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  Public Hearing Agenda
   

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

Monday, July 21, 2014 – 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 8789 (RZ 

10-552482) 
(File Ref. No. 12-8060-20-008789; RZ 10-552482) (REDMS No. 4235324) 

PH-5 See Page PH-5 for full report  

   

  Location: 3391, 3411, 3451 No. 4 Road and Lot B, NWD PLAN 14909 

  Applicant: Tien Sher Land Investment Group Ltd. 

  Purpose: To rezone the subject property from “Single Detached 
(RS1/E)” to “Single Detached (RS2/B)”, to permit the 
property to be subdivided into seven (7) single-family 
residential lots. 

  First Reading: July 25, 2011 

  Order of Business:

  1. Presentation from the applicant. 

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

  3. Submissions from the floor. 
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  Council Consideration: 

  1. Action on third reading of Richmond Zoning Bylaw 8500, Amendment 
Bylaw 8789. 

  

 
 2. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9136 (RZ 

13-649999) 
(File Ref. No. 12-8060-20-009136; RZ 13-649999) (REDMS No. 4160454) 

PH-32 See Page PH-32 for full report  

   

  Location: 9580, 9600, 9620, 9626, 9660, 9680 Alexandra Road 

  Applicant: Am-Pri Developments (2012) Ltd. 

  Purpose: To: 

a) amend the “Town Housing (ZT67) – Alexandra 
Neighbourhood (West Cambie)” zone to reduce the 
minimum front yard setback for the subject 
properties, from 5.0 m to 4.5 m; and 

b) rezone the subject property from “Single Detached 
(RS1/F)” and “Two-Unit Dwellings (RD1)” to “Town 
Housing (ZT67) – Alexandra Neighbourhood (West 
Cambie)”, to permit development of approximately 
96 three storey townhomes. 

  First Reading: June 9, 2014 

  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 9136. 
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 3. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9138 (RZ 
13-643436) 
(File Ref. No. 12-8060-20-009138; RZ 13-643436) (REDMS No. 4236626) 

PH-102 See Page PH-102 for full report  

   

  Location: 3471 Chatham Street 

  Applicant: Cotter Architects Inc. 

  Purpose: To create a new site specific “Commercial Mixed Use 
(ZMU26) – Steveston Village” zone and to rezone the 
subject property from the “Steveston Commercial (CS3)” 
zone to a new “Commercial Mixed Use (ZMU26) – 
Steveston Village” zone, in order to permit development of a 
three-storey building with approximately 10 residential units 
and 324 m2 (3,485 ft2) commercial space. 

  First Reading: June 23, 2014 

  Order of Business:

  1. Presentation from the applicant. 

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

PH-189  (a) Brent Greig, 3646 Garry Street 

PH-191  (b) Ed Katai, 11211 2nd Avenue 

PH-192  (c) George and Nadyne Montgomery, 4171 Tucker Avenue 

PH-194  (d) Brian and Wendy Oseki, 11220 7th Avenue 

  3. Submissions from the floor. 

  Council Consideration: 

  1. Action on second and third readings of Richmond Zoning Bylaw 8500, 
Amendment Bylaw 9138. 

  

 
 4. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9157 (RZ 

13-650616) 
(File Ref. No. 12-8060-20-009157; RZ 13-650616) (REDMS No. 4245187) 

PH-195 See Page PH-195 for full report  
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  Location: 5280/5300 Moncton Street 

  Applicant: Barbara Stylianou 

  Purpose: To rezone the subject property from “Two-Unit Dwellings 
(RD1)” to “Single Detached (RS2/B)”, to permit the property 
to be subdivided to create two (2) lots. 

  First Reading: June 23, 2014 

  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 9157. 

  

 
 

ADJOURNMENT 
  

 
 



City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: May 30, 2014 

File: RZ 10-552482 

Re: Application by Tien Sher Land Investment Group Ltd. for Rezoning at 3391,3411, 
3451 No.4 Road and Lot B, NWD PLAN 14909 from Single Detached (RS1/E) to 
Single Detached (RS2/B) 

Staff Recommendation 

1. That third reading of Richmond Zoning Bylaw 8500, Amendment Bylaw 8789, for the 
rezoning of3391, 3411, 3451 No.4 Road and Lot B, NWD PLAN 14909, be rescinded; and 

2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 8789 be referred to the Monday, 
July 21,2014 Public Hearing at 7:00 pm in the Council Chambers of Richmond City Hall. 

d WaY~ig 
Directori eveloP 

WC:blg l 

Att. 

ROUTED To: 

Affordable Housing , 

4235324 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

PH - 5



May 30,2014 - 2 - RZ 10-552482 

Staff Report 

Origin 

Tien Sher Land Investment Group Ltd. has applied to the City of Richmond for permission to 
rezone 3391, 3411, 3451 No.4 Road and Lot B, NWD Plan 14909 (Attachment 1) from "Single 
Detached (RS liE)" zone to "Single Detached (RS2/B)" zone in order to permit the property to be 
subdivided into seven (7) single-family residential lots (Attachment 2). 

Background 

BC Transportation Financing Authority (BCTF A) submitted an application in 2010 to rezone the 
subject site from "Single Detached (RS liE)" to "Single Detached (RS2/B)" with an intention to 
subdivide the site into six (6) single-family residential lots all fronting Patterson Road. Council 
granted Second and Third Readings to the proposal on September 7, 2011. Tien Sher Land 
Investment Group Ltd. has recently acquired this site and is proposing to create a seven (7) lot 
subdivision under the same zoning (RS2/B); four (4) lots fronting on Patterson Road and 
three (3) lots fronting on Tuttle Avenue. 

Due to the proposed changes to the lot configuration, revisions to a number of the rezoning 
consideration items are required. To provide a clear understanding of the changes, Attachment 3 
included in this report will outline the required modifications and how they would affect this 
application. 

Due to the proposed changes in lot orientation and the time since Public Hearing (September 7, 
2011), staff recommend Council rescind third reading of Bylaw 8789 and the bylaw be referred 
to the July 21,2014 Public Hearing. No changes to the content of the bylaw are required for the 
revised proposal (i.e., 7 lots instead of 6 lots). The applicant has been consulted on this matter 
and is aware a new Public Hearing is required. 

Findings of Fact 

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

Surrounding Development 

The subject site is bounded by Highway 99 to the north, Tuttle Avenue to the south, the No.4 
Road off-ramp to the east, and Patterson Road to the west. The surrounding area is an 
established residential neighbourhood (west of No. 4 Road) consisting predominantly of 
single-family dwellings on lots zoned "Single Detached (RS liB)". 
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Related Policies & Studies 

Lot Size Policy 5413 

The subject site is located within the area covered by Lot Size Policy 5413 (adopted by Council 
August 28, 1989) (Attachment 5), which permits rezoning and subdivision of lots in accordance 
with "Single Detached (RS2/B)" (minimum 12 m wide and 360 m2 in area). This redevelopment 
proposal would be consistent with the Lot Size Policy, and the site could be subdivided into 
seven (7) lots, all of which could meet the RS2/B requirements. 

Affordable Housing 

The Richmond Affordable Housing Strategy requires a secondary suite on at least 50% of new 
lots, or a cash-in-lieu contribution of$1.00 per square foot of total building area toward the 
Affordable Housing Reserve Fund for single-family rezoning applications. 

The applicant has agreed to provide a voluntary cash contribution for affordable housing based 
on $1.00 per square foot of building area for single-family developments (i.e. $ 18,999.19). 

Should the applicant change their mind about the Affordable Housing option selected to 
providing a legal secondary suite on four (4) of the seven (7) future lots at the subject site, the 
applicant will be required to enter into a legal agreement registered on Title, stating that no final 
Building Permit inspection will be granted until the secondary suites are constructed to the 
satisfaction of the City, in accordance with the BC Building Code and the City's Zoning Bylaw. 
This legal agreement will be a condition of rezoning adoption. This agreement will be 
discharged from Title on the lot without the secondary suite, at the initiation of the applicant, 
after the requirements are satisfied. 

Floodplain Management Implementation Strategy 

The applicant is required to comply with the requirement of Richmond Flood Plain Designation 
and Protection Bylaw 8204, and the Flood Management Strategy. A Flood Indemnity Restrictive 
Covenant specifying the minimum flood construction level of2.9 m GSC, or at least 0.3 m above 
the highest elevation ofthe crown of any road that is adjacent to the parcel is required prior to 
rezoning bylaw adoption. 

OCP Aircraft Noise Sensitive Development (ANSD) Policy 

The subject site is located within the Aircraft Noise Sensitive Development (ANSD) Policy Area 
within a designation that permits new single-family development that is support by an existing 
Lot Size Policy. As the site is affected by Airport Noise Contours, the development is required 
to register an aircraft noise sensitive use covenant on title to address aircraft noise mitigation and 
public awareness, prior to final adoption of the rezoning bylaw. 
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Public Input 

There were no concerns at the previous Public Hearing. 

The applicant has forwarded confirmation that the wording on the development sign installed on 
site has been revised to reflect the new proposal of a seven (7) lot subdivision. Staff did not 
receive any written correspondence expressing concerns in association with the revised proposal. 

Staff Comments 

Tree Retention and Replacement 

A Tree Survey and a Certified Arborist's report were submitted in 2011, which identified 26 
bylaw-sized trees on site. The City's Tree Preservation Coordinator and Parks Operations staff 
have reviewed the Arborist Report and concurred with the Arborist's recommendations to 
remove all trees identified on the Tree Survey except a Western Red Cedar tree located on the 
City boulevard along the Patterson Road frontage. A Tree Preservation Plan is included in 
Attachment 6. Among the 25 trees proposed for removal: 

• Six (6) bylaw-sized trees are located on the City boulevard along the Patterson Road 
frontage. Parks Operations staff agreed to the proposed removal based on the health and 
condition of the trees, as well as the required frontage improvement works (including 
pavement widening and new sidewalk at property line) along Patterson Road. A cash 
compensation for the street tree removal in the amount of $5,850 will be required. 

• 19 bylaw-sized trees are located on the subject site, where: 

~ Ten (l0) trees have significant structural defects (cavities, trunk decay, previously topped 
or inclusions) such that they should not be considered for retention. 

~ Seven (7) trees are either dead or dying; and 

~ Two (2) trees are in good condition but warranted for removal due to their marginal form 
as a result of scaffold limbs, their close proximity to the proposed dwelling, and the 0.6 m 
grade change as a result of Flood Plain Bylaw requirements. 

Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP), 38 
replacement trees are required. Based on the size requirements for replacement tree in the Tree 
Protection Bylaw No. 8057, replacement trees with the following minimum calliper sizes are 
required: 

# Trees to be dbh # trees to be Min. calliper of Min. height of 
removed replaced deciduous tree or coniferous tree 

10 20-30 em 20 6cm 3.5m 
1 31-40 em 2 8cm 4.0m 
1 41-50 em 2 9cm 5.0m 
3 51-60 em 6 10 cm 5.5m 
4 60cm+ 8 11 cm 6.0m 
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tree. Tree protection fencing must be installed to City standards prior to any construction 
activities occurring on-site, and a contract with a Certified Arborist to monitor all works to be 
done near or within the tree protection zone must be submitted prior to final adoption of the 
rezoning bylaw. As a condition of rezoning, the applicant is required to submit a $6,000 tree 
survival security. The City will retain 50% of the security until Final Inspection of the Building 
Permits of the affected future lots are issued. The City will retain the remaining 50% of the 
security for an additional two (2) years after the Final Inspection of the Building Permits to 
ensure that the tree has survived. 

Landscape Buffer 

To provide an aesthetically pleasing edge along the No.4 Road off-ramp and to enhance traffic 
noise attenuation, the applicant will install a landscape buffer along the east and north property 
line of the subject site. A preliminary plan for the landscape buffer is included in Attachment 7. 
The buffer will be 1.5 m wide and will be composed of a solid 1.8 m high concrete noise 
attenuation fence and continuous planting of trees and shrubs on the highway side of the fence. 
The combination of the fencing and landscaping will both screen the view of the highways and 
arterial roads from the proposed lots and partially mitigate noise generated by nearby traffic. 
Staff will work with the developer to fine tune the buffer plan to accommodate any grade 
changes as a result of Flood Plain Bylaw requirements. 

Prior to final adoption of the rezoning bylaw, a final landscape plan and associated cost 
estimates, including installation costs, provided by the Landscape Architect, must be submitted. 
Registration of a restrictive covenant to identify the entire 1.5 m rear yard space as a buffer area 
is required to prevent the removal of the buffer landscaping. In order to ensure that this 
landscape buffer work is undertaken, the applicant has agreed to provide a landscaping security 
based on 100% of the cost estimate. 

Preliminary Architectural Elevation Plans & Landscape Plan 

To illustrate how the future corner lot interfaces will be treated, the applicant has submitted 
proposed building elevations (Attachment 8) for the corner lots (proposed Lot 5 and Lot 7 as 
shown in Attachment 2). Prior to final adoption of the rezoning bylaw, the applicant is required 
to register a legal agreement on Title to ensure that the building design is generally consistent 
with the attached building design. Future Building Permit plans must comply with all City 
regulations and staff will ensure that Building Permit plans are generally consistent with the 
registered legal agreement for building design. 

The applicant has also submitted preliminary landscape plans for the corner lots (Attachment 9). 
In order to ensure that this landscaping work is undertaken, the applicant has agreed to provide a 
landscape security based on 100% of the cost estimates, including installation cost, provided by 
the Landscape Architect, prior to final adoption of the rezoning bylaw. 

Ministry of Transportation and Infrastructure (MOTI) Approval 

MOTI approval is a condition of final approval for this site. No direct access to Highway 99 or 
the off-ramp is permitted. 
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Vehicle Access 

Vehicular access to No.4 Road is not permitted in accordance with Residential Lot (Vehicular) 
Access Regulation Bylaw 7222. The applicant is proposing to access the future lots from 
Patterson Road and Tuttle Avenue. 

Site Servicing 

An updated, independent review of servicing requirements (sanitary and water) has been 
conducted by the applicant's Engineering consultant based on the revised 7-lot proposal, which 
has been reviewed by the City's Engineering Department. The Capacity Analysis concludes that 
no upgrades are required to support the proposed development; however, the applicant is 
required to provide a new sanitary main to service the proposed lots: 

• along the Patterson Road frontage, the sanitary main will be located within the roadway 
(i.e., west of the required curb and gutter). 

• along the Tuttle Road frontage, an alignment underneath the required sidewalk can be 
explored. A 3.0 m wide Statutory Right-of -way (SRW) for utilities, to accommodate the 
sanitary main may be required. Details of the required utility SR W along Tuttle Avenue 
will be determined through the Servicing Agreement. 

Prior to final adoption, the applicant is required to enter into a Servicing Agreement for the 
design and construction of the sanitary-main. The applicant is also required to discharge the 
existing SRW (Ref. BH88865) on Lot B and register a new SRW on title to provide a 3.0 m 
clearance from the existing watermain located in the eastern portion of Lot B. 

The applicant is required to dedicate a 4 m x 4 m corner cut at the southwest corner of the site at 
the Patterson Road / Tuttle A venue intersection and a 5 m x 5 m corner cut at the southeast 
corner of the site at the No.4 Road / Tuttle Avenue intersection. Frontage improvements along 
the entire frontage on Patterson Road and Tuttle Avenue will be required (as part of the 
Servicing Agreement, see Attachment 10 for details). All works are to be at developer's sole 
cost, and no Development Cost Charge credits will be available. 

Subdivision 

At future Subdivision stage, the applicant will be required to pay Development Cost Charges 
(City and GVS & DD), School Site Acquisition Charge, Address Assignment Fee, and Servicing 
Costs. The applicant will also be required to provide underground hydro, telephone, and cable 
service connections for each lot. 

Analysis 

This is a relatively straightforward redevelopment proposal. This development proposal is 
consistent with Lot Size Policy 5413 and is located within an established residential 
neighbourhood that has a strong presence of single-family lots zoned Single Detached (RS1/B): 

There were no concerns at the previous Public Hearing and Council has granted Second and 
Third Readings to Bylaw 8789 (rezoning to RS2/B for a 6-lot subdivision) on September 7, 
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2011. While the proposal has been revised from a 6-lot subdivision to a 7-lot subdivision, no 
changes to Bylaw 8789 is required (still rezoning to RS21B). Staff support the revised lot layout 
as it meets with the RS21B requirements. All the relevant technical issues related to the proposed 
changes to the lot configuration have been addressed. 

Financial Impact or Economic Impact 

None. 

Conclusion 

The proposed rezoning to permit subdivision of three (3) existing large lot and a small remnant 
parcel into seven (7) medium sized lots complies with Lot Size Policy 5413 and all applicable 
policies and land use designations contained within the Official Community Plan (OCP). The 
proposal is also consistent with the direction of redevelopment in the surrounding area. On this 
basis, staff recommend support of the application. 

Council granted Second and Third Readings to the proposal on September 7,2011. 
It is recommended that Third Reading to Zoning Bylaw 8500, Amendment Bylaw 8789 be 
rescinded and the Bylaw be referred to the July 21,2014 Public Hearing . 

. ~ 

-p -----
Edwin Lee 
Planning Technician-Design 

ELblg 

Attachment 1: Location Map 
Attachment 2: Proposed Subdivision Layout 
Attachment 3: Applicability of Approved Conditions 
Attachment 4: Development Application Data Sheet 
Attachment 5: Lot Size Policy 5413 
Attachment 6: Tree Preservation Plan 
Attachment 7: Preliminary Buffer Plan 
Attachment 8: Preliminary Building Elevations (Lot 5 & Lot 7) 
Attachment 9: Preliminary Landscape Plans (Lot 5 & Lot 7) 
Attachment 10: Rezoning Considerations 
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City of 
Richmond 

RZ 1 0-552482 

ATTACHMENT 1 

Original Date: OS/26/14 

Revision Date: 

Note: Dimensions are in METRES 
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ATTACHMENT 2 

PRopOSED SUBDIVlSION PLAN OF LOTS A AND B PLAN 14909. 

AND C AND D PLAN 15919. ALL EXCEPT: PARTON 

STA TUTORY RIGHT OF WAY PLAN 22045: 

SECTION 27 BLOCK 5 NORTH RANGE 6 WEST 

NEW WESTMINSTER DISTRICT 
3391-3451 NO.4 ROAD 

RICHMOND, B. C. 
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ATTACHMENT 3 

Applicability of Approved Conditions for RZ 10-552482 

1. Dedication of a 4 m x 4 m corner cut at the 1. Still applies. 
southwest corner of the site at the 
Patterson Road/Tuttle A venue intersection 
and a 5 m x 5 m corner cut at the southeast 
corner of the site at the No.4 
Road/Tuttle A venue intersection. 

2. The City's acceptance of the applicant's 2. Still applies; but based on the new proposal, 
voluntary contribution of $1.00 per buildable the voluntary contribution amount is 
square foot of the single-family $18,999.19. 
developments (i.e. $18,136.60) to the City's Should the applicant change their mind 
Affordable Housing Reserve Fund. about the Affordable Housing option selected 
Note: Should the applicant change their prior to final adoption of the Rezoning 
mind about the Affordable Housing option Bylaw, the City will accept a proposal to 
selected prior to final adoption ofthe build a secondary suite on four (4) of the 
Rezoning Bylaw, the City will accept a seven (7) future lots at the subject site. 
proposal to build a secondary suite on three 
(3) of the six (6) future lots at the subject 
site. 

3. Registration of a flood indemnity covenant 3. Still applies. 
on Title. 

4. Registration of an aircraft noise sensitive 4. Still applies. 
use covenant on Title. 

5. Issuance of a separate Tree Cutting Permit 5. A separate permit is no longer required but 
for the removal of six (6) street trees along the developer/contractor must contact Parks 
the site frontages. The City's Parks Division Division four (4) business days prior to the 
has reviewed the proposed tree removal and removal to allow proper signage to be 
concurs with it. Identified compensation in posted. 
the amount of $5,850 is required. Voluntary contribution of $5,850 to Parks 

Division's Tree Compensation Fund still 
applies. 

6. City acceptance ofthe developer's offer to 6. Still applies. 
voluntarily contribute $10,000 to the City's 
Tree Compensation Fund for the planting 
of 20 replacement trees within the City. 

7. Submission of a Landscaping Security to the 7. Still applies. 
City of Richmond in the amount of $9,000 
($500/tree) for the planting and maintenance 
of 18 replacement trees. 

8. Submission of a Contract entered into 8. Still applies. 
between the applicant and a Certified 
Arborist for supervision of anyon-site works 
conducted within the tree protection ione of 
the trees to be retained on City boulevard. 
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9. Submission of a Tree Survival Security to 9. Still applies. 
the City in the amount of $6000 for the 
Western Red Cedar tree on the city 
boulevard along Patterson Road trees. 

10. Registration of a legal agreement on title to 10. Still applies. 
identify the entire I.S m north side and rear 
yard space as a buffer area and to ensure that 
landscaping planted within this buffer is 
maintained and will not be abandoned or 
removed. 

11. Submission of a Landscaping Security to the 11. Still applies. Final landscape plan and cost 
City of Richmond in the amount of $3 S,S 08 estimates to be submitted prior to final 
for the buffer works as per the landscape adoption. Amount of landscaping security to 
plan prepared by Urban Systems, dated be determined (based on 100% of the cost 
April 20, 2011, and attached to the Report to estimates including installation costs). 
Committee dated June 24, 2011. 

12. Provincial Ministry of Transportation & 12. Still applies. 
Infrastructure Approval. 

13. Discharge a portion of the existing Statutory 13. Replace the existing SRW (Ref. BH8886S) 
Right-of-Way (Ref. BH8886S) on Lot B on Lot B with a new SR W to provide a 3.0 m 
(except for a 3 m clearance from the existing clearance from the existing watermain 
watermain located in the eastern portion of located in the eastern portion of Lot B. 
Lot B). Details of the required SRW to be 

determined through the Servicing 
Agreement. 

14a. Granting ofa 6.0 m wide Sanitary SRW 14a. No longer applicable. Sanitary servicing will 
along the rear property line. be through a new sanitary main located at the 

road frontages. 

14b. Registration of a I.S m side yard setback 14b. No longer applicable based on updated FUS 
covenant to address watermain capacity calculations. 
issue. 

14c. Enter into a Servicing Agreement for the 14c. Still applies and combined with item 13 in 
design and construction of frontage the new Rezoning Considerations letter. 
improvements along the entire frontage on 
Patterson Road and Tuttle A venue. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 10-552482 Attachment 4 

Address: 3391,3411,3451 NO.4 Road and Lot B, NWD PLAN 14909 

Applicant: Tien Sher Land Investment Group Ltd. 

