. The Zoning Map of the City of Richmond, which accompanies and fonns part of Richmond 
Zoning and Development Bylaw 8500, is anlended by repeal ing the existing zoning 
designation of the fo llowing area and by designating it Health Care (HC). 

P.I.D.002-672-855 
Parcel "B" Sections 27 and 28 Block 5 North Range 6 West New Westminster 
District Reference Plan 60997 

3. This Bylaw may be cited as "Richmond Zoning and Development Bylaw 8500, 
Amendment Bylaw 8960". 

FIRST READING NOV 1 3 2012 
""">' RICHMOND 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

APPROVED 

,,"_'l-_ 
w-

APPROVED 
by Dlroctor 
or SoIlo:iIor a 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

, 

TV Lo~-tJDIJ I:';)-Dld-. 
Report to Committee 

Planning and Development Department 

Date: October 11, 2012 

File: RZ 12-613927 
'.,.~ -- <:;~ C:0 0 ·-::to - ,?et ~'3;. 

Re: Application by Yamamoto Architecture Inc. for Rezoning at 9111 Williams Road 
from Single Detached (RS1 /E) to Low Density Townhouses (RTL4) 

Staff Recommendation 

That Bylaw No. 8963, for the rezoning of9111 Williams Road from "Single Detached (RS1!E)" 
to "Low Density Townhouses (RTL4)", be introduced and given first reading. 

d;,;;:r/ 
wa#yar 
DirectGt of velopment 

EL: 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCUR~~~~ANAGER 
Affordable Housing 0" 

,y / 

I 
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October 11,2012 - 2 - RZ 12-613927 

Staff Report 

Origin 

Yamamoto Architecture Inc. has applied to the City of Richmond for permission to rezone 
9111 Williams Road (Attachment 1) from Single Detached (RSllE) to Low Density 
Townhouses (RTL4) in order to permit the development cffour (4) townhouse units on the site 
with vehicle access from 9071 Williams Road (Attachment 2). 

Findings of Fact 

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

Surrounding Development 

To the North: Existing sing!e~family homes on lots zoned Single Detached (RSI/E). 

To the East: Recently approved (under construction) 9-unit townhouse project with access 
from Williams Road. 

To the South: Across Williams Road, three (3) single-family homes on lots zoned Single 
Detached (RS lIE) and South Arm Park. 

To the West: A 9-unit townhouse complex with access from Williams Road. A cross-access 
easement is registered on title of this site (9071 Williams Road) to provide access 
to the subject site. 

Related Policies & Studies 

Arterial Road Redevelopment and Lane Establishment Policies 

The cunent City' s Lane Establishment and Arterial Road Redevelopment Policies (amended 
June, 2006) guide residential infill development for properties located along arterial roads, which 
also establish a set of location criteria and development guidelines to which residential 
development proposals must comply with. 

The subject development site complies with all of the location criteria except for the site width. 
Since the subject site is an orphaned lot landlocked by the adjacent developm<:!nts and a cross 
access easement is provided from 9071 Williams Road, it can be considered as an extension of 
the townhouse development to the west. Access along the frontage is not required, which would 
provide a higher quality pedestrian envirorunent along the fronting street. 
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October 11, 2012 - 3 - RZ 12-613927 

Floodplain Management Implementation Strategy 

The applicant is required to comply with the Flood Plain Designation and Protection Bylaw 
(No. 8204). In accordance with the Flood Management Strategy, a Flood Indemnity Restrictive 
Covenant specifying the minimwD flood construction level is required prior to rezoning bylaw 
adoption. 

Affordable Housing Strategy 

The applicant proposes to make a cash contribution to the affordable housing reserve fund in 
accordance to the City' s Affordable Housing Strategy. As the proposal is for townhouses, the 
applicant is making a cash contribution of $2.00 per buildable square foot as per the Strategy; 
making the payable contribution amount of $11 ,880.00. 

Staff Comments 

Trees Retention and Replacement 

A Tree Survey (Attachment 4) and a Certified Arborist's report was submitted by the applicant 
in support of the application. Three (3) bylaw-sized trees are identified on site and they are all in 
poor condition. All of these trees have been previously topped and as a result exhibit significant 
structural defects such as previous stem failure, narrow and weak secondary stem unions at the 
main branch union (below previous topping cuts), and co-dominant stems with inclusions. in 
addition, the existing site grade is located approximately 1.0 m below the crown of the road and ' 
as a result, the required grade changes to meet the Flood Plain Bylaw requirements would further 
limit the viability of existing trees. Therefore, staff concur with the Arborist's recommendation 
to remove all three (3) trees. Based on the 2: 1 tree replacement ratio goal stated in the Official 
Conununity Plan (OCP), six (6) replacement trees are required. 

According to the Preliminary Landscape Plan (Attachment 2), the developer is proposing to 
plant all of the required replacement trees on site. Tree replacement planting details will be 
refmed as part of the Development Permit application. Should the applicant wish to begin site 
preparation work after Third Reading of the Rezoning Bylaw, but prior to Final Adoption of the 
Rezoning Bylaw, the applicant will be required to obtain a Tree Permit and submit 100% of the 
landscape security (i.e. $3,000) to ensure the replacement planting is provided. 

Site Servicing and Vehicle Access 

No servicing concerns. Site analysis for service connections will be required at Building Permit 
state. 
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October 11,2012 - 4 - RZ 12-613927 

Sole vehicular access to this new townhouse project is to be from Williams Road through the 
existing Access Easement (BB709772) on the adjacent property (9071 Williams Road) only. No 
direct vehicular access is permitted to Williams Road. This access arrangement was envisioned 
when the original Rezoning and Development Permit applications for the adjacent townhouse 
development at 907 1 Williams Road were approved by Council. Registration of a legal 
agreement on title ensuring vehicle access is from this Access Easement on 9071 Williams Road 
will be required prior to final adoption of the rezoning bylaw. Removal of the existing sidewalk 
crossing and reinstatement of the side walk will be done through a City Work Order at 
developer's cost prior to issuance of a Building Permit. 

lndoor Amenity Space 

The appl icant is proposing a contribution in -lieu of on-site indoor amenity space in the amount 
of $4,000 as per the Oflicial Community Plan (OCP) and Council policy. 

Outdoor Amenity Space 

Outdoor amenity space wi ll be provided at the northwest comer of the site and is adequately 
sized based on Official Community Plan (OCP) guidelines. The proposed outdoor amenity space 
will be consolidated with the outdoor amenity area of the adjacent development to the west. This 
arrangement was envisioned when the original Rezoning and Development Permit applications 
for the adjacent townhouse development at 9071 Williams Road were approved by Council. A 
cross-access easement on 9071 Williams Road has already been secured; a cross-access 
easement over the shared outdoor space on the subject site is required prior to rezoning bylaw 
adoption. The agreement must include language to ensure that no fencing dividing the 
consolidated outdoor amenity area is pennitted. 

The design of the children's play area and landscape details will be refined as part of the 
Development Permit application. 

Public Input 

The appl icant has forwarded confirmation that a development sign has been posted all the site. 
Staff did not receive any telephone calls or written correspondence expressing concerns in 
association with the subject application. 

The applicant has also advised that the proposal including the proposed vehicle access and 
outdoor amenity space design were presented to the Strata Council at 9071 Williams Road and 
there is no concern. 

36 S4722 
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October 11, 2012 -5 - RZ 12-613927 

Analysis 

OCP Compliance - Arterial Road Developments 

The proposed development is generally consistent with the Development Permit Guidelines for 
multiple-family projects contained in the Official Community Plan (OCP). TI1e proposed height, 
siting and orientation of the buildings respect the massing of the existing single-family homes to 
the north and the townhouse developments to the east and west. All units are two (2) storeys in 
height and this massing will be controlled through the Development Permit process. 

Requested Variances 

Based on the review of the current site plan for the project, the following variances are being 
requested: 

1. Reduce the minimum lot width on local arterial road from 40.0 m to 20.12 m. 

2. Reduce the minimum west side yard setback from 3.0 m to 1.7 rn to for a single-storey 
garbage and recycling enclosure attached to a street fronting building located adjacent to 
the entry driveway of the development to the west. 

3. Allow one (1) small car parking stall in each ofthe side-by-side garages (4 small car 
stalls in total). 

Staff support the first variance since the subject site is an orphan lot located between two (2) 
recently developed townhouse complexes. The second and third variances will be reviewed in 
the context of the overall detailed design of the project, including architectural form, site design 
and landscaping at the Development Permit stage. 

Design Review and Future Development Permit Considerations 

A Development Permit will be required to ens1:ue that the development at 9111 Williams Road is 
sensitively integrated with adjacent developments. The rezoning conditions will not be 
considered satisfied until a Development Permit application is processed to a satisfactory level. 
In association with the Development Permit, the following issues are to be further examined: 

• Guidelines for the issuance of Development Permits for multiple-family projects 
contained in Section 9.3 (Multiple-Family Guidelines); 

• Detailed review of building form and architectural character; 

• Detailed review of the design of the consolidated outdoor amenity space, including site 
grade and enhancement of the outdoor amenity area to maximize use; 

• Opportunities to maximize permeable surface areas and articulate hard surface treatment; 
and 

• Provision of a convertible unit and other accessibility/aging-in-place features. 

Additional issues may be identified as part of the Development Permit application review 
process. 
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October 11,2012 

Financial Impact or Economic Impact 

None. 

Conclusion 

-6- RZ 12-613927 

The subject infill development proposal is generally consistent with the Official Community Plan 
(OCP) regarding developments along local arterial roads. Further review of the project design 
will be required to ensure a high quality project, and will be completed as part of the future 
Development Pcnnit process. On this basis, staff recommend that the proposed rezoning be 
approved. 

/-~-=-
./ 

Edwin Lee 
Planner I 
(604-276-4121) 

EL:b1g 

Attachment 1: Location Map 
Attachment 2 : Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: Tree Survey 
Attachment 5: Rezoning Considerations Concurrence 
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ATTACHMENT 1 

Original Date: 07/10/12 

RZ 12-613 927 Amended Date: 

Not<:: Dimensions arc in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 12-613927 Attachment 3 

Address: 9111 WiJliams Road 

Applicant: Yamamoto Architecture Inc. 

Planning Area(s): -"B'.'ro~a",d",m",o"o~r _________ _______________ _ 

Owner: 0868256 B.C. Ltd. No Change 

No Change 

Land Uses: Single-Family Residential Multip le-Family Residential 

ocp Designation: Low-Density Residential No Change 

Area Plan Designation : N/A No Change 

702 Policy Designation: N/A No Change 

Zoning; Single Detached (RS1/E) Low Density Townhouses (RTL4) 

Number of Units : 4 

Other Designations: N/A No Change 

On Future 
Bylaw Requirement I Proposed Variance Subdivided Lots 

Floor Area Ratio: Max. 0.60 0.60 none permitted 

Lot Coverage - Building: Max. 40% 39% none 

Lot Coverage Non-porous 
Max. 65% 65% max. none Surfaces: 

Lot Coverage - Landscaping: Min, 25% 25% min. none 

Setback - Front Yard (m): Min. 6.0 m 6.0m none 

Setback - East Side Yard (m): Min. 3,0 m 3.0 m none 

Setback - West Side Yard (m): Min. 3.0 m 1.7 m 
v ariance 
required 

Setback - Rear Yard (m): Min. 3,0 m 4.5 m none 

Height(m): Max. 12.0 m (3 storeys) 2 storeys (12.0 m max.) none 

Lot Width: Min. 40.0 m 20.12 m 
variance 
required 

Off-strere;~arking ~~~~~s- 2 (R) and 0.2 (V) per unit 2 (R) and 0.25 (V) per 
none Reaular R I V isitor V : unit 

. Off*street Parking Spaces - Total: 9 9 none 

PH - 146



September 18, 20 12 - 8 - RZ 12-613927 

On Future 
Bylaw Requirement Proposed Variance Subdivided Lots 

Tandem Parking Spaces: Not permitted none none 

Small Car Parking Spaces Not pe rmitted 4 
variance 
required 

Handicap Parking Spaces: none none 

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

Amenity Space - Outdoor: 
Min. 6 m~ x 4 units 

54 m1 

- 24 m1 none 

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

3654722 PH - 147



I 

rr=================================================~. ~ATTACHMENT4 
TOPOGRAPHIC SURVEY OF LOT 65 EXCEPT: PART SUBDIVIDED BY PLAN 34657: 
SECTION 27 BLOCK 4 NORTH RANGE 6 WEST 
NEW WESTMINSTER DISTRICT PLAN 27556 o 
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City of 
Richmond 

ATTACHMENT 5 

Rezoning Considerations 
Development Applications Division 

6911 NO.3 Road, Richmond, Be V6Y 2C1 

Address: 9111 Williams Road File No.: RZ12-613927 

Prior to final adoption of Zoning Amendment Bylaw 8963 ,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 ensuring that the only means of vehic!e access is from the existing access 
easement (BB709772) on the adjacent property to the west (9071 Williams Road) and that there be no direct access to 
Williams Road. 

