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Public Hearing Agenda 

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

Public Hearing Agenda 
Electronic Meeting 

Monday, July 17, 2023 – 7 p.m. 
Council Chambers, 1st Floor 

Richmond City Hall 
6911 No. 3 Road 

Richmond, BC  V6Y 2C1

OPENING STATEMENT 
Page 

1. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10075 (RZ 18-817742)
(File Ref. No. RZ 18-817742) (REDMS No. 7236314)

PH-5 See Page PH-5 for full report 

Location: 3560 Moncton Street 

Applicant: Inter Luck Trading Corp. 

Purpose: To create a new “Commercial Mixed Use (ZMU43) – 
Steveston Village”  zone and to rezone the subject property 
from the “Steveston Commercial (CS2)”zone to the 
“Commercial Mixed Use (ZMU43) – Steveston Village” 
zone to permit development of a mixed-use building 
containing commercial units at grade and five residential 
units above, with vehicular access from the lane (west). 

First Reading: June 12, 2023 
Order of Business: 

1. Presentation from the applicant.
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2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3. Submissions from the floor.

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

Amendment Bylaw 10075.

2. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10464 (RZ 20-919113)
(File Ref. No. RZ 20-919113) (REDMS No. 7207145)

PH-104 See Page PH-104 for full report 

Location: 8911, 8931, 8951, 8991 Patterson Road 

Applicant: Dava Developments Ltd. 

Purpose: To rezone the subject property from “Residential Single 
Family (RS1/F)” zone to the new “Residential/Limited 
Commercial (ZMU54)” zone and “School and Institutional 
Use (SI)” zone, to permit development of a mixed-use mid-
rise and high-rise development. 

First Reading: June 12, 2023 
Order of Business: 

1. Presentation from the applicant.
2. Acknowledgement of written submissions received by the City Clerk

since first reading.
3. Submissions from the floor.

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

Amendment Bylaw 10464.
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3. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10470 (RZ 21-922202)
(File Ref. No. RZ 21-922202) (REDMS No. 7216004)

PH-173 See Page PH-173 for full report 

Location: 5800, 5840, 5860 Granville Avenue 

Applicant: Interface Architecture Inc. 

Purpose: To rezone the subject property from “Single Detached 
(RS1/E)” to “Low Density Townhouses (RTL4)”, to permit 
development of 18 townhouse units with vehicle access from 
Granville Avenue. 

First Reading: June 12, 2023 
Order of Business: 

1. Presentation from the applicant.
2. Acknowledgement of written submissions received by the City Clerk

since first reading.
3. Submissions from the floor.

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

Amendment Bylaw 10470.

4. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10472 (RZ 21-945951)
(File Ref. No. RZ 21-945951) (REDMS No. 7227004)

PH-214 See Page PH-214 for full report 

Location: 7520 Ash Street 

Applicant: Benito Kho and Verney Kho 

Purpose: To rezone the subject property from the “Single Family 
(RS1/F)” zone to the Single Family (RS2/E)” zone, to 
subdivide the property into two lots with one lot fronting Ash 
Street and one lot fronting Armstrong Street. 

First Reading: June 26, 2023 



Public Hearing Agenda – Monday, July 17, 2023 

Page 

PH – 4 

Order of Business: 

1. Presentation from the applicant.
2. Acknowledgement of written submissions received by the City Clerk

since first reading.
3. Submissions from the floor.

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

Amendment Bylaw 10472.

ADJOURNMENT 
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Report to Committee 

To: Planning Committee Date: May 24, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 18-817742 

Re: Application by Inter Luck Trading Corp for Rezoning at 3560 Moncton Street 
from “Steveston Commercial (CS2)” Zone to “Commercial Mixed Use (ZMU43) – 
(Steveston Village)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10075, to create the “Commercial 
Mixed Use (ZMU43) – Steveston Village” zone, and to rezone 3560 Moncton Street from 
“Steveston Commercial (CS2)” zone to “Commercial Mixed Use (ZMU43) – Steveston Village” 
zone, be introduced and given first reading. 

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

WC:ke 
Att. 9 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE

Affordable Housing  

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Inter Luck Trading Corp. (Nuong Truong – President) has applied to the City of Richmond for 
permission to rezone 3560 Moncton Street from “Steveston Commercial (CS2)” to a new 
“Commercial Mixed Use (ZMU43) – Steveston Village” zone in order to develop a two-storey, 
mixed use building containing approximately 419 m2 (4,513 ft2) of commercial space at grade 
and five residential units above, with vehicular access from the lane to the west.  A location map 
and aerial photo are contained in Attachment 1.  Conceptual development plans are provided in 
Attachment 2. 

The subject site is located in the Steveston Village Heritage Conservation Area.  It does not 
contain an identified heritage resource. 

Background Information 

The following provides background information about the previous proposal under this rezoning 
application and consideration of the proposal at Planning Committee; and the submission of a 
revised proposal in accordance with the Enhanced Development Review Process for new 
projects in Steveston: 

 On October 22, 2019, Planning Committee made the following referral: 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 10075 to create the “Commercial 
Mixed Use (ZMU43) – Steveston Village” zone, and to rezone 3560 Moncton Street from 
“Steveston Commercial (CS2)” to “Commercial Mixed Use (ZMU43) – Steveston 
Village”, be referred back to staff to review proposed building design and building 
materials. 

 A revised proposal that responded to the October 22, 2019 Planning Committee referral 
was presented to the March 2, 2021 Planning Committee meeting, who made the 
following referral: 
That the application by Inter Luck Trading Corp. for Rezoning at 3560 Moncton Street 
from “Steveston Commercial (CS2) to Commercial Mixed Use (ZMU43) – Steveston 
Village” be tabled until the Steveston Design Committee is established. 

 Related to Planning Committee’s referrals on the rezoning application at 3560 Moncton 
Street, on June 28, 2021, Council endorsed the following: 

o Amend the terms of reference and membership composition of the Richmond
Heritage Commission to strengthen the review of development applications city-
wide and in Steveston Village; and

o Endorsed an Enhanced Development Review Process for development proposals
in the Steveston Village Heritage Conservation Area.

 Zaher Verjee Architect was the architect of record for the rezoning application 
submission up until a formal notification was received by the City on May 30, 2021 
indicating they no longer represented the applicant/owner for this project. 
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 In February 2022, the rezoning application at 3560 Moncton Street was amended to 
indicate Ken Chow (Interface Architecture) as the architect of record for the subject 
proposal and a new development proposal was submitted and processed in accordance 
with the Enhanced Development Review Process. 

 In compliance with the Enhanced Development Review Process applicable for new 
development projects in the Steveston Village Conservation Area, the following has been 
undertaken as part of the new development proposal submitted for this rezoning: 

o A heritage professional consultant has been engaged to research the historical and
heritage context applicable to the site and to aide and inform the expanded design
rationale for the rezoning submission.

o Development of an expanded design rationale and submission of new
architectural drawings based on the principles of this rationale and
recommendations from the heritage consultant.

o Richmond Heritage Commission review of the new rezoning proposal and
accompanying materials.

o Separate sections of this report provide additional information about the Enhanced
Development Review Process that the rezoning application is subject to.

Findings of Fact 

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

Subject Site Existing Housing Profile 

There are no residential dwelling units on the subject site. 

Subject Site Existing Uses 

The subject site contains a vacant one-storey building that was used as a commercial and 
hardware/marine business until 2018. 

Surrounding Development 

The subject site is an L-shaped property located at the southwest corner of Moncton Street and 
2nd Avenue.  The site currently contains a one-storey commercial building (currently vacant) on 
the north side and an open gravel surfaced area on the south side. 

To the North: Across Moncton Street is a two-storey commercial building zoned “Steveston 
Commercial (CS2)”.  A rezoning application has been submitted for the site on 
the north side at 3551 Moncton Street (RZ 21-934507) for a two-storey mixed use 
redevelopment. 

To the South:  The rear parking lot of the property fronting onto Bayview Street zoned 
“Steveston Commercial (CS2)” at 3711 Bayview Street. 
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To the East:   Across 2nd Avenue is a two storey commercial building (Hepworth Block) zoned 
“Steveston Commercial (CS2)” at 3580 Moncton Street, which is one of the 
identified heritage resources in Steveston Village. 

To the West:   One storey commercial buildings at 3500 Moncton Street and 3480 Moncton 
Street.  The building at 3480 Moncton Street is one of the identified heritage 
resources in Steveston Village, known as “Watsida Building/Riverside Art 
Gallery”.  Both sites are zoned “Steveston Commercial (CS2)”. 

Related Policies & Studies 

Official Community Plan/Steveston Area Plan 

The subject site is located in the Steveston Village Core Area, and is designated “Neighbourhood 
Service Centre” in the Official Community Plan and “Heritage Mixed-Use” in the Steveston 
Area Plan.  The proposed mixed-use development is consistent with these land use designations.  

The Steveston Village Land Use Density and Building Height Map in the Steveston Area Plan 
allows for maximum Floor Area Ratio of 1.2 and maximum building height of 9 m (29.5 ft.) and 
two storeys along Moncton Street (Attachment 4).  The proposed height and density for this 
project is consistent with the Steveston Area Plan. 

The subject property is also located in the Steveston Village Heritage Conservation Area 
(SVHCA); it is not one of the identified heritage resource properties (i.e., protected heritage 
properties).  When the development proposal was originally submitted, both a rezoning and 
Heritage Alteration Permit application was submitted.  However, with recent changes approved 
by Council on May 15, 2023, new development proposals in the SVCHA will only require a 
rezoning application and Development Permit application.  As a result, the previously submitted 
Heritage Alteration Permit application for this site will be cancelled. 

Floodplain Management Implementation Strategy 

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

Affordable Housing Strategy 

The City’s Affordable Housing Strategy requires that all rezoning applications that propose 60 or 
less apartment units provide a cash-in-lieu contribution to the Affordable Housing Reserve Fund. 
Consistent with the Strategy, the applicant proposes to submit a cash-in-lieu contribution to the 
Affordable Housing Reserve Fund in the amount of $15.00 per buildable square foot (excluding 
the proposed commercial floor area) for a total contribution of $149,655.00 prior to the final 
adoption of the rezoning bylaw. 
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Market Rental Housing Policy 

The rezoning application was received prior to the current Market Rental Housing Policy 
adopted by Council on June 20, 2022.  In keeping with Council policy, instream rezoning 
applications are exempted from the Market Rental Housing Policy if the project reaches first 
reading no later than June 20, 2023. 

Public Consultation 

A rezoning sign has been installed on the subject property.  Public correspondence received on 
the rezoning application prior to the implementation of the Enhanced Design Review Process 
and 2022 change in architect is contained in Attachment 5 and provides comments on a prior 
proposal.  Since receipt of this correspondence, a new development proposal has been submitted 
by a different architect working with the required heritage consultant under the new Enhanced 
Design Review Process.  A summary of the comments in the correspondence is provided with a 
staff response in bold italics where appropriate. 

 Comments about too many condominiums in Steveston and expressing concerns about 
the loss of existing character in Steveston Village and concerns about the size and overall 
mass of the proposed project. 
The proposed mixed-use development is consistent with the “Heritage-Mixed Use 
(Commercial-Industrial with Residential & Office above)” designation for Steveston 
Village in the Steveston Area Plan that allows for at-grade commercial along the street 
frontage and residential uses above. 

Along Moncton Street, the height of buildings is limited to two storeys and 9 m (29.5 
ft.) height to ensure the building size and overall massing is consistent with historic 
structures and existing development.  The proposed density and height is consistent 
with the Steveston Area Plan.  

 Comment about the rooftop spaces for residential units being made accessible. 
The current proposal provides for individual rooftop decks with access provided by a 
set of external stairs to the rooftop area to each residential unit.  The architect has 
confirmed that the stair access can be outfitted with a chair lift system to improve 
accessibility and that the proposed stair access is the best option to comply with 
applicable BC Building Code requirements and ensure the rooftop access design does 
not negatively impact the building envelope.  Rooftop deck areas have also been 
setback from the edge of the building to reduce visibility from the street 

 Redirecting customer traffic and commercial activities away from Moncton Street with 
the additional commercial frontage proposed along 2nd Avenue. 
Due to the location of the site at a corner and current geometry of the site, two public 
road frontages exists for the subject site along Moncton Street and 2nd Avenue.  
Although Moncton Street is the shorter of the two road frontages, the proposed 
development provides for a strong presence along Moncton Street and to the corner 
intersection placing the building in line with other commercial buildings and ensuring 
additional commercial units and entrances are oriented to Moncton Street. 
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 Concerns about vehicle access from the lane and using the lane as a loading area. 
The lane is designed to service existing and future traffic and accommodating vehicle 
access from the lane is supported in the Steveston Area Plan.  This proposal is not 
required to provide for dedicated on-site loading facilities in accordance with Zoning 
Bylaw provisions.  Any loading functions can be accommodated for in the existing lane 
to the west of the subject site.  Garbage and recycling service pick-up will also occur in 
the lane and the subject redevelopment is providing dedicated on-site garbage and 
recycling rooms where bins/carts will be stored and located to allow them to be 
transported into the lane during pick-up.  Lane upgrades will also be undertaken along 
the subject site’s lane frontage. 

Since the change in architect in 2022, additional outreach has been undertaken by the applicant 
by contacting the neighbouring property owners to the west (3500 Moncton Street) and east 
(3580 Moncton Street on the other side of 2nd Avenue) with information about their 
development proposal.  During this outreach the applicant indicated no concerns about the 
proposed development from these adjacent property owners.  The site further to the west at 
3480 Moncton Street recently changed ownership and the applicant has recently connected with 
the new owners to share information about their proposed development.  Additional consultation 
with the new property owners will be undertaken by the applicant to obtain any applicable 
comments and feedback on the development proposal. 

Through the previous processing and review of the rezoning application with the prior architect, 
initial geotechnical investigation and accompanying report was provided to assess soil and 
groundwater conditions and potential impacts of the proposed development on neighbouring 
buildings. 

The applicant also consulted with the Steveston 20/20 Group (consisting of non-profit and 
historical groups in Steveston) and presented the concept of their development proposal for 
information purposes and for members to ask questions and provide feedback at their  
April 28, 2022 meeting.  Based on the consultation with the Steveston 20/20 Group, no 
outstanding concerns were identified at the time.  A copy of the Steveston 20/20 meeting minutes 
is provide in Attachment 6. 

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment.  Public notification for the Public Hearing 
will be provided as per the Local Government Act and the City’s Zoning Bylaw 8500. 

Richmond Heritage Commission 

The rezoning proposal was also presented and reviewed by the Richmond Heritage Commission 
on May 10, 2023.  The Richmond Heritage Commission received a presentation from the project 
architect and heritage consultant on the heritage context, design rationale and overall project and 
provided comments and feedback on the proposal.   

PH - 10



May 24, 2023 - 7 - RZ 18-817742 

7236314 

Based on the consideration of the rezoning application by the Richmond Heritage Commission, 
the following motion was passed (Attachment 7 provides an excerpt of the drafted Richmond 
Heritage Commission meeting minutes): 

That the rezoning application for 3560 Moncton Street (RZ18-817742) be supported 
subject to the applicant giving consideration to the comments of the Commission. 

Comments made by the Richmond Heritage Commission on the proposal will be addressed 
through the Development Permit application process. 

Analysis 

Heritage Consultant Report 

McLean Heritage Planning & Consulting has been engaged by the applicant to assist with the 
historical research and context of the subject site and surrounding area and inform the project’s 
design rationale related to the heritage site planning and design components integrated into the 
proposal.  The heritage consultant report is provided in Attachment 8. 
 
The following provides a summary of the heritage consultant report recommendations that 
inform the design rationale for the project. The report: 

 Recognizes the historical building and development pattern for the subject site prior to 
construction of the current building on the subject site in 1963. 

 References that the prior building and land (owned by a Japanese Canadian – Matsu 
Tanaka until 1942) was used as a commercial/hardware store that included living quarters 
that were likely attached to the side and rear of the principal commercial building. 

 Includes archival photographs show a building with a strong corner presence that 
included an entry door at the corner with orientation to both Moncton Street and  
2nd Avenue. 

 Highlights the development pattern that occurred in the area over time that was often the 
result of historical lot configuration, multiple uses on a site and phasing of development, 
a historic lot expression is a design component included in the proposal that is reflected 
by providing for distinct and broken up commercial frontages along Moncton Street and 
2nd Avenue that is reflective of the historical development pattern in Steveston and is a 
heritage element that helps to integrate the proposal into the surrounding area. 

 Supports land use policies and Development Permit guidelines applicable to the 
Steveston Area Plan for the subject site with a building proposal that maintains a strong 
presence along Moncton Street and recognizes the significance of the 2nd Avenue 
commercial frontage and the importance of including design and architectural elements to 
break up and create separate distinctive façade treatments. 

 In addition, the heritage consultant report recommends the incorporation of a historical 
commemorative element into the development proposal to recognize the historical and/or 
cultural significance of prior development on the site.   
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The details of which will require further design development and review to determine if 
this component should be included in the proposed redevelopment.  This will occur as 
part of the processing of the Development Permit application.  If a commemorative 
element is included in this project, this component of the project will be presented to the 
Richmond Heritage Commission for review and comment as part of the processing of the 
Development Permit application.  Final details of a commemorative element will be 
provided as part of the Development Permit, which will be forwarded to Council for 
consideration. 

Built Form and Architectural Character 

The proposed development is a two-storey mixed-use building with at grade commercial fronting 
Moncton Street and 2nd Avenue and five residential units on the second level.  Access to the 
parkade is from the existing lane.  A pedestrian breezeway located along 2nd Avenue connects 
the parking area to the street.  In accordance with the Steveston Area Plan Development Permit 
Guidelines, the building is generally sited at zero lot line to both road frontages and the lane. 

The proposed massing is two-storeys and with an 8.9 m (29 ft.) building height, which is 
consistent with Steveston Area Plan provisions for development along Moncton Street.  This 
massing approach also is compatible with the Hepworth Block building to the east and existing 
one-storey buildings to the west.  The proposed flat roof form and parapet treatment with 
differing architectural treatment, provide distinctive frontages along Moncton Street and  
2nd Avenue in accordance with recommendations in the heritage consultant report.  Along 
Moncton Street, a slight difference in building setback, parapet height and differences in 
architectural façade treatment maintains a continuous street wall approach while also breaking up 
the building form.  A combination of building recesses, and building entrances (residential lobby 
and pedestrian breezeway into the parkade) combined with three distinctive architectural facades 
breaks up the massing along the longer 2nd Avenue frontage. 

The five residential units can be accessed and entrance lobby on 2nd Avenue.  Elevator and/or 
stairs access an exterior corridor and courtyard on the 2nd level.  Private rooftop decks are 
proposed for each of the five residential units with access being provided by a set of stairs from 
the corridor/courtyard up to the rooftop decks.  These access stairs are located away from the 
edges of the building and screened by the proposed building parapet and will not be visible from 
the street.  This approach does not result in any additional building massing for access structures 
to the rooftop and can also accommodate the installation of chair stair lift to improve 
accessibility if needed.  No communal outdoor amenity is provided for this small-scale mixed 
use development. 

Additional design development of the built form and refinement of the architectural elements and 
building materials, including consideration of comments from the Richmond Heritage 
Commission and received through the processing of the rezoning will be addressed through the 
Development Permit application. 

Proposed Commercial Mixed Use (ZMU43) – Steveston Village Zone 

The proposed new zone allows for similar uses as other mixed use zones in Steveston Village 
that include general commercial and residential (apartment) uses. 
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The new proposed zone includes the following specific provisions: 

 General base density of 1.0 Floor Area Ratio (FAR). 

 Additional density related to affordable housing up to 1.1 FAR. 

 Parking reductions in accordance with Steveston Area Plan policies. 

Registration of a covenant identifying that the building is a mixed use building and indicating 
that the building is designed to avoid unwanted noise generated by internal use from penetrating 
into residential areas will be secured as a rezoning consideration for this project. 

Existing Legal Encumbrances 

There is an existing 3 m (9.8 ft.) wide Statutory Right-of-Way (SRW) immediately south of the 
adjacent properties to the west for sanitary sewer infrastructure.  This area is part of the site’s 
driveway access.  No buildings, structures or landscaping is permitted or proposed over this 
SRW area. 

Housing Type and Tenure 

Five residential apartment units are proposed and are all sized to be family friendly units (two  
three-bedroom units; two four-bedroom units; one five-bedroom unit).  Consistent with OCP 
policy respecting multiple-family housing development projects, and in order to maximize 
potential rental and housing opportunities throughout the City, the applicant has agreed to 
register a restrictive covenant on Title, prohibiting (a) the imposition of any strata bylaw that 
would prohibit any residential dwelling unit from being rented; and (b) the imposition of any 
strata bylaw that would place age-based restrictions on occupants of any residential dwelling 
unit.  This will be secured as a rezoning consideration item (see Attachment 9 for the proposed 
rezoning considerations for this project). 

Transportation and Site Access 

Vehicle access will be through the existing lane to the west, and the existing driveway crossing 
located on 2nd Avenue will be closed. 

The development contains a total of 15 parking stalls: nine commercial parking stalls and six 
residential parking stalls.  One residential visitor parking will be shared with the commercial 
spaces.  This approach to on-site parking is consistent with applying a 33 per cent parking 
reduction for non-residential (commercial uses) and sharing of residential visitor parking with 
commercial parking in accordance with policy provisions contained in the Steveston Area Plan.  
For residential use, a 20 per cent parking reduction in conjunction with a package of 
transportation demand management measures (TDM) will be secured in accordance with the 
regulations contained in the City’s Zoning Bylaw. 
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Based on the above on-site parking provisions, the following TDM’s will be secured through 
rezoning consideration legal agreement(s): 

 Transit pass program available for the residential units (two transit passes per unit; 10 
total transit passes) to provide monthly transit passes (2 zone) for a specified period  
(one year). 

 Bicycle amenities – increase the number of Class 1 on-site bicycle spaces provided from 
one to two per dwelling unit and increase the size of half of the Class 1 bicycle spaces to 
accommodate bikes with trailers and provide for on-site bicycle maintenance facilities 
and equipment.  Additionally, all Class 1 bicycle parking stalls for residential use are to 
be provided with electric battery charging infrastructure. 

 The forthcoming Development Permit application will confirm the provisions for bicycle 
parking provisions on the subject site, including the additional bicycle amenities being 
secured through the TDM.  

The proposed development includes provisions for six small car parking stalls (four commercial; 
two residential).  The inclusion of small car parking stalls into the project will require a variance.  
Any specific changes or requirements identified as part of the proposed variance will be 
identified and secured through the Development Permit application. 

BC Energy Step Code 

As a Part 3 building under the BC Building Code, the proposed development is subject to the 
City’s Step Code requirements.  The project architect has submitted a letter confirming that the 
proposed development has been designed to meet Energy Step Code 3 with inclusion of a Low 
Carbon Building Energy Systems (i.e., air sourced heat pump systems).  Additional details on 
Energy Step Code compliance and the integration of applicable building mechanical systems into 
the development will be provided through the Development Permit application. 

Amenity Space 

For each residential unit, private outdoor decks on the rooftop are provided.  The sizes of these 
rooftop decks exceed the minimum required (6 m2; 65 ft2) for apartment units.  A common 
outdoor amenity area is not provided for this small-scale mixed use development. 

Indoor amenity space or cash-in-lieu contribution is not provided based on the Official 
Community Plan guidelines, which provides an exemption where the average unit size is greater 
than 148 m2 (1,593 ft2).  The average residential unit size in the proposed development is 164 m2 
(1,769 ft2). 

Geotechnical Considerations 

As a new proposal has been submitted for the rezoning application by a different architect, 
submission of a new or updated geotechnical report will be required as a rezoning consideration 
item.  In addition, the applicant will also be required to engage a qualified consultant to inspect 
the current condition of neighbouring/adjacent buildings prior to any works on the subject site 
and monitor exterior of the buildings and settlement.   
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Also, registration of a subsidence covenant on Title will be required prior to issuance of a 
Building Permit.  A signed and sealed letter/report from a geotechnical engineer must be 
provided to confirm that the proposed development will not impact the serviceability of 
neighbouring buildings, including the properties at 3480, 3500 and 3580 Moncton Street, and 
they may continue to be safely used for their intended purposes.  All buildings must be built only 
in strict compliance with the recommendations set forth in the geotechnical report. 

Site Servicing and Frontage Improvements 

Completion of a Servicing Agreement is a rezoning consideration item for the proposed 
development to undertake the following servicing and frontage related works and improvements: 

 Along the north property line, construct a concrete sidewalk with appropriate hardscape 
boulevard and concrete curb and gutter to City specifications.  Along the west property 
line, construct a concrete sidewalk and curb and gutter to City specifications.  Any 
existing driveways are to be removed and replaced with the applicable frontage works. 

 Upgrade the existing accessible ramp with tactile warning strips for the visually impaired 
at the south west corner of the intersection of Moncton Street and 2nd Avenue. 

 Along 2nd Avenue, adjust pavement markings and signage to add angled parking where 
the existing driveway crossing is to be removed and replaced with concrete sidewalk and 
curb and gutter. 

 Upgrade the entire lane width of the lane along the subject site’s entire frontage along the 
west property line to City specifications. 

 Grant a 2 m x 2 m corner cut (SRW) at the north east corner of the subject site and 
undertake works to match the proposed sidewalk improvements. 

 Install fire hydrants along the Moncton Street and 2nd Avenue frontages at the 
appropriate spacing. 

Development Permit Application 

A Development Permit application is required to be processed to a satisfactory level prior to final 
adoption of the rezoning bylaw.  Further design development and refinements to the architecture, 
urban design, landscape design and integration of elements recommended by the heritage 
consultant will be undertaken as part of the Development Permit application review process, 
including, but not limited to: 

 Compliance with Development Permit Guidelines in the 2041 Official Community Plan 
and the Steveston Area Plan, including the Sakamoto Guidelines. 

 On-site landscape design development, including design approach to the outdoor 
courtyard/corridor and rooftop deck areas. 

 Review and refinement of the proposed cladding materials, window and door treatments, 
awnings and signage elements. 
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 Further design development in response to recommendations of the heritage consultant 
and comments received from the Richmond Heritage Commission, including applicable 
information on the integration of a historical commemorative element into this project. 

 Review the requested variance proposing small car stalls (6 total – 4 commercial; 2 
residential) in the proposed development. 

 Review of the aging-in-place features and accessibility measures. 

 Review of the sustainability measures and components. 

Financial Impact or Economic Impact 

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

Conclusion 

The purpose of this rezoning application is to create a new “Commercial Mixed Use (ZMU43) – 
Steveston Village” zoning district and to rezone 3560 Moncton Street to this new zone to permit 
development of a 2 storey mixed use development with at-grade commercial space and five 
residential units on the second level. 

The proposal was also subject to the Enhanced Development Review Process applicable for 
redevelopment in the Steveston Village Heritage Conservation Area, implemented by Council in 
June 2021. 

Staff support the rezoning application as it is consistent with the land use, density and height 
policies within the Steveston Area Plan. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10075 be introduced 
and given first reading. 
 
 
 
Kevin Eng 
Planner 3 
KE:cas 
Att. 1: Location Map 

2: Conceptual Development Plans 
3: Development Application Data Sheet 
4: Steveston Area Plan (excerpt) 
5: Public Correspondence Received 
6: April 28 2022 Steveston 20/20 meeting minutes (excerpt) 
7: May 10 2023 Richmond Heritage Commission Meeting Minutes (excerpt) 
8: Heritage Consultant Report (McLean Heritage Planning & Consulting) 
9: Rezoning Considerations 
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Development Application Data Sheet 
Development Applications Department 

 
RZ 18-817742 Attachment 3 

Address: 3560 Moncton Street 

Applicant: Inter Luck Trading Corp. 