Planning Area(s): West Cambie 
~~~~~~----------------------------------------------

Existing Proposed 

Owner: Tien Sher Land Investment Group Ltd. No Change 

Site Size (m2
): 3,291 m2 (35,425 ft2) 

Seven (7) lots - range from 405 mL to 
546 m2 

Land Uses: Four (4) vacant lots Seven (7) single-family dwellings 

OCP Designation: Neighbourhood Residential No change 

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

702 Policy Designation: Policy 5413 permits subdivision to No change "Single Detached (RS2/B)" 

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

Number of Units: 0 7 

Other Designations: N/A N/A 

On Future Bylaw Requirement Proposed I Variance 
Subdivided Lots 

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

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

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

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

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

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

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

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

Lot Width: Min. 12 m 12 m to 16 m none 

Lot Size: Min. 360 m2 405 m2 to 546 m2 none 

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

4235324 PH - 17



ATTACHMENT 5 

City of Richmond Policy Manual 

Pae 10f 2 

File Ref: 4045-00 

POLICY 5413: 

The following policy establis~es lot sizes for the area bounded by properties on both sides of the 
eastern end of Patterson Drive, in a portion of Section 27-5-6: 

1. All properties be permitted to subdivide as per Single-Family Housing District (R1/B), as 
per Zoning and Development Bylaw 5300. 

2. Area boundaries are outlined on the accompanying plan. 

3. This policy is to be used in determining the disposition of future applications in this area 
for a period of not less than five years, except as per the amending procedures in Zoning 
and Development Bylaw 5300. 

280272 
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ATTACHMENT 6 

MIKE FADUM AND 
ASSOCIATES LTD. 
VEGETATION 
CONSULT ANTS 

11140 - 92A Avenue 
Delta, British Columbia 

V4C 3L8 
Ph: (604) 582-0309 
Fox: (604) 589-2888 

Email: mfadum@fadum.ca 

CLIENT 
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City of 
Richmond 

ATTACHMENT 10 

Rezoning Considerations 
Development Applications Division 

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

Address: 3391,3411,3451 NO.4 Road and Lot B, NWD PLAN 14909 File No.: RZ 10-552482 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 8789, the developer is 
required to complete the following: 
1. Dedication of a 4 m x 4 m comer cut at the southwest comer of the site at the Patterson Road/Tuttle Avenue 

intersection and a 5 m x 5 m comer cut at the southeast comer of the site at the No.4 Road/Tuttle Avenue 
intersection. 

2. The City's acceptance of the applicant's voluntary contribution of $1.00 per buildable square foot of the single-family 
developments (i.e. $18,999.19) to the City's Affordable Housing Reserve Fund. 

Note: Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of 
the Rezoning Bylaw, the City will accept a proposal to build a secondary suite on four (4) of the seven (7) future lots 
at the subject site. To ensure that a secondary suite is built to the satisfaction of the City in accordance with the 
Affordable Housing Strategy, the applicant is required to enter into a legal agreement registered on Title as a 
condition of rezoning, stating that no final Building Permit inspection will be granted until a secondary suite is 
constructed to the satisfaction of the City, in accordance with the BC Building Code and the City's Zoning Bylaw. 

3. Registration of a flood indemnity covenant on Title. 

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

5. City acceptance ofthe developer's offer to voluntarily contribute $5,850.00 to Parks Division's Tree Compensation 
Fund for the removal of six (6) trees located on the City boulevard in front of the site. 

Note: Developer/contractor must contact the Parks Division (604-244-1208 ext. 1342) four (4) business days prior to 
the removal to allow proper signage to be posted. All costs of removal and compensation are the responsibility borne 
by the applicant. 

6. City acceptance of the developer's offer to voluntarily contribute $10,000.00 to the City's Tree Compensation Fund 
for the planting of replacement trees within the City. 

7. Submission of a Landscaping Security to the City in the amount of $9,000.00 for the planting and maintenance of 18 
1 'hhfill • 

,---------------------------
or Minimum Height of Coniferous Tree 

rep acement trees WIt teo owmg mInImUm SIzes: 
No. of Replacement Trees Minimum Caliper of Deciduous Tree 

2 8em 4.0m 
2 gem 5.0m 
6 10 em 5.5 m 
8 11 em 6.0 m 

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

8. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of anyon-site 
works conducted within the tree protection zone of the trees to be retained on the City boulevard. 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. 

9. Submission of a Tree Survival Security to the City in the amount of $6,000.00 for the Western Red Cedar tree on the 
City boulevard along Patterson Road to be retained. 50% of the security will be released at Final Inspection of the 
Building Permits of the affected future lots and 50% of the security will be release two (2) years after final inspection 
of the Building Permits in order to ensure that the tree has survived. 

10. Registration of a legal agreement on Title to identify the 1.5 m wide strip of land along the entire north and east 
property line of the site as a buffer area and to ensure that landscaping planted within this buffer is maintained and 

Initial: ----
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- 2 -

will not be abandoned or removed. Final buffer plan prepared by a Registered Landscape Architect will be attached 
to the legal agreement. 

11. Submission of a Landscape Plan for the buffer area along the north and east property line of the site, 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. 

12. Provincial Ministry of Transportation & Infrastructure Approval. 

13. Enter into a Servicing Agreement* for the design and construction of a new sanitary main and frontage improvements. 
Works include, but may not be limited to, 

Frontage improvements: 

• Patterson Road - curb and gutter, pavement widening to local road standards (i.e., 8.5 m ultimate pavement 
width), 1.5 m wide boulevard, and 1.5m wide sidewalk and road widening along site's frontage. It is noted 
that the new sidewalk must be designed to meander around the protected tree along Patterson Road. 

• Tuttle Avenue - l.5 m concrete sidewalk and l.5 m (min.) wide grass boulevard c/w street trees at 9 m 
spacmg. 

Sanitary: 

• Sanitary servicing will be through a new sanitary main located at the road frontages. 

• The new sanitary main at Patterson Road frontage shall be located within the roadway (i.e., west of the 
required curb and gutter). 

• At Tuttle Road frontage, an alignment underneath the required sidewalk can be explored. A 3.0 m utility 
SR W for the sanitary main on Tuttle A venue frontage will be required. 

Water: 

• Using the OCP Model, there is 191 Lis available at 20 psi residual at the hydrant located at 
9860 Patterson Road. 

• Based on the proposed rezoning, the site requires a minimum fire flow of 220 Lis. 

• Per Fire Underwriter Survey (FUS) calculations prepared by Core Concept Consulting dated May 15,2014, 
the proposed site requires 183 Lis. 

• The FUS calculation shall be included in the Servicing Agreement design. 

• No watermain upgrade is required. 

• Fire flow calculations signed and sealed by a professional engineer based on the FUS or ISO to confirm that 
there is adequate available flow must be submitted once the building design is confirmed at the Building 
Permit stage. 

• Discharge the existing SRW (Ref. BH88865) on Lot B. 

• Register a new SRW to provide a 3.0 m clearance from the existing watermain located in the eastern portion 
ofLotB. 

Note: Design to include water, storm and sanitary service connections for each lot. All works at developer's sole 
cost. 

14. Registration of a legal agreement on title to ensure that the building designs of Lot 5 and Lot 7, at future development 
stage, are generally consistent with the preliminary architectural plans of the proposed building elevations included as 
Attachment 8 to this report. 

15. Submission of a Landscape Plan for proposed Lot 5 and Lot 7 as shown in Attachment 2, prepared by a Registered 
Landscape Architect, to the satisfaction of the Director of Development, and deposit of a Landscaping Security based 
on 100% ofthe cost estimate provided by the Landscape Architect, including installation costs. 

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

Plan shall 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. 
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2. Incorporation of aircraft noise mitigation measures in Building Permit (BP) plans. 

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

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

Note: 

* 
• 

This requires a separate application. 

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

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

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

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

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

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 

Bylaw 8789 

Amendment Bylaw 8789 (RZ 10-552482) 
3391,3411,3451 NO.4 ROAD AND LOT B, NWD PLAN 14909 

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/B). 

P.I.D.004-229-487 
Lot "A" Except: Part on Statutory Right of Way Plan 22045; Section 27 Block 5 North 
Range 6 West New Westminster District Plan 14909 

P.I.D.014-343-835 
Lot "B" Except: Part on Statutory Right of Way Plan 22045; Section 27 Block 5 North 
Range 6 West New Westminster District Plan 14909 

P.I.D. 004-229-550 
Lot "C" Except: Portions on Statutory Right of Way Plan 22045; Section 27 Block 5 
North Range 6 West New Westminster District Plan 15919 

P.I.D.014-399-831 
Lot "D" Except: Portions on Statutory Right of Way Plan 22045; Section 27 Block 5 
North Range 6 West New Westminster District Plan 15919 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 
8789". 

FIRST READING 25 2011 

A PUBLIC HEARING WAS HELD ON SEP 0 7 2011 

SECOND READING SEP 07 1 

THIRD READING RESCINDED ON JUNE 23, 20 14--'S""'E ...... P---"'O'-7lL·-"'!L""-01'-'!1 _____ _ 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROV AL 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 
3245598 

OCT 1 9 1 

CORPORATE OFFICER 

CITY OF 
RICHMOND 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: May 28,2014 

File: RZ 13-649999 

Re: Application by Am-Pri Developments (2012) Ltd. for Rezoning at 9580, 9600, 
9620,9626,9660 and 9680 Alexandra Road from "Single Detached (RS1/F)" and 
"Two-Unit Dwellings (RD1)" to "Town Housing (ZT67) - Alexandra 
Neighbourhood (West Cambie)" 

Staff Recommendation 

That Richmond Zoning 8500 Amendment Bylaw No. 9136, 

a) To Amend "Town Housing (ZT67) - Alexandra Neighbourhood (West Cambie)" Zone to 
reduce the minimum front yard setback for 9580,9600,9620,9626,9660 and 9680 
Alexandra Road to 4.5 m; and 

b) To rezone 9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road from "Single 
Detached (RSlIF)" and "Two-Unit Dwellings (RDl)" to "Town Housing (ZT67) -
Alexandra Neighbourhood (West Cambie)" as amended; 

be introduced and given first reading. 

d~d 
Way& Craig / 
Director of Dev 

/ 
/ 

WC:dcb' 

ROUTED TO: 

Affordable Housing 
Parks Planning and Design 

4160454 

REPORT CONCURRENCE 

CONCURRENCE 
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Staff Report 

Origin 

Am-Pri Developments (2012) Ltd. has applied to rezone 9580, 9600, 9620, 9626, 9660 and 9680 
Alexandra Road from "Single Detached (RSlIF)" and "Two-Unit Dwellings (RDl)" to "Town 
Housing (ZT67) - Alexandra Neighbourhood (West Cambie)" in order to develop approximately 
96 three storey townhomes on the assembled site. A minor amendment to the ZT67 Zone is also 
proposed to reduce the front yard setback (north) from 5 m to 4.5 m in order to facilitate a wider 
vegetated buffer strip on the southern property line of the site. 

A location map is provided in Attachment 1. 

Project Overview 
The purpose of the rezoning application is to allow a townhouse development with 
approximately 96 townhouses in a total of21 buildings plus a centrally located 100 m2 amenity 
building on the site and an adjacent 618 m2 open space amenity area. An additional 20 m wide, 
1,068 m2 greenway is proposed across the north-western portion of the property that will become 
part of the future public pedestrian link between Alderbridge Way and the interior of the 
Alexandra Neighbourhood. This greenway link is a key component previously identified in the 
Alexandra Neighbourhood Land Use Plan (Attachment 2). 

Frontage improvements are proposed along Alexandra Road including raising the Alexandra 
road surface, the installation of concrete sidewalks, parking along the south side of Alexandra 
Road and new light standards. In addition, upgrading and/or replacement of existing sanitary 
lines, storm lines, water main lines, additional fire hydrants and the undergrounding of hydro 
lines, will be required as part of development's off-site works. 

Land dedication will be required to accommodate the installation of a new public sidewalk and a 
treed boulevard that will ultimately run between Garden City Road and No.4 Road along 
Alderbridge Way. 

Contributions to the affordable housing reserve fund, public art, the child care reserve fund and 
the Alexandra Community Planning costs, in accordance with the "West Cambie-Alexandra 
Interim Amenity Guidelines Policy 5044", are included in the Rezoning Considerations for this 
proj ect. These elements are detailed later in this report. 

An emergency vehicle access to Alderbridge Way is incorporated in the site plan. 

Conceptual development plans provided by the applicant are shown in Attachment 3. Staff will 
work with the developer to refine these plans during the Development Permit review. 

Findings of Fact 

The proposed development site is approximately 1.62 ha (4.00 acres before dedications) in size 
and is located in the Alexandra neighbourhood of the West Cambie Planning Area. All of the 
lots are currently vacant of structures except for a number of small sheds. Most ofthe lots have 
some degree of tree and understorey vegetation coverage. 
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A Development Application Data Sheet providing details about the development proposal is 
provided in Attachment 4. 

Surrounding Development 

To the North: An existing 26 building three storey townhouse development (known as Wishing 
Tree) containing 141 units [zoned "Town Housing (ZT67) - Alexandra 
Neighbourhood (West Cambie)"], a City owned park/greenway at 9611 
Alexandra Road and a single, large lot currently zoned "Single Detached 
(RSlIF)". 

To the East: Two large lots (9700/9740 Alexandra Road) zoned "Two-Unit Dwellings (RDl)" 
and "Single Detached (RSlIF)". Both lots are under an application for Rezoning 
by Polygon Development 296 Ltd. (RZI3-649641) to allow development of 
approximately 64 three storey townhouse dwellings. 

To the South: Alderbridge Way and the Garden City lands to the south of that. The 55 hectare 
(136.5 acres) Garden City lands are zoned "Agriculture (AGl)". 

To the West: A number oflarge lots currently zoned "Single Detached (RSlIF)". Ofthese, 
9040 - 9500 Alexandra Road are currently under a pending Rezoning application 
by First Richmond North Shopping Centres Ltd. for a proposed shopping centre 
(RZ 10-528877). 9540 Alexandra Road is currently designated as Park under the 
Alexandra Neighbourhood Land Use Plan but the lot remains under private 
ownership at this time. 9500 Alexandra Road is designated for residential, 2 and 
3 storey townhouses in the Land Use Plan. 

Related Policies & Studies 

Official Community Plan- West Cambie Area Plan 
On October 15,2012, Council adopted an Official Community Plan (OCP) amendment to 
re-designate 9540 - 9820 Alexandra Road and 4711- 4771 No.4 Road from "Public and Open 
Space Use" and "Park" to "Neighbourhood Residential" with the exception of a greenway strip 
over 9540 Alexandra Road and portions of9560 - 9600 Alexandra Road (see Attachment 2). An 
amendment to the West Cambie Area Plan was also adopted to re-designate the same properties 
from "Park" to "Townhouses". Although the "Park" designations were removed from the West 
Cambie Area Plan, the ESA designations within the former park were retained with the intent 
that these areas would be reassessed for possible retention on a case-by-case basis as a 
requirement of any redevelopment proposals involving these properties. 

Current Use and Density 
The Alexandra Neighbourhood Land Use Map (Attachment 2) within the West Cambie Area 
Plan identifies the subject properties as being within "Residential Area 2" which supports a base 
Floor Area Ratio (FAR) of 0.65 with density bonusing to 0.75 FAR with affordable housing built 
on site. Two and three storey townhouses are permitted. No new single family development is 
permitted in the Alexandra neighbourhood due to the OCP Aircraft Noise Sensitive Development 
Policy. The proposed development conforms to these requirements. The applicant will not 
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utilized the available density bonus provisions and is proposing a project density of 0.65 FAR 
with a monetary contribution to the Affordable Housing Reserve in accordance with the 
contribution rates established by Council Policy 5044. 

Environmentally Sensitive Area Designations 
Environmentally Sensitive Areas (ESA) were first established and incorporated into Richmond's 
OCP in 1991 pursuant to Section 919.1 of the BC Local Government Act which allows local 
government to designate development permit areas (DP A) for the protection of the natural 
environment, its ecosystems and biological diversity. Richmond's ESA designations were most 
recently updated as part of the 2041 OCP (Bylaw 9000) review using 2012 aerial 
photograrnmetry, GIS mapping and limited ground truthing. 

Depending upon the type of development or activity proposed and the degree of anticipated 
impact upon the designated ESA, environmental assessment requirements vary from "no review" 
being required to a "detailed inventory and assessment" being required by qualified 
environmental professionals (QEPs). The intent of an environmental assessment is to verify the 
nature, extent and quality of any valued environmental features present and to provide 
recommendations for their preservation where possible, impact mitigation and/or compensation 
measures where impacts are determined to be unavoidable. 

The designated ESAs in the Alexandra Neighbourhood are classified in the City's ESA inventory 
as "Upland Forest" areas. Upland Forests are typically treed areas (woody vegetation> 5m (16.4 
ft) tall not including forested wetlands (swamps and bog forests) or forested riparian zones, 
adjacent to streams, rivers, and other watercourses. 

A detailed analysis of the ESA is provided in the analysis section of this report. 

Flood Construction Elevation and Road Elevation Requirements 
The West Cambie Area Plan establishes a minimum Flood Construction Level within the 
Alexandra Neighbourhood of2.6 m GSC and a minimum elevation of2.0 m GSC for all new 
roads within the neighbourhood. The development proposes to meet these requirements by 
raising the grade across most of the lot. Through the associated Servicing Agreement, the 
development will contribute to the raising of Alexandra Road by approximately 0.6 m to bring it 
up to the required 2.0 m elevation. Registration of a Flood Covenant with a minimum Flood 
Construction Level of2.6 m GSC is included in the Rezoning considerations. 

West Cambie - Alexandra Amenity Contributions 
The site is subject to the "West Cambie-Alexandra Interim Amenity Guidelines Policy 5044". 
This Policy establishes guidelines for voluntary developer contributions toward affordable 
housing, community and engineering planning costs, child care and City beautification for new 
developments in the Alexandra area. The proponent has opted to build to a maximum density of 
0.65 FAR and provide a cash-in-lieu contribution to the City's Affordable Housing Reserve Fund 
The estimated Affordable Housing contribution for this project is approximately $574,736.85 
based on the plan submission dated March 24,2014. 

The contributions for community and engineering planning costs (estimated at $7,888.55), child 
care (estimated at $67,616.10) and City beautification (estimated at $67,616.10) will be finalized 
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and collected at the prior to final adoption of the Rezoning. The City beautification contribution 
may be reduced from the rate established by Policy 5044 as a result of frontage improvements 
identified and bonded for through the Servicing Agreement that extend beyond the site's 
immediate frontage. The offsite works which may qualify for this reduction include works along 
the north side of Alexandra Road (i.e. conversion of the existing ditch to a swale, sidewalk 
installation, resetting of existing pedestrian bridges to address grade changes). 

Aircraft Noise Policy 
The subject property is located within Area 2 of the Aircraft Noise Sensitive Development 
(ANSD) Policy Areas. All aircraft noise sensitive land uses except new single family may be 
considered within Area 2. The proposed townhouse development conforms to this policy. The 
Rezoning considerations include registration of a restrictive covenant related to aircraft noise, 
submission of an acoustic report, incorporation of noise mitigation measures such as mechanical 
ventilation and central air conditioning. These requirements will be secured through the 
forthcoming Development Permit. 

District Energy Utility 
The development site is not within the area where connection to the West Cambie District 
Energy Utility (DEU) is required. The developer will incorporate a number of sustainability 
initiatives into the development that they indicate will result in overall reductions in energy use 
by the future owners. 

The Rezoning considerations include requirements for this project to achieve an Ener-Guide 
rating of 82 or better and to pre-duct for solar hot water heating. 

Public Art 
The applicant has submitted a Public Art Plan checklist and is working with the Public Art 
Planner to address the City's Public Art Program Policy 8703. A voluntary contribution of 
$86,774.00 to the City'S public art fund is included in the rezoning considerations. 

Public Input 

Development information signage has been installed on the subject site. Staff responded to 4 
telephone enquiries of a general nature from residents in the area on the status of both the subject 
application and the application for the adjacent lots (9700 and 9740 Alexandra Road). 

Staff Comments 

Environmentally Sensitive Area and Tree Assessments 
Approximately 55% of the subject development site is designated in the Official Community 
Plan as an Environmentally Sensitive Area (ESA). Detailed site assessments of the on-site 
environmental features and the condition of the trees were undertaken by Stantec Consulting Ltd. 
(Biologist report dated August 23,2013, see Attachment 5) and Abortech Consulting (Arborist 
report dated April 29. 2013, see Attachment 6). 
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Arborist Review 
The Arborist's report (Arbortech report) inventoried 424 trees on the subject properties of which 
96 are Bylaw-sized (i.e. over 200 mm diameter). A tree summary is provided in the table below. 
Ninety seven percent (410) of these trees were classified as unsuitable for retention due to 
advanced health decline or the presence of significant structural defects. Eleven trees were 
classified as marginal "but may be considered for retention conditional to special measures ... ". 
Only three trees were considered suitable for retention although the report recommends 
consideration for retaining an additional thirteen "unsuitable" trees within the 20 m wide 
greenway. The Arborist's assessment also notes the difficulty of retaining trees on the site due to 
grade changes required to achieve the minimum flood construction elevations. The developer 
has estimated that approximately one metre of fill is expected to be required on the site to meet 
flood construction requirements. 

T ree s ummary T bi a e 

Trees in suitable condition (over 8" (200mm) in diameter) 3 0.7% 

Trees in marginal condition (over 8" (200mm) in diameter) 11 2.6% 

Trees in unsuitable condition (over 8" (200mm) in diameter) 10 2.35% 

Trees in poor condition over 4" (lOOmm) diameter - Stand 3 60 14% 

Trees noted as dying over 4" (lOOmm) diameter - Stand 2 165 38.9% 

Trees noted as dying over 4" (lOOmm) diameter - Stand 1 175 41.2% 

Total 424 100% 

Trees to be removed over 4" (lOOmm) diameter 405 96% 
Only 96 of these trees are by-law size (over 8" (200mm) diameter) 

Trees to b~ replaced 195 

More than 80% of the trees on the lot have been assessed as dying while the majority of the 
remainder have been assessed as in poor condition. 

Biologist Review 
The Biologist's assessment (Stantec report - see Attachment 5) includes the same properties as 
assessed by the Arborist as well as 9560 Alexandra Road, the single lot immediately to the west 
ofthe subject site. This extra lot is the remnant property that the Developer has made several 
unsuccessful attempts to acquire. 

Stantec's environmental assessment divides the subject properties into four environmental 
"community type" polygons and ranks each of these in terms of four key characteristics which 
contribute to the overall value for habitat. 
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Environmental Ranking Summary Map and Table 

Polygon Community Fish and Vegetation Wildlife Invasive Overall 
Number Type Fish Diversity Habitat Species Rank 

Habitat and Health Connectivity Presence 

Polygon 1 Anthropogenic 
(human) N/A Low Low High Low 

Disturbance 

Polygon 2 Graminoid 
(grasses) and N/A Low Low High Low 
Shrub land 

Polygon3a Birch Forest N/A Moderate Moderate High Moderate 

Polygon 3b Birch Forest N/A Moderate Low High Low 

Polygon 4 Mixed wood N/A Moderate Low High Moderate 
Forest 

.. 
From: Stantec Consultmg Ltd. EnvIronmental SensItIve Area Assessment at 9560, 9580, 9600, 9620/9626, 9660 and 9680 
Alexandra Road. 

As indicated by the above table two areas were given even a moderate overall ranking however, 
the Biologist's report qualifies this ranking noting that the extensive presence of invasive 
species. Across all of the identified environmental community types the percentage of invasive 
species coverage ranged from 25% to 30% of the vegetation present. Himalayan blackberry, 
evergreen blackberry and Japanese knotweed are among the most prominent invasive species 
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present. The Biologist's report also confirms the Arborist's findings regarding the overall poor 
condition of the existing trees on the subject properties. 

Based on the detailed site level assessments, the Stantec environmental assessment indicates that 
the actual area of habitat on the subject site totals approximately 2,700 m2 (about 16.8% of the 
net site) and not the 8,871.05 m2 (55% of the net site) indicated in the City's current broad level 
ESA mapping. 

The greenway area across the north-western edge of the site would be secured via a Statutory 
Right of Way (SROW) registered on title of the site and will also form part of the compensation 
package for the development impacts on a portion of the site which is designated as 
"Environmentally Sensitive Areas" (ESA). In addition to the proposed greenway, the balance of 
the ESA compensation and enhancement package includes a densely vegetated strip along the 
southern property boundary on Alderbridge Way, a vegetated strip along the western property 
line and a third vegetated strip along the eastern property boundary that will be combined with a 
similar vegetation strip to be provided by the developers of an adjacent property. 

Site Plan Layout 
The overall development density proposed for this site is 0.65 FAR with site coverage of 
approximately 40%. The site is laid out with a single vehicle access off Alexandra Road that 
leads into a loop through the main part of the site. Access to the adjacent site to the west (9560 
Alexandra Road) would also come through the subject site via a Statutory Right of Way to be 
secured via a legal agreement as a Rezoning considerations. 

The 96 townhouse units are proposed to be arranged in clusters of varying size from 3 units to a 
maximum of 6 units per building. A total of 21 separate residential buildings, a 100 m2 amenity 
building and a garbage/recycling building are proposed for the site. A 617.8 m2landscaped 
outdoor amenity space will be located in the centre of the site that also contains the resident's 
amenity building. The size of these buildings and the outdoor amenity area will meet the OCP 
guidelines. 

Vehicle and bicycle parking is proposed to meet Zoning Bylaw 8500 requirements. Preliminary 
development statistics indicate the provision of 192 residential vehicle stalls and 20 visitor 
parking stalls. Forty seven of the dwellings will contain 97 tandem stalls with the remaining 49 
dwellings containing side by side parking stalls. The tandem parking arrangement will be 
consistent with the Zoning Bylaw 8500 requirements. The plans also include 147 Class 1 
(indoor) and 20 Class 2 (outdoor) bicycle stalls fully complying with Zoning Bylaw 8500 
requirements. 

Building Appearance 
The townhouse units will be three stories in height with different exterior finishes between the 
at-grade levels and the upper levels. 

Dwellings fronting Alexandra Road will have individual entrances and sidewalks fronting to and 
connecting with the street. All the dwellings will have balconies off their second floor levels. 
As proposed, bedrooms will typically be located on the upper level, the kitchen, dining area and 
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living area will be located on the second level and parking, bicycle storage and utility equipment 
will be located on the ground level. 

Material finishes and colors will be refined as part of the Development Permit review. 

Sustainability Initiatives 
The Developer has committed to achieving an Ener-Guide rating of 82 or better and to pre-duct 
for solar hot water heating for this townhouse project. They have also advised that they are 
exploring other technologies and innovations that will improve the projects sustainability and 
reduce the overall environmental impact of this development. These initiatives will be reviewed 
through the Development Permit application. 

The Rezoning considerations include a requirement for the dwellings in this project to achieve an 
Ener-Guide rating of 82 or better and to pre-duct for solar hot water heating. 

Analysis 

Land Use and Zoning 
The proposed development complies with both the Official Community Plan "Neighbourhood 
Residential" land use designation and the West Cambie Alexandra Neighbourhood 
"Townhouses" land use designation. 

Zoning Amendment Bylaw 9136 includes an amendment to "Town Housing (ZT67) - Alexandra 
Neighbourhood (West Cambie)" in Zoning Bylaw 8500 to reduce the front yard setback for the 
subject properties from 5 m to 4.5 m. No other changes are proposed to the existing "Town 
Housing (ZT67) - Alexandra Neighbourhood (West Cambie)" zone. 

lfthe proposed Zoning text amendment is approved, it will apply to only the eastern half ofthe 
subject site's frontage along Alexandra Road since the balance of the frontage is taken up by the 
proposed 20 m wide greenway. Staff support the proposed front yard setback! Zoning text 
amendment since this will assist in creating widened functional vegetation corridors between this 
site and the neighbouring development to the east and along Alderbridge Way. 

ESA Response - Preliminary Overview 
The detailed environmental and arborist assessments undertaken for the subject site indicate that 
the value of the habitat provided by at these locations is quite low. These on-site assessments 
indicate that the vegetation is, and has been, under stress for some time with significant presence 
of structural faults and insect infestations evident in the majority ofthe existing trees. The 
assessments also note a significant presence of invasive vegetation species such as Himalayan 
Blackberry, Japanese knot weed in the undergrowth. 

The assessments ofthe subject site were reviewed by City's retained biologist (Raincoast 
Applied Ecology). While acknowledging the report findings the City's biologist identified 
opportunities to retain or enhance habitat corridors through the site and, where possible, target 
higher valued portions of the lots. 
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One of the habitat corridors identified runs along the proposed greenway indentified in the 
Alexandra Neighbourhood Land Use Plan (over portions of9540, 9560 and 9680 Alexandra 
Road). Working in concert with the development to the east a second 6 m wide habitat corridor 
is being proposed along the property boundary between the subject property and the lot to the 
east, supplemented by functional vegetation strips along the other property boundaries. 

The proponent's concept is to create smaller, but higher quality habitat areas along the southern 
and eastern property boundaries plus enhancement of the proposed greenway at the northwest 
corner of the site. The focus of these enhancements will be to create high quality songbird 
