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  Public Hearing Agenda
   

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

Tuesday, May 21, 2013 – 7 p.m. 

Council Chambers, 1st Floor 
Richmond City Hall 

6911 No. 3 Road 
Richmond, BC  V6Y 2C1 

 
 
 

OPENING STATEMENT 
Page  

 
PH-7 1. ZONING AMENDMENT BYLAW 8907 (RZ 11-586861) 

(File Ref. No. 12-8060-20-8907; RZ 11-586861) (REDMS No. 3487888) 

  See Page PH-7 for full report  

   

  Location: 7460 Ash Street 

  Applicant: Man-Chui Leung and Nora Leung 

  Purpose: To rezone the subject property from “Single Detached 
(RS1/F)” to “Single Detached (ZS14) – South McLennan 
(City Centre)”, to permit development of 6 Single Detached 
Lots, plus the partial development of the southern half of 
General Currie Road and the western half of Armstrong 
Street. 

  First Reading: April 22, 2013 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 
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  Council Consideration: 

  1. Action on second and third readings of Bylaw 8907. 

  

 
PH-24 2. ZONING AMENDMENT BYLAW 9008 (RZ 13-627573) 

(File Ref. No. 12-8060-20-9008; RZ 13-627573) (REDMS No. 3813882) 

  See Page PH-24 for full report  

   

  Location: 5131 Williams Road 

  Applicant: Balandra Development Inc. 

  Purpose: To rezone the subject property from “Single Detached 
(RS1/E)” to “Single Detached (RS2/C)”, to permit the 
property to be subdivided into two (2) lots with vehicle 
access to Williams Road. 

  First Reading: April 22, 2013 

  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 9008. 

  

 
PH-37 3. ZONING AMENDMENT BYLAW 9009 (RZ 13-628402) 

(File Ref. No. 12-8060-20-9009; RZ 13-628402) (REDMS No. 3814446) 

  See Page PH-37 for full report  

   

  Location: 3311 Garden City Road 

  Applicant: Gurmej Bains 

  Purpose: To rezone the subject property from “Single Detached 
(RS1/E)” to “Single Detached (RS2/B)”, to permit the 
property to be subdivided to create two (2) lots. 

  First Reading: April 22, 2013 
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  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 9009. 

  

 
PH-51 4. ZONING AMENDMENT BYLAW 9014 (RZ 12-615601) 

(File Ref. No. 12-8060-20-9014; RZ 12-615601) (REDMS No. 3813333) 

  See Page PH-51 for full report  

   

  Location: 9720, 9740 and 9760 Alberta Road 

  Applicant: Ajit Thaliwal and Eric Law Architect Inc. 

  Purpose: To rezone the subject property from “Single Detached 
(RS1/F)” to “Medium Density Townhouses (RTM3)”, to 
permit the development of 20 Townhouse Units. 

  First Reading: April 22, 2013 

  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 9014. 

  

 
PH-73 5. ZONING AMENDMENT BYLAW 9015 (RZ 12-619835) 

(File Ref. No. 12-8060-20-9015; RZ 12-619835) (REDMS No. 3822135) 

  See Page PH-73 for full report  

   

  Location: 7400, 7420 and 7440 Railway Avenue 

  Applicant: 664525 B.C. Ltd. 
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  Purpose: To rezone the subject property from “Single Detached 
(RS1/E)” to “Low Density Townhouses (RTL4)”, to permit 
development of fifteen (15) two-storey townhouse units. 

  First Reading: April 22, 2013 

  Order of Business:

  1. Presentation from the applicant. 

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

   (a) Yanjie He, 7488 Railway Avenue 

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Bylaw 9015. 

  

 
PH-124 6. OFFICIAL COMMUNITY PLAN BYLAW 9000, AMENDMENT 

BYLAW 9016, OFFICIAL COMMUNITY PLAN BYLAW 7100, 
AMENDMENT BYLAW 9021, RICHMOND ZONING BYLAW 8500, 
AMENDMENT BYLAW 9017 AND TERMINATION OF HOUSING 
AGREEMENT AT 9393 ALEXANDRA ROAD (FORMERLY 9371 AND 
9411 ALEXANDRA ROAD) BYLAW 9022 (RZ 12-598503) 
(File Ref. No. 12-8060-20-9016/9017/9021/9022; RZ 12-598503) (REDMS No. 3824008) 

  See Page PH-124 for full report  

   

  Location: 9311, 9331, 9393, 9431, 9451 and 9471 Alexandra Road 

  Applicant: Polygon Development 269 Ltd. 

  Purpose of Official Community Plan Amendment Bylaws: 

   Bylaw 9016: To amend the Official Community Plan Bylaw 
9000, Amendment Bylaw 9016, “2041 Land Use Map” 
(Schedule 1) by changing the designation of 9311, 9331 and 
the western half of 9393 Alexandra Road from “Mixed Use” 
to “Apartment Residential”. 

   Bylaw 9021:  To amend the West Cambie Area Plan (OCP 
Schedule 2.11A), Bylaw 7100, Amendment Bylaw 9021 by: 
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   (i) changing the Alexandra Neighbourhood Land Use 
Map designation at 9311, 9331, 9393, 9431, 9451 and 
9471 Alexandra Road to add “Residential Area 1B, 
1.68 base Floor Area Ratio (FAR) (Max. 1.88 FAR 
with contribution to affordable housing) (6 stories 
max.)”; 

   (ii) removing the “High Street” and “Mixed Use” 
designation from the subject site area on various 
subsequent maps; and 

   (iii) revising the text within the West Cambie Area Plan to 
include the consideration of 6 storey buildings using 
combustible construction materials. 

  Purpose of Zoning Text Amendments Bylaw 9017: 

   To create “Low Rise Apartment (ZLR25) – Alexandra 
Neighbourhood (West Cambie)”, and to rezone 9311, 9331, 
9431, 9451 and 9471 Alexandra Road from “Single 
Detached (RS1/F)” and 9393 Alexandra Road from 
“Residential/Limited Commercial (ZMU16) – Alexandra 
Neighbourhood (West Cambie)” to “Low Rise Apartment 
(ZLR25) – Alexandra Neighbourhood (West Cambie)”, to 
permit the development of a 546 Unit Apartment complex in 
5 and 6 storey buildings over one level of parking. 

  Purpose of Termination of Housing Agreements Bylaw 9022: 

   To terminate a current Housing Agreement for 9393 
Alexandra Road, as the affordable housing units have not 
been built and the site is included in the new development 
proposal for the subject site. 

  First Reading: April 22, 2013 

  Order of Business:

  1. Presentation from the applicant. 

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

   (a) Zhe Wang, 408 - 9299 Tomicki Avenue 

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Bylaws 9016, 9017, 9021, and 
9022. 
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ADJOURNMENT 
  

 
 



To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Craig 
Director of Development 

"-0 c.o,-,,,c..:J . F\~( <. c. 

Report to Committee 
to '()\a.""" "j i\Q';" \ \ 'cJ{)IS 

Date: April 3, 2013 

File: RZ 11-586861 
12- 1<0(,0 ·':l.O· .'lol 

Re: Application by Man-Chui Leung and Nora Leung for Rezoning at 7460 Ash 
Street from "Single Detached (RS1/F)" to "Single Detached (ZS14) - South 
McLennan (City Centre)" 

Staff Recommendation 

That Bylaw 8907, for the rezoning of7460 Ash Street from "Single Detached (RSIIF)" to 
"Single Detached (2S14) - South McLeIUlan (City Centre)", be introduced and given first 
reading. 

Alt. 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCUR2E O;;;~ANAGER 
Affordable Housing 12" 

I' / 

/ 

3487888 

CtJc.l..-ISo 

Lc,3 , 
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April 3, 2013 - 2- RZ 11-586861 

Staff Report 

Origin 

Man~Chui Leung and Nora Leung have applied to rezone 7460 Ash Street (Attachment 1) from 
"Single Detached (RS I IF)" to "Single Detached (ZS 14) - South Mclennan (City Centre)" in 
order to permit a six (6) lot single-family subdivision fronting onto Ash Street, General Currie 
Road and Armstrong Street (Attachment 2). 

The allocation of the proposed lots within this subdivision plan will initiate the creation of all 
undeveloped section of General Currie Road as well as require the dedication of lands for the 
introduction of Armstrong Street at the castem edge of the subject si te which will connect to the 
new section of General Currie Road. The creation of these roads is in accordance with the South 
McLclmaJ1 Sub-Area Plan, and will provide vehicular and pedestrian access to the proposed new 
lots. This p0l1ion of General Currie Road has always been intended to connect Ash Street and 
Bridge Street, but has never been constructed. 

Findings of Fact 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Surrounding Development 

To the North: Across the General Currie Road dedication, Single Detached lots zoned "Single 
Detached (RS IIF)". 

To the East: Single Detached lots zoned "Single Detached (RS I IF)". 

To the South: Single Detached lots zoned "Single Detached (RSIIF)". 

To the West: Across Ash Street, Single Detached lots zoncd "Single Detached (RS IIF)". 

Related Policies & Studies 

Official Community Plan 
Official Community Plan (OCP) designation: Neighbourhood Residential: McLennan South 
Sub-Area Plan, Schedule 2.1 OD. 

McLennan South Sub-Area Plan 
OCP Sub-Area Land Use Map (Attachment 4): Residential, "Historic Single-Family", two and a 
half storeys maximum, maximum density 0.55 F.A.R. 

Floodplain Management Implementation Strategy 
In accordance with the City's Flood Management Strategy. the minimum allowable elevation for 
habitable space is 2.9 m ase or 0.3 meters above the highest crown of the adjacent road. A 
Flood Indemnity Covenant is to be registered on title prior to final adoption of rezoning. 

Public Input 

A notice board is posted on the subject property to. notify the public of the proposed 
development. Staff met with the O\vner of the property directly to the south at 7480 Bridge 

3487888 PH - 8



April 3, 2013 - 3 - RZ 11-586861 

Street who did not have a concern with the subdivision proposal as he was aware that the 
redevelopment potential of his lot has reached its limit under the current requirements of the 
Neighbourhood Plan. His concern was over a mature tree at the back of his house but located 
within the property line of the subject site. He was advised at the time we were still awaiting an 
arborist report for the property that would determine the health and possible retention of the tree. 

Once the arborist report was submitted and reviewed by City staff, it was determined that while 
the tree is healthy, it is located within the allowable setback of the proposed zone. To keep it 
would result in a substantial loss of buildable area due to the root system the tree needs in order 
to survive. Otherwise, the allowable building area would have to remove a substantial amount of 
the tree's root system and the tree would eventually die. With this in mind, City staff 
recommended that the tree be removed. Because of the site constraints for new plantings, no tree 
replacement of significant size was recommended. Given the allowable side yard setback 
requirements (1.2 metres or approximately 4 feet), any new tree planting would have difficulty in 
growing to a substantial size. A response to the owner of 7480 Bridge Street was sent to inform 
them of this. 

No other correspondence has been received regarding this application. Should first reading of 
this application be given, a Public Hearing will be held. 

Analysis 

Proposed Zoning to Single Detached (ZS 14) - South McLelli1an (City Centre) 

The proposal to rezone the subject site to create smaller Single· Detached lots is consistent with 
the McLelUlan South Sub-Area Plan that establishes minimum lot sizes for Single Family use 
(Attachment 4). The policy permits lot widths fronting Ash Street to be at least 18.0 meters 
wide, with the remaining lots fTOnting General Currie Road and Armstrong Street at 11.3 meters 
wide, with corner lots being a minimum width of \3.0 meters. The 2S14 zone was chosen as it 
has been used on other Single Detached lots in the area. The proposal meets the minimum lot 
a~ea requirements set out in the ZS 14 zone. 

It is anticipated' that the applicant will be making a separate application for a Servicing 
Agreement and Subdivision upon third reading. 

Proposed Site Assembly 

According with the South McLennan Area Plan, the subject property is large enough to support a 
rezoning application on its own without the addition of adjacent properties. The owner of the 
smaller lot to the south (7480 Ash Street) was approached to see if they wished to be included 
with the application, but declined on this offer. The City has a letter from the applicant on file 
stating this . . 

Even with the inclusion of7480 Ash Street, there is little opportunity to gain a further increase in 
the number of lots as 7480 Ash Street has reached its limits on subdividing in accordance with 
the Neighbourhood Plan. To include 7480 Ash Street would simply result in a seven (7) lot 
subdivision. 

3487888 PH - 9



April 3, 2013 

Staff Comments 

Transportation and Site Access 

- 4 - RZ 11-58686 1 

Vehicular access to the individual lots is proposed to be from Ash Street (Lot I). General Currie 
Road (Lots 2 and 3), and Armstrong Street (Lots 4, 5 and 6). 

To accommodate access to these lots, the applicant wi ll need to design and conSlruct the 
undeveloped section of Genera l Currie Road directl y north of the property in accordance with 
City policy, as well as: 

• Dedicate 9.0 meters off of the eastern edge of the subject s ite to fac ilitate the development of 
Armstrong Street; 

• Dedicate 4 meter by 4 meter corner cuts at the intersections of General Currie Road and Ash 
Street as well as General Currie Road and Armstrong Street; and 

• Design and construct the road, and road frontages to the extent of the site for Armstrong 
Street, including the corner cuts adding services such as extending ex isting water, storm, 
sanitary sewer, and other service lines to service the individual lots. 

All this \vill be covered as part of the Servicing Agreement the developer will enter in with the 
City. 

Trees 

An Arborist report and tree survey (Attachment 5) have been submitted and reviewed by City 
staff for the purpose of assessing the existing trees on the subj ect property for their removal or 
retention. rt should be noted that trees located within the future road extension of Armstrong 
Street were not assessed, as the construction of the road will necessitate their removal. 
Compensation for trees within this future road right-of-way is not being sought as Armstrong 
Street is identified in the Area Plan for road use. 

C ity staff reviewed the submitted Arborist report and conducted a site visit and recommend that 
of the 56 existing trees on site, ni ne (9) are candidates for retention as they are in good condition 
and would not interfere with the allowable development footpri.nt on each of the p roposed lots. 
As outlined in the table below, the health of the remaining trees are either in marginal/poor 
health, or located within the allowable building area of the lot. 

Tree Summary Table 

Number 
Tree Tree 

Item of Trees Compensation Compensation Comments 
Rate Required 

Tota l On Site Trees 56 - - -

Within Right of Ways for None, as Road Located within excavation and 
11 NfA ReqUired by Area construction zones for 

Armstrong Street 
Plan roadworks. 

Within Single-Family To be removed, due to conflicts 
Building Envelope or 

36 2:1 72 
with proposed building locations, 

grade elevation driveways, or poor health or 
requirements structure of the trees. 

Trees To be Retained 9 - - To be protected during 
construction. 

3481888 PH - 10
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As a condition of rezoning, the applicant will be providing a security for the nine (9) retcained 
trees in the amount 0[$9,000.00 ($1,000.00 per tree) to ensure the survival of these trees for a 
one year period. 

In accordance with City policy. a 2:1 replacement ratio is required. Of the 36 that are to be 
removed, 72 will need to be replaced. This works to an average of 12 replacement trees per lot, 
which would take up substantial space and potentially limit the allowable building size and tree 
survival potential. Because of this, staff is recommending the optimum number ofncw trees be 
planted on the following lots to help ensure survival of new trees in their younger years. As 
displayed in the chart below, the optimum number of trees per lot is shown with the total number 
of new trces combined with trees that are to be retained. The shortfall can be provided through a 
voluntary payment to the City's Tre~ Compensation Fund which the applicant has agreed to 
provide. As the applicant is providing trees along the frontage of the property they do not own 
(7480 Ash Slreet), this number will be deducted from the total requirement. 

Number of Trees to be Planted per Lot 

Number of trees 

Proposed Total 
Lo. Proposed Lot Size Trees per Already To be Number of 

Numbers Lot Retained Planted Trees to be 
planted 

1 773.3m' 6 5 1 

2 469.3mz 4 1 3 

3 469.9m2 4 1 3 
14 

4 324.7mz 3 1 2 

5 342.3mz 3 1 2 

6 325.2mz 3 0 3 

Summery 72 trees required (minus) 2 street trees to be planted for the frontage of 7480 Ash 
Street. 

14 new trees to be planted on the proposed lots 
= 56 tree shortfall (to be paid cash-in-lieu) 

The resulting shortfa ll of the 56 trees can be made up through a voluntary contribution toward 
the City's Tree Compensation Fund in the amount of$500 per tree that is short. Taking into 
account the frontage improvements for the adjacent property to the south at 7480 Ash Street wi ll 
result in two (2) trees being planted· within the boulevard, the resulting contribution comes to 
$28,000.00. The applicant has agreed to this contribution and will make the payment to the City 
prior to the adoption of this rezoning application. 

To secure the replacement of the on-site trees and survival of the trees to be retained, a landscape 
security in the amount of$7,000.00 ($500 per tree), is to be supplied to the City prior to the 
adoption of this rezoning application. Securing the street trees will be a part of the separate 
Servicing Agreement. 
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April 3, 2013 - 6 - RZ 11-586861 

Affordable Housing 

In accordance with the Affordable Housing Strategy, the applicant has opted to provide a 
voluntary contribution of $1 per buildable square foot of density for all lots in relation to the 
proposed zone instead of providing secondruy suites to at least 50% of new homes in this 
subdivision. This voluntary contribution amount to the Affordable Housing Reserve Fund is 
$13,233.69 and is payable prior to the adoption of this rezoning application. 

Utilities and Site Servicing 

Engineering has reviewed the submitted servicing plans and have determined that upgrades to 
existing sanitary will be needed. Water provisions will be determined at the Building Permit 
stage to ensure adequate flow. A voluntary contribution towards the committed upgrades for the 
South McLennan drainage area is in the amount of $36,5 10.61 to account 2221 ~ IO~OOO~ 1471 O~ 

0000 is required prior to the adoption of this rezoning application. 

Servicing Agreement and Subdivision 

The applicant is required to enter into a separate application for a Servicing Agreement for the 
purpose of designing for road construction, frontage improvements for sections of Ash Street, 
General Currie Road 311d Armstrong Street that front the subject property. Some of the 
improvements include but are not limited to: 

Ash Street (from the north property line of the subject site and to the' south property line of 7480 
Ash Street) 

• 1.75 meter wide concrete side walk; 
• 3.10 meter wide grass and treed boulevard; 
• curb and gutter; and 
• road widening to existing pavement. 

General Currie Road (from the n0l1h property line of the subject site) 
• 1.75 meter wide concrete sidewalk; 
• 4.10 meter wide grass and treed boulevard; 
• curb and gutter; and 
• road pavement covering half the width of the road right~of~way. 

Armstrong Street (from the eastern edge oUhe property after the 9.0 meter land dedication) 
• 1.50 meter wide concrete sidewalk; 
• 1.50 meter wide grass and treed boulevard; 
• curb and gutter; and 
• road pavement to the extent of the land dedication. 

Other items such as sanitary upgrades, are also to be included as well as extending existing · 
service lines to service the individual lots. 

Financial Impact 

None expected. 
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April 3, 2013 - 7- RZ 11-586861 

Conclusion 

The proposed rezoning for the six (6) lot subdivi sion meets the requirements of the OCP 
(McLennan South Neighbourhood Plan) as well as the zoning requirements set out in the Single 
Detached (2S 14) - South McLennan (City Centre) zone. The proposed road confi guration is 
consistent with the neighbourhood plan and Staff is confident the outstand ing conditions will be 
met prior to final adoption. Staff recommend that rezoning appli cation RZ 11-586861 proceed to 
first reading. 

~ ______ ~!i:;:=---
---David Johnson 

Planner 2 
(604-276-4193) 

DJ:cas 

Attachment 1: Location Map 
Attachment 2: Survey proposal of the subdivis ion 
Attachment 3: Development Application Data Sheet 
Attachment 4: McLennan South Sub-Area Land Use Map 
Attachment 5: Tree Survey Map 
Attaclunent 6: Conditional Rezoning Requirements 
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Original Date: 08/18/11 

RZ 11-586861 Amended Date: 
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City of Richmond 
6911 NO.3 Road 
Richmond, Be V6Y 2el 
www.richmond.ca 
604-276-4000 

RZ 11-586861 

Address: 7460 Ash Street 

Applicant: Man-Chiu Leung and Nora Leung 

ATTACHMENT 3 

Development Application 
Data Sheet 

Planning Area(s): City Centre Area, McLennan South Sub-Area Plan (Schedule 2.100) 

Existing Proposed 

Owner: Man-Chiu Leung and Nora Leung No change 

2,704.1 m2 

The gross site area is reduced by: 

• 
Site Size (m 2

): 3,079.0 m2 

(by applicant) 

• 

Land Uses : Single-family residential 

OCP Designation: Neighbourhood Residential 

Area Plan 
Residential, "Historic Single-Family" 

Designation : 
2112 storeys max. - 0.55 floor area 

ratio (FAR) 

Zoning: Single-Family Housing District, 
Subdivision Area F (RS1/F) 

Number of Units: 1 single-family dwelling 

On Future ::~ ~ \' - I Bylaw ~equirement -~ 
Subdivided Lots ' ':i . (ZS14) "'" " : :': 

Floor Area Ratio: 

1487888 

Max. O. 55 FAR for first 
464.5m't of lot area then 

0.3 FAR for the 
remainder, plus additional 
areas for covered areas, 

off-street parking , and 
floor area above garage 

Min. 550.0 m2 (area) 
Min. 18.0 m (width) 

9.0 m wide dedicated right-at-way 
(Armstrong Street) along the site's 
eastern edge for road , complete with 4m 
x 4m corner cut at General Currie Road ; 
and 

A 4 m x 4 m corner cut at Ash Street and 
General Currie Road. 

No change 

No change 

No change 

Single Detached (ZS14) - South McL'ennan 
(City Centre) 

6 single-family dwellings 

464.5m~ of lot area then 
0.3 FAR fOf the 
remainder, plus 

additional areas for 
covered areas, off-street 
parking " and floor area 

Lot 1 - 773.3 m' (area) 
21.3 m (width) 

none permitted 

none 

PH - 17



April 3, 2013 - 2 - RZ 11-586861 

On Future 
I 

Bylaw Requirement 
I Subdivided Lots (Z514) 

Proposed Variance 

Minimum Lot Area 
Lot 2 - 469,3 m2 

Lot 3 - 469.9 m2 

General Currie Rd', I Armstrong 
Min. 320.0 m2 Lot 4 - 342.3 m2 none 

Street 
Lot 5 - 324.7 m2 

Lat6 325.2 m2 

Lot 2 - 11 .30 m (width) 
41.50 m (depth) 

Lot 3 - t 1.30 m (width) 

11 .3 m (width) 
4 t .50 m (depth) 

Min. Lot Dimensions 13.0 m (width) (Lot 4) 
Lot 4 -14.57 m (width) 

24.0 m (depth ) 
24.05 m (depth) 

none 

Lot 5 - 13.50 m (width) 
24.05 m (depth) 

Lot 6 - 13.55 ~ (~Width) 
24.05 m depth) 

3481888 PH - 18



City of Richmond 

Land Use Map 
Bylaw 7892 
2005104/18 

PARK 

ATTACHMENT 4 

~ Residential , Townhouse up to 
~ 3 storeys over 1 parking level, 

Triplex. Duplex, Single-Family 
0.75 base F.A.R. 

r :'~'h ~:l Residential , Historic 
":, ':":'" Single-Family, 2 % storeys 

maximum 0.55 base F.A.R, Lot size 
along Bridge and Ash Streets: 

• • •• TraillWalkway 

Residential, 2 'h storeys 
typical (3 storeys maximum) 
Townhouse, Triplex, Duplex, 
Single-Family 
0.60 base F . .A..R. 

mm Residential, 2 Y. storeys 
I:LLLLJ typica l (3 storeys maximum). 

predominanlly Triplex, Duplex, 
Single-Family 
0.55 base FAR. 

• large-sized lots (e.g. 18 m/59 It. 
min. frontage and 550 m2J 
5,920 fr min. area) 

Elsewhere: 
Medium-sized lots (e.g. 11 .3 ml 
37 ft. min. frontage and 320 m2

/ 

3,444 Ir 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 Plan Adoption: February 16, 2004 
32184S9 

McLennan South Sub-A rea Plan 42 
PH - 19
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Conditional Rezoning Requirements 
7460 Ash Street 

RZ 11 ·586861 

ATTACHMENT 6 

Prior to final adoption of Zoning Amendment Bylaw 8907, the developer is required to 
complete the following: 
1. 9.0 metre land dedication along the entire eastern edge or the subject site for the facilitation of 

constructing Armstrong Street. In addition to 4 metre by 4 metre corner cuts at the comer of Ash 
Street and General Currie Road and General Currie Road and Armstrong Street. 

2. City acceptance of the developer's offer to vo luntarily contribute $27,000.00 to the Ci ty's Tree 
Compensation Fund for the planting of replacement trees within the City. 

3. Submission of a Tree Surviva l Security to the City in the amount of$9,000.00 ($1,000.00 per tree) 
for the nine (9) trees to be retained for at least a one year period to ensure surv ival. 

4. Submission bf a Tree Surviva l Security to the City in the amount of $7,000.00 ($500.00 per tree) for 
the 14 trees to be planted to ensure survival for at least a one~year period. 

5. lnstalhition of appropriate trce protecrion fencing around a ll trees to be retained as part of the 
development prior to any construction activities, including building demolition, occurring on-site. 

6. Registration of a flood indemnity covenant on title. 

7. 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. $13,233.69) to the City's Affordable "Iousing Rescrve 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 six (6) future lots at the subject sito. To ensure that a secondary su ite is bui lt 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 Permit inspection will be granred unti l a secondary suite is constructed to the satisfaction of 
the City, in accordance with the BC Building Code and the City's Zoning Bylaw. 

8. Voluntary contri bution of$36,5 1 0.61 to go towards tho com mitted upgrades for the South McLennan 
Drainage Area to account 2221-10-000-! 47! 0-0000. 

9. Enter into a Serv icing Agreement* {-or the design and construction of frontage improvements to Ash 
Street and frontage works to both Gencral Currie Road and Armstrong St reet. Works include, but 
may not be limited to: 

a) East side of Ash Street, from General Currie Road to the south property line of 7480 Ash Street , 
including road widen ing, curb & gutter, 3.lm wide grass and treed boulevard, decorative "Zed" 
street lights, and ~ 1.75m wide concrete sidewa lk ncar the propelty line; 

b) South half of General Currie Road along the entire frontage, including watermain & sanitary 
sewer extension, sand/gravel base, cu rb & gutter, asphalt pavement, 1.75m concrete sidewalk at 
or near the north property line of the subject site, a 4.IOm grass and treed boulevard, comes with 
decorative "Zed" street lighting, and BC Hydro prcducting. Any upgrades which may be 
determined via the. capacity ana lysis process can be included.in this SA process; and 

c) West half of Annstrong Street along the entire east edge of the subject site inc luding, but not 
limited to: peat removal (if required), sand/gravel base, curb & gutter, asphalt pavement, 1.5m 
concrete sidewalk and 1.5m grass & treed boulevard, sanitary sewer, watermain, undergTound 
hydro, telephone, gas, cab levision, and any other servicing required to complete this portion of 
Armstrong Street. Note: At des ign stage it may be detennined that the sanitary sewer cannot fit 

3487888 PH - 21



April 3, 2013 - 2 - RZ 11-586861 

within the Road R.O.W., and may have to be located within its own Utility R.O.W. Design 
should also in~lude water, storm & sanitary cOllnections for each lot. 