Planning Area(s): Steveston Area Plan 
   

 Existing Proposed 

Owner: Inter Luck Trading Corp. TBD 

Site Size (m2): 1,225.9m2 (13,195.48 ft2) No change  

Land Uses: 
Commercial  Mixed-Use commercial and 

residential 
OCP Designation: 

Neighbourhood Service Centre 
(NSC) 

No Change – complies   

Area Plan Designation: 
Heritage Mixed Use (Commercial-
Industrial with Residential and 
Office above)  

No Change – complies 

Zoning: 
Steveston Commercial (CS2)  Commercial Mixed Use (ZMU43) 

– Steveston Village  
Number of Units: 

One commercial unit  At grade commercial units and 
five 2nd level residential units 

 

On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max 1.1 1.1  none permitted 

Lot Coverage (% of lot area): Max. 100 % 100% (approx.) none 

Setbacks (m): 
No front, rear or side yard 

setback  
No front, rear or side yard 

setback  
none 

Height (m): 9 m 8.9 m none 

Off-street Parking Spaces – Total: 

Commercial - 9 
Residential - 6 

Visitor - 1 (shared with 
commercial)  

Commercial – 9*  
Residential – 6* 

Visitor - 1 (shared with 
commercial) 

None 
*Variance 

requested for 
small car stalls 

Off-street Parking Space – 
Accessible  

1 1 none 

Class 1 Bicycle Parking Spaces 
Commercial - 2 
Residential - 7 

TBD as part of the 
Development Permit and 

Approved TDM 
none 

Class 2 Bicycle Parking Spaces  
Commercial - 2 
Residential - 1 

TBD as part of the 
Development Permit 

none 

 
* Proposed small car stalls (6 total – 4 commercial; 2 residential) to be reviewed as part of 

the Development Permit application

PH - 26



City of Richmond

Original Adoption:  April 22, 1985 / Plan Adoption:  June 22, 2009 Steveston Area Plan 9-70

Steveston Village Land Use Density and Building Height Map
Bylaw 10392
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Bylaw 10392
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Bylaw 10392
2022/12/19
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Eng,Kevin

From: Eng,Kevin
Sent: September 16, 2021 11:40 AM
To: 'Don O'Toole'
Subject: RE: Opposition to rezoning application of  Steveston Marine Hardware (File No. HA 

18-817743)

Hi Christine, 

Thanks your email. The following are some applicable updates in response to your question: 
Updates to the membership of the Richmond Heritage Commission, in accordance with the Council direction
provided on this back in late June 2021, is currently being undertaken. Referencing my previous email, Council
decided not to establish a new “Steveston Design Committee”. Instead, it was decided to amend the
membership and terms of reference for the Richmond Heritage Commission to assist in the review of
development applications in the Steveston Village Conservation Area. Staff hope to have the membership of the
Richmond Heritage Commission updated sometime later this year (note: membership appointments to the
Richmond Heritage Commission require Council approval).
For the application at 3560 Moncton Street, a revised overall project is currently being prepared by the
applicant.
Once the Richmond Heritage Commission member appointments has been completed, the revised proposal at
3560 Moncton Street will be required to be submitted to the Richmond Heritage Commission for review and
comment.

Please let me know if you have any questions on the above. 

Regards, 
Kevin Eng 
Senior Planner, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca; www.richmond.ca

From: Don O'Toole  
Sent: September 13, 2021 7:57 AM 
To: Eng,Kevin  
Subject: Re: Opposition to rezoning application of Steveston Marine Hardware (File No. HA 18-817743) 

HI Kevin, 

Just to be extra clear, does it mean the development application of the old Steveston Marine Hardware building 
is on hold until the Steveston Design Committee? Or what is the current stats of this application? 

thanks 
Christine 

On Sep 13, 2021, at 7:53 AM, Don O'Toole <thedings@shaw.ca> wrote: 

HI Kevin, 
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Thanks for this information. Is there update on this topic? (apologies if I somehow missed this. I 
have looked and can’t see any updates) 

thanks, 
Christine 

On Jul 9, 2021, at 10:40 AM, Eng,Kevin <KEng@richmond.ca> wrote: 

Good Morning Christine, 

Thanks for your email and comments on the rezoning application proposal at 3560 
Moncton Street (reference file RZ 18-817742 and related file HA-817743). 

This email acknowledges receipt of your correspondence submitted to Council on this 
rezoning application. It will be included as public correspondence received when the 
rezoning application is considered by Council. 

I would also like to take this opportunity to update you on a few matters related to the 
establishment of the “Steveston Design Committee” and how development applications 
are processed and reviewed in the Steveston Heritage Conservation Area. Recently, City 
Council considered, in general, the process for reviewing development proposals in the 
Steveston Village Conservation Area at the June Planning Committee meetings and as a 
result, decided to amend the current Richmond Heritage Commission terms of 
reference and membership in order to assist with the enhanced review of development 
proposals in Richmond (including Steveston). Furthermore, Council decided not to 
establish a separate brand new advisory committee (Steveston Design Committee). Full 
details are contained in the links to staff reports and minutes below: 

 June 23 2021 Planning Committee
o 

https://www.richmond.ca/__shared/assets/4_Steveston_Advisory_Desi
gn_Committee_PLN_06232158723.pdf (Staff report) 

o 

https://www.richmond.ca/cityhall/council/agendas/planning/2021/062
321s_minutes.htm (Item 4 in the minutes) 

 June 28 2021 Council
o https://www.richmond.ca/__shared/assets/_18_-

_Steveston_Village_Advisory_Design_Committee___Steveston_Area_Pl
an_Review_CNCL_06282158757.pdf (Staff Report) 

o 

https://www.richmond.ca/cityhall/council/agendas/council/2021/0628
21_minutes.htm (Item 18 in the minutes) 

Presently, Council has endorsed amending the Richmond Heritage Commission as per 
the above report. As the Richmond Heritage Commission is established through a 
bylaw, the amending bylaw was considered when Council reviewed this in June. I 
understand that the bylaw to amend the Richmond Heritage Commission will be 
adopted at the next Council meeting in July. One thing I would like to clarify is that the 
Richmond Heritage Commission is an advisory body appointed by Council to provide 
comments/feedback to Council. The Richmond Heritage Commission does not make 
land use decisions or provide approvals on development proposals. Development 
application approvals and decisions resides with Richmond City Council. Once Council 
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adopts the bylaw to revise the terms of reference and membership of the Richmond 
Heritage Commission, staff will work to recruit the applicable qualified professionals 
(with demonstrated experience in heritage conservation planning and design) for 
Council’s consideration sometime in the Fall 2021. 

In relation to the project at 3560 Moncton Street – as noted in the staff report link, the 
development proposal will be required to be reviewed and considered by the Richmond 
Heritage Commission, as well as additional review and processing of the proposal by 
staff. As noted above, in the coming months the Richmond Heritage Commission 
membership will need to be updated before they are in a position to review proposals. 
Staff also anticipate that a revised development proposal for the subject site will be 
submitted by the applicant sometime later this year. 

Thank you for taking the time to review this email and the provided links. 

Should you have any questions, please feel free to contact me directly. 

Regards, 
Kevin Eng 
Senior Planner, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca; www.richmond.ca

From: Don O'Toole <thedings@shaw.ca>  
Sent: July 4, 2021 12:16 PM 
To: MayorandCouncillors <MayorandCouncillors@richmond.ca> 
Cc: Eng,Kevin <KEng@richmond.ca> 
Subject: Opposition to rezoning application of Steveston Marine Hardware (File No. HA 
18-817743) 

Hello Mayor Brodie and City Councillors, 

I would like to formally provide public feedback and opposition to the rezoning 
application of the building in historic Steveston that was formally the Steveston 
Marine and Hardware store.  

I am a Steveston resident and am opposed to changing commercial one-story 
buildings in the heart of historic Steveston to two-level buildings. This building is 
on a block with single story buildings and should continue to match this character 
and level. I am extremely concerned that approval of this application will result in 
more one-story buildings on Moncton street in historic Steveston being torn down 
. This will change the charm of this key street of Moncton. You talk of historic 
Steveston as being a gem of Richmond. Support this gem and reject this rezoning 
application.  

Thank you, 
Christine O'Toole 

Begin forwarded message: 
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From: Don and Christine <thedings@shaw.ca> 
Subject: Re: Opposition and request for information for 
Steveston Marine Hardware (File No. HA 18-817743) 
Date: May 8, 2021 at 8:55:18 PM PDT 
To: "Eng,Kevin" <KEng@richmond.ca> 

Hi Kevin, 

Thanks so much for getting back to me. I have reviewed the documents 
and I would like to add my feedback and concerns. Can you let me know 
who is on the Steveston Design Committee and how I can voice these 
concerns: 

- opposed to changing one story buildings to two story in historical
Steveston. This building is on a block with single story buildings and
should continue to match this character and level.
- opposed to adding additional stories that will impact sight lines to the
Gulf of Georgia Cannery (from pedestrians on Moncton) and this will
further take away the charm and character of the street
- opposed to adding more residential housing to the historical district
which will further erode the charm and reason tourists, film industry, and
other Richmondites come to Steveston

There is no need to add another level to buildings on Moncton in the 
heart of Steveston. There is not need to add more residents to this 
historical center.  

Please let me know whom to contact. 

Thank you, 
Christine 

From: "Eng,Kevin" <KEng@richmond.ca> 
To: "Don and Christine" <thedings@shaw.ca> 
Cc: "communityplanning" <CommunityPlanning@richmond.ca> 
Sent: Wednesday, April 21, 2021 1:28:41 PM 
Subject: RE: Opposition and request for information for Steveston 
Marine Hardware (File No. HA 18-817743) 

Hi Christine, 

Thank you for contacting the City about the redevelopment proposal at 
3560 Moncton Street (former Steveston Marine Hardware site). 

My name is Kevin Eng and I work in Planning and Development at the 
City and am the development planner for the development application 
(rezoning application) that has been submitted for the site (reference 
file RZ 18-817742). 

In relation to your concerns identified in your email, I wanted to 
provide you with some project updates and also where you can obtain 
further information about the development application through the 
City’s website: 

 The rezoning application was recently forwarded to the March 2
2021 Planning Committee meeting. Planning 
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Committee/Council did not make a decision on the application 
and a referral was passed to table the application. See below 
for links to the meeting minutes from the March 2 2021 
Planning Committee meeting. Also provided are links to the 
staff report that provide detailed information, including 
drawings, about the proposed rezoning application for the 
subject site. 

o 

https://www.richmond.ca/cityhall/council/agendas/pla
nning/2021/030221_minutes.htm 

o 

https://www.richmond.ca/__shared/assets/1_Applicati
on_3560_MonctonSt_PLN_03022157861.pdf 

Once you have had the opportunity to review the information about 
the proposal, please feel free to contact me by email or phone about 
providing public input/concerns on the submitted rezoning application 
proposal. 

Regards, 
Kevin Eng 
Planner 2, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca; www.richmond.ca

From: Don and Christine <thedings@shaw.ca>  
Sent: April 11, 2021 8:58 PM 
To: Community Planning <CommunityPlanning@richmond.ca> 
Subject: Opposition and request for information for Steveston Marine 
Hardware (File No. HA 18-817743) 

Hello, 

RE: File No. HA 18-817743 + RZ 18-817742 
I am a Steveston resident and would like to voice my opposition to the 
Heritage Altercation Permit application for the building that used to be 
Steveston Hardware. This village is the heart of this area and it's history 
generates tourism and business.  

Can you please send me more information about the proposed 
application? Can you let me know whom to contact, and what steps I 
need to take to raise my concerns to those who are reviewing this 
application?  

Thank you, 
Christine O'Toole 

City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click or open 
attachments unless you recognize the source of this email and the content is safe. 
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Richmond Heritage Commission
Excerpt of DRAFT Meeting Minutes

May 10, 2023

***********************************************
Rezoning Application for 3560 Moncton Street (RZ18-817742)

Kevin Eng, Planner 3, provided an introduction highlighting the site context and specific 
issues including the proposed façade reflecting historic lot lines, the commemoration plan, 
and building façade treatments.

Ken Chow, Interface Architecture Inc., provided a presentation with the aid of a visual 
presentation, highlighting the following: 

The subject site is a L-shaped site at the intersection of Moncton and 2nd Avenue.

Although the Steveston Area Plan does not show historic lot lines on the subject
site, the proposed design reflects historical lot expression based on archival
research.

Ground-floor retail space is proposed along Moncton Street and 2nd Avenue, and
parking access is provided from the lane.

The existing big tree on the adjacent site to the west is coordinated with the project
design.

Hugh McLean, McLean Heritage Planning and Consulting, provided an overview of the 
site’s history, with the aid of a visual presentation, highlighting the following: 

The subject site is surrounded by a number of protected heritage buildings that
contribute to the heritage value of the area.

The Steveston commercial core remains a collection of narrow false-front
vernacular historic buildings; almost all of them are small wood buildings.

The history of the Steveston Marine and Hardware goes further than the 1960s. A
small commercial building (the “Tanaka Building”) was built by Matsu Tanaka on
the subject site circa 1928, and the Steveston Hardware business was established at
that time. The site was conveyed to John Leach in 1944 and the building was
expanded in the 1960s.

The evolution of the earlier buildings (the original corner building and the living
quarter to the west) on the site forms for a component of the design rationale of the
project.

The proposed design incorporates the historical elements such as the corner entry
orientation, large storefront windows and smaller retail frontage on Moncton
Street.

Ken Chow provided additional information regarding the proposed design with the aid of 
a visual presentation.

ATTACHMENT 7
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The project draws upon the Tanaka Building as a design precedent. The proposed
design incorporates a corner entry with a transom, large storefront windows.

The proposed units are arranged along the second level courtyard. All five
residential units have stairs to the rooftop decks, and there is elevator access to the
main doors. Some units have balconies.

The point of reference for the proposed massing and height of the proposed
development is the Hepworth Block. The proposed building height is less than the
height of the Hepworth Block.

Strong horizontal lines relate to the building to the west, and the lower parapet
serves as a transition.

Architectural Elements such as columns, awnings, dentils and brackets are
incorporated.

A commemorative plaque is proposed on the west elevation to recognize the
historical and cultural significance of the Tanaka Building.

A breezeway and an elevator lobby breaks the building massing along the 2nd
Ave. frontage.

In response to questions from the Commission, the following additional information was 
provided.

The project architect noted that the previous issues were mainly related to the
building articulation. To address the issues, the building massing was further
broken up with more distinct facades. There were concerns regarding the potential
loss of presence and focus on the Moncton Street commercial frontage. As
indicated in the heritage report, the 2nd Avenue frontage has significance and
provides an important connection to the waterfront and bring the people to the
intersection and Moncton Street. Also, the courtyard design has been simplified.

Staff noted that Development Permit application would not be brought forward to
the Commission unless there are specific components that require Commission’s
review, and the proposed development is exempt from the Public Art contribution
requirement.

The project architect noted that the commercial parking entrance would not have a
gate and that the residential parking access would have a gate implemented.
Rooftop mechanical unit details and locations are to be determined, and a mix of
Hardi-siding and wood will be used and architectural details such as window
mullions, and a transom have been incorporated.

The project architect noted that prominent band boards in different styles were
proposed for future signs and a projecting sign with brackets on Moncton Street
side was proposed. There will be no sign on the awnings.

The Commission is generally supportive of the design and appreciated the heritage report which 
helps to understand the history of the site. The elevations are well developed with interesting 
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design details. It was noted that detailing is very important to give a level of finesse and 
authenticity.  The history of landscaping in the area, pre-development, would have been valuable 
information to understand the site’s landscape history and value.  The Commission provided the 
following comments for consideration and further design development:

For crime prevention purposes, a second gate to secure the commercial parking
area is recommended.

Fiberglass windows could be an alternative material to be considered for this
project.

The design and locations of rooftop mechanical units should be considered in
advance; the units should be grouped and screened.

Vast improvement has been made from the previous design, particularly on the
2nd Avenue frontage. There are some opportunities to improve the design further
by introducing variation in height (e.g., a higher cornice line in the middle).

A simpler approach rather than applying additional architectural ornamentation
using the building massing and recesses would be effective to create an interesting
rhythm along the street and respect the historical lot lines.

It was suggested that a shed roof form be introduced to the grey blocks on 2nd

Avenue elevation to further break down the separation between the facades.

The use of vinyl windows are acceptable for the upper portion of the building but
details such as mullions should be treated carefully for a cohesive appearance.

The projecting sign on Moncton Street would add an interesting character.

The 2nd Avenue awnings are a bit too consistent. Slightly different treatments
would add a visual interest.

Rather than a plaque, consider some other artful or interpretive options to
commemorate the history of the site.

It was moved and seconded: 

That the rezoning application for 3560 Moncton Street (RZ18-817742) be supported 
subject to the applicant giving consideration to the comments of the Commission.

CARRIED

***********************************************

PH - 41



Design Consultation 

3560 Moncton Street, Richmond 

March 2023 - Final 

ATTACHMENT 8

PH - 42



PH - 43



TTABLE OF CONTENTS 

1. INTRODUCTION 1 
2. HISTORIC CONTEXT 1 

2.1.STEVESTON HISTORIC AREA 3 
2.2.MONCTON STREET – THE VILLAGE’S “HIGH STREET” 6 
2.3.SUBJECT SITE – 3560 MONCTON STREET
2.4.SUMMARY

14 
21 

3. MUNICIPAL POLICY, STRATEGY, REGULATIONS AND GUIDELINES 22 
3.1.STEVESTON AREA PLAN

3.1.1. HISTORICAL AREA AND CULTURAL CONTEXT 
3.1.2. AREA ARCHITECTURAL ASSESSMENT 

22 
23 
24 

3.2.STEVESTON VILLAGE CONSERVATION STRATEGY AND 
GUIDELINES 
3.2.1. HERITAGE CONSERVATION AREA 
3.2.2. DESIGN GUIDELINES – SAKUMOTO AND STEVESTON 

AREA DP 
3.2.3. EXAMPLES OF OTHER HISTORIC COMMERCIAL AREAS – 

GASTOWN, CHINATOWN 

25 
26 
26 

28 

3.3.STANDARDS AND GUIDELINES FOR THE CONSERVATION OF 
HISTORIC PLACES 
3.3.1. SPATIAL ORGANIZATION 
3.3.2. VISUAL RELATIONSHIPS 
3.3.3. BUILT FEATURES 

3.4.SUMMARY 

29 
30 
31 
32 
33 

4. DEVELOPMENT PROPOSAL - 3560 MONCTON STREET
4.1.DEVELOPMENT TIED TO LOCAL PLANNING OBJECTIVES
4.2.DEVELOPMENT DESIGN PRINCIPLES AND RATIONALE

(PRECEDENT) 
4.3.PLANS AND ELEVATIONS 
4.4.CONCLUSIONS 

5. COMMEMORATION PLAN
5.1.PURPOSE
5.2.DESIGN CONCEPTS (GRAPHIC LAYOUT)

33 
34 

34 
36 
40 
41 
41 
42 

6. MAINTENANCE PLAN 43 
6.1.MAINTENANCE GUIDELINES 43 
6.2.REQUIRED PERMITS
6.3.ROUTINE, CYCLICAL AND NON-INVASIVE CLEANING
6.4.REPAIR AND REPLACEMENT OF COMPROMISED MATERIALS
6.5. INSPECTIONS

6.5.1. INSPECTIONS AND SCHEDULE 
6.5.2. ONGOING MONITORING 

6.6. INFORMATION FILE 
6.7.EXTERIOR MAINTENANCE 

43 
43 
44 
44 
44 
45 
45 
45 

PH - 44



PH - 45



PH - 46



PH - 47



PH - 48



PH - 49



PH - 50



PH - 51



PH - 52



PH - 53



PH - 54



PH - 55



PH - 56



PH - 57



PH - 58



PH - 59



PH - 60



PH - 61



PH - 62



PH - 63



PH - 64



PH - 65



•

PH - 66



•

•

•

•

•
•
•
•

PH - 67



•
•
•

•

PH - 68



PH - 69



PH - 70



•

•

•

•
•

•

•
•

PH - 71



PH - 72



PH - 73



PH - 74



PH - 75



PH - 76



PH - 77



•
•
•
•

PH - 78



PH - 79



PH - 80



PH - 81



PH - 82



PH - 83



•

•
•

•

•
•
•
•

•

PH - 84



•

•

PH - 85



PH - 86



PH - 87



•

•

•

•

PH - 88



PH - 89



⌧
⌧
⌧

⌧

⌧
⌧
⌧
⌧
⌧
⌧
⌧
⌧

⌧
⌧

⌧
⌧
⌧
⌧
⌧
⌧
⌧
⌧

⌧
⌧
⌧

PH - 90



⌧

⌧
⌧

⌧
⌧
⌧

⌧

⌧
⌧
⌧
⌧

⌧
⌧
⌧

PH - 91



PH - 92



ATTACHMENT 9 

  Initial: _______  

 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 3560 Moncton Street File No.: RZ 18-817742 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10075, the developer is 
required to complete the following: 
1. (SRW) Granting a 2 m by 2 m Statutory Right-of-Way (SRW) at the northeast corner of the subject property. 
 1.1 The SRW’s referenced in Section 1. shall provide for: 

1.1.1 24 hour-a-day, year-round public pedestrian access in the form of paved walkway(s) and related 
landscape features, which may include, but may not be limited to, lighting, furnishings, street trees and 
planting, decorative paving, storm water management measures and universal accessibility provisions, to 
the City’s satisfaction; 

1.1.2 Vehicle use of driveways and driveway crossings (e.g., by owners, operators, tenants, visitors, and car-
share operator and users), provided that this activity does not compromise the safe and convenient public 
pedestrian use of the SRW area; 

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

1.1.4 Permanent building encroachments, provided that any such encroachments do not comprise the quality, 
functionality, safety, or amenity of the SRW area or associated landscape features, as determined to the 
satisfaction of the City and specified in the approved Development Permit*, including weather protection, 
habitable portions of the building, and similar structures and building projections, provided that such 
features are a minimum clear distance of 2.5 m (8.2 ft.) above the finished grade of the SRW area or as 
otherwise specified in an approved Development Permit*. 

1.1.5 Any works essential for public access within the required statutory right-of-way (SRW) are to be included 
in the Servicing Agreement (SA) and the maintenance & liability responsibility is to be at the sole cost 
and responsibility of the owner/developer, unless otherwise determined and approved by City staff. The 
design must be prepared in accordance with City specifications & standards and the construction of the 
works will be inspected by the City concurrently with all other SA related works.  After completion of the 
works, the Owner is required to provide a certificate of inspection for the works, prepared and sealed by 
the Owner’s Engineer in a form and content acceptable to the City, certifying that the works have been 
constructed and completed in accordance with the accepted design. 

1.1.6 The SRW shall not provide for gates or similar barriers to public access (e.g., chains), except in 
association emergency, maintenance, repair, or other City-authorized closures. 

 
2. (Flood Protection) Registration of a flood indemnity covenant on title. 
 
3. (Transportation Demand Management Measures) Registration of the following legal agreement(s) on title related to 

this projects transportation demand management measures to the satisfaction of the City and specified in the approved 
Development Permit where applicable: 

 3.1 Registration of a legal agreement for a transit pass program (residential) that includes the following provisions: 
  3.1.1 10 monthly two zone transit passes are to be provided for 1 year for 100% of the residential units. 
  3.1.2 Transit passes are to be distributed evenly amongst the residential units (i.e., 2 transit passes per unit). 

3.1.3 Program duration shall be when all applicable transit passes have been distributed or after a period of not 
less than 3 years from the date of full occupancy being provided by the City on the applicable building 
permit application. 
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3.1.4 Require the submission of letters of credit for the residential transit pass programs the amount to be based 
on the value of the total number of transit passes (at the time of the registration of the legal agreement) 
plus a 5% contingency. 

3.1.5 The owner/developer shall be responsible for keeping all records that documents the distribution of the 
transit passes in accordance with the provisions of this legal agreement for submission and approval to the 
City as part of the process to release the submitted letters of credit. 

3.2 Registration of a legal agreement for the purpose of requiring that the developer/owner provides, installs, and 
maintains cycling facilities to the satisfaction of the City as specified in the approved Development Permit and 
includes the following provisions: 

 3.2.1 Residential 
  - Provides Class 1 bicycle parking at a rate of 2.0 stalls per dwelling unit for the resident use. 

- At least 50% of the Class 1 residential bicycle parking stalls shall be upsized to the minimum 
dimensions (3 m length by 1.5 m width) to accommodate bicycles with trailers. 
- Space be provided to accommodate for an on-site bicycle maintenance repair facility that shall include a 
minimum of a bike repair stand with tools and manual operated pump with pressure gauge. 
- Electric battery charging provisions are to be provided for all Class 1 bicycle parking. 
- Prohibits the conversion of any bicycle maintenance/repair facility to any other use. 

3.3 General – The legal agreements referenced in Section 3.1 and 3.2 may be modified to the satisfaction of 
Transportation where applicable. 

 
4. (Shared parking) Registration of a legal agreement on title related to the sharing of residential visitor parking stalls 

with non-residential parking stalls (commercial uses) to the satisfaction of the City and specified in the approved 
Development Permit where applicable and includes the following provisions: 
4.1 Non-residential (commercial) and residential visitor parking stalls can be shared. 
4.2 Shared parking stalls are not permitted to be assigned and/or reserved to a particular use or user. 
4.3 Shared parking stalls are not permitted to be arranged in a tandem configuration. 
4.4 Implement the applicable signage to clearly identify shared parking stalls. 

 
5. (Rental/Age Restrictions) Registration of a restrictive covenant prohibiting (a) the imposition of any strata bylaw that 

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

 
6. (Mixed Use) Registration of a covenant on title that identifies the building as a mixed use building and includes the 

following provisions: 
6.1 That the design is required to mitigate unwanted noise and avoid noise generated from the internal use from 

penetrating into residential areas. 
6.2 Notify residential tenants of potential noise and/or nuisance that may arise due to proximity to retail, restaurant 

and other commercial uses and activities and that noise shall not exceed noise levels allowed in the City’s Noise 
Bylaw. 

6.3 Noise generated from rooftop HVAC units will comply with the City’s Noise Bylaw. 
 
7. (Affordable Housing Cash-In-Lieu) City acceptance of the developer’s offer to voluntarily contribute $15.00 per 

buildable square foot (e.g. $149,655) to the City’s affordable housing fund. 
 
8. (Geotechnical) Submission of reports from the appropriate professional consultants to address the following matters: 

8.1 Geotechnical investigation and accompanying report to assess the soil and groundwater conditions, potential 
impacts of the proposed development on neighbouring buildings and include recommendations on appropriate 
mitigation measures. 
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8.2 Report from the appropriate qualified consultant that confirms provisions to monitor and inspect the current 
condition of neighbouring/adjacent buildings prior to any work being undertaken, including follow-up monitoring 
and inspection should redevelopment of the subject site proceed forward. 

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

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

 10.1 Water Works 
 Using the OCP Model, there is 432 L/s and 558 L/s of water available at a 20 psi residual at Moncton Street and 

the 2nd Ave. respectively. Based on the proposed development, the site requires a minimum fire flow of 220 L/s. 
 Developer is required to: 

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

o Provide fire hydrants at Moncton Road and 2nd Avenue frontage to meet minimum spacing and code
requirements to service the proposed development.

 At the Developer’s cost, the City is required to: 
o Abandon and cap at main the existing water service connection, and remove meter.
o Install a new water service connection at the Moncton St frontage, complete with meter, meter box, and

right-of-way. The dimensions of the right of way shall be finalized during the servicing agreement
process.