3. Registration of a cross-access easement over the outdoor amenity area between the subject site and the adjacent 
property to the west (9071 Williams Road) for shared use of open space . The Agreement must include languages to 
ensure that no fencing dividing the consolidated outdoor amenity area is permitted. 

4. Contribution of $1 ,000 per dwelling unit (e.g. $4,000) in-lieu of on-site indoor amenity space. 

5. City acceptance of the developer's offer to voluntarily contribute $2 .0 per buildable square foot (e.g. $11,880) to the 
City's affordable housing fund. 

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

Prior to Building Permit Issuance, the developer must complete the foUowing requiremeuts: 
1. Submiss ion of a Cqnstruction Parking and Traffic Management Plan to the Transportation Division. Management 

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

2. 1ncorporatioll of accessibility measures in Building Penn it (BP) plans as determined via the Rezoning andlor 
Development Pennit processes. 

3. Removal of the existing sidewalk crossing and reinstatement of the sidewalk to be done at the developer's sole cost 
via C ity Work Order. 

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 
Division at 604-276-4285. 

No te: 

• 
• 

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. 

AI! agreements to be registered in the Land Title Office shall have priority over al! such liens, charges and encumbrances as is 
considered advisable by the Director of Development. AI! agreements to be registered in the Land Title Office shaH, 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, equitablelrent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shaH be in a 
form and content satisfactory to the Director of Development. . 
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• Additional legal agreements, as detennined via the subject development's Servicing Agreement(s) and/or Development Pennit(s), 
and/or Building Pennit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, 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. 

• Private utility companies may require rights-of-ways to accommodate their equipment. It is recommended that the developer 
contact the private utility companies to learn of their requirements. 

[signed original on file] 

Signed Date 

3654722 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8963 (RZ 12-613927) 

9111 Williams Road 

Bylaw 8963 

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

1. The Zoning Map of the City of Richmond, which accompanies and fonns part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zonIng designation of the 
following area and by designating it LOW DENSITY TOWNHOUSES (RTL4). 

P.ID.008-903-905 
Lot 65 Except: Part Subdivided by Plan 34657; Section 27 Block 4 North Range 6 West 
New Westminster District Plan 27556 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8963". 

FIRST READING 

A PUBLIC HEARlNG WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUfREMENTS SATISFIED 

ADOPTED 

MAYOR . 

36M282 

NOV 1 3 2012 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

" 
Ll 

APPROVED 
by Dlf9Ctor 
or ScHc:~o r 

J-t 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

16 Ct!0lJov ,.;o~ X,ur-. 
Report to Committee 

Planning and Development Department 

1'0 feN . NN"2D "WLi.--
Date: October 23,2012 

File: C!3z 12-6174361 

1').·10_0-').0 - W.'l 
Re: Amendment to Single-Family Lot Size Policy 5467 in Section 23-4-7 

Application by Van[ux Development Inc. for a Rezoning at 4691,4731 and 4851 
Francis Road from Single Detached (RS1/E) and Land Use Contract (LUC061) to 
Single Detached (ZS21) - Lancelot Gate (Seafair) 

Staff Recommendation 

1. That Single-Family Lot Size Policy No. 5467 in Section 23-4-7, adopted by Council on 
March 15, 1999, be amended to exclude those properties fronting Francis Road between 
Lancelot Gate and Railway Avenue as shown on Attachment 4 to the report dated 
October 23, 2012, from the Director of Development. 

2. That the provisions of "Land Use Contract 061" be discharged from 4851 Francis Road 
and that Bylaw 8965, to create" Single Detached (ZS21) - Lancelot Gate (Seafair)", and 
for the rezoning of 4691, 4731 and 4851 Francis Road from "Single Detached (RS lIE) 
and Land Use Contract (LUC061)" to "Single Detached (ZS21) - Lanoelot Gate 
(Scafair)", be introduced and given first reading. 

a 2, 
wa~>~ 
Director-£[ D elopment 
(60 47- 25) 

WC:cl 
Att.(lI) 

ROUTEOTo: 

Affordable Housing 

3656893 

REPORT CONCURRENCE 

CONCURRENCE CONCU RRENCE OF GENERAL MANAGER 

.y' ~ £r-r.lfi 
r 

I 
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October 23, 2012 - 2 - RZ 12-617436 

Staff Report 

Origin 

Vanlux Development Inc. has applied to rezone a 3,613 m2 (38,891 ft2) site consisting of three 
(3) lots located at 4691, 4731 and 4851 Francis Road (Attachment 1) from Single Detached 
(RS1 /E) and Land Use Contract (LUC061) to Single Detached (ZS21) - Lallcelot Gate (Seafair) 
for the purpose of creating five (5) single-family Jots approximately 15.3 m (50 ft.) wide 
(Attachment 2). 

This application requires an amendment to the existing Single-Family Lot Size Policy 5467 
(Attachment 3), which has been in effect for over five years. Prior to being able to consider this 
rezoning application, the existing Single-Family Lot Size Policy 5467 must be amended to allow 
properties fronting Francis Road between Lancelot Gate and Railway A venue to be excluded 
from the Policy (Attachment 4). 

Background 

On December 10, 2010, the developer submitted a Rezoning application (RZ 10-555932) to 
rezone the subject site to Medium Density Townhouses (RTMl) in order to develop a 19-unit 
townhouse complex on site. 

On Apri l 5, 2011, prior to a staff report being presented to Planning Committee for review, a 
group of residents from the (ancelot Gate Subdivision made a delegation to the Committee 
opposing the proposed townhouse development. 

On June 10,2011 , the developer withdrew the townhouse application (RZ 10-555932) in 
response to the feedback from the area residents. 

The developer has worked with the area residents on various development scenarios in the past 
year and gotten support from the immediate neighbours on the proposed 5-lot subdivision. An 
e-mail from the resident group can be found in Attachment 5. The requests from the area 
residents are summarized below with responses to the requests provided in italics. 

1. A 10.0 ill rear yard setback on the new lot. 

A provision (0 require a minimum J O. 0 m rear yard setback is included in the proposed 
site specific zone. 

2. Maximum lot elevation and building height, including any required increases in lot 
elevation, to be "basically" match those of immediately adjacent homes to the north. 

The provisions related to building height in the proposed site specific zone is exactly the 
same as in the Single Detached (RSJ/E) zone o/the adjacent properties to the north. Any 
grade manipulation will be abided by the zoning bylaw. Perimeter drainage will be 
required at the Building Permit stage. 
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3. Lot coverage to be limited to between 2,800 and 3,000 square feet. 

A provision to limit the lot coverage for buildings to the lower of 40% a/the lot area or 
278.7 m2 (3, 000 fll) is included in the proposed site specific zone. 

Related Policies & Studies 

ocp Designation 

The Official Community Plan's (OCP) Specific Land Use Map designation for this property is 
"Low-Density Residential". 

Lot Size Policy 5467 

The subject property li es within an area affected by Single-Family Lot Size Policy 5467. which 
was adopted by COlll1cil on March 15, 1999 (Attachment 3). This Policy currently restricts 
rezoning and subdivision of properties along Francis Road to Single Detached (RS2/E) except 
for 4271, 4415/4417, and 473 1 Francis Road (one of the subject properties), in which case Single 
Detached (RS2/C) is permitted. These lots were identified in the Policy because these are the 
only lots that were wide enough for a two (2) lot subdivision under the Single Detached (RS2/C) 
zone without a land assembly. 

Arterial Road Redevelopment and Lane Establishment Policies 

The subject site is not specifically identified for development on the arterial road maps in the 
existing OCP or the proposed new OCP . The subject application is being brought forward fo r 
consideration based on its own merits because it doesn't involve compact single-family or coach 
house lots with a lane nor a townhouse proposal. 

Part 1 Proposed Amendment to Lot Size Policy 5467 

The proposed amendment to Lot Size Pol icy 5467 (Attachment 4) would exclude properties 
fronting Francis Road between Lancelot Gate and Railway Avenue from the current policy area. 

Consultation 

In September 20 12, a letter regarding the proposed amendment to Lot Size Policy 5467 in 
Section 23 -4-7 (Attachment 6) was sent to the owners and residents of all properties within the 
pol icy area. There have been no concerns expressed by the owners/residents about the proposed 
amendment and single-family subdivision. 

A separate letter (Attachment 7) to the owners and residents of all properties within the 
Lancelot Gate Subdivision (see Attachment 8 for consultation area) was also sent out in 
September 2012 to notify the area residents of the single-family subdivision proposal. One 
telephone call was received and concern regarding parking on the local street was expressed. 
Staff explained to the resident that the parking requirements for the proposed new single-family 
lots will be the same as those for the existing single-family development within the 
neighbourhood (i .e., two (2) parking spaces per lot); additional parking could be· provided on the 
driveway onsite. 
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Staff Comments 

The current Lot Size Policy 5467 permits one (1) of the three (3) lots within the subject site 
(4731 Francis Road) to be rezoned and subdivided as per Single Detached (RS2/C) (minimum 
13.5 m wide frontage). With a lot width of 40.2 m, 4731 Francis Road is 0.3 m short for a three 
(3) lot subdivision. Under the current Lot Size Policy 5467. there is no development potential 
for 4691 Francis Road (zoned RS lIE) and 4851 Francis Road (in LUe 061), 

The applicant is proposing to rezone the subject site to allow the three (3) existing lots to 
subdivide into five (5) single family lots, each with a lot width of approximately 15.0 m (50 ft.). 
Due to the deep length of the subject site, the sizes oftbe proposed lots (range from 671.4 m2 to 
750.3 m2

) are well beyond the minimum lot area requirement of 550 m2 under the RSI /E zone, 
which is the zoning for the adjacent single-family developments to the north and west. 

Although the proposal is not consistent with the minimum lot size (width) supported in the 
Single-Family Lot Size Policy, it is consistent with the overall intent of the OCP and the intent of 
Lot Size Policy 5467 to allow larger lots fronting on Francis Road to be subdivided into 13.5 m 
wide lots. The rezoning is also consistent with Council's desire to replace a Land Use Contract 
with zoning. 

Proposed Single Detached (ZS21) - Laneelot Gate (Seafair) 

A site specific zone is being proposed for the subject site in order to incorporate the specific rear 
yard setback (10.0 m) and maximum lot coverage for buildings request from the neighbours. 
The proposed Single Detached (ZS21) - Lancelot Gate (Seafair) zone is drafted based on the 
current Single Detached (RS2/C) and Single Detached (RS21E) zones to ensure compatibility to 
the adjacent single-family developments. 