Prior to Building l)crmit Issuance, the developer must complete the following 
requirements: 
I. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 

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

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

Note: 

• 
• 

Th is requires a separate application. 

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

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

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

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or 
Development Permit(s), and/or Building Permit{s) to the satisfaction of the Director of Engineering may be 
required inciuding, 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 signature on file] 

Signed Date 

3487888 PH - 22



City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8907 (RZ 11-586861) 

7460 Ash Street 

Bylaw 8907 

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

1. The Zoning Map of the. City of Richmond, wruch accompanies and [onns part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "SINGLE DETACHED (ZS14) - SOUTH 
McLENNAN - CITY CENTRE". 

P.I.D.003-822-605 
LOT 101 SECTION 15 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRICT PLAN 55441 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8907". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

Jl22652 

APR ?? 2013 

CORPORATE OFFICER 

,~'" 
RICHMOND 

APPROVED ., 
\-tlS 

APPROVED 
by DirocCo. 
or Solicitor 

;;g 

PH - 23



City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Fast Track Application 

Planning and Development Department 
:T c Ccy o.;:, e~ -z-z. Z Q \3-
,00 "'o."""~:J \" ,\ \\0"-01:) 

Date: March 8, 2013 

File: RZ 13-627573 
\L- <6000 - ;;2.0 - 9od$ 

Re: Application by Balandra Development Inc. for Rezoning at 5131 Williams Road 
from Single Detached (RS1/E) to Single Detached (RS2/C) 

Staff Recommendation 

That Bylaw 9008, for the rezoning of 513 1 Wi ll iams Road from "Single Detached (RS lIE)" to 
"Single Detached (RS2/C)", be introduced and given first reading. 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE C ONCURRENCE OF GENERAL MANAGER 

Affordable Housing g/ ~~/A , / 

! 

, 
3813882 PH - 24



March 8, 2013 

Item 
Applicanl 

Location 

Development Data Sheet 

Zoning 

OCP Designation 

Area Plan Designation 

Lot Size Policy 

Other Designati9ns 
Affordable Housing 
StrateQY Response 

Flood Management 

Surrounding 
Development 

Rezoning Considerations 

Staff Comments 

Background 

-2 - RZ 13-627573 
Fast Track Application 

Staff Report 

Details 
Balandra Development Inc. 
5131 Williams Road (Attachment I) 

See Attachment 2 

Existing: Single Detached (RSlfE) 

Proposed: Single Detached (RS2fC) 

Neighbourhood Residential Complies ",y O N 

NfA Complies OY ON 

NfA Complies OY ON 

NfA Complies OY ON 

Cash Contribution Complies 0Y 0 N 

Reg istration of a flood indemnity covenant on title is required prior 
to rezanina. 
North: Older dwelling on a large lot fronting Mytko Crescent, 

zoned SinQle Detached (RSlfB). 
East: Two (2) dwellings on lots zoned Single Detached 

(RS1/C) , created through rezoning and subdivision in 
1990. 

South: Directly across Williams Road, are two (2) older dwellings 
on larQer lois zoned SinQle Detached (RSl fEl. 

West: Older dwell ing on a large lot zoned Single Detached 
(RS1fE) . 

See Attachment 3. 

This proposal js to enable the creation of two (2) smaller lots from an existing large lot. Each 
new lot proposed would be approx imately 14 111 wide and 705 m2 in area. 111C north side of this 
block ofWiUiams Road, between Railway Avenue and Haddon Drive, has seen similar 
redeve lopment through rezoning and subdivision since the late 1980's. The subject application 
is consistent with the pattern of redevelopment already establi shed in the immediate 
neighbourhood. Potential ex ists for other remaining lots on the north side of this block of 
Williams Road to redevelop in the same matmer. 

Trees & Landscaping 

A Tree Survey and a Certified Arborist's report were submitted by the applicant in support of the 
application; four (4) bylaw-sized trees, thrce (3) undersjzed trees, and one (1) off-si te tree wcre 
identified and assessed. TI1C City's Tree Preservation Coordinator reviewed the Arbori st' s 
RepOli, conducted a Visual Tree Assessment, and concurs with the recommendations to: 

• Remove the bylaw-sized and undersized trees from the site due to poor condition 
(e.g. hi storical topping, exhibiting Bacterial Blight and Canker etc.); and 

3813882 PH - 25



March 8, 20ll - 3 - RZ 13-627573 
Fast Track Application 

• Retain and protect the multi-branched Japanese Maple tree (tag # 486) located in the 
boulevard on City property southwest of the subject site, due to its good condition. 

• Retain and protect a non-bylaw hedge located on the adjacent property to the west at 
5111 Williams Road, next to the west property line of the subject site. 

To ensure protection afthe Japanese Maple trce (tag # 486) and the off-site hedge, the following 
is required prior to rezoning: ' 

• Submission of a Contract entered il1to between the applicant and a Certified Arborist for 
supervision of any works conducted within Tree Protection Zones of off-site trees to be 
retained. 

• Submission of a Survival Security in the amount of $2,000 to ensure protection of the 
Japanese Maple tree (tag # 486). 

Tree Protection fencing must be installed to City standard around the Japanese Maple tree (tag 
# 486) on City property and arOlmd the off-site hedge along the west property line of the subject 
site. Tree Protection Fencing must be installed prior to demolition of1he existing dwelling and 
must remain in place until construction and landscaping on the future lots in completed. 

The Tree Retention Plan is reflected in Attachment 4. 

Based on the 2: 1 tree replacement ratio goal in the Official Community Plan (OCP), a total of 
eight (8) replacement trees are required to be planted and maintained on the future lots 
(see Rezoning Considerations in Attachment 3 for minimum tree sizes or heights). 

To ensure that the replacement trees are planted, and that the front yards of the future lots are 
enhanced, the applicant must submit a Landscape Plan, prepared by a Registered Landscape 
Architect, along with a Landscaping Security (based on 100% of the cost estimate provided by 
the Landscape Architect, including installation costs). The Landscape Plan must be submitted 
prior to rezoning adoption. 

Site Servicing & Vehicle Access 

There are no servicing concerns with rezoning. 

Prior to rezoning adoption, the applicant is required to register legal agreements on Title to 
ensure that, upon subdivision of the property: 

• VehicuJar access to the site is via a single shared driveway crossing (6 m wide at the back 
of the sidewalk and 9 m wide at the curb),. centered on the proposed shared property line. 

• The buildings and driveways on the proposed lots be designed to accommodate on-site 
vehicle turnaround capability to prevent vehicles from reversing onto Williams Road. 

• A cross-access easement is required for the area of the shared driveway (6 m wide at the 
front lot line and 9 m long, centered on the proposed shared property line). 
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Subdivision 

- 4 - RZ 13-627573 
Fast Track Application 

At future Subdivis ion stage, the applicant wi ll be required to pay Development Cost Charges 
(City and GVS&DD), School Site Acquisition Charge, Address Assignment Fec, and Servicing 
Costs. 

Conclusion 

This rezoning application to permit subdivision of an existing large lot into two (2) smaller lots 
complies with applicable policies and land use designations contained within the OCP, and 
consistent with the direction of redevelopment established in the immediate surrounding area. 

The list of rezoning considerations is included in Attachment 3, which has been agreed to by the 
applicant (signed concurrence on fi le). 

On this basis, staff recommends support for the application. 

Cynthia Lussier 
Planning Technician 
(604-276-41 08) 

CL:blg 

Attachments: 
Attachment 1: Location Mapl Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Rezoning Considerations 
Attachment 4: Tree Retention Plan 
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Original Date: 0 V091 13 

RZ 13-627573 Amended Date: 

No!e: Dimcnsion~ are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Fast Track Application 

Development Applications Division 

RZ 13-627573 Attachment 2 

Address: 5131 Williams Road 

Applicant: Balandra Development Inc 

Date Received : January 3, 2013 Fast Track Compliance: February 15, 2013 

I Existing Proposed 

Owner Hiroko Maeda To be determined 

Site Size (m2
) 1,410 m2 (15,180 ft2) 705 m' (7,590 ft') 

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

Zoning Single Detached (RS1/E) Single Detached (RS2/C) 

On Future ~ 1 __ By~a_,-,,!_Re_qUjE~~~~~ .. 1 ._ . ~roposed 
I 

Variance 
- , Subdivided lots , 

Floor Area Ratio Max. 0.55 Max, 0.55 none permitted 

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

Lot Coverage - Building, 
Max. 70% Max. 70% none structures, and non-porous 

Lot Coverage - Landscaping Min. 25% Min. 25% none 

Setback - Front Yard (m) Min. 9 m Min. 9 m none 

Setback - Rear Yard (m) Min. 6 m Min. 6m none 

Setback - Side Yards (m) Min. 1.2 m Min. 1.2 m none 

Height (m) 2.5 storeys 2.5 storeys none 

Minimum Lot Size Min. 360 m2 705 m2 none 

Minimum Lot Width Min. 13.5 m 14 m none 

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

Address: 5131 Williams Road 

A TI ACHMENT 3 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 13-627573 

Prior to final adoption of Zoning Amendment Bylaw 9008, the applicant is required to complete the 
following: 

1. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of 
the Director of Development, and deposit of a Landscaping Security based on 100% of the cost 
estimate provided by the Landscape Architect, including installation costs. The Landscape Plan 
should: 
• comply with the guidelines of the OCP's Arterial Road Policy and should not include hedges 

along the front property line; 
• include a mix of coniferous and deciduous trees; 
• include the dimensions of tree protection fencing, consistent with City standard; and 
• include the eight (8) required replacement trees with the following minimum sizes: 

# Replacement Trees 
Minimum Caliper of 

0' 
Minimum Height of 

Deciduous Tree Coniferous Tree 
8 6 em 3.5 m 

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution by the 
applicant in the amount of $500/tree to the City's Tree Compensation Fund for off-site planting will 
be accepted. 

2. Submission of <!- Contract entered into between the applicant and a Celtified Arborist fo r supervision 
of any works conducted within Tree Protection Zones of the Japanese Maple tree (tag # 486) on City 
property and the off-site hedge located at 5111 Williams Road. The Contract must include the scope 
of work to be undertaken, including the proposed number of site monitoring inspections at specified 
stages of construction, and a provision for the Arborist to submit a post-construction impact 
assessment report to the City for review. 

3. Submission of a Tree Survival Security in the amount of $2,000 to ensure protection of the Japanese 
Maple tree (tag # 486). The City will release 90% of this 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 this security will be 
released one (I) year later, subject to inspection , to ensure the tree has survived. 

4. The City's acceptance of the applicant's voluntary contribution of$I.OO per buildable square foot of 
the single-family developments (i.e. $ 7,054) to the City's Affordable Housing Reserve Fund. 
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Note: Should the applicant change their mind about the Affordable Housing opt ion selected prior to 
final adoption of the Rezoning Bylaw, the City will accept a proposal to bui ld a secondary suite a ll 

one ( I) ofthe two (2) future lots at the subject site. To ensure that a secondary suite is built to the 
satis faction of the City in accordance with the Affordab le Housing Strategy, the applicant is required 
to enter into a lega l agreement registered on Title as a condition of rezoning, stating that no fi na l 
Bui lding Permit inspection will be granted until a secondary suite is constructed to the satisfaction of 
the C ity, in accordance with the Be Building Code and the City's Zoning Bylaw. 

5. Registration of a flood indemnity covenant on title. 

6. Registration of a legal agreement on title to ensure that, upon subd ivision ofthc property, vehicular 
access to the site is via a single shared driveway crossi ng (6 III wide at the back of the sidewalk and 
9 m wide at the cu rb), centered on the proposed shared property line. 

7. Registration ofa legal agreement on Title to enSlll'e that, upon subdivision of tile property, the 
buildings and driveways on the proposed lots be des igned to accommodate on~s i tc vehicle llllllaround 
capability to prevent vehicles from revers ing on('o Williams Road. 

8. Registration of a cross~access easement on title for the area of the shared driveway (6 III wide at the 
front lot line and 9 m long, centered on the proposed shared property line). 

At Subdivision* stage, the applicant must complete the following rcquiloements : 

• Pay Development Cost Charges (City and GVS&DD), Schoo l Site Acq uisition Charge, Address 
Ass ignment Fee, and Servicing Costs. 

PriOlO to Demolition Permit* issuance, the applicant must complete the following requirements: 

• Install Tree Protection Fencing, to City standard, around the Japanese Maple tree (tag # 486) on 
City property and around the off~s ite hedge along the west property line of the subject site. Tree 
Protection Fencing.must be installed prior to demolition of the existing dwel ling and must remain 
in place until construction and landscaping on the future lots is completed. 

Prior to Building Permit* issuance, the ap plicant must complete the following I'equ irements: 

• Submission of a Construction Parking and Traffic Managcment Plan to the Transportation 
Div ision. The 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 Cont'rol 
Manual for works on Roadways (by M inistry of Transportation) and MMCD Traffic Regulation 
Sect ion 01 570. 

• Obtain a Bui ldi ng 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, 
additiona l City approvals and associated fees may be required as pm1 of the Bui lding Penn it. For 
add itional infonnat ion, contact the Building Approvals Division at 604-276-4285. 
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Note: 

• 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as 
persona! 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 tile Director of Development. At! 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 fo rm and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) andlor 
Development Permit(s), andlor Building Permi!(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, displaccmcnt, subsidence, damage or nuisance to City and private utility infrastructure. 

[Signed original on file] 

Signed Date 
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n<:J DENOTES TREE NUMBER. REFER TO TREE INVENTORY FOR TYPE. 
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• DENOTES TREE TO BE RETAINED 

® DENOTESTREETOBERe.AOVED 

® DENOTES TREE TO BE REMOVED FOR MfflGATION OF HIGH RISK (CTRA) 

DENOTES UNDERSIZE TREE PER MUNICIPAL BYLAW. SPECIES AND SIZE AS NOTED. + 
@ DENOTES Off SITE TREE. REFER TO REPORT FOR RECOMMENDED TREATMENT. OWNER 

APPROVAL FOR AfIY PROPOSED ACTIONITRfATMENTTO OFFSfTE TREES WOULD BE REQUIRED 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9008 (RZ 13-627573) 

51 31 Williams Road 

Bylaw 9008 

The Council of the City of Riclunond, in open meeting assembled, enacts as follO\vs: 

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 (RS2/C). 

P.I.D.011-344-661 
Lot "F" Section 25 Block 4 North Range 7 West 
New Westminster District Plan 8920 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9008". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3813885 

APR 2 2 2013 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 

" 
4S 

APPROVED 
by OIreclOr 
orSoildlor 

~ 
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To: 

City of 
Richmond 

Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Fast Track Application 

Planning and Development Department 
, 0 Cou,,-<...oJ - A'll 2"2.-, '--0\3 

"10 Ill"",,; "j "1'r>\ IIv .0''', 

Date: March 13, 2013 

File: RZ 13-628402 
\7 - ~Q(",o-?o-9'O?i 

Re: Application by Gurmej Bains for Rezoning at 3311 Garden City Road from Single 
Detached (RSlIE) to Single Detached (RS2IB) 

Staff Recommendation 

That Bylaw 9009, for the rezoning of 3311 Garden City Road from "Single Detached (RS l IE)" 
to "Single Detached (RS2/B)", be introduced and given first reading. 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Affordable Housing !tI ~& £? .Ai, 
t' / 

I 

3814446 

CtJCJ--- I~ 0 

, , 
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March 13,2013 

Item 
Applicant 
Location 
Development Data Sheet 

Zoning 

OCP Designation 

Area Plan Designation 

Lot Size Policy 

Other Designations 

Affordable Housing 
Strategy Response 

Flood Management 

Surrounding 
Development 

Rezoning Considerations 

38 14446 

- 2 -

Staff Report 

Details 
Gurmej Bains 
3311 Garden City Road (Attachment 1) 
See Attachment 2 
Existing: Single Detached (RS1/E) 
Proposed: Single Detached (RS2/B) 
Neighbourhood Residential 
West Cambie Area Plan Land Use Map -
"Residential (Sinole Family Only)". 
Lot Size Policy 5468 (adopted by Council in 
1999) - permits subdivision of properties in 
accordance with the provisions of "Single 
Detached (RS2/B)" (Attachment 3). 

RZ 13-628402 
Fast Track Application 

Complies "y 0 N 

Complies ",y ON 

Complies &:'IV 0 N 

Aircraft Noise Sensitive Development Policy 
- The subject site is located within the 
Aircraft Noise Sensitive Development 
(ANSD) Policy Area within a designation 
(Area 3) that permits all Aircraft Noise Complies ",YON 
Sensitive Land Use Types. As a condition 
of rezoning, the applicant is required to 
register a restrictive covenant on Title to 
address aircraft noise mitigation and public 
awareness. 
The applicant proposes to provide a legal 
secondary suite on one (1) of the two (2) Complies 0V 0 N 
future lots at the subject site. 
Registration of a flood indemnity covenant on title is required prior 
to rezoninq adoption. 

A single detached dwelling zoned "Single Detached 
North: (RS1fE)". This lot has no subdivision potential under the 

existinq Lot Size Policy. 
A single detached dwelling zoned "Single Detached 

South: (RS1/Er. This lot has subdivision potential under the 
existinQ Lot Size Policy. 

East: 
Across Garden City Road are single detached dwellings 
zoned "Single Detached (RS1/E),' 
Facing Sexsmith Road is a parcel zoned "School & 

West: 
Institutional Use (SW and an undeveloped site zoned 
High Rise Apartment and Artist Residential Tenancy 
Studio Units (ZHR10) 

See Attachment 4 
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March 13,2013 

Staff Comments 

Trees & Landscaping 

- 3 - RZ 13-628402 
Fast Track Application 

A Certified Arborist's Report was submitted by the applicant, which identifies tre,e species, 
assesses the condition of trees, and provides recommendations on tree retention and removal 
relative to the development proposal. The Report identifies and assesses: 

• One (1) bylaw-sized tree located on the front (east) propCI1y line (joint ownership with 
the City of RiclmlOnd); and 

• One (1) mature cedar hedge located along the back (west) property line. 

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

• Remove and replace the bylaw~sized tree on the front property line (Tree # 1) due to its 
poor condition (e.g. historical toppi.ng and signs of root rot) . 

• Retain and protect the mature Cedar hedge located along the back property line as it is a 
significant landscape feature that provides privacy along the Garden City road frontage. 
Tree Protection Fencing must be installed to City standard 6 ft. from the base of the stems 
on the east side (adjacent to the edge of the hedge) for the entire length ofthe hedge prior 
to demolition or the existing dwellings on the subject site and must remain in place until 
construction and landscaping on the future lots is completed. 

The [mal Tree Retention Plan is included in Attachmcnt 5. 

Based on the 2: 1 replacement ratio goa l in the Official Community Plan (OCP), and the size 
requirements for replacement trees in the City's Tree Protection Byla\\', a total of two (2) 
replacement trees (minimum 9 cm deciduous caUiper/5 m coniferous height) are required to be 
planted and maintained on the futme lots. 

In addition, Council Policy 5032 (Attachment 6) encourages propelty owners to plant and 
maintain at least two (2) trees on every lot in recognition of the many benefits derived [TOm 

urban trees. Consistent with this Policy, the'applicant has agreed to plant and maintain two (2) 
additional trees (minimum 6 em deciduous calliper/2.5 In coniferous height). 

To ensure the new trees are planted and maintained and that the existing Cedar hedge is 
protected, the applicant is required to submit a landscaping security in the amount of $2,000 
($500/tree) prior to final adoption of the rezoning bylaw. 

Site Servicing & Vehicle Access 

There are no servicing concerns with rezoning. 

Vehicle access to the Garden City Road arterial lS not permitted in accordance with Bylaw No. 
7222. Vehicle access to the site at development stage will be fyom the internal road only. 

3814446 . PH - 39



March 13,2013 - 4- RZ 13-628402 
Fast Track Application 

As the site is within 800 m of an intersection of a Provincial Limited Access Highway and a City 
road, Ministry of Transportation and Infrastructure approval is required. Preliminary approval 
for the rezoning has been granted for one year. 

Subdivision 

At future Subdivision stage, the applicant will be required to pay DeC's (City & GVS & DO), 
Engineering Improvement Charges for future road improvements, School Site Acquisition 
Charge, Address Assignment Fee, and Servicing Costs. 

Conclusion 

This rezoning application to permit subdivision of an existing large lot into two (2) smaller lots 
complies with all applicable land use designations and policies contained within the OCP, and is 
consistent with Lot Size Policy 5468, which allows rezoning and subdivision to "Single 
Detached (RS2/B)". While the lot to the north does not have subdivision potential under the 
existing Lot Size Policy, the lot to the south does have subdivision potential under the existing 
Lot Size Policy and the majority of other lots along this block are already zoned "Single 
Detached RS lIB" (with a min 12 rn width) or have the potential to be rezoned and subdivided in 
aqcordance with tbe existing Lot Size Policy. As such, this rezoning application is consistent 
with the established pattern of redevelopment in the neighbourhood. 

The applicant has agreed to the list of rezoning conditions included in Attachment 4 (signed 
concurrence on file). 

On this· basis, staff support the application. 

Erika Syvokas 
Planning Technician 
(604-276-4108) 

ES:blg 

Attachment 1: Location Map/Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Lot Size Policy 5468 
Attaclunent 4: Rezoning Considerations 
Attachment 5: Proposed Subdivision Planffree Retention Plan 
Attaclunent 6: Council Policy 5032 
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RZ 13-628402 
Original Date: 0 1/25/13 

Amended Date: 03/12/13 

Note: Dimensions are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Fast Track Application 

Development Applications Division 

RZ 13-628402 Attachment 2 

Address: 3311 Garden City Road 

Applicant Gurmej Bains 

Date Received: January 22 , 2013 Fast Track Compliance: February 18, 2013 

I Existing Proposed 

Owner · Henry and Susie Schroeder To be determined 

Site Size (m2
) 945 m' (10,169 ft') 472 m' (5,084 ft') 

Land Uses One (.1) two-unit dwelling 
Two (2) single detached 
dwellinas 

Zoning Single Detached (RS1/E) Single Detached (RS2/B) 

Number of Units Ono (1) Two (2) 

On Future 
I Bylaw Requirement Proposed I Variance 

Subdivided Lots 

Floor Area Ratio Max. 0.55 Max. 0,55 none permitted 

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

lot Coverage - Building, 
Max. 70% Max. 70% none 

structures, and non-corcus 

Lot Coverage - Landscaping Min. 25% Min. 25% none 

Setback - Front & Rear Yards (m) Min. 6.0 m Min. 6.0 m none 

Set~ack - Side Yards (m) Min. 1.2 m Min. 1.2 m none 

Height (m) 2.5 storeys 2.5 storeys none 

Lot Size 360 m2 lot A- approx. 472 m 
.Lot 8- aoorox. 472 m 2 none 

lot Width Min. 12.0 m Min. 12.701 m none 

Other: Tree replacement compensation reguired for Joss of significant trees. 
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AlTACHMENT3 

City of Richmond Policy Manual 

PaQe1of2 Adopted by Council : June 21 1999 I POLICY 546B 

File Ref: 4430-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 27-5-6 

POLICY 546B: 

The following policy establishes lot sizes in a portion of Section 27-5-6, generally along the west 
side of the 3000 block of Garden City Road and the south side of Kilby Street: 

280596 

That properties generally along the west side of the 3000 block of Garden City Road and 
the south side of Kilby Street in a portion of Section 27-5-6, be permitted to subdivide in 
accordance with the provisions of Single-Family Housing District, Subdivision Area B 
(R1/B) with the exception that the three lots, as shown on the accompanying plan, be 
permitted to subdivide in accordance with the provisions of Single-Family Housing 
District, Subdivision Area K (R1/K) in Zoning and Development Bylaw 5300. 

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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C6 

C6 

SEA ISLAND WAY 

~ Subdivision permitted as per RI/A 

~ Subdivision pcnnitted as per RlIB 

POLICY 5468 
SECTION 27, 5-6 

I I 

Adopted Date: 06/2 1/99 

Amended Date: 
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City of 
Richmond 

ATIACHMENT 4 

Rezoning Considerations 
Development Applications Division 

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

Address: 3311 Garden City Road File No.: RZ 13-628402 

Prior to final adoption of Zoning Amendment Bylaw 9009, the developer is required to 
complete the following: 

1. Provincial Ministry of Transportation and Infrastructure approval. 

2. Submission of a Landscaping Security in the amount of $2,000 ($500/tree) for the 
maintenance of the cedar hedge along the west property line as well as the planting and 
maintenance offcuT (4) replacement trees with the following minlmum calliper 
sizes/heights: 

Min. 
# Replacement calliper of Min. height of 

Trees deciduous. coniferous tree 
tree or 

2 6em 2.5 m 

2 9cm 5m 

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

Notc: Should the app licant change their mind about the Affordable Housing option 
selected prior to final adoption ofthc Rezoning Bylaw, the City will accept a voluntary 
contribution of $1.00 per buildable square foot of the single. family developments 
(i.e. $5,548.4) to the City's Affordable Housing Reserve Fund in·lieu of registering the 
legal agreement on Title to secure a secondary suitc. 

4. Registration of a flood indemnity covenant on Title. 

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

At subdivision stage*, the applicant must complete the following rcquirements: 

• Pay DCC's (City & GVS & DO), Engineering Improvement Charges for future road 
improvements, School Site Acquisition Charge, Address Assignment Fee, and Servicing 
Costs . 
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Prior to Demolition Permit· issuance, the applicant must complete the following requirements: 

• Install Tree Protection Fencing, to City standard, 6 ft. from the base o f the stems on the 
east side (adjacent to the edge of the hedge) for the entire length of the on·site Cedar 
hedge located along the west property line of the subject site. Tree Protection Fencing 
must be installed prior to demolition of the existing dwelling and must remain in place 
until construclion and landscaping on the future lots is completed. 

Prior to Building Permit · issuance, 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, del iveries, workers, loading, application for any lane closures, and proper 
construction traffic contro ls as per Traffic Control Manual for works on Roadways 
(by Ministry of Transportation) and MMCD Traffic Regulation Secti on 01 570. 

• Obtain a Bui lding 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 th~ Building Approvals Division at 
604-276-4285. 

Note: 

• 
• 

This requires a separate application. 

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

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

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

• Additional legal agreements, as detennined 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, monilOring, site preparation, de-watering, 
drilling, underpinning, anchoring, shoring, pil ing, pre-loading, ground densification or other activities that may 
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

[Signed original on fil e] 

Signed Date 

381 4446 PH - 47



I 
I 
1 , 
1 

I 

1-15 
! N 

,,; 
... ! 
~. 
~ 

~ 
cJ, 

'.;@ 

not 10 be 1lSed to define boundaries . 
Survey Certificate 

for 

TREE AND ELEVATION PLAN 

OF PROPOSED SUBDIVISION 

OF LOT 4 SECTION 27 Blk.5N Rge.6W 

NWD PLAN 69758 

civic a.ddress 3311 Gorden City Road Richmond 

.I' " I sfted I ,. 
?'< >-« ~ 30 

>-
I-

~:" ! LOT 
0 00 

v" ~ -- -- - -
z .0 • ~r ,. 