10.2 Storm Sewer Works: 
 The developer is required to: 

o Remove approximately 65 meters of existing 375mm diameter storm sewer along 2nd Avenue frontage
from STMH9121 to STMH9138.

o Install approximately 65 meters of new 600mm storm sewer along 2nd Avenue. The tie-in to the north
shall be to a new 1200mm diameter manhole, which will replace the existing manhole STMH9121. Tie in
to the south shall be to the manhole STMH9138. New storm sewer to be installed such that it is draining
to the south, towards Bayview Street.

o Protect existing AC watermain along Moncton Street during storm sewer installation. Any portions of the
water main undermined or damaged by construction are to be replaced at developer’s cost.

o Replace 6m portion of AC watermain at Moncton Street where storm sewer crosses
o Install a new storm service connection complete with inspection chamber at the 2nd Avenue frontage.

 At the Developer’s cost, the City will: 
o Cut and cap at main all existing storm sewer connections to the development site.
o Tie-in all the existing systems to the new system being installed.

10.3 Sanitary Sewer Works: 
 The developer is required to: 

o Upgrade approximately 56 meters of existing 150mm diameter sanitary sewer to 200mm diameter
sanitary sewer along the property frontage from MH 5119 to 5125 in the same alignment as the existing
sewer. Tie-in to the existing sanitary sewers at both east and west ends shall be via new manholes.

o Install a new sanitary service connection complete with an inspection chamber. Sanitary connection not to
be made to sanitary sewer in rear lane.

o Renew portions of the existing AC watermain along Moncton Street that will be impacted by the sanitary
service connection.

 At the Developer’s cost, the City will: 

PH - 95



- 4 - 
 

  Initial: _______  

o Cut and cap, at main, the existing sanitary sewer connections to the development site. 
o Tie-in all the existing systems to the new system being installed. 

 
10.4 Moncton Street Frontage Improvements 
 Construct a 2.0 m wide concrete sidewalk at the north property of the subject site.  The remaining space between 

the edge of sidewalk and the existing south curb of Moncton Street is to contain hardscaped boulevard generally 
consisting of: stamped/tinted concrete; street trees (if applicable); street furniture (including benches, street 
lighting, bicycle racks, and garbage receptacles); and intermittent landscaping.  The cross-section of the frontage 
improvements, measuring from the property line towards the south curb of Moncton Street, shall include the 
following: 

o 2.0 m wide concrete sidewalk 
o 0.88 m wide hardscaped boulevard 
o 0.15 m wide concrete curb and gutter.  
(Note: Should Council adopt the streetscape visions for the Steveston Village Area prior to the execution of 
the Servicing Agreement for the subject site, the above frontage improvements shall be adjusted to be in 
keeping with the adopted visions, in particular the corner treatment at the Moncton Street/2nd Avenue 
intersection). 

 At the southwest corner of the Moncton Street and 2nd Avenue intersection, upgrade the existing wheelchair ramp 
with tactile warning strips for the visually impaired (MMCD R-15-SD). 

 All existing driveways along the Moncton Street development frontage are to be closed permanently. The 
Developer is responsible for the removal of the existing driveway let-downs and the replacement with barrier 
curb/gutter and concrete sidewalk per standards described under item above. 

 
10.5 2nd Avenue Frontage Improvements 
 Construct a 1.67 m wide concrete sidewalk along the development frontage that matches the existing width of the 

sidewalk in this block of 2nd Avenue.  The cross-section of the frontage improvements, measuring from the 
property line towards the west curb of 2nd Avenue, shall include the following: 

o 1.67 m wide concrete sidewalk. 
o 0.15 m wide concrete curb and gutter. 

(Note: Should Council adopt the streetscape visions for the Steveston Village Area prior to the execution of the 
Servicing Agreement for the subject site, the above frontage improvements shall be adjusted to be in keeping with 
the adopted visions). 

 All existing driveways along the 2nd Avenue development frontage are to be closed permanently. The Developer 
is responsible for the removal of the existing driveway let-downs and the replacement with barrier curb/gutter and 
concrete sidewalk per standards noted under item above.  

 Upon closing the existing driveways and back filling with new sidewalk and curb/gutter, the Developer is 
required to, across the 2nd Avenue development frontage, complete the following pavement marking and signage 
works: 

o Remove the existing pavement marking related to on-street parking.  As part of the SA detailed design 
process, prepare a new pavement marking plan to back fill the development curb frontage with angle 
parking (45 degree at 5.5 m x 2.5 m car parking space dimensions). 

o Remove any affected traffic/parking signage and install new signage as required along the development 
frontage. 

 
10.6 Lane Frontage Improvements 
 The lane development frontage has a road right-of-way width of 10.06 m.  The lane upgrade requirements shall 

include:  
o Upgrade the existing lane structure, including the construction of asphalt concrete pavement over the 

entire width of the lane, to comply with City of Richmond Engineering Design Standards.  The upgrade is 
to match that carried out under SA 13-635022.  The SA detailed design process shall determine the final 
cross-section profile, pavement structure, and other design details taking into considerations drainage and 
utility requirements.  
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o The Developer is required to check the existing lighting levels in the lane to determine if lighting is
adequate.  If it is not adequate, lighting that meets City of Richmond lighting standards are to be provided
at the cost of the Developer.

o Construct a new driveway for vehicle access to the site.  City design standards for commercial driveways
are to be met (7.5 m driveway width at the property line).

 The required lane frontage improvements are limited to the site frontage only. 

10.7 Statutory Right of Way Requirements 

 A 2 m by 2m SRW is required at the northeast corner of the site (southwest corner of the Moncton Street and 2nd 
Avenue intersection.) 

 All above ground hydro/telephone kiosk and other third party equipment must not be placed within any frontage 
works area including sidewalk and boulevard.  On-site SRWs are to be secured for the placement of this 
equipment.  

10.8 Other Frontage Improvements: 
 The developer is required to: 

o Provide frontage improvements as per Transportation’s requirements.
o Coordinate with BC Hydro, Telus and other private communication service providers:

Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.
To underground overhead service lines.
To locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground utility cabinets and kiosks located along the development’s
frontages, within the developments site (see list below for examples). A functional plan showing
conceptual locations for such infrastructure shall be included in the development design review
process. Please coordinate with the respective private utility companies and the project’s lighting and
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the
locations for the aboveground structures. If a private utility company does not require an aboveground
structure, that company shall confirm this via a letter to be submitted to the City. The following are
examples of statutory right-of-ways that shall be shown on the architectural plans/functional plan, the
servicing agreement drawings, and registered prior to SA design approval:
- BC Hydro PMT – 4.0 x 5.0 m
- BC Hydro LPT – 3.5 x 3.5 m
- Street light kiosk – 1.5 x 1.5 m
- Traffic signal kiosk – 2.0 x 1.5 m
- Traffic signal UPS – 1.0 x 1.0 m
- Shaw cable kiosk – 1.0 x 1.0 m
- Telus FDH cabinet – 1.1 x 1.0 m
Provide street lighting along the lane frontage with bollards offset 0.5m away from the street lighting
poles.
Review street lighting levels along all road and lane frontages, and upgrade as required.

10.9 General Items: 
 The Developer is required to: 

o Enter into an encroachment agreement for any proposed building and awning encroachments prior to
building permit issuance, including payment of any required fees. An encroachment agreement will only
be granted if the encroachment will not hinder the use of and access to City infrastructure. Any proposed
encroachments must be easily removable, and in the event that the City requires removal of the
encroachment (for example, to access City utilities), removal and replacement will be at the Owner’s cost.
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o Provide, within the first servicing agreement submission or prior to start of site preparation works 
(whichever comes first), a geotechnical assessment of preload, de-watering, and soil preparation impacts 
on the existing utilities fronting the development site and provide mitigation recommendations. 

o Provide a video inspection report of the existing sanitary service connection on the ROW and the sanitary 
sewer running from manhole SMH5126 to SMH5125 prior to start of site preparation works or within the 
first servicing agreement submission, whichever comes first. A follow-up video inspection, complete with 
a civil engineer’s signed and sealed recommendation letter, is required after site preparation works are 
complete (i.e. pre-load removal, completion of dewatering, etc.) to assess the condition of the existing 
utilities and provide recommendations to retain, replace, or repair. Any utilities damaged by the pre-load, 
de-watering, or other ground preparation shall be replaced or repaired at the Developer’s cost. 

o Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer’s recommendations, and report the settlement amounts to 
the City for approval. 

o Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that 
the City’s preference is to manage construction water onsite or by removing and disposing at an 
appropriate facility. If this is not feasible due to volume of de-watering, the Developer will be required to 
apply to Metro Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary sewer 
does not have adequate capacity to receive the volume of construction water, the Developer will be 
required to enter into a de-watering agreement with the City to discharge treated construction water to the 
storm sewer system. 

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

o Not encroach into the existing SRW with proposed trees, non-removable fencing, or other structures.  
 

Prior to a Development Permit  being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Submission of an appropriate landscape bond/letter of credit for on-site landscaping and registration of an 

accompanying legal agreement. 
2. Additional requirements and legal agreements as determined to the satisfaction of the City through the processing of 

the Development Permit application. 
 

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

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

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

3. Registration of a subsidence covenant on title. A signed and sealed letter from a geotechnical engineer must be 
provided to confirm that the proposed development will not impact the serviceability of neighbouring buildings, 
including the properties at 3480, 3500 and 3580 Moncton Street, and they may continue to be safely used for their 
intended purposes. All buildings must be built only in strict compliance with the recommendations set forth in the 
geotechnical report. 

4. Enter into an encroachment agreement for the proposed fabric awnings along Moncton Street and 2nd Avenue and 
any other building encroachments. 
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5. Obtain a Building Permit (BP) for any construction hoarding.  If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated
fees may be required as part of the Building Permit.  For additional information, contact the Building Approvals
Department at 604-276-4285.

Note: 

* This requires a separate application.

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

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

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

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

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

- Signed Copy on File -
 _____________________________________________  _______________________________  
Signed Date 
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Bylaw 10075 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10075 (RZ 18-817742) 

3560 Moncton Street 

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

1. Richmond Zoning Bylaw 8500 is amended by:

a. Inserting the following table at the end of the existing table contained in Section
5.15.1(d)(ii):

Zone Sum Per Buildable Square Foot of 
Permitted Principal Building 

ZMU43 $15.00 

b. Inserting the following into Section 20 – Site Specific Mixed Use Zones, in numerical
order:

“20.43 Commercial Mixed Use (ZMU43) – Steveston Village

20.43.1 Purpose

The zone provides for a combination of commercial, industrial and 
residential uses in the Steveston Village Conservation Area.  

20.43.2 Permitted Uses 
 animal grooming 
 broadcasting studio 
 child care 
 education 
 education, commercial 
 government service 
 health service, minor 
 housing, apartment 
 industrial, general 

20.43.3 Secondary Uses 
 boarding and lodging 
 community care facility, 

minor 
 home business 
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 liquor primary 
establishment 

 manufacturing, custom 
indoor 

 microbrewery, winery 
and distillery 

 office 
 parking, non-accessory 
 recreation, indoor 
 recycling depot 
 restaurant 
 retail, convenience 
 retail, general 
 retail, second hand 
 service, business support 
 service, financial 
 service, household repair 
 service, personal 
 studio 
 veterinary service 

20.43.4 Permitted Density 

1. The maximum floor area ratio is 1.0.

2. Notwithstanding Section 20.43.4.1, the reference to “1.0” floor area ratio is
increased to a higher density of “1.1” floor area ratio if the owner pays into
the affordable housing reserve the sum specified in Section 5.15.1 of this
bylaw, at the time Council adopts a zoning amendment bylaw to include the
site in the ZMU43 zone.

3. There is no maximum floor area ratio for non-accessory parking as a
principal use.

20.43.5 Permitted Lot Coverage 

1. The maximum lot coverage is 100% for buildings.

20.43.6 Yards & Setbacks 

1. There is no minimum front yard, rear yard or side yard setback.

20.43.7 Permitted Heights 

1. The maximum building height for the site is 9 m, containing not more than
two storeys.
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20.43.8 Subdivision Provisions/Minimum Lot Size 

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

20.43.9 Landscaping & Screening 

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

20.43.10 On-Site Parking 

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

a) Required parking spaces for residential use visitors and non-
residential uses may be shared.

b) On-site vehicle parking shall be provided at the following rate:

i) Non-residential uses – on-site parking requirements
contained in this Section 7.0 of this Bylaw are reduced by
33% with the exception that a rate of 2 spaces per 100 m2 of
gross leasable floor area be applied to retail convenience,
retail general, retail second hand, service business
support, service financial and service personal.

20.43.11 Other Regulations 

1. For apartment housing, no portion of the first storey of a building within
9.0 m of the lot line abutting a road shall be used for residential purposes.

2. For apartment housing, an entrance to the residential use or parking area
above or behind the commercial space is permitted if the entrance does not
exceed 3.0 m in width.

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

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “COMMERCIAL MIXED USE (ZMU43) –
STEVESTON VILLAGE”.

P.I.D. 001-067-915
Lot 25 Section 10 Block 3 North Range 7 West New Westminster District Plan 25758
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Report to Committee 

 

 

To: Planning Committee Date: May 24, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 20-919113 

Re: Application by Dava Developments Ltd. for Rezoning at 8911, 8931, 8951,  
8991 Patterson Road from “Residential Single Family (RS1/F)” Zone to 
“Residential/ Limited Commercial (ZMU54)” Zone and “School & Institutional  
Use (SI)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10464 to create the 
“Residential/Limited Commercial (ZMU54)” zone and to rezone 8911, 8931, 8951,  
8991 Patterson Road from “Residential Single Family (RS1/F)” zone to “Residential/Limited 
Commercial (ZMU54)” zone and “School & Institutional Use (SI)” zone be introduced and 
given first reading. 

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

WC:vk 
Att. 9 
 
 
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Law  
Community Social Development  
Transportation                                                        
 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Dava Developments Ltd., on behalf of the owner Patterson Richmond Nominee Ltd.  
(Directors: Denise She and David Chung), has applied to the City of Richmond for permission to 
rezone lands at 8911, 8931, 8951, 8991 Patterson Road from the "Residential Single Family 
(RS1/F)" zone to a new "Residential/Limited Commercial (ZMU54)" zone and a “School & 
Institutional Use (SI)” zone, in the City Centre’s Capstan Village area (Attachments 1 & 2) to 
permit the development of a mixed-use mid- and high-rise development.  

The proposed development (Attachment 3) includes: 

 A combined total floor area of 17,154.73 m2 (184,651.80ft2) comprised of: 

o 12,246.23m2 (131,817.30ft2) of residential uses (163 dwellings), including: 

a) A maximum of 10,398.69 m2 (111,930.56 ft2) of market housing (136 units); and 

b) At least 1,847.54 m2 (19,886 ft2) of affordable housing (27 units). 

o 4,908.50 m2 (52,834 ft2) of non-residential- hotel uses along Garden City Way. 

 Transfer of an approximately 829 m2 fee simple parcel adjacent to Sea Island Way to the City 
for the purpose of public open space. 

 Transfer of an approximately 927 m2 parcel adjacent to Garden City Road to the City for the 
transportation related infrastructure. 

Park, engineering and road network improvements shall be designed and constructed through the 
City’s Servicing Agreement processes, and secured with Letters of Credit prior to rezoning 
bylaw adoption.  

Findings of Fact 

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

Subject Site Existing Housing Profile 

The subject site is comprised of four contiguous lots, located west of Garden City Road, between 
Sea Island Way and Patterson Road. The lots are currently vacant. 

Surrounding Development 

To the North: Across Sea Island Way, a grocery store on a site zoned “Auto Oriented   
  Commercial (CA)” and the Richmond Lions Manor (Bridgeport) Seniors Living 
  Centre on a site zoned “Health Care (HC)”. 

To the South: Across Patterson Road/Patterson Park, residential apartments on a site zoned 
  “High Rise Apartment and Artist Residential Tenancy Studio Units (ZHR10) – 
  Capstan Village (City Centre)”. 
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To the East: Across Garden City Road, a predominantly single-family residential  
  neighbourhood in the West Cambie Planning Area. 

To the West: Single detached dwellings zoned “Single Detached (RS1/F)” which are  
  designated for future high-rise residential, commercial and mixed use  
  development. 

Related Policies & Studies 

Official Community Plan/ Capstan Village Area Plan 

The Official Community Plan (OCP) designation for the subject site is “Mixed Use”. The City 
Centre Area Plan (CCAP) Specific Land Use Map: Capstan Village (2031) (Attachment 2) 
designation for the subject site is ‘Urban Centre T5 (35 m)’.  

In addition, the subject site is located within the ‘Capstan Station Bonus’ and ‘Village Centre 
Bonus’ CCAP density bonusing areas.   

The proposal is consistent with current OCP and CCAP policies applicable to the subject site. 

As per the Capstan Village Specific Land Use Map (T5 transect) in the CCAP, no residential 
dwelling units are permitted within 20 m of Sea Island Way. The proposal complies with this 
requirement and the residential dwelling units are located on the south side of the site, along 
Patterson Road. 

Floodplain Management Implementation Strategy 

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

OCP Aircraft Noise Sensitive Development (ANSD) Policy 

The subject site is located within ANSD “Area 3”, which permits consideration of all aircraft 
noise sensitive land use types provided that the building design satisfies City standards and 
potential purchasers are made aware of potential noise conditions.  

Prior to rezoning adoption, a covenant will be registered on Title requiring that the developer 
satisfy all City requirements.  An acoustic report will be submitted by the developer and prepared 
by a qualified acoustic professional at the Development Permit (DP) stage, indicating that the 
development can be designed and constructed in compliance with the applicable ANSD 
standards. 

NAV Canada Building Height 

Transport Canada regulates maximum permitted building heights in City Centre locations that 
may impact airport operations. The developer has submitted a letter, prepared by a BCLS 
registered surveyor, confirming that the development’s proposed maximum building height of  
47 m (154 ft.) GSC complies with all applicable Transport Canada regulations. 
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Affordable Housing Strategy 

In compliance with the City’s Affordable Housing Strategy, the developer proposes to design 
and construct 27 low-end-of-market rental (LEMR) units, to a turnkey level of finish, at the 
developer’s sole cost, comprising 1,847.54 m² (19,886.75 ft²) of habitable space, based on  
15 per cent of the development’s total residential floor area 12,246.23 m² (131,817.30 ft²). 

Market Rental Housing Policy 

This rezoning application was received prior to the current Market Rental Housing Policy 
adopted by City Council on June 20, 2022. Consistent with the provisions for in-stream rezoning 
applications, this application is exempt from the Market Rental Housing Policy if the rezoning 
bylaw is granted first reading prior to June 20, 2023. 

Public Consultation 

A rezoning sign has been installed on the subject property. Staff have received three comments 
from the public about the rezoning application in response to the placement of the rezoning sign 
on the property. 

Two residents of the neighbouring property at 8988 Patterson Road contacted staff by phone and 
expressed concerns about the impact on their views and enquired about the public hearing and 
notification process. Staff reviewed the application with the inquirers including the conceptual 
plans prepared by the developer.  

One area resident was concerned about the lack of existing on-street parking available in the 
neighbourhood. (Attachment 5). Staff informed the inquirer that each development is responsible 
for providing the required parking as per City bylaws to support the proposed development. As 
such, the proposed rezoning application under review will be required to meet the parking 
requirements on-site to support the proposed program, which includes parking for residents, 
visitors and delivery vehicles. 

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment. Public notification for the Public Hearing 
will be provided as per the Local Government Act and the City’s Zoning Bylaw 8500. 

Analysis 

Dava Developments Ltd. has applied to rezone the subject site to permit the construction of a 
mixed use development, 163 residential units (including 27 affordable housing units), and a  
100-room hotel.  This proposal is consistent with the City’s OCP and CCAP policies applicable 
to the subject site, which encourage high-rise, high-density mixed use development including, 
among other things, public open space and affordable housing. 

Existing Legal Encumbrances 

Development of the subject site is not encumbered by existing legal agreements on Title.  

PH - 107



May 24, 2023 - 5 - RZ 20-919113 

7205757 

Built Form and Architectural Character 

The developer proposes to construct a high-density, mixed residential and hotel development 
(Attachment 3) and is generally consistent with the CCAP’s Development Permit Guidelines. 
The proposed form of development is an L-shaped building with a seven-storey hotel and a  
14-storey residential building over a shared two-level below grade parkade. Outdoor amenities 
are proposed on the roof gardens of the residential and hotel sections of the building, to which 
residents will have access. 

As per the CCAP, development sites for which net density is permitted to exceed 3.0 FAR in the 
Capstan Station Bonus area may be considered under 3.2.8 Sub-Area B.4, which allows 
maximum building height of 45 m (148 ft.).  

Housing Type and Tenure 

A. Overall Dwelling Unit Mix: The OCP and CCAP encourage the development of a variety of 
unit types and sizes supportive of the diverse needs of Richmond’s population including, but 
not limited to, households with children. 

 Staff support the developer’s proposal for 49 per cent 1-bedroom units (80 units) and  
49.7 per cent two and three-bedroom units, family-friendly units (81 units), including: 

 
Unit Type Market Housing Affordable Housing Total 

Studio - 7.4% (2 units) 1.2% (2 units) 

1-bedroom 51.5% (70 units) 37% (10 units) 49.1% (80 units) 

2-bedroom 36.0% (49 units) 33.4% (9 units) 35.6% (58 units) 

3-bedroom 12.5% (17 units) 22.2% (6 units) 14.1% (23 units) 

Total 136 Units 27 Units 163 Units 

 

B. LEMR Housing: The developer proposes to design and construct 27 Low-End Market Rental 
(LEMR) units, to a turnkey level of finish, at the developer’s sole cost, comprising at least 
1,847.54 m2 (19,886.75 ft2) of habitable space, based on 15 per cent of the development’s total 
residential floor area.  In order to promote the development of more family-friendly housing 
options in Richmond, the Affordable Housing Strategy requires at least 20 per cent of LEMR 
units to be provided with two or more bedrooms. The proposed development exceeds this 
minimum requirement, with 55 per cent of LEMR units having two and three-bedrooms.  

The proposed affordable housing will be clustered together in Level 3 and Level 4 of the 
development. Per the requirements of the Affordable Housing Strategy, property developers have 
the option to cluster affordable housing units together within a development only if they have 
entered into a partnership with a qualified non-profit organization to own or manage the units. 
The developer has provided evidence of a partnership with S.U.C.C.E.S.S., a qualified non-profit 
organization, to own or manage the clustered affordable housing units (Attachment 6). The 
Developer has also provided a letter of support by S.U.C.C.E.S.S for the proposed LEMR units 
related to target tenant groups, programming, services and the unit mix proposed (Attachment 7). 
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Unit Type 

Affordable Housing Strategy Requirements (1) Project Targets (2) 

Minimum Unit Area Max. LEMR Rent 
Total Maximum 

Household 
Income  

Unit Mix 
BUH (3) 

Studio 37 m2 (400 ft2) $811/month $34,650 or less 
7.4% 

( 2 units) 
7.4%  

(2 units) 

1-Bedroom 50 m2 (535 ft2) $975/month $38,250 or less 
37.0% 

(10 units) 
33.3%  

(9 units) 

2- Bedroom 69 m2 (741 ft2) $1,218/month $46,800 or less 
33.3%  

(9 units) 
22.2%  

(6 units) 

3-Bedroom 91 m2 (980 ft2) $1,480/month $58,050 or less 
22.2%  

(6 units) 
22.2%  

(6 units) 

TOTAL 
1,847.54 m² 

(19,886.75 ft²) 
N/A N/A 

27 Units 85.1% 
(23 units) 

(1) Values adopted by Council on July 24, 2017. May be adjusted periodically, as provided for under City policy.
(2) Project Targets will be confirmed through the project’s Development Permit processes.
(3) BUH indicates units designed and constructed in compliance with the City’s Basic Universal Housing standards.

Occupants of the LEMR units will enjoy full use of all on-site indoor and outdoor residential
amenity spaces, which, together with parking, bike storage and related features, will be
provided by the owner/operator at no additional charge to the affordable housing occupants.

A Housing Agreement and Housing Covenant will be registered on Title prior to final
adoption of the zoning bylaw, which will secure the following conditions in perpetuity:

 LEMR units are required achieve occupancy prior to any other buildings or uses in the
proposed development.

 The residential use of the 27 LEMR units is restricted to residential rental tenure.

 Age-related occupancy restrictions are prohibited.

 Single ownership of all 27 the LEMR units is maintained.

C. Market Strata Housing: The developer proposes to design and construct 136 market strata
housing units, comprising 10,469.37 m2 (112,691.3 ft2) and common circulation space in the
building.

Unit Type Min. Unit Area Unit Mix (1) BUH (1) Adaptable (1) 

Studio - - - - 

1-bedroom 51.8 m2 (558 ft2) 51.5% (70 units) 5.1% (7 units) 5.1% (7 units) 

2-bedroom 73.4 m2 (790 ft2) 36.0% (49 units) 3.7% (5 units) - 

3-bedroom 91.5 m2 (985 ft2) 12.5% (17 units) 2.2% (3 units) 2.9% (4 units) 

Total N/A 136 Units 11% (15 units) 8% (11 units) 

(1) Unit area and unit mix in the above table may be adjusted through the Development Permit Process

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

PH - 109



May 24, 2023 - 7 - RZ 20-919113 

7205757 

D. Accessibility: Richmond’s OCP seeks to meet the needs of the City’s aging population and 
people facing mobility challenges by encouraging the development of accessible housing that 
can be approached, entered, used and occupied by persons with physical or sensory 
disabilities.   

 Staff support the developer’s proposal, which is consistent with City policy and will 
include: 
i) Barrier-free lobbies, common areas, and amenity spaces;  
ii) Aging-in-place features in all units (e.g., blocking for grab bars, lever handles, etc.); 

and 
iii) 23.3 per cent Basic Universal Housing (BUH) units (i.e. 38 of 163 units) overall, 

including 11 per cent of market units (i.e. 15 of 136 units) and 85.1 per cent of 
affordable housing units (i.e. 23 of 27 units). In addition to the BUH units,  
eight per cent of market units (i.e. 11 of 136 units) will be adaptable units. 

Village Centre Bonus (VCB) 

Under the CCAP and Zoning Bylaw, developments that make use of the density bonus provisions 
of the Village Centre Bonus (i.e. 1.0 floor area ratio for commercial uses) must make an amenity 
contribution (based on five per cent of bonus VCB floor area) and as applicable, utilize the 
permitted bonus VCB floor area for commercial uses that are selected for their ability to enhance 
the vitality and amenity of the applicable City Centre Village (e.g., Capstan Village). 

Community Amenity Contribution: Based on a review of the development proposal, staff confirm 
that no City-owned amenity space is required to be incorporated into the subject development and 
recommend that a cash-in-lieu contribution be accepted in lieu of on-site amenity space.  

In compliance with the CCAP, prior to rezoning bylaw adoption, the developer proposes to make a 
voluntary cash contribution of $2,300,833.60, based on the equivalent-to-construction-value rate of 
$871.00 per square foot and 5% of the site’s maximum permitted VCB bonus floor area  
(245.42 m2 /2,641.6 ft2). If the payment is not made within one year of third reading of the zoning 
amendment bylaw, the Council-approved “equivalent to construction value” community amenity 
contribution rate in effect for the City Centre at the time of final reading of the zoning amendment 
bylaw will be applicable. 

Commercial Uses: The developer proposes that 100 per cent of the development’s potential VCB 
floor area is comprised of 100 room hotel along Garden City Road. Prior to final adoption of 
bylaw, the developer is required to register a restrictive covenant(s) or alternative legal 
agreement(s) on Title, to the satisfaction of the City, which includes limit the length of stay of 
hotel guests to a maximum of six months and prohibiting cooking facilities within rooms and 
strata titling of individual or groups of hotel rooms. 