habitat and movement corridors for small birds and animals using native trees and shrubs. 

P d V t f St' ropose e~e a .on rIpS 

6 m wide when combined with buffer strip on the adjacent 
East property boundary development property (Polygon Development 9700/9740 

Alexandra Road) (i.e. 3 m per site) native trees and shrubs. 

4 m wide strip of native trees and shrubs - species 
South property boundary selections to minimize agricultural issues for the Garden 

City Lands to the south. 

West property boundary 3 m wide strip of native trees and shrubs 

20 m wide corridor running east-west across 9580 and 

Greenway at the northwest 
9600 Alexandra Road. This area will contain native trees 
and shrubs and likely a pedestrian greenway trail leading 

corner adjacent to Alexandra 
from Alderbridge Way to Alexandra Road. The applicant 

Road will work with Parks staff on the greenway plan, 
, vegetation selections, drainage and pedestrian linkages. 

The proposed on-site habitat compensation area will total approximately 2,130m2
. Based on the 

biologist's assessment, the combined enhancementlreplacement plantings will result in a net 
habitat loss of 37m2 on the subject site, however, the quality of the replacement habitat will be 
significantly improved. 

The vegetation strip along the southern property boundary adjacent to Alderbridge Way will be 
selected to minimize impacts to the agricultural lands south of Alderbridge Way. 

Trees and Landscaping 
The Developer has committed to replacing the bylaw sized trees proposed for removal from the 
site at a two for one ratio consistent with the OCP policies. A detailed habitat compensation 
balance sheet will be requested as part of the Development Permit review. The proponent has 
submitted a preliminary balance sheet proposing 195 replacement trees will be provided for the 
96 bylaw sized trees proposed to be removed. Sizing and species types for replacement trees 
will be resolved through the Development Permit. 
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Vegetation clearing of the site will not be permitted until the Development Permit has been 
issued unless specific safety issues are evident and the Rezoning Considerations include a 
requirement for submission of a pre-clearing bird nest survey summary of findings and 
recommendations prior to site clearing activities. 

Per recommendations from the Tree Preservation Coordinator permission to remove two trees 
located on the shared North East property line will be required through the Development Permit. 
Three trees located on City property will need to be assessed by Parks Arboriculture staff for 
either retention or removal and replacement. 

Alderbridge Way Median Enhancement 
Additional infill tree planting will be sought along the centre median along a portion of 
Alderbridge Way with the intent of providing a year round visual screen to the subject site when 
viewed from the south. The applicant will work with Parks staff on an appropriate planting plan 
for the median through the Servicing Agreement. 

Existing Covenant to be Discharged 
A legal covenant (BG013764) is currently registered on title over 9620 and 9626 Alexandra 
Road restricting use of the property to that of a two-family dwelling. The removal of this 
covenant is necessary in order to permit townhouses on the lot and is included in the Rezoning 
considerations. These dwellings are part of a strata-titled duplex which will also need to be 
cancelled as part of the Rezoning considerations. 

Orphaned Lot 9560 Alexandra Road 
The applicant has attempted to acquire 9560 Alexandra Road for consolidation into their project 
but they have not been successful despite several attempts. The applicant's development 
submission includes an access via a proposed Statutory Right of Way through the subj ect 
development site in order to avoid having the site's access cut through the proposed greenway. 
A conceptual development plan has been submitted showing the potential redevelopment of9560 
Alexandra Road in accordance with the West Cambie Planning Area land use map subject to 
rezoning approval. 

Engineering and Transportation Requirements 
No significant concerns have been identified through the technical review related to the subject 
development proposal. As there are several developments occurring or proposed to occur within 
the vicinity of Alexandra Road (DP 12-613923 at 9251 and 9291 Alexandra Road, DP 13-
650988 at 4660-4740 Garden City Road and 9040-9550 Alexandra Road, RZ 13-649641 at 
9700-9740 Alexandra Road and RZ12-598506 at 9491 - 9591 Alexandra Road) some of the off­
site works may be advanced by others. Engineering staff will determine how the frontage works 
along Alexandra Road will occur based on the sequence of Servicing Agreement submissions 
received and discussions with the individual developers. 
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Highlights of the off-site engineering requirements include: 
• The following modifications to the north side of Alexandra Road are required to 

accommodate the proposed raising of Alexandra Road frontage: 
o Remove existing extruded curb. 
o Provide barrier curb and gutter and sidewalk on the north side of the raised 

Alexandra Road. 
o Modify the existing bridge access to 9566 Tomicki Road to match the raised 

sidewalk/road on the north side of the raised Alexandra Road. The maximum 
bridge slope shall be 5%. 

• If adequate flow is not available on Alexandra Road, the developer shall be required to 
construct a 200mm diameter watermain along the future May Drive from Alexandra Rd 
to Tomicki Avenue or from Alexandra Road to Alderbridge Way; 

• Replacement of existing watermain is required along the development site frontage; 
• Installation of additional fire hydrants to achieve minimum spacing requirements; 
• Construction of a 200 mm diameter gravity sanitary sewer along Alexandra Rd from the 

east property line of the site to the future May Drive; 
• Construction of a 375 mm diameter sanitary sewer along the future May Drive from 

Alexandra Road to Tomicki Avenue; 
• Upgrade the existing storm sewer line from the west property line of 9580 Alexandra 

Road to the existing box culvert in No 4 Road as per storm capacity analysis dated April 
23,2014 (complete with tie-in the box culvert); and 

• Undergrounding of existing private utility lines along Alexandra Road frontage to 
accommodate the proposed raising of Alexandra Road. 

Key elements of the transportation related off-site requirements include: 
• Design and construction of the Alexandra Road from the western property line of 9600 

Alexandra Road to the eastern limit of the development including curbing, an 8.5 m wide 
travel road surface, treed boulevards and sidewalks, and transition to the ditch on the 
north side of Alexandra Road; 

• Design and construction of the Alexandra Road from the western property line of 9600 
Alexandra Road to May Drive including a sidewalk, treed boulevard, curbing, a 
minimum 6.2 m wide travel road surface and a 1m wide shoulder. 

• Design and construction of the Alderbridge Way frontage including a treed boulevard and 
a shared cyclist/pedestrian path. 

• Land dedication along Alderbridge Way to accommodate the above sidewalk and a treed 
boulevard. 

Rezoning Considerations 

Detailed Rezoning considerations are provided in Attachment 7. 
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Development Permit Issues 

Some of the elements that staff will be following through the forthcoming Development Permit 
include: 

• Confirmation of the site plan in relation to the Zoning Schedule "Town Housing (ZT67)­
Alexandra Neighbourhood (West Cambie)", detailing building massing and design, 
provision of parking, loading, pedestrian access, amenity areas, surface permeability, 
incorporation of play areas; 

• Details on the existing vegetation, ESA mitigation, compensation and long term 
maintenance plan preparation and protection; 

• Follow up on tree assessments on City lands and trees on shared property boundaries; 
• Registration of legal agreements for the protection and maintenance of the ESA 

vegetation areas; 
• Confirmation of the Public Art response; 
• Resolving on-site garbage collection and appropriate vehicle movement allowances; 
• Provision of an emergency vehicle access between the subject site and Alderbridge Way; 
• Incorporation of appropriate Aircraft Noise Mitigation measures in the building plans; 
• Addressing accessibility features within the units; 
• Addressing drainage concerns adjacent to the Alexandra Road greenway and in the 

corridor between this site and the Polygon site to the east. Design of the greenway with 
parks and engineering; and 

• Confirmation of the sustainability measures that will be built into the units. 

Financial Impact or Economic Impact 

None. 

Conclusion 

The proposed development provides for ground oriented town housing in keeping with the West 
Cambie Area Plan and the Alexandra Neighbourhood Land Use map. Biologist and Arborist 
assessments of the vegetation within the designated Environmentally Sensitive Area on the 
subject properties have provided a better picture of the habitat limitations on the site and have 
been used to prepare appropriate vegetation enhancement corridor plans along Alderbridge Way 
and along both the eastern and western property boundaries as well as the proposed park trail 
greenway adjacent to Alexandra Road. 

Based upon the submitted information, staff recommend that Bylaw 9136 to reduce the minimum 
front yard setback along Alexandra Road from 5.0 m to 4.5 m and to rezone the subject 
properties to "Town Housing (ZT67) - Alexandra Neighbourhood (West Cambie)", be 
introduced and given first reading. 

Aa:lz~ 
iJav~d Brownlee 
Planner 2 

DCB:cas 
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ATTACHMENT 4 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 13-649999 Attachment 4 

Address: 9580, 9600, 9620, 9626,9660, 9680 Alexandra Road 

Applicant: Am-Pri Developments (2012) Ltd. 

Planning Area(s): West Cambie Area Plan (2.11A) 

Existing Proposed 

Owner: Am-Pri Developments (2012) Ltd., 
Same Inc No. BC0934463 

Site Size (m2
): 16,215 mL 16,107 m" net of dedications 

Land Uses: Single Family Residential, Two- Multiple Family Residential 
Family Residential, Vacant 

OCP Designation: Neighbourhood Residential, Park Same 

Area Plan Designation: Residential Area 2 Same 

9580,9600,9660,9680 Alexandra Town Housing (ZT67) 
Road: Single Detached (RS1/F) 

Zoning: 
9620 and 9626 Alexandra: Two-
Unit DwellinQs (RD1) 
5 dwellings were in place prior to 96 approx. 

Number of Units: demolition. Currently none on 
site. 
Environmentally Sensitive Area Portions to be retained. 

Other Designations: (ESA) Compensation I replacement 
required for impacts. 

On Future 
I 

Bylaw Requirement 
I 

Proposed I Variance 
Subdivided Lots 

Max. 0.65 or 0.75 with 

Floor Area Ratio: 
affordable housing 

0.65 None permitted contribution per West 
Cambie Area Plan 

Lot Coverage - Building: Max. 40% 40% None 

Lot Size (min. area): 10,000 m2 16,107 m2 None 

Addressed via 
Setback - Front Yard (m): Min. 5.0 m Min. 4.5 m Zoning Text 

Amendment 

Setback - Side Yards (m): Min. 3.0 m Min. 3.0 m None 

Setback - Rear Yard (m): Min. 6.0 m Min. 6.0 m None 

Height (m): 12.0 m 10.7 m None 

Off-street Parking Spaces - 1.5 (R) and 0.2 (V) per 1.5 (R) and 0.2 (V) per 
None 

Regular (R) / Visitor (V): unit unit 

4160454 PH - 66



On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance Subdivided Lots 

Off-street Parking Spaces - Total: 144 (R) and 20 (V) 192 (R) and 20 (V) None 

Tandem Parking Spaces: Permitted 94 spaces in 47 units 
none (49%) 

Class 1: 1.25/unit 

Bicycle Stalls (120 stalls) Class 1: 147 
Class 2: 0.20/unit Class 2: 20 none 

(20 stalls) 

Amenity Space -Indoor: 100 m2 100.0 m2 None 

Amenity Space - Outdoor: 576 m2 618 m2 none 

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

VIA EMAIL 

August23,2013 

Stantec Consulting Ltd. 
4370 Dominion Street, 5th Floor 

. Burnaby, Be V5G 4L7 
Tel : (604) 436-3014 
Fax: (604) 436-3752 

Project No: 1231-10626 

Am-Pri Developments Ltd .. 
9751 NO.6 Road 
Richmond, BC 
V6W 1E5 

Attention: Amit Sandhu 

Dear Amit: 

Reference: Environmental Sensitive Area Assessment at 

ATTACHMENT 5 

9560, 9580, 9600, 9620/9626, 9660 and 9680 Alexandra Road, Richmond, Be 

1 INTRODUCTION 

Am-Pri Developments Ltd. is submitting a rezoning application for a townhouse development on 

approximately 2 hectares on the quarter section 34-5-6 adjacent to Alderbridge Way and NO.4 Road 

in Richmond, British Columbi~. The application includes lots 9560, 9580, 9600, 9620/9626, 9660, 
and 9680 (Subject Property, Figure 1, Appendix A). A portion of this site is designated as an 
Environmentally Sensitive Area (ESA) by the City of Richmond. 

Stantec Consulting Ltd. conducted a habitat assessment of the entire site on July 25, 2013. 

Two Stantec biologists assessed the existing vegetation and wildlife habitat value within the site. 
Environmentally valuable resources assessed within the property included, but weren't limited to, 

any potential sensitive ecosystems, wildlife, plants and plant communities, wildlife habitat and 
corridors, riparian areas, and aquatic species. The scope of the assessment was derived through the 

2012 Environmental Sensitive Area Management Strategy (City of Richmond 2012) and with 

personal communication from Wayne Craig with the City of Richmond's Planning and Development 
Office (Pers. Comm, 2013). 

This report provides a detailed summary of the vegetation types and wildlife habitat values on the 

Subject Property and makes recommendations for areas that should be included in the ESA. 
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Stantec 
Am-Pri Developments Ltd . 
Atlention: Amit Sandhu 
Project No: 1231-10626 

Reference: Environmental Sensitive Area Assessment at 
9560, 9580, 9600, 9620/9626, 9660 and 9680 Alexandra Road, Richmond, Be 

2 METHODS 

August 23, 2013 
Page 2 of 9 

Preliminary vegetation Polygons were created from orthophoto interpretation and were then ground 
truthed during the site visit. The property was surveyed by two Stantec biologists to determine what 
vegetation communities were present on the site, to identify any habitat values by identifying 
connectivity and recording wildlife species present, and to document any other environmentally 
valuable resources. Dominant understory species within each polygon, including invasive species, 
were recorded and photographs were taken at various locations on the site. Total cover was 
estimated for the dominant species observed. Tree species were recorded during a tree assessment 
(Arbortech Consulting 2013). Online database searches were undertaken to determine if any species 
at risk were identified within 500 meters of the site (BC CDC, 2013). 

Environmental value included estimating species diversity, presence absence of invasive species, 
connectivity to surrounding natural features, wildlife presence, and health and potential sustainability 
of vegetation on site. These findings were summarized utilizing a ranking system of low, medium and 
high. 

3 RESULTS 

There were four different plant communities identified on the site (Figure 1, Appendix A); descriptions 
of these are provided below. 

3.1 Conservation Data Center (CDC) Database Inquiry 

A search of the BC CDC online database was performed on July 24th, 2013. No known rare or 
sensitive vegetation or wildlife species were identified in the project area. The field survey conducted 
on July 25th also did not identify any known listed species. 

3.2 Fish and Aquatic Habitat 

No watercourses, fish habitat, or aquatic species were observed during the field survey. A small 

man-made pond, approximately 1 m by 1 m, was found during the survey in the backyard of one of 

the residences (Lot 9626 Alexandra Road). At the time of the site visit the pond contained no water 

and had Himalayan blackberry growing in from all sides. 

3.3 Polygons 1-Anthropogenic Disturbance 

Of the total area of the Subject Property, 0.69 hectares (-35% of total Subject Property) was 

disturbed by the current and previous residential developments that occurred on site (Figure 1, 
Appendix A). Vegetation in the polygon was composed of cultivated lawn and invasive species with 

few mature trees interspersed throughout (Photos 1 - 2, Appendix B). There was also the presence 
of Japanese knotweed. Japanese knotweed is a perennial shrub from Asia that is highly invasive 

because of its rapid growth and reproductive capabilities (Photo 3, Appendix B). Once established it 
displaces nearly all other vegetation (BC Ministry of Agriculture 2011). 

O ne Toom . Infini te Solutions. 
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Stantec 
Am-Pri Developments Ltd. 
Attention: Amit Sandhu 
Project No: 1231-10626 

Reference: Environmental Sensitive Area Assessment'<it 
9560,9580,9600,9620/9626,9660 and 9680 Alexandra Road, Richmond, Be 

August 23, 2013 
Page 3 of9 

Structures throughout the polygons included occupied and unoccupied homes, dilapidated 

structures, and residential loose garbage. Table 1 below lists the dominant species in this polygon. 

There were some trace ornamental trees in the residential yards; however, only two excelsea cedar 
(Thuja plicata) trees were of suitable condition (sustainable) according to the Arbortech report 

(2013). 

Table 1: Dominant Species within Polygon 1 

Common Name Scientific Name % Cover" 

Himalayan blackberry' 

cr~BEing buttBrc~p 

evergreen blackberry' 

hardhack 

rBed canarygrass 

JapanBse knotweed* 

Kentucky bluBgrass 

NOTE: 
• Invasive species 

i Rubus armeniacus 
; 

I Ranunculus repens 
- I" -

, Rubus ./aciniatus 

i Spiraea douglasii 
I 
I Phalaris arundinacea 

" 

Polygonum cuspidatum 

Poa pratensis 

"percent cover only includes dominant species 

3.3.1 Wildlife and Habitat Value 

15 

15 

5 

5 

5 

5 

5 

Wildlife use is limited in polygon 1. Birds may nest in some of the trees, or among the Himalayan 

blackberry, but the likelihood of a sustainable c;onsistent population is quite low. There was a 
man-made pond at 9626 Alexandra Road that, although dry during the time of the site visit, 

may provide breeding habitat for amphibians in the spring, when water might be found in the pond. 

Habitat value is low, due to the highly disturbed nature of the polygon. 

3.4 Polygon 2-Graminoid and Shrub land 

Polygon 2 is approximately 0.86 hectares (-43% of total Subject Property) and is located in the 

central to southern portion of the Subject Property (Figure 1, Appendix A) (Photos 4-6, Appendix B). 

The area was predominantly composed of a mixture of hardhack, Himalayan blackberry, and reed 

canary grass (See Table 2). The Himalayan blackberry was spreading from the east to the west as 
its density was concentrated on the eastern side of polygon 2. The western side of polygon 2 was 

predominantly composed of reed canary grass; which is known for its ability to create sod 

monocultures as it is used frequently as a pasture and ornamental grass. 

One Teurrl . Infinite ~ollJiio l\ s . 

PH - 70



Stantec 
Am-Pri Developments Ltd. 
Attention: Amit Sandhu 
Project No: 1231-10626 

Reference: Environmental Sensitive Area Assessment at 
9560, 9580, 9600, 9620/9626, 9660 and 9680 Alexandra Road, Richmond, BC 

Table 2: Dominant Species within Polygon 2 

August23,2013 
Page 4 of9 

Common Name Scientific Name % Cover" 

hardhack 

Himalayan blackberry' 

reed canary grass 

bentgrass 

creeping buttercup 

common dandelion 

common horsetail 

NOTE: 
• Invasive species 

I Spiraea doug/asii 
i . I Rubus armemacus 

I Pha/aris arundinacea 

i Agrostis sp. 

! Ranuncu/us repens 
1 • .-.--

i Taraxacum officina/e 
\. .. 

i. Equisetum arvense 

"percent cover only includes dominant species 

3.4.1 Wildlife and Habitat Value 

30 

30 

25 

5 

5 

3 

3 

Wildlife use in the polygon was limited to bird nesting and foraging and some small mammal use as 

observed with the presence of coyote scat. Habitat value provided by polygon 2 is relatively low as a 

result of surrounding disturbances (roads and existing development) and limited connectivity to 

additional habitat. 

3.5 Polygons 3a and 3b-Birch Forest 

Two polygons within the Subject Property consisted of approximately 0.22 hectares (polygon 3a 0.06 

and Polygon 3b 0.16) (-11 % of total Subject Property) of upland forest dominated by paper birch 

(Betula papyrifera) with a closed understory of predominately Himalayan blackberry and grasses 

(Photos 7-8, Appendix 8). The Arbortech report lists these trees to be in poor condition with die back 

occurring (Arbortech Consulting 2013). Table 3 below provides a list of the dominant species within 

these polygons. 

Table 3: Dominant Species within Polygon 3 

Common Name Scientific Name % Cover" 

paper birch 

Himalayan blackberry' 

hardhack 

fireweed 

bentgrass 

bracken fern 

NOTE: 
• Invasive species 

I Betu/a papyrifera 

i Rubus armeniacus 

I Spiraea doug/asii 

1 Epi/obium angustifolium 
I 

i Agrostis sp. 

; pteridium aquilinum 

"percent cover only includes dominant species 
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Am-Pri Developments Ltd. 
Attention: Amit Sandhu 
Project No: 1231-10626 

Reference: Environmental Sensitive Area Assessment at 
9560,9580,9600,9620/9626,9660 and 9680 Alexandra Road, Richmond, Be 

3.5.1 Wildlife and Habitat Value 

August23,2013 
Page 5 of9 

Polygon 3a has suitable habitat for nesting and foraging birds and small mammals and is connected 
to a large undisturbed area off property to the south and east. The habitat value provided by 
polygon 3a was considered moderate due to the connectivity to this large upland area to the 
southeast outside of the Subject Property. 

Polygon 3b had limited connectivity due to anthropogenic disturbances and invasive weed 
encroachment. Trees had appeared to have been cleared to the east. Invasive weed species had 
heavily encroached to the north and west of Polygon 3b and Alderbridge way borders the Polygon to 
the south. 

3.6 Polygon 4-Mixed Wood Forest 

Polygon 4 is approximately 0.22 hectares (-11 %of total Subject Property) and is located on the 
northwestern portion of the subject property (Appendix 1, Figure 1) (Photos 9 - 11, Appendix B). 
Polygon 4 is between two residential homes, with the understory consisting of hardhack, Himalayan 
blackberry, and grasses (See Table 4). The over story canopy is closed; however, according to the 
Arbortech report, the majority of the trees are in poor condition, with only two trees being qf marginal 
condition. There was also road fill, scrap asphalt, cut trails and residential garbage (Appendix B, 
Photo 11) observed within polygon 4. The road fill and asphalt piles located in polygon 4 stood to an 
approximate height of 1 m and had the area of 10 m by 10 m. 

Table 4: Dominant Understory Species within Polygon 4 

Common Name Scientific Name % Cover** 

Himalayan blackberry* 

hardhack 

paper birch 

Douglas fir 

European birch 

fireweed 

bentgrass 

fowl bluegrass 

NOTE: 

• Invasive species 

I Rubus armeniacus 

I
, Spiraea douglasii 

Betula papyrifera 

Pseudotsuga menziesii 

Bet~.tla pendula 

, Epilobium anguslifolium 

! 'Agro;lis sp. 

I p~~ pa/~stris 

"percent cover only includes dominant species 
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Am-Pri Developments Ltd. 
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Project No: 1231-10626 

Reference: Environmental Sensitive Area Assessment at 
9560,9580,9600,9620/9626,9660 and 9680 Alexandra Road, Richmond, Be 

3.6.1 Wildlife and Habitat Value 
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Polygon 4 has suitable habitat for both nesting and foraging birds, as well as for small mammals. 

A stand of dead birch trees at the eastern edge of this polygon showed evidence of use by northern 

flicker, as two northern flickers were observed perched on one of the trees. American robin and 

spotted towhee were also observed in this polygon. Habitat value provided by polygon 4 is moderate, 

although there is limited connectivity to additional habitat. 

4 DISCUSSION 

It is Stantec's recommendation that only polygons 3a and 4 be considered for ESA designation on 

the Subject Property (See Table 5). Although the actual ecological value provided by polygons 3a 

and 4 is relatively low, as a result of surrounding disturbances (roads and existing development), 

limited connectivity to additional habitat, small polygon patch size, and presence of invasive weeds in 

the understory, these polygons contains the least amount of disturbance within the proposed 

development area. If left unchecked, the highly invasive Himalayan blackberry and Japanese 

knotweed will continue to spread through the subject property and may eventually become dominant 

within the ESA, pushing out native species. 

Table 5: Environmental Ranking Summary Table 

PIC 't Fish and Vegetation Wildlife Invasive 0 II 
NO yton o~muOi y Fish Diversity and Habitat Species ~er~ 

u_m er ype Habitat Health Connectivity Presence an 

Polygon 1 Anthropogenic N/A Low Low High Low Disturbance 

Polygon 2 Graminoid and N/A Low Low High Low 
Shrub land j 

Polygon 3a Birch Forest N/A Moderate Moderate i High Moderate I· 
Polygon 3b Birch Forest N/A Moderate ' Low I High Low I 

I 

Polygon 4 Mixed wood N/A Moderate Low I High Moderate 
Forest 

5 DEVELOPMENT RECOMMENDATIONS 

For future developments within the subject property, the development guidelines set forth by the 

City of Richmond's 2012 Environmental Sensitive Area Management Strategy (Appendix C and 

Part 4) should be followed during the construction phase of the project. Where possible, 

and applicable, the development should be designed around the existing environmental resource 

values to maintain as much of the current ecological services found on site as possible. 

Where clearing or development is to occur, amenity areas should be designed to mimic areas that 

would be native to the area and work to maintain pre-development connectivity. 
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There is a potential opportunity for enhancement of the area with development. Due to the poor 
condition of the vegetation stands, the abundance of invasive species, and the low connectivity of 
the area to natural native vegetation, any potential development could include an amenity area that 
would enhance the property. Enhancement could include the preserVation of the most ideal native 
vegetation combined with additional planting and landscaping that would improve the habitat on site. 
Enhancement of the area would also include weed management, multi-tiered vertical structured 
species selection, and buffer zones around natural areas. 

The following are general best practices identified for future development within the property: 

• All construction works 'should be designed to prevent erosion and sedimentation. An-erosion 
and sediment control plan and mitigation measures should be implemented prior to work and 
maintained throughout the course of construction. 

• Appropriate precautions should be taken to ensure that deleterious substances do not enter 
drainage courses or seasonal and permanent water bodies. 

• Minimize mowing around conserved and constructed natural features to promote available 
habitat for small and medium-sized wildlife . Reduced maintenance costs are also a benefit of 
this strategy. If mowing is required to meet aesthetic goals, consider limiting mowing to one 
mower width. 

• Incorporate enhancement plantings within buffer areas to provide additional wildlife habitat 
and structural diversity adjacent to the important ecological features. 

• Clearing of tall trees along the road should be minimized to accommodate passage of birds 
up and over the road. 

• Site specific environmental monitoring should be used to provide direction for site 
sustainability both during and post construction. 

• To the extent possible, a buffer zone should be incorporated around retained 
environmentally valued resources. The purpose of establishing a buffer zone will be to 
provide a phYSical barrier from urban disturbances, reduce detrimental edge effects, 
improve surface water quality, enhance stand quality, increase the extent of the existing 
natural habitat, mitigate habitat fragmentation, and conserve biodiversity (Fischer and 
Fischenich 2000) . 

• ' If development does occur, a detailed landscape plan should be developed to identify any 
existing vegetation and areas that require replanting. The plan should also identify those 
features on site that were present on site prior to development and should include 
microtopography such as logs and rocks which provide habitat for a diversity of wildlife. 

• Develop a post development monitoring plan in order to adaptively manage any natural 
features that may require maintenance and upkeep until it is successfully established within 
the developed property. . 

• The establishment of a buffer zone that captures the drip line of perimeter trees should 
sufficiently allow for a sustainable natural area within development. 
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August23,2013 
Page 8 of9 

9560, 9580, 9600, 962019626, 9660 and 9680 Alexandra Road, Richmond, Be 

6 CLOSURE 

This ESA has been prepared for the sole benefit of Am-Pri Developments Ltd. and is not to be relied 
"-

upon for anything other than its intended purpose. 

We trust that this report has met your present requirements. If you have any questions or would like 

clarification of the results, please do not hesitate to contact the undersigned at (604) 235-1896. 

Respectfully submitted, 

Stantec Consulting Ltd. 

Ian Levitt, MREM, B.Sc. BIT, AIT 
Environmental Scientist 
604-235-1896 
lan.levitt@stantec.com 

IUMB/nlb/tt 

v:\ 1231\aclive\EM\ 12311 0626\repor\\leUpl_esa_20130B23_final.docx 
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Associate 
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APPENDIX B 
Photographs 
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Photo 1: 

Photo 2: 

Stantec 

Looking north into Polygon 1 - Lot 962019626. 

Looking west into Polygon 1 - Lot 9660. 

August 2,2013 
Project No. 1231-10626 

Am-Pri Developments Ltd. 
Attention: Amit Sandhu 

Appendix B: Photographs 
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Am-Pri Developments Ltd. 
Attention: Amit Sandhu 

Appendix B: Photographs 

Photo 3 Looking west into Polygon 1 - Japanese Knotweed Lot 9600. 

Photo 4: 

B·2 

Looking south into Polygon 2 - Graminoid Shrub land Lot 9600. 
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Photo 5: 

Photo 6: 

Stantec 

Am-Pri Developments Ltd. 
Attention: Amit Sandhu 

Appendix B: Photographs 

Looking south into Polygon 2- Graminoid Shrub land - Lo.t 9560. 

Looking south into Polygon 2 - Graminoid Shrub land - Lot 9620/9626. 

August 2,2013 
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Appendix B: Photographs 

Photo 7: Looking south into Polygon 3a - Birch Forest - Lot 9660. 

Photo 8: 

B·4 

Looking south into Polygon 3b - Birch Forest - Lot 9600. 
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Am-Pri Developments Ltd. 
Attention: Amit Sandhu 

Appe.ndix B: Photographs 

Photo 9: Looking east into Polygon 4 - Mixed Wood Forest - Lot 9580. 

Photo 10: Looking west into Polygon 4 - Mixed Wood Forest - Lot 9580. 

Stantec 
August2,2013 

Project No. 1231-10626 8-5 
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Am-Pri Developments Ltd . . 
Attention: Amit Sandhu 

Appendix B: Photographs 

Photo 11: Looking south into Polygon 4 - Mixed Wood F.orest - Lot 9580. 

8-6 August 2, 2013 
Project No. 1231·10626 One Team. Infin ite Solutions. 
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ATTACHMENT 6 

ARBORTECH CON S U L TIN G 

TREE RETENTION ASSESSMENT REPORT 
LAND DEVELOPMENT APPLICATION PURPOSES 

Report Date: 

A C L File: 

Proje ct Details: 

Prepared For: 

BACKGROUND 

November 6,2013 

13124 

Rev #: 1 

Am Pri Development (2013) Ltd. 
Proposed Townhouse Development 
9600 Block Alexandra Rd., Richmond 

Attn.: Amit Sandhu 
Am Pri Development (2013) Ltd. 

9751 No.6 Road 

Richmond BC, V6W 1E5 

Arbortech Consulting has been retained to undertake a detailed study of the existing trees 
located on and within close proximity to the above noted site to determine their current 
con d itio n, and tom a ke pre serv a tio nan d prot e cti 0 n re com men dati 0 ns inc 0 nt e xt to th e 
pro pose d de v e 10 p m e nt. St a ff fro m this offi c e visite d th e Site 0 n XXX to ins p e ct th e tre es and site 
conditions. The topographic survey plan, and the proposed architectural layout plan for this 
development project have been provided for our use in completing this report. The purpose of 
this study is to; 

• Determine the present (pre-development) condition of the existing tree resource and 
com pile a n in ve ntory th at meets th emu ni ci p a I re quire m e nts forre p ortin g, 

• Determine which trees are viable for retention consideration, 
• Determine if any off-site trees are expected to be impacted from construction, 
• Guide the approval and design revision processto the extent possible so that tree 

retention and tree replacement objectives are achieved, and 
• Sp e cify tre e p rote ctio nan dim pact m itig a tio n re com men d a tio ns for im pie m e nt a tio n in 

the construction phase. 

The tree condition data and tree retention recommendations are compiled herein and on the 
enclosures. Thisreportshould be read in conjunction with the attached reference documents. 

METHODOlO GY 

Our standardized inventory and analysis procedure was used to assess the existing trees on the 
site using Visual Tree Assessment (VTA) procedures.ln the VTA we observe the tree for presence 
of sl g ns or sy m p to m s of de fe ct 0 r he aith Issu es, and /0 r g ro win g site co nstr a i nts th at can a ffe ct its 