Typically, a 9.0 m front yard setback is required for RS2/C lots fronting on an arterial road. 
However, due to the increase of rear yard setback, a reduced front yard setback to a single storey 
garage is proposed. 

Please see the table below for a comparison among the three (3) different single-family 
residential zones: 

Single Detac hed Single Detached Proposed Site Spccific Residentia l 
(RS2/E) (RS2 /C) (Single Detachcd) Zone 

Front Yard Setbacl{ 6.0rn 9.0 m (where 9.0111 (except that a sillgle story 
the driveway garage attached to tlte prillcipal 

access is on an building maybe located ill the 

arterial road) fro nt yard but 110 closer thall 
6.0 HI 10 tll e/rollt lof line) 

Interior Side Yard 1.8 m to 2.0 rn 1.2 rn Urn 
Setback 
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October 23, 2012 - 5 - RZ 12-617436 

Cont. Single Detached Single Detached Proposed S ite Specific Res idential 
(RS21E) (RS2/C) (Sing le Detached) Zo ne 

Rear Yard Setback 6.0m 6.0m lO.Om 

, 
Min im um Width IS.Om 13.5 m 13.5 m 

Min imum Lot Area 550 m' 360 m' 550m2 

Lot Coverage for 45% 45% 45%. bUIIIO greater thun 
Buildings 278.7 m' (3,000 ft') 

Lot Coverage for 30% 25% 30% 
Landscaping with Live 
Plant Materia l 

All other provisions under the three (3) zones, including Permitted Uses, Permitted Density, 
Permitted Heights, and On-Site Parking, are identical. 

Analys is 

Option 1: Retain the existing Single Family Lot Size Policy 5467 (Not Recolllmende(/). 

Under tbis option: 

• No subdivision potential for properties fronting Francis Road between Lancelot Gate and 
Railway A venue except for a 2-lot sp lit at 473 1 Francis Road. 

• No Affordable Housing contributions will be provided; 4731 Francis Road can be 
subdivided into two (2) lots under the current RS11E zone; no rezoning is required. 

• 4851 Francis Road remains in LUC06 1; where limited provisions are "included to control 
the massing of the dwellings. 

• No road dedication will be provided along Francis Road for future road widening at the 
Francis Road/Railway A venue intersection. 

• No infrastructure upgrades or frontage improvements along the frontage will be provided 
by the developer since no rezoning is required fo r the 2-lot subdivision at 4731 Francis 
Road. 

• No additional rear yard setback or reduced lot coverage for buildings, as requested by the 
neighbours to the north. 
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Option 2: Amend Lot Size Policy 5467 to exclude those properties fronting Francis 
Road between Lancclot Gate and Railway Avenue (Recommended). 

Under this option: 

• Rezon'ing and subdivision of properties along Francis Road between Lancelot Gate and 
Railway Avenue would be based on its own merit. 

• LUC061 at 4851 Francis Road will be discharged and replaced with zoning, where 
building height and massing, front and rear yard setbacks, as well as lot coverage for 
building and landscaping will be controlled by zoning. 

• Landscaping in the front yards of the newly created lots will be reviewed by staff as 
landscape plans are required fo r arterial road developments. 

• Infrastructure upgrades, frontage improvements, and road dedication for future road 
widening will be provided through rezoning. 

• Affordable Housing v.dll be provided through rezoning of the site. 

• Additional rear yard setback on the proposed lots and reduced lot coverage for buildings 
wil! be required through rezoning, as requested by the owners and residents of the 
adjacent properties to the north. 

• The amended Single~Family Lot Size Policy 5467 would be implemented for a minimum 
of five (5) years (to 2017). 

• The rest of the properties on the block would have no subdivision potential on an 
individual basis. 

Part 2 - Proposed Rezoning of 4691,4731 and 4851 Francis Road 

A Development Application Data Sheet providing details about the development proposal is 
attachcd (Attachment 9). 

Surrounding Development 

To the North: Existing single~family homes on lots zoned Single Detached (RSllE) fronting 
Lancelot Drive. 

To the East: Geal Road right-of-way (unopened road), a linear railway right-of-way, and then 
Rail way Avenue. 

To the South: Across Francis Road, a low-density townhouse complex in Land Use 
Contract (LUC009). 

To the West: Existing single-family homes on lots zoned Single Detached (RS 1IE) fronting 
Francis Road. 
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Staff Comments 

Tree Preservation and Replacement 

A Tree Survey and a Certified Arborist's Report were submitted in support of the application; 22 
bylaw~sized trees on site were identified and assessed . 

. Tree Removal 

One (1) Maple tree and 20 fruit trees (I7 Cherry, 2 Plum and 1 Apple) are identified for removal. 
These trees all have either existing structural defects (previously topped, upper canopy cavities 
or inclusions) and/or are in visible decline. In addition, the City's Tree Preservation Coordinator 
concurred with the Arborist's recommendations to remove a 25 ern cal Norway Maple tree that 
would be impacted by the driveway and grade changes. Based on tile 2: 1 tree replacement ratio 
goal stated in the OCP, 42 replacement trees are required. Based on the size requirements for 
replacement trees in the Tree Protection Bylaw No. 8057, replacement trees with the following 
minimum calliper sizes are required: 

# Trees to dbh # of replacement Min. ca lliper of oc Min. height of 
be I'emoved trees required deciduous tree coniferous tree 

II 20-30 em 22 6em 3.5 m 

3 31-40 em 6 8 em 4.0 m 

2 41-50 em 4 gem 5.0 m 

2 51-60 em 4 lO em 5.5 m 

3 60em + 6 II em 6.0m 

In order to ensure that the proposed replacement trees will be planted and that. the front yard of 
the lot will be enhanced, a Landscape Plan, prepared by a registered landscape architect, and a 
landscaping security, based on 100% of the cost estimates provided by the landscape architect, 
must be submitted prior to final adoption of the rezoning bylaw. The landscape plan should 
comply with the guidelines of the Official Community Plan's Arterial Road Redevelopment 
Policy and include a landscape area in the front yard as well as 42 rep lacement trees (a mix of 
coniferous and deciduous). If replacement trees cannot be accommodated on-site, cash-in-lieu 
($500/tree) for off-site planting would be required. 

Tree Retention on Site 

A 50 em cal Red Maple tree located along the Francis Road street frontage is in good condition. 
Since this tree is located along the periphery of the site retention is more feasible. A Tree 
Survival Security to the City in the amount of $2,000 is required to ensure that the Red Maple 
tree will be protected. The City will release 90% of the security after construction and 
landscaping on the future lots are completed, inspections are approved, and an acceptable post
construction impact assessment report is received. The remaining 10% of the security would be 
released one (1) year later subject to inspection. 

PH - 159



October 23, 2012 - 8 - RZ 12-617436 

Neighbouring Trees 

Three (3) trees located on the neighbouring property to the north (4891 Lancelot Drive) and to 
the west (4671 Francis Road) are identified to be retained and protected. Tree protection fencing 
is proposed on site (see Tree Retention Plan in Attachment 10). As a condition to rezoning, the 
applicant is required to submit proof of contract with a CCltified Arborist to monitor all works to 
be done near or within all tree protection zones. 

Site Servicing 

No servicing concerns. As a condition of rezoning, the developer is required to dedicate a 2.0 m 
wide strip of property along the south property line of the site, up to 70.0 m measured from the 
Railway Avenue intersection stop bar eastbound. 

The developer is also required to enter into a standard Servicing Agreement for the design and 
construction of frontage improvements from the west property line of the site to Railway 
Avenue. The improvements to include, but not limited to: 1.5 m concrete sidewalk at the new 
north property line of Francis Road with grass and treed boulevard between the new sidewalk 
and the existing curb. Improvements should also include new curb and gutter as well as a 
standard wheelchair ramp at the curb return. Existing signal pole will also need to be relocated. 
Please see Rezoning Considerations (Attachment 11) for details. 

Vehicle Access 

Vehicle accesses to the new lots are to be from Francis Road; individual driveways are to be 
paired and designed to City standards (i.e., 5.0 m wide and a minimum distance of 1.0 m flare to 
flare). 

Registration of a Restrictive Access Covenant is required to ensure that the individual driveways 
are designed to permit vehicles to turn around onsite, in order that vehicles do not back out onto 
Francis Road. 

Subdivision 

Prior to approval of Subdivision the developer will be required to pay Development Cost 
Charges (City & GVS&DD), School Site Acquisition Charge, Address Assignment fee, and 
Servicing costs. 

Affordable Housing 

The Richmond Affordable Housing Strategy requires a secondary suite to be-contained in the 
future dwelling on-site or a cash-in-lieu contribution of $1.00 per square foot of total building 
area toward the Affordable Housing Reserve Fund for this single-family rezoning application. 

The applicant has agreed to provide a voluntary cash contribution for affordable housing based 
on $1 per square foot of building area for single-family developments (i .e. $ 17,682.29). Should 
the applicant change their mind about the Affordable Housing option selected to providing a 
legal secondary suite on three (3) of the five (5) future lots at the subject site, the applicant will 
be required to enter into a legal agreement registered on Title, stating that no final Building 
Permit inspection will be granted until the secondary suites are constructed to the satisfaction of 
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October 23 , 2012 - 9- RZ 12-617436 

the City, in accordance with the Be Building Code and tbe City's Zoning ByJaw. This legal 
agreement will be a condition of rezoning adoption. This agreement will be discharged from 
Title on the lots without the secondary suite, at the initiation of the applicant, after the 
requirements arc satisfied. 

Floodplain Management Implementation Strategy 

The applicant is required to comply with the Flood Plain Designation and Protection Bylaw 
(No. 8204). In accordance with the Flood Management Strategy, a Flood lnd..;mnity Restrictive 
Covenant specifying the minimum flood construction level is required prior.to rezoning bylaw 
adoption. 

Analysis 

The developer replaced the original 19-unit townhouse development proposal with this new five 
(5) single-family lot subdivision (with a large rear yard setback) in response to the feedback of 
the area residents. The proposed land use, site layout, and building massing relates to the 
sun-ounding neighbourhood context. There were no opposition letters received while an e-mail 
in support of the revised proposal was submitted. 

The rezoning of the site would replace Land Use Contract (LUC061) on 4851 Francis Road with 
zoning and would create a more coherent streetscape along Francis Road. 1n .addition, the 
proposed development would provide the neighbourhood with a new sidewalk and boulevard to 
tJ"te Railway Avenue intersection and enable future road widening on Francis Road. 

Financial Impact or Economic Impact 

None. 

Conclusion 

The proposed rezoning application to create five (5) new single- family lots is appropriate in the 
existing single-family residential neighbourhood along Francis Road. An amendment to Lot 
Size Policy 5467 to exclude those properties fronting Francis Road between Lancelot Gate and 
Railway A venue is also being proposed in order to allow rezoning and subdivision in accordance 
with Single Detached (ZS21) - Lancelot Gate (Seafair) be considered on its own merit. The list 
of rezoning considerations is included as Attachment 11, which has been agreed to by the 
applicant (signed concurrence onJile). 