! w NO 4 , 
0 t '<~ '" « ~ 

~~ '-' • 
~ 

c .... u..n. 10 _ dol~m 

Christopher J. James . 
. Britisb Columbia Land SurveyOl' 

281+ Gordon Avenue 
. Sllrr~n . c. V4A 3i4 
604·535-3261 

,f 

<Ot ,.,,1 

--
1"0 ot" ... y 
_ hou •• 

this document 1$ tlol valid unlcss oriainally signed lind sealed' 

" 

ATIACHMENT 5 

scale /: -foo 
ftl",~ 

. . ,.8 .. _. 

fil,90'!-9 
PH - 48



ATf ACHMENT 6 

City of Richmond Policy Manual 

PaQe 1 of 1 Adopted by Council: July 10/95 I POLICY 5032 

File Ref: 6550-00 TREE PLANTING (UNIVERSAL) 

POLICY 5032: 

It is Council policy that: 

In recognition of the many benefits derived- from urban trees, including cleaning the air, 
enhancing OUf neighbourhoods and beautifying our community , Council encourages all owners 
of property in Richmond to plant and maintain at least two trees on every lot. 

(Urban Development Division) 
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City of 
Richmond 

,, -_t L 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9009 (RZ 13-628402) 

3311 Garden City Road 

Bylaw 9009 

The Council of the City of Richmond, in open me~ting assembled, enacts as follows: 

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it SINGLE DETACHED (RS21B). 

P.LD. 00 1·847·686 
Lot 4 Section 27 Block 5 North Range 6 West 
New Westminster District Plan 69758 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9009". 

FrRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFlED 

ADOPTED 

MAYOR 

38 L4475 

APR 22 2013 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 0, 
~ £:> 

APPROVED 
by arrector 
or Solicitor 

~ 
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To: 

From : 

City of 
Richmond 

Planning Committee 

Wayne Craig 
Director of Development 

\ c..:;o (~u",....,..J f\Qr 2- "2... -z.~,S 

Report to Committee 
\0 Pt"."",'C.:1 ' 19pi, I 110 J.D13 

Date: April 4, 2013 

File: RZ 12-615601 
\';) - 'i?060 ·:JO Co, 6 \'-/ 

Re: Application for Rezoning at 9720,9740 and 9760 Alberta Road from "Single 
Detached (RS1/F)" to "Medium Density Townhouses (RTM3)" 

Staff Recommendation 

That Bylaw 9014 for the rezoning of 9720, 9740 and 9760 Alberta Road from "Single Detached 
(RS 1 IF)" to "Medium Density Townhouses (RTM3)", be introduced and given first reading. 

d 
way~ 

Att. 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURR2 E OF GENERAL MANAGER 

Affordable Housing rZ ,, ---:& ~ , v / 
. I 

J&13311 PH - 51



April 4, 2013 - 2- RZ 12-615601 

Staff Report 

Origin 

Ajit Thaliwal and Eric Law Architect [nco have applied to the City of Riclullond for permission 
to rezone 9720, 9740 and 9760 Alberta Road (Attachment 1) from "Single Detached (RSI /F)" 
to "Medium Density Townhouses (RTM3)" in order to develop a 20 unit, 2 and 3 storey 
townhouse development (Attachmcn.t 2). 

Findings of Fact 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Surrounding Development 

To the North: Across Alberta Road: 
A Single Detached Dwelling on land zoned "Si.ng~e Detached (RSIIF)" at 
9671 Alberta Road; 
A 24 unit, three storey townhouse development currently under construction 
at 9691 Alberta Road, on land zoned "Low Density Townhouses (RTL4)"; 
A Single Detached Dwelling on land zoned "Single Detached (RS IIF)" at 
9731 Alberta Road; and 
A 98 unit, two storey townhouse complex zoned "Town Housing (ZT32) 
North McLelUlan (City Centre)" at 6300 Birch Street. 

To the East: A vacant property at 9780 Alberta Road, zoned "Single Detached (RS I /F)". The 
City has processed an application for a six (6) unit, three (3) storey townhouse 
complex (RZ 11-566870), which has received and is sitting at third reading. 

To the South: A parking lot associated with MacNeill ~econdary School zoned "School and 
Institutional Use (SI)". 

To the West: A Single Detached Dwelling on land zoned "Single Detached (RSl/F)" at 9700 
Alberta Road. 

Related Policies and Studies 

Official Community Plan 

OCP designation: City Centre Area, McLennan North Sub-Area Plan, Schedule 2.1 OC. 

McLennan North Sub-Area Plan 

• Residential Area 3. Two Family Dwelling / 2& 3-storey Townhouses. 0.65 base FAR 
(Attachment 4). 

The applicant is proposing a density of 0.70 FAR, which is above the base density of 0.65 FAR 
as indicated in the ocr. To qualify for the additional density and to satisfy the requirements of 
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April 4, 2013 - 3 - RZ 12-615601 

the RTM3 zone, the app licant is providing a vo luntary contribution to the Affordable Housing 
Strategy reserve fund. 

Public Art 

In accordance with the Pub li c Art program, residential multi -family proposals that require a 
rezoning or Development Permit, and are proposing ten (10) or more units are to participate in 
the program. Detai ls for this application are outlined later in this report. 

Floodplain Management Implementation Strategy 

tn accordance with the City's Flood Management Strategy, the minimum allowable elevation [or 
habitable space is 2.9 m GSC or 0.3 m above the highest crown of tile adjacent road. A Flood 
Indemnity Covenant is to be registered on title prior to final adoption (Attachment 6). 

OCP Aircraft Noise Sensitive Development (ANSD) Policy 

The si te is located withi n Area 4 of the ANSD map, which allows consideration of all new 
aircraft noise sensitive uses, including townhouses. In accordance with policy. an Aircraft Noise 
Sensit ive Use Restrictive Covenant must be registered on title prior to final adopt ion of this 
application (Attachment 6). As well , the applicant is to submit an acoustical report from a 
registered acoustical engineer fo r indoor noise mitigation measures resulting from the exposure 
o f aircraft noise at the time of applying for a Development Permit. 

Public Input 

A notice board is posted on the subject property to notify the publ ic of the proposed development 
and no public comments have been received to date. Should this application receive first 
readi ng, a public hearing will be scheduled. 

Staff Comments 

Proposed Site Assembly and Site Design 

The applicant has assembled these three properties for this proposal and as a result has met the 
minimum lot area requirements of 2,000m2 as identified in the McLennan North Sub-Area Plan. 

With access to Alberta Road, this 20 unit townhouse proposal is arranged in building clusters 
along the periphery of the site. The internal drive aisle bisects the units, which allows for di rect 
access to the individual garages to each unit, but also allows for screening the east-west portion 
of the drive aisle from public view. The individual townhouse units fronting Alberta Road 
provide direct pedestrian access to the street. 

The units are designed to lessen the impact to the schoolyard to the south by locating two and 
three storey units along the sOl.1thern property line. adjacent to the parking lot of McNeil 
Secondary School. 

No direct access from the site to the schoolyard is proposed or permitted. 

Transportation and Site Access 

• Vehicular access to and from the site is off Alberta Road. 

• Off-street parking for the proposal is provided in each unit by two-car garages at grade with a 
combination of side-by-side and tandeni configurations. The number of off-street parking 
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stalls meets the requirements of Zoning Bylaw 8500, but a variance will be required at the 
Development Permit stage to permit a tandem parking configuration for 70% of the 
townhouse units, where a maximum of 50% of the required parking stalls is allowed for 
townhouse developments under Zoning Bylaw 8500 (amendment Bylaw 8993). The 
application predates the zoning change and the proposal to provide tandem parking in 70% of 
the units is supported by Transportation. A restrictive covenant to prevent conversion of 
tandem parking garage~ will be secured as a condition of rezoning. 

• Visitor parking is supplied by four (4) visitor stalls scattered throughout the site. 

• To help secure development opportunities to the adjacent sites to the west, a cross-access 
easement or Statutory Right-of-Way (SRW) be registered in favour of9700, 9660, and 9640 
Alberta Road. The easement or SRW will be registered prior to the adoption of the rezoning 
application which will provide flexibility for future access to these lots from this internal 
drive aisle without requiring direct access to Alberta Road (Attachment 6). 9620 Alberta 
Road was not included with this cross-access easement as a previous easement was registvred 
in favour of this lot to connect with the townhouse development to the east at 9580 Alberta 
Road as part of that rezoning application (RZ 09-252267). 

• To help upgrade the existing pedestTian crossing at the intersection of No. 4 Road and 
Alberta Road, the applicant is providing a voluntary contribution of $15,600.00 towards an 
audible signalling system to advise those who are visually impaired when it is safe to cross 
the street. This contribution is payable prior to the adoption of this rezoning application 
(Attachment 6), 

• With the exception of the units that have direct pedestrian access to Alberta Road, pedestrian 
access to the site is shared with the vehicular access point and then follows the internal drive
aisle to the individual units. To add an additional safety feature to pedestrians using the site 
to access the individual units, staff has requested the applicant consider introducing methods 
10 give a better sense of territory for pedestrians who use the site. 

Trees 

An Arborist Report and site survey (Attachment 5) was submitted with the application to assess 
the existing location and condition of the existing on-site trees for the purpose of possible 
retenli(i)n . The submitted rep0l1 recommended that the two (2) on-site trees are to be removed as 
they are not in good enough condition to be incorporated with the proposed development. There 
are three (3) trees located on City prope11y and eight (8) neighbouring trees that are to be _ 
protected during the construction process. 

Upon review of the submitted rep0l1 and a visual site review by City staff, the conclusion is to 
agree with the submitted report as the two (2) trees on the property are in poor condition and nol 
good candidates for retention. Replacement of these trees is to follow the City' s 2: 1 replacement 
policy which will be followed during the review of the landscaping plan that is to be included 
with the forthcoming Development Permit application. The eight (8) neighbouring trees and 
three (3) trees located on City property are to be protected per the City's requirements. 
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Tree Summary Table 

Number of 
Tree Tree 

Item 
Trees 

Compensation Compensation Comments 
Rate Requi red 

Trees are in poor condition and nol 
good candidates for retention . 

Total On Site Trees 2 - - Recommendation that they be 
replaced in accordance with City 

policy. 

To be removed 2 2:1 4 -
Trees for relocation 

0 within the site - - -

Trees located within Trees are to be protected during the 

City property 3 - - construction period in accordance 
with City policy. 

Trees are to be protected during the 
Neighbouring Trees 8 - - construction period In accordance 

with City policy. 

A review of the new tree plantings will be conducted at the Development Permit stage to ensure 
the number of new plantings wi ll meet the Ci ty ' s 2: I replacement ratio. 

Analysis 

Proposed Zoning to "Medium Density Townhouses CRTM3)" 

The proposed rezoning from RSIIF to RTM3 reflects the anticipated changes to the community 
as set out in the McLeIUlan North Sub-Area Plan to transition the once predominantly single 
family area to apartment buildings and townhouse complexes. The application for this subject 
site is in conformance with the Sub-Area Plan as well as the designation of the Land Use Map 
(Residential Area 3, two-family dwellings and 2 and 3 slorey townhouses) (Attachment 4). 

The applicant is proposing a two (2) and three (3) storey townhouse complex with a FAR of 
0.70, above the base densi ty 0[0.65 FAR in accordance to thc land use map. 

Amenity Space 

An outdoor anlcnity space is proposed to be located along the eastem edge of the site, at the 
main intersection of the internal drive aisle. The area is to include open lawn space and a cltild' s 
play area. A more detail ed review will be conducted at the Development Pennit stage when 
landscaping drawings will be submitted with more detailed information. No indoor space is 
being proposed, but a vo luntary cash-in-lieu contri bution of $21,000.00 will be paid prior to fmal 
adoptio n of thi s application (Attachment 6). 

Design 

The two and three storey proposal meets the inten t and requirements of the neighbourhood plan. 
The proposed design is tJ1at of a contemporary row-house that can help provide maturity along 
the Alberta Road streel front. The applicant will be making an application for a Development 
Permit which wi ll provide more detail regarding the fonn and character of the proposal. 
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Affordable Housing 

As previously stated, the applicant will be making a voluntary cash contribution to the affordab le 
housing reserve fund in accordance with the City's Affordable Housing Strategy. 

With respect to townhouse developments, the applicant has agreed to a voluntary contribution of 
$2.00 per allowable square foot based on the FAR of the zone ($45,720.00). This is payable 
prior to the adoption ofthi5 rezoning application (Attachment 6). 

Public Art 

The applicant is considering providing a piece of public art and will contact the City's Public Art 
Coordinator to begin the process should they decide to head in that direction. ShouJd the 
appl icant decide not to go ahead, the applicant has agreed to provide a voluntary contribution in 
the amount of$0.77 per square foot based on the FAR of the zone. The amount of the 
contribution would be $17,602.20 and is payable prior to the adoption this rezoning application 
(Attachment 6). 

Garbage and Recycling Servicing 

The app licant is proposing an enclosure for on-site recycling and garbage storage. Staff have 
reviewed the proposal and are satisfied with the number of bins and access to and from the 
enclosure for proper pick-up. 

Utilities and Site Servicing 

A site servicing review has been conducted by the City'S Enginecring Department and no 
upgrades are required to any of the City's sanitary, watcr or storm systems. The applicant is to 
contact the City's Engineering Department on direct servicing connections to the townhouse 
units. 

Servicing Agreement 

Frontage works were done in the late 1990's through the City's DCC program. No Servicing 
Agreement for this project is required . 

Variances 

The application is propos ing 14 out of its 20 townhouse units to provide attached garage parking 
in a tandem configuration. The Zoning Bylaw supports tandem parking for townhouse units to a 
maximum of 50% of the units. The proposed 70% variance is supported by Transportation and a 
restrictive covenant to preve·nt conversion toward parking garages will be secured as a condition 
of rezoning (Attachment 6). 

Development Permit 

A separate Development Permit application would be required with a specific landscaping plan 
to include the following: 

a) Design of the outdoor amenity area, including the design of a children's play area. 

b) Submit a site plan to show the manoeuvrabil ity oflarger vehicles (i.e. SU-9) within the 
site to the satisfaction of the Director ofTr~nsportation. 

c) Submit a site plan to show pedestrian access to the interior townhouse units. 
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d) Verification of parking staJ l clearances when abutted against a solid wall greater than OJ 
meters high. 

e) Identify and design for units that can be easi ly converted to universal access. 

t) An Acoust ic Engineer's repOlt, to identify noise mitigation measures to be taken to lessen 
aircraft noise (doors and windows closed), to the following criteria: 

Portions of Owellin Units Noise Leve ls in decibels dB) 
Bedrooms 35 dB 
Living, dining, and recreation rooms 40dB 
Kitchen bath hallways and utilily rooms 45 dB 

g) A thermal report to ensure indoor comfort levels are maintained to ensure tllC above noise 
criteria is met using the ASHRAE 55-2004 "Thermal Environmental Conditions for 
Human Occupancy" standard and any subsequent updates as they occur. 

Financial Impact 

None expected. 

Conclusion 

The proposed 20 unit townhouse rezoning meets the requirements of tho OCP as well as the 
zoning requirements set out in the "Medium Dens ity Townhouses (R TM3)" zone for the 
McLennan North neighbourhood plan. Staff be lieve that the design requirements meet the 
character of the neighbourhood and are confident the outstanding conditions will be met prior to 
final adoption. Staf'frecommend that rezoning application RZ 12-61560 1 proceed to first 
reading. 

David 10hnson 
PlalUler 2 
(604-276-4193) 

DJ:cas 

Attaclunent 1: Location Map 
Attaclunent 2: Submitted drawings of the proposed development 
Attachment 3: Development Appl icati on Data Sheet 
Attaclunent 4: McLclUlan North Sub-Area Land Use Map 
Attachment 5; Tree Survey Map · 
AttaclUllent 6: Conditional Rezoning Requirements 
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RZ 12-615601 Amended Date: 
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City of Richmond 
6911 NO.3 Road 
Richmond, Be V6Y 2Cl 
www.richrnond.ca 
604·276·4000 

ATIACHMENT3 

Development Application 
Data Sheet 

RZ 12-615601 . 

Address: 9720, 9740 and 9760 Alberta Road 

Applicant: Ajit ThaliwaJ and Eric Law Architect Inc. 
Planning 
Area(s): City Centre - McLennan North Sub-Area (Schedule 2.1 OC) 

I . Existing I Proposed 
9720 Alberta Road 

Civic Address: 9740 Alberta Road To Be Determined 
9760 Alberta Road 

Owner or Applicant: Ait Thaliwal and Eric Law Architect Inc. No Chanqe. 
Site Size rnA): 3034.00m2 No Chanae 
Land Uses: Single-Family Townhouse Residential 

Residential Area 3 
OCP Area Plan Designation: 0.65 base FAR. Two-Family Dwelling No Change 

12 & 3-storey Townhouses 

Medium Density Townhouses 

Residential Single Detached, 
(RTM3) 

Zoning: Subdivision F Permits Townhouses at 0.70 

(RS1 /F) FAR. with a contribution to 
the Affordable Housing 

Reserve Fund 

Number of Units: 1 Single-Family Dwelling per lot 
20 Townhouse Units on a 

consolidated Jot. 

I 
Bylaw 8500 "';;,:r" >;.- .. -. - ." -' .• " I '. "-, " .. ,,,,~ . .r-,; :,.t.')'..;: Proposed.'~~ _x- .::: Vanance .~ 

Requirements , ~"'""A·.'-'_"_' '10"''''.'' ".:; • •. . • • .• ft.! .• 

Site Area =3,034.00m2 

2,123,80m~ 
Density (FAR): (0.70) = 2,123.80m' 

(0.70 FAR) 
none permitted 

Max. 

Lot Coverage - Building: 40% Max. 41 % 
1% 

(30.34m') 

Lot Width : 40.0m BO.33m none 

Lot Depth: 3S.0m SO.30m none 

Lot Size: No requirements 3,034.00m2 none 

Setback: B,Om Min. B.02m none 
Alberta Roact 
Setback: 3.0m Min. 3.04m none 
Side and Rear Yard: 
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I 
Bylaw 8500 

I Proposed I Variance 
Requirements 

Height 12.0m and no more 11.63m 
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: Max. 50% of units for 70% of units to provide tandem stalls for 
townhouses tandem parking townhouse 

development. 
70m Cash-in-l ieu payment 

Amenity Space - Indoor: or none 
cash-in-lieu payment totalling $21,000.00 

Amenity Space - Outdoor: 6 m minimum per un it x 
20 units = 120m2 120.6m2 none 
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City of Richmond 

Land Use Map 
8ylaw8630 
2010107119 

Residential Area 1 
1.6 base FAR. 4-storey Th. 
low-rise Apts. (4-stOfeys max,) 
1 Mia-rise Apls. (Up 10 8-st01eys) 
1 High-rise Apts. (Up 10 45 m) 

Residentiat Area 2 
0.95 base FAR. 2. 3 & 4-storey 
Townhouses. Low-rbe Apts. 
(4-&loreys max.) 

Residential Area 2A 
0.95 base FAR. 2, 3 4 & 5-storey 
TOWf1houses, low-rise ApIS. 
(5-storeys m8)(. Up to 19 m) 

m§I 

IQSJ 

D 

fMi'1I'l 

Res idential Area 3 ~ .. -
0.65 base FAR. T~-Famity 
Dwelling 12 & 3-alorey Townhouses g 
Residential Area 4 
0.55 base F_A.R. One & Two-Family Dwelling 

* & Townhouses (2 J.i.storeys typical, 3-s\o(eY5 
ma)(imum where a maximum 30% lot 
coVtll'8ge Is achieved) ---
Res idential Area 5 
0.55 bllse FAR. One-Fam~y DlNaDing 

Mixed ResidentiaV t RelaH/Community Uses 

ATTACHMENT 4 

§ ... r--
0 ~ 0 Z 

-" f, \1\ .... 
~ 

I 

~ 
1\1 

~ 

Community Park 

School 

Neighbourhood Parks 

Trait 

Principal Roads 

Church 

Original Adoption; July IS, \ 9961 Plan Adoption: February 16,2004 
2942426 
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Conditional Zoning Requirements 
9720,9740 and 9760 Alberta Road 

RZ 12-615601 

ATTACHMENT 6 

Prior to final adoption of Zoning Amendment Bylaw 9014, the developer is required to 
complete the following: 
1. Consolidation of all the lots into one development parcel (which will require the demolition of the 

existing dwellings). 

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

3. Registration of an aircraft noise sensitive usc covenant on title. 

4. Registration of a flood indemnity covenant on title. 

5. Registration of a cross-access easement, statutory right-oF-way, and/or other legal agreements or 
measures, as determined to the satisfaction of the Director of Development, over the intemal drive
aisle in favo~lr of9700, 9660 and 9640 Alberta Road. 

6. City acceptance of the developer's offer to voluntarily contribute $15,600.00 to the upgrade of the 
pedestrian crossing at Alberta Road and No.4 Road. 

7. City acceptance of the developer 's offer to voluntarily contribute $0.77 per buildable square foot (e.g. 
$17,602.20) to the City'S Public Alt Fund. 

8. Contribution of $21,000.00 in-lieu of on-site indoor amenity space to go towards development of 
indoor public amenity space as identified by the Parks, Recreation and Cultural Services Department. 

9. City acceptance of the developer's offer to voluntarily contribute $2.00 pel' buildable square foot (e.g. 
$45,720.00) to the City's affordable housing fund . 

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

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

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

registered professional, which demonstrates that the interior noise levels and noise mitigation 
standards comply with the City's Official Community Plan and Noise Bylaw requ irements. The 
standard required for air conditioning systems and their alternatives (e.g. ground source heat pumps, 
heat exchangers and acoustic ducting) is the ASHRAE 55-2004 "Thermal Environmental Conditions 
for Human Occupancy" standard and subsequcnt updates as they may occur. Maximum interior noise 
levels (decibels) within the dwelling units must achieve CMHC standards follows: 

Portions of Dwelling Units Noise Levels (deCibels) 
Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 
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Prior to Building Permit Issuance, the developer must complete the following 
requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 

Management Plan shall inc1ude location for parking for services, deliveries, workers, loading, 
application for any lane closures, and proper construction traffic controls as per Traffic Control 
Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 01570. 

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

3. Utility connections to the townhouse units, driveway ramps to be removed and new one installed and 
other related items to be done at the developer's sale cost via City Work Order. 

4. Obtain a Building Permit (SP) 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. 

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 p.ursuant to Section 219 of the Land Title Act. 

All agreements to be registered i:n the Land Title Offiee sha!1 have priority over all such liens, charges and 
encumbrances as is considered advisable by the Director of Development. An agreements to be registered in the 
Land Title Office shall, unless the Director ofDeve[opment detennilles otherwise, be fully registered in the 
Land Title Office prior to enactment of the appropriate bylaw. 

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

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or 
Development Permit(s), and/or Building Permit(s) to the satisfaction orthe 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. 

[Origillal signed on file] 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9014 (RZ 12-615601) 

9720, 9740 and 9760 Alberta Road 

Bylaw 9014 

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 fonus part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of t4e 
following area and by designating it "MEDIUM DENSITY TOWNHOUSES (RTM3)". 

P.I.D.001·512·234 
LOT 2 SECTION !O BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRICT PLAN 1712 

P.I.D.012·298·115 
LOT 3 SECTION 10 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRICT PLAN 1712 

P.I.D.000·521 ·671 
LOT 4 SECTION !O BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER 
DISTRICT PLAN 1712 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9014". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THlRD READING 

OTHER REQUIREMENTS SA TlSFlED 

ADOPTED 

MAYOR 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

\0 (guo..,....,:?: · A 0 "'" z't ?(;:)~ 

10' Ph"",,:,) i'II'", 1 11o<l01) 

Date: March 21, 2013 

File: RZ 12-619835 
"'. -'<0<",,· d-,C - 9 01S 

Re: Application by 664525 B.C. Ltd. for Rezoning at 7400, 7420 and 
7440 Railway Avenue from Single Detached (RSlIE) to Low Density Townhouses 
(RTL4) 

Staff Recommendation 

That Bylaw 9015, for the rezoning of7400, 7420 and 7440 Railway Avenue from "Single 
Detached (RS llE)" to "Low Density Townhouses (RTIA)", be introduced and given first 
reading. 

~ 
way~ 
Director 

EL:kt 

ROUTEDTQ: 

Affordable Housing 

REPORT CONCURRENCE 

CONCURRENCE CONCU~C:~~~ANAGER 

" y / 

/ 
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Staff Report 

Orig in 

664525 B.C. Ltd. has applied to the City of Richmond for permission to rezone 7400, 7420 and 
7440 Rai lway Avenue (Attachment 1) from Single Detached (RSllE) to Low Density 
Townhouses (RTL4) in order to permit the development of 15 townhouse units. A preliminary 
site plan, building elevations, and landscape plan arc contained in Attachment 2. 

Find ings of Fact 

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

Surrounding Development 

To the North: Three (3) Singl~ Detached (RSl /E) lots with a mix of newer and older homes 
fronting Rai lway A venue; and then single-family lots front ing Linfield Gale. 

To the South: Two (2) deeper Single Detached (RS lIE) lots WiU, older homes; and then two (2) 
Single Detached (RS lIB) lots with newer homes and a temporary shared access 
from Railway A venue to the unopened back Jane; further down south are six (6) 
more Single Detached (RS lIE) lots fronting Rai lway A venue and then Lancing 
Road. 

To the East: Three (3) Single Detached (RSIIB) lots WiU, newer homes and one (I) Single 
Detached (RS IIH) lot, all front ing Lindsey Road. 

To the West: Across Rai lway Avenue, a linear railway right-of way, then McCaHan Road with 
a mix of newer and older, larger single family dwellings on Single Detached 
(RS l IE) lots. 

Related Policies & Studies 

Arterial Road Policy 

The 2041 OCP Bylaw 9000 Arterial Road Redevelopment Po li cy is supportive of multiple
family residential deve lopments along certain arterial roads with these sites being identified all 
the Arterial Road Development Map. Although the subject site is not specifically identified in 
the Arterial Road Development Map for townhouse development, it meets the location criteria 
sct out in the OCP for additional new townhouse areas; e.g. , within walking distance (800 m) of 
a City Community Centre (Thompson Community Centre). 

Floodplain Management Implementation Strategy 

The applicant is requi red to comply with the Flood P lain Designation an~ Protection Bylaw 
(No. 8204). [n accordance with the Flood Management Strategy, a Flood hldemnity Restrictive 
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Covenant speci fying the minimum fl ood construction level is required prior to rezoning bylaw 
adoption. 

Affordable Housing Strategy 

The applicant proposes to make a cash contribution to the affo rdable housing reserve fund in 
accordance to the City's Affordable Housing Strategy. As the proposal is for townhouses, the 
app li cant is making a cash contribution of $2.00 per bu ildable square foot as per the Strategy; 
making the payable contribution amount of $39,082.44. 

