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Minoru Boulevard from Townhouse and Apartment District (R3) to
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Staff Recommendation

That Bylaw No. 8103, to create “Comprehensive Development District (CD/177)” and for the
rezoning of 6351 and 6391 Minoru Boulevard from “Townhouse and Apartment District (R3)”
to “Comprehensive Development District (CD/177)”, be introduced and given first reading.

/
Jean Lamontaéne
Director of D¢velopment
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Staff Report

Origin

W.T. Leung Architects Inc. has applied to the City of Richmond for permission to rezone 6351
and 6391 Minoru Boulevard from Townhouse & Apartment District (R3) to a Comprehensive
Development District (CD/177) in order to permit the development of 4 high rise residential
towers with approximately 448 dwelling units (including 314 market housing, 113 residential
market rental units, and 21affordable seniors housing units) and approximately 614 off-street
parking spaces accessed by a new road to Minoru Boulevard

Findings of Fact

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

Surrounding Development

To the North: Existing seniors housing development zoned School and Public Uses District
(SPU)

To the East:  Minoru Boulevard and existing shopping centre (Richmond Centre) with two (2)
residential high-rise above the parkade on a site zoned Downtown Commercial
District (C7) and Gas Station District (G1)

To the South: Two (2) existing rental apartments zoned R3 and three (3) residential towers
zoned Land Use Contract (LUC 001)

To the West: Existing public park (Minoru Park) zoned SPU

Related Policies & Studies

Richmond Official Community Plan

* The Richmond Official Community Plan (OCP) City Centre Area Plan designates this site as
“Residential” which permits multiple-family housing accompanied by complementary uses
such as local commercial, childcare facilities, community use and home occupation”. The
proposed high-density residential development including rental and affordable seniors
independent living meets the intent of the designated land use.

City Centre Area Plan
* The City Centre Area Land Use Map designates this site as “Residential”, which permits
“multiple-family housing”.

Housing-Rental Replacement and A ffordable Housing

* This is a redevelopment site with 128 existing rental units in place. The City does not
currently have a formalized rental housing replacement policy for redevelopment of sites
with existing rental units. The City is seeking to retain rental units as part of the condition
for site rezoning.

* The applicant of this proposal has worked cooperatively with the City to create housing
options to minimize the impact on the existing residents. The developer has indicated that
the exiting residents will be given first option for the new rental units.
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» The following table summaries the existing and proposed rental housing availability on site.

Existing Proposed
Senior’s Affordable None designated 21
Housing
Market Rental 128 113
Total units 128 134

e Tower A of the proposed development will be used completely for residential rental units.
The developer has committed to enter into a ten (10) year Housing Agreement, to be
registered on title to secure BOTH the market rental housing and seniors housing. The
existing rental buildings will remain on site during the construction of the first phase of the
proposed development. Tower A will be constructed as part of the first phase in order to
enable the existing residents on site the option to relocate to Tower A.

* The proposed Tower A contains 21 units of seniors affordable housing for residents 65 years
or older and 113 market rental units. In addition to the seniors affordable units, over 60% of
the market rental units will have rents below $1,000 per month based on the current market
rental rate of approximately $1.60 to $1.80/sq. ft. for similar buildings to ensure relative
affordability.

¢ The developer is actively seeking a non-profit partner to manage the seniors’ affordable
housing. Further details will be provided as part of the Development Permit Application.

Consultation

The OCP Consultation Policy provides direction regarding the consultation requirements for an
OCP amendment. As no OCP amendment is required for this proposal, consultation with
external agencies, organizations and authorities was not deemed to be required. The statutory
Public Hearing will provide area residents, businesses and property owners an opportunity to
comment on the application.

OCP Aircraft Noise Sensitive Development (ANSD) Policy
e This site is designated as “Area 4- Aircraft Noise Notification Area” where “all aircraft noise
sensitive land use types may be considered”, in accordance with the City of Richmond OCP
Aircraft Noise Sensitive Development Policy, provided that:
o A Aircraft Noise Restrictive Covenants is registered on title to notify purchasers of
the aircraft noise;
© An Acoustic Report to investigate noise mitigation; and
o Noise mitigation incorporated in construction (as required)