Capstan Station Bonus (CSB) 

Under the CCAP and Zoning Bylaw, developments that make use of the density bonus provisions 
of the Capstan Station Bonus (i.e. 0.5 floor area for residential uses) must: 

 Prior to rezoning bylaw adoption, provide public open space in some combination of fee 
simple, dedication, and/or Statutory Right of Way (as determined to the City’s satisfaction) 
at a rate of at least 5 m2 (54 ft2) per dwelling, based on the total number of dwelling units. 
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The developer has agreed to provide a 10.0 m wide portion of the subject site adjacent to Sea 
Island Way totalling 829 m2 in area to the City as public open space including the proposed 
Sea Island Way Greenway. This area is proposed to be designated as “School & Institutional 
Use (SI)” consistent with City-owned properties used for public open space purposes. Based on 
163 units, the on-site landscape area requirement for public use would be 815 m2. Staff support 
that the proposed public open space be considered to satisfy the obligation for the on-site 
landscaped/park use via the Capstan Station Bonus.  

 Prior to rezoning bylaw adoption, enter into Service Agreement (SA) for design and
construction of the greenway which will include minimum 3.5m wide tree boulevard
(width to be refined as part of Servicing Agreement) design to accommodate potential
future widening of Sea Island Way), 2.5 m wide bike path (transitioned to meet existing on-
street bike path to the west) and 2 m wide sidewalk.

 Prior to Building Permit (BP) issuance, make a voluntary contribution towards the
construction and integration of the Capstan Canada Line Station, based on the number of
approved units and the Council-approved contribution rate in effect at the time of BP
issuance (i.e. currently $10,068.47 per unit, which rate is updated annually each October 1).

 Demonstrate to the satisfaction of the City that the additional density results in a superior
building and landscape design and an attractive, pedestrian-friendly public realm.

Staff support the developer’s proposal which includes the landscape along Patterson Road, 
Garden City Road, and the dedication of land and provision of Sea Island Way Greenway 
along Sea Island Way. 

Transportation and Site Access 

The proposed development provides for transportation improvements and related features, all at 
the developer’s sole cost, to be secured through a combination of road dedication and legal 
agreements registered on Title, to the satisfaction of the Director of Transportation, and the 
City’s standard Servicing Agreement process (secured with Letters of Credit), as applicable, as 
per the attached Rezoning Considerations (Attachment 9).   

Staff support the developer’s proposal, which is consistent with City objectives and includes: 

 Frontage improvements along Sea Island Way to accommodate road, off-street multi-purpose
path, sidewalk, planted boulevard and related upgrades. This includes 10 m wide area of
dedication along the Sea Island Way, and a 5 m x 5 m corner cut on the southwest corner of
Garden City Road/Sea Island Way, measured from the new property line along Sea Island
Way and off the existing property line along Garden City Road.

 Frontage improvements along Patterson Road to accommodate sidewalk, planted boulevard
and related upgrades. This includes 2 m of road dedication at the vehicle turn around area
(off 8911 & 8931 Patterson Road) and a 4 m x 4 m corner cut on the southeast corner of
Garden City Road/Patterson Road.

 A pedestrian connection between Patterson Drive and the multi-use path along the south side
of Sea Island Way along the west edge of the subject site.
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This includes granting a minimum 1.5 m public-rights-of-passage Statutory Right-of-
Way along the western portion of the property and the space to be determined through 
the Development Permit process. Maintenance will be the responsibility of the owner. 

The number of site access driveways is limited to one vehicular access off Patterson Road.  

The City’s Zoning Bylaw 8500 allows for parking reductions. The proposal includes a reduced 
parking space rate of 0.8 parking spaces per strata unit. The proposed 20 per cent reduction for 
residential and hotel parking rate is consistent with other comparable developments in the Metro 
Vancouver region and were also validated through a Transportation Impact Assessment, which 
was reviewed and accepted by the City and supported by the following required Transportation 
Demand Management (TDM) measures, which will be further reviewed through the required 
Development Permit process: 

 Transit Pass Program: monthly bus pass (two-zone) will be offered to 25 per cent of the
market strata units (136 units) for a period of one year and 100 percent of affordable housing
units (27 units) and secured with a Letter of Credit and registration of a legal agreement on
Title prior to final adoption of the rezoning bylaw.

 Active Transportation:

o A shared bicycle maintenance and repair facility.

o End of trip facilities: Enhanced end of trip-cycling amenities for hotel employees.

 Car-share spaces: Allocate a minimum of two parking spaces for car-share vehicles within the
residential visitor (1 stall) and hotel (1 stall) portions of the development, with a Statutory
Right-of-Way registered on Title to ensure such spaces are publically accessible in perpetuity.
The car-share space will be equipped with an electric vehicle (EV) quick-charge (240 V)
charging station for the exclusive use of car-share vehicles parking in the designated car-share
spaces.

 EV Charging: Electrical charging for 100 per cent of visitor parking spaces for affordable
housing and 10 per cent for residential market strata visitors.

 Off-site cycling improvements:

o Subject to consultation with MoTI, widen/improve existing pedestrian crossings on
the south side of Sea Island Way/Garden City Road to enable cyclist crossings,
including upgrade of the channelized right turn lane with a smart channel and a
tighter radius to improve pedestrian and cyclist safety; and

o Provide a new 2.5 m wide cycle track within the channelized island on the southeast
corner of the Sea Island Way/Garden City Road intersection.

Tree Retention and Replacement 

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site 
tree species, assesses tree structure and condition and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses 84 bylaw-sized 
trees on the subject property, two trees on neighbouring properties, and five street trees on City 
property. 
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The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the 
Arborist’s findings, with the following comments: 

 84 trees (tag# 1-2, 4-19 & 21-86) are located on-site (Attachment 8).   

 63 trees are located on the future development lot. The built form with two levels of below 
grade parking extending across the site precludes the opportunities for tree retention. 
Replacement trees should be specified at 2:1 ratio. 

o Included in the on-site trees are a 2 significant trees (tag #18 and 67) that would require 
replacement at 3:1 ratio as per the OCP.   While these trees are currently identified for 
removal, tree protection and retention for these trees will be subject to further review 
through the Development Permit process to see if modification to the parking structure 
will facilitate retention. 

 21 trees (tag # 19, 21, 24-29, 41-46, 79-85) are located on-site but within the area being 
provided to the City for the purposes of public open space and greenway. One tree (Tag #A) 
is located on City property on the north property line of 8891 Patterson but may conflict with 
proposed greenway works. Tree protection and retention within this area will be subject to 
further review through the design of the frontage improvements and proposed multi-use path 
and sidewalk facilities which to be coordinated as part of the required Servicing Agreement. 
Further details will be provided at the time of the Development Permit application. 

 One Tree (tag #87) located off-site to the south on City property is in good health and 
condition, but conflicts with the building and parkade due to the proximity to the property 
line and is recommended for removal, $ 2,250.00 required in compensation. Tree protection 
and retention will be further reviewed through the Development Permit process to see if 
modification to the parking structure will facilitate retention. 

 Two Trees (tag# 3 & 20) located on adjacent neighbouring property to the east are located in 
close proximity to the development lot and proposed parkade structure. These trees are to be 
retained and protected unless appropriate authorization is obtained from the adjacent property 
owner. This will be further reviewed as part of the Development Permit application. If the 
owner does not consent to the removal, the development is required to provide tree protection 
as per City of Richmond Tree Protection Information Bulletin Tree-03.  

Tree Replacement 

The applicant wishes to remove 63 on-site trees (Trees # 1-2, 4-18, 22, 23, 30-40, 47-78, 86). 
The 2:1 replacement ratio for 61 trees and 3:1 replacement for the two larger caliper trees if they 
cannot be retained would require a total of 128 replacement trees. The preliminary landscape 
plans provided by the applicant identify a total of 31 new trees to be planted on-site. The 
required replacement trees are to be of the following minimum sizes, based on the size of the 
trees being removed as per Tree Protection Bylaw No. 8057. 

No. of Replacement Trees 
Minimum Caliper of Deciduous 

Replacement Tree 
Minimum Height of Coniferous 

Replacement Tree 

14 8 cm n/a 

17 n/a 4 m 
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To satisfy the replacement ratios established in the OCP, the applicant will contribute $72,750.00 
to the City’s Tree Compensation Fund in lieu of the remaining 97 trees that cannot be 
accommodated on the subject property after redevelopment. Additional opportunities for on-site 
tree planting will be reviewed through the Development Permit process.  

Tree Protection 

Two Trees (tag# 3 & 20) located on the neighbouring property at 8891 Patterson Road are 
located in close proximity to the subject site. The trees are in good health condition and have 
been identified for retention. Should the detailed design of the project determine that these are in 
conflict with the proposed development, the applicant will be required to obtain consent from the 
property owner to remove the two trees or redesign the building in order to retain the trees. If the 
trees are authorized for removal the applicant is required to provide 2:1 compensation. Further 
details will be provided at the time of the Development Permit application. 

Three Trees (tag# B, C, D) located south of lot # 2, 8931 Patterson Road are to be retained and 
protected. However, these trees may be relocated or compensation provided for them as 
determined to the satisfaction of City Parks through the Development Permit process. 

Six Trees along the Garden City Boulevard are in good health and condition and are to be 
retained and protected.  

To ensure that the trees identified for retention are protected at the development stage, the 
applicant is required to complete the following items: 

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

 Tree protection fencing must be installed to City standard in accordance with the City’s Tree 
Protection Information Bulletin Tree-03 prior to any works being conducted on-site and 
remain in place until construction and landscaping on-site are completed. 

Public Art 

The CCAP encourages voluntary developer contributions towards public art, especially in the 
case of projects, like the subject development, that are situated along key public open space 
corridors (e.g., Capstan Greenway).  The developer has proposed to integrate public art with the 
proposed development. Staff recommend acceptance of the developer’s offer with a minimum 
value of at least $138,551.77, based on City-approved rates and the maximum buildable floor 
area permitted under the subject site’s proposed “Residential/Limited Commercial (ZMU54)”  
zone, excluding affordable housing (as indicated in the table below).  Prior to rezoning adoption, 
the developer will prepare a public art plan for consideration by the Richmond Public Art 
Advisory Committee and, as required, Council, followed by the registration of legal agreements 
on Title to secure the implementation of the approved plan to the City’s satisfaction. 
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(NOTE: The developer prepared a public art plan, which was presented and endorsed by the 
Richmond Public Art Advisory Committee on Feb 14, 2023.)  

Use 
Max. Permitted Floor Area 

Under ZMU54 Zone 
Affordable Housing 

Exemption 

Min. 
Developer 

Contribution 
Rates 

Min. Voluntary 
Developer 

Contribution 

Residential 12,271.25 m² (132,086.51 ft²) 1,847.54 m² (19,886.75 ft²) $0.99/ft2 $111,077.77 
Non-

Residential 
4,908.5 m²   

(52,834.6 ft²) 
Nil $0.52/ft2 $27,473.99 

TOTAL 17,179.75 m2 (184,921.11 ft2) 1,847.54 m² (19,886.75 ft²) Varies  $138,551.77 

Variance Requested 

None. 

Site Servicing and Frontage Improvements 

City policy requires that the developer is responsible for the design and construction of water, 
storm sewer and sanitary sewer upgrades, together with related public and private utility 
improvements, arising as a result of the proposed development, as determined to the satisfaction 
of the City. Prior to rezoning adoption, the developer will enter into a standard City Servicing 
Agreement, secured with a Letter of Credit, for the design and construction of required off-site 
works, as set out in the attached Rezoning Considerations (Attachment 8): including but not 
limited to: 

 City utility works (water, sanitary, storm sewer) upgrades and connections. 

 Road and frontage improvements to Patterson Road, Sea Island Way and Garden City Road. 

 The greenway on the future City lot adjacent to Sea Island Way. 

 Refinements to the interface with adjacent Patterson Park. 

Sustainability 

The sustainability requirements set out in the applicable sections of Richmond’s BC Energy Step 
Code for the proposed mixed use residential and hotel buildings is Step 2 with the provision of a 
low-carbon building energy system with a provision for future connection to a future City owned 
district energy utility system.  The mechanical engineer has provided a letter confirming the 
project is being designed to achieve Step 2 with the provision of a privately owned low-carbon 
building energy system on the subject site. More information regarding the development’s 
sustainability initiatives will be provided at the Development Permit stage. 

Future Development Permit Application Considerations 

Development Permit approval, to the satisfaction of the Director, Development, is required prior 
to final adoption of the rezoning bylaw. At Development Permit stage, additional design 
development is encouraged with respect to the following items: 

 Streetscape along Sea Island Way:  Soften the raised parkade using planting and proposed 
integration of public art on the north along the proposed Sea Island Way Greenway.  

PH - 115



May 24, 2023 - 13 - RZ 20-919113 

7205757 

Refine the alignment of active transportation infrastructure within the Sea Island Way 
Greenway to maximize buffer to adjacent traffic should future widening of Sea Island Way 
be required. 

 Parkade and Patio along Patterson Road: Lower the patio to have a better interface with 
Patterson while situating the portion of parkade below finished grade.    

 Architectural Design: The façade and materiality are to be further developed in response to 
the key gateway site. 

 Common Amenity Spaces:  The proposal includes approximately 148.87 m² of shared indoor 
amenity space and 1,016.42 m² of shared outdoor amenity space, exceeding the OCP 
Development Permit Guidelines rates for indoor amenity space (Min. 100 m²) and for 
outdoor amenity space (Min. 978 m²).  More information is required with respect to the 
programming, design, and landscaping of these spaces to ensure they satisfy City objectives.   

 Accessibility:  Design and distribution of Basic Universal Housing units, adaptable units, 
aging-in-place features, and common spaces. 

 Sustainability:  Opportunities to enhance building performance in coordination with 
architectural expression. 

 Crime Prevention through Environmental Design (CPTED):  Opportunities to enhance 
CPTED measures including surveillance and territoriality to promote a sense of security. 

 Parking, Loading & Waste Management:  The development proposal is consistent with the 
Zoning Bylaw and related City requirements.  Further design of vehicle parking and 
circulation, truck manoeuvring, waste management activities, and related features and spaces 
to ensure all conditions of the Zoning Bylaw are met. This includes maintaining proposed 
parking provisions while ensuring all encroachments into parking and loading facilities are 
removed and adequate buffers and dimensions are maintained.   

Financial Impact or Economic Impact 

As a result of the proposed development, the City will take ownership of developer contributed 
assets constructed to City standards, such as road works, waterworks, storm sewers, sanitary 
sewers, street lights, street trees, bike lanes and traffic signals. The anticipated operating budget 
impact for the ongoing maintenance of these assets is insignificant. 
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Conclusion 

Dava Developments Ltd. has applied to the City of Richmond for permission to rezone lands at 
8911, 8931, 8951, 8991 Patterson Road from "Residential Single Family (RS1/F)" to a new 
“Residential/Limited Commercial (ZMU54)” zone and “School & Institutional Use (SI)” zone, 
in the City Centre’s Capstan Village area to permit the development of a mixed-use mid rise and 
high- rise development, comprised of 163 dwellings and 100 hotel guest rooms.  

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10464 be introduced 
and given first reading. 
 

 
Virendra Kallianpur 
Program Manager, Urban Design 
(604-247-4620) 

 VK:js 

 
Att.  1: Location Map 

2: City Centre Capstan Village Area Plan 
3: Conceptual Development Plans 
4: Development Application Data Sheet 
5: Public Correspondence 
6: Non-profit letter of partnership 
7: Non-profit letter of support 
8: Tree Management Plan 
9: Rezoning Considerations
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City of Richmond

Original Adoption:  June 19, 1995 / Plan Adoption:  September 14, 2009 City Centre Area Plan M-12

Specific Land Use Map:  Capstan Village (2031) Bylaw 9593
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7205757 

 

Development Application Data Sheet 
Development Applications Department 

 
RZ 20-919113 Attachment 4 

Address: 8911, 8931, 8951, 8991 Patterson Road 

Applicant: Dava Developments Ltd. 

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

 Existing Proposed 

Owner Dava Developments No change 

Site Size (m2) 4,908.5 No change 

Land Uses Single Detached Hotel and Residential 

OCP 
Designation 

Mixed Use No change 

Area Plan 
Designation 

 Land Use Designation: Urban 
Centre T5 (35m);  

 Village Centre Bonus Area 
 Capstan Station Bonus Area 
 Richmond Arts District 
 Key Mixed-Use Areas and 

Commercial Reserve 
 Mixed-Use Core (Along 

Patterson Rd) 
 Highway Commercial (Along 

Sea Island Way) 

No change 
 

Zoning 
Single Detached (RS1/F) Residential/ Limited Commercial (ZMU54) and School and 

Institutional Use (SI) 

Number of 
Units 

Nil Market Housing: 136 units 
Affordable Housing: 27 units 
Residential Total: 163 units 
Hotel: 100 guest rooms 

Other 
Designations 

ANSD Area 3 (new Aircraft Noise 
Sensitive Land Uses may be 
considered) 

ANSD uses are proposed 

   
 Site Specific ZMU 54 Zone Proposed Development Variance 

Floor Area 
Ratio: 

3.5 FAR Including: 
 Base 2.0 
 Capstan Station Bonus (CSB): 0.5  
 Village Centre Bonus (VCB): 1.0 

for hotel only 

3.5 FAR, including: 
Residential 2.5 
Hotel 1.0 

none permitted 

Buildable 
Floor Area 
(m2):* 

17,179.75 m² (184,921.11 ft²), including 
 Base (Residential): 9,817 m² 

(105,669.2 ft²) 
 CSB (Residential): 2,454.12 m² 

(26,417.3 ft²) 
 VCB (Hotel): 4,908.5 m²  (52,834.6 

ft²) 

17,154.73m² (184,651.80 ft²), including 
Residential: 12,246.23 m² (131,817.30 ft²) 
Hotel: 4,908.5 m²  (52,834.6 ft²) 

none permitted 

Lot Coverage 
(% of lot 
area): 

Building: Max. 90 % Building: Max. 89.9 % none 

Lot Size: 4,000 m² 4,079.5 m² none 
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7205757 

Lot 
Dimensions 
(m): 

None 
Width: 75.23 m- 93.29 m 
Depth: 51.58 m -52.71 m 

none 

Setbacks (m): 

Front (south): Min. 3 m 
Rear (north): Min. 0 m 

Interior Side (west): Min. 0 m 
Exterior Side (east): Min. 

3 m 

Front (south): Min. 3 m 
Rear (north): Min. 0 m 

Interior Side (west): Min. 0 m 
Exterior Side (east): Min. 

3 m 

none 

Height (m): 45 m (148 ft) 
Residential Top of structure 44.03m 

Hotel Top of Structure 29.77m none 

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

At least 193 spaces, based on: 
 Apartment: R 1.0 per du; V 0.2 per 

du 
 Affordable Housing: R 0.8 per du; 

V 0.2 per du 
 20% reduction applied if both 

shared parking and TDM measures 
are implemented, as per an 
approved TIA 

  

Total 222 spaces, based on: 
Market Residential 135(R) + 22(V) 
Affordable Housing  18 ( R)+ 5 (V) 
Hotel 40 
Car share 2 
 

none 

Off-street 
Parking 
Spaces – 
Total: 

194 222 none 

Tandem 
Parking 
Spaces: 

Not permitted Nil none  

Amenity 
Space – 
Indoor: 

Min. 70 m2 148.87 m2 none 

Amenity 
Space – 
Outdoor: 

Min. 978 m2 1,016.42 m2 none  

Other:  

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

From: Kallianpur,Virendra
Sent: July 27, 2022 1:57 PM
To: 'rdubnov@live.ca'
Subject: RE: Implement better parking

Hi Ryan 

Good Afternoon.  

Thank you for contacting the city and expressing your concern on the lack of sufficient street parking in the area in 
relation to the proposed development application. Your comments will be retained and noted on file. 

Each development is responsible for providing the required parking as per City bylaws to support the proposed 
development program. Similarly, the proposed rezoning application at 8911‐8991 Patterson, RZ 20‐919113  which is 
under review will also be required to meet the parking requirements on site to support the proposed program, which 
includes parking for residents, visitors, and delivery vehicles.   

Please note that the design of the street frontage works (including but not limited to street parking) associated with this 
proposal has not yet been determined, but that the City will take your comments into consideration. 

Thank you for sharing your concern. 

Have a good day 

Best 
Viren 

Virendra Kallianpur MCIP‐I, AICP, RELi AP, WELL AP, LEED AP BD+C 
Senior Urban Designer I Planning & Development I City of Richmond 
T : 604.247.4620 I E : vkallianpur@richmond.ca 

From: Ryan Dubnov <rdubnov@live.ca>  
Sent: July 26, 2022 3:22 PM 
To: DevApps <DevApps@richmond.ca> 
Subject: RE: Implement better parking 

Apologies the image did not attach correctly.   

Find attached dev application for 8911 - 8991 Patterson road 

All adjacent or surrounding developments are seriously lacking in street parking. Any given time of day, there 
is no free parking which causes trickle parking challenges to surrounding streets. 

On Jul 26, 2022 08:21, DevApps <DevApps@richmond.ca> wrote: 

City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click or open 
attachments unless you recognize the source of this email and the content is safe. 

Attachment 5
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Good morning, 

  

Thank you for your email.   

  

If you could please inform us of what proposed development is lacking street parking, we can ensure we forward your 
concern to the correct Planner. 

  

Regards, 

Development Applications 

  

From: Ryan Dubnov <rdubnov@live.ca>  
Sent: July 25, 2022 11:00 PM 
To: DevApps <DevApps@richmond.ca> 
Subject: Implement better parking 

  

  

The entire neighbourhood surrounding this proposed development is lacking adequate street parking for 
residents, visitors, and Logistics vehicles.   

  

If the City may keep this in mind during review, and recommend for large aprons outside the budding floor 
plate to allow for more street parking, then this neighbourhood will be more viable 

 

 City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click or open 
attachments unless you recognize the source of this email and the content is safe. 
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Mr. Virendra Kallianpur 
Development Applications Department 
City of Richmond 
6911 No. 3 Road 
Richmond BC V6Y 2C1 

Delivered via email - vkallianpur@richmond.ca 

April 12, 2023 

Dear Mr. Virendra 

I am writing in connection with Dava Developments’ Affordable Housing Units (AHU’s) at 8911-8991 Patterson 
Road. I understand from with Dava Developments that the project will be reviewed by the Planning Committee 
in short order. Per City Staff request, I am writing to clarify S.U.C.C.E.S.S.’s position regarding the following: 

Any objectives that the non-profit organization has for the affordable housing related to target 
tenant groups 

S.U.C.C.E.S.S. selects residents in a fair, equitable, non-discriminative, transparent, consistent, and 
accountable manner and does not discriminate against any applicant or resident by reason of race, 
colour, religion, national or ethnic origin, ancestry, class, sex, sexual orientation, familial status, 
disability, military/veteran status, source of income, age, the fact that there are children forming part 
of the family or any other cause prohibited by local, provincial, and federal laws. S.U.C.C.E.S.S. 
complies with federal and provincial laws regarding human rights and adheres to National Occupancy 
Standards. Per the National Occupancy Standards, studio and 1-bed units are reserved for single 
persons and couples while 2-bed and 3-bed units are reserved for families.  

Any objectives the non-profit organization has for the affordable housing related to 
programming or services that will be offered.  

S.U.C.C.E.S.S. offers programming and services at each housing sites appropriate to the needs of 
the tenants. These programs and services enable S.U.C.C.E.S.S. to achieve its goal as a bridge 
between individuals and the community at large, and assist them to integrate and contribute fully to 
society.  

Once the AHU’s are tenanted, S.U.C.C.E.S.S. will assess the tenant needs and develop the 
appropriate programs. S.U.C.C.E.S.S. will also lean on its well-established community relationships 
and partnerships to ensure the tenants are linked to community supports and benefit from increased 
engagement and activity for a healthier, inclusive, and less isolated living experience.   

Confirmation that the non-profit organization supports the affordable housing unit mix 
proposed. 

Overall, S.U.C.C.E.S.S. supports the current AHU mix. The current unit mix represents a very good balance 
between family and single units at approximately 50% each. We are also glad to see a relatively high number 
of 3-bed units which are in high demand for larger families.  

Attachment 7
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Please let me know if you require any further information 
 
Regards 
 

 
 
___________________________ 
Ahmed Omran 
Director, Community Real Estate and Asset Management 
April 12, 2023 
 
 
Copies: Shiu Kee Tang, Dava Developments 
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Rezoning Considerations 
Development Applications Department 

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

Address: 8911, 8931, 8951, 8991 Patterson Road File No.: RZ 20-919113 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10464, the developer is 
required to complete the following: 
1. (Official Community Plan Amendment Bylaw): Final Adoption of OCP Amendment Bylaw 10464.
2. (Ministry of Transportation & Infrastructure - MOTI): Provincial Ministry of Transportation & Infrastructure

Approval must be received.
3. (NAV Canada Building Height): Submit a letter of confirmation from a registered surveyor assuring that the

proposed building heights are in compliance with Transport Canada regulations.
4. (Consolidation, Subdivision, Dedication and Land Transfer) Registration of a Subdivision Plan for the subject site

and park land ownership transfer, to the satisfaction of the City.  Prior to the registration of a Subdivision Plan, the
following conditions shall be satisfied:
4.1. (Site Contamination – Dedicated and/or Transferred Land) Prior to rezoning bylaw adoption, submission to

the City of sufficient information and/or other assurances satisfactory to the City in its sole discretion to 
support the City’s acceptance of the proposed dedicated and/or transferred land. Such assurances could 
include one or more of the following: 

4.1.1. a contaminated sites legal instrument (e.g. Certificate of Compliance (COC) or Final Site 
Determination (FSD) showing no contamination in the dedication and/or transferred lands); 

4.1.2. evidence satisfactory to the City, in its sole discretion, that the lands to be dedicated and/or 
transferred to the City are in a satisfactory state from an environmental perspective; and 

4.1.3.  a legal commitment to provide a contaminated sites legal instrument (e.g. Certificate of Compliance 
(COC) or Final Site Determination (FSD) showing no contamination in the dedication lands and/or 
transferred), including security therefor in the amount and form satisfactory to the City. 

4.2. Road: Dedication of approximately 59.47 m2 for road and related purposes, as indicated generally on the 
Preliminary Subdivision Plan (Schedule 1) and Preliminary Road Functional Plan (Schedule 2).  Final extents 
and amounts to be determined through the required Servicing Agreement* application process, to the 
satisfaction of the Director of Transportation. Road dedication areas include: 

4.2.1. 39.79 m2 – 2 m road dedication along the vehicle turn around area off 8911 & 8931 Patterson Road 
frontage (to which Development Cost Charge credits shall NOT apply); Exact extent to be confirmed 
through the detailed design SA process to the satisfaction of the City; 

4.2.2. Corner Cuts: 

4.2.2.1 11.68 m2- 5m x 5m corner cut on the southwest corner of Garden City Road/Sea Island 
Way, measured from the new property line along Sea Island Way and off existing 
property line along Garden City Road (to which Development Cost Charge credits shall 
NOT apply); and 

4.2.2.2 8.00 m2- 4m x 4m corner cut on the northwest corner of Garden City Road/Patterson 
Road cuts (to which Development Cost Charge credits shall NOT apply) 

4.3. Granting of minimum 1.5m public-rights-of-passage statutory right-of-way for the purposes of providing a 
pedestrian connection between Patterson Drive on the south to the multi-use path along the south side of Sea 
Island Way along the west edge of the subject site. This will include the full area of the pedestrian walkway 
and access ramps and will be further designed as part of the Development Permit process.  

