Report to Committee

To:

Planning Committee

Date:

December 10, 2020

From:

Wayne Craig
Director, Development

File:

RZ 17-784927

Re:

Application by Raman Kooner for Rezoning at 10200/10220 Railway Avenue from
the “Two-Unit Dwellings (RD1)” Zone to the “Coach Houses (RCH1)” Zone

Staff Recommendation

1. That the following recommendation be forwarded to a Public Hearing:
a) That Single-Family Lot Size Policy 5420 in Section 36-4-7, adopted by Council on
October 16, 1989, be amended to exclude 5026 Williams Road and the 45 properties
bordering Railway Avenue between Williams Road and 10700 Railway Avenue.
2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10035, for the rezoning of
10200/10220 Railway Avenue from the “Two-Unit Dwellings (RD1)” zone to the “Coach
Houses (RCH1)” zone, be referred to the Tuesday, February 16, 2021 Public Hearing at
7:00 p.m. in the Council Chambers of Richmond City Hall.

Wayne Craig
Director, Development
(604-247-4625)
WC:jr
Att. 4
REPORT CONCURRENCE
CONCURRENCE OF GENERAL MANAGER
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Staff Report
Origin

Raman Kooner has applied to the City of Richmond for permission to rezone
10200/10220 Railway Avenue from the “Two-Unit Dwellings (RD1)” zone to the “Coach
Houses (RCH1)” zone, to permit the property to be subdivided into three single-detached lots
with coach houses. Concurrent with the rezoning application, the applicant requests that Council
consider an amendment to Single-Family Lot Size Policy 5420 to exclude properties – including
the subject site – along Railway Avenue between Williams Road and Steveston Highway from
the Lot Size Policy 5420. A location map is provided in Attachment A.
Background

A Report to Committee (Attachment B) was presented to the Planning Committee on
June 4, 2019. Council gave First Reading of Richmond Zoning Bylaw 8500, Amendment Bylaw
10035 on June 10, 2019. The Bylaw was considered at the July 15, 2019 Public Hearing, where
the following referral motion was passed:
That the application be referred to staff to explore alternative density options for
10200/10220 Railway Avenue.
This supplementary Staff Report is being brought forward now to provide a summary of
alternative designs considered and staff recommendations.
It is also noted that the following referral motion was carried at the following September 4, 2019
Planning Committee meeting:
That staff be directed to do a comprehensive review of the Arterial Road Land Use Policy
designation along Railway Avenue and report back.
This related referral is addressed under a separate staff report on the same agenda for
consideration. The report addressing the land use designation review has identified that the
Arterial Road Land Use Policy designation for the subject site should remain as compact single
detached or coach house.
Findings of Fact

Please refer to the Development Application Data Sheet provided as Attachment 2 to the original
Staff Report dated May 22, 2019 for a comparison of the proposed development data with the
relevant bylaw requirements. The original Staff Report also includes information on the relevant
City policies and studies, proposed amendment to Single-Family Lot Size Policy 5420, public
consultation prior to the Planning Committee meeting, and staff comments on built form,
architectural character, transportation and site access, tree retention and replacement, and site
servicing and frontage improvements.
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In response to the referral motion, the applicant has explored two concepts for the redevelopment
of the subject site. Both concepts were evaluated by staff based on existing policies contained in
the Official Community Plan (OCP) and zoning districts currently in current use or under
consideration. Key considerations in the preparation and review of the concepts include:


Maintaining a 0.6 FAR for consistency with the established density in the Arterial Road
Land Use Policy;



Maintaining a housing form and character that fits in to the neighbourhood and
surrounding development;



Maintaining a diversity of housing options as envisioned in the OCP; and



Maintaining a safe and efficient circulation system in the neighbourhood.