Public Input 

The applicant has forwarded confirmation that a development sign has been posted on the site. 
There has been significant interest from the neighbouring residents regarding thi s proposed 
rezoning. Staff have received: 

• 

• 

13 opposition letters from residents of the immediate neighbourhood (Attachment 4); 
and 

A petition with 35 signatures from 33 households withi n the immediate neighbourhood in 
opposition to the proposed development (Attachment 5). 

Concerns from the neighbourhood are summarized below with responses to each of the concerns 
idenli fied in italics. 

1. Changes in neighbourhood character. 

(Two storey ground oriellted duplexes witlt traditional residential character are 
proposed to complimellt surrounding single/amity hOlises.High quality details and 
materials will enltance tlte streetscape. These proposed desigll/eatures aud 
"lIIdscaping will be cOlltrolled through the Development Permit process.) 

2. Increased traffic generated by the townhouse development. 

382213S 

(Tlte profJosedfifteen (15) unit townllOuse development will result ill a manageable 
iltcrease ill traffic over the existing three (3) sillgle/amity Itouses. It is anticipated th is 
increase will result in just six (6) additional velticles pel' Itour durillg the morning alld 
a/temoo" peak period. Tltis margillal illcrease is expected to have millimal impact to 
the surroulIlling road system as it trallslates to just Olle (1) lIdditional vehicle every tell 
(10) minutes and Cllll be accommodated withi" tlte capacity (lilt! geometry 0/ Railway 
Avenue. 

Trtlltsportatioll supports a direct access from Railway Avenue {IS shoWII 011 til e 
conceptual development plalls as full movement/or tlte/oreseeable/uture. However, 
in tlte long-term, tlte City may need to restrict movements to right-ill/o llt ollly as 
volumes on Railway A venue ill crease. A restrictive covenallt regarding tltis matter will 
be reqtlire(1 prior to rezoning bylaw adoptio".} 
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3. The proposed development would create a parking problem for the neighbourhood. 

(The original proposal includes two (2) side-by-side parking spaces per unit and a total 
o/three (3) visitor parking spaces on site, which is in compliance with the bylaw 
requirement. Based 011 tire public input, the developer !tas agreed to provide all extra 
small cw' visiting parking stall so that/our (4) ollsite visitor parking stalls will be 
provided.) 

4. The proposed townhouse development would create privacy and overlook concerns. 

(Tlte developer has increased the setbacks where possible. Buildings are setback 
minimum 5.0 l1l/rom the rear property line and the secondfloor further set back to 
5.8 Ill. Side yard setbacks along lite north and south property lines meet the bylaw 
required 3.0 m setback, which exceeds the typical minimum setback/or single family 
dwelLillgs; A solid 6' high wood/ence is proposed along the property lines. Buildillgs 
are limited to 2-storeys with windows Oil upper floors oriented to mi"imize overlook. 
These proposed design/entures will be controlled through the Development Permit 
process.) 

5. The proposed driveway along the north property line would have a disastrous effect on 
the neighbouring property. 

(Based 011 the public input, the developer has relocated tlte entry driveway from the 
north edge o/the site to the midpoint o/the site /rontage.) 

6. The proposed townhouse development would reduce the value of the neighbouring 
properties along Railway A venue. 

(The applicant advised that project will be constructed 0/ a high quality ill terms 0/ 
detailillg, materials, and landscaping, which could be controlled through the 
Development Permit process. In addition, as part o/tlie development, the frontage 0/ 
the development site will be improved with a new sidewalk ami a grassed aud treed 
boulevard. Most of the trees ill the/ront yard 0/ the site are also to be retained alld 
protected. The proposed development will improve the appearance of the streetscape.) 

Open House 

The applicant has conducted public consultation regarding the rezoning application, as per the 
Arterial Road Policy, through a public Open House. The Open House was held on 
March 12, 2013 at the Thompson Community Centre. An Open House flyer was delivered by 
the applicant to approximately 47 households (see Attachment 6 for the Notification Area). 
Only three (3) residents from two (2) households attended the event. Comments sheets were 
provided to all the attendees and only one (1) written response was received. Staff attended the 
Open House as observers. A copy of the Open House Summary prepared by the applicant is 
included in Attachment 7. 
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Staff Comments 

Trees Retention and Replacement 

Tree Removal 

A Tree Survey and a Certified Arborist's report were submitted in support of the application; 
37 on-site trees were identified and assessed (see Tree Preservation Plan in Attachment 8). The 
City's Tree Preservation Coordinator has reviewed the Arborist Report and concurs with the 
arborist's recommendation to remove 24 trees as they are either dead, dying (sparse canopy 
foliage), or exhibit suppressed canopies due to competition, slructural defects such as inclusions 
at the main branch union and co-dominant stems. The developer is also proposing to remove 
three (3) add itional tfces that are in "moderate-good" condition due to its location on the 
proposed driveway. To compensate fo r the loss of two (2) large conifers along the street 
frontage, the City's Tree Preservation Coordinator recommends thatlwo (2) new larger calliper 
conifer replacement trees be provided along the Railway Avenue frontage. These "specimen" 
replacement trees will be specified at Development Permit stage and exceed typicaJ replanting 
size requirements. Staff will work with tIle landscape architect to explore additional tree 
planting opportunities and ensure the provision oftbc larger specimen trees on-site at the 
Development Permit stage. 

Tree Protection 

The developer is proposing to retain and protect 10 trees on site. Nine (9) ofth~se trees are 
located along the Railway Avenue frontage. Tree protection fencing is required to be installed to 
City standards prior to any construction activities occurring on-site. Tn addition, a contract with 
a Certified Arborist to monitor all works to be done near or within the tree protection zone will 
be required prior to Development Permit issuance. 

In o rder to ensure that tlle 10 protected trees will not be damaged during construction, a Tree 
Survival Security will be required as part of the Landscape Letter of Credit at Development 
Permit stage to ensure that these trees wi ll be protected. No Landscape Letter of Credit will be 
returned untillhe post-construction assessment report confirming the protected trees survived the 
construct ion, prepared by the Arbori st, is reviewed by staff. 

Should the appl icant wish to begin site preparation work after thi"d reading of the rezoning 
bylaw, but prior to final adoption of the rezoning bylaw and issuance of the Development Permit, 
the applicant will be required to obtain a Tree Permit, install tree protection around trees to be 
retained, and submit the landscape security and tree compensation cash-in- lieu (i.e. $37,000 in 
total) to ensure the replacement planting will be provided. 

Tree Replacement 

Based on the 2: I tree replacement ratio goal statcd in the Offic ial Community Plan (OCP), 
54 replacement trees are required for the removal of27 trees. Considering the effort made by the 
applicant to retai n the ten (10) trees on site, staff recommend ten (10) replacement trees be 
exempted. According to the Preliminary Landscape Plan (Attachment 2), the developer is 
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propos ing to plant 13 new trees on-site; size of replacement trees and landscape design will be 
reviewed in detail at the Development Permit stage. 111C app li cant has agreed to provide a 
voluntary contribution 0[$ J 5,500 to the City's Tree Compensation Fund in-lieu of planting the 
remaining 31 replacement trees should they not be accommodated on the site. 

Site Servicing and Frontage Improvements 

Storm analysis is not required; however, the existing 450 mm diameter storm sewer along the 
Ra ilway Avenue frontage (from the north property line to the south property line of the proposed 
site with an approximate length 0[70 meters) must be upgraded to a 600 mm diameter storm 
sewer. rt is noted lhat ex isti ng large trees located near the south end of the site frontage may be 
impacted by the construction of the proposed storm scwer upgrade. The proposed servicing 
upgrade works will be under arborist supervision. The arbori st will assess the impact of the 
proposed works to the protected trces at the Servicing Agreement stage, and will conduct root 
pruning, if required. A summary report including future recommendations will be provided to 
the City as part of the Development Permit process. 

Sanitary analysis is not required. The location For the sanitary service connection of the 
proposed site is to be at the northeast corner of 7400 Rai lway A venue so that sanitary flow from 
the proposed site wi ll be directed to the existing manhole and existing 200 mm diameter sanitary 
pipe along the north property line of7371 Lindsay Road. 

The water service connection to the proposed site is to be from the existing 300 mm diameter 
water main at the west side of Railway Avenue. The ex isting 100 mm diameter AC water main 
along the proposed site's Railway Ave frontage (i.e., east side of Rai lway Ave) is to be 
abandoned and connected back to the 300 mOl diameter at both ends of the abandoned section 
(over time with future developments, this section o f 100 mm water main on the east side of 
Rail way fTom Linfield to Lancing can be abandoned). 

A new 1.5 m sidewalk along the property line, with a 2.0 m grass and treed boulevard (between 
curb & sidewalk) and street lighting (replacing the existing Hydro lease lights), extended south 
to the north property line of 7488 Railway Avenue is required. Street trees will not be required 
due to obstruction of the view corridor. 

Prior to [mal adoption, the developer is required to cOllsoJidate the three (3) lots into one (1) 
development parcel and enter into the City's standard Servicing Agreement to design and 
construct the required infrastructure upgrades and fron tage beaut ifica tion. 

Vehicle Access 

One ( I) d riveway off Rai Iway Avenue is proposed. The long-tenn object ive is for the driveway 
access establi shed on Railway A venue to be utilized by adjacent properties to the north and south 
if they ulti mately apply to redevelop. A Public Right of Passage (PROP) will be secured as a 
condi tion of rezoning to faci litate this vision. 
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Indoor Amenity Space 

The applicant is proposing a contribution in~li eu of on-site indoor amenity space in the amount 
of $15,000 as per the Official Community Plan (OC?) and Council Policy. 

Outdoor Amenity Space 

Outdoor amenity space will be provided on-site. Staff will work with the applicant at the 
Development Permi t stage to ensure the size, configuration, and design of the outdoor amenity 
space meets the Development Permit Guidelines in the Official Community Plan (OCP). 

Analysis 

Official Community Plan (OCP) Compliance 

The proposed development is generally consistent with the Development Permit Guideliries for 
arterial road townhouse developments contained in the Official Community Plan (OCP). The 
proposed height, siting and orientation of the buildings respect the massing of the existing single
family homes to the north, south and east: 

• The small scale duplex units fit we ll to existing single-family neighbourhood. The 
2-storey interface with single-family homes around the subject site complies with the 
requirements under the Arterial Road Guidelines for Townhouses in tJ1C OCP. 

• The increased rear yard setback (minimum 5.0 m on tJle ground floor and 5.8 m on the 
second floor, compared to 3.0 m as required under the Low Density Townhouse zones) 
provides appropriate private outdoor open space for the units at the back of the site and 
minimizes the impact of the proposed development to existing single-famjJy houses to the 
east. 

• The site grade within the backyards will be raised to approximately 1.40 m geodetic, 
which is approximately 0.6 m higher than the site grade at the adjaccnt properties to the 
east. Perimeter drainage will be required as part of the Building Permit to ensure storm 
water remains within the property and wi ll not spi ll over to neighbouring properties. 

Development Potential of Adjacent Properties 

In determining the appropriate form of redevelopment for the subject site, other than ensuring the 
proposal follows the location criteria in the Arterial Road Policy, it is also important to 
understand how the surrounding lots are likely to change in the future. 

Single-Family Developments 

Single Family Lot Size Policy 5463 (Attachment 9) penuits properties fro nting a ll 

Railway Avenue to be rezoned and subdivided as per Single Detached (RS liE) zone, which is 
the current zoning of all the properties on the east side of Railway Avenue between Linfield Gate 
and Lacing Road. 
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Policy 5463 also permits these properties to be rezoned and subdivided into Single Detached 
(RS21B) lots (minimum 12 m wide) where a lane or internal road access is available. A potential 
development pattern is shown in Attachment 10. It is noted that: 

• 

• 

• 

• 

• 

• 

• 

• 

The existing lot pattern of the block between Linfield Gate and Lacing Road precludes 
the ability to establish a lane along the rear of these properties. 

A new subdivision was created and new houses were built on Linfield Gate; therefore, it 
is impossible to create a new lane connecting to the side street (i.e., Linfield Gate); to 
allow developments of RS2IB lots on this block, a lane access point off Railway Avenue 
will be requi red. 

For properties between 7320 and 7440 Railway A venue, every 2-lot-consolidation could 
facilitate a 3-lot-subdivision; however, a lane connecting Railway A venue and the back 
lane will be required on one of the wider lots in this cluster. 

There is no subdi vision potential at 7460 and 7480 Railway Avenue since these lots are 
too narrow (16.76 m wide) for subdivision; these lots are also much deeper than the 
adjacent properties; back lane will not be able to extend to the south . 

7488 and 7508 Rai lway Avenue have already been redeveloped into RS IIB lots with a 
temporary access off Rai lway Avenue and an unopened lane at the rear. 

There is no subdiv ision potential at 7520 and 7540 Railway Avenue since Jane access is 
not available. 

Th~re is no subdivision potential at 7560 and 7566 Rai lway Avenue since these lots are 
too narrow (1 4.86 m wide) for subdivision. 

7580 Railway Avenue and SIll Lancing Road. together, maybe rezoned and subdivided 
into three (3) RS21B lots with a back lane connecting to Lancing Road. 

Based on the above, a development pattern with subdivisions as per RS2/B on this block of 
Railway Avenue is not preferred; only hal f of the block could be redeveloped and the proposed 
lanes along the back of the properti es will not be al igned and connected. The res ulting dead-end 
lanes and lane that connects to an arteri al road arc not preferred. 

Multiple-Family Developments 

This block of Railway Avenue between Granville Avenue and Blunde ll Road is within 800 m 
walking distance of Tho mpson Commwlity Centre. Under the current Arterial Road Policy, 
townhouse developments may be considered; Single Family Lot Size Policy is not applicable fo r 
multi p le~ family deve lopments. A potential development pattern 'is shown in Attachment 11 . It 
is noted that: 

• 73201734017360 Rai lway Avenue, when consol idated, would have a frontage over 50 m, 
which meet the land assembly requirement under the Arterial Road Policy fo r a 
townhouse development. 

• Although the consolidated frontage of 7460 and 7480 Railway A venue (approximately 
33.5 m) does not meet the minimum widlh requirement for arterial road townhouse 
development, the consolidated site may be considered as an extension of Ule subject 
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townhouse proposal; a conceptual development plan has been prepared by the applicant 
(see Attachment 2). 

• The houses at 7488 and 7508 Railway Avenue are approximately 10 years old; staff do 
not envision any redevelopment in the near future. These properties would remain "as is" 
until redevelopment pursued. Should the owners wish to redevelop these properties into 
townhouses in the future, the back lane must be closed and consolidated to the 
development site. 

• 7520175401756017566 Railway Avenue. when consolidated, would havG a frontage over 
50 m, which meet the land assembly requirement under the Arterial Road Policy for a 
townhouse development. 

• The houses at 7580 Railway A venue and 5111 Lancing Road are approximately 4 and 17 
years old respectively; staff do not envision any redevelopment in the near future. 
However, future development on the consolidated site could be considered as an 
extension of the development at 752075401756017566 Railway Avenue. 

Staff recommend low-density multiple-family developments on this block of Railway Avenue 
between Linfield Gate and Lancing Road since the City would have more control over the 
development pattern including the location and number of vehicle access points as well as the 
character and massing of the future dwellings. Staff believe that the proposed duplex buildings 
are at a similar scale as the neighbouring single-family dwelling; with the extended rear yard 
setback that is similar to those required in single-family zones, the potential of overlooking 
should be nominal. 

Since the adoption of the OCP in November 20 12 staff have initiated a study to provide greater 
clari fication to the Arterial Road Policy where lane establishments is already undertaken. This 
study will provide increased certainty around the locations and configurations of new back lanes 
to facilitate single-family developments along arterial roads. Staff anticipate recommendations 
will be brought forward to Planning Committee later this year. If the subject rezoning 
application proceeds, staff will recommend redesignating this block of Railway Avenue between 
Linfield Gate and Lancing Road to "Arterial Road Townhouse Development" in the OCP 
Arterial Road Policy as part of this study. 

Development Variance 

The proposed development is generally in compliance with the Low Density Townhouses 
(RTL4) zone. Based on the review of current site plan for the project, no variance is being 
requested .. 

Design Review and Future Development Permit Considerations 

A Development Permit w·ill be·required to ensure that the development at 7400, 7420 and 
7440 Railway Avenue 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 14 of the 2041 OCP Bylaw 9000. 
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• Location, size and manoeuvring capacity of visitor parking stalls and landscape buffer 
adjacent to neighbouring back yards. 

• Building form and architectural character, including separations between street fronting 
bui ldings, to ensure the proposal complements tJle existing single-family developments in 
terms of massing and scale. 

• Provision of a convertible unit and design of other accessib ility/aging- in-place features; 

• Site grade to ensure the survival of protected trees. 

• Enhancement of landscaping design and provision of two (2) new larger calliper conifer 
replacement trees (in the range of 4.0 to 8.0 m tall) to compensate for the loss of two (2) 
large conifers along the street frontage. 

• Design development of the outdoor amenity space to comply with the Development 
Permit Guidelines in terms of size and configuration, as well as provision of children's 
play equipments. 

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

Financial Impact or Economic Impact 

None. 

Conclusion 

The proposed IS-unit townhouse development is consistent with the Official Community Plan 
(OCP) regarding developments along major arterial roads. Overall , the proposed land use, site 
plan, and building massing complement the surrounding neighbourhood. Further review of the 
project design is required to ensure a high quality project and design consistency with the 
existing neighbourhood context, and this will be completed as part of the Development Permit 
application review process. The list of rezoning considerations is included as Attachment 12, 
which has been agreed to by the applicants (s igned concurrence on file). On this basis, staff 
recommend that the proposed rezoning be approved. 

-
Edwin Lee 
Plarming Technician - Design 

EL:kt 

Attaclunent I: Location Map 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attaclunellt 4: Letters Received 
Attachment S: Petition Received 
Attaclunent 6: Public Information Meeting Noti fication Area 
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Attachment 7: Summary of the Public Information Meeting 
Attachment 8: Tree Preservation Plan 
Attaclunent 9: Lot Size Policy 5463 
Attachment 10: Potential Development Pattern - Single Detached (RS2fB) 
Attachment 11: Potential Development Pattern - Low Density Townhouses 
Attachment 12: Rezoning Considerations Concurrence 
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ATTACHMENT 1 

Original Dale: 09/20/ J 2 

RZ 12-619835 Amended Dale: 

Note: Dimensions arc in METRES 
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City of 
Richmond Development Application Data Sheet 

Development Applications Division 

RZ 12-619835 Attachment 3 

Address: 7400, 7420 and 7440 Railway Avenue 

Applicant: 664525 B.C. Ud. 

Planning Area(s): _B=lu"'n"'d"e"-II _________________________ _ 

I Existing I Proposed 
sse Homes ltd., Peter & Marylyn 

Owner: Kulba, Shelley Mintz & Stephen To be determined. 
Huzyk 

Site Size (m2
): 3,025.6 m2 No Change 

land Uses: Single-Family Residential Multiple-Family Residential 

OCP Designation: Neighbourhood Residential No Change 

Area Plan Designation: N/A No Change 

Single Detached (RS1 /E) or Single 
Detached (RS2/B) with lane or 

702 Policy Designation: internal road access. No Change 
This policy is not applicable for 
multiole-familv develooment. 

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

Number of Units: 3 15 

Other Designations: N/A No Change 

On Future 

I 
, 

Subdivided Lots 
Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max. 0.60 0.60 Max. none permitted 

l ot Coverage - Building: Max. 40% 40% Max. none 

l ot Coverage Non-porous 
Max. 65% 65% Max. none 

Surfaces: 

lot Coverage - landscaping: Min. 25% 25% Min. none 

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

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

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

Setback - Rear Yard (m): Min. 3.0 m 5.0 Min. none 

Height(m): Max. 12.0 m (3 storeys) 6.5 m (2 storeys) none 

lot Wid th : Min. 50.0 m 66.06 m none 
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Off-street Parking Spaces - Total : 33 34 none 

Tandem Parking Spaces: Not permitted 0 none 

Small Car Parking Spaces 15 none 

Handicap Parking Spaces: none 

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

Amenity Space - Outdoor: 91 m2 none 
= 

Other: Tree rep lacement compensation reguired for rempval of bylaw-sized trees. 

3822135 PH - 92
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January 21, 2013 

Mr. Edwin Lee 
Urban Development 
6911 #3 Road 
Richmond, Be 
V6Y 2C 1 

Re: Rezoning application 7400, 7420, 7440 Railway Avenue, 
Richmond, B.C. File#RZ12·619835 

Dear Mr. Lee, 

My name is Tom Knowles and 1 am a joint owner of the property at 7320 Railway Avenue. I am 

writing you in regards to the rezoning application to rezone the parcel of land containing the lots at 

7400,7420, and 7440 Railway from RSlIE to RTL4. 

I am in opposition to this rezoning because of how it changes the make up of house size in the 

7000 block Railway. Where there is currently three homes there would be a cluster of fifteen units 

giving no continuity to the area. All recent construction in this area has been built with in the current 

zoning. These three lots can be configured to accommodate more single detached units with in the 

RS1/E zoning , as the new zoning is not part of the official community plan. With the rezoning there 

would be increased congestion to the area concerning roads and schools. My final concern would 

be the added burden that would be put on the infrastructure in this area if this rezoning should take 

place. 

Thank you for your attention to this matter, 

Thomas E. Knowles 
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January 25, 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 
(RS !IE) to low density townhouses (RTL4) in order to construct J 5 townhouse units. 

To: Whom it May Concern 

We are the home owners of 7340 Railway Avenue (one house away from the rezoning 
proposal site) and have been living in the neighbourhood for about 12 years. We oppose 
the rezoning application RZ 12-619835 and waut the City of Richmond to deny this 
rezoning application. 

This proposed townhouse complex will be plunked right in the middle of our single 
residential home community with single residential homes on both sides and behind the 
proposed townhouse site. There are no townhouses on the entire length of Railway 
Avenue except for the tip of Railway Avenue where it ends when it meets with Granville 
Avenue. 

This rezoning proposal if it goes through wiU min the larger home character of the street 
and neighbourhood. There are many nice homes along our street and this proposal will 
ruin the overall character of the street as well as these homes prices. 

As well traffic would be a major concern. Railway A venue is a single lane street both 
ways and traffic would be blocked on the street going south since a large volwne of cars 
would be trying to turn left into the proposed townhouse complex backing cars bebind 
them since it is a single lane road. Parking would also be an issue since there is no sh'cet 
parking allowed on Railway Avenue since again it is a single lanc street both ways. Also 
this proposed townhouse site isn't on a corner street which would maybe allow a solution 
to the potential parking nightmare. These types of townhouse proposal's are suited for 
streets that have double lanes go ing both ways which would solvc tJle problems we have 
listed above that would occur on our street it this rezoning application is approved. 

OUf home as well is onJy 12 years old and it will depreciate in value substantially if this 
rezoning proposal goes through. Our city assessment is close to $2,000,000 and we will 
suffer a lot fmancially if we become the neighbow's of town homes. Before building our 
home we asked the City of Richmond if any rezoning was going to be done on the street 
to allow anything other than single detached homes and we were told no. 

For several years the City of Surrey has mixed commercial, townhouse and single fami ly 
zoning on the same block. That is why people do not want to move to Surrey. People pay 
much more money to live in Richmond because the character of the neighbourhoods are 
maintained by the City. However if these types of zoning applications are approved our 
city will be in the same problem that faces Surrey today. 

Sincerely, 
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Baljit Tamana 

~L--
Sam Tamana 
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January 3 lit, 2013 

RE: File No. RZ 12--619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 
(RS lIE) to low density townhouses (RTL4) in order to construct 15 townhouse un its. 

To: Edwin Lee or whom it !Uay concern: 

We are the homeowners of7360 Railway Avenue (adjacent to the proposed site). We oppose the 
rezoning application RZ -12-619835 and want the city of Richmond to deny this rezoning application . 

Whcn we had this house built in 1971 and choose this location we were told by the R ichmond 
p lanning department that this area was planned for single family housing. When the propelties of 7400, 7420 
and 7440 were put up for sale we were again told the area was only planned for s ing le family housing. 

Our property is located adjacent to the proposal site and the planned driveway. The exhaust will be 
unacceptab le. Cars waiting to enter the flow of traffic onto Railway Avenue often take several minutes. 
Traffic will also be held up as cars try to enter the townhouse complex. We also have the busy #4 10 hus 
route coming along Railway Avenue at frcquell~ intervals during rush hours. 

Our kitchen, family room, and su ndeck are located on the south s ide of our house. The townhouses 
that are proposed wi ll encroach on our privacy as the back of thc deve lopment will be directly adjacent to our 
back yard, garden and sundeck. 

The proposed townhouse development shows IS double garages and only three vis itor parki ng 
spaces. Do you expect their visitors to park on other surrounding streets? There is no parking on this block 
along Railway Avenue due to the bicycle lane. 

Th is proposed townhouse development site wou ld depreciate the value of our own property. It w ill 
also change the character of the street and neighbourhood if this rezoning proposal would go through. 

Olen Sheardown 
Helen Sheardown 
Dean Sheardown 
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February 15th, 2013 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single 
detached (J1S IIE) to low density townhouses (R'l'L4) in order to construct fifteen 
townhouse units. 

To: Edwin Lee or whom it may concern: 

My address is 7488 Railway Avenue and we chose this peaceful neighbourhood with single 
family houses and want to keep it that way. 

We don't want these high townhouses bu:ilt in this block on Railway Avenue up against 
detached homes. 

Traffic is a concern. This townhouse proposal is just not suitable for our street. We strongly 
oppose this rezoning application and we want it denied. 

Trying to enter the flow oftraffic out of our driveway on Railway Avenue is ah'eady hard 
enough, especially during the busiest rush hours. Left turn is the worst. We are also 
concerned about safety and security . 

Railway is a single lane street both ways. Townhouses are more suitable on double lane 
streets. Because of the bicycle lane there is no street parking. Where will all the visitors 
park? 

When we bought our new home, it was because it was a detached house. Townhouses just do 
not fit in and will depreciate the value of our property. 

Sincerely, 

Yanjie He 
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To Mr.Ed\\·in Lee, 
Planning Dept. 
City of Richmond 
B.c. 

Dear Sir, 
With reference (0 the proposed rezoning of properties 7400,7420 7440 to townhouse 

development (plan SRW38968 Yamamoto Architecture Inc.),we wish (0 comment as follows. 

We have lived at 7520 Railway Avenue for 24 years and have enjoyed the single famity environment 
which applies to all of Rail way Avenue. 
We object stTOngly to this application to rezone to stick a crowded complex of 15 townhouses.ill this 
environment and believe most residents adjacent to said property agree will1 this view.fn particular,plan 
no. 1 of tile above shows a two lane driveway exiting onto Railway Ave.beside the SOUUI property line of 
Ule single family dwelling at 7360 .Cars on this driveway would have a disastrous effect not only on the 
beal1ll and \.\len~being of the residents but also on the value of their property 

Traffic on this North end of Railway Avc.is also a major consideration as the proposed development 
would be close to an already busy corner where traffic· is frequently deJayed by a combination of a 
crosswalk,bus ~stop and souUlbound traffic into Linfield Gate. 