4.4 Lot Consolidation and Subdivision: 

Attachment 9
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4.4.1. Consolidation of four existing lots into a single development parcel totalling 4,908.5 m2. 

4.6. Sea Island Way Greenway: Transfer of the approximately 829 m2 (0.20 ac.) lot to the City as a fee simple lot 
to accommodate Sea Island Way Greenway for public use. The primary business terms of the required land 
transfer, including any environmental conditions, shall be to the satisfaction of the Director, Real Estate 
Services, the City Solicitor, the Director, Parks Services and the Director of Development. All costs 
associated with the land transfer shall be borne by the developer.  The lands to be transferred are generally 
indicated on the Preliminary Subdivision Plan (Schedule 1).  

NOTE: Development Cost Charge (DCC) credits shall not apply. 

NOTE: This land transfer is required to satisfy the developer’s CCAP and Zoning Bylaw public open space 
requirements with respect to the Capstan Station Bonus. 

4.7 Garden City: Transfer of the approximately 927 m2 (0.23 ac.) lot to the City as a fee simple lot or as road 
dedication to accommodate side walk, boulevard, open space for public use. The primary business terms of 
the required land transfer, including any environmental conditions, shall be to the satisfaction of the Director, 
Real Estate Services, the City Solicitor, the Director, Parks Services and the Director of Development. All 
costs associated with the land transfer shall be borne by the developer.  The lands to be transferred are 
generally indicated on Reference Plan EPP93646 (Schedule 3). 

NOTE: Development Cost Charge (DCC) credits shall not apply. 

5. (Capstan Station Bonus-CSB): Registration of a restrictive covenant and/or alternative legal agreement, to the 
satisfaction of the City, securing that “no building” will be permitted on the subject site and restricting Building 
Permit* issuance for the subject site, in whole or in part, until the developer satisfies the terms of the Capstan Station 
Bonus (CSB) as provided for via the Zoning Bylaw. More specifically, the developer shall provide for cash and public 
open space contributions as follows: 
a) Capstan Station Reserve Contribution: The preliminary estimated cash contribution is as shown in the following 

table. The actual value of the developer contribution shall be based on the actual number of dwelling units and the 
City-approved contribution rate in effect at the time of the Building Permit* approval 
TABLE 1 

Use No. of Dwellings 
(Preliminary Estimate) 

CSB Contribution Rate 
(Effective to Sep 30,2023) 

CSB Voluntary Contribution  
(Preliminary Estimate) 

TOTAL 163 $10,068.47/ dwelling $ 1,641,160.61 

b) Public Open Space Contribution: Prior to the final reading of the Rezoning Bylaw, granting of at least 815 m2 
(8,772.59 ft2) of publicly-accessible open space to the City, through dedication, based on 5.0 m2 (53.82 ft2) per 
dwelling unit and a maximum of 163 dwellings. More specifically, prior to rezoning adoption the developer shall: 

i. Maximum Number of Dwellings: Register a covenant and/or alternative legal agreement on title, to the 
City’s satisfaction, to restrict the maximum number of dwellings on the subject site to 165. 
NOTE: This is consistent with findings of the rezoning review that indicate the subject site cannot 
reasonably accommodate more than 829 m2 (8,923.28 ft2) of CSB public open space. 

ii. Publicly-Accessible Open Space: Provide public open space to the City (as shown in Schedule 1). The 
ultimate configuration of the open space shall be confirmed to the satisfaction of the City through the 
Development Permit review and approval process but the size shall not be less than the area indicated 
below: 
Fee Simple Transfer: An area 10 m wide adjacent to Sea Island Way is required to accommodate the Sea 
Island Way Greenway, as per Section 2.6.3(c) of the CCAP, which results in 829 m2 of land dedication 
for public and to accommodate road, off-street multi-purpose path, sidewalk, planted boulevard, and 
related upgrades. 
NOTE: Site specific zone ZMU 54 provides for the developer to calculate density on this additional road 
dedication (Development Cost Charge credits shall NOT apply). 

6. (Hotel): Registration of a restrictive covenant(s) and/or other legal agreement(s) on title to ensure that the use and 
operation of the proposed hotel are consistent with City policy with respect to the Village Centre Bonus and 
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Residential / Limited Commercial (ZMU54) zone, which permit bonus density on the subject site for non-residential 
purposes only. More specifically: 
a) The meaning of hotel shall comply with Richmond Zoning Bylaw definition and, for the purposes of the subject 

development, the meaning of hotel shall also include, but may not be limited to, requirements that a hotel shall: 
i. Be a stand-alone building, which for the purposes of the subject development, shall mean it is located 

over, under, and or beside other uses on the lot, but functions independently of those other uses except as 
described below: 

ii. Contain guest rooms for use as transient rental accommodation, together with complementary uses and 
spaces required directly or indirectly in support of the guest rooms (e.g. Recreation/leisure facilities, 
meeting/convention facilities, restaurant, retail, administration, and back of house uses); 

iii. Guest room shall mean a habitable room wherein accommodation is offered for rent, or rented, to persons 
on a temporary basis and that does not contain cooking or food preparation facilities, but may include a 
microwave, coffee maker, tea kettle (or other similar small domestic appliances, as are customary in 
similar quality hotel properties, used primarily for heating pre-prepared food), a compact refrigerator with 
a maximum capacity of 0.14 m3 (5 ft3), and a single bowl bar-size sink installed within a counter space 
having a maximum width of 1.5 m (5 ft.) and a maximum depth of 0.6 m (2 ft.); 

iv. Not contain any dwelling unit(s); 
v. Not share a common interior corridor, lobby, emergency exit, or other indoor space(s) or use(s) with the 

resident(s) of any dwelling(s) on the lot, EXCEPT that: 
a. Guests, visitors, and employees of the hotel and residents and visitors of the dwellings may have 

shared use of the parking structure on the lot, as determined to the satisfaction of the City through 
an approved Development Permit*; 

b. If so determined by the developer, the residents of the dwellings on the lot may make use of any 
recreation/leisure facilities provided as part of the hotel (provided that the Richmond OCP 
residential amenity space requirements for the dwellings are satisfied as part of the residential 
portion of the development on the lot, exclusive of the hotel’s recreation/leisure facilities); and 

c. Hotel and residential uses may share a common wall, floor, or other features, as required to 
demise the two uses; 

vi. Be permitted to be subdivided as an air space parcel, provided that any such air space parcel does not 
include any dwelling units or other residential uses. 

b) Registration of a covenant or alternative legal agreement on title, to the satisfaction of the City, securing the 
owner’s and the owner’s assignee’s commitment to limit the length of stay of hotel guests to a maximum of six 
months. 

c) Registration of a covenant or alternative legal agreement on title, to the satisfaction of the City, for each hotel 
building prohibiting strata titling of individual or groups of hotel rooms. 

d) “No development” shall be permitted on the lot, restricting Development Permit issuance for any building on the 
lot, in whole or in part (excluding parking), unless the approved Development Permit includes the hotel and plans 
are attached to the subject restrictive covenant to make clear the size, location, and related features of the hotel, to 
the satisfaction of the City. 

e) Following Development Permit issuance, the City may permit alterations to the design of the hotel, provided that 
any such alterations comply with an approved Development Permit and the subject restrictive covenant is 
amended or replaced, as determined to the satisfaction of the City. 

7. Submission of a Landscape Security in the amount of $72,750 ($750/tree) to ensure that a total of 97 replacement 
trees are planted and maintained; minimum 8 cm deciduous caliper or 4 m high conifers). NOTE: minimum 
replacement size to be as per Tree Protection Bylaw No. 8057 Schedule A – 3.0 Replacement Trees. 

8. 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: 
 include a mix of coniferous and deciduous trees; 
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 include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report; 
and 

 include the 31 required replacement trees with the following minimum sizes: 
TABLE 2 

No. of Replacement Trees Minimum Caliper of Deciduous Tree or Minimum Height of Coniferous Tree 
31 8 cm  4 m 

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $750/tree 
to the City’s Tree Compensation Fund for off-site planting is required.  

9. City acceptance of the developer’s offer to voluntarily contribute $72,750 to the City’s Tree Compensation Fund for 
the planting of replacement trees within the City. 

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

11. Submission of a Tree Survival Security to the City in the amount of $45,000 for the three trees (Tag# B, C, D) and the 
six trees Garden City boulevard to be retained.  

12. Submission of Tree compensation to the City in the amount of $2,250 for one tree removal (tag # 87).  
13. Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to 

any construction activities, including building demolition, occurring on-site. 
14. Registration of a legal agreement on title identifying that the proposed development must be designed and constructed 

in a manner that mitigates potential aircraft noise impacts to the proposed dwelling units.  The owner-developer shall 
notify all initial purchasers of the potential aircraft noise impacts. Furthermore, prior to each Development Permit and 
Building Permit* issuance, the owner-developer shall submit a report(s) and/or letter(s) of confirmation prepared by 
an appropriate registered professional, which demonstrates that the interior noise levels and thermal conditions 
comply with the City’s Official Community Plan and Noise Bylaw requirements.  
a) CMHC guidelines for interior noise levels as indicated in the chart below: 
TABLE 3 

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

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

15. Mixed-Use Noise: Registration of a legal agreement on title that identifies the building as a mixed use building, and 
indicating that they are required to mitigate unwanted noise and demonstrate that the building envelope is designed to 
avoid noise generated by the internal use from penetrating into residential areas that exceed noise levels allowed in the 
City’s Noise Bylaw and noise generated from rooftop HUAC units will comply with the City’s Noise Bylaw. 

16. Registration of a flood indemnity covenant on title.  
17. Registration of a restrictive covenant prohibiting (a) the imposition of any strata bylaw that would prohibit any 

residential dwelling unit from being rented; and (b) the imposition of any strata bylaw that would place age-based 
restrictions on occupants of any residential dwelling unit.  

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

19. Shared Residential Rooftop Amenity Space: Registration of a legal agreement on title providing unrestricted access to 
the rooftop outdoor amenity space for the exclusive use and enjoyment of residential owners and occupants (including 
the affordable housing occupants). Any use of the rooftop outdoor amenity space by hotel users (i.e. operator, owner 
and/or guests) shall be at the sole discretion of the residential owner(s)/operator(s) (including the market residential 
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strata units and the affordable housing units) and be secured with a shared use agreement, which agreement may 
provide for, but may not be limited to the following, as determined to the satisfaction of the residential 
owner(s)/operator(s): 
a) The hotel’s use of the amenity space shall not compromise the use or enjoyment of the amenity space or facilities 

by the residents; 
b) Restrictions on the hotel’s use of the outdoor amenity space (e.g., no commercial activities, no alcohol, no 

smoking, no amplified music) and/or permitted hours of use; and 
c) Cost sharing arrangements, which shall not result in any additional costs to the residents as a result of the hotel’s 

use of the outdoor amenity space (e.g., for cleaning, maintenance, repairs, security, liability, access to or use of 
facilities) and may include an access charge or other fee payable to the residential owner(s)/operator(s) by the 
hotel. 

The ultimate configuration and size of the shared rooftop amenity space shall be confirmed to the satisfaction of the 
City through the Development Permit review and approval process. 

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

21. (Village Centre Bonus (VCB) Amenity Contribution): The City’s acceptance of the developer’s voluntary cash 
contribution in lieu of constructing City-owned community amenity space on the subject site (as indicated in the table 
below), which funds shall be applied to the construction of City Centre child care and/or other use(s) that provide a 
community amenity, as provided for under the development’s site-specific ZMU54 zone, to the satisfaction of the 
City.  
In the event that the contribution is not provided within one-year of the application receiving third reading of Council 
(Public Hearing), the Construction-Value Amenity Transfer Contribution Rate shall be increased annually thereafter 
based on the Statistics Canada “non-Residential Building Construction Price Index” yearly quarter-to-quarter change 
for Vancouver, where the change is positive. 
TABLE 4 

Use 
Maximum Permitted VCB 

Bonus Floor Area  
Under the ZMU54 Zone 

VCB Community 
Amenity Space Area 
(5% of Bonus Area) 

Construction-Value 
Amenity Transfer 
Contribution Rate 

Minimum Voluntary 
Developer Cash 

Contribution 
TOTAL 4,908.50 m2 (52,834.65 ft2) 245.42 m2 (2,641.6 ft2) $871/ft2  $2,300,833.60 

 
22. (TDM Measures): Voluntary contribution of the following Transportation Demand Management (TDM) measures: 

a) Transit Pass Program: Registration of a legal agreement on title to ensure the execution and completion of a 
transit pass program, including the following method of administration and terms:  
i.    Provide 1 year of two-zone compass cards for each of the 34 market units (25% of the total 136 strata units) 

and 27 affordable housing units (100% of the total 27 Affordable housing units). The intention of the transit 
pass program is to offer transit passes on a per unit and first-come-first-serve basis. If a tenant opts out or 
does not “subscribe” to the transit pass program, that pass remains in the pool for a future tenant until they 
have all been utilized. Number of passes capped at number of units for a period of one year; 

ii. Letter of Credit provided to the City for 100% of transit pass program value; 
iii. Administration by TransLink, housing society or management company.  The owner is not responsible for the 

monitoring of use of transit passes but only noting number of “subscribed” users to the program, until full unit 
count is exhausted over a period of one year; 

iv. If the transit pass program is not fully subscribed within one year, the program is to be extended until the 
equivalence of the costs of the full one year transit pass program has been exhausted.  Should not all transit 
passes be utilized by the end of the second year, the remaining funds equivalent to the value of the 
unsubscribed transit passes are to be transferred to the City of Richmond for alternate transportation demand 
management measures at the City’s discretion; and 

v. The availability and method of accessing the 2-zone transit passes is to be clearly explained in the tenancy 
agreements. 

b) Enhanced Bicycle Facilities: Registration of a legal agreement on title ensuring that: 
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i. End-of-trip facilities are provided for the commercial uses, including showers, wash basins, water closets, 
lockers, and change rooms; and 

ii. Bicycle repair/maintenance stations are provided and shared amongst all uses on-site, including bicycle repair 
stand (with tools); foot pump; and faucet, hose and drain for bicycle washing. A note is required on the 
Development Permit and Building Permit.  

c) Car-share Parking: Registration of a restrictive covenant and Statutory Right-of-Way(s) on title, or alternative 
legal agreement, subject to the final approval of the Director of Transportation, securing the owner's commitment 
to provide a car share facility and car share equipment to a car share operator or the City, at no cost to the car 
share operator or the City, both as the case may be, the terms of which shall be generally as follows: 

i. A minimum of two (2) car share parking spaces within the development, along with pedestrian and vehicular 
access, designed, constructed, equipped and maintained by the owner, at the owner’s cost, to be: 

(a) Co-located and located on the surface parking lot; 
(b) Provided with satisfactory pedestrian access; 
(c) Designed to be safe, convenient and universally-accessible; 
(d) Provided with design features, decorative finishing, lighting and signage, as determined through the 

Development Permit* and Servicing Agreement* processes; 
(e) Each provided with one EV quick-charge (240 volt) charging station for its exclusive use; 
(f) Accessible to all intended users (e.g. general public, car share operator personnel and car share 

operator members) at no added cost; 
(g) Accessible to all intended users as follows: 

(i) General public – 365 days a year for a time period equalling the lengthiest combination of 
standard business hours and the standard operating hours of local rapid transit; and 

(ii) Car share operator personnel and members – 265 days a year for a 24 hours per day (e.g. code 
entry); 

(h) Identify the car share stalls in the Development Permit plans; 
(i) Identify the car share stalls in the Building Permit plans; and 
(j) Prior to building inspection permitting occupancy, provide wayfinding and stall identification signage 

for the car share stalls, to the satisfaction of the Director of Transportation; 
ii. Terms of agreement between the owner and the car share operator which shall include: 

(a) A minimum contractual period for the provision of car share services of three years from the first date 
of building occupancy; and 

(b) Additional provisions as negotiated by the owner and car share operator (e.g. maintenance, repair and 
replacement by car share vehicles by the car share operator), or as required by the City, subject to the 
approval of the Director of Transportation.  

iii. Supporting submissions provide to the City (Transportation Department) as follows: 
(a) Prior to Public Hearing, a copy of the letter of intent addressed to the owner from the car share 

operator outlining the terms of the provision of car sharing services; 
(b) Prior to Development Permit issuance, a copy of the draft contract between the owner and the car 

share operator describing the terms of the provision of car sharing services; 
(c) Prior to building inspection permitting occupancy, a copy of the executed contract between the owner 

and the car share operator describing the terms of the provision of car sharing services; 
iv. Granting of a Public Right of Passage Statutory Right-of-Way, in favour of the City, to secure the car share 

spaces and the vehicular and pedestrian accesses, subject to the final dimensions established by the surveyor 
on the basis of functional plans completed to the satisfaction of the Director of Transportation; and 

v. In the event that the car-share facilities are not operated for car-share purposes as intended via the subject 
rezoning application (e.g. operator’s contract is terminated or expires), transfer control of the car-share 
facilities to the City, at no cost to the City, with the understanding that the City at its sole discretion, without 
penalty or cost, shall determine how the facilities shall be used going forward.  
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d) Electric Vehicles (EV) Charging Infrastructure: Registration of legal agreement(s) on the subject site requiring 
that the developer/owner provides, installs, and maintains electrical vehicle (EV) charging infrastructure for the 
use of the building’s residents, commercial tenants, and others as determined to the satisfaction of the City 
through an approved Development Permit*. This includes providing 100% of visitor parking spaces for affordable 
housing and 10% of visitor parking spaces for strata residential. More specifically, the minimum permitted  rates 
for EV charging infrastructure shall be as indicated in the following table or as per the Official Community Plan 
or Zoning Bylaw rates in effect at the time of Development Permit* approval , whichever is greatest. 
TABLE 5 

User/Use 
Energized Outlet – Minimum Permitted Rates 

Vehicle Parking (1) Class 1 Bike Storage (2) 
Strata Residential 
(i.e. resident parking & bike storage) (as per zoning bylaw) 1 per each 10 bikes or portion thereof in a bike storage 

room or locker (which Energized Outlet shall be located 
to facilitate shared use with bikes in the room/locker) 

Affordable Housing 
(i.e. resident parking & bike storage) 
Non-Residential 
(e.g. commercial) 

1 per 10 parking spaces 
(as per OCP) 

(1) “Vehicle Parking” “Energized Outlet” shall mean all the wiring, electrical equipment, and related infrastructure necessary to provide 
Level 2 charging (as per SAE International’s J1772 standard) or higher to an electric vehicle. 

(2) “Class 1 (Secured) Bike Storage” “Energized Outlet” shall mean an operational 120V duplex outlet for the charging of an electric 
bicycle and all the wiring, electrical equipment, and related infrastructure necessary to provide the required electricity for the 
operation of such an outlet. 

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

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

TABLE 6 

Use 
Maximum Floor 

Area  
Under the ZMU54 

Zone 

Affordable Housing 
Exemption 

Minimum Developer 
Contribution Rate 

Minimum Voluntary 
Developer Cash 

Contribution 

Residential 12,271.25 m² 
(132,086.51 ft²) 

1,847.54 m² 
(19,886.75 ft²) $0.99/ft2 $111,077.77 

Non-Residential 4,908.5 m²   
(52,834.6 ft²) Nil $0.52/ft2 $27,473.99 

TOTAL 17,179.75 m2 
(184,921.11 ft2) 

1,847.54 m² 
(19,886.75 ft²) Varies  $138,551.77 

 
b) In the event that the contribution is not provided within one year of the application receiving third reading of 

Council (i.e. Public Hearing), the contribution rate (as indicated in the table in item a) above) shall be increased 
annually thereafter based on the Statistics Canada Consumer Prince Index (All Items) – Vancouver yearly quarter-
to-quarter change, where the change is positive. 

c) Prior to rezoning bylaw adoption, the developer shall submit a Public Art Plan, for the subject site, to the 
satisfaction of the Director, Arts Culture and Heritage Services. The Public Art Plan shall be: 
i) Prepared by an appropriate professional. 
ii) Based on a contribution value of at least the total amount indicated in the table in item a) above.  
iii) Consistent with applicable City policies and objectives (for example, the Richmond Public Art Program, City 

Centre Public Art Plan, Capstan Public Art Plan and other relevant supplementary public art and heritage 
planning that may be undertaken by the City), as determined to the satisfaction of the Director of 
Development and Director, Arts, Culture, and Heritage Services.  

iv) Presented for review(s) by the Public Art Advisory Committee and endorsement by Council, as required by 
the Director, Arts, Culture, and Heritage Services. 

v) NOTE: For contributions with a cumulative budget over $250,000, the Public Art Plan is presented for 
Council approval prior to Building Permit issuance. 
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vi) Implemented by the developer, as required by legal agreement(s) registered on Title to prior to rezoning 
adoption. 

d) “No development” shall be permitted on the subject site, restricting Development Permit issuance for any 
building on the lot, in whole or in part (excluding parking), until the developer, to the City's satisfaction: 
i) Enters into additional legal agreement(s), if any, required to facilitate the implementation of the City approved 

Public Art Plan, which may require that, prior to entering into any such additional agreement(s), a Detailed 
Public Art Plan is submitted by the developer for the subject site and/or an artist is engaged, to the satisfaction 
of the City (as generally set out in the legal agreement entered into and the Public Art Plan submitted prior to 
rezoning adoption). 

ii) Submits a Letter of Credit or cash security or cash contribution (as determined in the sole discretion of the 
City) to secure the developer’s implementation of the Public Art Plan, the collective value of which shall be at 
least $138,551.77, including $6,927.58 as a cash contribution equal to 5% of the total amount indicated in the 
table in item a) above ($138,551.77) and a Public Art security Letter of Credit in the amount of $138,551.77, 
being the total amount identified in item a) above. 

e) “No occupancy” shall be permitted on the subject site, restricting final Building Permit* inspection granting 
occupancy of the building (exclusive of parking), in whole or in part, on the subject site until: 
i) The developer, at the developer's sole cost and expense, commissions one or more artists to conceive, create, 

manufacture, design, and oversee or provide input about the manufacturing of the public artwork, and causes 
the public artwork to be installed on subject site, if expressly permitted by the City in writing and pre-
approved by Council, or within a statutory right-of-way on the subject site (which right-of-way shall be to the 
satisfaction of the City and secured by one or more legal agreements for rights of public passage, public art, 
and related purposes including maintenance, in accordance with the City-approved Public Art Plan and, as 
applicable, Detailed Public Art Plan). 

ii) The developer, at the developer's sole cost and expense and within 30 days after the date on which the 
applicable public art is installed in accordance with the City-approved Public Art Plan, executes and delivers 
to the City a transfer of all of the developer's rights, title, and interest in the public artwork to the City if on 
City property or to the subsequent strata corporation if on the subject site (including transfer of joint world-
wide copyright) or as otherwise determined to be satisfactory by the City Solicitor and Director, Arts, Culture, 
and Heritage Services. 

iii) NOTE: It is the understanding of the City that the artist's title and interest in the public artwork will be 
transferred to the developer upon acceptance of the artwork based on an agreement solely between the 
developer and the artist and that these interests will in turn be transferred to the City, subject to approval by 
Council to accept the transfer of ownership of the artwork. 

iv) The developer, at the developer's sole cost and expense, has submitted a final report to the City, to be 
submitted promptly after completion of the installation of the public art in accordance with the City-approved 
Public Art Plan, which report, to the satisfaction of the Director of Development and Director, Arts, Culture, 
and Heritage Services, includes: 
• Information regarding the siting of the public art, a brief biography of the artist(s), a statement from the 

artist(s) on the public art, and other such details as the Director of Development and Director, Arts, 
Culture, and Heritage Services may require; 

• A statutory declaration, satisfactory to the City Solicitor, confirming that the developer's financial 
obligation(s) to the artist(s) have been fully satisfied; 

• The maintenance plan for the public art prepared by the artist(s); 
• Digital records (e.g., photographic images) of the public art, to the satisfaction of the Director of 

Development and Director, Arts, Culture, and Heritage Services. 
f) As an alternative to the provision of public art on-site, the developer may offer to make a voluntary cash 

contribution in lieu; provided that the value of such voluntary public art contribution shall be at least the total 
amount indicated in the table in item a) above. In this case, the requirements of c) through e) above will not apply. 

24. (Affordable Housing): The City's acceptance of the developer's offer to voluntarily contribute affordable housing, in 
the form of low-end market rental (LEMR) units, constructed to a turnkey level of finish, at the sole cost of the 
developer, the terms of which voluntary contribution shall include, but will not be limited to, the registration of the 
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City's standard Housing Agreement and Covenant on title to secure the affordable housing units. The form of the 
Housing Agreement and Covenant shall be agreed to by the developer and the City prior to final adoption of the 
subject rezoning; after which time, only the Housing Covenants may be amended or replaced and any such changes 
will only be permitted for the purpose of  accurately reflecting the specifics of the Development Permit* and other 
non-materials changes resulting thereof and made necessary by the Development Permit* approval requirements, as 
determined to the satisfaction of the Director of Development and Director, Community Social Development. The 
terms of the Housing Agreements and Covenants shall indicate that they apply in perpetuity and provide for, but will 
not be limited to, the following requirements: 
a) Occupants of the affordable housing units subject to the Housing Agreement shall enjoy full and unlimited access 

to and use of all on-site indoor and outdoor amenity spaces.   
b) All affordable housing units shall be maintained under single ownership (within one air space parcel or one strata 

lot or legal agreement to the satisfaction of the Director of Development).  
c) The imposition of any place age-based restrictions on occupants of any affordable housing unit is prohibited. 
d) The developer shall, as generally indicated in the table below: 

i) Ensure that the types, sizes, rental rates, and occupant income restrictions for the affordable housing units are 
in accordance with the City’s Affordable Housing Strategy and guidelines for Low End Market Rental 
(LEMR) housing, unless otherwise agreed to by the Director of Development and Director, Community 
Social Development; and 

ii) Achieve the Project Targets for unit mix and Basic Universal Housing (BUH)  standard compliance or as 
otherwise determined to the satisfaction of the Director, Community Social Development through an 
approved Development Permit*. 

TABLE 7 

Unit Type Minimum 
Unit Area 

Maximum 
Monthly 

Unit Rent** 

Total Maximum 
Household 
Income** 

Number of Units 
 

BUH 

Studio 37 m2 (400 ft2) $811/month $34,650 or less 7.4%( 2 units) 7.4% (2 units) 
1-Bedroom 50 m2 (535 ft2) $975/month $38,250 or less 37.0%(10 units) 33.3% (9 units) 
2- Bedroom 69 m2 (741 ft2) $1,218/month $46,800 or less 33.3% (9 units) 22.2% (6 units) 
3-Bedroom 91 m2 (980 ft2) $1,480/month $58,050 or less 22.2% (6 units) 22.2% (6 units) 

TOTAL N/A N/A N/A 
27 Units 

1,847.54 m² 
(19,886.75 ft²) 

85.1% (23 units)  

* Unit mix in the above table may be adjusted through the Development Permit Process provided that the total area comprises at least 15% of 
the subject development’s total residential building area. 