Proposed Comprehensive Development District
* The proposed CD zone is based on the Downtown Commercial District (C7) to accommodate
a high-density residential development on this site. The proposal differs from the C7 Zoning
Schedule as follows:
© A higher base density (3.25) has been proposed in exchange for additional road
dedication. An additional 0.1 bonus density has been proposed to facilitate senior’s
affordable housing. This has been incorporated into the base density and a Housing
Agreement on Title will be required to secure the rental and seniors affordable
housing for 10 years.
o Parking requirements in line with other Transit Oriented Development in the City
Centre Area has been incorporated into the proposed CD/177 Byalw for this site. A
further reduction of parking from the Parking Bylaw has been proposed for the
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rental/affordable seniors housing (Tower A) in recognition of the reduced dependency
on vehicles by seniors and proximity to transit. A reduced rate of 0.6 per unit to
acknowledge the reduction of vehicle ownership associated with seniors housing and
to encourage public transit use and alternative modes of transportation in this City
Centre location close to services and commercial uses. The applicant will be
incorporating dedicated scooter parking for seniors, in addition to bicycle storage, in
Tower A with easy access to the parkade ramp to meet the mobility needs of seniors.
e The following table compares the significant differences between C7 and the proposed
CD/177:

ITEM C7 PROPOSED

Uses Commercial and residential Residential only to meet Area Plan objectives

Density | 3.0 3.25+.1 bonus for seniors affordable housing

Parking | Per Zoning Bylaw e 1.0/dwelling unit at or below 74 m? (796.5
e 1.5/dwelling unit ft?) (i.e. studio and 1 bdrm units)

e 1.5/dwelling unit at or above 74 m? (796.5
ft?) (i.e. 2 or more bdrm units)

e max. 134 units @ 0.6/dwelling unit for
rental & seniors housing as secured
through a Housing Agreement registered
on title.

Environmental Review
e A Site Profile is not required as the site is an existing residential use.

School District #38

e The Richmond OCP Bylaw Preparation Consultation Policy does not require notification of
the School District, as this rezoning application does not entail an OCP amendment.
However, given the significant size of the project, the School District #38 was notified as a
courtesy.

e Planning staff will continue to provide periodic updates to the School District on the total
aggregate new dwelling units in each of the school catchment areas to assist the School
District in its long term planning.

e In addition, the City is undergoing City Centre Area Plan review and the School District will
be involved as a stakeholder in the process.

Public Input

There has been significant interest from the neighbouring residents regarding this proposed
rezoning. Staff have received a number of phone and in person inquiries. The original concerns
included:

e increased density

e increased traffic

e loss of rental units

e impact on the existing adjacent developments with respect to shadowing and view impacts

¢ interface along the existing pathway on the Kiwanis site (6251 Minoru Boulevard)

The applicant has met on numerous occasions with representatives from the existing rental
tenants on the site, adjacent residents in the Park Towers to the south (6611, 6631 and 6651
Minoru Boulevard) and the seniors in the Kiwanis Club Seniors Housing Development to the

north at (6251 Minoru Boulevard) to address their concerns.
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In addition, the applicant held a public information meeting on January 17, 2006 at the
Richmond Cultural Centre at 7700 Minoru Gate. An Open House flyer was sent by way of mail
drop off by Canada Post to over 3,500 neighbouring households and businesses. 128 people
attended representing 111 households of neighbouring residents and interested parties. Staff
attended part of the meeting as an observer. Comments sheets were provided to all the attendees
and 26 responses were received. There were no significant negative comments received with
respect to the proposed scheme. Some respondents noted that more seniors housing would be
desirable and that the units are too small. A copy of the Open House Summary is included
(Attachment 4)

The development is in accordance with the OCP and City Centre Area Plan land use designation
with respect to the increased density, and meets the requirements of the City Centre Design
Guidelines with respect to tower separation and building placement. The project provides 100%
rental unit replacement of the two (2) remaining residential buildings. One (1) building was
destroyed previously in a fire. No replacement units were required for the destroyed building.
The rental building (Tower A) will be the first phase of the redevelopment of this site. The
applicant has committed to giving existing tenants first priority to move into the rental building.

Staff Comments

Technical Review

Staff Technical Review comments are attached (Attachment 5). A summary of Conditional

Rezoning Requirements as concurred by the developer (Attachment 6) outlining the conditions

to be addressed prior to finalizing the rezoning and design improvements to the addressed at

Development Permit stage is attached.