In view of tile above and the congestion \vhieh the proposed development would cause, \...-e urge Planning 
Department and CoWlcil to reject this project. 

R&E Tate. 
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January 28 th
, 2013 

RE: F ile No. RZ 12-619835 to reZO!le 7400, 7420, 7440 Rai lway Avenue from single detached 
(RS lIE) to low density townhouses (RTU) in order to construct 15 townhouse units. 

To Whom it may concern, 

We are the homeowners of7580 Railway Avenue. We re-built on this property with the assurance of this 
staying a single family zone. We spent a large amount of money for this privi lege. 

Traffic is a major concern since Railway A venue is a single lane street both ways and a busy bus route 
along with the bike lane. As a result, this does not allow for any public parking on Railway Avenue. 

We cmUlot accept the building of fifteen townhouses with single houses surrounding the entire block from 
Linfield Gate to Lancing Road. 

This will depreciate our property va lue if we are on the same street as these townhouses. 

Since<e IY'~ 

Jaswant Mann 
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January 29th, 2013 

RE: File No. RZ 12-619835 to rezone 74-00,7420,7440 Railway Avenue from single 
detached (RS11E) to low density townhouses (RTL4) in order to construct fifteen 
townhouse units. 

To who it may concern, 

Our house address is 7351 Lindsay Road. We are adjacent to the proposed townhouse site 
on Railway Avenue. 

We oppose the rezoning application RZ 12-619835. 

This proposal will depreciate the value of OUl' house and infringe on our backyard privacy. 

When the lots of 7400,7420, and 7440 Railway Avenue wel'e put on the market as a package 
it was with the understanding that it would be for single houses only. 

With such limited parking cars will be parking on Linfield Gate, Lindsay Road and Lancing 
Road. We just do not want vehicles coming and going day and night. 

Sincerely, 

:t::r~ 
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February 17~, 2013 

RE: File No. RZ 12-619835 to rezone 7400,7420,7440 Railway Avenue from single detached 

(RS1/E) to low density townhouses (RTL4) in order to construct 15 townhouse units. 

To: Whom it may concern: 

We are the new homeowners of 7371 Lindsay Road. OUf property is right behind the proposed 

townhouse site. This home is only 8 years old and we just purchased this property. However, we 

were not informed about the townhouse proposal. We definitely would not have bought into this 

property had we been told. 

This has put us under so much stress as we are in the process of moving into this residence. We 

thought we were purchasing a home on a single detached residential block. We have just spent a 

lot of money painting and preparing for this move. 

These proposed three story high townhouses would be built so close to our property line shutting 

out sunlight onto our backyard. Every single family house deserves sunshine. We will have no 

privacy and this is very upsetting and unfair. 

The residents of 7373,7391, and 7431 Lindsay Road will all have the same problems, no privacy 

and reduced sunshine. 

We are strongly against this rezoning. Townhouses will just not be suitable and will depreciate the 

value of our property. 

Sincerely, 

~ 
Jin Huan Yang -1 
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Date: Jan 30, 2013 

RE: File No. RZ12·619835 to rezone 7400,7420,7440 Railway Avenue from single detached 
(RSIE) to low density townhouses (RTL4) in order to construct 15 townhouse units. 

To: Whom it May Concern 

We are the home owners of7391 Lindsay Road (the house behind the rezoning proposal site). 
We strongly oppose the rezoning application RZ· 12619823 and want the City of Richmond to deny 
this rezoning application. 

We have been living in the neighborhood for around 10 years. TIlls proposed townhouse complex 
wiU be plunked right in the middle of our single residential home community with single residential 
homes on both sides and behind the proposed townhouse site. There are no townhouses on the entire 
length of Railway Avenue except for the tip of Railway Avenue where is ends when it meets with 
GranvilJe Avenue. 

This rezoning proposal if it goes through will ruin the larger home character of the street and 
neighborhood. There are many n.ice homes along our street and this proposal will ruin the overall 
character of the street as well as these homes prices. 

As well traffic would be a major conceIn. Railway Avenue is a single lane street both ways and 
traffic would be blocked on the street going south since a large volwne of cars would be trying to 
tum left into the proposed townhouse complex backing cars behind them since it is a single lane 
road. Parking would also be an issue since there is no street parking allowed on Railway Avenue 
since again it is a single lane street both ways. Also this proposed townhouse site isn't on a comer 
street which would maybe al low a solution to the potential parking nightmare. These types of 
townhouse proposal' s are suited for streets that have double lanes going both ways which would 
solve the problems we have Hsted above that would OCClli' on our street it this rezoning application 
is approved. 

Again, we ask the City of Richmond can consider all above our concern and refute this rezoning 
proposal to construct 15 townhouse units instead of single homes. 

ShermeeMai 
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February 4,2013 

City of Richmond 
Planning Department 
6911 No.3 Road 
Richmond, BC 

Re: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from 
single detached (RS 1/E) to low density townhouse (RTL4) in order to construct 
15 townhouse units. 

Dear Sir/Madam, 

We are the owner of 7431 Lindsay Road (direct behind the rezoning proposal 
site). We have been living here for more than 3 years. We strongly oppose 
the rezoning application: RZ 12-619835 and want the City of Richmond to 
deny the rezoning application. 

The proposed townhouse site is located right in the middle of the railway 
avenue community where all of its residential buildings are single houses. If 
the proposed townhouse units were built, the population would increase 
dramatically which would affect the traffic on the railway avenue. The single 
lane railway avenue southbound will be packed with cars trying to turn left into 
the townhouse which would block the traffic on the railway avenue. For the 
community itself, more townhouses mean less grass lawn and trees for the 
community residents to enjoy. 

If the proposed townhouses were built, it would devalue our house greatly as 
well as others in the neighborhood. It would ultimately decrease the relative 
taxes that the City of Richmond would collect 

We would like the City of Richmond to consider the comments from the 
community residents and reject the rezoning proposaL 

Your sincerely, 

/'vlt'-6 T.r() P{ CL cv~ 
Mingying Huang 
House Owner 
7431 Lindsay Road 
Richmond 

Tianwei Zhou 
House Owner 
7431 Lindsay Road 
Richmond PH - 104



January 2811
\ 2013 

RE: Fi le No. RZ 12-619835 to rezone 7400, 7420, 7440 Ra ilway A venue from single detached 
(RSlfE) to low density townhouses (RTL4) in order to construct 15,townhouse units. 

To Whom it may concern , 

J have lived at the address of 7491 Lindsay Road for the past 48 years. This rezoning proposal 

near the back of my property is unacceptable. 

There are lovely new single family houses built and being built on Lindsay Road. This 

townhouse proposal will ruin the character of this neighbourhood. 

It is already hard to enter the flow of traffic onto Railway Avenue from both Linfield Gate as well 

as Lancing Road. 

This proposed townhouse development would depreciate the va lue of my property, our 

neighbourhood has always been single family housing in this block and shou ld stay this way. 

Sincerely, 

Rita Rasmussen 
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January 28, 2013 

To whom it may concern: 

I am the resident of 5040 Lancing Road and I 
strongly oppose the rezoning application RZ 12-619835. 

Tha-se townhouse units will depreciate the value 
of our property. 

Traffic is already an issue. Railway is a 
single lane street both ways with no parking permitted 
because of' the bicycle lane.- It is also the busy 1,410 
bus route. 

Neighbours agree it should be kept as single 
residential housing . \\le have been at this address 
for over 20 years and have always been with the 
understanding it would stay single family housing, 

Sincerely 

~~f/CAL-
G. Beichel 

RE, File No.RZ 12-619835 to rezone 7400,7420 7440 
Railway Avenue from single detafhed (RS1!E) to low 
density townhouses (RTL~) in order to contruct 
15 townhouse units, 

• 
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February 141h, 20t3 

Mr. Farz.and Ali 

7371 McCallan Road 

Richmond, BC, V7C-2H6 

Phone - 604- 272-5984 

RE: File No. RZ 12-619835 to rezone 7400, 7420, 7440 Railway Avenue from single detached 
(RS lIE) to low density townhouses (RTL4) in order to construct 15 townhouse units. 

To: Edwin Lee or whom it may concern: 

Our home address is directly across from the proposed townhouse site. T feel strongly against the idea of 
townhouses being built along Railway Avenue. This is a family neighbourhood and one of the reasons 
why my family and I chose to live in this neighbourhood is because it is qu iet, safe with no extra traffic. 
This area should be kept as single family housing only. 

I'm aware that the new townhouses will only have three parking spaces, which means that visitors will be 
looking elsewhere to park their cars. I am not looking forward to my quiet neighbourhood street being 
used as an extra parking lot, with all the extra traffic coming through at all hours of the day and night. 

This proposed townhouse development site will bring down the value of our own property, to which I feci 
is very upsetting and extremely unfair. 

Yours truly, 
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, 

PETITION 

We, the Ileighbours, petition the City of Richmond to DENY the rezoning application (File No. 
RZ 12-619835) to rezone 7400 , 7420 , 7440 Railway Avenue from sing le detached (RS1/E) to 
low density townhouses (RTL4) in order to construct 15 townhouse units. 

This wou ld anow these townhouse units to be put right in the midddle of our single residentiai 
home community with single residential homes on either sides and the back of this townhouse 

proposal. This proposal wil( ruin the character of the, street and neighbourhood as well traffic will 
be a concern since Railway Avenue is a single lane street both ways with no parking permitted 
on the street. 

We demand that the City of Richmond to deny this rezoning application. 

Name Address Phone # Signature 

. , . 

PH - 109



PETITION 

We, the neighbours, petition the City of Richmond to DENY the rezoning application (File No. 
RZ 12-619835) to rezone 7400, 7420, 7440 Railway Avenue from single detached (RS1/E) to 
low density townhouses (RTL4) in order to construct 15 townhouse units. 

This would allow these townhouse units to be put right in the midddle of our single residential 
home community with single residential homes on either sides and the back of this townhouse 
proposal. This proposal will ruin the character of the street and neighbourhood as well traffic will 
be a concern since Railway Avenue is a single lane street both ways with no parking permitted 
on the street. 

We demand that the City of Richmond to deny this rezoning application. 

Name 4 Address Phone # Signature 
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ATTACHMENT 7 

SANDHILL HOMES LTD. 
228 - 11020 No.5 Road, Richmond BC, Canada V7A 4E7 
Phone: (604) 271 6296 Fax: (604) 276 8937 Email: info@sandhilldevelopmenLca 

March 20, 2013 

Edwin Lee 
City of Richmond 
6911 No.3 Road 
Riclunond, Be V6Y 2CI 

Dear Edwin Lee: 

We write to confirm that Sandhill Development Ltd has sent a formal invitation letter to the 
public consultation meeting to Forty Five Railway residents two weeks prior to the meeting on 
the Wednesday 2ill of February 2013. 

The public information meeting took place at the Thompson Community Centre on the Thursday 
the 12th of March 2013 from 4 pm to 7pm. 

Sandhill Development had prepared preliminary plans to present to the residence for address 
7400,7420,7440 Railway Avenue to allow fifteen 2 -story townhouse to be developed on the 
property, and architect Taizo Yamamoto was presenting the drawings for this meeting. 

During the meeting two residents came out to give their input regarding the Railway project, and 
one of the particular neighbor had a concern regarding the fence and privacy which we will 
address and Sandhill will make sure to have 6 feet high private fence. 

Overall resident suppOlied the Railway project, and Sandhill will make sure to respond to any 
concerns regarding the project in future. 

Regards, 

Amar Sandhu 
Principal 
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ATTACHMENT 7 

228 - 11020 NO. 5 Road, Richmond BC, Canada V7 A 4E7 
P: (604 ) 271 6296 F: (604) 276 8937 Email: info@sandhilldeve)opmen1.ca WW1N.sandhilldevelopment.ca 

March 12, 2013 

Public Information Meeting Sign In Sheet 
Rezoning Application Number: RZ 12-619835 

The Developer, Sandhill Development Ltd., is proposing to rezone 7400, 7420, 7440 
Railway Avenue to allow fifteen (15) 2-storey townhouse units to be developed on the 
property. 

No. Name I'hone# Address 
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ATIACHMENT 7 

228 - 11020 No.5 Road, Richmond BC, Canada VlA 4E7 
P: (604) 271 6296 F: (604) 276 8937 Email: info@sandhilldevelopment.ca 'NWIN .sa ndhi IIdevelopment.ca 

March 12,2013 

Public Information Meeting 
Rezoning Application Number: RZ 12-619835 

The developer, Sandhill Development Lttl" is proposing to rezone 7400.7420,7440 Railway Avenue to 
allow fi lken (15) 2-storcy townhouses units to be developed on till: property. We would appreciate your 
comments on the proposal. 

Comments: 

I 

i I I 
l ~Yv! "VI Lvl/L-i.- tl I 

) 

.'j 

,-I L (' ,{, v'L" e / " 

i f-", j.. '-. I -vi "',I-'Jr Lv " t<', I ' 

Your comments will be collected by the City and will become public record. 

Contact infoI1l1<:ltioll: . ' I .. '/ '1 I , '.' ... 

Name: __ -,-r~_:--_' __ -_' _t''1_ ' _ _ '_'_' _<_-c:..-'_"-_<_-_-1_,_1 _ __________ _ 

J / r' r," , 
Address: _ __ ' "-""-'"'-"",f,,,-,,,' -.:,_. _t_"_C'--'--'":...V1:....::J:..-[-"(_~:;.<,,-I--------------
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A IT ACHMENT 9 

. City of Richmond Policy Manual 

Paoe 1 012 

File ReI: 4045-00 

PO~ICY 5463: 

The following policy establishes lot sizes for properties within the area generally bounded by 
Railway Avenue, Blundell Road and No.2 Road, in a portion of Section 13-4-7 as shown on 
th'e attached map: 

r- 280115 

That properties within the area generally bounded by Railway Avenue, Blundell Road 
and No.2 Road, in a portion of Section 13-4-7, be permitted to rezone in accordance 
with the pwvisions of Single-Family Housing District, Subdivision Area H (R1/H) in 
Zoning and Development Bylaw 5300, with the exception that: 

1. Single-Family Housing District, Subdivision ,Area E (R1/E) applies to lots with 
frontage on No. 2 Road and Blundell Road that do not have a lane or internal 
road access; 

2. Single-Family Housing District., Subdivision ~rea B (R1 /B) applies to properties 
with duplexes on them with the exception that Single-Family Housing District, 
Subdivision Area E (R1/E) . applies to those properties with front?ge on No.2 
Road and Bl.undell Road that do not have lane or internal road access; 

3. Single-Family Housing District, Subdivision Area B (R1/B) applies to properties 
generally fronting Lindsay Road and Linfield Gate in the western portion of 
Section 13-4-7; and 

That 'this policy 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 amended 
accord ing to Bylaw No, 5300. 
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~ I I I ILJU I I 

Subdivision permitted as per RItU with the exception that RIIB applies 
to existing duplexes and RlfE applies to lots facing No.2 Road and 
Blundell Road that do not have a lane or internal road access. 

Subdivision pennitted as per RIIB with the exception that RIlE applies to 
lots facing Railway Avenue that do not have a lane or intental road access. 

f
I-
f
\-

I-

POLICY 5463 
SECTION 13,4-7 

Adopt~d Date: 02/ 19/96 

Amended Date: 
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Potential Low Density Townhouse 
Revision Date: 

Development Pattern 
Note: Dimensi<:ms are in METRES 
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City of 
Richmond 

Address: 7400, 7420 and 7440 Railway Avenue 

ATTACHMENT 12 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 12-619835 

Prior to final adoption of Zoning Amendment Bylaw 9015 , the developer is required to complete the 
following: 
I. Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings). 

2. Registration of a flood indemnity covenant on title. 

3. Registration of a Public Rights-of-Passage (PROP) statutory rights-of-way (ROW), and/or other legal agreements or 
measures, as determined to the satisfaction of the Director of Development, over the internal drive-aisle in favour of 
future townhouse developments to the nOith and south. Language should be included in the ROW document that the 
City will not be responsible for maintenance or liability within this ROW. 

4. Registration of a covenant to allow tlie City to restrict vehicular movements (both access and egress) at the driveway 
on Railway Avenue to right·inJout only as traffic volumes on Railway Avenue increase, at the discretion of the 
Director of Trans pOi tat ion. 

5. City acceptance of the developer 's offer to voluntarily contribute $15,500.00 to the City'S Tree Compensation Fund 
for the planting of replacement trees within the City. If additional replacement trees (over and beyond the 13 
replacement trees as proposed at the Rezoning stage) could be accommodated on·site (as determined at Development 
Permit stage), the above cash·in·lieu contri bution would be reduced in the rate of$500 per additional replacement 
trees to be planted on site. 

6. Contribution of $1 000.00 per dwelling unit (e.g. $15,000.00) in·lieu of on·s ite indoor amenity ~pace. 

7. City acceptance of the developer's offer to voluntarily contribute $2.00 per buildable square foot (e.g. $39,082.44) to 
the City's affordable housing fund. 

8. The submission and processing of a Development Penn it'" completed to a level deemed acceptable by the Director of 
Development. 

9. Enter into a Servicing Agreement* for the design and construction of frontage improvements along Railway Avenue. 
The frontage improvements to include, but not limited to: 

a) Removal of the existing asphalt sidewalk, construction of a new 1.5 III concrete sidewalk and a 2.0 m grass 
boulevard (between existing curb and new sidewalk) extended south to the north property line 
7488 Railway Avenue, and Street Lighting (replacing the existing Hydro lease lights). Street trees will not be 
required due to obstruction of the view corridor. 

b) Upgrade the existing 450 mm diameter storm sewer along Railway Avenue frontage to 600 mm diameter. It is 
noted that existing large trees located near the south end of tile site frontage may be impacted by the construction 
of tile ptoposed storm sewer upgrade. The proposed servicing upgrade works must be under arborist supervision. 
The arborist must assess the impact of the proposed works to the protected trees at the Servicing Agreement stage 
or Development Permit stage (whichever comes first), and will conduct root pruning, if required. A summary 
report including fUhlre recommendations must be provided to the City as part of tile Servicing Agreement or 
Development Permit process (whichever comes first). 

c) Design to include water, storm & sanitary connections for the proposed Townhouse development. 

1. The location for the sanitary service connection of the proposed site is to be at the northeast corner of 
7400 Railway Avenue so that sanitary flow from the proposed site will be directed to the existing 
manhole and existing 200 mm diameter sanitary pipe along the n0l1h property line of 7371 Lindsay Road. 

11. The Water Connection to the proposed site is to be from the existing 300 mm diameter watermain at the 
west side of Railway A venue. The existing 100 mm diameter AC watennain along the proposed site's 
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Railway Avenue frontage on the east side of Railway Avenue is to be abandoned and connected back to 
the 300 nun diameter at both ends of the abandoned section. 

Note: DeC's (City & GVS&DD), School site acquisition charges and Utility Charges etc., will be paid at Building 
Permit stage. 

Prior to Development Permit Issuance, the developer must complete the following requirements: 
1. Submiss ion of a Contract entered into between the applicant and a Certified Arborist for supervi sion of any on-site 

works conducted ncar and within the tree protection zone of the trees to be retained. The Contract should include the 
scope of work to be undertaken, incl uding: the proposed number of site monitori ng inspections, aod a provis ion for 
the Arborist to submit a post-constnlctioll assessment report to the C ity for review. 

2. Su bmi ssion of a Tree Surviva l Security to the City as part o f the Landscape Letter o f Crcdit to ensure that the trees 
ident ifi ed for retention will be protected. No Landscape Letter of Credit will bc returned until the post-construction 
assessment report confirming the protected trees surv ived the construction, prepared by the Arborist, is reviewed by 
staff. 

Prior to Building P ermit Issuance, the developer must complete the following requirements: 
I. Submission of a Construction Parki ng and Tra ffic Management Plan to the Transportation Divis ion. Management 

P lan sha ll include location for parking for services, deliveries, workers, loading, application for any lane closures, and 
pro per construction traffic controls as per Traffic Contro l Manua l for works on Roadways (by Ministry o f 
Transportation) and MMCD Traffic Regulation Section 0 1570. 

2. Incorporation of accessibility measures and sustainabi lity features in Bui lding Penn it (BP) plans as determined via the 
Rezoning and/or p evelopment Permit processes. 

3. Obtain a Building Permit (BP) for any construction hoarding. If constructi on hoarding is rcquired to temporarily 
occupy a public street, the air space above a publi c street, or any patt thereof~ additional City approvals and assoc iated 
fecs may be required as part ofthe Bui lding Permit. For add itional infOimation, contact the Building Approva ls 
Divis ion 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 2 19 o( the Land Tit le Act. 

1\11 agreements to be regis~ered in me Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. AI! agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fu lly registered ill the Land Title Offi ce prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City includi ng indemnities, warranties, equitablclrent charges, letters of 
cred it and withholding permits, as deemed necessary or advisable by the Director of Deve[opment. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Pcnnit(s), 
and/or Bui lding Pennit(s) to the satisfaction of the Director of Engineering may be required including, but not limited 10, site 
investigation, testing, monitoring, site preparation, dc-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activi ties that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private uti li ty infrastructure. 

[signed copy on file 1 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9015 (RZ 12-619835) 

7400, 7420 and 7440 Railway Avenue 

Bylaw 901 5 

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

1. The Zoning Map of the City of Riclunond, which accompanies and fonus 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.l.D.002-372-088 
Lot 8 Section 13 Block 4 North Range 7 West New Westminster District Plan 20458 

P.l.D.008-823-511 
Lot 7 Section 13 Block 4 North Range 7 West New.Westminster District Plan 20458 

P.l.D.00I'923-927 
Parcel Two (Reference Plan 16460) of Parcel One (Explanatory Plan II 037) of Lots "A" 
and "B" Section 13 Block 4 North Range 7 West New Westminster District Plan 8007 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9015" . 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHERREQUffiEMENTSSATISFlliD 

ADOPTED 

MAYOR 

3823708 

APR 2 2 2013 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
>, 

APPROVED 
by D!'e<:lor 
cr Solicitor 

Iv( 
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MayorandCouncillors 

From: 
Sent: 
To: 
Subject: 

Categories: 

City of Richmond Website [webgraphics@richmond.ca] 
Monday, 13 May 201310:22 AM 
MayorandCouncillors 
Send a Submission Online (response #732) 

12-8060-20-9015 -

Send a Submission Online (response #732) 
Survey Information 
C---si~-'I~C-it-y -w-e-b-si-te~~-

Page Title . f~-s~t;;;5~;;!I~e 
, 

URl: ! http://cms.richmond.ca/Page1793 .aspx 

f--~---. l ___ ~ _______ . __ . ___ _ 
Submission Time/Date: 15/1312013 10:30:00 AM 

I 

Survey Response 

To Public Hearing 
Oat.: M~'1 2.\ ! 2.013 
Item '':-:-'S~:-=-:--_ 
R.:7'100.N20J?'f<.to =J.... 

r3o,; I~~l Kl.I2. -41"1' 

-~~1 

Your Name 
----r-----

I yanjie he 
----~ ----~-I 

-I 
------~ 

i Your Address 7488 railway ave 

f----~ 
I Subject Property Address OR 
! Bylaw Number 

I 

Comments 

9015 (RZ 12-619835) I 
i 

High density housing is not welcome in our sing;J 
family neighbourhood, especially inserting between 
single family houses. It totally messes up the street 
view, making it ugly and inconsistant. We also do 
not think townhouses will add any value to our 
neighbourhood, instead, it may add noise, security, 
crime etc, all things bad. We have peace as a 
single family residential area. Railway Ave is a 
single lane street with increasing traffics. We do 
not want more cars on the street especially during 
peak hours. We paid a price to live in a nice area. 
Developers do not live here, the rezoning brings I 
them profits, but brings all things bad to us. I 
strongly object to this rezoning. Sorry I am not able 
to attend the hearing. Please help make my voice l_ ___ ._I_h:ard. Thank you. _ _ ________ _ 

1 PH - 123



To: 

City of 
Richmond 

-rc <-QJ"'~' A '\)! -z2...,:-z.O\ 3, 

Report to Committee 
To ({a.",..., '0 . 1'1-1"''' I", <iDI) 

Planning Committee Date: April 8, 2013 

From: Wayne Craig File: RZ 12-598503 

Re: 

Director of Development \:l- ,?o",,, -'2.0 . '10 It.,. '10\"1, 
Application by Polygon Development 269 Ltd for Rezoning at 9311,9331 , "62"2-
9431, 9451 and 9471 Alexandra Road from USingle Detached (RS1/F)" and 
9393 Alexandra Road from " Residential/Limited Commercial (ZMU16) -
Alexandra Neighbourhood (West Cambie)" to "Low Rise Apartment (ZLR2S) 
Alexandra Neighbourhood (West Camhie)" 

Staff Recommendation 

I. That Richmond Official Community Plan Bylaw 9000 Amendment Bylaw 90 16, to amend 
the City of Rierunond 2041 Land Use Map (Sehedule I) to redesignate 93 11,933 1 and the 
western half of9393 Alexandra Road from "Mixed Use" to "Apartment Residential" be 
introduced and given fi rst reading; 

2. That Richmond Official Community Plan Bylaw 7100 Amendment Bylaw 9021, to repeal 
the existing Alexandra Neighbourhood Land Use Map of Schedule 2.l lA (West Cambie 
Area Plan) with "Schedule A attached to and fonning part of Bylaw 9021" and amending 
certain maps and text within the Area Plan, be introduced and given first reading. 

3. That Bylaws 9016 and 9021 , having been considered in conjunction with: 
• the Ci ty's Financial and Capital Program; 
• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

Plans; 
are hereby deemed to be consistent with said program and plans in accordance with Section 
882 (3) of the Loeal Government Aet; 

4. That Bylaws 90 16 and 9021 having been considered in accordance with OCP Bylaw 
Preparation Consultation Policy 5043, are hereby deemed not to require further consultation; 

5. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9017, to create "Low Rise 
Apartment (ZLR25) - Alexandra Neighbourhood (West Cambie)", and the rezoning of9311, 
933 1,943 1, 9451 and 9471 Alexandra Road from "Single Detaehed, (RS IfF)" and 9393 
Alexandra Road from "ResidentiaIlLimited Commercial (ZMU I6) - Alexandra 
Neighbourhood (West Cambie)" to "Low Rise Apartment (ZLR25) - Alexandra 
Neighbourhood (West Cambie)", be introduced and given first read ing; 

6. That the affordable hous ing eontribution for the rezoni ng of93 11 , 9331 , 9393, 943 1, 9451 and 
9471 Alexandra Road (RZ 12-598503) be alloeated entirely (100%) to the eapi tal Affordable 
Housing Reserve Fund establi shed by Reserve Fund Establishment Bylaw No. 78 12; and 

3824008 
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April 8, 2013 - 2- RZ 12-598503 

7. That Termination of Housing Agreement at 9393 Alexandra Road (formerly 9371 and 9411 
Alexandra Road) Bylaw 9022, to permit the City to terminate a Housing Agreement entered into 
pursuant to Bylaw 8539, be introduced and given ftrst reading . 