viability for retention. Atthe owner's discretion, certain trees may benefitfrom additional 
detailed examination and testing before decisions are finalized. 

Trees have been marked with a serial numbered tag asreferenced In this report, and for future 
reference within the approval and construction phases of the project. Photos were taken and 
are used herein and/or kept on file. 

Greater Vancouver Office: 
Phone: 604,275,3484 
Suite 200·3740 Chatham St 
Richmond. Be V7E 2Z3 

Fraser Valley Office: 
Phone: 604.755.7132 
Suite 109 - 1528 McCallum Rd 
Abbotsford, BC V2S 8A3 
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Thisstudyis not a tree risk assessment, howeverwe have considered the structural and health 
condition of the subjecttreesto determine theirsuitabllltyforretention In contextto the 
proposed land use . 

.... .. .Th e· pro pose dconstruction··works are·expected-tocausesite·chan gestha t .. elther.directlyconfllct 
with existing trees, or will significantly alterthe growing environment of othertrees. Thistree 
retention study considers our arborlcultural assessment of the expected tree survivorship based 
on the anticipated impacts from construction. With an objective to maximize tree preservation, 
we have considered the feasibility of Implementing design changes, and the possible use of 
innovative construction materials and methodsforthe protection of suitable and valuable trees. 

In our study, we have used our experience and reviewed the design drawingsto anticipate all 
tree related impactsfrom; 

• geo-technicalneeds (i.e. soil and site pre p aration works re quire d), 
• civil engineering nee ds (i.e. re-gra din g, un d ergro un d servicin g, ro a d co nstru ctio n), 
• architectural design elements(l.e. foundations, buildings, driveways, and amenities), and 
• landscape design ele ments (I.e. hard surfa ces, retaining walls, re-grading, soil 

placement, planting holesfornew plants and trees, etc.). 

Itisthe responsibility of each design consultantto considerthe tree protection restrictions and 
special measuresthat may be recommended herein and on the attachments, in relation to their 
field 01 expertise, and to confirm that the protection zones and restrictions can reasonably be 
achieved. 

PROPOSED LAND USE 

On this site, the proposed development consists of a townhouse development. The associated 
re-grading of the lands, the construction of new roads and underground services/utilities, and 
the construction olthe buildings/driveways and related amenities will result in comprehensive 
disturb a nee a cross most of th e site. 

TREE RETENTIO N ASSESSMENT FINDIN GS 

ON-SITE TREES: 

Tag 9 e d Tre e s: Th e siz e, ty pea n d con d itio n of th e su b j e ct tre es ar e de t a II e d in th e a tt a c h e d Tre e 
Inventory and Assessment List. The locations and the designated treatment of the subJect trees 
are detailed on the attached Tree Management Drawing. 

Tree Stand Counts: Native stands of trees were assessed based using stand delineation and 
stand condition indicators. A physical tree 'count was undertaken forthese stands and the 
quantities are reported on the Tree Management Drawing. 

The total quantity of On-Site trees considered on this project is: 

24 Tagged Trees (on-site and road frontage trees) 
plus 400 Untagged Stand Tree Count (ESA bylaw trees are 10cm and greater) 
Total 424 Bylaw Trees within Development Site 

AM-PRI GROUP 
9600BLOCK ALEXANDRA ROAD RICHMOND 
TREE RETE NTI 0 N ASSESS M E NT REP 0 AT 
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Table 1. Tree Retention and Removal Quantities by Condition 
(Includestreesin Road boulevardsfronting the site) 

CONDITION RETAIN 

TAGGED STANDS 

UNSUITABLE 0 13 * 
A tre e th at is unsuita ble for retention in (est.) 
the proposed land use due to 
advanced health decline or presence 
of significant structural defects, 

MARGINAL 6 0 
A tree that has a moderate defectthat 
makesit unlikely to survive anticipated 
site chang es if retained singly, but may 
be co nsid ere d for ret e ntion co 11 ditio n al 
to special measures and/or In 
cOl1junction with other adjacent tre es, 

SUITABLE 0 0 
A tree in fair, good or excellent 
condition with no overt or id entifia ble 
significant defects based on VTA, and 
well suite d for consid eration of 
retention, 

SUBTOTALS 6 13 
19 

REMOVE TOTAL 

TAGGED STANDS 

10 387 410 

5 0 11 

3 0 3 

18 387 
405 424 

Note, Th e u nsuita ble ratin g is base d on in divid u al sin gle rete ntio n of sta n d tre es, In this case, a 
section of the stand is being retained with a provision fortreatmentsthat mayinclude pruning 
and selective removal of high risk trees based on CTRA assessment atthe time ofland clearing, 
Any removals from this area will be confirmed and authorized with the City of Richmond in 
advance. 

PROPOSED TREE RETENTION AND REMOVAL: 

• Re m oval of 10 byla w tre e s as d escri bed in th e tre e list and sh ow non th e tre e 
m an age m ent drawing due to their pre-existing condition being unsuita ble for retention 
co nsid era tio n, 

• Re m oval of 8 b yl a w tre es due to u nresolv able im pacts fro m co nstru ctio n, Note th at tw 0 

shared trees (#'s 457 and 458) will require approval from the neighbour before city 
approvals can be obtained, 

• Retention of 6 bylaw trees as well as a section of Stand 1 within the open space 
prop ose d for the northwest corn er of the proje ct. Relate d protection g uid elines are 
summarized on the Tree Management Drawing. 

TREATMENT OF CITY FRONTAGE TREES: 

• Three City owned trees (#'s448, 449 and 450) that are located in the road boulevard 
fronting the site are recommended to be removed due to the presence of structural 
defects and due to the road construction and site servicing conflicts. Parks Department 
approvals are required. 
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TREA TMENT OF OFFmSITE TREES: 

• During our review we have noted 4 off-site trees that will require protection within the site, 
and/or a pproval from the neighbour for re moval. Two trees near the northwest corner 
OpenSpace will inherently be protected. Coordination withthe neighboursfortwotrees 
10 c ate don the east ad j ace nt sit e will b e un de rt a ke n as the pro je ct a d van c est hro ugh 
d eta II e d d e si g n, and the d e t e r min a ti 0 n 0 f w h e the r the y r e q u ir ere m 0 val mad eon c e the 
scope of construction is finalized and potentialimpactsand mitigation can be 
confirmed. 

TREE REPLACEMENT 

Tree replacement requirements will be determined by the city in relation to their policies. The 
tree replacement design will be specified by the projectlandscape architect. 

SUMMARY RECOMMENDATIONS 

Tree retention will only be successful if the trees can be protected to meet and respectthe 
alignments and restrictions within the Tree Protection Zones (TPZ) as detailed on the Tree 
Man age me nt Dra win g a tt a c h e d. Sin ceo ur pi a n is base don d eSig ns th at were a v ail a bl eat th e 
ti me of writin g, and th ose d esig ns may be su b je ct to re visio n, th e a d van c em e nt of th ose de sig ns 
to "Issued for Construction" status will require coordination with ourfindings. 

Considering the findings herein, the management of existing trees within the proposed 
development projectissummarized as follows: 

1. All applicable design drawingsforthis project must be coordinated to fully comply with 
the tree protection specifications asshown on the Tree Management Drawing 
(attached). Inclusion of this drawing and reportin the project specifications is strongly 
recommended. ' 

2. A II con tr act 0 rs, sub con tr act 0 rs and tr a des u n d e rt a ki n g any s cop e 0 f con str u c ti 0 non the 
project that could Impactthe trees should be made aware of the restrictions and 
responsibilitiesfortree retention and anyspecial measuresrequlred, and coordinate their 
work activities accordingly. 

3. Retain and Protect 6 tagged trees and approximately 13 stand trees within the 
development. 

4. Seek approvaltoremove 3treesfrom the City road frontages. 
5. Seekatree cutting permitfromthe municipalltyto allowtheremovalof18tagged bylaw 

trees and 387stand trees(405total)trees as perthe detailslnthe reportsectlons above. 
6. Make provisionforreplacementtreesto suit cityrequirements, and/orto meetthe 

compensation requirements for any required replacementtreesthat may not be able to 
be accommodated within the development site. 
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7. Th e de m olitio n of any existin g stru ctures and h ard-surfa cing within th e TPZs sh 0 uld to be 
c a rri e d 0 ut with low imp a ct me th 0 d 010 g i es and un de r the su p ervisio n of the pro je c t 
arborist. Restoration to soft landscape conditions may be specified. 

8. Implement tree protection measures and/or othertreatmentsspecified during each 
phase of site preparation and construction in compliance with the Tree Management 
Drawing and pursuantto munlcipalregulationsorrequirements. 

9. Coordinate with neighbouring ownersto gain authorizations or obtain signed tree cutting 
permit applicationsfor off-site treesthatrequire removal, and/orimplementtree 
protection measures within the site asspecified forthe protection of off-site trees. 

10. Coordinate with this office and the municipality during the land clearing phase to ensure 
proper identification of the retained trees and that protection measures are compliant. 

11. Coordinate with this office and municipality during land clearing phase to make final 
assessmentforthe treatment of trees within ESA and Parks lands dedicated to the city as 
p art of th e proje ct or b ord erin g th e proje ct. 

ASSUMPTIONS AND LIMITING CONDITIONS 
• Thisreport was prepared for and on the behalf of the client as addressed herein, and it is 

intended solelyfortheir use in its entirety. Arbortech Consulting shall not accept any 
liability derived from the partial, unintended, unauthorized orimproper use of this report. 

• U P 0 n r e c e i p t 0 f pay men ton a c c 0 u n tin full, this rep 0 rt is the pro pert y 0 f the c Ii e n 1. 
• Thlsreportlsrestrlcted only to the subjecttrees as detailed in this report. Except asstated 

her e In, n 0 0 the r tr e e s w ere ins p e c ted 0 r ass e ss e d asp a rt 0 f the w 0 r k rei ate d tot h e 
pre p aratlon of this re port. 

• The innertissue of the trunk,limbs and roots, aswell asthe majority of the root systems of 
trees are hidden within the tree and the ground. Also, trees have adaptive growth 
strategies that can effectively mask defects. Tree assessment is limited to relying on the 
outward signs of defect and health issues that are indicators of the presence of defects. 
We us e 0 ur tra inin g, e xp e ri en c e and j u d gem e nt, howe v e r it is p ossi b I e th at c e rt a i n 
defects are not able to be identified. Arbortech Consulting cannot guarantee that a 
tre e is fre e of d efe ct. 

• The accuracy of the locations of trees, property lines and othersite features were not 
verifie d by Arb orte c h Co nsultln g. We don ot w arra nt th at third p arty inform a tio n as 
correct. Third party information provided to the consultant may have been relied upon in 
the formation of the opinion of the consultantin the preparation ofthisreport, and that 
information is assumed to be true and correct. 

• The use of maps, sketches, photographs and diagrams are intended only as a reference 
forthe readers' use In understanding the contents and findings ofthisreport, and are not 
intend e d as a re presentation of fa ct. 

• Approvalsfrom a municipality and/orsenlor government agencies may be required in 
relation to certain recommendations and/ortreatments provided in this report. The 
own e r is res p 0 n sl b let 0 m a k e a p p Ii c a ti 0 n for, pay rei ate d fee san d costs for, and m e eta II 
requirements and condltlonsforthe issuance of such permits, approvals or authorizations. 
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CERTIFICATION 
I certify to the best of my knowledge or belief, that: 

I> Staff from this firm has performed site inspection(s) on the d ate(s) as stated herein. 
I> The observations are based on information known to the consultant at that time. 
I> The statements of fact determined by the consultant are true and correct. 
• Certain unverified information supplied by the clientmayhave beenrelied uponin 

determining the findings. 
• The findings herein are based upon the professional analysis of the consultant. 

Thank you for choosing Arbortech Consulting for your project needs. If there are any questions 
reg a r din g this rep 0 rt, pie as e con t act the u n d e rsi g ned. 

Norman Hoi, Consulting Arborist 
Dire ct: 604813 9194 
Email: norm@aclgroup.ca 

Enclosures; Tree Inventory List, Tree Management Drawing 
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Qualifications: 
ISA C erlltled Arborist #PN-0730 

C artltied Tree Risk Assessor #0076 
Certified Wildlife and DangerTree Assessor 

Land Survey Te chnologlst 
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ATTACHMENT 7 

City of 
Richmond 

Rezoning Considerations 
Development Applications Division 

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

Address: 9580, 9600, 9620, 9626,9660, 9680 Alexandra Road File No.: RZ 13-649999 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9137, the 
developer is required to complete the following: 
1. Dedicate a strip of land approximately 1.5m wide at the eastern limit of the site and such width 

reduces to approximately 1.2m wide at the western limit as a road dedication along the entire 
Alderbridge Way frontage in order to accommodate 3.3m wide shared cyclist/pedestrian path and a 
I.5m wide treed boulevard. Final dedication requirement to be determined by a functional road 
design approved by the Director of Transportation. 

2. Consolidation of all the lots into one development parcel (which will require the demolition of the 
existing dwellings). 

3. Installation of appropriate tree protection fencing around all trees to be retained including the 20 m 
wide greenway as part of the development prior to any construction activities, including building 
demolition, occurring on-site. Submission of a $5,000 security deposit is required to ensure the 
fencing requirements. 

4. The granting of a 20 wide statutory right-of-way along the northern property line of9580 and 9600 
Alexandra Road for public right of passage - maintenance and liability to be the responsibility of the 
City. 

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

6. Registration of a legal agreement on title identifying that the proposed development must be designed 
and constructed to meet or exceed Ener-guide 82 criteria for energy efficiency and that the dwellings 
are pre-ducted for solar hot water heating. A report by a qualified professional prepared to the 
satisfaction of the Director of Development is to be submitted certifying that the units meet the Ener­
guide 82 criteria and that the solar heating pre-ducting has been installed. 

7. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.6 m 
GSc. 

8. Registration of a legal agreement on title ensuring that, with the exception of emergency vehicles, 
there will be no vehicle access to Alderbridge Way. 

9. With the exception of specific hazard trees, on-site trees within the designated ESA shall not be 
removed until a Development Permit has been issued. 

10. Registration of a statutory right-of-way to the satisfaction of the Director of Development, over the 
internal drive-aisle in favour of 9560 Alexandra Road. 

11. City acceptance of the developer's offer to voluntarily contribute $0.77 per buildable square foot (e.g. 
$86,774.00) to the City's public art fund. 

12. City acceptance of the developer's offer to voluntarily contribute $5.10 per buildable square foot (e.g. 
$574,736.85 based on 112,694 sf) to the City's affordable housing fund. 

13. City acceptance of the developer's offer to voluntarily contribute the following amounts per Policy 
5044 West Cambie - Alexandra Interim Amenity Guidelines: 
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a) Community and Engineering Planning Costs of $0.07 per buildable square foot (e.g. 
$7,888.55); 

b) Child Care Contribution of$0.60 per buildable square foot (e.g. $67,616.10); 

c) City Beautification contribution of $0.60 per buildable square foot (e.g. $67,616.10). 

Note that the amount of the City Beautification contribution may be reduced once the value 
of the frontage improvements have been determined through the Servicing Agreement. The 
offsite works which may qualify include works along the north side of Alexandra Road (i.e. 
conversion of the existing ditch to a swale, sidewalk installation, resetting of existing 
pedestrian bridges to address grade changes). 

14. Registration of a legal agreement on title prohibiting the conversion of tandem parking areas into 
habitable space. 

15. Discharge of the Two Family Dwelling Covenant BG013764 from 9620 and 9626 Alexandra Road 
and cancellation of Strata Plan NW 2397. 

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

17. Enter into a Servicing Agreement* for the design and construction of frontage improvements. Works 
include, but may not be limited to; 

Water 
1. Replacement of existing AC watermain is required along the development site frontage; the 

replacement will need to extend beyond the development site frontage due to the required offsite 
improvements. If adequate flow is not available, then upgrades beyond the development site 
frontage will be required, which may include constructing a 200mm diameter watermain along 
the future May Drive from Alexandra Rd to Tomicki Avenue or from Alexandra Road to 
Alderbridge Way. 

2. Additional fire hydrants are required to achieve spacing requirements for the multi-family areas. 

Sanitary 
1. Construct a 200 mm diameter gravity sanitary sewer at OAO%(min) along Alexandra Rd from the 

east property line of the development site to future May Drive. 
2. Construct a 375 mm diameter sanitary sewer along May Drive from Alexandra Road to Tomicki 

Avenue and connect to existing system on Tomicki Avenue. 
a) Existing manhole SMH52070 will need to be shifted approximately 4m to the south to 

accommodate the ultimate alignment of system on Tomicki Avenue. 

Storm 
Upgrade the existing storm sewer line from the west property line of9580 Alexandra Road to the 
existing box culvert in No 4 Road (complete with tie-in to the box culvert). Alignment of the required 
storm sewer shall be near the center line of the road dedication. 

Private utilities: 
1. The developer is responsible for the under-grounding of the existing private utility pole line along 

the proposed site's Alexandra Road frontage to accommodate the proposed raising of Alexandra 
Road. 

2. The developer is to provide Private utility company rights-of-ways to accommodate their above 
ground equipment (i.e., above ground private utility transformers, kiosks, etc.). It is 
recommended that the developer contact the private utility companies to learn of their 
requirements. 

Initial: PH - 96
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Vegetation Screening Enhancement within the Alderbridge Way Median: 
Enhancement of existing medians within Alderbridge Way for the full extent of the frontage with the 
subject properties to the satisfaction of the Director of Development, the Director of Transportation 
and the Director of Engineering. 

Alexandra Road Improvements: 
1. The development will contribute to the raising of Alexandra Road by approximately 0.6 m to 

bring it up to the required 2.0 m elevation. 
2. The following modifications to the north side of Alexandra Road are required to accommodate 

the proposed raising of Alexandra Road frontage: 
o Remove existing extruded curb and asphalt sidewalk. 
o Provide barrier curb and gutter and concrete sidewalk on the north side of the raised 

Alexandra Road. 
o Modify the existing bridge access to 9566 Tomicki Road to match the raised 

sidewalk/road on the north side of the raised Alexandra Road. The maximum bridge 
slope shall be 5%. 

3. Alexandra Road, from the western property line of 9600 Alexandra Road to the eastern limit of 
the development frontage (from south to north): 
a) Provide a 2.0m wide sidewalk 
b) Provide a minimum 1.5m wide treed boulevard 
c) Construct a new 0.15m wide curb/gutter 
d) Widen travel portion of the road to 8.5m wide 
e) Construct a new 0.15m wide curb/gutter 
f) Provide a 1.5m wide sidewalk 
g) Transition to ditch- (need to get input from engineering) 

4. Alexandra Road, from western property line of 9600 Alexandra Road to May Drive (from south 
to north): 

a) Provide a 2.0m wide sidewalk 

b) Provide a minimum l.5m wide treed boulevard (exact width to be confmned as part of the . 
Servicing Agreement process) 

c) Construct a new 0.15m wide curb/gutter 

d) Provide a minimum 6.2m wide asphalt driving surface 

e) Provide a minimum l.Om wide shoulder 

5. Alderbridge Way frontage (from existing curb to north): 

f) Maintain the existing curb/gutter 

g) Provide a 1.5m wide treed boulevard 

h) Provide a 3.3m wide shared cyclist/pedestrian path 

i) Outside the development frontage to May Drive, the same treed boulevard and shared 
cyclist/pedestrian path should be provided within existing road right-of-way where space 
permits. 

Prior to a Development Permit being forwarded to the Development Permit Panel for 
consideration, the developer is required to: 

1. Complete an acoustical and thermal report and recommendations prepared by an appropriate 
registered professional, which demonstrates that the interior noise levels and noise mitigation 
standards comply with the City's Official Community Plan and Noise Bylaw requirements. The 
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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 

45 decibels 
rooms 

2. Submission of a report by a Qualified Environmental Professional regarding a pre-clearing bird nest 
survey with a summary of the findings and recommendations to the City prior to site clearing 
activities. 

3. Submit studies and recommendations, to the satisfaction of the Director of Development, on grading, 
drainage and tree retention within the 20 m wide greenway SROW. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 

1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. 
Management Plan shall 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. Payment of the Supplementary Local Area DCC for the Alexandra Neighbourhood. 

4. Payment of the sanitary pump station infrastructure latecomer fees. plus applicable interest, in 
accordance with the Alexandra Neighbourhood Development Agreement (multi-family rate $3,307.47 
per unit plus interest). 

5. If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

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

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 ofthe 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 
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required including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering, 
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may 
result in settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

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

Signed Date 
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City of 
Richmond Bylaw 9136 

Richmond Zoning Bylaw 8500, 
Amendment Bylaw 9136 (RZ 13-649999) 

9580,9600,9620,9626,9660,9680 Alexandra Road 

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

1. Richmond Zoning Bylaw 8500 is amended by replacing Section 17.67.6.1 with the 
following: 

"1. The minimum front yard is 5.0 IIi, except for lots that front onto Alexandra Road 
where the minimum front yard is 4.5 m: 

2. Richmond Zoning Bylaw 8500 is amended by repealing the existing zoning designation of 
the following area and by designating it "TOWN HOUSING (ZT67) - ALEXANDRA 
NEIGHBOURHOOD (WEST CAMBIE)"; 

4201558 

P.I.D.013-044-079 
Lot B Section 34 Block 5 North Range 6 West New Westminster District Plan 80461 

P J.D. 004-031-903 
The West Half of Lot 11 Block "C" Section 34 Block 5 North Range 6 West New 
Westminster District Plan 1224 

P.I.D.004-042-824 
Strata Lot 1 of Section 34 Block 5 North Range 6 West New Westminster District Strata 
Plan NW2397 Together With An Interest In The Common Property In Proportion To The 
Unit Entitlement Of The Strata Lot As Shown On Form 1 

P.I.D.004-044-550 
Strata Lot 2 of Section 34 Block 5 North Range 6 West New Westminster District Strata 
Plan NW2397 Together With An Interest In The Common Property In Proportion To The 
Unit Entitlement Of The Strata Lot As Shown On Form 1 

P.I.D.012-032-590 
Parcel "E" (Explanatory Plan 12531) Lot 12 Block "C" Section 34 Block 5 North Range 6 
West New Westminster District Plan 1224 

P.I.D.012-032-603 
Lot 12 Except: Firstly: South 248.98 Feet Secondly: Parcel "E" (Explanatory Plan 
12531), Block "C" Section 34 Block 5 North Range 6 West New Westminster District 
Plan 1224 
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Bylaw 9136 Page 2 

3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9136". 

FIRST READING' JUN 0 9 2014 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by Director 
or Solicitor 

IL 
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To: 

City of 
Richmond 

Planning Committee 

Report to Committee 
Planning and Development Department 

Date: June 2,2014 

From: Wayne Craig File: RZ 13-643436 
Director of Development 

Re: Application by Cotter Architects Inc. for Rezoning at 3471 Chatham Street from 
the "Steveston Commercial (CS3)" zone to a site specific "Commercial Mixed 
Use (ZMU26) - Steveston Village" zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9138 to: create a site specific 
"Commercial Mixed Use (ZMU26) - Steveston Village" zone; and to rezone 3471 Chatham 
Street from the "Steveston Commercial (CS3)" zone to the "Commercial Mixed Use (ZMU26)­
Steveston Village" zone, be introduced and given first reading. 

!i"J:g/~J 
Direct~~pfDevelo~lt 

SB:b~ 
Att. 6 

REPORT CONCURRENCE 

ROUTED To: CONCURRENCE 

Affordable Housing ~ 
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June 2, 2014 - 2- RZ 13-643436 

Staff Report 

Origin 

Cotter Architects Inc. has applied to the City of Richmond for permission to rezone 
3471 Chatham Street (Attachment A) from the "Steveston Commercial (CS3)" zone to a new site 
specific "Commercial Mixed Use (ZMU26) -' Steveston Village" zone in order to construct a 
three-store:? mixed-use building containing approximately 10 residential units in the upper floors 
and 324 m (3,485 ft2) commercial space on the ground floor. 

A staff report was reviewed by Planning Committee at the meeting of May 6, 2014 and referred 
back to staff (Attachment B). In response to the referral, the applicant has revised the design to 
address the building height and architectural form and character of the proposal (Attachments C 
and D). The applicant has also agreed to revised rezoning considerations (Attachment E), which 
no longer includes the installation of a public bench along Chatham Street. The proposed site 
specific zone has been revised to accommodate the setbacks of the revised proposal. 

Background 

The following referral motion was carried at the May 6, 2014 Planning Committee meeting: 

"That the staff report titled, Application by Cotter Architects Inc. for Rezoning at 
3471 Chatham Street from the "Steveston Commercial (CS3) " Zone to a Site Specific 
"Commercial Mixed Use (ZMU26) - Steveston Village" Zone, dated April 29, 2014, from 
the Director, Development, be referred back to staff to examine changes to the design of 
the proposed development that would address aspects ofbuilding height and 
architectural form and character. " 

This staff report addresses the Planning Committee referral by providing a summary of proposed 
revisions to the building height and architectural form and character and presenting the zoning 
amendment bylaw for introduction and first reading. 

Findings of Fact 

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

Please refer to the original staff report dated April 29, 2014 (Attachment B) for information 
pertaining to the history of the site, surrounding development, Steveston Village Conservation 
Strategy, public input received prior to Planning Committee and responses, Richmond Heritage 
Commission comments, Richmond Public Art Advisory Committee comments, as well as staff 
comments on the proposal, original zoning amendment bylaw, original rezoning considerations 
and financial impact. 
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Public Input 

Public input was received regarding the proposal and discussed in the original staff report 
(Attachment B). After the original staff report was written, the City received two (2) additional 
pieces of correspondence from the public (Attachment F). The majority of the concerns raised in 
the new correspondence were similar to other comments received by staff and were included and 
discussed in the original rezoning report. Two new concerns raised in the correspondence 
include (staff comments are included in 'bold italics'): 

• The proposed building height would block views to the South from the property at 3500 
Broadway Street - As noted in the original rezoning staff report, the three-storey building 
height included in the proposed ZMU26 zone complies with the current CS3 zoning of the 
subject site, the Steveston Village Conservation Strategy and the Steveston Area Plan 
(Steveston Village Land Use Density and Building Height Map). As part of the revised 
design concept (Attachment D), the applicant has submitted sun shadowing diagrams 
illustrating that the proposed development would not cast shadows on the Broadway Street 
properties so would not impact existing vegetation in the back yards. 

• The construction site has blocked access from the rear lane The existing lane was used for 
vehicle access and manoeuvring for parking on the former credit union site. Most of the 
single detached home properties have driveways and parking areas along Broadway Street 
and 3Td Avenue, and most have solidfences and landscaping buffering themfrom the lane. 
The adjacent single detached home at 11931 3Td Avenue has a single-car garage access 
from the eastern portion of the lane. The developer has requested use of a portion of the 
lane for storage of the large heavy concrete wall panels until they can be mounted on the 
building and to facilitate pre-loading and construction activities. Access will be 
maintained for the neighbouring garage and the developer has offered to help any home 
owner that needs access to their rear yard. As part of the development proposal, the 
developer is required to upgrade the entire east-west rear lane through a Servicing 
Agreement to City lane design standards, including drainage. 

In addition, the applicant has revised the architectural design of the proposal in response to the 
previous concerns regarding building height, the transition to neighbouring single detached 
homes, the heritage character of the design, location and design of balconies, the number of 
artwork panels mounted on the west elevation of the building and the placement of a public 
bench along Chatham Street. 

Analysis 

Building Height and Architectural Form and Character 

In their referral back to staff, Planning Committee asked staff to examine changes to the design 
of the proposed development that would address aspects of building height and architectural 
form and character. 
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In response to the referral, the applicant has submitted a revised design (Attachment D) with a 
lower building height, revised building character with revised massing, revised location and 
design of balconies, includes additional artwork panels on the West facade, revised building 
finishing of predominantly hardi-plank horizontal siding with additional details and heritage 
colours. 

Building height was lowered overall in the revised design concept to comply with the Maximum 
12 m building height specified in the proposed ZMU26 zone and the OCP Steveston Village 
Land Use Density and Building Height Map. The applicant is also showing an optional elevator 
to provide access to the roof deck for persons in wheelchairs. If the optional elevator is pursued, 
a height variance would be needed through the required Development Permit application process 
to allow the elevator structure. Sun shading diagrams in the revised design concept include 
neighbouring homes, the existing large trees and the revised design. The diagrams illustrate that 
building does not result in significant sun shading for the neighbouring properties. From the 
middle of March to the middle of September the proposed building would not cast a shadow on 
the properties to the north or the properties to the east during the day (9am to 3pm). The 
diagrams also show that the proposed building would cast a shadow over approximately the rear 
third of the properties to the west during the morning when the sun angle is lower. 

The proposed design has been revised to appear as a number of narrower buildings. Making 
reference to the transition from the commercial village centre to the residential neighbourhood to 
the north and west, the building is designed to appear as a standard three-storey commercial 
character false front building at the southeast corner, adjacent to more residential character 
buildings with sloped gable roofs and shed roof dormers at the other edges of the site. The 
angled corner is a result of the corner cut dedication that the application was required to provide 
as a condition of the Heritage Alteration Permit approved by Council in September of2013. 

The proposed commercial character massing at the corner references historic false front 
buildings with simple facades, simple detailing, hardi-plank horizontal siding, a regular rhythm 