Land Dedication

The developer has agreed to dedicate significant amount of land to the City including:

e anew east-west road connecting to Minoru Boulevard; and

¢ anorth-south lane (which will ultimately be developed into a public road when future

- development occurs).

Greenway

e The developer has agreed to create a major greenway connection from Minoru Boulevard
into Minoru Park. The greenway will be secured as Public-Rights-of-Passage (P.R.O.P.)
Rights-of-Way (R.O.W.) to be registered on title.

Amenity Contribution

e The developer has agreed to provide approximately $1,888,510 towards Transit Oriented
Development (T.0.D) initiatives in the City (based on $4/sq. ft. of maximum allowable floor
area (excluding the seniors’ affordable housing)). Approximately $284,377 (based on
$0.60/sq. ft within this T.O.D. contribution) will be used towards public art. The applicant is
currently working with the City’s Public Art Coordinator and has committed to a public art
program with special attention paid to the greenway on the proposed site. Further details of
the public art project will be included as part of the Development Permit Submission.

Phasing and Subdivision Pattern

* The applicant proposes to consolidate the entire site to one (1) development parcel and
develop the site as phased strata. Towers A and B will be the first phase, with Tower C and
D following at later phases. The greenway between Towers C and D will be common space
so that all the residents on this site shares the maintenance of the greenway.
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Advisory Design Panel:

e Advisory Design Panel provided a preliminary review and supported this project at the
meeting of May 3, 2006. Design development to incorporate the Panel comments
(Attachment 7) will be addressed as part of the Development Permit submission.

Analysis
Urban Design And Site Planning:

1795114

The development of this site enables the City to achieve a direct visual connection and
significant greenway linkage from Minoru Boulevard to Minoru Park

The proposed north-south road, when completed to its ultimate design specifications,
would enhance the City Centre road network from Westminster Highway and Granville
Avenue between Minoru Boulevard and Gilbert Road.

The innovative partnership between the applicant and the City to provide 100%
replacement for the existing rental units to be demolished including provision of 21 units
of affordable seniors housing sets an example for future projects.

The proposed towers have been carefully sited to minimize impact with respect to sun
and shadow on existing and future neighbouring developments. The applicant has
provided development concept to illustrate how the remainder of the adjacent site to the
north at 6251 Minoru Boulevard (Kiwanis) may be developed.

The streetscape design will continued to be refined as part of the Development Permit
submission. The proposed relationship between public, semi-private, and private realms
are well integrated and would provide a high quality streetscape.

The existing walkway between Minoru Boulevard and Minoru Park is located on the
Kiwanis site to the north. When a new greenway (combination of road and Property
Right of Way) through the site is achieved, the existing walkway will be decommissioned
as 1t will no longer be required.

The parkade podium will be terraced along the north property line to allow for some
planting to soften its interface with the existing seniors development (Kiwanis) to the
north. In addition, when the existing walkway along the north property line is
decommissioned upon the completion of the new greenway to be located on the subject
site, the developer of this site will re-landscape the decommissioned walkway to the
satisfaction of the Kiwanis Club. Several options have been presented for the
landscaping ranging of leaving the walkway and gating both ends to relocating the
existing hedge and extending the lawn area. Kiwanis Club is in the process of
determining which of the options its members prefer. Further details will be provided as
part of the Development Permit Process. A signed letter from Kiwanis Club with a
preferred option will be required prior to this rezoning being referred to Council for final
adoption.

The developer has also agreed to install a new gate along the western edge of Kiwanis
site to enable access for seniors on scooters to access the new greenway. In addition, the
developer will provide interim landscaping along the road end adjoining Kiwanis site at
the north end of the proposed north-south lane to discourage headlight shinning onto the
Kiwanis site in the interim.
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Architectural Form and Character:

The applicant will continue to explore design development of form and character of the
proposed building to sculpt the building and the skyline to create additional visual interest.
Detail information with respect to the building material and colour scheme will be provided
as part of the Development Permit submission.

Universal accessibility and Crime Prevention Through Environmental Design measures will
be explored and incorporated into the Development Permit submission.

The podium roof is proposed as a “green roof” with significant landscaping to reduce storm
water flow and to provide outdoor amenities for the residents

Communal laundry and lounges have been provided on each of floors designed for affordable
seniors housing to provide amenities with the specific goal to encourage social interaction.