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

e) Single ownership is required for the affordable housing units (single owner for all affordable housing units).  
The affordable housing unit locations are to be as determined to the satisfaction of the Director of Development 
and Director, Community Social Development through an approved Development Permit*. Dispersed or clustered 
unit configurations may be considered; however, dispersed units are required unless a qualified non-profit 
operator (that requires a clustered unit arrangement) has agreed to partner with the developer to manage the units. 
NOTE: The developer has provided evidence of a partnership with S.U.C.C.E.S.S., a non-profit organization, to 
own or manage the clustered affordable housing units. The Developer has also provided a letter of support by 
S.U.C.C.E.S.S for the proposed housing related to target tenant groups, programming, services and unit mix 
proposed. To support this partnership, the City is willing to accept clustering of the required units. 

f) Occupants of the affordable housing units shall, to the satisfaction of the City (as determined prior to 
Development Permit* approval), enjoy full and unlimited access to and use of all on-site indoor amenity spaces 
and outdoor amenity spaces provided on the lot as per OCP, City Centre Area Plan, and Development Permit* 
requirements, at no additional charge to the affordable housing tenants (i.e. no monthly rents or other fees shall 
apply for the casual, shared, or exclusive use of any amenities). 

g) On-site parking, “Class 1” bike storage, and related electric vehicle (EV) charging stations shall be provided for 
the use of affordable housing occupants as per the OCP, Zoning Bylaw, and approved Development Permit* at no 
additional charge to the affordable housing tenants (i.e. no monthly rents or other fees shall apply for the casual, 
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shared, or exclusive use of the parking spaces, bike storage, EV charging stations, or related facilities by 
affordable housing tenants), which features may be secured via legal agreement(s) on title prior to Development 
Permit* issuance. 

h) The affordable housing units, related uses (e.g., parking, garbage/recycling, hallways, amenities, lobbies), and 
associated landscaped areas shall be completed to a turnkey level of finish, at the sole cost of the developer, to the 
satisfaction of the Director, Community Social Development. 

i) “No development” shall be permitted, restricting Development Permit* issuance for any building in whole or in 
part, until the developer, to the City’s satisfaction: 
i) Designs the lot to provide for the affordable housing units and ancillary spaces and uses;  
ii) If applicable, amends or replaces the Housing Covenant to accurately reflect the specifics of the affordable 

housing units and ancillary spaces and uses as per the approved Development Permit*; and 
iii) As required, registers additional legal agreements on title to the lots to facilitate the detailed design, 

construction, operation, and/or management of the affordable housing units and/or ancillary spaces and uses 
(e.g., parking) as determined by the City via the Development Permit* review and approval processes. 

j)  No Building Permit* shall be issued for any building, in whole or in part, until the developer provides for the 
required affordable housing units and ancillary spaces and uses to the satisfaction of the City. 

k)  “No occupancy” shall be permitted, restricting final Building Permit inspection granting occupancy for any 
building, in whole or in part, until the required affordable housing units and ancillary spaces and uses are 
completed to the satisfaction of the City and have received final Building Permit inspection granting occupancy. 

25. Registration of a restrictive covenant and/or alternative legal agreement(s), to the satisfaction of the City, securing the 
owner's commitment to connect to District Energy Utility (DEU), which covenant and/or legal agreement(s) will 
include, at minimum, the following terms and conditions:  
a) No building permit will be issued for a building on the subject site unless the building is designed with the 

capability to connect to and be serviced by a DEU and the owner has provided an energy modelling report 
satisfactory to the Director of Engineering; 

b) If a DEU is available for connection, no final building inspection permitting occupancy of a building will be 
granted until: 
iii) the building is connected to the DEU, which may include the owner’s supplied and installed central energy 

plant to provide heating and cooling to the building, at no cost to the City, or the City’s DEU service provider, 
Lulu Island Energy Company, on the subject site satisfactory to the City; 

iv) if the City so elects, the owner transfers ownership of the central energy plant on the site, if any, at no cost to 
the City, or City’s DEU service provider, Lulu Island Energy Company, to the City and/or the City’s DEU 
service provider, Lulu Island Energy Company, on terms and conditions satisfactory to the City; 

v) the owner enters into a Service Provider Agreement with the City and/or the City’s DEU service provider, 
Lulu Island Energy Company, executed prior to subdivision (including Air Space parcel subdivision) or 
depositing a Strata Plan with LTO on terms and conditions satisfactory to the City; and 

vi) the owner grants or acquires all Statutory Right-of-Way(s) and/or easements necessary for supplying the DEU 
services to the building and the operation of the central energy plant, if any, by the City and/or the City’s 
DEU service provider, Lulu Island Energy Company registered prior to subdivision (including Air Space 
parcel subdivision) or depositing a Strata Plan with LTO. 

c) If a DEU is not available for connection, no final building inspection permitting occupancy of a building will be 
granted until: 
vii) the City receives a professional engineer's certificate stating that the building has the capability to connect to 

and be serviced by a DEU; 
viii) the owner enters into a covenant and/or other legal agreement to require that the building connect to a 

DEU when a DEU is in operation, registered prior to Strata or subdivision (including Air Space parcel 
subdivision); 

ix) the owner grants or acquires the Statutory Right-of-Way(s) and/or easements necessary for supplying DEU 
services to the building, registered prior to Strata or subdivision (including Air Space parcel subdivision); and 
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x) the owner provides to the City a letter of credit, in an amount satisfactory to the City, for costs associated with 
acquiring any further Statutory Right of Way(s) and/or easement(s) and preparing and registering legal 
agreements and other documents required to facilitate the building connecting to a DEU when it is in 
operation. 

26. Enter into a Servicing Agreement* for the design and construction of frontage and pedestrian network improvements 
and servicing improvements. A Letter of Credit or cash security for the value of the Service Agreement works, as 
determined by the City, will be required as part of entering into the Servicing Agreement. Works include, but may not 
be limited to the following:  
1) Water Works: 
a) Using the OCP Model, there is 294 L/s  of water available at a 20 psi residual at the Patterson Road frontage and 

no watermains exist along the Garden City Road and Sea Island Way frontages. Based on your proposed 
development, your site requires a minimum fire flow of 220 L/s along all frontages. New watermains and fire 
hydrants are required along Garden City Road frontage and along Sea Island Way from Garden City Road to the 
west property line to service the proposed development. According to the City’s hydraulic run, there will be 246 
L/s of water available at 20 psi residual at the watermain dead end at Sea Island Way if new 300mm diameter 
watermains are installed along Garden City Rd and Sea Island Way. 

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

calculations to confirm the development has adequate fire flow for onsite fire protection.  Calculations must 
be signed and sealed by a Professional Engineer and be based on Building Permit Stage designs.              

ii) Install approximately 80 meters of 300 mm diameter water main along Garden City Road frontage complete 
with fire hydrants spaced as per the City’s Engineering Design Specifications.  Tie-in to the south shall be to 
the existing watermain at Patterson Road. The alignment of the required watermain shall be determined 
through the servicing agreement design review. 

iii) Install approximately 120 meters of 300 mm diameter water main along Sea Island Way from Garden City to 
the west property line of the proposed development, complete with fire hydrants spaced as per City’s 
Engineering Design Specifications. Alignment of the required watermain shall be determined through the 
servicing agreement design review. 

iv) Install a fire hydrant at the dead end watermain at Sea Island Way frontage to meet City fire hydrant spacing 
requirements. 

v) To address water quality and maintenance issues associated with the resulting dead end watermain, the 
developer is required to install a new automatic flushing system. The flushing system shall be located in a 
right-of-way within the north west portion of the proposed site. This potential right-of-way is to be located 
outside of the 10m wide right-of-way that will be provided along the north property line of the site for the 
road widening. The right-of-way requirements shall be determined through the servicing agreement.  

vi) Provide a right-of-way for water meter chamber, if a chamber is required. The exact dimensions and location 
of the right of way shall be finalized at the servicing agreement process.  

c) At developer’s cost, the City is to: 
i) Cut and cap at main the existing water service connections. 
ii) Install new water service connection for the proposed site at the watermain dead end at Sea Island Way.  
iii) Complete all required tie-ins to existing City water mains. 

2) Storm Sewer Works: 
a) The developer is required to, at developer’s cost: 

i) Install approximately 270 meters of 600 mm diameter storm sewer (or OCP size) along Sea Island Way from 
Garden City Road to Sexsmith Road. A high point shall be established at the north-east corner of the 
proposed site so that all road run-off at Sea Island Way frontage shall be the directed west to the existing 
drainage system at Sexsmith Road. Tie-in to the west shall be to the existing 900mm diameter storm sewer at 
Sexsmith Road. Alignment of the required storm sewer shall be determined through the servicing agreement 
design review. No runoff from the frontage improvements and road widening along Sea Island Way frontage 
shall be directed or tied into the existing storm sewers along the east side of Garden City Road.  
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ii) Alternatively, confirm through hydraulic modelling, whether the existing drainage system along the east side 
of Garden City Road and the corresponding downstream drainage system along the north side of Patterson Rd 
(east of Garden City Rd) has capacity to accommodate the runoff from the proposed frontage improvements 
and road widening along Sea Island Way. If the existing drainage system does not have capacity, new 
downstream storm sewers will be required at Garden City Road frontage and along the north side of Patterson 
Road east of Garden City. City review and approval of the modelling results is required prior to the developer 
entering into a servicing agreement or prior to rezoning adoption, whichever occurs first. 

iii) Install a new storm service connection complete with an inspection chamber. Location and details of the 
service connection shall be finalized through the servicing agreement design review. 

b) At developer’s cost, the City is to: 
iv) Cut and cap all existing storm sewer service connections at all frontages of the proposed site. 
v) Complete all required tie-ins to the existing City drainage system. 

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

i) Install new sanitary service laterals to proposed development and tie-in to existing sanitary manhole 
(SMH56969) in front of 8911 Patterson Road. 

4) Transportation Works and Frontage Improvements 
a) The Developer is required to, at the developer’s cost:   

ii) Complete the following frontage improvements: 
a. Along the Sea Island frontage:  

i. Provide the following from north to south: 0.2 m curb and gutter, minimum 3.5 m wide treed 
boulevard (width to be refined as part of Servicing Agreement* design to accommodate potential 
future widening of Sea Island Way), 2.5 m wide bike path (transitioned to meet existing on-street bike 
path to the west), and 2 m wide sidewalk.  

ii. Bike path and sidewalk to be continuous with existing pedestrian and cyclist infrastructure along 
Garden City Road. 

b. Along the Garden City Road frontage: 
i. Construct landscaped area west of the existing concrete sidewalk. 

ii. Maintain existing concrete sidewalk and asphalt shared pedestrian and cyclist path.    
c. Along the Patterson Road frontage:  

i. Construct a 2 m wide sidewalk extending from the frontage of 8851 Patterson Road to the existing 3 
m wide multi-use path to the east; 

ii. Re-instate driveways at 8871 and 8891 Patterson Road.  
iii. Provide a grassed / landscaped area between the existing 3 m wide multi-use path and the south 

property line of the subject site.  
d. At the Garden City Road and Sea Island Way intersection: 

i. Construct new letdown. 
ii. Upgrade the channelized right turn lane at the SW corner of Sea Island Way and Garden City Road 

with a smart channel with a tighter radius, subject to acceptance of the proposed works by MoTI. 
iii. Widen and improve existing pedestrian crossing on the south side of Sea Island Way and Garden City 

Road to enable cyclists crossings. 
iv. Provide a new 2.5 m wide cycle track within the channelized island on the southeast corner of the Sea 

Island Way / Garden City Road intersection, subject to acceptance of the proposed works by MoTI.  
iii) Coordinate with BC Hydro Transmission to address the conflict between the existing poles, anchors and 

overhead lines and the proposed development along Garden City Road frontage. Poles and anchors relocation 
may be required. If pole relocations are required, the cost of relocating the poles and overhead lines shall be 
included in the servicing agreement security. Written confirmation of the relocation costs from BC Hydro is 
required prior to entering into the servicing agreement. 
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iv) Pre-duct for future hydro, telephone and cable utilities along all road frontages. 
v) Locate all above ground utility cabinets and kiosks required to service the proposed development within the 

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

1. BC Hydro PMT – 4mW X 5m (deep) 
2. BC Hydro LPT – 3.5mW X 3.5m (deep) 
3. Street light kiosk – 1.5mW X 1.5m (deep) 
4. Traffic signal kiosk – 1mW X 1m (deep) 
5. Traffic signal UPS – 2mW X 1.5m (deep) 
6. Shaw cable kiosk – 1mW X 1m (deep) – show possible location in functional plan 
7. Telus FDH cabinet  - 1.1mW X 1m (deep) – show possible location in functional plan 

5) Streetlights: 
a) Provide street lighting at Patterson Road, Garden City Road and Sea Island way frontages. Please consult the City 

Planner for the general requirements for street lighting which will be confirmed/finalized through the SA process 
6) General Items: 
a) The Developer is required to, at the developer’s cost: 
b) Provide, prior to start of site preparation works or within the first servicing agreement submission, whichever 

comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil preparation impacts on 
the existing utilities fronting the development site and provide mitigation recommendations. 

c) Provide a video inspection report of the existing utilities along the road frontages prior to start of site preparation 
works or within the first servicing agreement submission, whichever comes first. A follow-up video inspection, 
complete with a civil engineer’s signed and sealed recommendation letter, is required after site preparation works 
are complete (i.e. pre-load removal, completion of dewatering, etc.) to assess the condition of the existing utilities 
and provide recommendations to retain, replace, or repair. Any utilities damaged by the pre-load, de-watering, or 
other ground preparation shall be replaced or repaired at the Developer’s cost. 

d) Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures. Any damage, 
nuisance, or other impact to be repaired at the developer’s cost. The post-preload elevation survey shall be 
incorporated within the servicing agreement design. 

e) Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil preparation 
works per a geotechnical engineer’s recommendations, and report the settlement amounts to the City for approval. 

f) Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that the City’s 
preference is to manage groundwater onsite or by removing and disposing at an appropriate facility. If this is not 
feasible due to volume of de-watering, the Developer will be required to apply to Metro Vancouver for a permit to 
discharge into the sanitary sewer system. If the sanitary sewer does not have adequate capacity to receive the 
volume of groundwater, the Developer will be required to enter into a de-watering agreement with the City 
wherein the developer will be required to treat the groundwater before discharging it to the City’s storm sewer 
system. 

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

h) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the adjacent 
development(s), both existing and in-stream. The developer’s civil engineer shall submit a signed and sealed letter 
with each servicing agreement submission confirming that they have coordinated with civil engineer(s) of the 
adjacent project(s) and that the servicing agreement designs are consistent. The City will not accept the 1st 
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submission if it is not coordinated with the adjacent developments. The coordination letter should cover, but not 
be limited to, the following: 
i) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and private utilities. 
ii) Pipe sizes, material and slopes. 
iii) Location of manholes and fire hydrants. 
iv) Road grades, high points and low points. 
v) Alignment of ultimate and interim curbs. 
vi) Proposed street lights design. 

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

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

 

Prior to a Development Permit∗ being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Legal Agreements: Satisfy the terms of legal agreement registered on title prior to rezoning adoption with respect to 

the development’s Development Permit. 
2. Additional Requirements: Discharge and registration of additional right-of-way(s) and/or legal agreements, as 

determined to the satisfaction of the Director of Development, Director of Transportation, Director of Engineering, 
Manager of Real Estate Services, Manager of Community Social Services, and Senior Manager of Parks. 

3. Waste Management Plan: As part of the permit drawings, submit a Plan (i.e. drawings and related specifications), to 
the City’s satisfaction, indicating the nature of all waste management-related facilities proposed on the subject site 
and their compliance with City bylaws and policies, including, but not limited to, carts/bins (e.g., uses, types, and 
numbers), waste/holding rooms (e.g., uses, locations, sizes, and clear heights), loading facilities (e.g., locations, sizes, 
and clear heights), pedestrian/vehicle access (e.g., routes and vehicles turning templates), and related features, as 
required (e.g., signage, janitor sinks, floor drains, lighting, ventilation, safety measures, and door/gate operations). w 

4. Complete an acoustical report and recommendations prepared by an appropriate registered professional, which 
demonstrates that the interior noise levels and noise mitigation standards comply with the City’s Official Community 
Plan and Noise Bylaw requirements.  The standard required for air conditioning systems and their alternatives 
(e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 “Thermal 
Environmental Conditions for Human Occupancy” standard and subsequent updates as they may occur.  Maximum 
interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows: 
TABLE 7 

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

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

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

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

 
 
Note: 

* This requires a separate application. 

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

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

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

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

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

 
 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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Bylaw 10464 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10464 (RZ 20-919113) 
8911, 8931, 8951, 8991 Patterson Road 

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

1. Richmond Zoning Bylaw 8500 is amended by inserting the following into Section 20 (Site

Specific Mixed Use Zones), in numerical order:

“20.54  Residential / Limited Commercial (ZMU54) – Capstan Village (City Centre)” 

20.54.1 Purpose 

The zone accommodates low rise and high-rise apartments within the City Centre, plus a 
limited amount of commercial use and compatible secondary uses and additional uses. 
Additional density is provided to achieve, among other things, City objectives in respect to 
affordable housing units, child care, amenity, commercial use, and the Capstan 
Canada Line station. 

20.54.2 Permitted Uses 

 child care

 congregate housing

 entertainment, spectator

 hotel

 housing, apartment

 housing, town

 live/work dwelling

 office

 restaurant

 retail, convenience

 retail, general

 service, financial

 service, personal

20.54.3 Secondary Uses 

 boarding and lodging

 community care facility, minor

 home business

 park
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20.54.5 Permitted Density 

1. For the purposes of this zone, if the owner transfers not less than 829 m2 of land to the 
City as public open space, the calculation of floor area ratio shall be based on a net 
development site area of 4,908.5 m2. 

2. The maximum floor area ratio (FAR) of the site is 2.0. 

3. Not withstanding Section 20.54.5.2 the reference to 2.0 is increased to a higher density 
of 2.5 if: 

a) the site is located in the Capstan Station Bonus area designated by the City Centre 
Area Plan;  
 

b) the owner pays a sum into the Capstan station reserve as specified in Section 5.19 
of this bylaw; 
 

c) the owner grants to the City, via a statutory right-of-way, air space parcel, or fee 
simple lot, as determined at the sole discretion of the City, rights of public use over a 
suitably landscaped area of the site for park and related purposes at a rate of 5.0 m2 
per dwelling unit; 

 
d) the owner provides in the building not less than 27 affordable housing units and 

the combined habitable space of the total number of affordable housing units 
would comprise at least 15% of the total building area; and 

 
e) the owner enters into a housing agreement with respect to the affordable housing 

units and registers the housing agreement against the title to the owner’s lot, and 
files a notice in the Land Title Office. 

4.  Notwithstanding Section 20.54.5.2, if the owner has provided affordable housing units 
under section 20.54.5.3, an additional 1.0 density bonus floor area ratio is permitted, 
provided that: 

a) the lot is located within the Village Centre Bonus area designated by the City Centre 
Area Plan; 
 

b) the owner uses the additional 1.0 density bonus floor area ratio for non-residential 
hotel use only; and 
 

c) for the 4,908.5 m2 area resulting from the additional 1.0 density bonus floor area 
ratio for non-residential hotel purposes, the owner pays a sum to the City prior to 
final reading/adoption of the bylaw, in lieu of granting 5% of the additional 1.0 density 
bonus floor area ratio (i.e. the gross floor area of the additional building area) to 
the City as community amenity space, equal to 5% of the 1.0 density bonus floor 
area: 
 
i) multiplied by the “equivalent to construction value” rate of $871 per square 

foot, if the payment is made within one year of third reading of the zoning 
amendment bylaw; 

 

PH - 168



 or 

ii) multiplied by the Council-approved “equivalent to construction value” 
community amenity contribution rate in effect for the City Centre at the time of 
final reading of the zoning amendment bylaw, if the payment is not made 
within one year of third reading of the zoning amendment bylaw, 
 

whichever is greater. 

20.54.6 Permitted Lot Coverage 

1.  The maximum lot coverage for buildings and landscaped roofs over parking spaces 
is 90%, exclusive of portions of the sites the owner grants to the City, via a statutory 
right-of-way, air space parcel, or alternative means satisfactory to the City, for park or 
road purposes. 

20.54.7 Yards & Setbacks 

1. Minimum setbacks shall be: 

a) for road and park setbacks, measured to a lot line or the boundary of an area granted 
to the City for road, park, or open space purposes: 6.0 m, but may be reduced to 3.0 
m if a proper interface is provided as specified in a Development Permit approved by 
the City; and 
  

b) for parts of a building situated below finished grade, measured to a lot line: 0.0 m. 

2.  There is no minimum interior side yard.  

3. There is no minimum setback to the north property line. 

4.  Architectural features such as cornices, leaders, pilasters, and sills may project into a 
required setback, but may not project more than a distance of 1.0 m, if a proper interface 
is provided as specified in a Development Permit approved by the City. 

5. Entry stairs, ramps and landscape elements such as paving and fences may project into 
the required setback but may not exceed 40% of the frontage as specified in a 
Development Permit approved by the City.  

20.54.8 Permitted Heights 

1. The maximum building height shall be 47.0 m geodetic. 

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

3. The maximum height for accessory structures is 12.0 m. 

20.54.9 Subdivision Provisions 

1. The minimum lot area is 4,000 m2.  

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

20.54.11 On-Site Parking and Loading 

1. On-site vehicle and bicycle parking and loading shall be provided according to the 
provisions of Section 7.0, except that: 

a) City Centre Parking Zone 1 rates shall apply for the purpose of minimum number of 
parking spaces, except that 0.8 parking spaces for residents shall be required per 
affordable housing unit plus 0.2 spaces for visitors per affordable housing unit, 
subject to the provision of Transportation Demand Management measures to the 
satisfaction of the Director of Transportation; and  

b) large size loading spaces shall not be required. 

20.54.12 Residential Rental Tenure 

1.  For the purposes of this zone, residential rental tenure means, in relation to a dwelling 
unit in a multi-family residential building, occupancy of a dwelling unit that includes an 
affordable housing unit in accordance with a housing agreement registered on title, 
and governed by a tenancy agreement that is subject to the Residential Tenancy Act 
(BC), as may be amended or replaced from time to time. 

2.  A minimum of 27 dwelling units shall be residential rental tenure. 

20.54.13 Other Regulations 

1. Telecommunication antenna must be located a minimum 20.0 m above the ground 
(i.e., on a roof of a building). 

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

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 

Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 

following area and by designating it 

2.1 “RESIDENTIAL / LIMITED COMMERCIAL (ZMU 54) – CAPSTAN    

VILLAGE (CITY CENTRE)”. 

That area shown hatched and indicated as “A” on “Schedule “A” attached to and 

forming part of Bylaw 10464”. 

2.2  “SCHOOL & INSTITUTIONAL USE (SI)”. 

That area shown cross-hatched and indicated as “B” on “Schedule “A” attached to 

and forming part of Bylaw 10464”. 
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Schedule “A” attached to and forming part of Bylaw 10464 
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7216004

Report to Committee 

To: Planning Committee Date: May 24, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 21-922202 

Re: Application by Interface Architecture Inc. for Rezoning at 5800, 5840,  
5860 Granville Avenue from the “Single Detached (RS1/E)” Zone to the 
“Low-Density Townhouses (RTL4)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10470, for the rezoning of 5800, 5840, 
5860 Granville Avenue from the “Single Detached (RS1/E)” zone to the “Low-Density 
Townhouses (RTL4)” zone, be introduced and given first reading. 

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

WC:cl 
Att. 7 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 

Affordable Housing  

CONCURRENCE OF GENERAL MANAGER 
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May 24, 2023 - 2 - RZ 21-922202 

7216004 

Staff Report 

Origin 

Interface Architecture Inc. (on behalf of Satwant Atwal and Surinder Grewal of 1275306 BC 
Ltd.) has applied to the City of Richmond for permission to rezone 5800, 5840 and 5860 
Granville Avenue from the “Single Detached (RS1/E)” zone to the “Low-Density Townhouses 
(RTL4)” zone, to permit the property to be developed for 18 townhouse units, with vehicle 
access from Granville Avenue.  A location map and aerial photo of the subject site are provided 
in Attachment 1. 

Findings of Fact 

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

Existing Site Condition and Context 

A survey of the subject site is included in Attachment 3.  The subject site consists of three lots 
located at the southeast corner of the intersection of Granville Avenue and Ledway Road. 

Subject Site Existing Housing Profile 

The subject site consists of three lots, each containing a single-family dwelling that is occupied 
by rental tenants.  Within the dwelling at 5860 Granville Avenue, there is also a two-bedroom 
secondary suite that is occupied by rental tenants.  The existing dwellings are proposed to be 
demolished at future development stage. 

Surrounding Development 

Existing development immediately surrounding the subject site is as follows: 

To the North: Across Granville Avenue, are large lots zoned “Low-Density Townhouses  
Zone (RTL1)”, “Medium Density Low Rise Apartments (RAM1)”, and 
“Assembly (ASY)” containing multi-family housing and the Canadian Martyrs 
Catholic Church, respectively. 

To the South:  Are large lots zoned “Single Detached (RS1/E)” containing single-family housing 
fronting Linscott Road. 

To the East: Is a large lot zoned “Single Detached (RS1/E)” containing a single-family house 
fronting Granville Avenue. 

To the West: Across Ledway Road are large lots zoned “Single Detached (RS1/E)” containing 
single-family housing fronting Ledway Road. 
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May 24, 2023 - 3 - RZ 21-922202 

7216004 

Existing Legal Encumbrances 

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

The proposed Site Plan will be further refined as part of the Development Permit (DP) 
application review process to ensure no encroachments. 

Related Policies & Studies 

Official Community Plan 

The Official Community Plan (OCP) land use designation for the subject properties is 
“Neighbourhood Residential”.  This redevelopment proposal is consistent with this designation. 

Arterial Road Land Use Policy 

The Arterial Road Land Use Policy designation for the subject properties is “Arterial Road 
Townhouse”, subject to the development criteria in the Policy.  This redevelopment proposal is 
consistent with this designation and with the Policy criteria. 

Housing Type and Tenure 

This proposal is for 18 townhouse units that are intended to be strata-titled.  Consistent with the 
OCP policy respecting townhouse development projects and in order to maximize potential 
rental and housing opportunities throughout the City, the applicant has agreed to register a 
restrictive covenant on Title prior to final adoption of the rezoning bylaw, prohibiting (a) the 
imposition of any strata bylaw that would prohibit any residential dwelling unit from being 
rented; and (b) the imposition of any strata bylaw that would place age-based restrictions on 
occupants of any residential dwelling unit. 

Affordable Housing Strategy 

The City’s Affordable Housing Strategy requires that all townhouse rezoning applications 
provide a cash-in-lieu contribution to the Affordable Housing Reserve Fund.  Consistent with the 
Strategy, the applicant proposes to submit a cash-in-lieu contribution to the Affordable Housing 
Reserve fund in the amount of $12.00 per buildable square foot (for sites outside of the City 
Centre Area Plan) for a total contribution of $244,512.00 prior to final adoption of the rezoning 
bylaw.  

Market Rental Housing Policy  

This rezoning application was received prior to the current Market Rental Housing Policy, which 
was adopted by City Council on June 20, 2022.  Consistent with the provisions for in-stream 
rezoning applications, this application is exempt from the Market Rental Housing Policy if the 
rezoning bylaw is granted first reading prior to June 20, 2023. 
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7216004 

Public Art Program Policy 

Based on the maximum buildable floor area of approximately 1,893 m2 (20,376 ft2), the 
recommended Public Art contribution based on administrative guidelines of $0.99/ft2 (2023 rate) 
is approximately $20,172.24. 

As the project will generate a recommended Public Art Contribution less than $40,000.00 and 
there are limited opportunities to locate Public Art on-site, as per Policy, it is recommended that 
the Public Art contribution be directed to the Public Art Reserve Fund for City-wide projects on 
City lands.  The contribution is required to be submitted prior to final adoption of the rezoning 
bylaw. 