of large store front windows and smaller windows at the upper floor levels. The continuous sign 
band and raised awnings above the store front windows reference the higher traditional 
commercial ceiling heights while keeping the overall building height as low as possible. 

The proposed use of larger gable and lower shed roof ele~ents provide a more residential 
character building massing and lower the apparent building height as the design moves away 
from the corner. The treatment of roof massing, building articulation, facade design and colour 
visually break down the three store building to appear as large homes with ground floor store 
fronts and a corner false front building abutting each other. This would provide a desired 
transition from the corner commercial character false front massing to a more residential 
character massing as a transition from the village core to the adjacent single detached residential 
neighbourhood to the north and west. 

The heritage character of the proposal's architectural form and character has been strengthened 
with revisions to the massing and design of the building and roof. There are two sets of 
guidelines commonly referred to as the Sakamoto guidelines: the Design Criteria for the 
Steveston Revitalization Area (1987) for new buildings and the Steveston Downtown 
Revitalization Facade Guidelines (1989) for existing buildings. The subject site is adjacent to 
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the Steveston Revitalization Area identified in the 1987 Design Criteria for the Steveston 
Revitalization Area, and the revised design concept complies with the intent of the guidelines. 
As part of the required Development Permit application process, design details would be further 
developed and the proposal would be reviewed by the Richmond Heritage Commission. In 
addition, any additional guidelines or policies resulting from the Steveston streets cape or 
conservation strategy reviews would be incorporated into the design as part of the required 
Development Permit and Servicing Agreement. 

Interface to West 

In response to comments from the neighbour to the west and discussion at the Planning 
Committee meeting; (i) the applicant revised the design to remove most west facing balconies 
and to place two additional sculptural artwork wall panels on the west side elevation to provide a 
more attractive and quiet interface; (ii) staff removed the requirement to install a bench along the 
Chatham Street sidewalk to prevent loitering; and (iii) the rezoning considerations and Servicing 
Agreement requirements were revised to include the installation and maintenance of low planting 
in the unconstructed side lane to the west to prevent loitering (Attachment E). The neighbours 
expressed concerns about loitering in this unconstructed side lane in the past. With the 
installation of low planting to make loitering uninviting and uncomfortable along with the 
change from a commercial building site that sat unoccupied at night to a mixed use development 
with residential units providing overlook into the lane at night, concerns of loitering in the 
unconstructed side lane should be resolved. . 

The only balcony that remains on the west elevation is a corner balcony at the second floor level 
with overlook to the rear lane, the unconstructed side lane to the west and the back corner of the 
neighbour's back yard across the unbuilt side lane. There are existing mature evergreen trees on 
the west side of the unconstructed side lane that provide screening to address privacy overlook. 

Accessibility 

In response to discussion at Planning Committee, the applicant has reviewed their accessibility 
strategy for the proposal and have provided two (2) options for access to the proposed roof deck. 

All ten (10) of the proposed apartments will be Basic Universal Housing Features units. The 
apartment units will comply with section 4.16 of the Zoning Bylaw to provide features and 
sufficient clearances and heights to accommodate a resident in a wheelchair. These units could 
be easily renovated with installation of grab bars, accessible toilet and shower. 

The proposal includes wheelchair access at all entries to the building and in all common areas 
inside the building. The owner would like to also provide wheelchair access to the roof deck, but 
this would trigger the need for a building height variance as part of the required Development 
Permit application process. The owner has had discussions with a potential purchaser who 
currently uses a wheelchair. They would like to accommodate potential purchasers who use 
wheelchairs or have difficulty with stairs and to provide an option for home owners to downsize 
from multi-level homes into a single level apartment that will accommodate aging in place closer 
to the village. 
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In response to discussion at Planning, the applicant has identified the following two (2) options, 
which staff will review as part of the required Development Permit application process: 

• Option 1 With Elevator and Stair Access to Roof Deck (Recommended) 

The accessible option 1 would provide access to the roof deck with an elevator. This would 
accommodate a person in a wheelchair, a person who has difficulty managing stairs, as well 
as a convenient way to transport barbeques, deck chairs, food and beverages, small 
containers for gardening, gardening tools, supplies, compost and soil. The proposed elevator 
structure should not be significantly visible from the street as it would be located centrally on 
the roof, set back from Chatham Street and also set back from 3rd Avenue. The sun shading 
diagrams illustrate that the elevator structure located centrally on the roof deck would not 
cast shadows on neighbouring properties. 

The elevator over-run would not comply with the maximum 12 m building height restriction 
in the proposed ZMU26 zone. A height variance would be required through the required 
Development Permit application process to allow the elevator structure to have a maximum 
height of 15.4 m. 

• Option 2 With Stair Access to Roof Deck 

The non-accessible option 2 would provide access to the roof deck with one (1) common 
stairwell. This option would not allow a person in a wheelchair, or a person that has 
difficulty managing stairs, to access the roof deck. 

The stairwell option would comply with the maximum 12 m building height of the proposed 
ZMU26 zone. 

Proposed Zoning Amendment 

To accommodate the revised proposed architectural form and character described above, the 
zoning amendment bylaw was revised to accommodate the proposed setbacks. The setback 
requirements in the proposed ZMU26 zone were revised to increase the maximum setback of the 
ground and second floors from 0.5 m to 2.5 m to allow the different building form components to 
have different setbacks. This allows a greater setback at the west end of the Chatham facade to 
transition to the neighbouring single detached home; allows recessed vertical slots to reinforce 
the appearance that the building is a number of narrower abutting buildings; and allows the gable 
roof forms to have overhangs. 

Financial Impact 

As noted in the original staff report (Attachment B). 
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Conclusion 

In response to Planning Committee's referral and working with staff, the applicant has revised 
the proposal has been revised to lower the building height, strengthen the heritage and residential 
character of the design, reduce overlook potential from west facing balconies, include two 
additional artwork panels on the west facade and remove a previously proposed public bench 
along Chatham Street. 

The proposal provides a medium density mixed use three (3) storey development with 
commercial space fronting onto Chatham Street, ten (10) residential apartment housing units, and 
the re-use of concrete sculptural relief artwork wall panels from the Gulf & Fraser Credit Union 
building that was formerly on the site. The development will anchor the northwest corner of the 
Steveston Village Heritage Conservation Area in a way that also provides a transition to the rest 
of the block, which is outside of the conservation area and consists of single detached housing. 
The proposal is consistent with the City's 2041 Official Community Plan (OCP) regarding mixed 
use development. The creation of the new "Commercial Mixed Use (ZMU26) -Steveston 
Village" zone is proposed to accommodate the proposal on the subject site, including density 
bonus provisions to support the City's Affordable Housing Strategy and Steveston Village 
Heritage Conservation Grant Program. 

Overall, the proposed land use, density, site plan and building massing respects the surrounding 
single detached housing and future three-storey development potential to the south and east 
within the Steveston Village Heritage Conservation Area. Further review of the project design is 
required to be completed as part of the required Development Permit, Heritage Alteration Permit 
and Servicing Agreement application review processes. The proposed roadway improvements 
will enhance pedestrian safety in the neighbourhood. 

The list of rezoning considerations included as Attachment E has been agreed to by the applicant. 

On this basis, staff recommend that Zoning Bylaw 8500, Amendment Bylaw 9138 be introduced 
and given first reading. 

~{;A.. p ILV{tj 
Sara Badyal, M. Arch, MCIP, RPP 
Planner 2 
(604-276-4282) 

SB:blg 
Attachment A: Location Map and Aerial Photo 
Attachment B: Report to Committee dated April 29, 2014 
Attachment C: Development Application Data Sheet 
Attachment D: Conceptual Development Plans 
Attachment E: Rezoning Considerations 
Attachment F: Public Input (received after April 29, 2014) 
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RZ 13-643436 Amended Date: 

Note: Dimensions are in METRES 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Attachment B 

Report to Committee 
Planning and Development Department 

Date: April 29, 2014 

File: RZ 13-643436 

Re: Application by Cotter Architects Inc. for Rezoning at 3471 Chatham Street from 
the "Steveston Commercial (CS3)" Zone to a Site Specific "Commercial Mixed 
Use (ZMU26) - Steveston Village" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9138 to: create "Commercial Mixed 
Use (ZMU26) - Steveston Village"; and to rezone 3471 Chatham Street from "Steveston 
Commercial (CS3)" to "Commercial Mixed Use (ZMU26) - Steveston Village"; be introduced 
and given first reading. 

0~J~VL ~ 
Wayne Cr~ig 

. i/ .-' 
Dlrectof;Df De opment 

SB:blg 
Att.9 

ROUTED To: 

Affordable Housing 

4188666 

REPORT CONCURRENCE 

CONCURRENCE 
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Staff Report 

Origin 

Cotter Architects Inc. has applied to the City of Richmond for permission to rezone 
3471 Chatham Street (Attachment 1) from the "Steveston Commercial (CS3)" zone to a new site 
specific "Commercial Mixed Use (ZMU26) - Steveston Village" zone in order to construct a 
three-storey mixed use building containing approximately 10 residential units in the upper floors 
and 324 m2 (3,485 ff) commercial space on the ground floor. 

Background 

The former building on the currently vacant site was a Gulf & Fraser credit union, which 
included sculptural concrete relief panels with images by artist Leonard Epp portraying the 
commercial fishery history of Steveston Village. When the building was demolished, the 
developer salvaged a number of the wall panels and is proposing to mount nine (9) of these 
panels on the proposed building elevations. 

Heritage Alteration Permit HA 13-641865 was approved by Council September 23, 2013 to 
allow for the demolition of the former Gulf & Fraser credit union building, pre-construction 
activities and a corner cut road dedication at the intersection of3rd Avenue and Chatham Street. 

Findings of Fact 

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

Surrounding Development 

The site is located in the Steveston Village Heritage Conservation Area. The Steveston Area 
Plan includes the Steveston Village Land Use Density and Building Map (Attachment 3) to guide 
development within the conservation area. Surrounding development is as follows: 

• To the north and west: Across the rear lane to the north and undeveloped lane to the west, 
are single detached homes, zoned "Single Detached (RSIIA)", with a maximum building 
height of 9 m and 2 Yz storeys. 

• To the east: Across 3rd Avenue, are a number of three-storey mixed use buildings that are set 
back from Chatham Street behind surface parking areas and consisting of residential units 
above ground floor commercial space. The properties are zoned "Steveston Commercial 
(CS3)", with a permitted density of 1.0 floor area ratio (FAR) and a maximum permitted 
building height of 12 m and three (3) storeys. 

• To the southeast: Diagonally, across both 3rd Avenue and Chatham Street, is an outdoor 
storage yard for Rod's Building Supplies, and a single-storey commercial building. All of 
these properties are zoned "Steveston Commercial (CS3)", with a permitted density of 1.0 
floor area ratio (FAR) and a maximum permitted building height of 12 m and three (3) 
storeys. 

4188666 

PH - 112



April 29, 2014 -3- RZ 13-643436 

• To the south: Across Chatham Street, are a surface parking area and identified heritage 
resources which front onto 3rd Avenue. The resources include the vacant southwest corner of 
3rd Avenue and Chatham Street, the Steveston Courthouse, and the Sockeye Hotel 
(Steveston Hotel). The vacant southwest corner of3 rd Avenue and Chatham Street is the 
symbolic civic precinct formerly consisting of the Steveston Courthouse, the City jail and a 
former firehouse. All of these properties are zoned "Steveston Commercial (CS2)", with a 
permitted density of 1.0 FAR and a maximum permitted building height of 9 m and two (2) 
storeys. 

• To the southwest: Across Chatham Street, are lands owned by crown federal and the 
Steveston Harbour Authority that extend from Chatham Street to the river, zoned "Light 
Industrial (1L)", with a permitted density of 1.0 FAR and a maximum permitted building 
height of 12 m. Existing land uses include surface parking areas fronting onto Chatham 
Street, a mix of buildings and storage areas, structures in the river for commercial boats, and 
the Gulf of Georgia Cannery. 

Related Policies & Studies 

General 
The rezoning application has been reviewed in relation to the 2041 Official Community 
Plan (OCP), 2009 Steveston Village Conservation Strategy, Flood Plain Designation and 
Protection Bylaw 8204, the 2007 Affordable Housing Strategy and the Public Art Program. An 
overview of the review in relation to these policies is provided in the "Analysis" section of this 
report. 

Steveston Village Conservation Strategy (Strategy) Review 
As directed by Planning Committee on July 16, 2013, staff are clarifying the following matters to 
enhance the Strategy: 
- Land use matters include: clarifying maximum densities and building heights in the Village, 

particularly along Moncton Street and the south side of Bayview Avenue, comparing pre 
2009 Village building designs with the current Strategy requirements, indicating how the 
Sakamoto guidelines are included in the Strategy and providing information regarding 
eliminating rooftops. 

- Transporting matters include: clarifying onsite parking requirements, Bayview A venue and 
Chatham Street streetscape visions, exploring a no parking option on Bayview Street and its 
implications for parking within Steveston and vehicular traffic on Bayview Street, and 
providing heritage sidewalk design (i.e., plank) options and, parking options on 4th Avenue. 

Staff anticipate addressing these matters in a report to Planning Committee in June, 2014. Staff 
suggest that it is appropriate to bring this rezoning proposal forward before the above Strategy 
review is completed, as the proposal meets to the current Strategy requirements and the above 
review is not anticipated to propose changes which would affect this site or proposal on Chatham 
Street. 

If the strategy review results in a need to change the proposed frontage improvements, those 
changes will be incorporated into the required Servicing Agreement prior to rezoning approval. 
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Public Input 

Informational signage is posted on the subject site to notify the public ofthe subject application 
and the statutory Public Hearing will provide local property owners and other interested parties 
with an additional opportunity to comment. 

The applicant advises that they discussed the development proposal with all ofthe neighbours to 
the west across the unbuilt City lane right-of-way and to the nOlih across the rear lane. The 
applicant also advises that they presented the development proposal to the Steveston 20/20 
community group on September 10,2013. City staff did not attend the meeting. 

At the time of writing this report, the City has received public correspondence (Attachment 4), 
which includes the following concerns (staff comments are included in (bold italics'): 

• A development similar to that at Chatham Street and 5th Avenue would be preferred - At 
11991 5th Avenue there is an existing non-conforming two-storey mixed use building on a 
site zoned Steveston Commercial (CS2). The development includes a small ground level 
corner commercial unit surrounded with two-storey townhouses that each has its own roof 
patio with stair access. The development was constructed under an older version of the 
CS2 zone that did not restrict the amount of residential floor area at street level. The 
proposed ZMU26 zone includes the requirement to locate residential units on the upper 
floors of the building to comply with the residential requirements in the Steveston 
Commercial CS2 and CS3 zones as well as the Development Permit guidelines for 
Steveston Village. 

• The proposed building character and use does not reflect the area or site history - The 
proposed permitted uses in the proposed ZMU26 zone include a mix of commercial uses 
and apartment housing, in compliance with the and Steves ion Village Conservation 
Strategy and Steveston Area Plan (Steveston Village Land Use Density and Building 
Height Map). The mixed land use concept also complies with the site's existing CS3 
zoning, although the list of permitted uses has been reduced to reflect the uses proposed by 
the applicant and the proposed parking provision on the subject site. 

• The proposed building size is larger than and not the same character as neighbouring single­
family homes - The proposed ZMU26 zone includes a maximum permitted density of 1.6 
FAR and a ma.:'(imum permitted building height of 12 m and three (3) storeys, in 
compliance with the and Steveston Village Conservation Strategy and Steveston Area Plan 
(Steveston Village Land Use Density and Building Height Map). As part of the required 
Development Permit, the applicant will be requesting a variance to increase the building 
heightfrom 12 m to 15.4. The purpose of the variance is to allow elevator access to the 
rooftop patio embedded in a sloped roofmassing to soften the appearance of the roof and 
to provide the roofwith a residential character for transition to the neighbouring single 
detached homes. Only small portions of the proposed roof massing are taller than 12 m. 

• Proposed building height will shadow neighbouring yards and balcony overlook will impact 
privacy of surrounding residents - As noted above, the three-storey building height included 
in the proposed ZMU26 zone complies with the Steveston Village Conservation Strategy 
and Steveston Area Plan (Steveston Village Land Use Density and Building Height Map) 
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as well as the current CS3 zoning of the subject site. The proposed three-storey building 
includes balconies to provide the residential units with semi-private outdoor space. The 
proposal also is separated from the neighbouring single detached homes by a 6m wide 
unbuilt lane right-oj-way on the west side of the property and a 6m building setback as 
well as a 6m wide rear lane right-of-way on the north side of the property. This separation 
provides mitigation for shadowing and privacy overlook concerns. The applicant has 
submitted a shadow analysis that demonstrates that the roof elements would not 
significantly increase the amount of shadow cast by the proposed building. Shadowing 
and privacy overlook would be reviewed in detail as part of the required Development 
Permit application process. 

• Rooftop patios allow an extra storey of living space and do not reflect the village history -
There are a/ew roo/top patios on newer buildings in Steveston Village, some o/which are 
shared by residents and some of which are allocated to individual units. They offer 
residents with more generous space to garden in planters and spend time outside in a semi­
private setting that does not impact the massing of the building in the same way that 
providing a generous patio for every apartment would. The proposal includes an open 
rooftop patio area in the centre portion of the roo/, accessed from a shared stairwell and 
elevator. The patio area is not covered or enclosed and is not considered to be a building 
storey. Architectural/orm and character would be reviewed in detail as part of the 
required Development Permit application process and staff will work with the applicant to 
ensure that the apparent building height and massing of the building is minimized and no 
trees or tall hedges are planted in roof gardens. 

• The proposed building character should present frontages that look like a series of small 
buildings in accordance with the small historic lots as shown in the Steveston Village 1892 
Historic Lot Lines Map - Architectural form and character would be reviewed in detail as 
part of the required Development Permit application process. The applicant advises that 
the 3rdAvenuefrontage is broken down into three (3) zones; a commercial zone at the 
corner, a residential zone under a gable end, and a surface zone with ltmdscaping and 
parking adjacent to the rear lane, providing a transition in massing from the commercial 
character 0/ Chatham Street to the residential character across the lane to the North. 

• The building should have the same set back from Chatham Street as the mixed use 
development on the other side of 3 rd A venue to maintain the broad Chatham Street 
streetscape and to enhance the street-end view to Sturgeon Bank on the west - The proposed 
ZMU26 zone includes the requirement to locate the building tight to the public road 
property lines. This complies with the existing setback requirements in the Steveston 
Commercial CS2 and CS3 zones as well as the Development Permit guidelines for 
Steveston Village. 

• Brick and metal siding as wall sheathing is out of character for a residential building and the 
Steveston Area Plan states that corrugated metal siding is appropriate in the 'maritime mixed 
use' and industrial areas - Architecturalform and character, including building cladding 
materials, would be reviewed in detail as part of the required Development Permit 
application process. The design was revised to replace brick with painted cement board 
horizontal siding. Metal cladding material does comply with the Development Permit 
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guidelines/or Steveston Village, which call/or natural durable materials. While metal 
siding is particularly highlighted/or use on industrial buildings, this material is not 
limited to industrial buildings. 

• Proposed parking is inadequate - The proposal includes more parking than the zoning 
bylaw requires and parking, bicycle storage and loading would be reviewed in detail as 
part o/the required Development Permit application process. 

Richmond Heritage Commission 

The development proposal was presented to the Heritage Commission at their meeting on 
January 15,2014 (Attachment 5). The Commission suppOlied the proposal, endorsed the use of 
panels from the former Gulf & Fraser building in the proposal, and asked that the applicant and 
Planning Committee consider their comments. 

In response to comments from the Commission, the placement of panels proposed to be mounted 
on the building elevations was revised to maximize visibility for the public and the design was 
revised to provide a more traditional scale and proportion for the storefront glazing. An 
interpretative didactic panel is proposed to be installed on the building exterior to provide 
information about the panel artwork, and bicycle racks were relocated away from an artwork 
panel to locations in the City boulevards. Detailed design would be provided through the 
required Development Permit and Servicing Agreement. 

Richmond Public Art Advisory Committee 

The development proposal was presented to the Public Art Advisory Committee at their meeting 
on February 18,2014 (Attachment 6). The Committee accepted the use of the panels from the 
former Gulf & Fraser building in the proposal as the developer's contribution to Public Art and 
recommended that the developer contact and involve the original artist, Leonard Epp and select a 
designer to work on the interpretive panels. 

In response to the Committee recommendation and staff comments, the developer has contacted 
artist Leonard Epp and will also soon be starting the interpretative panel design process. 

Staff Comments 

Based on a review of the subj ect application, staff are supportive of the subj ect rezoning 
application, provided that the developer fully satisfies the considerations of the rezoning 
(Attachment 7). 

Analysis 

Proposed Zoning Amendment 
Amendments to the Richmond Zoning Bylaw 8500 are proposed to create the new site specific 
zone "Commercial Mixed Use (ZMU26) -Steveston Village" and to rezone the subject site from 
the "Steveston Commercial (CS3)" zone to this new zone. The proposed bylaw has been 
prepared to manage development on the subj ect site in accordance with the Steveston Area Plan 
and the Steveston Village Conservation Strategy. 
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The proposed ZMU26 zone includes a maximum density of 1.6 FAR in accordance with the 
Steveston Village Land Use Density and Building Map, including density bonus provisions in 
accordance with the City's Affordable Housing Strategy and the Steveston Village Heritage 
Conservation Grant Program Policy. Following the intent of the Steveston Village Development 
Permit guidelines and existing mixed use zoning in the village (CS2 & CS3), the proposed 
ZMU26 zone requires the building to be located at the fronting public road Chatham Street and 
3rd Avenue property lines with limited recesses and restricts the amount of residential area at the 
ground floor level. The ZMU26 zone permits a 33% parking reduction for non-residential uses, 
which is supported by the Steveston Village Conservation Strategy. 

Proposal Details 
Staff s review of the proposed development shows it to be generally consistent with City 
policies, as indicated below: 

a) Floodplain Management: In accordance with the City's Flood Plain Designation and 
Protection Bylaw 8204, the developer has agreed to register a floodplain covenant as a 
consideration of the rezoning specifying a minimum habitable elevation of no lower than the 
adjacent City sidewalk. 

b) Village Density Bonusing Formulas: The Steveston Village Conservation Strategy requires 
that developers are to provide voluntarily financial contributions, for density increases in 
accordance with the Steveston Village Heritage Conservation Grant Program Policy 5900 
(Attachment 8) as follows: 
i. For proposals above 1.2 FAR, $47.00 per buildable square foot (bft2) of all building floor 

area above 1.2 FARis to be contributed to the heritage grant program, 
ii. If the proposal involves residential uses, $4.00 per buildable square foot (bft2) of all 

buildable residential floor area in the building is to be contributed to the Affordable 
Housing Strategy, and 

iii. Where an affordable housing contribution is provided, the final amount contributed to the 
heritage grant program shall be the total amount in (i) minus the total amount in (ii). 

Under this formula, the proposal involves developer contributions of $296,476, as follows, 
$86,992 for affordable housing and $209,484 for the heritage grant program, as explained 
below. 

c) Affordable Housing: Based on the above village density bonusing formulas, the developer 
has agreed to provide a voluntary contribution of $86,992 (based on the buildable residential 
floor area), to the City's Affordable Housing Reserve as a consideration ofthe rezoning. 

d) Heritage: Based on the above village density bonusing formulas, the developer has agreed to 
provide a voluntary contribution of $209,484 to the Steveston Village Heritage Conservation 
Grant Program as a consideration of the rezoning. 

e) Public Art: The City's Public Art Program seeks developer participation through the 
installation of Public Art on development sites or the voluntary contribution $0.77 per 
buildable square foot of residential floor area and $0.41 per buildable square foot of 
commercial floor area, to the City's Public Art fund (e.g. $18,175). The developer has 
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agreed to participate in the City's Public Art Program through the installation of artwork wall 
panels on the subject site and has agreed to the following considerations of the rezoning: 

i. Submission of a security will be held in the cash-in-lieu amount and returned to the 
developer upon completion of the following . 

. 11. Installation of at least nine (9) of the panels by artist, Leonard Epp, along with a didactic 
panel on the building facades (Attachment 9). 

iii. A transfer of all of the artist's right, title and interest in the Public Art to the Strata, 
including a transfer of joint, worldwide copyright. 

iv. Submission of a fmal report to the City and the Strata promptly after completion of the 
installation of the Public Art, which describes, among other things, the Public Art, the 
siting of the Public Art, a brief biography of the artist, the artist's statement on the Public 
Art, a maintenance plan for the Public Art; and 12 high resolution images in digital 
format of the Public Art showing it in context and revealing significant details. 

f) Infrastructure Improvements: The developer has agreed to enter into a Servicing Agreement 
as a consideration of the rezoning, including design and construction of the following: 

• Road Network Improvements - Chatham Street and 3rd Avenue streetscape 
improvements and upgrade of the existing east-west rear lane to City lane design 
standards. Streetscape improvements along Chatham Street and 3 rd Avenue include a 
new concrete sidewalk at the property line and grass boulevards, with street tree planting 
behind the existing curb line extending across both frontages and across the west lane 
right-or-way, including a concrete pad, seating bench and low fence behind the Chatham 
Street sidewalk at the west edge of the site. Concrete pads and bicycle racks for Class 2 
short-term bicycle parking are to be provided in the boulevards: on 3rd Avenue within 15 
m of the residential lobby and on Chatham Street approximately mid way among the 
commercial units. 

The City is currently reviewing streetscape visions for Bayview and Chatham Streets in 
Steveston Village. It is anticipated that the proposed frontage improvements will relate 
well with the potential visions. Should the frontage improvements need to be adjusted as 
a result of changes to the visions, those adjustments will be incorporated into the required 
Servicing Agreement prior to rezoning approval. 

• Fire Hydrant Improvements - Provide a new fire hydrant along 3rd Avenue, spaced as 
per City standards. 

• Storm Sewer Improvements - Provide a new storm sewer system for the rear lane. 

• Sanitary Sewer Improvements - Upgrade the existing sanitary sewer in the rear lane. 

• Water Distribution Improvements - Provide a new water main along 3rd Avenue from 
Chatham Street to Broadway Street. The portion of the work between the north edge of 
the lane and Broadway Street will be funded by the City and will proceed subject to 
availability of City funds. 

• Once the building design has been confirmed at the Building Permit stage, the applicant 
is required to submit fire flow calculations signed and sealed by a professional engineer 
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based on the Fire Underwriter Surveyor ISO to confirm that there is adequate available 
water pressure in fire hydrants to accommodate fire fighting. Based on the proposed 
rezoning, the subject site requires a minimum fire flow of 220 Lis. 

g) Tree Retention and Replacement 

Bylaw-size trees Existing Retained Compensation 

On-site 3 0 
5 new trees & $500 contribution to 
achieve 2:1 replacement ratio 

On neighbouring properties 7 7 To be protected 

In the City boulevard 6 6 To be protected 

• There are three (3) bylaw size trees on the subject site and are proposed for removal. A 
Japanese Maple tree (0.35 m dbh) is located inside the property at the comer of 
Chatham Street and 3rd Avenue and two (2) Crimson King Maple trees (0.30 & 0.36 
m dbh) are located on the shared property line between the site and 3rd Avenue. The trees 
conflict with the proposed building envelope. 

• The City's Tree Preservation Coordinator has reviewed the proposal and agrees with the 
removal of the existing on-site tree and replacement with new tree planting. 

• Based on the 2: 1 tree replacement ratio goal stated in the Official Community Plan 
(OCP), six (6) replacement trees are required for the removal ofthree (3) bylaw-sized 
trees or compensation at a rate of$500 for each replacement tree that is not 
accommodated on the site. The preliminary development concept plans (Attachment 9) 