Analysis

Please refer to the below table for a comparison of the development data for each of the
conceptual developments and the proposed coach houses on this site.
Conceptual
Townhouses

Conceptual
Duplexes

Proposed Coach
Houses

0.6 FAR

0.6 FAR

0.6 FAR

Dwelling Units

6

6

3 single-family
dwellings
3 coach houses
(i.e. 6 dwelling units)

Building Height

3 storeys on Railway
2 storeys on rear

2 storeys

2 storeys

12
(2 per dwelling)

6
(1 per dwelling)

9
(2 per single-family
dwelling, 1 per coach
house dwelling)

Visitor Parking

2

0

0

Vehicle Access

Railway Avenue

Rear lane

Rear lane

Single-Family Lot
Size Policy
Amendment

No

Yes

Yes

Steveston Area
Plan Amendment

Yes

Yes

No

Density

Residential
Parking
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Conceptual
Townhouses
Variances
Required

1. Front yard setback:
from 6.0 m to 4.5 m.
2. Minimum lot width:
from 40.0 m to 30.0 m.

RZ 17-784927

Conceptual
Duplexes

Proposed Coach
Houses

1. Resident parking:
from 12 spaces to 6
spaces

None

3. Lot coverage (nonporous): from 65% to
68%.
Conceptual Townhouse Development

A concept for a six-unit townhouse development is provided in Attachment C. The concept was
developed based on the current “Low Density Townhouses (RTL4)” zone, the Arterial Road
Guidelines for Townhouses contained in the OCP, and the typical site access requirements for
arterial road townhouse developments.
The concept includes three 3-storey units and three 2-storey units arranged on an L-shaped drive
aisle. Vehicle access would be from Railway Avenue at the south end of the site. The overall
floor area is 0.6 floor area ratio (FAR), and the total unit count is six dwelling units.
Staff do not recommend that a townhouse development be considered on the subject site based
on the following:
1. The proposed vehicle access from Railway Avenue is not recommended.
The City’s Arterial Road redevelopment policies in the OCP include guidelines regarding
the utilization of existing lanes for new developments, in order to reduce vehicle access
points along major routes. The proposed townhouse site plan is contrary to these access
objectives as it relies on access to the arterial road.
The site plan also does not accommodate on-site vehicle maneuvering. Without an area
for vehicles to perform a 3-point turn, some vehicles will be forced to back out on to
Railway Avenue. This presents a safety concern as Railway Avenue is a major arterial
road, and this section includes both a parking lane and a bicycle lane. This is especially
concerning for large vehicles servicing the site for garbage and recycling pick-up. The
site plan could be redesigned to locate the driveway access from Railway Avenue
towards the centre of the site to accommodate on-site vehicle maneuvering, but doing so
would reduce the number of units achieved unless the typical minimum side yard
setbacks are varied.
The site plan could also be redesigned to provide vehicle access from the rear lane,
however, a rear lane access would have similar site constraints as the original townhouse
concept. Providing driveway access from the rear lane would also increase the number of
vehicles utilizing the existing rear lane.
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2. The concept does not meet the Arterial Road Guidelines for Townhouses.
Building Massing & Heights
The Arterial Road Guidelines for Townhouses indicate that development sites on major
arterial roads should have a minimum site width of 50m and that buildings should be
limited to two storeys within 7.5 m of the side yard interface with single-family housing.
The site is just over 30m wide which is significantly less than the 50m site assembly
width identified in the OCP. A consequence of the reduced site width is that it would
introduce 2.5 or 3-storey massing adjacent to the single-family dwelling to the north.
Communal Outdoor Amenity Space
The Arterial Road Guidelines for Townhouses include the requirement for communal
outdoor amenity space for the use of the residents. The proposed concept requires that
the communal outdoor amenity area is split between two locations. Splitting the amenity
area is discouraged in the OCP design guidelines and the proposed design is anticipated
to create design challenges, especially in relation to the inclusion of robust play
equipment.
Changes to the site plan aimed at achieving compliance with the Arterial Road
Guidelines for Townhouses would likely result in a reduction to the unit count or
achievable floor area.
3. Site coverage is negatively impacted.
Additional impermeable surfaces are required as a result of providing a driveway and
drive aisle on site. Based on the concept provided, this would result in 68% of the site
covered by impermeable surfaces, higher than the maximum of 65% allowed in the “Low
Density Townhouses (RTL4)” zone. Increased coverage by impermeable surfaces limits
opportunities to provide live landscaping. For comparison, the proposed single-family
dwellings with coach houses have 45% site coverage with impermeable surfaces.
4. Potential rental units are lost.
The proposed development provides three coach houses, which cannot be stratified from
the principal dwelling units. These accessory dwelling units therefore increase the
diversity of housing options in the neighbourhood, while increasing the rental housing
options available.
5. An amendment to the Steveston Area Plan would be required.
The subject site is designated “Single-Family” in the Steveston Area Plan, which would
need to be changed to “Multiple-Family.”
6. As part of the investigation of land use designations along the Railway Avenue corridor,
staff concluded that this portion of Railway Avenue should be retained as compact lot
single-family/coach house development due to the existing lane and current lot
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geometries (approximately 12-15 m wide). The compact lot single-family/coach house
designation reduces the need for site assemblies and additional driveways along the
arterial road while also providing diversity of housing types, including rental housing
units along the City’s arterial roads.
Conceptual Duplex Development