Accessibility 

Consistent with the OCP guidelines regarding accessible housing, the applicant proposes to 
provide aging-in-place features in all of the units (e.g., stairwell handrails, lever-type handles for 
plumbing fixtures and door handles, and solid blocking in washroom walls for future grab bar 
installation beside toilet, bathtub, and shower).  In addition, the applicant proposes two 
Convertible Units (in Building 4).  Further review of the Convertible Unit design will be 
undertaken as part of the DP application review process. 

Energy Step Code 

Consistent with the City’s Energy Step Code requirements, the project architect has confirmed 
that the applicable Energy Step Code performance targets have been considered in the proposed 
design.  The proposal is anticipated to achieve Step 3 of the Energy Step Code with the use of a 
Low Carbon Energy System. 

Further details on how the proposal will meet this commitment will be reviewed as part of the 
DP and Building Permit (BP) application review processes. 

Floodplain Management Implementation Strategy 

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

Public Consultation 

A rezoning sign has been installed on the subject property.  In response to the placement of the 
rezoning sign on the property, an email inquiry was received from the resident to the south at 
5811 Linscott Road regarding potential hedge retention or replanting along the south property 
line of 5800 Granville Avenue to address privacy concerns.  Attachment 4 includes the email 
correspondence between the resident at 5811 Linscott Road and City staff. 

There is an existing hedge located on the neighbour’s property which provides some screening of 
the proposed development on the subject site.  
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7216004 

The applicant proposes to remove the existing on-site hedge, install a new privacy fence and 
plant a new hedge along the south property line of 5800 Granville Avenue to respond to the 
neighbour’s concerns.   

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

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

Analysis 

Site Planning and Open Space 

The proposed development consists of 18 townhouse units on a site that would be approximately 
3155 m2 (33,960 ft2) in area after the required road dedication (8 m2).  Conceptual development 
plans proposed by the applicant are included in Attachment 5. 

The proposed site layout consists of: 

 Two three-storey buildings along the north side of the site facing Granville Avenue. 

 One two-and-a-half-storey triplex building on the south side of the site facing Ledway 
Road. The upper storey is positioned in the centre of the building, with minimal window 
openings, to provide a sensitive interface with existing single-family housing to the west 
and south. 

 Two two-storey duplex buildings along the south side of the site along the interface with 
existing single-family housing on Linscott Rd. 

Private outdoor space for the three-storey units fronting Granville Avenue and Ledway Road is 
proposed in the form of front yards at ground level and decks on the second level facing either 
Ledway Road or the internal drive-aisle.  Private outdoor space for the two-storey units is 
proposed in the form of rear yards at ground level.   

Common outdoor amenity space is proposed in the southeast corner of the site opposite the main 
site entry and its preliminary size meets the minimum guidelines in the OCP.  Opportunities exist 
to further examine the location, configuration and programming of the common outdoor amenity 
space on-site as part of the DP application review process. 

Consistent with the OCP, the applicant proposes to submit a contribution to the City prior to final 
adoption of the rezoning bylaw in lieu of providing common indoor amenity space on-site.  The 
current rate for this 18-unit townhouse proposal is $2,066.00/unit for a total contribution of 
$37,188.00 to the City’s Leisure Facilities Reserve Fund.  In the event that the contribution is not 
received within one year of the rezoning bylaw receiving third reading, the contribution shall be 
recalculated based on the rate in effect at the time of payment, as updated periodically. 
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Site Access, Parking and Road Improvements 

Vehicle access to the subject site is proposed off Granville Avenue.  By virtue of the existing 
centre median located within Granville Avenue, which separates eastbound and westbound 
traffic, vehicle turning movements into and out of the subject site are limited to right-in/right-out. 

Prior to rezoning bylaw adoption, the applicant must register a SRW on Title for public-right-of-
passage over the drive-aisle to enable potential shared access to future townhouse development 
to the east. 

Pedestrian access from the public sidewalks along Granville Avenue and Ledway Road to each 
of the street-fronting units is proposed via individual pathways, and pedestrian access to the 
internal units is proposed via the drive-aisle. 

On-site parking is proposed consistent with the requirements in Richmond Zoning Bylaw 8500.  
Resident parking is proposed to be provided within each unit’s garage (in either a side-by-side or 
tandem arrangement) or to be split between single-car garages and surface parking spaces.  For 
the spaces proposed in a tandem arrangement, the applicant is required to register a restrictive 
covenant on Title prohibiting the conversion of the tandem parking area into a habitable space.  
Surface parking spaces are also proposed for visitors, one of which is Van Accessible.  Resident 
bike parking is also proposed to be located within each unit’s garage, and a visitor bike rack is 
proposed within the common outdoor amenity space. 

The applicant is required to provide a 4 m x 4 m corner cut road dedication at the intersection of 
Granville Avenue and Ledway Road and to enter into a Servicing Agreement (SA) for the design 
and construction of boulevard improvements along both Granville Avenue and Ledway Road.  
The scope of improvements is to include (but is not limited to): a new treed/grass boulevard and 
wider multi-use path (consisting of a concrete sidewalk and off-street bike path) along both 
frontages, improved bus stop area design, and new wheelchair ramps at the intersection of 
Ledway Road and Granville Avenue to align with the existing crosswalk across Granville 
Avenue.  The location and width of the new treed/grass boulevards and sidewalks has been 
purposely varied to allow for retention of existing City street trees and trees on the subject site.  
Complete details on the scope of the works are included in Attachment 7.  The frontage design 
will be further refined through the SA design review process.  The road dedication must be 
registered at the Land Title Office prior to final adoption of the rezoning bylaw, and the SA must 
be entered into prior to BP issuance.   

Traffic and Parking Assessment 

The applicant submitted a Traffic and Parking Assessment prepared by a Professional Engineer, 
which assesses traffic operations along the subject site’s road frontages.  The proposed frontage 
improvements are adequate to accommodate site-generated traffic with no impact on existing 
traffic.   

The Assessment confirms the proposed Site Plan is adequate to accommodate on-site circulation 
of all types of vehicle movements (passenger vehicles, garbage/recycling trucks, delivery trucks 
and fire trucks). 
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The provision of on-site vehicle parking meets the requirements in Richmond Zoning Bylaw 
8500. 

The Assessment has been reviewed and the findings supported by City staff. 

Tree Retention and Replacement 

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site 
tree species, assesses tree structure and condition, and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses: 

 16 bylaw-sized trees on the subject property (Trees # 455, 457-465, 467-472). 

 Two trees on-site that are shared with the City (Trees # 456, 466). 

 Two trees on-site that are shared with the neighbouring property to the east (Trees # 473, 
474). 

 One tree on-site that is shared with the City and the neighbouring property to the east  
(Tree # 475). 

 Seven trees located on neighbouring properties to the south and the east (Trees # N01-N06 
and an unnumbered Walnut tree). 

 Four street trees and two hedgerows on City property (Trees # C01-C07). 
 
Three undersized hedges are also identified on-site along the west, south and east property lines 
of 5800 Granville Avenue (un-numbered).   

The City’s Tree Preservation Coordinator and Parks Department Arborist reviewed the 
Arborist’s Report and a summary of the outcome is provided in the following table: 

Trees to be retained and protected 

# Trees Location/Tree #/Comments 

5 On-site (Trees # 455, 457, 458, 459 and 467); in good condition and must be 
retained and protected.  

1 On-site and shared with the City (Tree # 456); in good condition and must be 
retained and protected.  

3 On-site and shared with the City and the neighbouring property to the east (Trees # 
473, 474, 475).  Although these trees are in poor condition from historic pruning 
treatments and decayed wounds, the applicant was unable to obtain authorization 
from the neighbouring property owner to the east for the removal of these shared 
trees, therefore the trees must be retained and protected as per the City’s tree 
protection information Bulletin Tree-03.  

5 On neighbouring properties to the south and east (Trees # N01, N04, N05, N06 and 
the unnumbered Walnut tree); in fair to good condition and must be retained and 
protected. 

2 In the boulevard on City-owned property along Ledway Road (Trees # C05, C06); in 
good condition and must be retained and protected.  

Total:  16 
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Trees recommended for removal 

# Trees Location/Tree # 

11 On-site (Trees # 460-465, 468-472).  All are in poor condition and are either dying 
(sparse canopy foliage), have been historically topped and have significant structural 
defects such as previous stem failure, narrow and weak secondary stem unions at 
the main branch union (below previous topping cuts) and co-dominant stems with 
inclusions.  These trees are not good candidates for retention and should be 
removed and replaced.   

1 On-site and shared with the City.  Tree # 466 should be removed due to poor 
condition from historic pruning and a buried tree base.  

2 On the neighbouring properties to the south (Trees # N02, N03).  These trees are 
fully dead and decayed, and should be removed and replaced.  The applicant has 
obtained written authorization from the adjacent property owners (a copy of which is 
on file), and the applicant must obtain a valid tree removal permit prior to removal.   

2 In the boulevard on City-owned property along Ledway Road (Trees # C02 and 
C03).  These trees are suppressed by Hedgerow #C01 resulting in poor, 
asymmetrical crown structure.  Historical pruning of the trees has resulted in large, 
decayed wounds.  These trees are also in conflict with the required frontage 
improvements along Ledway Road.  

Total: 16 

On-site trees identified for removal are required to be replaced at a 2:1 ratio as per the OCP and 
the City’s Tree Protection Bylaw 8057. 

The two hedgerows located on City-owned property along Ledway Road and Granville Avenue 
(# C01 and C07) are in conflict with the required frontage improvements and must be removed.   
 
Although not assessed by the project Arborist or City staff, two of the undersized hedges at  
5800 Granville Avenue (one along the west property line and one along the east property line) 
are proposed to be removed due to conflict with the proposed development (i.e., the drive-aisle 
and on-site parking), and to improve the public realm along Ledway Road. 
 
As identified previously in this report, the undersized hedge along the south property line of 
5800 Granville Avenue is proposed to be removed and a new hedge planted in its place.   

Tree Protection 

To summarize, the following trees are required to be retained and protected: 

 Nine on-site trees (Trees # 455, 456, 457, 458, 459, 467, 473, 474 and 475; four of which are 
shared with either the City or neighbour to the east). 

 Five trees on neighbouring properties to the south and east (Trees # N01, N04, N05, N06 and 
the unnumbered Walnut tree).  

 Two trees in the boulevard on City-owned property along Ledway Road (Trees # C05, C06). 

The applicant has submitted a tree management drawing showing the trees to be retained and the 
required tree protection areas (Attachment 6).   
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To ensure that the 16 trees identified for retention are protected at development stage, the 
applicant is required to complete the following items: 

 Prior to final adoption of the rezoning bylaw, submission to the City of:

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

- A tree survival security in the amount of $45,000.00 for Trees # 455, 457, 458, 459, 467, 
473 and 474.

- A tree survival security in the amount of $5,000.00 for Tree # 456 and $5,000.00 for 
Tree # 475.

- A tree survival security in the amount of $10,000.00 for Tree # C05 and $5,000.00 for 
Tree # C06.

The applicant must enter into a legal agreement to accompany the tree survival securities, 
which sets the terms for the use and release of the securities. 

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

Tree Replacement 

11 on-site trees, two trees on neighbouring property, and three trees that are shared with the City 
or on City property are proposed to be removed (Trees # 460-466, 468-472, N02, N03, C02, 
C03).  In accordance with the 2:1 tree replacement ratio in the OCP and Tree Protection Bylaw 
8057, 22 replacement trees are required to be planted and maintained for the 11 on-site trees 
proposed to be removed (minimum 8 cm caliper deciduous or 4 m high conifer).  For the 
proposed removal of the three trees that are shared with the City or on City property, the 
applicant is required to submit a contribution in the amount of $4,500.00 to the City’s Tree 
Compensation Fund prior to final adoption of the rezoning bylaw (i.e., $1,500.00 for Tree # 466; 
$1,500.00 for Tree # C02; and $1,500.00 for Tree # C03).   

The applicant’s preliminary Landscape Plan illustrates that 22 trees of a variety of species and 
sizes are proposed.  To ensure that the replacement trees are planted and maintained on-site, the 
applicant is required to submit a Landscaping Security prior to DP issuance in the amount of  
100 per cent of a cost estimate prepared by the Registered Landscape Architect (including 
installation and a 10 per cent contingency).  As part of the DP application review process, the 
number and size of proposed replacement trees is to be refined and additional planting 
opportunities are to be examined where appropriate. 
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Variance Requested 

The conceptual development plans are generally in compliance with the “Low Density 
Townhouses (RTL4)” zone of Richmond Zoning Bylaw 8500, with the exception of a variance 
request to reduce the exterior side yard setback along Granville Avenue from 6.0 m to 4.5 m. 

Staff is supportive of the variance request for the following reasons: 

 A reduction in the setback from the north property line along Granville Avenue enables a 
deeper setback to be provided to the south property line, resulting in a more sensitive 
interface with existing adjacent single-family housing to the south. 

 Although the setback is reduced, the proposal maintains consistency with the minimum 
private outdoor space guidelines in the OCP through the provision of front yards at 
ground level and secondary south-facing balconies off the main living areas on the 
second level. 

 At DP stage, the applicant will be required to provide an acoustic report prepared by a 
registered professional to confirm that the units will achieve the CMHC interior noise 
standards for traffic noise identified in the OCP. 

Site Servicing 

Prior to BP issuance, the applicant is required to enter into a SA for the design and construction 
of: drainage upgrades along Ledway Road (i.e. to increase the size of the storm sewer to 600 mm 
diameter for approximately 50 m); the water, storm and sanitary service connection designs; and 
for the boulevard improvements described previously in this report. 

Complete details on the scope of the site servicing requirements are included in Attachment 7. 

Future DP Application Considerations 

A DP application is required to be processed to a satisfactory level prior to final adoption of the 
rezoning bylaw.  The DP application will involve further review the of form and character of the 
proposed development to ensure it is consistent with the design guidelines for multi-family 
development contained within the OCP, and further refinements may be made to the drawings as 
part of the review.  This includes, but is not limited to: 

 Examining opportunities to improve the Site Plan and Landscape Plan with respect to the 
entry drive-aisle, extent of surface parking, common outdoor amenity space, children’s play 
structure, and on-site planting and permeable surfaces. 

 Refining the Architectural Plans to clarify proposed lot grading and to demonstrate 
compliance with the maximum allowable building height. 

 Confirming that all Aging-in-Place and Convertible Unit Features have been incorporated 
into dwelling design. 

 Reviewing the proposed exterior building material and colour palette. 

 Reviewing the applicant’s design response to the principles of Crime Prevention Through 
Environmental Design (CPTED). 
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 Gaining a better understanding of the proposed environmental sustainability features to be 
incorporated into the project, including acquiring further details about how the proposal will 
meet the Energy Step Code. 

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

Financial Impact 

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

Conclusion 

This application is to rezone the property at 5800, 5840, 5860 Granville Avenue from the “Single 
Detached (RS1/E)” zone to the “Low Density Townhouses (RTL4)” zone, to permit the property 
to be developed for 18 townhouse units with vehicle access to Granville Avenue. 

This rezoning application complies with the land use designations and applicable policies for the 
subject site that are contained within the OCP. 

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

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10470 be introduced 
and given first reading. 
 

 
Cynthia Lussier 
Planner 2 
(604-276-4107) 

CL:js 
 
Att. 1: Location Map/Aerial Photo 

2: Development Application Data Sheet 
3: Site Survey 
4: Email correspondence with the resident at 5811 Linscott Road 
5: Conceptual Development Plans 
6: Tree Management Drawing 
7: Rezoning Considerations 

 

PH - 183



15.30 18.00

18.60

2
5
.6

0

22.69

24.38

21.95

4
2
.0

6

22.45

13.31

18.89

3
7
.6

2

146.62

2
5
.6

0

2
5
.6

0

30.85

61.51

16.22 24.38

22.13

152.40

4
0
.3

9

2
5
.6

0

24.38

4
5
.1

1

16
.7

6

4
2

.0
6

36.59

14.36

36.82

4
5
.1

1

24.38

20.12

21.95

24.38

3
3
.2

8

96.61

2
0

.7
3

3
6
.5

8

36.82

3
6
.5

8

4
2
.0

6

39.22

23.90

24.38

8.23

15.73

4
2
.0

8

3
3
.5

3

30.85

25.16

4
2

.0
6

4
5

.1
1

13.50

3
4

.1
7

4
4
.9

6

18.29

2
7
.4

3

2
7
.4

3

24.38

3
6
.5

8

3
6
.5

8

24.99

15.76

15.23

36.82

36.82

3
3
.5

3

20.12

4
2
.0

6

1
5

.2
4

20.12

24.38

15.24

16.93

ASY RAM1

RTL1
RC1

RS1/D

RS1/E

ASY

RS1/E

RD1

RS1/E

RTL1

RS1/B

RC2

RS1/B

RS2/BRS2/BRS2/B

RTL1

RS1/B

RTL1

RS1/E

RC1 RS1/E

GRANVILLE AVEGRANVILLE AVEGRANVILLE AVE

N
O

. 
2
 R

D
N

O
. 
2
 R

D
N

O
. 
2
 R

D

LINSCOTT RDLINSCOTT RDLINSCOTT RD

L
E

D
W

A
Y

 R
D

L
E

D
W

A
Y

 R
D

L
E

D
W

A
Y

 R
D

L
A

N
G

T
O

N
 R

D
L

A
N

G
T

O
N

 R
D

L
A

N
G

T
O

N
 R

D

COMSTOCK RDCOMSTOCK RDCOMSTOCK RD

L
IV

IN
G

S
T

O
N

E
 P

L
L

IV
IN

G
S

T
O

N
E

 P
L

L
IV

IN
G

S
T

O
N

E
 P

L

LINSCOTT CRTLINSCOTT CRTLINSCOTT CRT

PROPOSEDPROPOSED
REZONINGREZONING
PROPOSED
REZONING

RS1/ERS1/ERS1/E

GRANVILLE AVEGRANVILLE AVEGRANVILLE AVE

L
E

D
W

A
Y

 R
D

L
E

D
W

A
Y

 R
D

L
E

D
W

A
Y

 R
D

580058005800 584058405840 586058605860

City of

Richmond

Note: Dimensions are in METRES

Original Date: 02/01/21

Revision Date: RZ 21-922202

ATTACHMENT 1

PH - 184



GRANVILLE AVEGRANVILLE AVEGRANVILLE AVE

N
O

. 
2
 R

D
N

O
. 
2
 R

D
N

O
. 
2
 R

D

LINSCOTT RDLINSCOTT RDLINSCOTT RD

L
E

D
W

A
Y

 R
D

L
E

D
W

A
Y

 R
D

L
E

D
W

A
Y

 R
D

L
A

N
G

T
O

N
 R

D
L

A
N

G
T

O
N

 R
D

L
A

N
G

T
O

N
 R

D COMSTOCK RDCOMSTOCK RDCOMSTOCK RD

LINSCOTT CRTLINSCOTT CRTLINSCOTT CRT

CAIRNS CRTCAIRNS CRTCAIRNS CRT

L
Y

N
N

W
O

O
D

 D
R

L
Y

N
N

W
O

O
D

 D
R

L
Y

N
N

W
O

O
D

 D
R

L
Y

N
A

S
 L

A
N

E
L
Y

N
A

S
 L

A
N

E
L
Y

N
A

S
 L

A
N

E

L
A

U
R

E
L
W

O
O

D
 C

T
L

A
U

R
E

L
W

O
O

D
 C

T
L

A
U

R
E

L
W

O
O

D
 C

T

UDY RDUDY RDUDY RD

GARRISON RDGARRISON RDGARRISON RD

T
W

IN
T

R
E

E
 P

L
T

W
IN

T
R

E
E

 P
L

T
W

IN
T

R
E

E
 P

L

SUBJECTSUBJECT
PROPERTIESPROPERTIES
SUBJECT
PROPERTIES

580058005800 584058405840 586058605860

City of

Richmond

Note: Dimensions are in METRES

Original Date: 02/01/21

Revision Date: RZ 21-922202

PH - 185
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Development Application Data Sheet 
Development Applications Department 

 
RZ 21-922202  

Address: 5800, 5840, 5860 Granville Avenue 

Applicant: Interface Architecture Inc. 

Planning Area(s): Blundell 
   

 Existing Proposed 

Owner: 1275306 BC Ltd To be determined 

Site Size (m2): 3,163 m2 (34,046 ft2) 3,155 m2 (33,960 ft2) 

Land Uses: Single-family housing Townhousing 

OCP Designation: Neighbourhood Residential No change 

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

Number of Units: 3 18 
 

On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max. 0.60 0.60 None permitted 

Buildable Floor Area (m2): 
Max. 1,893 m²  

(20,376 ft²) 
1,886.77 m²  
(20,309 ft²) 

None permitted 

Lot Coverage (% of lot area): 

Building: Max. 40% 
Non-porous Surfaces: 

Max. 65% 
Live Plant Material: Min. 

25% 

Building: 35.2% 
Non-porous Surfaces: 

64.5% 
Live Plant Material: 31% 

None 

Minimum Lot Width: 50 m 71.9 m None 

Minimum Lot Depth: 35 m 45.1 m None 

Minimum Lot Area: N/A 3,155 m2 (33,960 ft2) None 

Setbacks (m):    

Front Yard (Ledway Road):  Min. 6.0 m 6.0 m None 

Exterior Side Yard 
(Granville Avenue): 

Min. 6.0 m 4.5 m 
Request to 
reduce from  

6.0 m to 4.5 m 

Rear Yard (East):  Min. 3.0 m 6.0 m None 

Interior Side Yard (South):  Min. 3.0 m 6.4 m None 

Building Height (m): 12.0 m 10.9 m None 

Resident On-site Parking Spaces: 2.0 spaces/unit = 36 36 None 
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On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Visitor On-site Parking Spaces:  
0.2 spaces/unit = 4 

0.02 of which must be  
Van Accessible 

4 
1 of which is  

Van Accessible 
None 

Total: 40 40 None 

Resident Tandem Parking 
Spaces: 

Max. 50% = 18 spaces 50% = 18 spaces None 

Standard-sized Spaces: Min. 50% = 18 spaces Standard: 86.2% =  
31 spaces 

None 

Small: 13.8% = 5 spaces None 

Amenity Space – Indoor: 50 m2 or cash-in-lieu cash-in-lieu N/A 

Amenity Space – Outdoor: 
6 m2/unit 
(108 m2) 

113.9 m2 N/A 
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 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 5800, 5840, 5860 Granville Avenue File No.: RZ 21-922202 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10470, the applicant is 
required to complete the following: 
1. 4 m x 4 m corner cut road dedication at the intersection of Granville Avenue and Ledway Road.  

2. Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings). 

3. City acceptance of the developer’s offer to voluntarily contribute $4,500.00 to the City’s Tree Compensation Fund for 
the planting of replacement trees within the City (i.e., $1,500.00 for Tree # 466; $1,500.00 for Tree # C02; and 
$1,500.00 for Tree # C03).. 

4. Submission of a Contract/Letter of Undertaking between the applicant and a Certified Arborist for supervision of any 
works conducted within the tree protection zone of the trees to be retained (Trees # 455, 456, 457, 458, 459, 467, 473, 
474, 475, N01, N04, N05, N06, C05, C06 and the unnumbered Walnut tree).  The Contract should include the scope 
of work to be undertaken, including:  the proposed number of site monitoring inspections, and a provision for the 
Arborist to submit a post-construction assessment report to the City for review. 

5. Submission of a Tree Survival Security to the City in the amount of $45,000.00 for Trees # 455, 457, 458, 459, 467, 
473 and 474 to be retained. To accompany the tree survival security, the applicant must enter into a legal agreement, 
which sets the terms for its use and release. 

6. Submission of a Tree Survival Security to the City in the amount of $5,000.00 for shared Tree # 456 and $5,000.00 
for shared Tree # 475 to be retained. To accompany the tree survival securities, the applicant must enter into a legal 
agreement, which sets the terms for its use and release. 

7. Submission of a Tree Survival Security to the City in the amount of $10,000 for City Tree # C05 and $5,000 for City 
Tree # C06 to be retained. To accompany the tree survival securities, the applicant must enter into a legal agreement, 
which sets the terms for its use and release. 

8. City acceptance of the applicant’s voluntarily contribution in the amount of $12.00 per buildable square foot (e.g. 
$244,512.00) to the City’s Affordable Housing Reserve Fund.  

9. City acceptance of the applicant’s offer to make a voluntary cash contribution towards the City’s Public Art Reserve 
Fund, the terms of which shall include the following: 

a) The value of the applicant’s voluntary public art contribution shall be based on the Council-approved rates for 
residential and non-residential uses and the maximum buildable floor area permitted under the subject site’s 
proposed zoning, excluding floor area associated with affordable housing and market rental, as indicated in the 
table below. 
 

Building Type Rate Maximum Permitted Floor 
Area (after exemptions) 

Minimum Voluntary Cash 
Contribution 

Townhouses $0.99/ft2 (2023 rate) 1,893 m² (20,376 ft²) $20,172.24 
 

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

10. Contribution of $2,066.00 per dwelling unit (e.g. $37,188.00) in-lieu of the provision of on-site common indoor 
amenity space.  
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11. Payment of all fees in full for the cost associated with the Public Hearing Notices, consistent with the City’s 
Consolidated Fees Bylaw No 8636, as amended. 

12. Submission of a concept plan for the proposed Servicing Agreement works. 

13. Registration of a flood indemnity covenant on title.  

14. Registration of a legal agreement on title identifying that the proposed development must be designed and constructed 
in a manner that mitigates potential traffic noise to the proposed dwelling units.  Dwelling units must be designed and 
constructed to achieve: 

a) CMHC guidelines for interior noise levels as indicated in the chart below: 
Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

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

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

16. 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 internal drive-aisle in favour of the public and 
future developments to the east, including the installation of way-finding and other appropriate signage on the subject 
property, and requiring a covenant that the owner provide written notification of this through the disclosure statement 
to all initial purchasers, provide an acknowledgement of the same in all purchase and sale agreements, and install 
signage in the initial sales centre advising purchasers of the potential for these impacts. 

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

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

Prior to a Development Permit application* being forwarded to the Development Permit Panel for 
consideration, the applicant is required to: 

 Complete an acoustical and thermal report with recommendations prepared by an appropriate registered 
professional, which demonstrates that the interior noise levels and noise mitigation standards comply with the 
City’s Official Community Plan and Noise Bylaw requirements.  The standard required for air conditioning 
systems and their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the 
ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard and subsequent updates 
as they may occur.  Maximum interior noise levels (decibels) within the dwelling units must achieve CMHC 
standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

 Submit a finalized Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the 
Director of Development.  The Landscape Plan should: 

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

- include a mix of coniferous and deciduous trees; 
- include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this 

report; and 
- include the 22 required replacement trees (minimum 8 cm caliper deciduous or 4 m high conifer). 

If any of the required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the 
amount of $750/tree to the City’s Tree Compensation Fund for off-site planting is required.  
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Among other items to be identified at Development Permit* stage, prior to Development Permit issuance, 
the applicant must complete the following requirements: 

 Submit a Landscape Security in the amount of 100 % of a cost estimate for the finalized Landscape Plan works 
prepared by a Registered Landscape Architect (including installation and a 10% contingency).  A legal agreement 
is to accompany the Security, which sets the terms for its use and release.  If any of the required replacement trees 
cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $750/tree to the City’s Tree 
Compensation Fund for off-site planting is required. 

Prior to Demolition Permit* issuance, the applicant must complete the following requirements: 
 Installation of tree protection fencing around all trees to be retained. Tree protection fencing must be installed to 

City standard in accordance with the City’s tree protection information Bulletin Tree-03 prior to any works being 
conducted on-site and remain in place until construction and landscaping on-site is completed. 

Prior to Building Permit* issuance, the applicant must complete the following requirements: 
 Enter into a Servicing Agreement (SA)* for the design and construction of servicing and frontage improvements. 