include five (5) new trees and the landscape plan would be further reviewed through the 
required Development Permit for tree planting opportunities. 

• The developer is required to protect the seven (7) trees on neighbouring properties and in 
the unbuilt west lane right-of-way (ROW) adjacent to the subject development site. The 
developer is required to install any needed tree protection fencing prior to any 
construction activities occurring on the site as per City of Richmond Tree Protection 
Information Bulletin Tree-03. 

• The developer is required to protect the row of six (6) Purple Plum trees in the Chatham 
Street city boulevard and additional street tree planting in new Chatham Street and 3rd 

Avenue grass boulevards will be provided through the required Servicing Agreement. 

g) Sustainability: The developer proposes to construct a medium density mixed use 
development with the following sustainability features: 

• Boilers will be 99.9% Efficient "Rennai" tankless on-demand systems. The Rennai 
tankless system (on average) delivers 29% reduction in annual energy cost over a gas hot 
water tank, and 66% reduction over an electric hot water tank. 

• Windows will be ultra insulated triple glazed. In comparison to double glazed windows, 
triple glazed windows offer increased window strength, increased resistance to 
condensation problems, reduced sound transmission, and decreased heat loss. 
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• Insulation will be icynene foam which provides 35% higher insulation value than 
equivalent thickness batt insulation. 

• Toilets will be low-flow dual flush. 

• Lighting will be energy efficient LED dimmable lighting, some with daylight sensors 
and/or timer switches 

• Residential units will have heat recovery ventilation units. 

h) Parking 

• Vehicle access to the proposed development is from the existing rear north lane. 

• Garbage/recycling storage/collection - The proposal includes an interior enclosed room 
for garbage and recycling storage at the northeast comer of the building. 

• Loading - The subject proposal does not include a designated on-site truck loading space. 
The proposal is not required to provide an on-site loading space as the subject site fronts 
onto a public road where on-street parking is allowed and the proposal contains only 10 
apartment units and 324m2 of commercial space. 

• Resident parking - The proposal includes an enclosed secure parking area with 20 
parking spaces for residents, or 2 parking spaces for each apartment unit. 

• Visitor and Commercial parking - The proposal includes a shared pool of 8 surface 
parking spaces for the use of the commercial space and residential visitors. To support 
this shared use, the developer has agreed to enter into a legal agreement to ensure that 
non-residential parking is shared by visitors and commercial uses. The legal agreement 
will prohibit the assignment of parking spaces to any particular unit or user. 

• Bicycle parking - The proposal includes interior bicycle stqrage rooms and exterior 
bicycle parking racks. The developer has agreed to enter into a legal agreement to ensure 
that bicycle parking areas are available for shared common use for the sole purpose of 
bicycle storage and are not used for or converted into habitable space (e.g. storage). 

• Electric vehicles - In accordance with the OCP, the proposal includes the provision of 
electric vehicle charging features. The developer has agreed to enter into a legal 
agreement to ensure the provision of a minimum of 20% of parking stalls with a 120V 
receptacle to accommodate electric vehicle charging equipment and an additional 25% of 
parking stalls to accommodate the future installation of electric vehicle charging 
equipment (e.g. pre-ducted for future wiring). 
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i) Form of Development 

The developer proposes to construct a medium density mixed use development with 
approximately 324 m2 (3,485 :ttl) of street fronting commercial area and 10 apartments in a 
three (3) storey building (Attachment 9), which generally conforms to OCP policies, the 
Steveston Area Plan and Development Permit guidelines. 

Development Permit and Heritage Alteration Permit approval to the satisfaction of the 
Director of Development is required prior to rezoning adoption, which will include the 
following: 

• Detailed architectural and open space design. Review proportion, spacing, symmetry and 
vertical alignment of windows. Review proportion and material of the cornice (e.g. wood 
or cast concrete) as well as continuous treatment (e.g. extendbalcony railings round 
length of parapet on the east and west facades). Maximize opportunities to screen 
parking from 3rd Avenue and strengthening the transition to the residential character to 
the west and north, including reviewing openings and landscape buffer. The proposed 
building form: includes recesses to visually break down the long building elevation along 
Chatham Street; provides a building setback transition at the west edge of the building as 
a transition to the neighbouring single detached home across the City right-of-way; and 
provides a unique character to the building elevation along 3 rd Avenue as a transition 
from the commercial character of Chatham Street to the residential character across the 
lane to the north. 

• Detailed review of the requested variance to increase permitted building height from 
12 m to 15.4 m. The increased building height accommodates elevator access to the 
rooftop patio and allows the elevator housing to be embedded in a sloped roof massing to 
soften the appearance of the roof and provide the roof with a residential character for 
transition to the neighbouring single detached homes. 

• Detailed review of canopies or awnings along the Chatham Street or 3rd Avenue, 
minimizing a modern metal canopy structure as much as possible or consider using 
simple fabric awnings over the storefront windows (e.g. Hepworth Block, 12211 No 1 
Road, and 3993 Chatham St). Any structures located in the right-of-ways must be easily 
removable (i.e. not cast in place and not permanently attached to any other structures) and 
require a separate encroachment agreement as part of the future Building Permit process. 

• Provide signage guidelines for the project identifying signage locations, sizes, material 
and design. 

• Review of sustainability features of the development. 

• Review of adaptable and aging in place features. At least one (1) Basic Universal 
Housing Features unit is proposed, aging in place features are proposed in all units and 
elevator access is proposed to all levels of the building, including the roof deck. 

• Provide indoor amenity space or cash-in-lieu in accordance with the OCP (e.g. $10,000 
for 10 dwelling units) 
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• Vehicle and bicycle parking, electric vehicle charging equipment, parking gate locations, 
truck loading, garbage, recycling and food scraps storage and collection, including truck 
manoeuvring, and private utility servicing. 

Financial Impact or Economic Impact 

As noted in the report. 

Conclusion 

The proposal provides a medium density mixed use three (3) storey development with 
commercial space fronting onto Chatham Street, residential apartment housing, and the re-use of 
concrete sculptural relief wall panels from the Gulf & Fraser credit union building that was 
formerly on the site. The development will anchor the northwest corner of the Steveston Village 
Heritage Conservation Area in a way that also provides a transition to the rest of the block, 
which is outside of the conservation area and consists of single detached housing. The proposal 
can be considered under the City'S 2041 Official Community Plan (OCP) regarding mixed use 
development. The creation of the new zone "Commercial Mixed Use (ZMU26) -Steveston 
Village" is proposed to accommodate the proposal on the subject site, including density bonus 
provisions to support the City's Affordable Housing Strategy and Steveston Village Heritage 
Conservation Grant Program. 

Overall, the proposed land use, density, site plan and building massing respects the surrounding 
single detached housing and future three-storey development potential to the south and east 
within the Steveston Village Heritage Conservation Area. Further review of the project design is 
required to be completed as part ofthe required Development Permit, Heritage Alteration Permit 
and Servicing Agreement application review processes. The proposed roadway improvements 
will enhance pedestrian safety in the neighbourhood 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9138 be introduced and given 
first reading. 

~t~ p~~J#L/e 
Sara Badyal, M. Arch, MCIP, RPP 
Planner 2 
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City of 
Richmond· 

Development Application Data Sheet 
. Development Applications Division 

RZ 13-643436 Attachment 2 

Address: 3471 Chatham Street 

Applicant: Cotter Architects Inc. 

Planning Area(s): Steveston Village 
Existing . ... -, 

Owner: 
Steveston Flats Development Corp. Inc. 

Unknown 1'10. BC0968919 

Site Size (m2
): 1,473 m2 1,465 m2 

Land Uses: Vacant 
Mixed Use 

Commercial and Residential 

Area Plan Designation: 
Heritage Mixed Use (Commercial-

Complies 
Industrial with Residential & Office Above) 

Zoning: Steveston Commercial (SC3) 
Commercial Mixed Use (ZMU26) -

Steveston Village 

Number of Units: None 3 CRU and 10 apartments 

1 
~ ~ ~ ~ - - ------ - ----- - 1-"'- . ~. .. ~ .. 
Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max. 1.6 1.6 None Permitted 

Lot Coverage Max. 100% 81% None 

Setbacks: 
3rd Avenue Om 0.35 m (0 m to cornice) 
Chatham Street Om 0.35 m (0 m to cornice) None 
Rear lane None 6m 
West side yard None 0.35 m (0 m to cornice) 

Height Max. 12 m & Three Storey 
Up to 15.4 m for limited 

3.4 m Increase 
portions of the roof 

Parking Spaces: As per the Steveston Village 
Conservation Strategy: 

CommercialNisitor 7 8 
None 

Resident 10 20 
Accessible (1 ) (1) 
Total 19 28 

Tandem Parking Spaces Permitted None None 

Amenity Space -Indoor Min. 50 m2 Cash-in-Iieu None 

Amenity Space - Outdoor Min. 60 m2 139 m2 None 

4188666 
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ATTACHMENT 3 

Steveston Village Land Use Density and Building Height Map 

Core Area 

ml[ l~V~]JJJJ I I ,] 
CHATHAM'ST 

SOuthArmF. 
raser River 

........ __ Riverfront 

* Maximum building height may increase where needed to improve the interface with adjacent 
existing buildings and streetscape, but may not exceed the maximum storeys. 

** Three-storey building height with additional appropriate density may be considered in special 
circumstances (See Section 4.0 Heritage). 

*** Maximum building height may not exceed the height of the Gulf of Georgia Cannery, which 
is approximately 22 meters GSC. 
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February 17,2014 

Planning Committee 
City of Richmond 

To whom it may concern, 

Re: Proposed development at 3471 Chatham Street, Richmond, BC 

ATTACHMENT 4 

Weare writing this letter to voice our concerns about the above noted development. As 
proposed, it is inappropriate in both scale and design. 

The maximum height for buildings in the site's CS3 Zoning is 12 metres but the proposed 
building has a design height of more than 14 metres. 

Section 9.2.2 (page 38) of the Steveston Conservation Area guidelines, "Cohesive Character 
Areas", states: 
"The form of new development should be guided by that of adjacent existing development, 
even where new uses are being introduced. For example, multiple family residential or 
commercial uses introduced adjacent to single family homes should adopt a scale and 
character similar to those existing dwellings .... " 

The proposed building hardly fits with the above requirement. This proposal sits in a block of 
entirely single family residences. It is a massive building that is not complimentary to its 
surroundings and does not look beyond its boundaries in order to knit in. Even the developer's 
own 'streetscape' shows the proposed development as larger than the buildings on all sides of it 
along Chatham Street and 3rd Avenue. Being bigger than everything around you is certainly not 
an effort oftransitioning. An example of a multi-use development which does, in our opinion, 
transition into a residential area exists at the northwest comer of Chatham and 5th Avenue. We 
have attached photos of that development. A similar development at 3471 Chatham St. would 
defmitely be much more welcome. 

The suggestion that pulling back the top floor from Chatham Street will "break down the three­
storey massing" is simply visual deception. It does nothing to alter the overall height of the 
building. 

The Steveston Conservation Area guidelines, Section 9.2.1 (page 36), subsection c) states: 
"New development should look beyond the boundaries of its own site in order that it may 
knit into not only what exists today, but what existed in the past ..... " 

The proposed building does not reflect the area or site's architectural history. Until the G&F 
building was constructed in 1976, there was no large building on that site. From our cursory 
look at aerial and heritage photographs, we're not aware of any commercial use on that site 
unless one considers bootlegging from a private home during the late 1940's and early 1950's a 
commercial use. 
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The developer has maximized the available lot area but in doing so has eliminated any 
opportunity for landscaping and created an oversized block of a building with little imaginative 
styling. While undeniably practical, the generally flat front fayade is neither interesting nor 
appealing. The Steveston Area Plan 9.3 .2.2.ac) says that buildings should "retain or re­
establish the small historic lots as shown in the Steveston Village 1892 Historic Lot Lines 
Map". In other words, buildings should present frontages that look like a series of small 
buildings rather than one continuous frontage. The original plans for both the Mukai building at 
the southwest comer of No.! Rd. and Moncton and the E.A Towns site at Third Ave. and 
Bayview were rejected by the City partly because they didn't adhere to this requirement. This 
sets a precedent for the City to reject the proposed design of this building as well. 

While the suggested minimal number of parking spaces may be acceptable to the City, we feel it 
is inadequate for the staff and customers of the proposed retail space, not to mention the visitors 
to the residential units above. The overflow will simply add to the parking congestion already 
existing along Chatham St. and Third Ave. Relocating the parking to the rear of the building, 
thus pushing the building forward to the Chatham Street property line, does not solve the 
problem. This also disrupts the existing broad Chatham Street streetscape and view corridor to 
the west which would not agree with the objective in section 9.2.1 Settlement Patterns - Views 
a) and c) of the Steveston guidelines which state "Most importantly, new development should 
enhance street-end views towards the river on the south and Sturgeon Bank on the west" 
and "contribute to the attractiveness of public streets and open spaces." A smaller building 
in line with the rest of the existing buildings along Chatham Street would address these two 
issues. 

With regard to the Steveston guidelines Section 9.2.3 Architectural Elements (page 42) Exterior 
Walls and Finishes, Clause b) states: 
"Materials should be of high quality, natural and durable, and should avoid artificial 
'heritage' looks (e.g. old looking new brick) and misappropriated images (e.g. river rock 
fatrade treatments). The preferred material is wood in the form of narrow-board lap 
siding, board and batten, and shingles. Unpatterned stucco (preferably with a heavy 
texture, such as 'slop-dash') is an acceptable alternative to wood, while corrugated metal 
siding is appropriate in the 'maritime mixed use' and industrial areas. Typically, 
combinations of two or more materials on a single building should be avoided." 

There was no significant use of brick in Steveston other than the unique Hepworth building, and 
metal only appeared sparsely on some cannery complexes, and then primarily as roofing and not 
siding. It would be not only totally out of character for a residential building to use these 
materials but flies in the face of the guidelines. 

The guidelines (Section 9.3.2.1; page 53) further suggest in part that " •.. new development of 
greater scale should ensure that larger structures do not unnecessarily block views from or 
impact the privacy of smaller ones." 

This proposed building with its unacceptable height will shadow the neighbourhood yards and 
together with balconies overlooking the adjacent properties will definitely impact the privacy of 
surrounding residents. 
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In principle, we object to rooftop patios in Steveston as they allow an extra storey ofliving space 
not counted in the building's design height and are not reflective of the village history. 

New growth should not "disrupt the character and existing fabric of the community which is 
so valued" (Steveston Area Plan Overview 1.0). Unfortunately, this proposal is intrusive and 
disruptive and we would appreciate it if the City would abide by its own regulations and reject 
this proposal as currently presented. 

Ralph and Edith Turner 
3411 Chatham Street 

PH - 129



~ 
~ 

~ t 
'S. t;t: 
't ..,.. 

-".'iJ \: 
s;. 

, 
':t 

(\') 
'<:> ~ :z: .. 

\,J M'<;;t 

\'J' 

.< '<11 
~ 

~-<-
~ ~ " 

't_ 
~ w C!: 

:::N 

--.I '--
QI '-'" z 

'.J z 
0 

I r-- 0 
ao 

~ 

I 
.j:: , ! 
~ e a; 

~n 
I, 

ill 

...J 

~ -...J 
.,J\ 

UI 
ci:1! < ill 

~ .. 

~ 
ill '-Jil .... 
a. 

0 
t.'$ 

<;( 

r.:i 
IJ) 

11 

<:>&5 
,,~, .~ l 

Q. 

tii 
~l '") 

t" t-

V 

\ 
~a, 

~ ill ~l 

~\ 
I 

\..U! fj 

~l ~ 
~~ 

LD~ 
K 

O~ 

'" 

"D ff (J)~ 

PH - 130



I 
C

it
y 

o
f 

R
ic

h
m

o
n

d
 I

n
te

ra
ct

iv
e 

M
ap

 
I 

~
 

.....
. 

L0
 

~
 

C
")

 
co 

co
 

co
 

co
 

co
 

.....
. 

.....
. 

.....
. 

.....
. 

!:"
' 

.....
. 

32
71

 
32

91
 

34
51

 
34

71
 3

49
1 

35
11

 
35

7
1 

35
91

 3
61

1 
36

31
 3

65
1 

36
71

 
36

 

B
R

O
A

D
W

A
Y

S
T

 

, 

20
 3

34
0 

33
80

 
a 

34
40

' 
35

00
 3

52
0 

.....
. 

35
6G

 3
58

0 
36

00
 3

60
6 

36
20

 3
64

0 
36

46
 3

66
0 

.....
. 

0
)
 

.....
. 

co
C

O
 

.....
. 

.....
. 

0
)
 

w
 

65
 ...

... 
~
 

~ 
.....

. 
~ 

C
")

 
J:

 
....

.. 
C\

:j 
(4

 .
 
®

~ 
a 

I 
0

)
 

tt 
0

)
.
 

0:
: 

, 
.....

. 
~
 
--

-.
..

./
 

('
I'

J 
, 

c"5
 

.
~
 

(3
) 

0
)
 

0
)
 

l;
;' 

.....
. 

J'
.,

. 

~ 
---

0
)
 

.....
. 

.....
. 

r::: 
co 

SU
B

J
E

C
T

 
0

)
 

0
)
 

.....
. 

~
 

35
71

 
35

91
 

36
31

 
~
 

r 1
 ')

 (
2""

"1) 
PR

O
PE

R
TY

 

0 
36

71
 

.....
. 

71
 3

39
1 

0)
 

~
1 

'-
-
"
 

34
71

 
36

91
 

0
)
 

.....
. 

C
H

A
T

H
A

M
 S

T
 

';:
-' 

35
60

 
35

80
 

'3
60

0 
36

88
 0

 
51

.9
 

0 
25

.9
4 

51
.9

 M
et

er
s 

T
h

is
 m

a
p

 is
 a

 u
se

r g
e

n
e

ra
te

d
 s

ta
tic

 o
ut

pu
t f

ro
m

 a
n

 I
n

te
m

e
t m

a
p

p
in

g
 s

l1
e 

an
d 

! 
I 

! 
is

 fo
r 

re
fe

re
nc

e 
o

n
ly

. 
D

at
a 

la
ye

rs
 th

a
t a

pp
ea

r 
o

n
 th

is
 m

ap
 m

a
y
o

r m
a

y 
n

o
t b

e 
ac

cu
ra

te
, 

cu
rr

en
t. 

o
r 

ot
he

rw
is

e 
..

..
 'a

bl
l 

@
C

it
yo

fR
ic

h
m

o
n

d
 

T
H

IS
 M

A
P

 I
S

 N
O

T
 T

O
 B

E
 U

S
E

D
 F

O
R

 N
A

V
IG

A
T

IO
N

 

PH - 131



r-------~--------~---~-. ~.~---------~--~--...; 

C) 
4.J 
V\ 

~ 
'-'> 

i 
\\ 
...;, 
~ 

I~ 

~
I~. · 

---- --_._-- -_ . -- - .' 

- r:- I : V' 

~ .. .... I 

NI ~ -- . -~ 

q -- ot --

. -'-~ .. .~ ~" - . "". - -,~- -.~ "'...... ' 

V\ 
I.U 
~ 
l---
I.U 

1::: 
I '< .... j , 

\.I 

1 I " 
~ 
V\ 

~ 

I I ~ ..... 
\.'\ 

. ~ 

'-0 . 
I I l: ..... I t q 

I I 
I J . I I f 
I 
i 

j 

I I 
I I 

- i 

: I 
~I 

PH - 132



.. STMTA Cot1 PLEX /-Ir Cl-lflTI-II9t1 Sr. ;:lAID 5'+h Ift/E', 

PH - 133



PH - 134



1 ' 

:t· 

PH - 135



PH - 136



PH - 137



City of 
Richmond 

Wednesday, January 15, 2014 

ATTACHMENT 5 

Excerpt from Minutes 
Heritage Commission 

Development Applications Division 
6911 NO.3 Road, Richmond, BC V6Y 2C1 

3. DEVELOPMENT PROPOSAL - 3471 CHATHAM STREET (RZ 13-643436) 

Rob Whetter and Bob Hodder joined the Commission to make a presentation on the Cotter 
Developments building in the former Gulf of Fraser Credit Union building. 

It was noted that this is a 1/3 acre space in the Steveston core that will be a 3 storey mixed-use 
building with 2 storeys of residential above retail space. Discussion ensued on the history of the 
site, principle design concepts, materials, ways to reflect Steveston's heritage, the neighbours, 
the laneways, the roof and elevator. 

Discussion further ensued on incorporating the 9 or 10 of the panels (salvaged from the previous 
building) on the exterior of the building. It was noted that the remainder would be donated to the 
city. It was noted that there is a building on East Hastings that has similar concrete panels. 

Commission members expressed concern over a lack of parking spaces for the public. It was 
noted that street parking is available and it meets the city's bylaw requirements (approved by the 
Transportation Department) for parking in Steveston. 

Commission members also recommended cleaning up the laneway and upgrading the 
landscaping to fit within the character of the neighbourhood. It was also noted that softening the 
fronts of buildings (with window boxes or plantings) to reflect the characteristic of buildings 
nearby would also be recommended. Commission members also discussed the placement of the 
panels to ensure visibility and potentially including one in the lobby area-

The unbuilt City lane right-of-way along the west edge of the site will be cleaned up and a 
bench and low fence will be provided behind the Chatham Street sidewalk to provide an 
opportunity to site and look at the panels proposedfor the west elevation of the building. 

To provide a more traditional smaller scale pedestrian retail interface, the applicant revised 
the design to decrease the width of the storefront glazing, provide additional pilasters and 
provide a more traditional proportion for the window bases. 

The panel placement in the proposed design maximizes visibility for the public and the 
applicant is reviewing whether or not a portion of an additional panel can be installed inside 
the residential lobby. A didactic panel is also proposed to be installed on the building exterior 
to provide information about the panel artwork. Detailed design would be designed through 
the required Development Permit. 

Discussion ensued on the location of a bike pad. Staff noted that they can look into seeing if it 
can be on public property - Transportation staffreviewed the proposal and the class 2 bicycle 
racks have been relocated into the Chatham Street and 3Td Avenue boulevards. The location 
and design would be detailed as part of the required Servicing Agreement application. 
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- 2- RZ 13-643436 

Discussion further ensued on the siding materials (corrugated metal, instead of wood) and not 
shying away from the industrial aesthetic. Maintenance considerations were noted. Commission 
members also noted that framing the bottom of the windows with a larger, painted wood base 
may make this building more consistent with the Hepworth building. Commission members also 
discussed the columns, use of concrete, lighting issues and potential businesses to occupy these 
storefronts (including a possible clinic, learning centre, Cyclone Taylors shop or "light" retail 
services) - Storefront window framing was revised to address Commission comments and 
would befurther refined as part of the required Development Permit application. 

Staff will keep in touch with the developer and will report back on progress on a monthly basis. 

It was moved and seconded 

That Richmond Heritage Commission support the design of the rezoning proposal at 3471 
Chatham Street as presented on Jan 15,2014 and that Planning Committee give consideration to 
the feedback presented by the Heritage Commission. The Commission also endorses the use of 
the panels. 

CARRIED 

4188666 
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City of 
Richmond 

Tuesday, February 18, 2014 

ATTACHMENT 6 

Excerpt from Minutes 
Public Art Advisory Committee 

Development Applications Division 
6911 NO.3 Road, Richmond, BC V6Y 2C1 

1. PRELIMINARY PUBLIC ART PLAN FOR3471 CHATHAM STREET 

Rob Whetter, of Cotter Architects presented the preliminary Public Art Plan for 3471 Chatham 
Street. It was noted that this is the 1/3 acre site of the former GF Financial building. Due to its 
location, it requires rezoning and a Heritage Alteration Permit. 

Mr. Whetter noted that twelve bas relief concrete panels comprising the exterior facade of the 
original building were salvaged and will be incorporated into the new design. The panels depict a 
nod to Steveston's fishing heritage. It was also noted that there is a Vancouver branch which 
retains similar concrete panels. 

It was noted that the design of the new building incorporates nine of the eleven intact panels and 
they will donate any unused panels to the City or other interested parties. The locations of the 
panels were discussed. The artist for the panels was identified as Leonard Epp, a former 
Richmond resident and owner ofthe Parsons House in Terra Nova, with his spouse, the noted 
artist Ann Kippling. Epp designed the stained glass panels which are surviving in the Parsons 
House. 

It was noted that with these ready-made heritage panels, this project is different than most public 
art projects. It was noted that the Public Art contribution will go into salvaging, detailing and 
installing these salvaged art pieces. Committee members commended the developer on 
preserving significant heritage artwork and using it as a public art contribution. 

Discussion ensued on how to involve an artist and the public. It was noted that a designer could 
be enlisted to help with the display. Commission members also recommended trying to reach the 
original artist to involve him in the project. 

The developer will contact the artist and work with a designer to include and artist statement in a 
plaque or interpretive panel. Ms. Jones noted that she will try to get the artist's contact 
information. 

Discussion ensued on an open call for this project and if it is necessary given the circumstances. 

It was moved and seconded 

That the Richmond Public Art Advisory Committee accept the panels as the developer'S 
contribution to public art and recommend that the developer contact and involve the original 
artist, Leonard Epp and select a designer to work on the interpretive panels. 

CARRIED 
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City of 
Richmond 

Address: 3471 Chatham Street 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 13-643436 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9138, the developer is 
required to complete the following: 
1. Register a 4m by 4m corner cut road dedication at the southeast corner of the site (as per approved HA 13-641865). 

2. Register a flood indemnity covenant on title. 

3. Enter into a legal agreement that identifies the building as a mixed use building 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 HV AC units will comply with the City's Noise Bylaw. 

4. Enter into a legal agreement to prohibit the conversion of bicycle parking area into habitable space (e.g. storage) and 
requiring that the rooms remain available for shared common use for the sole purpose of bicycle storage. 

5. Enter into a legal agreement to ensure the shared use of residential visitor and commercial parking spaces and 
prohibiting assignment of any of these parking spaces to a particular unit or user. 

6. Enter into a legal agreement to ensure the provision of electric vehicle charging features: a minimum of20% of 
parking stalls to be provided with a l20V receptacle to accommodate electric vehicle charging equipment; and an 
additional 25% of parking stalls to be constructed to accommodate the future installation of electric vehicle charging 
equipment (e.g. pre-ducted for future wiring). 

7. Submit confirmation 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 protected off-site. The Contract should 
include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, and a 
provision for the Arborist to submit a post-construction assessment report to the City for review. 

8. Install 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. 

9. Voluntarily contribute $4.00 per buildable square foot of residential floor area to the City's affordable housing 
strategy (e.g. $86,992). 

10. Voluntarily contribute $47.00 per buildable square foot of floor area for the density increase from 1.2 to 1.6 FAR (e.g. 
0.4 FAR) as per Steveston Village Heritage Conservation Grant Program Policy 5900 (e.g. $ 296,476). In accordance 
with the policy, the contribution is reduced by the amount of the Affordable Housing contribution (e.g. total payable 
of $209,484). 

11. Provide on-site indoor amenity space in accordance with the OCP, or contribute cash-in-lieu in accordance with 
Council Policy 5041 (e.g. $10,000 for 10 apartments). 

12. Voluntarily participate in the City's Public Art Program through the installation ofthe artwork onsite or contribute 
cash-in-lieu in the amount of $0.77 per buildable square foot of residential floor area and $0.41 per buildable square 
foot of commercial floor area (e.g. cash-in-lieu amount of $18, 175). A security will be held in the cash-in-lieu 
amount and returned to the developer upon completion of the following: 

a) Installation of at least 9 of the panels by artist Leonard Epp along with a didactic panel on the building facades. 

b) A transfer of all of the artist's right, title and interest in the Public Art to the Strata, including a transfer of joint, 
worldwide copyright, in a form satisfactory to the Director, Arts, Culture and Heritage Services, executed by the 
owner and delivered to the Strata within thirty (30) days of the date on which the Public Art is installed. 

c) Submission of the Final Report to the City and the Strata promptly after completion of the installation of the 
Public Art. The Final Report" means a final report in form and content satisfactory to the Director of 
Development and Director, Arts, Culture and Heritage which describes, among other things, the Public Art, the 
siting of the Public Art, a brief biography ofthp <lrtist the-<trtist's statement on the Public Art, and such other 
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details as the Director of Development and Director, Arts, Culture and Heritage, in their sole discretion, may 
request, which final report will include enclosures as follows: 

(i) maintenance plan for the Public Art; and 

(ii) twelve (12) high resolution images in digital format ofthe Public Art showing it in context and revealing 
significant details; 

13. Submit a Development Pennit* and Heritage Alteration Permit* completed to a level deemed acceptable by the 
Director of Development. 

14. Enter into a Servicing Agreement* for the design and construction of road and infrastructure works, including, but 
may not be limited to: 

a) Chatham Street and 3rd Avenue improvements New concrete sidewalk at the property line and 2.5 m wide 
grass boulevards with street tree planting behind existing curb. The sidewalks are to occupy the remaining right­
of-way between the boulevard and the property line. Works to extend across both frontages and west lane right­
or-way, including removal of existing driveways and installation of barrier curb with gutter and installation of a 
concrete pad, seating bench and low fence behind the Chatham Street sidewalk at the west edge of the site. 
Concrete pads and bicycle racks for class 2 short-tenn bicycle parking are to be provided in the boulevards: on 3rd 

Avenue within 15 m of the residential lobby and on Chatham Street approximately mid way among the 
commercial units. 

Should Council adopt streetscape visions for Bayview and Chatham Streets prior to the adoption of the subject 
rezoning, the frontage improvements above shall be adjusted, ifnecessaty, to be in keeping with Streetscape 
Visions for Bayview and Chatham Streets as approved by Council. 

b) Lane improvements - Reconstruct the existing east-west lane along the north property line of the site, including 
the driveway crossing on 3rd Avenue, to City lane design standards (Min. 5,4 m wide pavement). Ensure the 
unbuilt north-south lane right-of-way along the west property line of the site is cleaned up, levelled and planted 
with grass. 

c) Storm sewer improvements - Provide a new storm sewer (200mm diameter) for the rear lane located along the 
north property line, including a new manhole to connect to the existing 3rd Avenue stonn sewer. 

d) Sanitary sewer improvements - Upgrade the existing sanitary sewer in the rear lane from 150mm to 200mm 
diameter from manhole SMH5503 to the centre of3 rd Avenue (Approximately 55 m length), including a new 
manhole to connect to the existing system. 

e) Water distribution improvements -

i. Design and construct a new water main along 3rd Avenue (200mm diameter) from the existing 300mm 
diameter Chatham Street water main to the existing water main along Broadway Street (Approximately 105 m 
length). 

ii. The City will pay for the construction of the portion of new water main along 3rd Avenue (200mm diameter) 
from the north edge of the rear lane to the existing water main along Broadway Street (Approximately 45 m 
length). 