Based on consideration of the development proposal and public consultation, staff recommends 
approval of the Lot Size Policy amendment and rezoning application. 

c:;;;:,----
~ 
Edwin Lee 
Plarmer 1 
(604-276-4121) 
EL: kt 
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Attachment 1: 
Attachment 2: 
Attachment 3: 
Attachment 4: 
Attachment 5: 
Attachment 6: 
Attachment 7: 
Attachment 8: 
Attaclunent 9: 
Attachment 10: 
Attachment 11: 

Location Map 
Conceptual Subdivision Layout 
Existing Lot Size Policy 5467 
Proposed Amended Lot Size Policy 5467 
Support Letter from Area Residents 
Consultation Letter to Properties within Lot Size Policy 5467 
Notification Letter to Properties within Lancelot Gale Subdivision 
Consultation Area 
Development Application Data Sheet 
Tree Preservation Plan 
Rezoning Considerations Concurrence 
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ATTACHMENT 1 

Original Date: 08122112 

RZ 12-617436 Amended Date: 

Note: Dimensions are in METRES 
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EXISTING POLICY 

1tJ 
-

City of Richmond Pol icy Manual 

AlTACHMbNT3 

, 
Paae 1 af 2 Adaated bv Cauncil: March 15, 1999 I POLICY 5467 

File Ref: 4430-00 SING LE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 23-4-7 

POLICY 5467: 

The following policy establishes lot sizes in Section 23-4-7, located in the area fronting the 
north side of Francis Road, between Railway Avenue and No. 1 Road: 

1. That the properties fronting the north side of Francis Road, between Railway Avenue and 
No. 1 Road in Section 23-4-7, be permitted to rezone and subdivide in accordance with the 
provisions of Single Detached (RS2/E) in Richmond Zoning Bylaw 8500, with the exception: 

(a) that three lots, as shown cross-hatched on the accompanying plan, be permitted to 
rezone and subdivide as per Single Detached (RS2/C); and 

(b) that existing duplexes be eligible to split into two lots provided that each new lot 
,:~. , . 

meets the requirement of Single Detached (RS2/B), and there is a lane or internal 
road access. 

This policy, as shown on the accompanying plan, is to be used to determine the disposition 
of future rezoning applications, for a period of not less than five years , unless amended 
according to Richmond Zoning Bylaw 8500. 

3479108 PH - 166
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AITACHMENT3 

I I Rezoning and subdivision permitted as per RS2/E 

B8888S Rezoning and subdivision permitted as per RS2/C 

Duplexes are eligible 10 be split into two lots as per RS2fB 
provided there is a lane or internal road access 
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Policy 5467 
Section 23, 4-7 

Adopted Date: 03/15/99 

Amended Date: 
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PROPOSED POLICY 
ATTACHMENT 4 

City of Richmond Policy Manual 

Paoe 1 012 Adooted bv Council: March 15 1999 I POLICY 5467 

File Ref: 4430-00 SI NGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 23-4-7 

POLICY 5467: 

The following policy est'ablishes lot sizes in Section 23-4-7, located in the area fronting the 
north side of Francis Road, between Railway Avenue and No. 1 Road: 

1. That the properties fronting the north side of Francis Road, between Railway Avenue and 
NO. 1 Road in Section 23-4-7, be permitted to rezone and subdivide in accordance with the 
provisions of Single Detached (RS2/E) in Richmond Zoning Bylaw 8500, with the exception: 

(a) that two lots, as shown cross-hatched on the accompanying plan, be permitted to 
rezone and subdivide as per Single Detached (RS2/C); and 

(b) that eXisting duplexes be eligible to split into two lots provided that each new lot 
meets the requirement of Single Detached (RS2/B), and there is a lane or internal 
road access. 

This policy, as shown on the accompanying plan, is to be used to determine the disposition 
of futu re rezoning applications, for a period of not less than five years, unless amended 
according to Richmond Zoning Bylaw 8500. 
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III ~ 

II-

, ATTACHMENT 4 

I I 

I I Rezoning and subdivision permitted as per RS2/E 

BmI Rezoning and subdivision permitted as per RS2/C 

Duplexes are eligible to be split into two lots qS per RS2/B 
provided there is a lane or internal road access 
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Lee, Edwin 

From: 
Sent: 
To: 
Cc: 

Subject: 
Attachments : 

Categories: 

John & Sharon [jsparrott@shaw.ca] 
Thursday, 26 June 2012 11 :28 
Lee, Edwin; Johnston, Sheila 

ATIACHMENT 5 

'Nelia Busayong'; 'Mauvorneen Suttie'; 'MacDonald , Dave & Laurie'; 'Ellen Leung'; 
raympho@hotmaiLcom; 'Denny Lee'; joanne4911@shaw.ca; 'Jim Donaldson'; 'Carlo & Au'; 
info@vanluxdevelopment.com 
Re RZ10-555932, 4691 , 4731 , 4851 Francis Rd. 
Francis Road 

Red Category 

To Edwin Lee. City Planning Dept; CC to Peter, Tioco, President, Van Lux Development Inc., CC to City Planning 
Committee attn Bill McNulty, Chairman. 

For the past year we have been discussing with Van Lux Developments Inc. their plans for the subject properties. They 
have now provided a proposed site plan, two building schemes and a site section, please see attached. As illustrated 
therein , they plan to apply for subdivision to five Single Family lots and rezoning to RS2-C. While we are given to 
understand the RS2-C is more liberal, in response to our concerns, the developer has undertaken to: 

1) Maintain a minimum set-back of 10 meters on the Northern boundary of the new lots; 
2) Ensure overall new home maximum elevationl heights, including any required increase in lot elevation, will 

"bas ically" match those of immediately adjacent homes on the North side 
3) Ensure lot coverage ranges between 2,800 and 3,000 square feel 

On behalf of the owners of the immediately adjacent homes, subject to the above conditions, we are prepared to support 
an application to rezonel subdivide. 

Each of us is concerned about the effects of what we perceive as the usual City requirement that the properties be raised 
to a level equal tal slighlly above the crown of the adjacent roadway. We are relying on City regulations to ensure any 
retaining walls will be of good quality, environmentally friendly and long lasting and that perimeter drainage systems will 
be installed and adequate to carry water run-off away from our properties. 

John & Sharon Parrott 
8960 Lancelot Gate 
Richmond, B.C. 
V7C 485 
(604) 275-0580 

1 PH - 170
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( 

City of 
Richmond 

September 4, 20 12 
File: RZ 12-617436 

Dear Owner/Resident: 

He: A Cbauge to the Single-Family Lot Size Policy 5467 

( ATTACHMENT 6 

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

www. richmond.ca 

l 'lanning and Devc[opment Depar tment 
Development Applications 

Fax: 604-276-4052 

The purpose of this letter is to inform you ora proposed rezoning application in your 
neighbourhood and a proposed change to the Lot Size Policy for your area. 

Backgrouud 

The City of Richmond has received an application to rezone 4691, 4731 and 4851 Francis Road 
from single detached (RS lIE) and Land Use Contract (LUC061) to a Site Specific Residential 
(Single Detached) zone (location shown on A tta chm ent 1). The purpose of the rezoning is to 
allow the three (3) existing lots to subdivide into five (5) single family lots. 

S peci fi cs 

The applicant is proposing to create new single-family lots with a width of approximately 15.0 III 
(49 ft.) along Francis Road. In addition, in order to address concems raised by the immediate 
neighbours, the proposed rear yard setback will be increased from the typicaJ 6.0 m (20 ft .) to 
[0.0 m (33 ft.). 

The application is contrary to the existing Single Family Lot Size Po licy 5467 (Attachment 2) that 
was adopted by Council in 1999 which lim its rezoning of: 

1. 4691 and 4851 Francis Road to Single Detached (RS2/E) - requiring that any new lots 
being created to have a minimum width of 18 m (59 ft.); and 

II. 4731 Francis Road to Single Detached (RS2/C) - requiring that any new lots being created 
to have a minimum width of 13.5 In (44 ft.). 

Appt'oach 

It is proposed that: 

I. the Lot Size Policy be amended (see Attachment 3) to remove the lots fron ting Francis 
Road between Lancelot Gate and Railway Avenue; a.nd 

2. the subject application to rezone and subdivide 4691,4731 and 4851 Francis Road be 
viewed on its own merits. 

3640219 _~~mond PH - 173



( ( ATTACHMENT 6 
- 2 -

Please notc that this docs not imply that staff and/or Council automatically support the proposed 
rezon ing or future rezoning. The subject rezoning and future applicat ions will continue to receive 
the same attention and scrutiny as a ll other rezoning applications, and are required to go through a 
Public Hearing process. 

ft should be emphasized tbat the proposed amendment to Policy 5467 would on ly apply to the 
properties on the north side Francis Road between Lancelot Gate and Railway Avenue and would 
not change the zon ing permitted elsewhere in the neighbourhood. 

Wha t this mea ns to yo u 

You arc being advised of this proposal because th is is the first rezoning application along Francis 
Roa.d that requires a change to S ingle-Family Lot Size Policy 5467. 

Please review the accompanying materials. Please fo rward any comments or concerns with either 
the proposed amcndment to Single Fami ly Lot Size Po licy 5467, or the proposed rezoning of 4691, 
4731 and 4851 Francis Road to the undersigned by email at elee@richmond.ca or in writing at the 
address above before September 25, 2012. 

P" ocess 

Following receipt of public comments, staff wi ll complete a report to Planning Committee. It is 
proposed that the amendment to Single~Fam ily Lot Size Policy 5467 and the rezoning application 
at 4691, 4731 and 4851 Francis Road be considered concurrently by the Planni ng Committee and 
City Council in Ihe near futu re once 'the staff review is complete. 

If acceptable, both items would then be subsequently considered by Council at a Public Hearing. 
You wil l be provided with the opportunity to address Council on both the proposed amendment to 
Single-Family Lot Size Policy 5467 and the rezoning application at 4691,4731 and 4851 Francis 
Road at th is Public Hearing. 

rfyou have any questions or require further explanation, please do not hesitate to contact the 
undersigned by phone at 604-276-4121 . 

Yours truly, ,-
-dwin Lee 
Planner J 

Au. (4); Attachment 1 - Location Map of Rezoning Application at 4691,4731 and 485\ Francis 
Road (RZ 12-617436) 

Attachment 2 - Existing Single-Family Lot Size Policy 5467 
Attachment 3 - Proposed Amended Single-Family Lot Size Policy 5467 
Attachment 4 - Proposed Subdivision Plan of 4691,4731 and 4851 Francis Road 
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( ATTACHMENT 6 
( 

City of Richmond Policy Manual 

Pa e 1 of 2 Ado ted b Council: March 15 1999 POLICY 5467 

File Ref: 4430-00 SINGLE-FAM ILY LOT SIZE POLICY IN QUARTER,SECTION 23-4-7 

POLICY 5467: 

The following policy establishes lot sizes in Section 23-4-7, located in the area fronting the 
north side of Francis Road, between Railway Avenue and No. 1 Road: 

1. That the properties fronting the north side of Francis Road, between Railway Avenue and 
No, 1 Road in Section 23-4-7, be permitted to rezone and subdivide in accordance with the 
provisions of Single Detached (RS2/E) in Richmond Zoning Bylaw 8500, with the exception: 

(a) that three lots, as shown cross-hatched on the accompanying plan, be permitted to 
rezone and subdivide as per Single Detached (RS2/C) ; and 

(b) that existing duplexes be eligible to split into two lots provided that each new lot 
meets the requirement of Single Detached (RS2/B), and there is a lane or internal 
road access. 

This policy, as shown on the accompanying plan, is to be used to determine the disposition 
of future rezoning applications, for a period of not less than five years, unless amended 
according to Richmond Zoning Bylaw 8500. 
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-
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" " 

f..- '/ 

I I Rezoning and subdivision permitted as per RS2/E 

I3S8883 Rezoning and subdivision permitted as per RS2/C 

Duplexes are eligible to be split into two lots as per RS2/B 
provided there is a lane or internal road access 

R ..... ' 

Policy 5467 
Section 23, 4-7 

Adopted Date: 03/15/99 

Amended Dale: 
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( 

City of 
Richmond 

September 4, 201 2 
F;leo RZ 12-617436 

Dear OwnerfResident: 

Re: Rezoning at 4691, 4731 and 4851 Francis Road 

( ATTACHMENT 7 

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

www.richmond.ca 

I'lanning and Del"C lopmenll)~pprllncn l 

Development AppliClitions 
Fax: 604-216-40S2 

The purpose of this letter is to inform you of a proposed rezoning application in your 
neighbourhood and a proposed change to Lot Size Policy 5467 for propclties fronting the north 
side of Francis Road, between Rai lway Avenue and No. 1 Road. 