. . 

REPORT CONCURRENCE 

ROUTED TO: C ONCURRENCE CONCdCE./_ENERAL MANAGER 

~ Affordable Housing Y/A' -/A 
Law V 

/ Policy Planning !if 

3824008 PH - 125



April 8, 2013 - 3 - RZ 12-598503 

Staff Report 

Origin 

Polygon Development 269 Ltd. has applied to rezone 9311, 9331 , 9431,9451 and 9471 
Alexandra Road from "Single Detached (RS IfF)" and 9393 Alexandra Road from 
" Residential/Limited Commercial (ZMU 16) - Alexandra Neighbourhood (West Cambie)" to 
"Low Rise Apartment (ZLR25) - Alexandra Neighbourhood (West Cambie)" to permit the 
development af fom (4) residential buildings containing approximately 546 residential apartment 
uni ts and one indoor amenity bui lding on the subject site (Attachment 1). The indoor amenity 
build,jng includes one concierge suite and one guest suite as well as common areas for all 
residents. All of this is to be constructed in five and six storey buildings over one level of 
underground parking (Attachment 2). 

Findings Of Fact 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 

Surrounding Development 

To the North (Across Tomickj Avenue): 
o At 9288 Odlin Road, 9199 and 9299 Tomicki Avenue, a 259 unit, 4-storey 

apartment. complex over one leve l of parking, on a property zoned " Low Rise 
Apartment (ZLR20) - Alexandra Neighbourhood (West Cambie)"; 

o At 9388 Odl in Road (under construction), a 245 unit 4-storey apartment complex 
over one level of parking, on a property zoned "Low Rise Apartment (ZLR24) 
Alexandra Neighbourhood (West Cambie)"; and 

o At 9500 Odli n Road and 9399 Tomicki Avenue, a 228 unit, 4-storey apartment 
complex over one level of parking, on a property zoned "Low Rise Apartment 
(ZLR24) - Alexandra Neighbourhood (West Cambic)". 

To the 'South: Across Alexandra Road the proposed Smart Centre retail complex. Currently 
under rezoning review (RZ 10-528877). 

To the East: Across the future May Drive, existing Single Family lots, but the City has 
received a rezoning app lication (RZ 12-598506) for a low rise apartment complex 
consisting of approximately 280 units, in a 4-storey apartment complex over one 
level of parking, which is currently under rezoning review. 

To the West: A proposed 132 unit, 4-storey apartment complex over one level of parking, 
fronted by a small footprint commercial retail unit that has gone through 
Development Permit Panel and is currently completing their Rezoning and 
Development Permit considerations. 

Related Policies and Studies 

Richmond Official Community Plan (OCP) Schedule I 

The Richmond Official Community Plan (OCP) designates this subject site as both Mixed Use 
and Apartment Residential in its 204 1 Land Use Map. Both permit multiple family housing with 
the Mixed Use component allowing additional uses such as commercial, industrial, office and 
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institutional . As the proposal is entirely for residential use, an amendment to the OCP map is 
needed to remove the "Mixed Use" designation from the affected properties of the subject site 
and changing it to "Apartment Residential". 

West Ca.ll1bie Area Plan - Schedule 2. 11 A 
West Cambie Area Plan - Alexandra Neighbourhood 

To support this proposal, the Area Plan wi ll require amendments to the following: 

Removal of the High Street - This Mixed Use designation affects the western half of the 
subject si te and is a component of the neighbourhood High Street, which provides a 
complementary commercial component to the Smart Centre site, as well as the Mixed 
Commercial hub of the neighbourhood fUlUling up Garden City Road (Attachment 4). The High 
Street is intended 10 promote people gaLhering through the use of publi c open spaces and 
commercial activity, helping meet the daily needs of local residents. The removal of the Mixed 
Use designation from the subject site is not anticipated to have a great impact on the High Street. 
Its location at the eastern end of the High Street combined with the introduction of Alexandra 
Way, a key pedestrian greenway in the neighbourhood at the western edge of the subject site acts 
as a logical separation between the residential use of Alexandra Road to the east and the 
commercial use of the High Street to the west. 

Height - As the proposed development proposes five (5) and six (6) storey res idential buildings, 
the Area Plan will need amending to increase the height provision that does consider five (5) 
storey non·combustible and concrete buildings to add six (6) storey combustible and non~ 

com bustible buildings as well. 

Density - The base density in the apartment area of the. Alexandra Area is 1.50 FAR with a 0.2 
FAR density bonus provision to support affordable housing. The proposed base density of 1.68 
FAR is supported to accommodate the commercial adjacency to the Mixed Use Commercial 
designation to the property to the south of Alexandra Road known as the Smart Centre proposal 
under (RZ 1O~528877). The 0.2 FAR density bonus for a financial contribution to affordable 
housing will remain. 

Floodplain Management Implementation Strategy 
In acco rdance with the West Cambie Area Plan, the minimum allowable elevation for habitab le 
space is 2.6 m GSC. A Flood Plain Covenant is to be registered on title prior to final adoption. 

OCP Aircraft Noise Sensitive Development CANSD) Policy 
The site is located in Area 2 of the policy area of the ANS D map and the development is subject 
to noise mitigation measures and the registration ofan Aircraft Noise Sensitive Use Restrictive 
Covenant prior to final adoption of the rezoning app lication. 

The applicant is required to retain a registered profess ional qualified in acoustics to prepare a 
report that reconunends site specific methods of mitigating interior noise levels from external 
sources such as overhead aircraft and other such noise sources that are generated at Vancouver 
International Airport. Design measures are to keep rooms from exceeding the following noise 
levels: 

Bedrooms 
Living. d ining, recreation rooms 
Kitchen, bathrooms, hallways and utility rooms 

35 decibels 
40 decibels 
45 decibels 

A separate report from a heating and cool ing specialist is to accompany the acoustic report. The 
report should include methods of air cool ing us ing the criteria set out in ASHRAE 55-2004 to 
avoid having residents to open doors and windows which would negate these sound measures. 
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Both these reports are to be submitted to the City for review during the Development Permit 
stage. 

Consultation 

Official Community Plan (OCP): The subject rezoning and ocr amendm ent is consistent with 
City policies regarding consultation with the Richmond School District No. 38 and Vancouver 
Intemational Airport. No consultation with these agencies is necessary. The City will provide a 
copy of this report to the School board for information purposes only_ 
General Public: The statutory Public Hearing will prov ide area res idents, bus inesses and 
property owners with opportunity to comment on the application. 

Public Input 

A notice board is posted on the subject property to notify the public of the proposed 
development. Staff have received no communication from the public in relation to thi s 
application. Should this application receive first reading, a public hearing will be scheduled. 

Analysis 

The analysis is set out in two parts to clarify the proposed OCP and Rezoning Bylaws. 

PART 1 - OFFICIAL COMMUNITY PLAN (OCP) AMENDMENT TO THE WEST CAMBIE AREA PLAN 
(SCHEDULE 2.10) AMENDMENT (BYLAW 9016 AND 9021) 

The West Cambie Area Plan is designed to establish a complete community where people have 
the opportunity to live, work and play wi thin the same l1~ighbourhood. One of the unique 
components of the neighbourhood is the establishment of the High Street, a .symbolic centre of 
the neighbourhood providing commercial space to complement the commercial designated lands 
to the south of Alexandra Road. The High Street offers a mixed use of predominately residential 
with a small plate commercial on the ground level fronti ng the street. The amendment is 
intended to remove a portion of the High Street from the nortll side of Alexandra Road from the 
eastern most part of the High Street and replace it with a Residential designation, without the 
commercial component. 

The change in use is anticipated to have a mi nor impact as the extent of the High Street along the 
subject property is a small amount of the overall length of the High Street in the Alexandra 
Neighbourhood. Its location at the nOl1h end of Alexandra Road, east of the Alexandra Way 
Greenway entrance separates it from any other commercia l linkage to the west. The.re wi ll sti ll 
be commercial activity south of Alexandra Road and west of the Alexandra Way Green:nay. 

The High Street concept has been protected to the west at 925 1 and 929 1 Alexandra Road 
through the proposed 132 unit apartment complex wh ich has a small plate commercial space. 

Items Requiri ng Amendment 
The following bylaws wi ll requi re anlenament: 

1. OCP (Schedule 1) 2041 Land Use Map to amend the Mixed Use designation of a portion of 
the subject site and replace it with Apartment Res idential; 

2 . OCP (Schedule 2.I IA), West Cambie Area Plan - Alcxandra Neighbourhood Land Use Map 
to amend the subj ect site [Tom its current land use designation to a new des ignation and 
symbol: 

]824008 

Residential Area I B 
1.68 base FAR (Max. 1.88 FAR with density bonusing for 
affordable housing contributions). (6 storey maximum). 
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3. OCP (Schedule 2.1 1 A), West Cambie Area Plan : 
a.) Text amendment to Section 8.1.5 (second bullet), to amend the wording "(five storeys 

may be considered for non-combustible or concrete construction, increased open space, 
and no addi tional overshadowing of neighbouring properties)" to "(five and six storeys 
may be considered for combustible, non-combustible or concrete construction, increased 
open space, and no additional overshadowing of neighbouring properties)"; 

b.) Text amendment to Section 8.2.4 (under the Height Section), to amend the wording "(five 
storeys may be considered for, non-combustible or concrete construction, increased open 
space, and no additional overshadowing of neighbouring properties)" to "(five and six 
storeys may be considered for combustible, non-combustible or concrete construction, 
increased open space, and no additional overshadowing of neighbouring properties)"; and 

c.) Replace the fo llowing Area Plan maps to reflect the above changes: 

West Cambie Area Section/Map to be amended 
Plan (page #) 

22 Section 8.2 - Alexandra Neighbourhood Character Areas Map 

31 Section 8.2.3 - Character Area 3 - The High Street Map 

33 Section 8.2.4 -Character Area 4 - Medium Density Housing Map 

PART 2 - REZONING BYLAW 9017 FOR A 546 UNIT RESIDENTIAL COMPLEX AT 9311, 9331, 9393, 
9431,9451 AND 9471 ALEXANDRA ROAD (BYLAW 9017) 

Proposed Zoning to Low Rise Apartment (ZLR2S) Alexandra Neighbourhood (West Cambie) 
The proposed rezoning from RSlfF and ZMU 16 to ZLR25 represents an increase in density by 
aJlowing more residential units on the site. The proposed amendments to the OCP and the Area 
Plan outlined above provide the policy basis for the proposed ZLR25 zone, which is anticipated 
to be a new and specialized zone for this project. Otherwise, the submitted proposal is in general 
conformance with the OCP and the West Cambie Area Plan - Alexandra Neighbourhood in its 
transformation toward a medium density neighbourhood through the development of low-risc 
apartment buildings. 

Proposed Site Assembly 
The applicant has assembled six (6) lots for this application consisting of approximately 
2.8 hectares (7 acres), exceeding the minimum lot size requirements of one hectare (1 ha) in 
accordance with policy. As the site is either bordered by roads set Ollt in the Area Plan or by an 
upcoming apartment complex to the west, there were no opportunities to assemble any addi tional 
land. 

Phasing 
The applicant is proposing this application to be done in four (4) phases. The first phase wi ll 
incorporate the south-east building and its 137 res idential units and an indoor amenity building 
(including a guest sui le and a concierge suite). The second and third phases along the west half 
of the site will contain 136 residential units each, with the fOUlth and final phase at the north-east 
quadrant to provide the remaining 137 residential units. 
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The parkade will be done in two (2) phases with the south half of the structure being constructed 
during the fLTst phase, with the north haJfbeing constructed during the third phase of 
development. 

Transportation and Site Acce5S 

In accordance with tJ1C planned road network through this neighbourhood, the applicant will be 
dedicating lcn (l0) metres ofland along the northern edge of the site for the purpose of designing 
and constmcting the future Tomicki Avenue. The exception of this dedication is the property at 
9393 Alexandra Road which already dedicated ten (10) metres at the nmthcrn end when it was 
granted rezoning to ZMU l6 in accordance with its conditions outlined in RZ 08·410760. This 
dedication and road construction will present a near completion of Tomicki Avenue to its 
visualized completion as a full width road between May Drive to the east and Dubbert Street to 
the west. Another land dedication for the purpose of road construction is ten (10) metres off of 
the entire eastern edge of the subject site to support the development of the western half of May 
Drive. Triangular corner cuts of four (4) metres by four (4) metres in size will also need to be 
dedicated at the corners of Alexandra Road and May Drive as well as Tomicki Avenue and May 
Drive. No ded ication requirements are required off of Alexandra Road. 

Frontage improvements along all three (3) road frontages (Alexandra Road, May Drive and 
Tomicki Avenue) will be designed and constructed by the developer and will consist ofa curb 
and gutter, boulevard and sidewalk. These frontage improvements and road constnlction will be 
detailed as palt of the Servicing Agreement which will be completed prior to the adoption of this 
rezoning application. 

Vehicular access to and from the ·site to the undergrowld parkade is off both the future May 
Drive to the east and Tomicki A venue to the north. Access to these points is provided by the 
May Drive connection to the existing Alexandra Road to the south and the existing May Drive 
section that extends fTom Odlin Road to the north and connecting to the existi ng portion of 
Tomicki Avenue that was constructed as part of the Cambridge Park development 
(RZ 08-408 1 04). 

The number of proposed parking stalls falls short of the Zoning Bylaw requirements of 1.5 
resident stalls per unit and 0.2 stall s for visitors by around 142 parking spaces. To make up for 
this shortfall, the City'S Transportation staff and the applicant have worked together and agreed 
on a Transportation Demand Management (TDM) plan that includes: 

• Provide 120V electric plug-ins fo r 20% of all parking stalls; 
• Provide 120V electric plug-ins for electric bikes, one for every 40 bicycle storage racks 

(If there are fewer than 40 bicycle racks in a storage compound, one l20V electric plug-in 
is required for the same compound); 

• Provide minimum three benches along each of the three street frontages (or equivalent 
cash contribution of $15,000 total); 

• A voluntary cash contribution of$30,000 towards a bus shelter with an accessible 
concrete pad in the area; 

• A voluntary cash contribution of $5,000 towards the provision of new benches in the 
area; 

• As per OCP, an additional 25% of the parking stalls be constructed to accommodate the 
future installation of electric vehicle charging equipment (c.g .• pre-ducted for future 
wiring); and 
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• A vohmtary cash contribution of $1 0,000 towards cycling-related infrastmctures in the 
area (e.g., detector loops on OdlinRoad at Garden City Road and No.4 Road, and 
signage and pavement marking along Odlin Road) 

These provisions are supported by the Director of Transportation for a revised parking count of 
1.26 parking stalls per unit for residents and 0.18 stalls per unit for visitors (1.44 total stalls pef 
unit). This parking count is consistent with the phasing plan outlined by the developer so that the 
number of provided stalls will meet the 1.44 total stalls per unit, per phase. The above noted 
measures will be secured through a legal agreement prior to the adoption of the rezoning 
application. 

The applicant is providing sufficient loading bays to the complex. Confinnation to the 
manoeuvrability of the larger vehicles to and from this bay will be provided at the Development 
Permit stage. 

The applicant has provided ample long and short term storage for bicycles that meet bylaw 
requirements. 

Base Density Considerations 

The typ ical density in lhe apartment area of the Alexandra Area is 1.50 FAR with a 0.2 FAR 
density bonus for the provision of affordable housing. The greater base density of 1.68 FAR 
proposed for the subject site takes into account considerations relating to the adjacency of the 
site to the proposed Smart Centre development (RZ 10-528877) south of Alexandra Road 
and affordable housing density reconciliations associated with earlier developments by the same 
developer. 

As the subject site is located directly across fTom the mixed use retail commercial block to the 
south of Alexandra Road, additional density provision of 0.18 FAR (above the ty pical 1.5 FAR 
for apartment housing in the Alexandra Area) is proposed to be granted for the subject site to 
help make the retail centre lively and active through additional residents living in close 
proximity. This would provide for a maximum of an additional 48,557 square feet o[residential 
space on the subject site. 

When the Housing AgreemenlS were terminated for developer's Mayfair Place (9399 Odlin Road 
and 9388 McKim Way) and Cambridge Park (9500 Odlin Road and 9399 Tomicki Avenue) 
development, the Affordable Housing Value Transfer (AINT rate) used to calculate 
the contri butions to the City was $160 per fP (see staff report dated May 30, 2012 from the 
General Manager, Community Services titled "Project Specific Financial and Policy 
Considerations for the Proposed Kiwanis Towers Affordable I'lousing Development at 6251 
Minoru Boulevard"). This rate was based on the applicable affordable housing density is not 
being retained on the development site. Since the affordab le housing units were already 
constructed on the Mayfair Place and Cambridge Park sites (and the density used on those sites), 
the developer had proposed that the density be reduced at the subject site to account for the 
excess densjty at the Mayfair Place and Cambri dge Park sites. AJso, on two of the developer's 
other earlier Alexandra area developments, Meridian Gate (9288 Odlin Road and 9199,9299 
Tomicki Avenue) and Hennessey Green (9800 Odlin Road), no affordable housing units were 
constructed and no density bonuses were provided. As a result, the fu ll density potential of those 
sites were not achieved at the time of those developments and it is proposed that the density 
potential for those developments be taken into consideration in determining the base density of 
the subject site. The chart below identifies the balancing of the excess density at the Mayfair 
Place and Cambridge Park developments with the potential add itional densities for lhe Meridian 
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Gate and Hennessey Green sites. It is proposed that the deficit of 4,066 ft2 be deducted in 
determining the final base density for the subject site. 

Name of Project Description Square footage 

Meridian Gate Potential affordable 17,998 
housing bonus density 

Hennessy Green Potential affordable 8,842 housing bonus density 

Cambridge Park Affordable housing density 17,010 (deduct) 
converted to markel housing 

Mayfair Place Affordable housing density 13,896 (deduct) 
converted to market housing 

Total 4,066 (deficit) 

The above considerations support a base density increase to 1.68 FAR for the subject site. 
Further, the increased base density is supported by the Mayfair Place development connecting to 
the Alexandra OEU, as this development would have been entitled to a base density increase for 
connecting to the ADEU as identified in the Area Plan. The Mayfair Place development has 
connected to the ADEU but did not take advantage of the additional dens ity. This density is 
being applied to the subject site. 

Affordable Housing 

Polygon has identified the subject development as a possible affordable housing "donor site" for 
which the developer proposes to make a contribution to the City's capital Affordable Housing 
Reserve Fund in lieu of building affordable hous ing units on site. This contribution is based on a 
recently proposed "Affordable Housing Value Transfer" approach, as per the report from tJle 
General Manager, Conullunity Services dated May 30, 2012, which allows for a developer to make 
a cash contribution towards affordable housing inljeu of constructing affordable housing units in 

. Counc il approved affordab le hous ing special development circumstances. 

The subject application proposes a site specific zone, "Low Rise Apartment (ZLR2S) Alexandra 
Neighbourhood (West Cambie)", that provides for a voluntary cash-in-lieu developer contribution 
0[$2,877,448.32 to the City'S Affordable Housing (capital fund) Reserve. The value of this 
affordab le housing contribution is derived from: 
• A floor area of 17,984.0 ft' (i.e. 1/3 of the 0.20 FAR allocated to affordable housing undcr the 

West Cambie Area Plan affordable housing density bonus policy); and 
• An A HVT rate of$160/ft2 (i.e. as per the report from tbe General Manager, Community 

Services dated May 30,2012, tillS rate assumes (i) wood construction and (ii) the developer 
building only 0. 13333 FAR (2/3 of the 0.20 FAR) density bonus as a result of providing a cash 
contribution in lieu of constructing affordable housing units on the subject site). 

Staff is supportive of the developer's proposed voluntary AHVT cash-in-lieu contribution of 
$2,877,448.32 to the City 's Capital Affordable Housing Reserve, which conlribution shall bc 
secured prior to adoption of the subject rezoning and in the fo rm of: 
• A cash sum of$7 19,362.08; and 
• Leners of Credit totalling $2,158,068.24 plus CPI. 

If Council approves the recommendations contained within this staff report, the proposed cash-in
lieu contribution wi ll be allocated 100% to the City's Capital Affordable Housing Reserve Fund 
and may, at the sole discretion of Council , be used to help facilitate the Kiwanis project. 
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NOTE: Subsequent to Council ' s consideration of the report from the General Manager, 
Community Services, dated May 3D, 2012, and the Kiwanis rezoning (RZ 11-591685), it was 
determined that the si ze of the subject site for density calculation purposes was larger than 
originally estimated and, therefore, the project's above proposed buildable floor arca and related 
affordable housing cash-in-Iieu contribution are greater than previous ly estimated. 

Affordable Housing Agreement Termination 

The Housing Agreement registered as part of RZ 08·410760 (Bylaw 8539) for 9393 Alexandra 
Road (formerly 9371 and 9411 Alexandra Road) needs to be discharged. 

The agreement was part of a previous rezoning and Development Permit (RZ 08-410760 and DP 
09-472862) to secure eight (8) affordable apartment units within a 139 unit mixed-use apartment 
complex that included a small floor plate commercial unit fronting Alexandra Road. Polygon 
acquired the property after the rezoning and Development Pennit were approved and the 
Housing Agreement Bylaw adopted. As the site is not considering on-site affordab le housing, 
the Housing Agreement Bylaw and associated covenants (BB 1695850 and BB 169585 1) must be 
discharged from title. Bylaw 9022 will authorize the City to terminate this Housing Agreement 
and discharge tIle. associated Land Title charges. 
Trees 
An Arborist Repon and survey plan (Attach ment 5) was submitted to assess the condition and 
location of the trees both on the subject site and in the immediate area. The number of on-site 
trees, their condition and recommendations are summarised in the fo llowing table: 

Tree Summary Table 

Number of 
Tree Tree 

Item 
Trees 

Compensation Compensation Comments 
Rate Required 

Trees are in poor condition and not 
good candidates for retention. II is 

Total O n Site T rees 49 2:1 98 recommended that they all be 
removed and replaced in 

accordance with City policy. 

Ali 10 trees were assessed during 
the review of rezoning application for 
what is now 9393 Alexandra Road 

as part of RZ 08-410760. 

Total Off Site T rees 10 See comment See comment All 10 trees are selected for removal. 
Compensation was provided during 

the previous rezoning process. 
Therefore, no further compensation 

is required. 

In poor condition and identified for 
removal. 

Neighbouring 
Tree F Is located on the adjacent 

1 See comment See comment property to the east which is owned 
Trees by this applicant. The property 

currently has an application for 
rezoning (RZ 12-598506) currently 

under review. 

City staff have reviewed the Arborist Report and conducted a site visit. It is recommended tllat 
the appl icant be allowed to remove all on-site trees and to provide replacements at a 2: 1 ratio. A 
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specific count of how many trees that will need to be planted wi ll be a part of the Development 
Permit review process. 

Amenitv Space 
The proposal provides for both indoor and outdoor amenity space for its residents. 

Outdoor amenity space is provided in a central courtyard within the four buildings so it is 
sep,aratcd away from the surrounding streets. Some of the main amenities fo r thi s space include: 

• An entry plaza and court leading to and from Alexandra Road; 
• An outdoor swimming pool and hot tub; 
• A chi ldren's playground, consisting of play structures and lawn space; 
• An orchard area, cons isting of treed walkways, sealing and picnic areas; 
• Open lawn space; and 
• A rock garden and outdoor recreation space for various uses (e.g. Tai Chi). 

Indoor amenities are provided in a separate building within the central courtyard towards the 
south residential bui ld ings, with direct access though the entry plaza leading to Alexandra Road. 
The building allows fo r flexible uses for gathering as well as a guest sui.te and a concierge suite, 
all on one level. 111e guest suite and concierge suite will require a cov(fnant on title to specify 
that these are to be identified as common area within the strata, and to prevent the conversion 
and future sale of these units. 

Also included in the indoor amenity buildil:lg is space to support the connection to the City'S 
ADEU. 

Both outdoor and indoor amenity spaces meet the minimum requirements in accordance with 
policy. 

Local Area Development Cost Charges (DCC) 
The implementation of the Area Plan has some unique challenges given the original state of the 
neighbourhood, mainly in regards to the lack of services in the immediate area. As part oftJle 
implementation of the Area Plan, Local Area DeC fees were establi shed to help offset the costs 
of providing appropriate infrastructure to the increased densi ty the approved Area Plan has in 
store. These fees are a supplement to the ci ty-wide DeC program. 

Alexandra Neighbourhood Development Agreement 
In accordance Witll the West Cambie Alexandra Neighbourhood Development Agreement, the 
applicant wiJi be making a contribution of $ 1 ,836.72 per unit (P lus applicable interest) towards 
the total cost of infrastructure upgrades to the neighbourhood. Payment is due prior to the 
issuance of the Building Permit. 

Advisory Design Panel and Proposed Development Permit (DP 13-63 1492) 
The proposal was presented to the Advisory Design Panel (ADP) at the December 5, 20 12 
meeting for a preliminary review. Attachment 6 outlines the Panel's comments as well as ihe 
Archi tect's rep ly in addressing the comments. Overall, the panel supports the direction the 
project is taking. 

The proposal wi ll be going back to ADP as part of the Development Permit process. 

Alexandra's Liveabi lity Guidelines 
In addition to guidelines regulating design standards within the West Cambie Area Plan 
Alexandra Neighbourhood, the provis ion of an integrated social infrastructure is also a 
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requirement. The Plan requires development proposals to respond to elements of well-being and 
liveability as articulated in the guidelines. 

Childcare 
The City of Richmond' s Chi ld Care Policy is included in the Official Community Plan (OCP); 
access to affordable, flexible, quality childcare is a priority. In response, the developer has 
agreed to a voluntary contribution toward the provision of childcare facilities at a rate of 
$O.60/ft2 based on the maximum floor area ratio (FAR) ($304,290. 16) in accordance with 
Council Policy 5044 (West Cambie-Alexandra Interim Amenity Guidelines). The voluntary 
contribution is payable prior to the adoption of the rezoning application. 

Community and Engineering Planning Costs 
To assist in paying for community planning and engineering costs to plan community land use, 
services and infrastructure, the developer proposes to provide a voluntary contribution based on a 
rate of$0.07/ft' based on maximum FAR ($35,500.52) in accordance with Council Policy 5044 
(West Cambie-AJexandra Interim Amenity Guidelines). The voluntary contribution is payable 
prior to the adoption of the rezoning application. 

City Public Realm Beautification 
To assist in paying for City beautification works, such as High Street landscaping, publ ic realm, 
walkways, plazas, and feature landscaping, the developer proposes to provide a voluntary 
contribution based on a rate of $O.60/rr based on maximum FAR ($304,290.16) in accordance 
with Council Policy 5044 (West Cambie-Alexandra Interim Amenity Guidelines). The voluntary 
contribution is payable prior to the adoption of the rezoning application. This contribution wi ll 
be reduced for design costs associated with Alexandra Way as determined by the Director of 
Development. 