f) Fire Hydrant improvements - Provide a new fire hydrant along 3rd Avenue, spaced as per City standards. 

g) Private Utilities -

I. Developer to provide private utility companies rights-of-ways to accommodate any above ground equipment 
(e.g. transformers, kiosks, cabinets) and future under-grounding of overhead lines. 

ii. Existing BC Hydro poles along 3rd Avenue may conflict with the required frontage improvements. Alteration 
and relocation of any private utilities will be at the Developer'S cost. 

iii. IfBC Hydro requires a new PMT to service this development, it is required to be located on the subject site. 
Please note that BC Hydro had indicated that the proposed site may require a PMT for the proposed mixed 
use development, they prefer PMT to be installed near the electrical room, and that the developer has not 
provided electrical details/information to them at this stage. 

iv. It is recommended that the developer contact the private utility companies ~o learn of their requirements. 

Initial: __ _ PH - 142



- 3 -

Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Provide 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. 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 

2. Provide landscaping security (in an amount based on a cost estimate sealed by a registered Landscape Architect for 
materials, installation and a 1 0% contingency) 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
3. Incorporate sustainability, accessibility and public art measures in Building Permit (BP) plans as determined via the 

Rezoning, Development Permit and/or Heritage Alteration Pennit processes. 

4. Enter into an Encroachment Agreement* for any canopies/awnings/signs that encroach into the Chatham Street and 
3rd Avenue road rights-of-way. Any overhead structure located within the rights-of-way must be safe and easily 
removable (i.e. not cast in place and not permanently attached to any other structure). 

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

6. Submit fire flow calculations signed and sealed by a professional engineer based on the Fire Underwriter Surveyor 
ISO to confirm that there is adequate available flow for fire-fighting purposes. Based on the proposed rezoning and 
using the OCP model, there is sufficient water available from Chatham Street, but not from Broadway Street (411 Lis 
available at 20 psi residual from the Chatham Street hydrant and 125 Lis available at 20 psi residual from the 
Broadway Street hydrant for a minimum fire flow requirement of220 Lis). The required SA includes a new hydrant 
along 3rd Avenue. 

7. If applicable, pay latecomer agreement charges associated with eligible latecomer works. 

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

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 indenmities, 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) andlor Development Pennit(s), 
andlor Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-waterine:. drilling, underpinning, anchoring, shoring, piling, pre-loading, 
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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 ofboth 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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ATTACHMENT 8 

City of Richmond Policy Manual 

Pa e 1 of 4 Adopted by Council: April 27, 2009 Policy No. 5900 

File Ref: 08-4200-00 Steveston Villa e Heritage Conservation Grant Pro ram 

Policy No. 5900: 

Steveston Village Heritage Conservation Grant Program 

1. Purpose 

The purpose of this program is to establish, for Steveston Village, as identified in the 
Steveston Area Plan, a City grant program to financially cost share in conserving the 
exteriors of private and City owned identified heritage properties. 

2. Program Funding Sources 

• The sources of funds will include moneys contributed from: 
o Private sector density bonusing contributions as per the Steveston Area Plan 

(e.g., for rezonings to the Steveston Village Conservation Zone) with over 1.2 
floor area ratio (FAR), 

o Other private donations, and 
o Senior government and NGO grants. 

• If an owner who is rezoning to the Steveston Village Conservation Zone and increasing 
density to over 1.2 FAR, wishes to apply for a City grant, the developer shall provide the 
required contribution to the City prior to final approval of a rezoning and may later apply 
for a cost sharing grant. 

• Private sector density bonusing contributions shall be calculated as $47.00 per buildable 
square foot for densities over 1.2 FAR. (This is a portion of the increased land value 
which private landowners receive due to increased density over 1.2 FAR). 

• Where a developer is required to meet the City's Affordable Housing Policy, the $47.00 
is to be reduced accordingly. . 

• The rate may be reviewed and modified by Council periodically. 

3. City Accounts 

For the grant program, the City will maintain the existing Heritage Trust Account No 2207 (a 
capital and non capital heritage account) to manage received funds and may, as necessary, 
establish new heritage accounts. 

4. The Use Of Program Funds 

The collected funds are to be used to cost share: 
For Privately owned identified heritage buildings: the private capital costs of conserving 
their exteriors, on a 50/50 cost sharing basis. 
For City owned identified heritage buildings: the City's capital costs of conserving their 
exteriors, on a 50/50 cost sharing basis. 
The Program is not to pay for all private or City heritage conservation costs. 

5. Council Approval is Required 
• Council approval is required to allocate anv Droqram funds. 
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City of Richmond Policy Manual 

Pa e 2 of 4 Adopted b Council: April 27, 2009 Policy No. 5900 

File Ref: 08-4200-00 Steveston Villa e Heritage Conservation Grant Program 

6, Maximum Private Grant Amount 
" Private owners may apply to receive up to: 

Initial Funding: $50,000 per identified heritage building - with private matching funds, 
Optional Funding: Council may consider an additional $25,000 per identified heritage 
building - with additional matching private funding to achieve exceptional heritage 
conservation, as determined by Council. 

• As heritage conservation may occur in stages, a private owner may apply more than 
once, however, the maximum grant which may be allocated is $75,000 per identified 
heritage building, 

7, Private Owner Application Requirements and Procedures 
'. Step 1: Private Owner - City Discussion 

Owners are encouraged to discuss their grant application intentions as early as 
possible when considering to apply and before undertaking any work, to discuss the 
implications and timing of a possible grant, 
No grant is to be provided for work which is undertaken before Council approves the 
grant 

• Step 2: Owner Application 
Owners are to submit a completed application form accompanied by: 

A cover letter describing the proposed work and how it complies with program 
objectives, 
Architectural drawings and coloured renderings, 
An outline of conservation work and specifications, 
Current color photographs of the building, 
Any archival photographs and historical documentation, 
A minimum of three (3) competitive estimates for the proposed work. (Note: This 
is not a pro forma analysis,) 
Other, as necessary. 

• Step 3: Application Review Procedure 
- Applications will be reviewed by staff who will make a recommendation to Council. 

Council approval is required for all grants 
• Step 4: Actual Grant Issuance 

Council authorizes a grant, 
Owners submit actual costs of completed work, 
Staff review costs, 
Staff may issue the approved grant if it meets the program criteria and Council has 
approved it, and 
Staff notify Council of issued grants. 

8, Eligible Private Owner Grant Items 
• Program grants for private sector work are for the conservation of the exteriors if 

identified heritage buildings (e.g., roof, foundation, walls, siding, doors, widows), 
• This includes directly related costs to prepare draWings, etc, 
• Maintenance work will not be funded, 
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City of Richmond Policy Manual 

Pa e 3 of 4 Adopted by Council: April 27, 2009 Policy No. 5900 

File Ref: 08-4200-00 Steveston Villa e Heritage Conservation Grant Program 

9. No Grant, If Funds Are Not Available 
• If no program funds are available when a grant application is made: 

No grant application will be considered, 
No City grant will be given, and 

- A grant is not to be deferred until grant funds become available. 

10. Maximum Grant Amount For City Owned Identified Heritage Buildings 
• A City division may apply to receive up to: 

Initial Funding: $50,000 per identified heritage building - with other matching funds. 
Optional Funding: Council may consider an additional $25,000 per identified heritage 
building - with additional other matching funding to achieve exceptional heritage 
conservation, as determined by Council. 

• As heritage conservation may occur in stages, a City division may apply more than once, 
however, the maximum grant which may be allocated is $75,000 per identified heritage 
building, 

11. City Application Requirements and Procedures 
• Step 1: City Division Discussion 

Applying City divisions are encouraged to discuss their grant application intentions 
as early as possible when considering to apply and before undertaking any work, to 
discuss the implications and timing of a possible grant, 
No grant is to be provided for work which is undertaken before Council approves the 
grant. 

• Step 2: City Division Application 
The relevant City division is to submit a completed application form accompanied by: 

A cover letter describing the proposed work and how it complies with program 
objectives, 
Architectural drawings and coloured renderings, 
An outline of conservation work and specifications, 
Current color photographs of the building, 
Any archival photographs and historical documentation. 
If the City is doing the work itself, an itemized estimate of the proposed work. 
If the City is contracting out the work, proposals as per City policy. 
Other, as necessary. 

• Step 3: Application Review Procedure 
- Applications will be reviewed by staff who will make a recommendation to Council, 

Council approval is required for all grants. 
• Step 4: Grant Issuance 

Council authorizes a grant, 
Once approved, the grant may be issued to do the work. 

12. Eligible City Grant Items 
• Program grants for City owned identified heritage buildings are for the conservation of 

their exteriors (e.g., roof, foundation, walls, siding, doors, widows). 
• This includes directly related costs to prepare drawings, etc. 
• Maintenance work will not be fundprl 
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Pa e 4 of 4 Adopted by Council: April 27, 2009 

File Ref: 08-4200-00 Steveston Village Herita e Conservation Grant Pro ram 

13. No Grant If Funds Are Not Available 
• If no program funds are available when a grant application is made: 

No grant application will be consider 
No City grant will be given, and 

- A grant is not to be deferred until grant funds become available. 

14. Program Review 
• The Program will be reviewed and modified by Council, as necessary. 

Policy Manual 

Policy No. 5900 
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RZ 13-643436 Attachment C 

Address: 3471 Chatham Street 

Applicant: Cotter Architects Inc. 

Owner: 

Site Size (m2
): 

Land Uses: 

Area Plan Designation: 

Zoning: 

Number of Units: 

On Future 
I Subdivided Lots 

Floor Area Ratio 

Lot Coverage 

Setbacks: 
3rd Avenue 

Chatham Street 

Rear Lane 
West side yard 
Height -
Option 1 with Elevator 
Option 2 without Elevator 
Parking Spaces: 

CommercialNisitor 
Resident 
Accessible 
Total 

Tandem Parking Spaces 

Amenity Space - Indoor 

Amenity Space - Outdoor 

4236626 

Steveston Flats Development Corp. 
Unknown 

Inc. No. BC0968919 

Previously 1,473 m2 

Vacant 
Mixed Use 

Commercial and Residential 
Heritage Mixed Use (Commercial­

Industrial with Residential & Office Above 
Complies 

Steveston Commercial (SC3) 
Commercial Mixed U (ZMU26) -

Steveston i e 

None Approx. 3 CRU and 10 apartments 

Bylaw Requirement 
I 

Proposed 
I 

Variance 

Max. 1.6 1.6 None Permitted 

Max. 100% 78% None 

Om 0.5 m to 2 m (0 m to 1.5 m 
to cornice/overhang) 

Om 0.5 m to 2.5 m (0 m to 2 m None 
to cornice/overhang) 

None 6m 
None 0.5 m (0 m to overhang) 

Three Storey & Max. 12 m Three Storey & 
15.4 m for elevator 3.4 m Increase 

12 m None 
As per the Steveston Village 

Conservation Strategy: 
7 8 

None 
10 20 
(1 ) (1) 
19 28 

Permitted None None 

Min. 50 m2 Cash-in-lieu None 

Min. 60 m2 139 m2 None 

PH - 160
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Attachment E 
City of 
Richmond 

Rezoning Considerations 
Development Applications Division 

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

Address: 3471 Chatham Street File No.: RZ 13-643436 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9138, the developer is 
required to complete the following: 
1. Register a 4 m x 4 m comer cut road dedication at the southeast comer of the site (as per approved HA 13-641865). 

2. Register a flood indemnity covenant on title. 

3. Enter into a legal agreement that identifies the building as a mixed use building 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 HV AC units will comply with the City's Noise Bylaw. 

4. Enter into a legal agreement to prohibit the conversion of bicycle parking area into habitable space (e.g. storage) and 
requiring that the rooms remain available for shared common use for the sole purpose of bicycle storage. 

5. Enter into a legal agreement to ensure the shared use of residential visitor and commercial parking spaces and 
prohibiting assignment of any of these parking spaces to a particular unit or user. 

6. Enter into a legal agreement to ensure the provision of electric vehicle charging features: a minimum of20% of 
parking stalls to be provided with a 120V receptacle to accommodate electric vehicle charging equipment; and an 
additional 25% of parking stalls to be constructed to accommodate the future installation of electric vehicle charging 
equipment (e.g. pre-ducted for future wiring). 

7. Enter into a legal agreement requiring the owner to maintain landscaping in the portion of the north-south 
unconstructed lane adjacent to the subject property as if it were a City boulevard. 

8. Submit confirmation 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 protected off-site. The Contract should 
include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, and a 
provision for the Arborist to submit a post-construction assessment report to the City for review. 

9. Install 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. 

10. Voluntarily contribute $4.00 per buildable square foot of residential floor area to the City's affordable housing 
strategy (e.g. $86,992). 

11. Voluntarily contribute $47.00 per buildable square foot of floor area for the density increase from 1.2 to 1.6 FAR 
(e.g. 0.4 FAR) as per Steveston Village Heritage Conservation Grant Program Policy 5900 (e.g. $ 296,476). In 
accordance with the policy, the contribution is reduced by the amount of the Affordable Housing contribution 
(e.g. total payable of $209,484). 

12. Provide on-site indoor amenity space in accordance with the OCP, or contribute cash-in-lieu in accordance with 
Council Policy 5041 (e.g. $10,000 for 10 apartments). 

13. Voluntarily participate in the City's Public Art Program through the installation of the artwork onsite or contribute 
cash-in-lieu in the amount of $0.77 per buildable square foot of residential floor area and $0.41 per buildable square 
foot of commercial floor area (e.g. cash-in-lieu amount of $18,175). A security will be held in the cash-in-lieu 
amount and returned to the developer upon completion ofthe following: 

a) Installation of at least 9 of the panels by artist Leonard Epp, along with a didactic panel on the building facades. 

b) A transfer of all of the artist's right, title and interest in the Public Art to the Strata, including a transfer of joint, 
worldwide copyright, in a form satisfactory to the Director, Arts, Culture and Heritage Services, executed by the 
owner and delivered to the Strata within 30 days of the date on which the Public Art is installed. 
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c) Submission ofthe Final Report to the City and the Strata promptly after completion ofthe installation of the 
Public Art. The Final Report" means a final report in form and content satisfactory to the Director of 
Development and Director, Arts, Culture and Heritage which describes, among other things, the Public Art, the 
siting of the Public Art, a brief biography of the artist, the artist's statement on the Public Ali, and such other 
details as the Director of Development and Director, Arts, Culture and Heritage, in their sole discretion, may 
request, which final report will include enclosures as follows: 

1. maintenance plan for the Public Art; and 

ii. 12 high resolution images in digital format of the Public Art showing it in context and revealing significant 
details. 

14. Submit a Development Permit* and Heritage Alteration Permit* completed to a level deemed acceptable by the 
Director of Development. 

15. Enter into a Servicing Agreement* for the design and construction of road and infrastructure works, including, but 
may not be limited to: 

a) Chatham Street and 3rd Avenue improvements - New concrete sidewalk at the property line and 2.5 m wide grass 
boulevards with street tree planting behind existing curb. The sidewalks are to occupy the remaining right-of-way 
between the boulevard and the property line. Works to extend across both frontages and west lane right-or-way, 
including removal of existing driveways and installation of barrier curb with gutter and installation of a low fence 
behind the Chatham Street sidewalk at the west edge of the site. Concrete pads and bicycle racks for class 2 
short-term bicycle parking are to be provided in the boulevards: on 3rd Avenue within 15 m of the residential 
lobby and on Chatham Street approximately mid way among the commercial units. 

Should Council adopt streets cape visions for Bayview and Chatham Streets prior to the adoption of the subject 
rezoning, the frontage improvements above shall be adjusted, if necessary, to be in keeping with Streetscape 
Visions for Bayview and Chatham Streets as approved by Council. 

b) Lane improvements - Reconstruct the existing east-west lane along the north property line of the site, including 
the driveway crossing on 3rd Avenue, to City lane design standards (Min. 5.4 m wide pavement). Ensure the 
unbuilt north-south lane right-of-way along the west property line of the site is cleaned up, levelled and planted 
with ground cover (Maximum 0.3 m to 0.9 m mature height). 

c) Storm sewer improvements - Provide a new stonn sewer (200 mm diameter) for the rear lane located along the 
north property line, including a new manhole to connect to the existing 3rd Avenue storm sewer. 

d) Sanitary sewer improvements - Upgrade the existing sanitary sewer in the rear lane from 150 mm to 200 mm 
diameter from manhole SMH5503 to the centre of3rd Avenue (Approximately 55 m length), including a new 
manhole to connect to the existing system. 

e) Water distribution improvements-

i. Design and construct a new water main along 3rd Avenue (200 mm diameter) from the existing 300 mm 
diameter Chatham Street water main to the existing water main along Broadway Street (Approximately 105 m 
length). 

ii.The City will pay for the construction of the portion of new water main along 3rd Avenue (200 mm diameter) 
from the north edge of the rear lane to the existing water main along Broadway Street (Approximately 45 m 
length). 

f) Fire Hydrant improvements - Provide a new fire hydrant along 3rd A venue, spaced as per City standards. 

g) Private Utilities -

i. Developer to provide private utility companies rights-of-ways to accommodate any above ground equipment 
(e.g. transformers, kiosks, cabinets) and future under-grounding of overhead lines. 

ii. Existing BC Hydro poles along 3rd Avenue may conflict with the required frontage improvements. 
Alteration and relocation of any private utilities will be at the Developer's cost. 

iii. IfBC Hydro requires a new PMT to service this development, it is required to be located on the subject site. 
Please note that BC Hydro had indicated that the proposed site may require a PMT for the proposed mixed 
use development, they prefer PMT to be installed near the electrical room, and that the developer has not 
provided electrical detailslinformation to them at this stage. 

iv. It is recommended that the developer contact the private utility companies to learn of their requirements. 
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Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Provide 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. 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 

2. Provide a landscaping security (in an amount based on a cost estimate sealed by a registered Landscape Architect for 
materials, installation and a 10% contingency). 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Incorporate sustainability, accessibility and public art measures in Building Permit (BP) plans as determined via the 

Rezoning, Development Permit and/or Heritage Alteration Permit processes. 

2. Enter into an Encroachment Agreement* for any canopies/awnings/signs that encroach into the Chatham Street and 
3rd Avenue road rights-of-way. Any overhead structure located within the rights-of-way must be safe and easily 
removable (i.e. not cast in place and not permanently attached to any other structure). 

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

4. Submit fire flow calculations signed and sealed by a professional engineer based on the Fire Underwriter Surveyor 
ISO to confirm that there is adequate available flow for fire-fighting purposes. Based on the proposed rezoning and 
using the OCP model, there is sufficient water available from Chatham Street, but not from Broadway Street (411 Lis 
available at 20 psi residual from the Chatham Street hydrant and 125 Lis available at 20 psi residual from the 
Broadway Street hydrant for a minimum fire flow requirement of220 Lis). The required SA includes a new hydrant 
along 3rd Avenue. 

5. If applicable, pay latecomer agreement charges associated with eligible latecomer works. 

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

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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8adyal, Sara 

From: 8adyal, Sara 
Sent: 
To: 

Tuesday, 03 June 201412:37 PM 
8adyal, Sara 

Subject: FW: Proposed Development At 3471 Chatham St. 

From: Rafiq Shaikh [mailto:shaikhrafiq@hotmail.com] 
Sent: June 3, 2014 11:20 AM 
To: Garnett, Cathie 
Subject: Proposed Development At 3471 Chatham St. 

Hello Chathey , 

I am concern about above development. 
We are the owner of 3500 Broadway street property ,which is North to above development. 
Following are my concern : 
Building Ht. proposed 46'-8 1/2". (S2 and CS3 allows Max ht.9M (29.5') and 12 M.(39.37 ') 
I am concern of loosing South view ,dew to proposed building Ht. 
Sun light, 
Shadow of proposed building to North side properties, 
Privacy. 
Proposed development has blocked lane access to my and property. 
I hope City Planning department will look into my above concern. 
Thank You, 

Rafiq Shaikh 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9138 (RZ 13-643436) 

3471 Chatham Street 

Bylaw 9138 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by 

a. Inserting the following into the end of the table contained in Section 5.15.1 regarding 
Affordable Housing density bonusing provisions: 

Zone 

"ZMU26 

Sum Per Buildable Square Foot of 
Permitted Principal Building 

$4.00" 

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

"20.26 Commercial Mixed Use (ZMU26) - Steveston Village 

20.26.1 Purpose 

The zone proVides for incentives to support conservation of the heritage character of 
Steveston Village, while providing for the shopping, personal service, business, 
entertainment, mixed commercial/residential and industrial needs of the Steveston 
area. 

20.26.2 Permitted Uses 

• animal grooming 

• broadcasting studio 

• child care 

• education 

• education, commercial 

• entertainment, spectator 

• government service 

• greenhouse & plant nursery 

• health service~ minor 

• hotel 

4243814 
PH - 185



Bylaw 9138 Page 2 

.. housing, apartment 

411 industrial, general 

.. liquor primary establishment 

.. manufacturing, custom indoor 

.. office 

411 parking, non-accessory 

411 recreation, indoor 

411 recycling depot 

411 restaurant 

411 retail, convenience 

411 retail, general 

.. retail, second hand 

.. service, business support 

.. service, financial 

411 service, household repair 

411 service, personal 

411 studio 

411 veterinary service 

20.26.3 Secondary Uses 

411 boarding and lodging 

411 community care facility, minor 

411 home business 

20.26.4 Permitted Density 

1. The maximum floor area ratio is 1.0. 

2. Notwithstanding Section 20.26.4.1, the reference to "1.0" is increased to a higher 
density of "1.2" if the owner pays into the affordable housing reserve the sum 
specified in Section 5.15 ofthis bylaw, at the time Council adopts a zoning amendment 

. bylaw to include the owner's lot in the ZMU26 lone. 

3. Notwithstanding Section 20.26.4.2, the reference to "1.2" is increased to a higher 
density of "1.6" if the owner pays into the City's Heritage Trust Account, Steveston 
Village Conservation Program the sum of $209A84 (calculated at $47/sq.ft. multiplied 
by the 0.4 density increase from 1.2 to 1.6 FAR multiplied by the lot area less the sum 
paid into the affordable housing reserve in accordance with Section 20.26.4.2). 
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Bylaw 9138 Page 3 

4. For the purposes of this zone only, floor area ratio shall not include those parts of the 
building used for public pedestrian passage right-of-way. 

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

20.26.5 Permitted Lot Coverage 

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

20.26.6 Yards & Setbacks 

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

2. Buildingfront facades facing a public road shall not be set back from the public road lot 
line, except for the following elements: 

a) a maximum setback of 2.5 m of a ground floor and second floor building face (to 
the underside of floor or roof structure above); 

b) a recessed balcony opening shall have a maximum width of 5.8 m, and the total 
aggregate width shall be a maximum of 30% ofthe lot width; 

c) a recessed third floor building face; and 

d) the aggregate area of all recesses and openings in items b) and c) shall not exceed a 
maximum of 33% of the building facade as measured from the ground level to the 
parapet cap by the facade width. 

20.26.7 Permitted Heights 

1. The maximum height for buildings is 12.0 m (not to exceed 3 storeys). 

20.26.8 Subdivision Provisions/Minimum Lot Size 

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

20.26.9 Landscaping & Screening 

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

20.26.10 On-Site Parking 

1. On-site vehicle and bicycle parking 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; and 
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Bylaw 9138 Page 4 

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

i) residential visitors - 0.2 space per dwelling unit; and 

ii) all other uses - on-site parking requirements contained in this bylaw are 
reduced by 33%. 

20.26.11 Other Regulation 

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 6.0 m in 
width. 

3. Signage must comply with the City of Richmond's Sign Bylaw No. 5560, as it applies to 
development in the Steveston Commercial (CS3) zone. 

4. In addition to the regulations listed above, the general development regulations in 
Section 4.0 and the Specified Use Regulations in Section 5.0 apply." 

2. The Zoning Map ofthe 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 (ZMU26) -
STEVESTON VILLAGE". 

P.LD.029-l39-741 
Lot 1 Section 20 Block 3 North Range 7 West New Westminster District Plan EPP30378 

3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9138". 

FIRST READING JUN 2 3 2014 

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 

d 
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"Serving the Lower Mainland Since 1953" 
• WINDOW AND PLATE GLASS REPLACEMENT 

• INSULATED GLASS AND DOUBLE GLAZING 

• MIRROR CLOSET DOORS. SKYLIGHTS 

• TABLE TOPS AND SHOWCASE DOORS 

• QUALITY WORK AND PRODUCTS 

(1966) LTD. • MIRROR SPECIALISTS 

110 _ 11120 Hammersmith Gate, Richmond, B.C. V7A 5J1 Bus: (604) 272-9601 Fax: ( 
Website: www.islandglass.net • E-mail: sales@islandglass.net 

July 9, 2014 

To: City Council 
6911 No 3 Rd 
Richmond Be V6Y 2Cl 

Re: RZ13-643436 

I, __ ~ 
nO~o-·20- ~13 f6 

I am writing today in support of the proposed residential commercial development at 
3471 Chatham Street. As I am owner of an established business that has been doing 
work in Richmond for over 60 years I am excited to see, what I know from past 
experience with dealing with the builder on this project, Reiner Siperko, will be a truly 
unique top quality addition to the Steveston neighbourhood. And, as a resident of 
Steveston for the past 35 years, I see this as a necessary evolution in our neighbourhood. 

I have been working with Reiner for over 30 years on many projects. His projects are not 
only top quality in terms of materials used but also in design. He has a great eye for 
detail and I think that one of his greatest gifts is that besides building a unique and quality 
project, he also ensures that they fit well within the neighbourhoods that they are built in. 
I believe that this new project in Steveston will set a new benchmark for future projects 
that J think are inevitable and necessary in our Community and my neighbourhood. 

r have lived in Richmond all my life and in Steveston for the past 35 years. I am in fact, 
about 3 blocks away from this proposed development. When I first moved into Steveston, 
it was at the time where there was much debate about densifying Steveston by allowing 
the existing 66 foot lots to be rezoned to 33 foot lots. I think that decision to allow that 
rezoning made Steveston into the wonderful neighbourhood that it is today. By allowing 
this densification, it allowed more people to live in this neighbourhood and because of 
that local businesses were encouraged to move there and set up shop. In turn the City 
made some wonderful additions and redesign of the waterfront that made Steveston the 
jewel of the Community that it is to~ay. Tod~y I can get everything I need jus~ a fe~.p;~l"'·C:-"'-"R"".· =' .... C'-'-l .. 
steps from my door and I love strollmg the VIbrant waterfront on a regular baSIS. «( c<~,~"·---<f·1·,. 

IZ.~/ DATE "'(). 

Steveston has become a desirable place to live and I cannot think of any where/fu)i"6e ·s 
Lower Mainland that I would like to live more. It is my desire to continue to li~e her,~JL 'I 1 
once r retire and I don't believe that I am alone in this desire. The fact that this\b)J. ,lding 
has basic universal housing features makes it a viable place to think about living~~~c~~CE:VED ./ & 

'1--' /~~ 
" Ci':::'~F;:;r:~ "fHI<,~> ''-~ ,~. 
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do retire. We need more project like this in Steveston that gives residents like myself, 
who love our community, to remain there as we grow older. 

Thank you for your time for reading this letter. I believe that this proposed development 
will be a great addition to our neighbourhood and to our Community. I have seen 
Steveston grow into not only a desirable neighbourhood to live in but one that if managed 
properly will continue to be one of the best places in the Lower Mainland to live in. By 
building a successful neighbourhood it is not hard to understand why more residents want 
to stay there and more people want to be part of it. I believe this development will help 
maintain the integrity of our community by complimenting the existing buildings in the 
neighbourhood and at the same time allow people of all abilities to live in or continue to 
live in Steveston. 

I can be reached at 604-618-3344 if you have any questions. 

Regards; 

//~7 "'<~~ ... 
Brent~ 
3646 Garry St 
Owner- Island Glass 
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George and Nadyne Mont 

4171 Tucker Avenue 

Richmond, B.C. V7C 1 L9 

July 9, 2014 

Richmond City Council, 

City of Richmond, 

6911 No.3 Road 

Richmond, B.C. V6Y 2C1 

Dear Council Members, 

Regarding: 3471 Chatham Street, RZ13-643436 

As a long time Richmond residents I would like to notify you of my wife 

Nadyne and my support for this project. We are considering purchasing a unit 

in this building when completed so we have had numerous discussions with 

the developers. We understand the building will be constructed of the highest 

quality in both workmanship and materials. It also will be an energy efficient 

building which is very important to us as well as features such as wheelchair 

access in all units. 

The developers apparently have made several re-design changes at.t~~~~l.(~ 
/:. ", /' D 'Yp" 

consulting with City Committees, City Councillors and neighbors9f',the . ,- 'y' 
, '·'d 

project. From what we have heard and seen we feel this will be a ~o,?:~(~rtul ) 

addition to the fabric of Steveston. We currently drive to the ViII::~\" t~CT'CE'\lED k 
.\~~"'''>J,_~o", . .,,,, I I - ' ,~ .//~ 

"',.r "" """,. ".,"'" /~, / " (~,' '""~-,,-,,,~ (~('/ 
,.~:" f.,:'!:,::''1{S 'oJ/, 
~~~/ 
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access all amenities and look forward to being able to walk the businesses 