P I"o posa l 

The City of Richmond has received an application La rezone 4691, 4731 and 4851 Francis Road 
from single detached (RS l IE) and Land Use Contract (LUC06J ) to a Site Specific Res idential 
(Single Detached) zone (iocation shown on Attachment 1). The purpose of the rezoni ng is to 
allow the three (3) existing lots to subdivide into five (5) single family lots. The applicant is 
proposing to create new single-family lots wi th a width of approximately 15.0 m (49 ft.) along 
Francis Road. In addition, in order to address concerns raised by the immediate neighbours, the 
proposed minimum rear yard setback will be increased from the typical 6.0 In (20 ft.) to 10.0 m 
(33 ft.). 

What this mea ns to yo u 

You are being advised of this proposal because your neighbourhood was conccmed about the 
previous townhouse development proposal on the subject site . P lease be advised that this previous 
townhouse application has been withdrawn. This is a comtesy letter to advise you that a new 
single-family lot development proposal has been received by the City. Please note that it does not 
imply that staff and/or Council automatically SUppOlt the proposed rezon ing or futmc rezoning. 
The subject rezoning and future applications will continue to receive the same attention and 
scrutiny as all other rezoning applications, and are requ ired to go through a Public Hearing process. 
It should be emphasized that the proposed amendment to Po licy 5467 wou ld only app ly to the 
properties on the north side Francis Road belween Lancelot Gate and Rail way Avenue and would 
not change the zon ing permitted elsewhere in the neighbourhood. 

If you have any questions or require further explanation, please do not hesitate to con tact the 
undersigned by phone at 604-276-4121. 

Yours truly, 

~=-
Edwin Lee 
Pll1J1ner J 

Ene!. 

3640243 _~mond PH - 179
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LEGEND 

~ Properties within Lot Siu Policy S467 

IZZZa Propenia within Llneelot Gate Subdivillion 

I 
~ I---_S_H . ---:LT1-

SITE«/ 

Consultation Area 
RZ 12-617436 

ATTACHMENT 8 

/7 

= 
l-

I 

Original Date: 10116/12 
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City of 
Richmond 

Development Application Data Sheet 
. Development Applications Division 

RZ 12-617436 . Attachment 9 

Address: 4691,4731 and 4851 Francis Road 

Applicant: Van lux Development Inc. 

Planning Area(s): ...=S-=e-=af"a"'ir ___ _ _ ___ _________________ _ 

Existing Proposed 

Owner: Vanlux Development Inc. No Change 

Site Size (m z): 3,613 ml 3,540.2 m2 

l and Uses : Two (2) single·family dwellings 
and one (1)-vacant lot Five (5) single-family dwellings 

OCP Designation: Specific Land Use Map: No Change 
Low-Density Residential 

Area Plan Designation: N/A No change 

Policy 5467 permits 4731 Francis 
Road to be subdivided as per 

702 Policy Designation : "Single Detached (RS2/C)" and To exclude these properties from 
4691 & 4851 Francis Road to be Lot Size Policy 5467 
subdivided as per · Single 
Detached (RS2/E)" 

Zoning : Single Detached (RS1 /E) and Single Detached (ZS21)-
Land Use Contract (LUC061 ) Lancelot Gate (Seafair)' 

Number of Lots : 3 5 

Other Designations : N/A No Change 

On Future 
Bylaw Requirement I Proposed '. Variance 

Subdivided Lots 

Floor Area Ratio: Max. 0.55 Max. 0.55 none permitted 

Lot Coverage - Building: Max. 45% Max. 45% none 

Lot Coverage - Non-porous: Max. 70% Max. 70% none 

Lot Coverage - Landscaping: Min. 30% Min. 30% none 

Setback Principal Building -
Min.9m Min.9m none Front Yard (m): 

Setback - Interior Side Yard (m): Min. 1.2 m Min. 1.2 m none 

Setback - Exterior Side Yard (m): Min. 3.0 m Min. 3.0 m none 

Setback - Rear Yard (m): Min. 10 m Min. 10 m none 

Heighl(m): Max. 2 Yz storeys Max. 2 % storeys none 

Lot Width : Min. 13.5 m Min. 13.5 m none 

3688059 
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October 23, 2012 

On Future 
Subdivided Lots 

Lot Area: 

Off·street Parking Spaces: 

- 2 -

Min. 550 m2 Min. 550 m2 

Min. 2 spaces Min. 2 spaces 

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

RZ 12-617436 

none 

none 
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City of 
Richmond 

Address: 4691,4731 and 4851 Francis Road 

ATTACHMENT II 

Rezoning Considerations 
Development Applications Division 

6911 NO.3 Road, Richmond, Be V6Y 2C1 

File No.: RZ12·617436 

Prior to fin al adoption of Zoning Amendment Bylaw 8965 , the developer is required to complete the 
following: 
1. 2.0 m road dedication along the entire Francis Road frontage up to 70.0 In measured from the Railway intersection 

stop bar eastbound. 

2. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape 
Architect, including installation costs. The Landscape Plan should: 
• comply with the guidelines of the OCP's Lane Establishment and A11erial Road Redevelopment Policies and 

should not include hedges along the front property line; 
• include a mix of coniferous and deciduous trees; 
• include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this repOlt; 

and 
• include the 42 required replacement tl:ees with the following minimum sizes: 

No. of Replacement Trees Minimum Caliper of Deciduous Tree 0' Minimum Height of Coniferous Tree 

22 80m 3.5 

8 80m 4.0m 

4 gom 5.0m 

4 10 cm 5.Sm 

8 110m 8.0m 

If required replacement trees cannot be accommodated on~site, a cash~in~lieu contribution in the amount of $500ltree 
to the City'S Tree Compensation Pund for off~site planting is required. 

3. Submission of a Contract entered into between the applicant and a Cel1ified Arborist for supervision of any on~site 
works conducted within the tree protection zone of the trees to be retained on site and 011 adjacent propelties. The 
Contract should include the scope of work to be undel1aken, including: the proposed number of site monitoring 
inspections, and a provision for the Arborist to submit a post~construction assessment rep.ort to the City for review. 

4. Submission of a Tree Survival Security to the City in the amount of$2,000.00 for the 50cm cal Red Maple tree 
located along the Francis Road street fron tage to be retained. 

5. The granting of a 1.0 m wide statutory utility right~of-way along the entire Francis Road frontage to accommodate 
Storm Inspection Chambers and Water Mctcr boxes ctc. 

6. Register a Restrictive· Access Covenant to ensure that the individual driveways are des igned to permit vehicles to tum 
around onsite, in order that vehicles do not back out onto Francis Road. The legal agreement shall include language 
to ensure the driveway andlor auto cou11 design will accommodate a typical passenger car to turn around on-site using 
a maximum of a 3-point tum, in order to avoid backing in or out of the property. 

7. Registration of a flood indemnity covenant on title. 

8. The City's acceptance of the applicant's voluntary contribution of $1.00 per bui ldable square foot of the single-family 
developments (i.e. $ 17,682.29) to the City's Affordable Housing Reserve Fund. 

Note : Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of 
the Rezoning Bylaw, the City will accept a proposal to build a secondary suite on three (3) of the five (5) future lots 
at the subject site. To ensure that a secondary suitc is built to the satisfaction of the City in accordance with the 
Affordable Housing Strategy, the applicant is required to enter into a legal agreement registered on Title as a 
condition of rezoning, stating that no final Building Penn it inspection wil l be granted until the requi red secondary 
suite are constructed to the satisfaction of the City, in accordance with the BC Building Code and the City'S Zoning 
Bylaw. 

3688059 
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9. Enter imo a Servicing Agreement· for the design and construction of frontage improvements from the west property 
line of the site to Ra ilway Aven ue. Works include, but may not be limited to: 

a) removal of the exist ing sidewalk & lighting sirip; and 

b) installation of a new 1.5 m concrete sidewalk at the proposed north property line of Francis Road and a grass and 
treed boulevard (9m spac ing) between the new sidewa lk and the existing curb. 

Note: 
• Improvements should also include new concrete sidewa lk with curb and gutter as well as a standard 

wheelchair ramp at the curb return. 

• Existing signal po le will need to be relocated. 

• Design to include proposed driveway crossings, water, storm, and sanitary connections fo r each of the 
proposed lots. lndivid ual driveways are to be pa ired and designed to Ci ty sHlndards (i.e., 5.0 m wide and 
a minimum distance of 1.0 m nare to flare). 

• Developer is also required to provide Underground Hydro. Tel. & Cable service connections for cach of 
the proposed lots. 

Prior to aplll'oval of Subdivision, the app licant is r equired to do the following: 
I. Payment of Development Cost Charges (City and GVS & ~O), School Site Acqu isition Charge, and Address 

Assign ment Fee. 
Note: Servicing costs to be determined via the Servicing Agreement. 

2. Provide Underground Hydro, Telephone, and Cab le service connections for each lot. 

Pr ior to Building Pcrmit Issua nce, the developer must cOlllplete the following I'equirclllents: 
I. Prov ision of a constructi on parking and traffic management plan to the Transportation Department to include: location 

for parking for services, dcliveries, workers, loading, applicat ion for request for any lane closures (including dates, 
limes, and duration), and proper construction traffic controls as per Traffic Contro l Manual for Works on Roadways 
(by Ministry of Transportation) and MMCD Traffic Regu lation Section 01570 
(http :lIwww. richmond.ca/serviceslttplspecial.htm ). 

Note: 

• 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements arc to be drawn not only as personal covenants 
of the propel1y owner but also as covcnants 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 lind content satisfactory to the Director of Development. 

• Add itional lega l agreements, as determined via the subject development's Servicing Agreement(s) andlor Development Permit(s), 
andlor 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, drill ing, underpinn ing, anchoring; shoring, piling, pre·loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

[signed copy on file] 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8965 (RZ 12·617436) 

4691,4731 and 4851 Francis Road 

Bylaw 8965 

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 the following 
into Section 15 (Site Specific Residential (Single Detached) Zones), in numerical order: 

"15.21 Single Detached (ZS21)· Lancelot Gate (Seafair) 

15.21 .1 Purpose 

15.21.2 

15.21.4 

The zone provides for single detached housing fronting Francis Road between 
Lancelot Gate and Railway A venue in Section 23-4-7. 

Permitted Uses 15.21.3 Secondary Uses 
• housing, single detached • bed and breakfast 

• boarding and lodging 
• community care facility, 

minor 
• home business 
• secondary suite 

Permitted Density 

1. The maximum density is one principal dwelling unit per lot. 

2. The maximum floor area ratio (FAR) is 0.40 applied to a maximum of 464.5 m2 

of the lot area, together with 0.30 applied to the balance of the lot area in excess 
of 464.5 m2. 

3. Notwithstanding Section 15.21.4.2, the reference to "0.4" is increased to a higher 
density of "0.55" if: 
a) the building contains a secondary suite; or 

b) the owner, at the time Council adopts a zoning amendment bylaw to include 
the owner's lot in the ZS21 zone, pays into the affo rdable housing reserve 
the sum specified in Section 5.15 of this bylaw. 