A concept for the development of three duplexes is provided in Attachment D. The concept was
developed based on the current “Two-Unit Dwellings (RD2)” zone, the Arterial Road Guidelines
for Duplexes contained in the OCP, and the typical site access requirements for compact lots
with lane access.
The concept involves the same proposed subdivision resulting in three equally sized lots,
however each lot would contain a duplex instead of a single-family dwelling with a coach house.
Each duplex has a “front-back” configuration, with one dwelling unit fronting the street and the
second located behind. Two vehicle parking spaces are located at the rear of each property, with
access from the lane, however, this is not consistent with the number of required vehicle parking
spaces (two spaces per unit) and would require a variance. The overall floor area is 0.6 FAR, and
the total unit count is six dwelling units.
Staff do not recommend that a compact lot duplex development be considered on the subject site
based on the following:
1. A significant parking variance would be required, which is not recommended.
The parking requirement for duplex development is two spaces per dwelling unit. The
concept provides only one space per unit, representing a 50% shortfall of required
parking. A third parking spot could be provided adjacent to the garage, but a parking
variance would still be required.
2. An amendment to the Steveston Area Plan would be required in addition to the proposed
amendment to Single-Family Lot Size Policy 5420.
The subject site is designated “Single-Family” in the Steveston Area Plan, which would
need to be changed to “Single-Detached/Duplex/Triplex.”
3. As per the overall review of land use designations along Railway Avenue, staff
concluded that this portion of Railway Avenue should be retained as single-family/coach
house development. Duplex development requires increased parking and reduces
opportunities for rental housing, compared to coach house development.
Development Proposal

No changes to the previous development proposal are contemplated. Please see the previous
Staff Report for full details and drawings of the proposed development of three single-family
dwelling with coach houses.

6560853

PLN - 170

December 10, 2020

-7-

RZ 17-784927

Referral – Arterial Road Land Use Policy Along Railway Avenue

Staff recommends support for proceeding with the proposal at this site due to it being consistent
with the current Arterial Road Land Use Policy, the application pre-dating the introduction of the
referral motion, and it being consistent with the findings and recommendations contained in the
staff report on the Railway Avenue corridor included on the same agenda. Specifically, staff
would emphasize that:


The proposal to utilize the lane is consistent with City policies including the Arterial
Road Land Use Policy and Richmond Residential Lot (Vehicular) Access Regulation
Bylaw 7222.



The proposal provides a variety of housing types in the neighbourhood, including
opportunities for rental housing in the detached coach houses.



Existing lots in this area designated for coach houses are generally between 12-15 m
wide, with the exception of the subject site and one other site (5011/31 Hollymount
Gate). The current Arterial Road lands use policy designation considers the existing lot
pattern in the neighbourhood and allows coach house development without requiring land
assemblies or additional driveways along the arterial road.