Public Art 
In response to the City's commitment to the provision of Public Art, the developer is considering 
providing a piece of public art to the site. An option is to provide a voluntary contribution at a 
rate of approximately SO. 771ft' based on maximum FAR ($390,505.70) to secure participation in 
the program. The volwltary contribution is payable prior to the adoption of the rezoning 
application. Provision of Public Art wil l be done through the coordination between the 
developer and the City's Public Art coordinator. 

Universal Access 
To assist in ensuring access ibi lity is an option for res idents of the Alexandra area, the applicant 
has notified the City that is supplying 32 out of the 546 units for conversion to Universal access 
for wheelchair accessibility in accordance with Section 4.16 of Zoning Bylaw 8500. Some of the 
items that are included during the construction of these units are; 

• Providing wider doors to facilitate wheelchair movement through the unit. 
• Set heights for accessing electrical outlets. 
• Ensure greater clearances for easier access to items such as bathroom fixlures. 
• Pull-out door and cabinets in kitchens. 

To help compensate, the Zoning Bylaw allows for an addi tional 20ftl per unit to be excluded 
from the FAR calculations. To qualify for these, the applicant is to submit detailed floor plans 
outlining the provisions of Section 4. 16 on the unit types they select. 
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All units are to provide aging in place features such as additional blocking for the future 
installation of grab bars, door handles, and wide door access to facilitate access for walkers and 
wheelchairs. Notation of these features is to appear on lhe Development Permit drawings. 

Alexand ra's Building Susta inab ility Guidelines 
Similar to the Liveability Guidelines articulated above, the applicant has incorporated a response 
to the neighbourhood plans commitment to long-term environmental sustainability. 

Alexandra District Energy Utili!:), (ADEU) 
The City encourages efforts to implement environmentally responsible services to new 
developments. One such service is the City's new District Energy Utility in the Alexandra 
Neighbourhood of West Cambie, which is now available for connection to new development 
projects. The developer has agreed to connect this development to the ADEU. 

Sustainabil ity Features 

• Inclusion of water saving faucets and Energy Star appliances. 
• Building efficiency measures (increased insulation ratings, weather stripping, and 

incorporation of LED light fixtures). 
• Conscientious on-site storm water management (landscaping plant selection). 
• Controllable systems (individual room temperature control). 
• Low-emitting materials (selective use of water based paints and low VOC interior 

paints). 
• Construction waste management (management of supplier and trades waste) will be 

provided at the time of making Building Permit application. 
• Provisions to support alternative transportation are provided by the construction of 

Alexandra Way along the western edge of tho property. 

Alexandra Way Greenway 

The development of Alexandra Way is a significant feature of the West Cambie Area Plan 
Alexandra Neighbourhood and is intended to promote and facilitate accessibi li ty and the 
movement of pedestrians, cyclists, wheelchairs and other alternative forms of transportation 
through the neighbourhood by a landscaped walkway rutUling in-between apartment 
developments. While the Land Use Map (Attachment 4) identi ri es the conceptual location of 
Alexandra Way bisecting through the neighbourhood, it has been understood tJlat the actual 
location of the walkway can and has been adjusted based on the land assemblies for each 
development project. In this case, the apartment proposal for the site directly to the west at 9251 
and 9291 Alexandra Road established the loca~on of the walkway along its eastern edge, with 
the intent they build half of the walkway on their development site, and provide a design for the 
future development that would include 9311 Alexandra Way (part of the subject site) so that the 
developer can complete the walkway to its fu ll and final design. 

As described in the Area Plan, Alexandra Way is a privately owned publicly accessib le statutory 
right-of-way (PROP). As a condition of rezoning , the applicant is requIred to register a 5.0 
metre PROP along 'the western edge ofthc subject property. In addition, the PROP is to widen at 
both ends of Alexandra Way by fanning out an additional 3 metres at the intersection of 
Alexandra Road and Tomicki Avenue, resulting in a wider PROP at both ends of the block to 
allow for greater visibility and access to tJle corridor. This extra width is reflected in the Land 
Use Map in Attachment 4 where circles represent the widening of the walkway when it 
intersects the road, and is intended to provide design enhancements at the end of each block to 
act as a welcoming gateway. In addition, appropriate signage to indicate the permanent nature of 
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thi s PROP at each end of the block will be a condition of rezoning. The applicant will also be 
required to register a midpoint PROP in addition to the 5 meter wide PROP to establish the 
walkway. The purpose of the 12 metre long and 5 metre deep PROP is to establ ish a resting 
point along the walkway, as well as a point of entry into the development s ite. 

The implementation and development of the walkway will be for the developer to contribute the 
second half of the requi red width of the walkway along the western edge of the subject site 
through the registration of the PROP. Combining this with the PROP on the development to the 
west wil! establish a full width and final appearance of the walkway along this block of the 
neighbourhood. A review of the fmal design of the gTeenway is currently underway with the 
review of the submitted Development Permit (DP 13-631492). 

Discharge of Covenants 

This report has outlined some covenants that will need to be registered on the subject site prior to 
the adoption of this rezoning application. Two of the individual properties that make up the 
subject site have existing covenants that have charges from the City of Richmond that should be 
removed as they are made either redtmdant with this proposal or run the risk of duplication when 
the new covenants are registered. The following chart outl ines the cu rrent covenants that are 
currently registered on 9311 and 9393 Alexandra Road that should be discharged. The 
covenants to be discharged on 9393 Alexandra Road are simi lar to the covenants that are to be 
registered on the subject site, and should be discharged to avoid redundancy or duplication. TIle 
recent rezoning adoption and Development Permit issuance was for a project that was never 
constructed and the project was abandoned when Po lygon purchased this property for the 
inclusion in their land assembly for this proposal. 

9311 Alexandra Road 

Document Registration Description 

8N192756 Utility bill for a residential duplex building. Covenant is to 
recognise only one unit as the other is used for storage. 
This is considered redundant as the duplex is to be 
removed in favour of this project. 

9393 Alexandra Road 

Document Reaistration Descriotion 

BB 1695855 and BS 1695856 Aircraft Noise covenant that recognises the location of 
the property is in vicinity of Vancouver International 
Airport. The discharge of this covenant will avoid 
confusion of a new covenant that is to be reaistered. 

881695859 Flood Plan Covenant. The discharge of this covenant 
will avoid confusion of a new covenant that is to be . registered for the subject site . 

881700224 and 1700225 Canopy encroachment. The previous application 
proposed a canopy over the commercial frontage of their 
proposal that extended beyond the property line and onto 
City property. Redundant as this project has been 
considered abandoned. 

881700228 Tandem Parking Covenant. The parking stall 
configuration in the previous application had tandem 
parking stalls. The covenant was to ensure these stalls 
would be registered to the same residential unit. 
Redundant as this project has been considered 
abandoned. 
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Utilities and Site Servicing 
A site servicing review has been conducted by the applicant's Engineering consultant and 
reviewed by the City's Engineering Department. The applicant is to provide upgrades to existing 
services and install new services and extensions in accordance with the following: 

• Sanitary 
o Construct a new sanitary sewer from western property line of 9311 Alexandra Road 

to May Drive and connect to new system on May Drive. 
o Construct a new sanitary sewer extension along May Drive from Alexandra Road to 

Tomicki Avenue and connect to existing system on Tomicki Avenue. Existing 
manhole SMH52070 will need to be shifted approx. 4m to the south to accommodate 
ultimat,e alignment of system on Tomicki Avenue, 

• Water 
a Replacement of existing AC watermain is required. Additional fire hydrants are 

required to achieve minimum spacing requirement for the mutli-fam.ily areas. 
o Construct a new watermain along May Drive extension from Alexandra Road to 

Tomicki Avenue & connect to new system on Alexandra Road and Tomicki A venue. 
a Along Tomicki Avenue, construct a new line from the western property line of9311 

Alexandra Road to May Drive and connect to new system on May Drive. 

• Storm 
o Along Alexandra Road, the frontage must be upgraded to the greater of: 

• a) 600 nun; and 
• b) OCP size by the developer, as per City requirements. 

a A single storm sewer system is required near the centreline of the road dedication. 
a Construct a new stOI111 sewer extension along May Drive from Alexandra Road to 

Tomicki Avenue and connect to new system on Alexandra Road and existing system 
on Tomicki Avenue. If the site drains to this frontage, then a storm analysis is 
required to the major conveyancc. 

a Along Tomicki Avenue, construct a new storm sewer from the wcstern property line 
of9311 Alexandra Road to western property line of 9431 Alexandra Road and 
connect to existing systems on Tomicki Avenue. If the site drains to this frontage, 
then a storm analysis is required to the major conveyance. 

These works will be reviewed as part of the Servicing Agreement, to be finalized prior to the 
adoption of rezoning. 

Servicing Agreement 
The applicant is to enter into a separate servicing agreement prior to rezoning adoption. Works 
include the above servicing improvements and other works, but not limited to the following: 

• Frontage improvements along Alexandra Road to accommodate the following (irom 
north to south): 

3824008 

o 2.0 metre wide sidewalk at the new property line; 
a Minimwn 1.5 metre wide treed/grassed boulevard. Exact measurements to be 

confirmed at the servicing agreement stage; 
a Curb and gutter; 
o Minimum 6.5 metre wide road pavement; 
a Minimum 1.0 metre wide shoulder; and 
o Appropriate side slope and tie-in to the properties to the south. 
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• May Drive: coordinate with the offsite works via. RZ 12-598506 (under review) the road 
to the ultimate standards, which include: 

o 2.0 metre wide concrete sidewalks at the new property line; 
o Minimum 2.0 metre wide treed/grassed boulevard; and 
o Curb/gutter on both sides of May Drive and minimum 11.2 metre wide pavement 

width. 

• Tornicki Avenue: construct the road to the following ultimate cross-section (from south 
to north): 
o 2.0 metre wide concrete sidewalk at the new property line; 
o Minimum 1.5m wide treed/grassed boulevard, exact width to be determined as part of 

the servicing agreement stage; 
o Curb and gutter; 
o Minimum 8.5 metre pavement width (11.2m desired to accommodate on-street 

parking); and 
o Reconstruction of the existing curb and widen the existing boulevard along the north 

side 

• Construct the final portion of Alexandra Way, including intersection improvements at the 
bolll Alexandra Road and Tomicki A venue. 

Development Permit 

A separate Development Permit application has been applied for (DP 13-631492). Staff are 
working with the applicant on the following items: 

1. Design of the final design ofthe Alexandra Way Greenway. These designs are to include: 
a) Connection with the units fronting the greenway; 
b) Connection with the access to the central courtyard; 
c) Intersection design at both Alexandra Road and Tomicki Avenue; and 
d) Frontage improvemen~s to and from the intersection to the crosswalk; 

2. Overall appropriateness of the landscaping plan - in particular the central ameni ty area and 
courtyard. 

3. Provide an illustration to show the manoeuvrabi lity ofSU9 vehicles to and from the loading 
bays. 

4. Overall appropriateness to llle fonn and character of the buildings and the interaction to the 
street. 

3824008 PH - 139



April 8, 2013 - 17 - RZ 12-598503 

Financial Impact 

None expected. 

Conclusion 

The applicant proposes to rezone the subject site to construct a 546 unit apartment complex over 
one level of underground parking. 

The proposal meets the requirements of the Al"ea Plan, but will require 'an amendment to 
redesignate the subject property to support the density and height requirements of this proposal. 