Site Vegetation:

A Legal Survey confirmed that there are no trees over 20 cm in diameter dbh on the
development site. A significant amount of new trees are proposed along the new proposed
greenway at grade linking Minoru Boulevard and Minoru Park, and on the roof podiums in
accordance with the Landscape Concept Plan. More details on the greenway concept are
provided in the next Section. Details Landscaping Plans will be provided as part of the
Development Permit Submission.

Two (2) off site trees within Minoru Park along the western edge of the site will need to be
removed because of required utilities services upgrade for the catchment area by the City
Engineering Department. The utilities corridor will be within the boundaries of Minoru Park.
The applicant has worked cooperatively with City Park and Engineering staff to minimize
tree loss within the utilities corridor adjacent to the project site, and to facilitate the utilities
upgrade. The applicant has provided an arborist’s report prepared by a certified arborist to
review the seven (7) trees that could have been potentially impacted, to the satisfaction of the
City Arborist from the Parks Department, in consultation with Engineering Department. The
applicant has agreed to donate new trees on the Park site if requested by the City. Details to
be worked out as part of the Servicing Agreement in consultation with the Parks Department.

City Greenway and Streetscape:

The proposed streetscape (along Minoru boulevard and the greenway from Minoru
Boulevard to the Park) includes sidewalk and boulevard with double rows of trees (one (1)
within the setback and one within the boulevard) to create a pedestrian oriented environment
Townhouses line the street edge to create animation and passive surveillance for added
safety.

The proposed greenway from Minoru Boulevard to Minoru Park includes a tree-lined street
with wide boulevard along the north side (the south side will be constructed as part of the
future development to the south) that leads to an approx. 20 m wide greenway/parkette
between Tower C and Tower D, which forms a new gateway into Minoru Park.

Further design improvement of the 20 m portion of the green way to create a more urban
plaza will be explored as part of the Development Permit submission.

In addition, the applicant is working closely with the Parks Department staff to coordinate
design efforts with special attention being paid to the improvement to park edge interface
with the development along the west property line.

Public Art up to $290,000 will be incorporated on this site, including the greenway
connection to the park as part of the next phase of design development. The $.60/sq. ft.
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(based on permitted floor area) Public Arts fund is included in the voluntary Transit Oriented
Development contribution of $4/sq. ft (based on permitted floor area).

Transportation:

Road Network

e This development will enhance the existing road network. A new east west road will be built
to link the site to Minoru Boulevard. A new lane, parallel to Minoru Boulevard (that would
become a road in the future as adjacent development occurs) will provide additional way to
alleviate additional traffic from this site. The north-south lane will provide future access to
the existing site to the north, as well as allow for a secondary means of access to the existing
residential towers to the south.

e Vehicular access to the site will be off Minoru Boulevard from the new road.

e Vehicular access to the individual parkades for the four (4) towers will be from the new
north-south lane

Parking and Loading

e A total of 614 parking spaces will be provided on site including a minimum of 90 visitors’
parking spaces

Loading

e FEach building will have a loading area incorporated within the parkade. In addition a layby
along the east side of the north-south lane will provide additional loading for larger vehicles.
The paved plaza (design to be refined) forming part of the greenway may be used as a
temporary pick/up and drop/off point for deliveries and passengers.

Utilities and Site Servicing:

Storm and sanitary sewer analysis have been reviewed by the Engineering Department. No
storm upgrades will be required, but sanitary upgrading is required. Details will be worked out
as part of the Servicing Agreement process, which is a condition prior to final adoption of the
rezoning.

Financial Impact or Economic Impact
None.

Conclusion

Staff recommend this application be approved to proceed. The proposed development will help
the City achieve several significant objectives including a partnership model for rental unit
replacement, affordable housing creation and greenway linkage to Minoru Park. This is a high
quality development and will help achieve sustainability and liveability goals as set out in the
OCP.