Conclusion

The application to rezone 10200/10220 Railway Avenue from the “Two-Unit Dwellings (RD1)”
zone to the “Coach Houses (RCH1)” zone, in order to permit the development of three
single-family dwellings with coach houses on the subject site, is consistent with the Arterial
Road Land Use Policy in the Official Community Plan and the land use designation contained in
the Steveston Area Plan.
Staff recommend that coach house development on the subject site be considered based on the
following:
1. Coach house development is consistent with the Arterial Road Policy designation,
contained in the OCP.
2. The form of development proposed for coach houses is consistent with the form and
character of the surrounding single-family neighbourhood.
3. The coach house proposal utilizes the existing lane for vehicle access, eliminating the
need for additional driveways along the arterial road.
4. The coach house proposal would provide additional housing diversity, including three
rental units.
On this basis, staff recommend support of the application to rezone the property and amend
Single-Family Lot Size Policy 5420 as described in the original Staff Report.
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The applicant has agreed to the list of rezoning considerations included in Attachment 11 of the
original Staff Report dated May 22, 2019 (Attachment B) (signed concurrence on file).
It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10035, be referred to
the Tuesday, February 16, 2021 Public Hearing at 7:00 p.m. in the Council Chambers of
Richmond City Hall.

Jordan Rockerbie
Planner 1
(604-276-4092)
JR:blg
Attachments:
Attachment A: Location Map
Attachment B: Report to Committee dated May 22, 2019
Attachment C: Conceptual Townhouse Development Plan
Attachment D: Conceptual Duplex Development Plan
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RAILWAY AVE

WILLIAMS RD

HOLLYWELL DR

RD1

HOLLYWOOD DR

HOLLYCROFT DR

HOLLYMOUNT DR

PROPOSED
REZONING

HOLLYCROFT GATE

City of
Richmond

HOLLYFIELD AVE

RZ 17-784927

HOLLYMOUNT DR

10200
10220

RAILWAY AVE

RS1/B

Original Date: 09/28/17
Revision Date:
Note: Dimensions are in METRES
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1099

11830

117.12

7194.5

12
2

12
2

Residences 2.0 Spaces x 6 units

Visitors 0.2 Spaces x 6 units

Provided

668.39

Required

140.52

Unit B1, three level three bedrooms 1246 s.f. x 2

Parking

980
2492
1512.5

91.04
231.51

Unit A3, two level two bedrooms

1020

1190

3306

8078

3949

388

7098

Unit B2, two & half level three bedrooms 1230

94.76

307.14

750.48

366.84

36.00

659.43

Imperial

Proposed
Metric

110.55

2958

7690

4732

7098

Imperial

Unit A1, two level three bedrooms

274.76

714.38

439.62

659.43

Metric

Unit A2, two level three bedrooms

Proposed Floor Areas by Unit

with live plant material

25% of the lot area is restricted to landscaping

Live Landscaping

65% for Building Structures & Non-porous

40% for Buildings

8.6.5 Permitted Lot Coverage

Amenity Space at 6m2 per unit x 6 units

RTL4 Density 0.60

Proposed Zoning

35.700

Site Area

Allowable

30.786

Lot Depth (35.703 + 35.696)/2

101.00

RTL4 Low Density Townhouses

10200 Railway Avenue

Lot width

ix

Five

our
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ATTACHMENT C

35.700

3943

241.79

Maximum FAR + Covered Areas

7.80

Building Absolute Height 6.5m (21.32’)

1775

25.59

789

2760

(Geodetic)

2397

1654

2795

2361

Imperial

Proposed

Metric

Level 2 outlets to be provided as per Zoning Bylaw
requirements

1.30

Crown of Road

Residential EV Charging

73.27

20% on lots zoned RCH1

Live Landscaping

164.86

256.44

45% for Buildings

70% for Building Structures & Non-porous

2603

2366

219.81

RD3 Density 0.60

8.1.5 Permitted Lot Coverage

2169

Imperial

201.49

Metric

RD2 Density 0.55 (on up to 929 m2)

New Buildings

33.67

Allowable

366

10.262

Site Area

Lot Depth (35.703 + 35.696)/2
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Lot width

117.12

Compact Duplex Site Data

10200 Railway Avenue
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