and restaurants we frequent. 

We look forward to seeing this project completed and feel it will be very 

beneficial to the businesses and neighborhood of Steveston. 

SrerelY, .' 

~l.'\r ~1-'\ I 

George\ & Nady e Montgo~ery 
\ 
j 
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ow 
iNT I 

i 

Mayor and Council 
City of Richmond 
6911 No.3 Road, 
Richmond, B.C. 
V6Y 2C1 

Attn: City Clerk 

Re: 3471 Chatham Street, RZ 13-643436 

r-
J. MJ 

I DB 
~ j.}'R 

My wife and I have lived in Steveston for 35 years and fully support the proposed 
development at 3471 Chatham Street. We will be retiring soon and hope to move 
into the new building. My wife's mother is living with us so the wheelchair 
accessible units will be perfect for our family to live out our lives. 
We know there is some resistance to change in Steveston but the building will be 
of high quality both in workmanship and materials and will be a great addition to 
the revitalization of the Steveston Village. 

Thank you, 

Brian and Wendy Oseki 
11220 t h Ave. 
Richmond, B.C. 
V7E 3B9 

, 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: June 6,2014 

File: RZ 13-650616 

Re: Application by Barbara Stylianou for Rezoning at 5280/5300 Moncton Street from 
Two-Unit Dwellings (RD1) to Single Detached (RS2/B) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9157, for the rezoning of 
528015300 Moncton Street from "Two-Unit Dwellings (RD1)" to "Single Detached (RS2/B)", be 
introduced and given first reading. 

;j 
Way%'aig 
Director of Development 

CL:blg 
Att. t 

ROUTED To: 

Affordable Housing 

4245187 

REPORT CONCURRENCE 

CONCUR7 CONCURRENCE OF GENERAL MANAGER 
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June 6, 2014 - 2 - RZ l3-650616 

Staff Report 

Origin 

Barbara Stylianou has applied to the City of Richmond for permission to rezone the property at 
5280/5300 Moncton Street from "Two-Unit Dwellings (RD1)" to "Single Detached (RS2/B)", to 
permit the property to be subdivided to create two (2) lots, each approximately 12.5 m wide and 
532 m2 in area (Attachment 1). There is currently a duplex on the property, which will be 
demolished. A preliminary subdivision plan associated with this development proposal is 
included in Attachment 2. 

Findings of Fact 

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

Surrounding Development 

Existing development immediately surrounding the subject site is as follows: 

• To the north, immediately across Moncton Street, are dwellings on large lots zoned 
"Single Detached (RSIIB)" and "Single Detached (RSIIE)". 

• To the east, is a dwelling on a large lot zoned "Single Detached (RS liB)". 

• To the south, are dwellings on medium lots zoned "Single Detached (RS liB)", which 
front Imperial Drive. 

• To the west, is a dwelling on a large lot zoned "Single Detached (RS liE)". 

Related Policies & Studies 

Official Community Plan (OCP) & Steveston Area Plan Designations 
The OCP land use designation for the subject site is "Neighbourhood Residential". The 
Steveston Area Plan land use designation for the subject site is "Single-Family". The proposed 
rezoning and subdivision is consistent with these designations. 

Lot Size Policy 5429 
The subject property is located within the area governed by Lot Size Policy 5429, adopted by 
City Council in 1990, and amended in 2005 (Attachment 4). The Lot Size Policy permits 
properties on portions of Moncton Street to rezone and subdivide in accordance with the "Single 
Detached (RS 1-2/C)" zone where there is no lane or internal road access. 

The subject site contains a duplex. The zoning amendment provisions of Richmond Zoning 
Bylaw 8500 indicate that the Lot Size Policy does not apply to a rezoning application on a site 
that contains a duplex and that is intended to be subdivided into no more than two (2) lots. 
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June 6, 2014 - 3 - RZ 13-650616 

Potential exists for other large lots in the area that contain a duplex to redevelop in a similar 
manner. 

Affordable Housing Strategy 
For single-family rezoning applications, Richmond's Affordable Housing Strategy requires a 
secondary suite within a dwelling on 50% of new lots created through rezoning and subdivision, 
or a cash-in-lieu contribution of$1.00/ft2 of total building area towards the City'S Affordable 
Housing Reserve Fund. 

The applicant proposes to provide a contribution of $1.00 per buildable square foot of the 
single-detached dwellings (i.e. $5,941.00) to the City's Affordable Housing Reserve Fund in-lieu 
of providing a legal secondary suite in a dwelling on one (1) of the two (2) lots proposed at the 
subject site. The cash-in-lieu contribution must be submitted prior to final adoption of the 
rezoning bylaw. 

Note: Should the applicant change their mind about the Affordable Housing option selected 
prior to final adoption of the rezoning bylaw, the City will accept a proposal to build a secondary 
suite on one (1) of the two (2) future lots at the subject site. To ensure that a secondary suite is 
built to the satisfaction of the City in accordance with the Affordable Housing Strategy, the 
applicant is required to enter into a legal agreement registered on Title as a condition of 
rezoning, stating that no final Building Permit inspection will be granted until a secondary suite 
is constructed to the satisfaction of the City, in accordance with the BC Building Code and the 
City's Zoning Bylaw. 

Public Input 

There have been no concerns expressed by the public about the development proposal in 
response to the placement of the rezoning sign on the property. 

Staff Comments 

Background 
The subject property is located on the south side of Moncton Street, between Railway Avenue 
and Trites Road in an area that contains a mix of older and newer single-detached homes and 
duplexes. 

Trees & Landscaping 
A Tree Survey and Certified Arborist's Report have been submitted by the applicant. The survey 
and report identify five (5) bylaw-sized trees on the subject property and one (1) bylaw-sized on 
the neighbouring property to the east at 5320 Moncton Street. The Arborist's Report identifies 
tree species, assesses the condition of the trees, and provides recommendations on tree retention 
and removal relative to the development proposal. The proposed Tree Retention Plan is shown 
in Attachment 5. 
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The City's Tree Preservation Coordinator has reviewed the Arborist's Report, conducted an on­
site visual tree assessment, and concurs with the Arborist's recommendations to remove all five 
(5) of the on-site trees due to very poor condition from previous topping and Tortrix Borer 
infestation (Trees # 1,2, 3, 5 and 6), and to protect the Pine tree on the neighbouring site to the 
east at 5320 Moncton Street (Tree # 4). 

To ensure protection of the Pine tree on the neighbouring site to the east at 5320 Moncton Street 
(Tree # 4), the applicant is required to submit a contract entered into between the applicant and a 
Certified Arborist for supervision of any works conducted within close proximity to the Tree 
Protection Zone. 

Tree protection fencing must be installed on-site to City standard around the dripline of Tree #4 
in accordance with the City's Tree Protection Bulletin (Tree-03). Tree protection fencing must 
be installed prior to demolition of the existing dwelling and must remain in place until 
construction and landscaping on the proposed lots is completed. 

Consistent with the tree replacement ratio of 2: 1 in the City's Official Community Plan, the 
applicant proposes to plant and maintain 10 replacement trees on the proposed lots. 

To ensure that the replacement trees are planted and maintained, and that the front yards of the 
proposed lots are enhanced, the applicant is required to submit a Landscape Plan, Cost Estimate, 
and Landscaping Security prior to final adoption of the rezoning bylaw. The Landscape Plan 
must be prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and the Landscape Security must be based on 100% of the cost estimate provided 
by the Landscape Architect (including trees, fencing, paving surfaces, and installation costs). 

Suitable tree species for replacement trees on the proposed lots, as recommended by the project 
Arborist and the City's Tree Protection division staff, include: Golden Cedar (Cedrus deodara 
'Aurea'), Dove Tree (Davidia involucrata), Purple Fountain European Beech (Fagus sylvatica 
'Purple Fountain'), Japanese Tree Lilac 'Ivory Silk' (Syringa reticulata 'Ivory Silk'), and 
Japanese Maple (Acer palmatum sp.). The final selection of replacement tree species will be 
confirmed in the Landscape Plan required prior to final adoption of the rezoning bylaw. 

Existing Covenant 
There is an existing covenant registered on Title of the subject lot, which restricts the use of the 
property to a duplex (i.e., AC310347), which must be discharged from Title prior to final 
adoption of the rezoning bylaw. 

Flood Management 
Prior to final adoption of the rezoning bylaw, the applicant is required to register a flood 
indemnity covenant on Title. The flood construction level is a minimum of 0.3 m above the 
highest elevation of the crown of the road adjacent to the subject site (i.e., Moncton Street). 

Site Servicing & Vehicle Access 
There are no servicing concerns with the proposed rezoning. 
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Vehicle access to the proposed lots is to be from Moncton Street via the two (2) existing 
driveway crossings. 

Subdivision and Building Permit Stage 
At subdivision stage, the applicant is required to pay servicing costs. 

At Building Permit stage, the applicant will be required to complete the following works: 
• The existing storm services are to be abandoned; a new connection complete with 

inspection chamber is required along the new common property line within the City 
boulevard on Moncton Street to service the proposed lots. 

• The existing sanitary service is to be abandoned; a new connection complete with 
inspection chamber is required along the new common property line within the existing 
utility right-of-way at the south end of the subject site to service the proposed lots. 

• The existing water service is to be removed/abandoned; two (2) new connections 
complete with meter boxes are required to service the proposed subdivided lots. 

Analysis 

This development proposal is consistent with the land use designation contained within the OCP 
and with the zoning amendment provisions of Richmond Zoning Bylaw 8500, which permit a 
rezoning application on a site that contains a duplex and that is intended to be subdivided into no 
more than two (2) lots. 

Potential exists for other large lots in the area that contain a duplex to redevelop in a similar 
manner. 

Financial Impact 

None. 

Conclusion 

This rezoning application to permit subdivision of an existing large lot containing a duplex into 
two (2) lots complies with the applicable policies and land use designations contained within the 
OCP, and with Richmond Zoning Bylaw 8500. 

The list of rezoning considerations is included in Attachment 6, which has been agreed to by the 
applicant (signed concurrence on file). 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9157 be introduced and given 
first reading. 

Cynthia Lussier 
Planning Technician 
CLblg 
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Attachments: 

Attachment 1: Location Mapl Aerial Photo 
Attachment 2: Preliminary subdivision plan 
Attachment 3: Development Application Data Sheet 
Attachment 4: Lot Size Policy 5429 
Attachment 5: Proposed Tree Retention Plan 
Attachment 6: Rezoning Considerations 

4245187 

RZ 13-650616 

PH - 200



C
ity

 o
f 

R
ic

hm
on

d 

r
r
r
P
~
 

R
R

O
F

!O
S

E
D

 
R
E
Z
O
N
I
N
G
f
\
~
U
n
!
 ! !

 ! !
 r U

 U
 I

IL
=J

 
II

II
I 

I 

Z
T

4
R

 
C

 
~
 

'N
 

I'
 . 

0 z 

~
I
 

R
T

LJ
 

Z
L

R
7 

ZL
R

O
 

Z
IS

I 

~
Z
L
R
R
 

~
 

co
 

;G
lo

 

I'
­

(!
) 

N
 

'<
;f'

 

14
.6

2 

0 I'
-

'<
;f'

 52
71

 
15

.6
2 

20
.1

2 

52
40

 

20
.1

2 
I 1

4.
62

 

~I I'
­

(!
) 

N
 

'<
;f'

 I 

~I 
~I 

53
11

 
22

.6
7 

M
O

N
C

T
O

N
 5

T
 

~
 

20
.1

2 

52
60

 

20
.1

2 
I 1

4.
62

 

81
0 

. 
0 

I'
-

. 
'<

;f
''<

;f
' 

'<
;f'

 

53
31

 
17

.6
2 

20
.7

3 

53
20

 

I'
­
~
 

N
 

'<
;f'

 

%
 

o 
0 

0 
8 

C>
j 

o 
0 

0 
. 

c
i 

g 
g 

g 
~6
 1

n
3

8
 

().
X

:J 
'?J

?..
. 

~ 
~~
 

16
6 

12
18

0 
12

18
6 

12
20

0 
~
g
 

.6
2 

14
.6

2 
14

.6
2 

1
d

 f
>

?
 

0 0 '<
;f'

 
'<

;f'
 

53
5 

17
.6

2 

20
.7

3 

53
6 

8 jN
 

'1
'­

o 
. 

..-
~
 

N
 

0
)
 

N
 

N
 

O
ri

g
in

a
l 

D
at

e:
 1

2
/0

2
/1

3
 

~
 

R
Z

 1
3-

65
06

16
 

R
e

vi
si

o
n

 D
at

e:
 

N
ot

e:
 D

im
en

si
on

s 
ar

e 
in

 M
E

T
R

E
S

 

>­ >-
l ~ n :r:: ~ >-
l 

.....
... 

PH - 201



City of 
Richmond 

RZ 13-650616 
Original Date: 12/02/13 

Revision Date: 

Note: Dimensions are in METRES PH - 202



R-13-17397-TPG 

SURVEY OF STRATA PLAN NW3126 
SECTION 12 BLOCK 3 NORTH 
RANGE 7 WEST NWD 
CIVIC ADDRESS 

#5280/#5300 MONCTON STREET 
RICHMOND, B.C. 

CURRENT ZONING: RD-1 

FOR CITY OF RICHMOND 
APPLICA TlON PURPOSES 

LEGEND 
SCALE 1: 250 

5 0 5 10 15 
~~~-'Iiiiiii'_-""'iiiiiiiiIiiiiiiiiiiiiii~~iiiiiiiiiiiiiiiiiiil 

ALL DISTANCES ARE-!N METRES. 

",:-~ 
INDICATES SPOT ELEVATION x 

~ CB INDICATES CATCH BASIN 

0 MH INDICATES MANHOLE 

CONC INDICATES CONCRETE 

D/W INDICATES DRIVEWAY 
DEClO INDICATES DECIDUOUS 

S/W INDICATES SIDEWALK 

SL. INDICATES STRATA LOT 

#5260 

en 
en 
OJ 
(0 

C\I N 
I"') 

Z ~ 

<I: 
-l 
(L 

MONCTON STREET 
.... :>~ ,"?Co ,,"?'" "J' "':!" "J'1.- :') 
*----*--------x---____ ~-____ ". ,. ,,:> 

m 
I<) 

" 

w 
(!) 

8 
:c 

0 
LO 
<0 

* ,)'0 

ROAD CENTRELINE -><------7<- __ ---->< 

CARPORT 

#5280 

SL. 1 

0 
LO 

EXISTING <0 

," ,. DUPLEX * ," ,. 
<-X ,. 

0" ,. 
PROPOSED 

LOT A 
532.8 m2 

.x /' ,~ / 
/ 

/ 

EXISTING 
DUPLEX 

CARPORT 

#5300 

SL. 2 

. 
" 
N 
V 

" ,,90;, X 
,~ 

" PROPOSED 
LOT B 

532.8 m2 

DEClO 
¢: 0.47 

." o· 

." o· 
x 

#5320 

0<0 
LO O 
<0-

·LO 
~v 

" v 
0 

~ L() 

E 
Q) z 
~ <I: 

-l 
(L 

---------------- ---~~-~----------------
NOTES: 

- PROPERTY LINE DIMENSIONS ARE DERIVED FROM 
LAND TITLE OFFICE RECORDS AND LEGAL FIELD SURVEYS. 

- ELEVATIONS ARE IN METRES AND ARE DERIVED FROM 
CITY OF RICHMOND HPN MONUMENT #205 (77H4827) 
ELEVATION=1.044 METRES. 

ALL DESIGNATED TREES AS DEFINED BY CITY OF RICHMOND 
BYLAW No. 8057, ARE SHOWN HEREON. 

MATSON PECK & TOPLISS 
SURVEYORS & ENGINEERS 
#320 - 11120 HORSESHOE WAY 

RICHMOND, B.C., V7 A 5H7 

PH: 604-270-9331 

FAX: 604-270-4137 

CADFILE: 17397-001-TPG-OOO.DWG 

103 
PLAN 78240 

R-13-17397-TPG CLIENT REF: BARBARA STYLIANOU 

A 
PLAN 81832 

CERTIFIED CORRECT 
THIS 9TH DAY OF OCTOBER, 2013 

DATE OF SURVEY: OCTOBER 01, 2013 

ATTACHMENT 2 

PH - 203



City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 13-650616 Attachment 3 

Address: 5280/5300 Moncton Street 

Applicant: Barbara Stylianou 

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

Existing Proposed 

Owner: Stelios Andreas Stylianou 
To be determined 

Barbara Monika Stylianou 

Site Size (m2
): 1,065 m2 (11,470 fF) 

Two (2) lots - each approximately 
532.8 m2 (5,735 ft2) 

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

dwellings 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Single-Family No change 

Zoning: Two-Unit Dwellings (RD1) Single Detached (RS2/B) 

On Future 
I 

Bylaw Requirement 
I 

Proposed Variance 
Subdivided Lots 

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

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

Lot Coverage - Buildings, 
Structures, and Non-Porous Max. 70% Max. 70% none 
Surfaces 
Lot Coverage - Live Plant Min. 25% Min. 25% none 
Material 

Lot Size (min. dimensions): 360 m2 532.8 m2 none 

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

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

Height (m): 2 Yz storeys 2 Yz storeys none 

Other: Tree replacement compensation required for loss of bylaw-sized trees. 
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ATTACHMENT 4 

City of Richmond Policy Manual 

I-oge 1 of 2 Adopted by Council: January 15, 1990 '. POI..:ICY5429· I: .. . 
Area Boundary Amended: January 17th

, 2005 ..... 
: .:, •. ,.;.....,' ,',. .' . ;.' "'. .. : '.' 

File Ref: 4045-00 SINGLE-FAMILY.LOT SIZEPOLICYINQUARTER;-SECTIQN:H'-3::7/12-3-7 <. 

POLICY 5429: 

The following policy establishes lot sizes in a portion of Sections 11-3-7/12-3-7 located on 
Moncton Street generally bounded by No.2 Road and Hayashi Court: 

1358582 

That properties within the area bounded by Moncton Street and Hayashi Court, in a 
portion of Sections 11-3-7/12-3-7, be permitted to subdivide in accordance with the 
provisions of Single-Family Housing District (R1/B) in Zoning and Development Bylaw 
5300 with the following provisions: 

a) if there is no lane or internal road access then properties along Moncton Street 
will be restricted to Single-Housing District (R1/C); and 

b) if there is no lane or internal road access then properties along Railway Avenue 
and No.2 Road will be restricted to Single-Family Housing District (R1 IE); and 

that this policy, as shown on the accompanying plan, be used to determine the 
disposition of future rezoning applications in this area, for a period of not less than five 
years, unless changed by the amending procedures contained in the Zoning and 
Development Bylaw. 
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~ Subdivision pennitted as per RlIB Except 

1. Moncton St.: Rlle unless there is a lane or 
internal road access, then R1!B. 

2. Railway Ave. and No.2 Rd.: RIlE unless there 
is a lane or internal road access, then RIIB. 

Policy 5429 
Section 11 & 12, 3-7 

t 

Adopted Date: 01/15/90 

Amended Date: 01117/05 
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TREE SPECIES (on site) 
(Botanical name) 

Maple 
(Acer sp.) 

Maple 
(Acer sp.) 

Maple 
(Acer sp.) 

Cherry 
(Prunus sp.) 

Cherry 
(Prunus sp.) 

Tree Retention & Removal Plan. Scale 1:200 
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I 
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DBH (em) SPREAD(m) 
Radius 

35 3 

40 4 

40 4 
~:)VEKE D 

43 3 
1:% ---t-63 3.5 

ATTACHMENT 5 

SUITABLE REPLACEMENT TREES 
(Botanical name) 

Golden Cedar 
Cedrus deodara 'Aurea' 

Dove Tree 
Oavidia involucrata 

Purple Fountain European Beech 
Fagus sylvatica 'Pur Ie Fountain' 

Japanese Tree Lilac 'Ivory Silk' 
Syringa reticulata 'Ivory Silk' 

Japanese Maple 
Acer palmatum sp. 
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City of 
Richmond 

ATTACHMENT 6 

Rezoning Considerations 
Development Applications Division 

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

Address: 5280/5300 Moncton Street File No.: RZ 13-650616 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9157, the following items 
must be completed: 

1. Submission of a Landscape Plan, prepared by a Registered Landscape Architect (to the satisfaction of the Director of 
Development), and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape 
Architect (including trees, fencing, hard surfaces, and installation costs). The Landscape Plan must: 

• 
• 
• 

• 

Include a mix of coniferous and deciduous trees; 
Not include continuous hedges within the front yard; 
Include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report; 
and 

Include the 10 required replacement trees with the following minimum sizes: 

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

2 11 em 6m 
2 gem 5m 
6 8 em 4m 

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

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of anyon-site 
works conducted within the tree protection zone of the Pine tree on the neighbouring site to the east at 5320 Moncton 
Street (Tree # 4). The Contract should include the scope of work to be undertaken, including: the proposed number 
of site monitoring inspections, and a provision for the Arborist to submit a post-construction assessment report to the 
City for review. 

3. The City's acceptance of the applicant's voluntary contribution of $1.00 per buildable square foot of the single-family 
developments to the City's Affordable Housing Reserve Fund (i.e. $5,941.00). 

Note: Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of 
the Rezoning Bylaw, the City will accept a proposal to build a secondary suite on one (1) of the two (2) future lots at 
the subject site to the satisfaction of the City in accordance with the Affordable Housing Strategy. In such a case, the 
applicant is required to enter into a legal agreement registered on Title prior to rezoning, stating that no final Building 
Permit inspection will be granted until a secondary suite is constructed to the satisfaction of the City, in accordance 
with the BC Building Code and the City's Zoning Bylaw. 

4. Registration of a flood indemnity covenant on title. 

5. Discharge of the existing covenant registered on Title of the subject lot (i.e., AC31 0347), which restricts the use of the 
property to a duplex. 
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At Demolition* stage, the following items must be completed: 

• Tree protection fencing must be installed on-site to City standard around the drip line of the Pine tree on the 
neighbouring site to the east at 5320 Moncton Street (Tree #4) in accordance with the City's Tree Protection 
Bulletin (Tree-03). Tree protection fencing must be installed prior to demolition of the existing dwelling and 
must remain in place until construction and landscaping on the proposed lots is completed. 

At Subdivision* and Building Permit* stage, the following items must be completed: 

• Payment of servicing costs. 

• The existing storm services are to be abandoned; a new connection complete with inspection chamber is required 
along the new common property line within the City boulevard on Moncton Street to service the proposed lots. 

• The existing sanitary service is to be abandoned; a new connection complete with inspection chamber is required 
along the new common property line within the existing utility right-of-way at the south end of the subject site to 
service the proposed lots. 

• The existing water service is to be removed/abandoned; two (2) new connections complete with meter boxes are 
required to service the proposed subdivided lots. 

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

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

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 detennines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, Letters of 
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 Pennit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 
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• 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 Richrnond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

(signed original on file) 

Signed Date 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9157 (RZ 13-650616) 

5280/5300 Moncton Street 

Bylaw 9157 

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 (RS21B)". 

P.I.D.029-302-714 
Lot A Section 12 Block 3 North Range 7 West New Westminster District Plan EPP37394 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9157". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

4249881 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

APPROVED 
by Director 

~r 
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