4. Further to Section 15.21.4.3, the reference to "0.4" in Section 15.21.4.2 is 
increased to a higher density of "0.55" if: 
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Bylaw 8965 Page 2 

a) an owner subdivides bare land to create new lots for single detached 
housing; and 

b) at least 50% of the lots conta,in secondary suites. 

15.21.5 Permitted Lot Coverage 

1. The maximum lot coverage is 45% for buildings, but no greater than 278.7 m2
, 

2. No more than 70% of a lot may be occupied by buildings, structures and non
porous surfaces. 

3. 30% of the lot area is restricted to landscaping with live plant material. 

15.21.6 Yards & Setbacks 

1. The minimum front yard is 9.0 m except that a single storey garage attached to 
the principal building maybe located in the front yard but no closer than 6.0 m. 

2. The minimum interior side yard is 1.2 m. 

3. The minimum exterio r side yard is 3.0 m. 

4. The minimum rear yard is 10.0 m. 

15.21.7 Permitted Heights 

1. The maximum height for principal buildings is 2 % storeys, but it shall not 
exceed the residential vertical lot width envelope and the residential vertical 
lot depth envelope. 

2. The maximum height for accessory buildings is 5.0 m. 

3. The maximum height fo r accessory structures is 9.0 m. 

15.21.8 Subdivision Provisions/Minimum Lot Size 

1. The minimum lot dimensions and areas are as follows, except that the minimum 
f t d I t ·dth f it · ddT 120m . • 

Minimum ' Minimum I Minimum lot I Minimum 
frontage lot width depth I lot area 

13.5 m 13.5 m 24.0m 550.0 m' 

15.21 .9 Landscaping & Screening 

36868&7 

1. Landscaping and screening shall be provided in accordance with the provisions 
of Section 6.0. 
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Bylaw 8965 Page 3 

15.21.10 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. 

15.21 .1 1 Other Regulations 

1. In addition to the regulations listed above, the General Development Regulations 
in Section 4.0 and the Specific Use Regulatio,ns in Section 5.0 apply." 

2. The Zoning Map of the City of Richmond, which accompanies and [anns part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning and land use contract 
designations of the fo llowing area and by designating them SINGLE DETACHED (ZS21) 
- Lancclot Gate (Seafair). 

P.W.003-992-357 
Lot 636 Section 23 Block 4 North Range 7 West New Westminster District Plan 50208 

P.I.D.'003-437-841 
Lot 232 Section 23 Block 4 North Range 7 West New Westminster District Plan 48692 

P.l.D. 003-586-570 
Lot 635 Section 23 Block 4 North Range 7 West New Westminster District Plan 50208 

3. That the Mayor and Clerk are hereby authorised to execute any documents necessary to 
discharge "Land Use Contract 061" from the following area: 

P.W.003-586-570 
Lot 635 Section 23 Block 4 North Range 7 West New Westminster District Plan 50208 

4. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting the following 
into the table contained in Section 5. 15.1 , after RC2: 

, Sum Per Buildable Square Foot of 
Zone i Permitted Principal Building 

ZS21 $1.00 

5. TIllS Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8965". 

3686881 
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Bylaw 8965 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3686887 

Page 4 

NOV 2 6 2012 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

"' ~~ 
APPROVED 
by Director 

Zl' 
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To: 

City of 
Richmond 

f() ClJiJJCIL - tJOJ 't-Io, ?til"

Report to Committee 

." \c) f'LN - ND~· 7-D ;2 DI]. 

Planning Committee Date: October 26, 2012 

From: Wayne Craig File: tl3z 11 -582929) 

Re: 

Director of Development /').. go,o- .. -tr~ 1/ 8m 
Application by MATTHEW CHENG ARCHITECT INC. to rezone 7451 and 
7471 No. 4 Road, a No Access Property on General Currie Road, and a Lane 
to be Closed from "Single Detac hed (RSlIB) a nd (RS1 /F)" to "Medium De nsity 
Townhouses (RTM3)" in order to develop a 20 unit tow nhouse complex. 

Staff Recommendation 

1. That Richmond Zoning and Development Bylaw 5300, Amendment Bylaw 8198 be 
abandoned; and 

2. That Bylaw 8968 for the rezoning of 7451 No 4 Road, a No Access Property on General 
Currie Road, and a Lane to be closed from "Single Detached, (RSIIB)" and 7471 No.4 
Road from "Single Detached (RS I IF)" to "Medium Density Townhouses (RTM3)", be 
introduced and given first reading. 

iopment 

REPORT CONCURRENCE 

ROUTED To: C ONCURRENCE CONCURR ENCE OF GENERAL M ANAG ER 

Affordable Housing ~ ;;0 /' *./' / /-
Real Estate Services f 

J 

368051 3 
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October 26, 2012 - 2- RZ 11 -582929 

Staff Report 

Origin 

Matthew Cheng Architect Inc. has applied to rezone 745 1 and 7471 No.4 Road, a No Access 
Property on General Currie Road, and a Lane to be Closed (Attachment 1) from "Single 
Detached (RSI/B) and (RSI/F)" to a "Medium Density Townhouses (RTM3)" to pcnnit the 
construction 0[20 residential townhouse units (Attachment 2). 

Findings of Fact 

Please refer to the attached Development Apptication Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Surrounding Development 

To the North: Across from the General Currie road Right·of-Way, af7371 No.4 Road, a Single 
Detached Dwell ing, zoned "Single Detached (RSI/F)". 

To the East: Across No.4 Road, Single Detached Dwellings on properties zoned "Agriculture 
(AGI)". 

To the South: At 755 1 No.4 Road, a 45 unit 2 ~ and 3 storey Townhouse, zoned "Town 
Housing (ZT16) - South McLennan and St. Albans Sub Area (City Centre)". 

To the West: Single Detached Dwellings on Bridge Street, zoned "Single Detached (RS IIF)". 

Related Policies and Studies 

Official Community Plan 

OCP designation: City Centre Area, McLelU1an South Sub-Area Plan, Schedule 2. J 00. 

McLennan South Sub-Area Plan 

• Residential 2 Y2 - stories typical (3 stories maximum), predominately Triplex, Duplex, 
Single-Family. 0.55 base FAR (Attachment 4). 

The applicant is proposing a density of 0.70 FAR, which is above the base density of 0.55 FAR 
as indicated in the OCP. The increase in density is supported given the applicant is providing: 

• A voluntary contribut ion to the Affordable Housing Strategy reserve fund; 

• Land dedication, road and frontage construction for No.4 Road; 

• Road construction along the undeveloped portion of General Currie Road, which will 
introduce tJle formal connection to No.4 Road; 

• Frontage construction along the northern edge ofthe subject property fronting General 
Currie Road; 

• Land dedications, road and frontage construction for a new local road along the west end 
of the subject property (LeChow Street); and 
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October 26, 201 2 - 3 - RZ 11-582929 

• An agricultural buffer fron ting the property along No.4 Road. 

Floodplain Management Implementation Strategy 
In accordance with the City's Flood Management Strategy, the minimum allowable elevation for 
habitab le space is 2.9 m GSC or 0.3 m above the highest crown of the adjacent road. A Flood 
Indemnity Covenant is to be registered on title prior to final adoption. 

Public Input 

A notice board is posted on the subject property to notify the public of the proposed 
development, but no communication has been received to date. Should thi s application receive 
fi rst reading, a pub lic hearing wi ll be scheduled. 

Background 

Over the past twelve (12) years, these properties have seen separate development applications 
that result in what we see today. 

7451 No.4 Road 
SO 98-14760 I and RZ 99-161573 were approved to allow the subdivision of this lot into two, for 
the purpose to allow fo r a single detached house to be developed on each lot. These lots are 
separated by a 6.0 meter wide lane, which was dedicated by the applicant to allow vehicle access 
fTom General Currie Road. In addition, a further 10.0 metres of land was dedicated along the 
western edge of the site to facilitate the future development of LeChow Street, along with 3.0 
metre by 3.0 metre corner cuts at the comer of No. 4 Road and General Currie Road and at the 
future LeChow Street and General Currie Road. No road development or construction was done 
at this time and the property remains undeveloped, with the exception of the existing Single 
Detached house fronting No.4 Road. 

747 1 No.4 Road 
RZ 05-312975 and DP 08-444222 for the development of an eleven (11) unit townhouse 
complex were applied for on thi s single site. Access to the townhouses was to be from the lane 
that was dedicated tJuough the subdivision of 745 1 No. 4 Road. With a change of ownership and 
the acquisition of 7451 No.4 Road, these applications were withdrawn in support of this current 
proposal . 

RZ 05-312975 went as fa r as having received third reading on March 19,2007. Little activity 
followed, and the change of ownership resulted with the formal wi thdrawal oflhat application in 
favour of this one. 

With the withdrawal ofRZ 05-312975, the Bylaw that was associated with the app lication 
(Bylaw 8198) to allow the rezoning 0[7471 No.4 Road for an eleven (II) unit townhouse will 
need to be abandoned. 

Staff Comments 

Proposed Site Assembly and Site Design 

The subject site is bordered by No.4 Road to the east, the undeveloped portion of General Currie 
Road to the north and the future LeChow Street to the west. LeChow Street is the new north
south back street identified in the South McLerman Sub Area Plan, located between Bridge 
Street and No.4 Road, that is intended to help manage access and traffic flow from the 
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October 26, 2012 - 4- RZ 11 -582929 

anticipated increase in population to the arca. The subject site is the remaining lands along this 
strip ofNa. 4 Road that were never included with the land assembly that created the 45 unit 
townhouse development directly to the south of the subject site. 

The proposed access to the site is located off General Currie Road, halfway down the length of 
the site, at the location of the lane that was dedicated for the subdivision of 745 1 No.4 Road 
(SO 98-14760 1). In order fo r the proposed site design to proceed, the lane is to be purchased 
back from the City. or it would otherwise be subject to building setback requirements. The 
internal drive-aisle travels in a predominately east-west direction to provide access to all the 
townhouse units. 

The units are grouped in two and tJlIee unit building clusters with the duplex clusters fronting 
No.4 Road being two (2) and two and one· half (2 Yz) storeys in height. This respectfully 
addresses the heights of the townhouse complex to the south but also the single family houses on 
the eastern and more rural side of No . 4 Road. The remaining units are to be three (3) storeys in 
height, with most of the units fronting one of the three streets and wi ll have their main pedestrian 
entrance fac ing the street. 

The proposed outdoor amenity area is centrally located along the south property line, at the end 
of the main access to the complex from General Currie Road. The central location is good for 
easy access from within the complex and it has good south exposure to allow for abundant 
sunl ight. 

In keeping with the low density character on lots along No.4 Road, the Development Permit 
Guidelines in the Neighbourhood Plan suggest a setback of six (6) to nine (9) metres for two (2) 
storey buildings, with two and one-half (2 Yz) storey buildings set back at nine (9) metres lots for 
the purpose of softening the impact to the more rural character of properties on the eastern side 
of No. 4 Road to the more urban west side. The increased setback also provides more 
opportunities for landscaping to soften the visual impact of the townhouses. The applicant' s 
proposal achieves th is. 

Transportation and Site Access 

• This section of General Currie Road, west of No. 4 Road to LeChow Street, has never been 
constructed, although an ex.isting road allowance is in place. As a result, a large part of the 
General Currie Road right-of-way between No.4 Road and LeChow Street will need to be 
paved to help ensure a safe turn from No.4 Road. 

• The existing lane that div ides 7451 No.4 Road wi!! need to be purchased from the City to 
allow for the proposed development to proceed. Without the purchase, compliance with the 
building setbacks in accordance to the RTM3 zone wi ll need to be achieved. 