A Letter of Credit or cash security for the value of the SA works, as determined by the City, will be required as 
part of entering into the SA. The works are to include, but may not be limited to: 

Water Works: 

a) Using the OCP Model, there is 1332 L/s and 708 L/s of water available at a 20 psi residual at the Granville 
Ave and Ledway Rd frontages respectively. Based on your proposed development, your site requires a 
minimum fire flow of 220 L/s. 

b) At the applicant’s cost, the applicant is required to: 

i. Install a new water service connection off of the existing 200 mm water main along Ledway Rd frontage 
complete with meter and meter box in a proposed utility right of way. Minimum statutory right-of-way 
(SRW) dimensions to be the size of the meter box (from the City of Richmond supplementary 
specifications) + any appurtenances (for example, the bypass on W2o-SD) + 0.5 m on all sides. Exact 
SRW dimensions to be finalized through the SA process. Connection to the existing 400 mm City 
watermain at Granville Ave is not permitted as per City of Richmond’s Engineering Design 
Specifications. 

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

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

c) At the applicant’s cost, the City will: 

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

ii. Cut and cap, at main, the existing water service connection located at the Granville Ave frontage. 

Storm Sewer Works: 

d) At the applicant’s cost, the applicant is required to: 

i. Upgrade the existing storm sewer along Ledway Rd frontage to a 600 mm storm sewer within the 
roadway. Approximate length of required upgrade is 50 metres. Tie-in to the south shall be to the existing 
storm sewer at the west side of Ledway Rd via new manholes (complete with stub). After removing 
existing manhole STMH661, tie-in to the north shall be to the existing storm sewer along the south side of 
Granville Ave with a new manhole.  

e) At the applicant’s cost, the City will: 

i. Tie-in the proposed storm sewers to the existing drainage systems. 

ii. Install a new storm service connection complete with inspection chamber connecting to the existing storm 
sewer along Granville Ave. 

iii. Cut and cap all existing storm connections along the Granville Ave frontage.  
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Sanitary Sewer Works: 

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

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

ii. Ensure no soil fill or building encroaches into the existing sanitary SRWs along the south property line. 

g) At the applicant’s cost, the applicant will: 
i. Cut and cap all existing connections and remove inspection chambers along the south property line. 
ii. Complete all tie-ins for the proposed works to existing City infrastructure. 
iii. Install a new sanitary service connection c/w inspection chamber and tie-in to the existing sanitary 

manhole at the high end of the existing sanitary system. 

Frontage Improvements: 

h) At the applicant’s cost, the applicant is required to: 

i. Complete frontage improvements along Granville Avenue to include an off-street bike path, new arterial 
road standard sidewalk, and treed/grassed boulevard.  The cross-section of the required frontage 
improvements (measured from south to north) is to include: 

• 1.5 m wide grass boulevard 
• 2.0 m wide concrete sidewalk.   
• 0.3 m wide buffer strip (with different surface texture/colour). 
• 2.0 m wide off-street machine paved asphalt bike path. 
• 1.5 m wide treed/grassed boulevard (outside of bus stop/shelter area). 
• 0.15 m wide curb (existing south curb of Granville Avenue). 
•  (Note:  measuring from the curb, a 3.0 m x 9.0 m bus stop/shelter area plus bus stop pole is to be 

provided).  

The frontage improvements are to transition to meet the existing frontage condition to the east of the 
subject site and the sidewalk and bike path alignments are to take into account requirements for tree 
protection. 

ii. The joint City/Translink initiative to enhance the Granville Avenue bus lanes has since been implemented 
along the subject site’s frontage.  The project comprised the installation of plastic delineators between the 
existing bike lane and adjacent vehicle lane.  The requirements for the applicant will be to add delineators 
where the existing driveways will be closed and to remove the existing delineators as required where the 
new driveway crossing to the site will be located. 

iii. As per Engineering Design Specifications, the southeast corner of the Granville Avenue/Ledway Road 
intersection is to be reconstructed to show a 5.5 m corner radius.  Two separate wheelchair ramps (east-
west and north-south) are to be included in the corner reconstruction. 

iv. All existing driveways along the Granville Avenue site frontage are to be closed permanently. The 
applicant is responsible for the removal of the existing driveway letdowns and the replacement with 
barrier curb/gutter, boulevard and concrete sidewalk as per the standards described above. 

v. The design of the proposed driveway off Granville Avenue requires modifications to be consistent with 
Engineering Design Specifications.  The design is to be further refined through the SA design review 
process. 

i) The City’s Parks Department will provide details on the Granville Avenue frontage requirements for tree 
protection/placement including tree species and spacing as part of the SA design review process. 

j) At the applicant’s cost, the applicant is required to: 
i. Complete frontage improvements along Ledway Road to include a new sidewalk and treed/grassed 

boulevard.  The cross-section of the required frontage improvements (measured from east to west) is to 
include: 

 1.5 m wide concrete sidewalk (existing sidewalk is to be removed). 
 Treed/grassed boulevard over the remaining width between the new sidewalk and the existing east 

curb of Ledway Road. 
 0.15 m wide curb (existing east curb of Ledway Road). 
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The frontage improvements are to transition to meet the existing frontage condition to the south and the 
sidewalk alignment is to take into account requirements for tree protection. 

ii. All existing driveways along the Ledway Road frontage are to be closed permanently. The applicant is 
responsible for the removal of the existing driveway letdowns and the replacement with barrier 
curb/gutter, boulevard and concrete sidewalk as per the standards described above. 

iii. The frontage design is to be further refined through the SA design review process. 

iv. The City’s Parks Department will provide details on the Ledway Road frontage requirements for tree 
protection/placement including tree species and spacing as part of the SA design review process. 

k) There is an existing special crosswalk at the southeast corner of the Granville Avenue/Ledway Road 
intersection.  The required corner radius reconstruction may impact the existing crosswalk infrastructure.  The 
SA design is to identify any required traffic signal device modifications.  The costs of design works and 
actual crosswalk infrastructure works are the full responsibility of the applicant. 

General Items: 

l) At the applicant’s cost, the applicant is required to: 

i. Complete the other frontage improvements as per the Transportation Department’s requirements as 
described above. 

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

iii. Relocate the existing private utility overhead lines along Granville Ave that may conflict with the 
required sidewalk at the property line. 

iv. Applicant to coordinate with BC Hydro, Telus and other private communication service providers: 

- To pre-duct for future hydro, telephone and cable utilities along all road frontages at the applicant’s 
cost. 

- When relocating/modifying any of the existing power poles and/or guy wires within the rear yards. 
- To locate all above ground utility cabinets and kiosks required to service the proposed development 

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

BC Hydro PMT – 4 m w X 5 m d 
BC Hydro LPT – 3.5 m w X 3.5 m d 
Street light kiosk – 1.5 m w X 1.5m d 
Traffic signal kiosk – 2 m w X 1.5m d 
Traffic signal UPS – 1 m w X 1m d 
Shaw cable kiosk – 1 m w X 1m d – show possible location in functional plan 
Telus FDH cabinet  - 1.1 m w X 1 m d – show possible location in functional plan 

 Submission of a Construction Parking and Traffic Management Plan to the Transportation Department for 
approval.  The Management Plan shall address the requirements 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 (for more 
details, refer to https://www.richmond.ca/services/transportation/special.htm#ConstructionZonePermit).  The 
Management Plan is also to meet the following requirements over the course of the construction period of the 
subject development: 
- Access to the site via Ledway Road is not permitted. 
- Construction-related parking is not permitted in the adjacent residential area.  Other off-site parking 

arrangements are to be made. 
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- The existing bus stop at the subject site’s Granville Avenue frontage is to be maintained and kept operational.  
If this condition cannot be met and the bus stop needs to be relocated temporarily, contact TransLink through 
City Traffic Operations (Bill Dhaliwal) for interim bus stop relocation. 

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

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

 
Notes: 

* This requires a separate application. 

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

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

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

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

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

 
 
 
(signed concurrence on file) 
 _____________________________________________   _______________________________  
Signed Date 
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Report to Committee

To: Planning Committee Date: June 5, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 21-945951 

Re: Application by Benito Kho and Verney Kho for Rezoning at 7520 Ash Street from 
“Single Detached (RS1/F)” Zone to “Single Detached (RS2/E)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10472, for the rezoning of  
7520 Ash Street from the “Single Family (RS1/F)” zone to the “Single Family (RS2/E)” zone, be 
introduced and given first reading. 

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

WC:le 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE

Affordable Housing 

CONCURRENCE OF

GENERAL MANAGERR
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Staff Report 

Origin 

The owners, Benito Kho and Verney Kho has applied to the City of Richmond for permission to 
rezone 7520 Ash Street from the “Single Detached (RS1/F)” zone to the “Single Detached 
(RS2/E)” zone, to allow the property to be subdivided into two single-family lots (Attachment 1). 
Vehicle access to the west lot (proposed Lot 1) is proposed from Ash Street.  Vehicle access to 
the eastern lot (Lot 2) is proposed from a new extension of Armstrong Street.  The site is 
currently occupied by an existing single-family dwelling on the western portion of the lot, which 
will remain on proposed Lot 1.  A site survey showing the proposed subdivision plan is included 
in Attachment 2. 

Findings of Fact 

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

Subject Site Existing Housing Profile 

The existing single detached house is currently rented and does not contain a secondary suite. 
The applicant has confirmed that the existing tenants will remain in the dwelling following the 
rezoning and subdivision application. 

Surrounding Development 

Development immediately surrounding the site is as follows: 
To the North: A single-family dwelling zoned “Single Detached (RS1/F)” fronting onto Ash 

Street.  
To the South: Two single-family lots zoned “Single Detached (RS2/E)” one lot fronts onto Ash 

Street while the other lot fronts onto Armstrong Street, (RZ 09-500671 and  
SD 09-500672). 

To the East: Across Armstrong Street, a single-family dwelling zoned “Single Detached 
(ZS14) – South McLennan (City Centre)” fronting onto Breden Avenue. 

To the West: Across Ash Street, the City-owned Paulik Park. 

Related Policies & Studies 

Official Community Plan/City Centre Area Plan 

The Official Community Plan (OCP) land use designations for the subject property is 
“Neighbourhood Residential” (NRES).  The City Centre Area – McLennan South Sub-Area Plan 
land use designation for the subject property is “Residential, Historic Single Family” 
(Attachment 4).  The Plan identifies minimum lot sizes along Ash Street (minimum 18 m [59 ft.] 
frontage and 550 m² [5,920 ft²] area) and along Armstrong Street (minimum 11.3 m [37 ft.] 
frontage and 320 m² [3,444ft²] area.)  
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The proposed lot along Ash Street (Lot 1) will be approximately 19.2 m (63 ft.) wide and  
799 m² (8,600 ft²) in area. The proposed lot along Armstrong Street (Lot 2) will be 
approximately 19.2 m (63 ft.) wide and 799 m² (8,600 ft²) in area. The proposed rezoning and 
subdivision complies with these designations and lot configuration requirements.  

Floodplain Management Implementation Strategy 

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

Public Consultation  

A rezoning sign has been installed on the subject property. Staff have not received any comments 
from the public about the rezoning application in response to the placement of the rezoning sign 
on the properties. The applicant has contacted the adjacent property owner to the north at  
7600 Ash Street to make them aware of the application and to determine if they were interested 
in rezoning at this time. The applicant advised staff in writing that the property owner is aware of 
the proposed rezoning and has no specific objections to the rezoning application as proposed 
(Attachment 5).  

Should the Planning Committee endorse this application and Council grant first reading to 
Richmond Zoning Bylaw 8500, Amendment Bylaw 10472 (the “Rezoning Bylaw”), the 
Rezoning Bylaw will be forwarded to a Public Hearing, where any area resident or interested 
party will have an opportunity to comment. Public notification for the Public Hearing will be 
provided as per the Local Government Act. 

Analysis 

Proposed Rezoning and Subdivision 

This redevelopment proposes to rezone and subdivide the subject site into two single-family lots, 
to retain the existing single-family dwelling on the western portion of the site (proposed Lot 1), 
and to construct a new single detached house with a secondary suite on the eastern portion of the 
site (proposed Lot 2). The applicant has provided a review by a qualified professional confirming 
that the existing dwelling meets of all of the requirements of the proposed zone upon rezoning 
and subdivision. This development proposal is consistent with the redevelopment along this 
block of Ash Street, including the adjacent property to the south, 7540 Ash Street  
(RZ 09-500671). 

Transportation and Site Access 

Vehicle access to the western lot (Lot 1) is proposed to be from Ash Street via the existing 
driveway location and vehicle access to the eastern lot (Lot 2) is proposed to be from the new 
Armstrong Street. 
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Tree Retention and Replacement 

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site 
tree species, assesses tree structure and condition, and provides recommendations on tree 
retention and removal relative to the proposed development.  The Report assesses a total of 21 
trees on the subject property 18 of which are bylaw-sized, and two street trees on City property. 
Of the 18 bylaw-sized trees on the subject property, seven trees are located within the required 
City road dedication for Armstrong Street (Attachment 6).  

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

 Two trees (tags #1 & 2) located on City property along the Ash Street frontage are in 
good condition and are identified to be retained and protected in the Arborist report. The 
applicant is required to provide tree protection as per City of Richmond Tree Protection 
Information Bulletin Tree-03. 

 Two trees (tags #3 & 4) located on the development site in the rear yard of the proposed 
lot fronting Armstrong Street are in good condition and are identified to be retained and 
protected in the Arborist report. 

 Nine trees (tags #6, 7, 8, 11, 15, 19, 21, 22, and 23) on the development site are in poor 
condition (sparse canopy, previously topped, Bronze Birch Borer infestation) and are 
proposed to be removed and replaced. 

 Seven trees (tags #9, 10, 12, 14, 16, 18, and 20) are located within the future City Road 
(Armstrong Street). The 2:1 ratio as per the O.C.P. for replacement trees does not apply 
to the trees identified within a planned future neighbourhood roadway. 

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

Tree Replacement 

The applicant wishes to remove nine on-site trees (Trees #6, 7, 8, 11, 15, 19, 21, 22 and 23.) The 
2:1 replacement ratio would require a total of 18 replacement trees.  In addition to the two trees 
(Tag #3 & 4) to be retained on-site, the applicant has agreed to plant five trees on proposed Lot 1 
and three trees on proposed Lot 2 for a total of eight replacement trees. Accordingly, after 
redevelopment, Lot 1 would contain five trees, and proposed Lot 2 would contain five trees. The 
required replacement trees are to be of the following minimum sizes, based on the size of the 
trees being removed as per Tree Protection Bylaw No. 8057. 

No. of Replacement Trees 
Minimum Caliper of Deciduous 

Replacement Tree 
Minimum Height of Coniferous 

Replacement Tree 

8 8 cm 4.0 m 

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute 
$7500.00 ($750/per tree) to the City’s Tree Compensation Fund in lieu of the remaining 10 trees 
that cannot be accommodated on the subject property after redevelopment. 
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Tree Protection 

Two trees (tag #1 & 2) on City property and two trees on the subject property (tag #3 & 4) are to 
be retained and protected.  The applicant has submitted a tree protection plan showing the trees 
to be retained and the measures taken to protect them during development stage (Attachment 6).  
To ensure that the trees identified for retention are protected at development stage, the applicant 
is required to complete the following items: 

 Prior to final adoption of the rezoning bylaw, the applicant must submit Tree Retention 
Security in the amounts of: $20,000.00 for the retention of two on-site trees, and $20,000.00 
for the retention of two trees on City property. 

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

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

Affordable Housing Strategy 

The City’s Affordable Housing Strategy for single-family rezoning applications requires a 
secondary suite or coach house on 100 per cent of new lots created through single-family 
rezoning and subdivision applications; a secondary suite or coach house on 50 per cent of new 
lots created including a cash-in-lieu contribution towards the City’s Affordable Housing Reserve 
Fund of the total buildable area of the remaining lots; or a cash-in-lieu contribution on the total 
buildable area of all lots where a secondary suite cannot be accommodated in the development. 

The existing single detached dwelling which will be retained on the proposed western lot (Lot 1), 
does not contain a secondary suite. Consistent with the Affordable Housing Strategy, the 
applicant has agreed to the registration of a covenant on Title that stipulates that any future 
development on Lot 1 must include a minimum one-bedroom secondary suite. Registration of 
this legal agreement will be required prior to final adoption of the rezoning bylaw.  

On the proposed eastern lot (Lot 2), the applicant proposes to provide a minimum one-bedroom 
secondary suite of 93 m2 (1,000 ft2). To ensure that the secondary suite is built to the satisfaction 
of the City in accordance with the City’s Affordable Housing Strategy, the applicant is required 
to enter into a legal agreement registered on Title, stating that no final Building Permit inspection 
will be granted until a minimum one-bedroom secondary suite of 93 m2 is constructed to the 
satisfaction of the City in accordance with the BC Building Code and Richmond Zoning Bylaw 
8500. Registration of this legal agreement is required prior to final adoption of the rezoning 
bylaw. 
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Site Servicing and Frontage Improvements 

Prior to final adoption of the rezoning bylaw, the developer is required to provide a 9.0 m wide 
road dedication along the entire east property line of the subject property for the extension of 
Armstrong Street. 

At Subdivision stage, the applicant must enter into a Servicing Agreement for the design and 
construction of engineering infrastructure and frontage improvements, as described in 
Attachment 7. Frontage improvements include, but are not limited to, the following: 

 Install a new storm service connection, complete with inspection chambers near the 
Armstrong Street frontage to service proposed Lot 2. 

 Armstrong Street: pavement widening, new 1.5 m wide concrete sidewalk at the new 
property line, 1.5 m wide treed/grassed boulevard and 0.15 m wide curb and gutter. 

 Ash Street: road widening, new 1.75 m wide concrete sidewalk at the property line, 3.1 m 
wide treed/grassed boulevard and 0.15 m wide curb and gutter. 

Also at Subdivision stage, the applicant is required to pay Property Taxes, Development Cost 
Charges, School Site Acquisition Charge, Address Assignment Fees and the costs associated 
with the completion of the design and construction of engineering infrastructure and frontage 
improvements as described in Attachment 7. 

Financial Impact or Economic Impact 

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

Conclusion 

The purpose of this rezoning application is to rezone the property at 7520 Ash Street from the 
“Single Detached (RS1/F)” zone to the “Single Detached (RS2/E)” zone to permit the property to 
be subdivided into two single-family lots. 

This rezoning application complies with the land use designations and applicable policies 
contained within the OCP and Area Plan for the subject site. 

The list of rezoning considerations is included in Attachment 7 which has been agreed to by the 
applicant (signed concurrence on file). 
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It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10472 be introduced 
and given first reading. 

 
Laurel Eyton 
Planning Technician 
(604-276-4262) 

 LE:he 
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Development Application Data Sheet 
Development Applications Department 

 
RZ 21-945951 Attachment 3 

Address: 7520 Ash Street 

Applicant: Benito Kho and Verney Kho 

Planning Area(s): City Centre – McLennan South 
   

 Existing Proposed 

Owner: Benito Kho and Verney Kho 
Lot 1: No change 
Lot 2: To be determined 

Site Size (m2): 
1769.5 m² Lot 1: 799 m² 

Lot 2: 799 m² 
Land Uses: Single-family residential No change 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Single Family No change 

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

Number of Units: 
One existing Single Family 
Dwelling 

2 Single Family Dwellings 

 
On Future 

Subdivided Lots 
Bylaw Requirement Proposed Variance 

Floor Area Ratio: 

Max. 0.55 for lot 
area up to 464.5 m2 

plus 0.3 for area in 
excess of 464.5 m2 

Max. 0.55 for lot 
area up to 464.5 m2 

plus 0.3 for area in 
excess of 464.5 m2 

none permitted 

Buildable Floor Area (m2):* 

Lot 1: Max. 360 m²  
(3870 ft²) 

Lot 2: Max. 360 m²  
(3870 ft²) 

Lot 1: Max. 360 m²  
(3870 ft²) 

Lot 2: Max. 360 m²   
(3870 ft²) 

none permitted 

Lot Coverage (% of lot area): 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Landscaping: Min. 30% 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Landscaping: Min. 30% 

none 

Lot Size: Min. 550 m² 
Lot 1: 799 m² 
Lot 2: 799 m² 

none 

Lot Dimensions (m): 
Width: Min. 18.0 m 
Depth: Min. 24.0 m 

Width: 19.2 m 
Depth: 41.6 m 

none 

Setbacks (m): 

Front: Min. 6.0 m 
Rear: Min. 8.32 m   

(1st storey) /10.40m  
(2nd storey) 

Side: Min. 1.8 m 

Front: Min. 6.0 m 
Rear: Min. 8.32 m   

(1st storey) /10.40m  
(2nd storey) 

Side: Min. 1.8 m 

none 

Height (m): Max. 2 ½ storeys Max. 2 ½ storeys none 

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

Original Adoption:  May 12, 1996 / Plan Adoption:  February 16, 2004 McLennan South Sub-Area Plan 42 
3218459 

 Land Use Map 

Note:  Sills Avenue, Le Chow Street, Keefer Avenue, and Turnill Street are commonly referred to as the 
“ring road”. 

Bylaw 9106 
2015/09/14 

Trail/Walkway Residential, Townhouse up to 
3 storeys over 1 parking level, 
Triplex, Duplex, Single-Family 
0.75 base F.A.R. 

Residential, 2 ½ storeys 
typical (3 storeys maximum) 
Townhouse, Triplex, Duplex, 
Single-Family 
0.60 base F.A.R. 

Residential, 2 ½ storeys 
typical (3 storeys maximum), 
predominantly Triplex, Duplex, 
Single-Family 
0.55 base F.A.R. 

Residential, Historic 
Single-Family, 2 ½ storeys 
maximum 0.55 base F.A.R, Lot size 
along Bridge and Ash Streets: 
• Large-sized lots (e.g. 18 m/59 ft.

min. frontage and 550 m2/
5,920 ft2 min. area)

Elsewhere: 
• Medium-sized lots (e.g. 11.3 m/

37 ft. min. frontage and 320 m2/
3,444 ft2 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. 

Neighbourhood PubP 

ChurchC 

SUBJECT  
PROPERTY
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Rezoning Considerations 
Development Applications Department 

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

Address: 7520 Ash Street File No.: RZ 21-945951 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10472, the developer is 
required to complete the following: 

1. Road dedication along the entire east property line measuring 9.0 m wide for the extension of Armstrong Street.
2. Submission of a Landscape Security in the amount of $6,000.00 ($750/tree) to ensure that five replacement trees are

planted and maintained on proposed Lot 1 and three replacement trees are planted and maintained on proposed Lot 2
(minimum 8 cm deciduous caliper or 4 m high conifers). NOTE: If any of the five replacement trees required to be
planted on proposed Lot 1 cannot be accommodated, the applicant is required to submit a letter from a qualified
professional confirming this to the satisfaction of the Director of Development, and a cash-in-lieu contribution in the
amount of $750/tree to the City’s Tree Compensation Fund may be accepted.

3. City acceptance of the developer’s offer to voluntarily contribute $7500.00 to the City’s Tree Compensation Fund for
the planting of 10 replacement trees within the City.

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

5. Submission of a Tree Survival Security to the City in the amount of $20,000.00 for the two trees to be retained on the
subject property.

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

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

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

minimum one-bedroom secondary suite is constructed on Lot 1, and a minimum 1 bedroom 93 m² (1000 sqft)
secondary suite is constructed on Lot 2, to the satisfaction of the City in accordance with the BC Building Code and
the City’s Zoning Bylaw.

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

Prior to Demolition Permit* Issuance, the developer must complete the following requirements: 
1. Installation of tree protection fencing around all trees to be retained. Tree protection fencing must be installed to City

standard in accordance with the City’s Tree Protection Information Bulletin TREE-03 prior to any works being
conducted on-site, and must remain in place until construction and landscaping on-site is completed.

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

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

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

Using the OCP Model, there is 444 L/s of water available at a 20 psi residual at the Ash Street frontage. Based on 
your proposed development, your site requires a minimum fire flow of 95 L/s. 
At Developer’s cost, the Developer is required to: 

b) Cut and cap the existing water service connection on Ash St and replace with a 25mm water service connection 
complete with water meter and water meter box, as per standard City specifications. 

c) Install a new 200mm water main extending from the existing 200mm water main located on Armstrong St and 
Breden Ave. Proposed water main to extend until the north PL of 7520 Ash St. 

d) Install a new water service connection complete with water meter and water meter box from the newly proposed 
water main extension to service the proposed east lot. 

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

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

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

h) Complete all tie-ins for the proposed works to existing City infrastructure. 
 
Storm Sewer Works 
At Developer’s cost, the Developer is required to: 

i) Cut and cap the existing storm sewer service connection located at the North West corner of the site.   
j) Confirm the condition and capacity of the existing storm sewer service connection located at the south west 

corner of the site to be 100mm diameter or larger. If adequate to standard City specifications reuse to service the 
west lot. 

k) Install a new 600mm storm sewer main extending from the north face of the manhole located on Armstrong St 
and Breden Ave, to the north PL of 7520 Ash St. 

l) Install a new storm sewer service connection complete with inspection chamber from the newly proposed storm 
sewer main extension to service the proposed east lot. 

m) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of the 
servicing agreement design. 
 
At Developer’s cost, the City will: 

n) Complete all tie-ins for the proposed works to existing City infrastructure. 
 
Sanitary Sewer Works: 
At Developer’s cost, the Developer is required to: 

o) Confirm the condition and capacity of the existing sanitary service connection located in the North West corner of 
the lot. Reuse if in good condition to service the west lot. 

p) Install a new 200mm sanitary sewer main extending from the north face of the manhole located on Armstrong St 
and Breden Ave, to the north PL of 7520 Ash St. 
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q) Install a new sanitary sewer service connection complete with inspection chamber from the newly proposed 
sanitary main extension to service the proposed east lot. 

r) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by City crews. 
 
At Developer’s cost, the City will: 

s) Complete all tie-ins for the proposed works to existing City infrastructure. 
 
Street Lighting: 
At Developer’s cost, the Developer is required to: 

t) Review street lighting levels along all road and lane frontages, and upgrade as required. 
 
Frontage Improvements: 
At Developer’s cost, the Developer is required to: 

u) Complete other frontage improvements as per Transportation requirements, e.g.: 
(1) Armstrong Street: pavement widening, new 1.5 m wide concrete sidewalk at the new property line, 1.5 m 

wide treed/grassed boulevard and 0.15 m wide curb and gutter. The road widening is to include +/- 6.35 
m wide new pavement to meet the existing edge of pavement. 

(2) Ash Street: road widening to meet existing pavement for a total width of 8.5m, new 1.75 m wide concrete 
sidewalk at the property line, 3.1 m wide treed/grassed boulevard and 0.15 m wide curb and gutter. All 
frontage works along the Ash Street frontage are to be designed to ensure the retention and protection of  
is to be two trees (Tag #1 and #2). 

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

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

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

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

 
 

 
Note: 
* This requires a separate application. 

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

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

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

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

 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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 Bylaw 10472  

 
Richmond Zoning Bylaw 8500 

Amendment Bylaw 10472 (RZ 21-945951) 
7520 Ash Street 

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

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

P.I.D. 012-032-115 
South Half of Lot 2, Block “F”, Section 15, Block 4 North, Range 6 West, New 
Westminster District, Plan 1207. 

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 
10472”. 

 
 
FIRST READING   

A PUBLIC HEARING WAS HELD ON   

SECOND READING   

THIRD READING   

OTHER CONDITIONS SATISFIED   

ADOPTED   
 
 
 
    
 MAYOR CORPORATE OFFICER 
 

CITY OF 
RICHMOND 

APPROVED 
by 

 
APPROVED 
by Director 
or Solicitor 
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