The design requirements meet the Area Plan neighbourhood character guidelines and staff is 
confident the outstanding conditions will be met prior to final acloption .(Attachment 7). Staff 
therefore recommend that rezoning application RZ 12-598503 proceed to first reading. 

~~~=~-===-
D~~or- Ter y Crowe 
Planner 
(604-276-4193) 

DJ:cas 

Manager, Policy Plann.ing 
(604-276-4 139) 

List of Attachments 

Attachment 1 
Attachment 2 
Attachment 3 
Attachment 4 
Attachment 5 
Attaclunent 6 

Attachment 7 

3824008 

Location Map, Zoning Site Map and Site Context 
Architectural and Landscaping Drawings 
Development Applicatiop Data Sheet 
West Cambie - Alexandra Area Land Use Map 
Arborist Report - Tree Survey Plan 

• 

Advisory Design Panel Comments and the applicant's response from the 
December 5, 2012 meeting of the AdvisOlY Design Panel ' 
Conditional Rezoning Requirem.ents 
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Original Date: 01/24/12 

RZ 12-598503 Amended Date: 03/25/13 

NOle: Dimensions are in METRES 
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ATTACHMENT 3 

City of Richmond 
6911 No.3 Road 
Richmond, Be V6Y 2Cl 
www.richmond.ca 
604· 276-4000 

Development Appl ication 
Data Sheet 

RZ 12-598503 

Address: 9311,9331 , 9393,9431,9451 and 9471 Alexandra Road 

Applicant: Polygon Development 269 Ltd. 
Planning 
Area(s): West Cambie Area Plan - Alexandra Neighbourhood (Schedule 2.11A) 

-
\~ Existin Pro osed 
9311 Alexandra Road 
9331 Alexandra Road 

Civic Address: 9393 Alexandra Road To Be Determined 9431 Alexandra Road 
9451 Alexandra Road 
9471 Alexandra Road 

Owner or Appl icant: PolVQon Development 269 Ltd. No Chan e 
2.51 ha 

Site Size (m 2
): 2.838 ha (28 ,376,46m') (25 ,060.78m l after land 

dedication) 
Land Uses: Sin Ie Detached Apartment Residential 
OCP Designation ,Apartment Res idential Mixed Use Apartment Residential 

Mixed Use: 

• Ab~tting the High Street, medium 
density residential over retai l; 

• Not abutting the High Street, 
medium dens ity residential . Residential Area 18 - 1.68 

1.25 base FAR. Building heights low to base FAR {Max. 1.88 FAR with 
Area Plan Designation: mid-rise. 

density bon using for affordable 
(Max. 1.50 FAR with density bon using housing con tributions) 
for affordab le housing) 

(6 storeys maximum) 

Residential Area 1 - 1.50 base FAR 
(Max. 1.70 FAR with density bonusing 
for affordab le housing) Townhouse, 

low-rise Apartments"C4 storey tVPiC~I\. 

Low-Rise Apartment (ZLR25)-

Sing le Detached (RS1/F) Alexandra Neighbourhood 
(West Cambie) 

Zoning: Residential/limited Commercial 
Permits Apartments at 1.88 (ZMU16) - Alexandra Neighbourhood 

(West Cambie) FAR. with Density Bonusing if 
contributions toward affordable 

housing units provided. 

Number of Units : 1 Single-Detached Dwelling per 546 Apartment Units on a . 
existing lot. consolidated lot. 

3824008 PH - 194



- 2 -

Density (FAR): none permitted 

Density (Indoor Amenity) 
1,198.61m~ 

none permitted 
(0.048 FAR) 

Lot Coverage - Building: 45% Max. 38.3% none 

Lot Size: No lot size requirements N/A N/A 

4.0m 'Min. 4.0m 
3.0m Min. 3.0m none 

4,Qm Min. 4.0m none 3.0m Min. 3.0m 

6.0m Min. 6.0rn 
3.0m Min. 3.0m none 

yard 7.5m Min, 7.5m none 
S.Om Min. 5.0m 

Height: 21.5m (max.) 21.45m none 

Off-street Parking Requirements : 
VisitOf- 110 786 spaces TOM" measures 

929 spaces required (1 42 shortfall) accepted 

Assessable Parking Spaces 16 16 none 

Small Car Ratio: none 

Amenity Space - Indoor: 10Q,Om2 1,19B.61m2 none 

Amenity Space - Outdoor: none 

382400& PH - 195



City of Richmond 

Alexandra 

lvea of No Housing 

- - - Nfected by Aifcralt ~se 
fl:l:T:I":l 8usln.nlOffice - office 
~ overreta~ FAR up 1.25 

~ Convenience Commorclal 

Residential Area 1 
!ICA7\J 1.50 base FAR (Max. 1.70 FAA 
~ with denaity bonu.ing for aftordabl<!l 

housing). Townllou.e,low-rise Apia. 
(4-slorey typical). 

Residential A,ea 1A 
. ~ 1.50 base FAR (Mn 1.75 FAR 
~ with density bonu11n1l for effordable 

housing). TownhouM, Iow-rIM 
Apts. (6-otorey maximum). 

Residential A .... 2 
f777777) 0.65 bu. FAR (Max. 0.75 FAR with density 
VLLLfLj bonuslng for atlof'dable housing), 2 & 3-l lorey 

Townhouus. 

Mixed u •• : Hotel, office Dnd altMlfrOfl! retail 
[KIT.EJ commercial. Area A: Min. 1.25 FAR up 10 2.0. 
',,: -." ". Area 9: Large and small noor plate up to 

1.0 FAR. 

Mixed Un; 
~ • abuttlng the High Street, medium ~ns~y 
~ res.identlal CM!f retaH; 

• noIabulling the High Stree~ medium density 
resKlen~aI. 

1.25 be .. FAR. Bu.ding heights law to mjd...fi..,. 
(Max. 1.SO FAR with cIeolllty bonusing lor 
affordable housing). 

~ Community Institullon.1 

ATTACHMENT 4 

~ Pal1t. North Pari!. Way, Central 
~:J Park, Soulll Park Way 

~ A/elQlndra Way (Public Rights 
tlI'~ 01 P .. ng. Right-of-way) 

_ Prcpcned Roadways 

~ H9h Street 

* .-. • • ' ...... 
o 

Feature Inte.sectiOlls
!lelah. 10 be developed 

Future Landmark. In 
combination with Traffoc 
Calming Measures 

Also refer to Section 8.4.5 - Alexandra District Energy Unit regarding district energy density bonusing policies. 

Original Adoption: September 12, 1988 / Plan Adoption: July 24, 2006 
3t8679~ 

West Cambie Area Plan 50 
PH - 196
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ATTACHMENT 6 

RZ 12-598503 - 5-6 STOREY APARTMENT COMPLEX WITH 546 UNITS IN 4 
BUILDINGS AND ONE INDOOR AMENITY BUILDING 

APPLICANT: Polygon Development 269 Ltd. 

9311,933 1,9393,943 1, 9451 & 9471 Alexandra Road PROPERTY LOCATION: 

Applicant's Presentation 

Robert Ciccozzi and Karen Smith, Robert Ciccozzi Architecture, Inc., Robin Glover, 
Polygon, and Bruce Gauthier, Sharp and Diamond Landscape Architecture, lnc., provided 
a preliminary presentation of the project and replied to queries from the members of the 
Panel. 

Panel Discussion 

Comments ji-om the Panel were as follows: 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

3824008 

building massing provides an urban streetscape; 

good rationale fO,r the street wall; provides moments of pause; 

articulation and materials of the buildings are a li~tle bit fuzzy; they respond 
more to the end of the buildings and the [Tont door; 

inner courtyard looks formal; curious about the present orientation of the pool 
deck ; should be oriented to the west to allow for maximum sun exposure; 

entry to the amenity building/central courtyard off Alexandra Road may not be 
utilized by a lot of people; cons ider integrating the amenity building in one of 
the four buildings and ensure that the surrounding residual landscaped areas 
will not have the same proportions; 

landscaped areas in the central courtyard appear to be the same; would li ke to 
see the asymmetrical scenarios mentioned by the applicant; 

water feature on the not1h side of Buildings 1 and 4 helps reflectivity and 
lighten up their north edges; curious about the pool which is facing north; 

like the layout of the buildings which provides maximum "eyes on the street" 
and no deadspots; appreciate the natural set-up and surveillance; 

provide ramping at the four main entry/exit points for the central courtyard and 
amenity area to faci litate movement of families wi th strollers and people with 
disab ilities; 

suggest that the applicant work with City staff to provide taxi/visitor 
onloading/offloading Jaybys near each building lobby; 
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• look forward to seeing more details in the formal presentation of the project to 

the Panel; 

• consider use of sliding doors for ensuite washrooms to facilitate movement of 

seniors and people with disabilities and maximize tlle use of unit space; 

• showers and washrooms in the amenity building should be designed to be 

accessible; 

• proposed project is difficult to review as dimensions are not provided; request 
Planning to advise applicants to provide dimensions in plans for future 

submissions; 

• congratulate the applicant for coming up with a six-storey wood framed 

building that is not trying to look like concrete; 

• formality of the project and strong facades provide opportunity to create 
something fun and playful in the internal courtyard; a successful internal 

courtyard design will make the buildings work; internal courtyard space needs 

programming; like the idea of introducing water in the internal courtyard but 

consider redistributing it; 

• the amenity building should be completely different from the rest of the project, 

i.e. almost a folly, in order to stand out; consider also rotating the amenity 

building a little bit to provide visual relief; 

• consider raising the corners of the buildings and making the posts of balconies 

bigger to make the building corners become more prominent at the street 

intersections; 

• consider stepping back building ends and immediate areas near the breaks 

between buildings to provide visual relief going into the internal courtyard; 

• layout of the buildings is challenging; appears introverted and looks like a fort; 

• understand the concept and advantages of providing one big amenity space but 

pose challenges to building treatment and landscaping; applicant is trying to 

visually break up the massing of four big identical buildings and creating four 
different ~ones in the internal courtyard space; concern that landscaping of the 

internal courtyard may not work; 

• landscaping is not consistent with the style of the buildings; buildings are very 

symmetrical while the landscaping is curvy; landscaping and building design 

are going in different directions; 
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• overall concept in visually breakjng down the massing of the building is not 
clear; would like to see a stronger concept; consider a different treatment for 
areas adjacent to the entry points to the internal courtyard to make them stand 
out and more visible in the elevation; 

• consider enlarging and further landscaping at the four entries to the internal 
courtyard to provide better connection between the entry points and the internal 
courtyard; 

• 

• 

corner treatments are weak; could use a better design language; corner 
treatments should be differentiated from the rest of the buildings to make them 
stand out more; 

the greenway is the most important thing to cons ider in terms of the urban 
context of the project; the applicant should explain and describe the character of 
the greenway adjacent to the subject development and the responsibility of the 
adjacent development to the west; would like to see a more detailed section of 
the greenway from property line to property line in the formal presentation of 
the project; 

• the Alexandra Way greenway should not take on the character of the 
development adjacent to it; the character of the greenway should be consistent 
throughout the neighbourhood; i.e., should be civic and public and not 
residential ; 

• the greenway adjacent to the subject development should be more public in 
character in view of the proposed development to the south (i.e. WaJmart); 
furnishings and lighting along the whole length of the Alexandra Way 
greenway should also be consistent; Planning could provide advice to the 
applicant; 

• 

• 

consider further treatment at tile ends of the greenway at the subject 
development to the north and the south to make them stand out better and more 
welcoming (0 pedestrians entering the greenway; 

would like to see a bigger section with dimensions to show the relationship of 
the public and private realms, e.g. wall heights relative to the sidewalk and the 
grade difference between the sidewalk and the floor level; 

• the applicant needs to show the universal access points and a hierarchy of 
entrances to the internal courtyard; 

• further design development is needed for the internal courtyard to create a 
relationship between the programmatic elements, e.g. the pool and the 
playground, so that parents lounging at the pool would have kids in view; the 
orchard appears iso lated; could be integrated wi th other elements; 
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the ponds at the north edges of Buildings 1 and 4 are a dramatic move; 
however, might create a claustrophobic effect to the north~facing units; consider 
reconfiguring the water feature and relate it to the pool or the main entrance; 

• materials and massing seem to work well in the amenity building than in the 
main buildings; the applicant is advised to get some cues from the amenity 
buildings in terms of design, massing and articulation for the main buildings; 

• corner conditions at street intersections need further investigation; don't appear 
to anchor the corners well and don't make the corners special or iconic; 
applicant is encouraged to do something completely different at the comers; 

• 

• 

• 

• 

• 

• 

3824008 

applicant should consider the context of the proposed development, i.e. the 
future location of Walmart to the south of the subject development, and the 
developing May Drive entry gateway to the neighbourhood; 

the greenway is an important element of the project; staff is requested is make a 
presentation regarding the status and updates of the overall plan for the 
Alexandra Way greenway; 

applicant may just have to accept the fact that the buildings are long and 
repetitious; need not visually break them up too much but just keep the design 
clean and simple; consider emphasizing just one area, e.g. a stronger main entry 
off Alexandra Road, and make it a high point of the project with steps or 
changes to the buildings; 

the amenity area is close to Buildings 1 and 4; look at conditions of the amenity 
area during cloudy and sunny days; consider. effects of shadows and tight 
spaces; consider openlng up the area to provide more sun exposure to the 
southern part of the amenity building; 

the amenity building is an interesting design element looking from Alexandra 
Road; consider emphasizing it, e.g. using lighting to produce a lantern effect at 
night; the amenity building will help provide a gateway feature to the 
Alexandra Road entrance and visually break down the design of the large 
complex; and 

agree with comments on further design development to emphasize the north and 
south entry points to the greenway, c.g. through landscaping, lighting or 
slgnage. 
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David Johnson 
Policy Planning Division 
City of Richmond 
6911 No.3 Road 
Richmond BC 

February 25; 2013 

David, 

RE: Alexandra Court: Updates since ADP 

We have undertaken a number of substantial changes to the design since the 
preliminary ADP in response to the main comments from the Panel. 

• General refinement and simpli fication of elevations. A number of des ign 
elements have been stripped out entire ly to give better sense of clarity and 
allow the main mass of the bu ilding to recede while bringing the elevations 
to the forefront. 

• 

• 

• 

• 

• 

Material changes and massing details continue to break down blocks into a 
series of smaller elements. Greater hierarchy of details and scale have added 
promjnence to the lobby 
Lobbies redesigned to better highlight the set back in the building at that 
location (addresses the corner condition). More character and deta il have 
been developed to bring visual prominence to the lobbies. 
New unit type has been designed for the outside corner conditions: corner 
now presents a strong, squared off brick mass by moving the balcony 
inboard. Material changes further reinforce the corners as a prominent 
element, secondary only to the lobbies. 
Buildings now step down to 5 stories at all mid~b lock breaks. Reduction in 
height reinforces the gaps between blocks. The west elevation of buildings 
along May Drive are now more consistently 6 stories, with only the end 
conditions stepping down. The stronger edge add resses the gateway aspect 
of May Drive. By contrast the east side of the buildings along the greenway 
remain mostly 5 storey massing to better address the scale of the greenway. 
Universal housing units have been identified (44 units total) . They represent 
a range of studio, 1, 2 and 3 bedroom unit types and dispersed th roughout all 
4 buildings. Further notation and detai ls of these units will be identified 
prior to Development Permit submission. Amenity facilities have been 

Suite 200 - 2339 Columbia Street 
Vancouver, British Columbia 
Canada V5Y 3Y3 

Tel: 1604l687-4741 
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• 

• 

• 

• 

• 

designed to provide accessibility throughout. Ramp access will be provided 
to the courtyard from the greenway; grade separation makes ramped access 
at other pOints unfeasible. Elevator access is provided at all building lobbies. 
The amenity clubhouse has undergone some redesign; as i,t was generally 
more well -received by the panel than the adjacent bu ildings and so most of 
its essential character has been maintained. The glazed entrance has been 
enlarged to provide a lantern like aspect from the street. Shadow studies 
have been provided to address concerns about access to light at the pool 
deck. As shown by these studies, during the summer months when t he pool 
will be in use, the single-storey clubhouse overshadows the pool and deck 
very little. 
Sustainability features (ie. 20% plug-in sta ll s, low-flow fixtures, energy star 
appliances, recycling bins in all units) have been better clarified with client. 
All loading on Alexandra Road has been relocated to create an improved 
entry experience to the central courtyard, the greenway, and the building 
lobbies. 
Overall dimensions have been added to the bu ilding plans and site plan fo r 
clarity. 

Greenway design has been clarified by Planning as the responsibility of the 
applicant to the west. Therefore ADP comments pertaining to the greenway 
can be addressed only insofar as design elements at the edge of the greenway 
itself. We will work with the app licant to the west to coordinate elements on 
our property with their des ign. 

Landscape has also been substantially redesigned throughout the courtyard to 
respond to ADP comments. The fo llowing is a summary from Sharp and Diamond of 
their updates: 

• Overall concept is more orthogonal and less free form. More di rect pathways 
and connections created. 

• Ponds fronting units have been eliminated; water feature is concentrated 
around south courtyard entry. 

• Trees and planting have been arranged to create a series of smaller, more 
pedestrian-friendly spaces. 

• Area for outdoor amenity is SOOOm2 
• Sustainability features in the landscape include: 

o urban agriculture in the form of an Edible Bosque of trees; 
o a planted roof deck and deep planters for storm water detention and 

treatment 
o a low maintenance plant pallet that requires min imal water or 

fertilizing 
o an emphasis on native and adaptive plant species that create habitat 

opportunities for native species, while also provid ing strong 
aesthetics. 
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• 
• 
• 

• 

• 

o An emphasis on tree planting both on the roof deck and on grade that 
when mature will form a healthy tree canopy 

Overall dimensions have been added to landscape drawings for clarity. 
Paving materials have been added, to clearly define open spaces, entr ies, etc. 
Deta il sections and elevations studies at a range of scales to more clearly 
illustrate grade changes, streets cape, un it patios, slab conditions and general 
relationship to the proposed architecture. 
Entries have been more clearly defined by introducing special paving, site 
fu rnishings, special plant spaces. 
More specific programming has been added; spaces are better defined and 
more diverse in use. Program elements include: 

o An Edible Bosque of Fruit Trees 
o An Outdoor Eating Area under the Frui t Tree Bosque. 
o A Tai Chi area separate from other activities. 
o An expanded children's play area that incorporates slides, a berm, a 

lawn area and several small play toys. 
o Several small seating areas meant to take advantage of in ternal views 
o A Water Feature at the main entry, designed to give the entry more 

prominence. 
o A passive lawn area that gets sun throughout most of the day. 
o An extension of the water fea ture above the Entry Plaza to create a 

more dramatic entry to the amenity building. Also an opportunity for 
a more pedestrian scale of seating. planting and paving. 

We trust the above wi ll assist in your review of the drawing resubmission and serve 
as a response to the design comments from the preliminary ADP. Please do not 
hesitate to contact us if you need further clari fication of any of these rev isions. 

Regard, 

({aren Smith ArchitectAI BC MRAIC 

Project Architect 
Rober t Ciccozzi Architecture Inc. 
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Conditional Zoning Requirements 
9311,9331,9393,9431,9451 and 9471 Alexandra Road 

RZ 12-598503 

ATTACHMENT 1 

P r io r to final adoption of Zoning Amendment Bylaw 901 7, the developer is required to 
complete the following: 
1. Final Adoption oroep Amendment Bylaws 9016 and 9021. 

2. Final Adoption of Bylaw 9022 (0 terminate the housing agreement registered on 9393 Alexandra 
Road (formerly 9371 and 94 11 Alexandra Road), including the owner executing a consent to the 
adoption of Bylaw 9022, entering into a legal agreement to terminate the Housing Agreement and 
discharge of Covenant BB 1695850 and BB 1695851. 

3. Ten (10) metre road dedication along the entire northem edge of the subject site, except for 9393 
Alexandra Road. 

4. Ten (10) metre road dedication along the enti re eastern edge of the subject site. 

5. In addition to the above land dedications, fo ur metre by four metre (4m by 4m) corner cuts at the 
corners of Alexandra Road and May Drive, and Tomicki Avenue and May Drive. 

6. Consolidation of all the lots into one development parcel (which will require the demo lition of the 
ex isting dwell ings). 

7. The granting of a 5.0 metre wide statutory privately owned public accessible right·o f-way (PROP) 
along the western property line for the purpose of the developer contributi ng to the constnlction of the 
eastern portion of Alexandra Way. The developer will construct the PROP and the future strata 
corporation wi ll ma inta in the soft landscaping and the City wi ll maintain the paved wa lkway. 

8. In addition, a 12.0 metre long and 5.0 metre deep PROP be located at the midpo int, directly next and 
attached at the eastern edge ofthe 5.0 metre PROP listed above, fo r the purpose of the developer 
constructing a mid-point rest ing area and entrance to the complex. The developer will construct the 
PROP and the future slrata corporation will ma intain the soft landscaping and the City will maintai n 
the paved walkway. . 

9. In addition to the above and located at e'ach intersection of Alexandra Way, 8n additional 3.0 metre 
wide PROP to the cast of tile 5.0 m wide PROP (l isted in 7), and at the entrance of Alexandra Way at 
the south and nmih property line, narrow ing to zero at a I : I angle to provide a wider entrance to 
Alexandra Way, for the purpose of a wider entrance to the walkway.· The developer w ill construct the 
PROP and the futu re strata corporation w ill maintai n the soft landscaping and the City wi ll maintain 
the paved walkway. 

10. Registration of an aircraft noise sensitive lise covenant on title. 

I I. Registration of a flood plai n covenant on ti tle identifyi ng a minim um habitable elevation of2.6 m 
GSc. 

12. Registration of a restrictive covenant to ensure guest and concierge suites arc registered as common 
property and to prevent future sa le or conversion of the units. 

13. City acceptance of the developer's offer to vo luntarily contri bute $0.77 per buildable square foot (e.g. 
$390,505.70) to the City's p.ublic art fund . 

14. City acceptance of the deve loper's offer to vol untarily contribute $0.07 per bui ldable sq uare foot (e.g. 
$35,500.52) to the City's Community and Engineering Costs. 

15. City acceptance ofthe developer's offer to volu ntarily contribute $0.60 per bui ldable square foot (e.g. 
$304,290. 16) to the City's Ch ild Care program. 

16. City acceptance of the developer's offer to volulltarily contribute $0.60 per buildab le sq uare foot (e.g. 
$304,290.16) to the City'S Beauti fi cation program. The total voluntary contribution wil l be reduced 
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by th e amount of the design costs associated with Alexandra Way Greenway as determined by the 
Director of Development. 

17. City acceptance of the developer's offer to vo luntarily contribute $2,877,448.32 to the City's capita l 
Affordable Housing Reserve Fund (derived based on the 1/3 of the 0.2 FAR (0.06666 FAR) density 
bonusing provision of the gross bui lding area of 269,760.78 ft2 of the subject site ( 17,984.0 ft?) 
multiplied by $160 I ft2), such contribution to be in the form of the developer providing, prior to 
rezoning adoption, a cash contribution of $719,3.62.08 together with a Letter of Credit, satisfactory to 

, th.e City, for $2, 158,086.24 plus: 

a) An amount equal to $7 19,362.08 multiplied by the estimated consumer price index (CPI) for the 
period between the issuance of the Leuer of Credit and September 30, 2014 or an alternative later 
date, as detennined at the sole di scretion ofth~ City; 

b) A further amount of$7 19,362.08 multiplied by the estimated consumer price index (CPI) for the 
period between the iss uance of the Letter of Credit and September 30, 2015 or an alternative later 
date, as determined at the sole discreti on of the City; and 

c) A further amount of $719,362.08 multiplied by the estimated consumer price index (CPI) for the 
period between the issuance of the Lctter of Credit and September 30, 2016 or an ahemative later 
date, as detennined at the so le discretion of the City. 

Final Letter of Credit amount is to be detennincd by the City in its sale discretion. 

100% of the contribution under this rezonin g consideration (# 17) will be allocated to the City' s 
Capital Affordable Housing Reserve Fund. 

18. Registration of a lega l agreement, to the satisfaction of the City, on title of the subject site, specifying 
that in respect to: 

Second Building on the Subject Development 

a) No Building Permit for a second building on the subj ect development will be issued unril the 
developer provides to the City a cash contribution of a further $7 19,362.08 (beyond the initial 
cash contribution set out in Rezoning Consideration 17) and if this cash contribution is made, the 
City will permit the Letter of Credit prov ided under Rezon ing Consideration 17 to be red uced by 
this amount and the portion of the CPI attributable to this amount; and 

b) If the cash contribu tion of$7 19,362.08 payable under Rezon ing Consideration 18(a) is not made 
prior to September 30, 20 14 or an alternative later date, as determined at the sole discretion of the 
Ci ty, the City may, in its sole- discretion, draw upon all or a porti on of the Letter of Credit 
provided under Rezoning Consideration 17, including at the discretion of the Director of 
Development and Manager, Community Socia l Development, that amount equ iva lent to CPI 
attributable to this contribution, and use such funds for any City purpose related to affordable 
housing (irrespect ive of whether or not a Bui lding Pennit has been applied fo r on the subject 
developmen t); !. 

T hird Building on the Subject Development 

c) No Building Pennit for a third building on the subject deve lopment will be issued unti l the 
developer provides to the City a cash contribution of a further $719,362.08 (beyond the 
contributions made pursuant to Rezoning Considerations 17 and 18(a) and if this cash 
contribution is made, the City wi ll penni t the Letter of Cred it provided under Rezoning 
Consideration 17 to be reduced by this amount and the portion of lhe CPI attri butable to this 
amount; and 

d) If the cash contribution of $719,362.08 payable under Rezon ing Consideration 18(c) is not made 
prior to September 30, 2015 or an alternative later date, as determined at the sole discretion of the 
City, the Ci[), may, in its sole discretion, draw upon all or a portion of the Letter of Credit 
provided under Rezoning Consideration 17, including at the discretion of the Director of 
Development and Manager, Community Social Development, that amount equiva lent to CPI 
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attributable to this contribution, and use such funds for any City purpose related to affordable 
housing (irrespective of whether or not a Building Pem}it has been applied fo r on the subj ect 
deve lopment); 

Fourth Building on the Subject Development 

e) No Building Permit fo r a fourto building on the subject development will be issued \.lotil the 
developer provides to the City a cash contribution of a further $719,362.08 (beyond cash 
contributions made pursuant to Rezon ing Considerations 17, 18(a) and 18(c)) and if this cash 
contribution is made, the City wi ll pemlit the Letter oferedit provided under Rezoning 
Consideration 17 to be rcduced by thIs amount and the portion of the CPt attributable to this 
amount; and 

f) If the cash contribution of $719,362.08 payable under Rezon ing Considerat ion 18(e) is not made 
prior to September 30, 2016 or an altemative later date, as detenn ioed at the sole d iscretion of the 
City, the City may. in its sole discretion, draw upon all or a portion of the Letter of Credit 
provided under Rezoning Consideration 17, including at the discretion of the Director of 
Development and Manager, Community Social Dcve lopment, that amount equiva lent to CPI 
attributable to this contribution, and use such funds fo r any C ity purpose related to affordable 
housing (irrespective of whether or not a Building Pennit has been applied for on the subject 
development); 

19. Discharge of Land Tit le Charges BN 192756 from 93 11 Alexandra Road and, BB1695855, 
BB 1695856, BB 1695859, BB 1700224, BB 1700225 and BB 1700228 fcom 9393 Alexnnd ... Road. 

20. Vohmtary contribution of $30,000.00 to go towards development of a bus shelter and an access ible 
landing pad in the area. 

2!. Vo luntary contribution of $5,OOO.00 towards the provision of new benches in the area. 

22. Voluntary contribution of$1 0,000.00 to go towards cycling related infrastructure development in the 
area. 

23. Vo luntary contribution of $15,000.00, or the installation benches along each of the street frontages. or 
the provision and installation of one bench to be insta~ led along each of the three street frontages. 

24. Registration ofa legal agreemeilt(s) regarding the developer's commitment to implement the 
Transportation Demand Management (TOM) plan to install electrical plug~ins and infrastructure as 
follows: 

a) Provide 120V electric plug~ins for 20% of all park ing sta lls; and 
b) Provide 120V e lectric plug· ins for clectr ic bikes, one for every 40 bicycle storage racks (if 

there are fewer than 40 bicycle racks" in a storage compound, one 120V electric plug·jn is 
required for the same compound). . 

c) An additional 25% of the parking stall s be constructed to accommodate the future 
installation of electric veh.icle charging equipment (e.g., pre·ducted for future wiring). 

25. Registration of a legal agreemcnt(s) regarding the developer's commitment to connect to the West 
Cambie Alexandra District Energy Utility (ADEU), incl uding the use of the ADEU and all associated 
obligations and agreement as determined by the Director of Engineering. 

26. The submiss ion and process ing' of a Development Pennit* completed to a level deemed acceptab le by 
the Director of Development. 

27. Enter into a Servicing Agreement* for the design and construction of frontage improvements along 
all three street frontages, utility installation and cOllllection to thc apartment deve lopment. Works 
include, but may not be limited to: 
• Frontage improvements along Alexandra Road to accommodate the fol lowing (from north to 

south): 
o 2.0 metre wide sidewalk at the new property line. 
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, o Min . 1.5 metre wide trced/grassed boulevard. Exact measurements to be confirmed at the 
servicing agreement stage. 

o Curb and gulter. 
o Minimum 6.5 metre wide road pavement. 
o Minimum 1.0 metre wide shoulder. 
o Appropriate side slope and tic-in to the properties to the south. 

• May Drive: coordinate with the offsite works via RZ 12-598506 (under review) the road to the 
ultimate standards, which include: 

o 2.0 metre wide concrete sidewalks at the new property line; 
o Minimum 2.0 metre wide treed/grassed boulevard; and 
o Curb/gutter on both sides of May Drive and minimum 11 .2 metre wide pavement width. 

• Tomicki A venue: coostnlct the road to the fo llowing ultimate cross-section (from soulh to north): 
o 2m wide concrete sidewalk at the new property line; 
o min. 1.5m wide treed/grassed bou levard, exact width to be determined as part of the SA 

process; 
o curb/gutter; 
o minimum 805m pavement width (1 1.2m desired to accommodate on-street parking); and 
o reconstruction of the existing curb and widen the existing boulevard along the nOlth side. 

• Construct the final portion of Alexandra Way, inc luding intersection improvements at the both 
Alexandra Road and Tomicki Avenue 

Prior to a Development Permit' being fonvarded to the Development Permit P.mel for 
consideration, the developer is required to: 
I. Complete acoustical and thermal reports and recommendations prepared by an appropriate registered 

professional, which demonstrates that the interior noise levels and noise mitigation standards comply 
with the City's Officia l Commun ity Plan and Noise Bylaw requ irements. The standard required for 
air conditioning systems and their altematives (e.g. ground source heat pumps, heat exchangers and 
acoustic ducting) is the ASHRAE 55-2004 "Thennal Environmental Conditions for Human 
Occupancy" standard and subsequent updates as they may occur. Maximum interior noise leve ls 
(decibels) within the dwell ing units must achieve CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 

Ki tchen, bathrooms, hallways , and utility rooms 45 decibels 

Prior to Building Pel"mit Issuance, the dcvelopcl" must complete the following 
requirements: 
I. Submiss ion of a Construction Parking and Traffic Managemen t Plan to the Transportation Division. 

Management Plan sha ll include location fo r parking for services, deliveri es, \vorkers, loading, 
appl ication for any lane closures, and proper construction traffic controls as per Traffic Control 
Man ual for works on Roadways (by Ministry of Trans pOI tat ion) and MMCD Traffic Regulation 
Section 01570. 

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

3. Payment of the Supplementary Local Area DeC for the Alexandra Ne ighbou rhood. 

4. Paymcnt of the $1,836.72 per un it plus applicable interest, in accordance with the Alexandra 
Ne ighbourhood Development Agreement. 
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5. 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 palt thereof, addi tional 
City approvals and associated fees may be required as part of the Building Pennit. For additional 
information, contact the Build ing Approva ls Divis ion at 604·2764285. 

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 property owner but also as covenants pUrsuant to Section 2 19 of the Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and 
encumbrances as is considered advisable by the Director of Development. All agreements to be registered in the 
Land Title Office shall, unless the Director of Development determines otherwise, be fu lly 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, leuers of credit and withholding permits, as deemed necessary or advisable by the Director of 
Development. All agreements shall be in a form and content satisfactory to the Director of Development. 

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

[Original signed on File} 

Signed Date 
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City of Richmond 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 9016 

(RZ 12-598503) 

Bylaw 9016 

9311 , 9331 and Western Half of 9393 Alexandra Road 

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

I. Richmond Official Communi ty Plan Bylaw 9000 (Schedule I) 2041 Land Use Map is 
amended to redesignate 93 11 , 9331 and the western half of9393 Alexandra Road from 
"Mixed Use" to "Apartment Residential". 

2. This Bylaw may be cited as "Richmond Official Community Piau Bylaw 9000 
Amendment Bylaw 9016" . 
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City of Richmond 

Richmond Zoning Bylaw 8500, 
Amendment Bylaw 9017 (RZ 12-598503) 

Bylaw 9017 

9311, 9331, 9393, 9431, 9451 and 9471 Alexandra Road 

-The Council of the City of Richmond enacts as follows: 

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting as Section 18.25 
thereof the following: 

18.25.1 

18.25.2 

18.25.3 

18.25.4 

18.25.5 

18.25.6 

3824888 

~ 18.25 Low Rise Apartment (ZLR25) - Alexandra Neighbourhood (West Cambie) 

PURPOSE 

The zone provides for residential development with a density bonus for a monetary 
·contribution to the City's capital Affordable Housing Reserve Fund. 

PERMITTED USES 
• housing, apartment 
• housing, town 

SECONDARY USES 
• boarding and lodging 
• community care facility, minor 
• home business 

PERMITTED DENSITY 

1. The maximum floor area ratio is 1.68, together with an additional 0.1 floor area 
ratio provided that it is entirely used to accommodate amenity space. 

2. Notwithstanding Section 18.25.4.1 , the reference to " 1 .68~ is increased to a 
higher density of ~ 1.88~ if the owner has paid or secured to the satisfaction of 
the City a monetary contribution of 52,877,448.32 to the City's capital Affordable 
Housing Reserve Fund established pursuant to Reserve Fund Establishment 
Bylaw No. 7812. 

MAXIMUM LOT COVERAGE 

1. Maximum Lot Coverage: 45% 

MINIMUM SETBACKS FROM PROPERTY LINES 

1. Public Road Setback: 

a) 4.0 m from Alexandra Road 

b) 4.0 m from May Drive 

c) 6.0 m from Tomicki Avenue 

2. Common entry features and unenclosed balconies may project into the public road 
setback for a maximum distance of 1.0 m. 
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Bylaw 9017 Page 2 

18.25.1 

18.25.8 

18.25.9 

3. A parking structure may project into the public road setback, provided that such 
encroachment is landscaped or screened by a combination of trees, shrubs, 
ornamental plants or lawn as specified by a Development Penni! approved by the 
City, but no closer than 3.0 m. 

4. The minimum setback from the west property line is 7.5 m, with the parking 
structure being no closer than 5.0 m. 

MAXIMUM HEIGHTS 

1. Buildings: 21 .50 m 

2. Accessory Buildings & Structures: 9.0 m 

SUBDIVISION PROVISIONS/MINIMUM LOT SIZE 

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

LANDSCAPING AND SCREENING 

1. Landscaping and screening shall be provided according to the provisions of 
Section 6,0. 

18.25.10 ON·SITE PARKING AND LOADING 

18.25.11 

1. On-site vehicle and bicycle parking and loading shall be provided according to the 
standards set out in Section 7.0, except that the number of on-site parking spaces 
required for apartment housing shall be: 

a. 1.26 spaces per dwelling unit for residents; and 

b. 0.18 spaces per dwelling unit for visitors. 

OTHER REGULATIONS 

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

2. Richmond Zoning Bylaw 8500, as amended, is further amended by repealing Section 20.16 
ResidentiaVlimited Commercial (ZMU16) - Alexandra Neighbourhood (West Cambie). 

3. 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 areas and by 
designating it ~Low Rise Apartment (ZLR25) - Alexandra Neighbourhood (West Cam bier . 

P.W 012·032·417 
East Half Lot 24 Block "B" Section 34 Block 5 North Range 6 West New Westminster District Plan 
1224 . 

P.I.D 004·882·547 
West Half Lot 23 Block "B" Section 34 Block 5 North Range 6 West New Westminster District 
Plan 1224 

P.I.D 028·325· 150 
Lot A Section 34 Block 5 North Range 6 West New Westminster District Plan BCP45929 
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Bylaw 90 17 Page 3 

P.I.D 003-659·691 
East Half Lot 22 Block uB" Section 34 Block 5 North Range 6 West New Westminster District Plan 
1224 

P.I.D 000·841·005 
lot 21 Except: Plan 69562, Block B Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

P.I. D 001·715·330 
Lot A Section 34 Block 5 North Range 6 West New Westminster District Plan 69562 

4. This Bylaw is cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9017". 
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City of Richmond 
Bylaw 9021 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 9021 

(RZ 12-598503) 
9311,9331,9393,9431,9451 and 9471 Alexandra Road 

111e Council of the City of Richmond, in open meeting assembled, enacts as fol lows: 

I. Schedule 2.llA (West Cambic Area Plan) ofRiclunond Official Conununity Plan Bylaw 
7100 is amended at: 

a) Section 8.1.5 by repealing the second bullet and replacing it with: 

• "With the exception of a potential hotel within the south-west 
commercial area, building heights will generally vru:y between two to 
four storeys (above one level of parking) - neither single storey nor 
tower development is appropriate within the residential areas (five and 
six storeys may be considered for combustible, non-combustible or 
concrete construction, increased open space, and no additional 
overshadowing of neighbouring properties)."; and 

b) Section 8.2.4 by repealing the bullet under Height and replacing it with: 

• "Building heights should be primarily between two and four (five and 
six storeys may be considered for combustible, non-combustible or 
concrete construction, increased open space, and no additional 
overshadowing of neighbouring properties); no single storey or tower 
developments are appropriate." 

2. Schedule 2. II A (West Cambie Area Plan) of Riclunond Official Community Plan Bylaw 
7100 is amended by repealing the existing "Alexandra Neighbourhood Land Use Map", 
and replacing it with "Schedule A attached to and fanning part of Bylaw No. 9021"; 

3. Schedule 2. II A (West Cambie Area Plan) of Richmond Official Community Plan Bylaw 
7100 is amended by repealing the existing "Alexandra Neighbourhood Character Areas 
Map" on page 22 of the Area Plan, and replacing it with "Schedule B attached to and 
forming part of Bylaw No. 9021"; 

4. Schedule 2.l1A (West Cambie Area Plan) of Richmond Official Community Plan Bylaw 
7100 is amended by repealing the existing "Character Area 3 - The High Street" map on 
page 31 of the Area Plan, and replacing it with "Schedule C attached to and fonning part 
ofBylawNo.9021"; 
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Bylaw 902 1 Page 2 

5. Schedule 2.IIA (West Cambie Area Plan) of Richmond Official Community Plan Bylaw 
7100 is amended by repealing the existing "Character Area 4 - Medium Density 
Housing" on page 33 of the Area Plan, and replacing it with "Schedule D attached to and 
fanning part of Bylaw No. 9021"; 

6. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 7100, 
Amendment Bylaw 9021". 
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Schedule 8 attached forming part of Bylaw No. 9021 

Alexandra Neighbourhood Character Areas Map 
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Schedule C attached forming part of Bylaw No. 9021 

Character Area 3 - The High Street 

Housing (Multi-Family Medium 
Density) 

D Mixed Use: 
• abutting the High Street, medium 

density residential over retail; 
• not abutting the High Street, 

medium density residential. 

D Business Office 

o The High Street 

Open Space System 

,-
, ~ Gateway Intersection 
'-, o Traffic Calming 
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Schedule D attached forming part of Bylaw No. 9021 

Character Area 4 - Medium Density Housing 

~ Housing (Multi-Family Medium 
Density) 

D Mixed Use: 
• abutting the High Street, medium 

density residential over retail; 
• not abutting the High Street, 

medium density residential. 

Open Space System 

,-
, ~ Gateway Intersection '-, o Traffic Calming 
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City of 
Richmond Bylaw 9022 

Termination of Housing Agreement at 9393 Alexandra Road (formerly 
9371 and 9411 Alexandra Road) Bylaw 9022 

The Council of the City of Richmond enacts as follows: 

1. The Mayor and Corporate Officer for the City of Richmond are authorized: 

a) to execute an agreement to terminate the housing agreements referred to in Housing 
Agreement (9371 & 9411 Alexandra Road) Bylaw No. 8539 (the "Housing 
Agreement"); 

b) to cause notices and other charges registered at the Land Title Office in respect to 
the Housing Agreement to be discharged fTom title; and 

c) to execute such other documentation required to effect the tenninatioll of the 
Housing Agreement. 

2. This Bylaw is cited as "Termination of Housing Agreement at 9393 Alexandra Road 
(formerly 9371 and 9411 Alexandra Road) Bylaw 9022". 
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MayorandCouncillors 

From: 
Sent: 
To; 
Subject: 

Categories: 

City of Richmond Website [webgraphics@richmond.ca) 
Monday, 13 May 2013 9:24 PM 
MayorandCounciliors 
Send a Submission Online (response #733) 

12-8060-20-9016 & 9021 - 9311 to 9471 Alexandra Rd 

Send a Submission Online (response #733) 
Survey Information 

F---Page Title: Send a Submission Online 

, 
Site: i City Website 

---------~------------

, 

1_ ~:,_o~_:-:;;l;:~:_,:_:_:_:_/~p_ag_e~, __ ~_:~.a_~~~_x_ ---_ --- -_~~~_] 
Survey Response 

l-_-_y~o=ur_N_am_e ____ -_-_-_,---_-~I =-Z_-H_--E_-_W=A=-N_-G_-_-_-:_-_-~-_ -_-_-_ -_-_-_-_ -_-_-_ -_______ 1 

! Your Address 408-9299 Tomicki Ave, Richmond 

L ___________ + ________________ -j 

Subject Property Address OR 
Bylaw Number 

~---------

Comments 

RW, 9311 , 9331 , 9393, 9431, 9451 and 9471 
Alexandra Rd I 

As a local resident , I do not agree with th is plan. 1 
Now I really fe ll inconvenience living in this II 

community. The whole community is like a big 
construction site, dirty and noisy. The population of 
the Community are too much now, wh ile the the 
relevant supporting facilities is not enough. This 
plan wi ll have 546 units, that means at least 1600 
people will move in. Throughout Richmond, is there I 
any communities have such a large population 
density? With the increase of population, the 
security situation is getting worse, the crime rate is 
also increased. I think that the city hall should not I 
approve more project for tax pourpose, yout should 
think about how to make our communities more 
livable. Urban planning should be visionary, rather 
than the pursuit of short-term economic benefits. 
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