• Land will need to be dedicated for the purpose of facil itating the development of LeChow 
Street. As some ofLhe land has already been dedicated from the subdivision file 
(SD 98-147601) from the west edge of745 1 No.4 Road, additiona11and will need to be 
dedicated along the western edge of7471 No.4 Road. To match the land dedicated from 
7471 No.4 Road to the townhouse complex to the south will require a 10 mctre dedication at 
the north property line of747 1 No.4 Road, tapering to 9 metres at the south property line. 

• Corner cuts at the intersections of General Currie Road and both No. 4 Road and LeChow 
Street are to be the standard 4.0 m by 4.0m. 
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• The applicant has provided a site design that takes into consideration the requested land 
dedication requirements to allow the improvements to No.4 Road and the introduction of 
LeChow Street that will connect to the paved section of General Currie Road. 

• With the introduction of this section of General Currie Road connecting to No.4 Road, a 
controlled traffic light is planned to be installed at this corner. To assist with the costs of 
installing these traffic lights, the applicant has agreed to make a contribution of $50,000.00 
as part of their rezoning considerations. 

• Frontage improvements will be required along the three street fronts, consisting of a concrete 
sidewalk at the property line, grassed and treed boulevard, concrete curb and gutter, and road 
paving. The specifications will be provided during the separate Servicing Agreement. 

• The proposed vehicular access to and from the site is proposed from General Currie Road, 
roughly at the location of the current dedicated lane. Connecting to the internal drive aisle 
heading south, the aisle quickly comes to an intersection, turning east to west that will 
provide access to all the units. 

• The number of proposed parking stalls (including visitor parking) meets the minimum 
requirements of the parking requirements of Zoning Bylaw 8500. 

• Pedestrian access to the site is achieved along the perimeter of the site to access the 
individual wlits that address all three road frontages. Access to the remaining units is 
through the internal drive-aisle. 

• The applicant is proposing a corner cut along the internal drive-aisle to help ensure 
manoeuvrabi lity oflarger vehicles. 

Agricultural Landscape Buffer 

A landscape buffer is required within the subject site, along the eastern edge of the No.4 Road 
frontage. The buffer is intended to mitigate land use conflicts between the residential uses on the 
subject site and any agricultural land uses east of No. 4 Road. A landscape proposal was referred 
to the Agricultural Advisory Committee (AAC) for their review and comments. The AAC was 
supportive of the proposal and identified areas for consideration that would limit any impacts 
coming onto the agricultural lands to the east as well as provide an attractive buffer to the street 
front. A relevant excerpt from the Committee's June 21, 2012 meeting is attached for reference 
(Attachment 5). Overall, they were supportive of the proposal, but suggested an alternative to 
the vacciniwns (a type of blueberry shrub), to prevent a possible spread of harmful viruses to 
plants inlleighbouring agricu ltural areas. The applicant has complied with this request. 

In addition to the landscaping requirements of the buffer, a restrictive covenant will be registered 
on ti tl~. The covenant will indicate the landscaping implemented along the eastern side of the 
development site's No.4 Road frontage cannot be removed or modified without City approval. 
The covenant would identify that the landscape planting is intended to be a buffer to mitigate the 
impacts of noise, dust and odour generated from typical farm activities. 
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Trees 

An Arborist Report and site survey (Attachment 6) was submitted to assess the existing trees on 
the site for possible retention of existing trees. 

A detailed s ite review was conducted by City staff which identified that of the 55 trees on-site, 
54 arc in poor condition and/or located within the development area and will need to be 
removed. Of the remaining, one ( I) is li sted in good health and is a good candidate for retention. 

There arc two (2) street trees on city property that were identified as having an impact on the 
site. Both are considered to be in excellent condition and good candidates for retention or 
relocation, and wi ll be incorporated with the separate Servicing Agreement design for the No.4 
Road frontage. 

A swnmary of the submitted arborist report and staff review is outlined in the following tab le: 

Tree Summary Table 

Number of Tree Tree 
Item 

Trees 
Compensation Compensation Comments 

Rate Required 

Total On Site Trees 55 - - -
Trees located within 

Not counted for replacement as 

the road right-of.way 38 - - these road developments are a part 
of the neighbourhood plan. 

To be removed due to conflicts with 
On-site t rees to be 54 2:1 108 proposed building locations, flood 
removed bylaw requirements, poor health or 

structure of the trees. 

Applicanlto incorporate them if the 
Trees for retention 1 . - landscape plan as part of the 

Developmenl Permit. 

Both trees are listed in excellent 
condition. City staff recommends 

Trees located on City 
2 2:1 see comments 

they be retained or relocated as part 
property of the street tree planting 

requirements of the Servicing 
Agreement. 

Trees for relocation 
0 within the site 

. . . 

Of the 54 trees that are to be removed, they would need to be replaced in accordance with the 
Ci ty 'S 2 for 1 replacement policy. A review of the new tree plantings will be conducted at the 
Development Permit stage where it will bc dctermined if the number of trees proposed on the 
submitted landscape drawings meet the replacement requirements. 

Thc appli cant is currently proposing a total of 48 trees, including the onc (1) that is to be 
retaincd, on their preliminary landscape plan. WhiJe this is sha lt ofilie compensated number of 
108 trees, staff is will ing to work with the applicant to maximize thc number of trccs to be 
plantcd on the property during the Development Pennit stage, it is unlikely that 108 trees can be 
accommodated on the site so some form of cash-ill-lieu contribution will be rcquircd. 
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Amenity Space 

The outdoor amenity space is located in a central location of the si te, at the south end of the 
north~south drive aisle when entering the site. The space is intended for a children's play area 
and benches for sitting but li ttle detail is provided at this time. A morc detailed review will be 
conducted at the Development Permit stage when landscaping drawings will be submitted with 
morc detailed information. No indoor amenity space is being proposed, but a voluntary cash-in
lieu contribution of$2 1,OOO.00 wi ll be required prior to final adoption of this application. 

Analysis 

Proposed Zoning to Medium Density Townhouses (RTM3) 
The proposed rezoning from "Single Detached (RSJ 18) and (RS 111')" to "Medium Density 
Townhouses (RTM3)" represents an increase in density by allowing more primary residential 
units to the site. The submitted information is in conformance with the South McLennan Sub
Area Plan in its transformation from a predominately single-family neighbourhood toward a 
higher density neighbourhood tluough the development of townhouse buildings. No amendment 
is required to the OCP as the proposal meets the South McLennan Sub-Area Plan parameters as 
well as the designation of the Land Use Map (Attachment 4). 

The proposed increase in dens ity from a 0.55 FAR base to the proposed 0.70 FARis an 
appropriate density for a site of this size and is supported through a volwltary contribution to the 
affordable housing reserve fund, through land dedications for local road improvements, 
establishing an agricultural buffer on the subject site, large ly contributing to the initial 
development of General Currie Road from No. 4 Road to LeChow Street, and the ini tial 
construction o f LeChow Street from General Currie Road to the extent of the adjacent property 
to the south. 

Des ign 
The two, two and one-half and three-storey proposal meets the intent of the neighbourhood plan. 
Fa/tade materials will be available when the applicant makes thei r app li cation fo r Development 
Permit. A more detailed analysis regardi ng the form and character of the proposal wi ll be 
conducted during that process. 

The applicant will also be identi fying what unites) will be identified for easy conversion for 
Universal Access. 

Affordable Housing 
The applicant will be making a voluntary cash contribution to the affordable housing reserve 
fund in accordance with the City'S Affordable Housing Strategy. 

With respect to townhouse developments, the applicant has agreed to a vo luntary contribution for 
this 20 unit proposal of $2.00 per buildable square foot in accordance with the allowable FAR 
which is $52,307.00. 

Public Art 
In response to the City's commitment to the provision of Public Art, the developer has agreed to 
provide a voluntary contribution toward the City'S Public Art Reserve Fund at a rate of$0.76/ ft? 
based on the max imum fl oor area ratio (0.70 FAR) that can be bui lt. This amount comes to 
$ 19,876.00 for the entire project and is payable prior to the adoption of the rezoning application. 
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Parki ng 
The submitted proposal meets the number of off-street parking stalls required by the Off-Street 
Parking and Loading requirements of Zoning Bylaw 8500. A total of 44 stall s arc being 
proposed with 40 proposed for residents and 4 visitor stalls. A variance will be required at the 
Development Pennit stage to allow for tandem parking within a townhouse development as 16 
tandem parking spaces are being proposed. To ensure the space will be used for parking, a 
restrictive covenant to prevent conversion of tandem parking garages to habitable floor space 
will be secured prior to the adoption of rezoning. 

Discharge of Existing Covenants 
During the rezoning and subdivision of745 1 No. 4 Road, (SD 98· 147601 and RZ 99· 161573), 
two (2) covenants (BP294007 and BP294008) were registered to ensure: 

1. A No-Build covenant to cnsure no Building Permits would be issued before the 
construction of the roads and lane was in place (BP294007); and 

2. Access to the site was to be from the lane established during the subdivision of this 
property (BP294008). 

As the current proposal will need to purchase the lane to proceed with their plans, the refercnce 
to a lane in each of these covenants becomes redundant, and therefore will need to be discharged. 

Servicing Agreement 
Prior to the adoption of the rezoning application, the developer shall enter into the City!s 
standard Servicing Agreement for the purpose to design and construct: 

• No.4 Road - from the property line (after land dedication) heading east; 
• 1.5m wide concrete sidewalk; 
• 1.5m tree and grass boulevard; 
• Concrete curb and gutter; and 
• Road paving to match existing pavement. 

• General Currie Road - from the north property line heading north; 
• 2.0m wide concrete sidewalk; 
• 4.3m wide tree and grass boulevard; 
• Concrete curb and gutter; and 
• Connecting to works done for SA05-3 13234 to the west. Road paving to 11.2m wide 

pavement at No.4 Road, tapering at 30: I down to a minimum of 6m width (if 
appropriate). Curb and gutter at both the north and south ends with the north curb ending 
at the curb return. 

• LeChow Street - from the property line (after land dedication) heading west; 
• 1.5m wide concrete sidewalk; 
• 1.6m wide tree and grass boulevard; 
• Concrete curb and gutter; 
• Road paving to the extent of the ded icated area; and 
• Full utility servicing needs to be establi shed including water, storm, and sanitary sewer to 

the southern edge of LeChow Street. 

36S0S 13 PH - 198



October 26, 2012 - 9 - RZ 11-582929 

Utilities and Site Servicing 
A site servicing rev iew has been conducted by the applicant's Engineering consultant and 
reviewed by the City's Engineering Department. The applicant is to: 
• Construct watcrmains along the frontages of both General Currie Road and LeChow Street; 

and 
• Extend full utility servicing, including water, storm and sanitary sewer, to the south edge of 

LeChow Street. 

Development Permit 
A separate D~velopmen l Permit application would be required with a specific landscaping plan 
to include the following: 

t. Design of the outdoor amenity area, including the play area. 
2. Overall appropriateness of the landscaping plan, including landscaping along the 

No. 4 Road side to fac ilitate a buffer to the agricultural lands across No.4 Road. 
3. Manoeuvrability of larger vehicles (SU·9) within the site and access ing to and from 

No. 4 Road . 
4. Form and Character of the townhouse units and how they address adjacent properties. 
5. rdentify unites) to allow easy conversion for Uni versal access. 

Financial Impact 

None. 

Conclusion 

The proposed 20 unit townhouse rezoning meets the requirements of the OCP as well as the 
zoning requirements set out in the Medium Density Townhouses (RTM3) zone fo r the South 
McLennan neighbourhood plan. Staff contends that the design requirements meet the character 
of the neighbourhood and are confident the outstanding conditions will be met prior to final 
adoption. Therefore, staff recommends that rezoning application RZ 11·582929 proceed to fi rst 
reading. 

~~ 
Planner 2 
(604-276-4 193) 

DJ:cas 

Attachment I 
Attachment 2 
Attachment 3 
Attachment 4 
Attachment 5 
Attachment 6 
Auachment 7 

36805 13 

Location Map, Zoning Site Map, Site Context and Aerial View of tile Site 
Site Plan and Preliminary Architectural Drawings 
Development Application Data Sheet 
McLennan South SulrArea Land Use Map 
Agricultural Advisory CommiUee Minutes Excerpt 
Arborist Report· Tree Survey Plan 
Cond itiona l Rezoning Requirements 
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City of Richmond 
691\ No.3 Road 
Richmond, Be V6Y 2CI 
www.richmond.ca 
604·276·4000 

ATTACHMENT 3 

Development Application 
Data Sheet 

RZ 11-582929 

Address: 
7451 and 7471 No. 4 Road, No Access Property on General Currie Road and 
Lane to be Closed 

Applicant: Matthew Cheng Architect Inc. 
Planning 
Area(s): City Centre - McLennan South Sub-Area (Schedule 2.100) 

Civic Address: 

OCP Area Plan Designation: 

Zoning : 

Number of Units: 

Density (FAR): 

Lot Coverage - Building: 

Lot Width (Min.): 

Lot Depth (Min .): 

Lot Size (Min.): 

Setback: 
No.4 Road 
Setback: 
General Currie Road 

3680Sl] 

. Existing 
7451 No.4 Road 

I . 

i 
(3 stories maximum), i 

Triplex, Duplex, Single-Family 
FAR 

Residential Single Detached, 
(RS1 /B) for 7451 NO. 4 Road 

Residential Single Detached, 
(RS1/F) for 7471 No.4 Road 

1 Single~Family Dwell ing per lot 

To Be Determined 

No Change 

Medium Density Townhouses 
(RTM3) 

Permits Townhouses at 0.70 
FAR with a contribution to 

the Affordable Housing reserve 
Fund 

on a 

Bylaw I Proposed Variance Requirements 
Site Area =3,471 .1 m2 

2,41S.3m2 
(0.70 FAR) 

(0.70 FAR) 
none permitted 

= 2,429.8m2 Max. 

40% Max. 38.9% none 

SO.Om 39.7m 10.3m 

95.7Sm 35.0m none 

No area req uirements 3,471.1m2 none 

8.0m Min. 7.0m none 

8.0m Min. 6.00m none 

PH - 212



Bylaw I Proposed Variance Requirements 
Setback: 6.0m Min. 6.0m 
LeChow Street 

none 

Setback: 3.0m Min. Side and Rear Yard: 3.Om none 

Height 
12.0m and no more 10.72m 

than 3 stories maximum and 3 stories 
none 

Minimum off-street Parking 
28 Resident plus 40 Resident plus 

4 Visitor 4 Visitor none 
Requirements: 

32 spaces minimum 44 spaces 
Required for 

Tandem Parking Spaces: No tandem parking for 16 units x 2 tandem stalls for 
townhouses = 32 spaces townhouse 

development. 
70 m Cash-in-lieu payment of Amenity Space -Indoor: or none 

cash-in-lieu payment $21,000.00 

Amenity Space - Outdoor: 6 m~ minimum per unit x 
20 units = 120m2 144.0m2 none 

3680S13 PH - 213



City of Richmond 

Land Use Map 
Bylaw 7892 
2005104/18 

PARK 
++ 

•••••• 

ATTACHMENT 4 

~ Residentia l, Townhouse up to 
~ 3 sloreys over 1 parking level. 

~:':";J Residential , Historic 
;; '-,', Single-Family, 2 '/. s toreys 

maximum 0.55 base FAR, Lol size 
along Brklge and Ash Slteets: 

•••• TraillWalkway 

Triplex, Duplex, Single-Family 
0.75 base FAR. 

~ Residential , 2 Y. storeys 
~ typical (3 storeys maximum) 

Townhouse, Triplex, Duplex, 
Single-Family 
0.60 base FAR. 

f7777,:! Residential, 2 'I. storeys 
t'LLLLA typical (3 storeys maximum), 

predominantly Triplex, Duplex, 
Single-Family 
0.55 base FAR. 

Large-sized Jots (e.g. 18 mlS9 It 
min. frontage and 550 mZ

' 

5,920 tr min. area) 
Elsewhere: 

Medium-sized lots (e.g. 11.3 m1 
37 ft. min. fron tage and 320 ml/ 
3,444 If min. area), with access 
from new roads and General 
Currie Road: 

Provided that the corner lot shall be 
considered to front the shorter of its 
two boundaries regardless of the 
orientation of the dwelling. 

C Church 

P Neighbourhood Pub 

Note: Sills Avenue, Le Chow Street, Keefer Avenue, and Turnill Street are commonly referred to as the 
" ring road". 

Original Adoption: May 12, 1996 / 1'Iall Adoption: February 16,2004 
l2114S9 

McL.cnnan South Sub-A I'ca Pla n 42 PH - 214



ATTACHMENT 5 

Exert from the June 21 . 2012 meeting minutes of the Agricultural Advisory 
Committee 

Development Proposal- ALR Buffer/Adjacency (7451/7471 No.4 Road) 

City staff provided an overview of the proposed development and ALR buffer scheme for the 
low-density townhouse project. The proposed setback area for townhouse buildings along 
No.4 Road ranges from 7 to 9 m and will be planted with a combination of trees, shrubs and 
hedging. This landscape treatment generally wi ll wrap around the corner (along the future 
General Currie Road). further refinement of the landscape plan will be undertaken as part of 
the forthcoming Development Permit application. The ALR buffer will be secured through 
an appropriate legal agreement and bonding. Members commented that the vacciniums 
(variety of Blueberry shrub) be removed and replaced with another suitable planting to 
remove potential spread of harmful viruses to plants in neighbouring agricultural areas. 

The AAC moved and seconded the following motion: 

That the MC supports the preliminary ALR landscape buffer. 
Carried Unanimously 

3680513 PH - 215
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Conditional Zoning Requirements 
7451 and 7471 No.4 Road, 

No Access Property on General Currie Road and 
Lane to be Closed 

RZ 11-582929 

ATTACHMENT 7 

Prior to final adoption of Zoning Amendment Bylaw 8968, the developer is required to 
complete the following: 
I. The developer shall be required to enter into a purchase and sale agreement with the City for the 

acquisition of approximately 113.8 m2 (1,225 ft2) ofsurpJus road, identified in "Schedule A", which is 
cun'eotly City owned property. The primary business terms of the PSA shall be approved by Council 
as outl ined in the staff report by Real Estate Services. 

2. Consolidation of al l the lots into one development parcel. 

3. The discharge of covenants BP294007 and BP294008. 

4. A 2.0 metre road dedication along the entire No.4 Road frontage, including a 4.0 metre by 4.0 metre 
corner cut at the corner of No. 4 Road and General Currie Road affecting the north east corner of 
7451 No.4 Road. 

5. A 4.0 metre by 4.0 metre corner cut at the corncr of LeChow Street and General Currie Road 
affecting the north west corner of7451 NO.4 Road. 

6. Along the west property line of 7471 No.4 Road, a land dedication of 10.0 metres statti ng at the 
nOlth property line, tapering to 9.0 metre land dedication at the south property line. 

7. 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. 

8. Registration of a flood indemnity covenant on title. 

9. Registration of a legal agreement on title to ensure thal iandscaping planted along No.4 Road is being 
provided as a buffer to adjacent agricultural lands, is maintained and will not be abandoned or 
removed. 

10. Registration of a legal agreement prohibiting the conversion of the Tandem Parking area into 
habitable space. 

11. Contribution of $50,000.00 toward the installation of a new traffic light at the corner of No. 4 Road 
and General Currie Road . 

12. Contribution of$21,000.00 in*lieu of on-site indoor amen ity space to go to the Recreation Facility 
Reserve fund. 

13. Contributi on of $19,876.00 in-lieu of providing public art to the development on the subject site to go 
to the Public Art Reserve fund. 

14. City acceptance of the developer's offer to voluntari ly contribute $2.00 per bu ildable square foot (e.g. 
$52,307.00) to the City's Affordable HOllsing fund. 

15. The submission and processing ofa Development Pennit* completed to a level deemed acceptable by 
the Direct0r of Development. 

16. Enter into a Servicing Agreement* for the design and construction of road and frontage works along 
No.4 Road, General Currie Road and LeChow Street. Works include, but may not be limited to: 

a) No.4 Road - from the property line (after land dedication) heading east; 
• 1.5m wide concrete sidewalk; 
• 1.5m tree and grass boulevard; 
• Concrete curb and gutter; and 

3680513 
PH - 217



• Road paving to match existing pavement. 

b) General CUlTie Road - from the north property line heading north; 
• 2.0m wide concrete sidewalk; 
• 4.3m wide tree and grass boulevard; 
• Concrete curb and gutter; and 
• Connecting to works done for SA05·3 13234 to the west. Road pavi ng to I J.2m wide 

pavement at NO.4 Road, tapering at 30: I down to a minimum of 6m width (if appropriate). 
Curb and gutter at both the north and south ends with the north curb ending at the curb return. 

e) LeChow Street - from the pro perty line (after land dedication) heading west; 
• 1.5m w ide concrete sidewalk; 
• 1.6m w ide tree and grass bou levard; 
• Concrete curb and gu tter; 
• Road pav ing to the extent of the dedicated area; and 
• Full utility servici ng needs to be established including water, storm, and sanitary sewer to the 

southern edge of LeChow Street. 

Prior to a Development Permit* being fonvarded to the Development P ermit Panel for 
considera tion, th e develope.' is requi red to: 

I. Design of the outdoor amenity area, including the play area. 
2. Overa ll appropriateness of the landscaping plan, including landscaping along the NO.4 Road side 

to faci litate a buffer to the agricultural lands across No.4 Road. 
3. Manoeuvrab ility of larger vehicles (SU-9) with in the site and accessing to and from NO . 4 Road. 
4. Foml and Character of the townhouse units and how they address adjacent properties. 
5. [dentify unites) to a llow easy conversion fo r U niversal access. 

Prio r to Build ing Permit Issuance, the developer must complete the fo llowing 
req uirements: 
I. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 

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

2. Incorporation of accessibility measures in Building Pernlit (BP) plans as determined via the Rezon ing 
and/or Development Penn it processes . 

3. Obtain a Bui ld ing Perm it (BP) for any construction hoarding. If construction hoarding is requ ired to 
temporarily occupy a publ ic 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 Bui ld ing Permit. For additional 
information, contact the Build ing Approvals Div ision 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 Dircctor of Development. All agreements to be registered in the 
Land Title Office shall, unless the Director of Development dctennines otherwise, be fully registered in the 
Land Title Office prior to enactment of the appropriate bylaw. 

PH - 218



The preceding agreements shall provide security to the City including indemnities, warranlies, 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 Develop men 1. 

• 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. 

[original signed on file] 

Signed Date 

l680513 PH - 219



City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8968 (RZ 11-582929) 

7451 AND 7471 NO.4 ROAD 

Bylaw 8968 

NO ACCESS PROPERTY ON GENERAL CURRIE ROAD AND 
LANE TO BE CLOSED 

The Council of the City of Ridunond, 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 area identified in "Schedule A attached to and fanning part of Bylaw 8968" and by 
designating it "MEDIUM DENSITY TOWNHOUSE (RTM3)". 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 
8968". 

FIRST READING 
NOV 2 6 2012 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

3695145 

CITY OF 
R!CHMO~D 

APPROVED 

" \.-16 
APPROVED 
by DIrector 
or SoIlclter 

Itt 
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