£ Ceéilia Achigm, MCIP, BCSLA

Senior er, Urban Design
CAirg

Attachment 1: Location Map
Attachment 2: Conceptual Development Plans
Attachment 3: Development Application Data Sheet
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Attachment 4: January 17, 2006 Open House Report
Attachment 5: Staff Technical Review Comments

Attachment 6: Conditional Rezoning Requirements Concurrence
Attachment 7: Advisory Design Panel Comments
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ATTACHMENT 1

Revision Date: 07/04/06
Note: Dimensions are in METRES

Original Date: 11/30/04
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City of Richmond L
g 691%0.3}@(1 Development Application

gy Richmond, BC V6Y 2Cl1
AR 604-276-4000 Data Sheet
RZ 04-286496 Attachment 3
Address: 6351 and 6391 Minoru Boulevard
Applicant: W. T. Leung Architects Inc.
Planning
Area(s): 2.10 City Centre

Proposed

Owner- 410727 B C Ltd a.k.a. Minoru 410727 B C Ltd a.k.a.
\ ) Investments Ltd Minoru Investments Ltd
' Site Size (m?): 15,531 m? 13,500 m?
Land Uses: Residential Residential
OCP Designation: Neighbourhood Residential Neighbourhood Residential
Area Plan Designation: Residential Residential
L Comprehensive
Zoning: Townhouse &(g%a)rtment District Development District
(CD/177)
448 total including
Number of Units: , 128 Rental: 113 market; 21
senior’s affordable housing
Aircraft Noise Sensitivity: Area 4-Aircraft Noise Notification Area {1TA|r_craft Noise
Area Notification Area

On Future Bylaw
Subdivided Lots Requirement

Density (units/acre): N/A 135 upa None permitted

Proposed Variance

Max.= 3.35 including
0.1 to be used for

affordable seniors 3.20 + 0.08
Floor Area Ratio: housing (aged 65+) to (43,060 m? base + Complies
be secured through a 1,128 m? seniors)

housing agreement

Indoor Amenity Space Max. 0.1 - 0.1(1,343m?) Complies

Lot Coverage — Building: Max. 90% 65% Complies

Lot Size (min. dimensions): 13,000 m? 13,500 m? Complies

1795114



On Future

Subdivided Lots
Road Setback —

Bylaw
Requirement

Proposed

Variance

play area

Minoru Boulevard (m): !\I\jll:g g 2 l\l\::?\ g m Complies

Other Roads (m) ' '

Setbalck — City Park (m) (Rear Min. 6 m Min. 6 m Complies

Yard):

Height (m): 45 m 45 m Complies
- Off-street Parking Spaces

(Residential)- Regular (R) / 431(R) and 63 (V) 443 (R) and 63 (V) Complies

Visitor (V):

Off-street Parking Spaces

(Rental/Seniors Residential)— 81 (R) and 27 (V) 81 (R) and 27 (V) Complies

Regular (R) / Visitor (V):

Ofstreet Parking Spaces = | 515 (Ryand 90(v) | 524 (R) and 90(V) Complies

Tandem Parking Spaces: Permitted None Complies

. , Min.100 m? to L . .
Amenity Space — Indoor: Max. 135, m? Within Exclusions Complies
6 m?/unit max.
Amenity Space — Outdoor: including max. 600 m? 1,120 m? Complies

1795114




ATTACHMENT 4

Proposed Rezoning

6351, 6391, 6491 Minoru Boulevard

Community Open House Report
Held at

RICHMOND CULTURAL CENTRE
7700 Minoru Gate

Tuesday, January 17, 2006

Sponsored by | }1 15 51:7 ?ED

W.T. Leung Architects Inc.  BYrmmeeome

Prepared for:
City Of Richmond

Prepared by:
LPA Development & Marketing Consultants Ltd.

January 23,2006
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Community Open House Report

RICHMOND CULTURAL CENTRE
7700 Minoru Gate

Tuesday, January 17, 2006

1.0 Background

o

conversations, a meeting and an on-site visit with representatives of the Kiwanis
Seniors Housing Society to the immediate north of the subject site. We also had
telephone conversations and a meeting with representatives of the three Strata
Councils of the neighbouring three Minoru Towers Buildings in the Common Room
of one of Minoru Towers located to the immediate south of the subject site.

The purpose of the meetings was to share information about the proposed plans for
6351, 6391 and 6491 Minoru Boulevard. It also afforded an opportunity to receive
comments from representatives of the adjacent Minoru Towers and Kiwanis
properties about the proposal for the Developer to consider making adjustments in the

design where proposed suggestions were of mutwab-benefit and would improve
conditions for one or both parties.

The Development Team of the subject site also spent considerable time fate last year
discussing the plans with the owners of the two other adjacent and independently
owned rental properties located at 6451 and 6471 Minoru Boulevard. Discussions
centred on site planning and access, internal road layout and design matters,

Two different internal road layouts were being considered at the time. The final road
layout (alignment) is shown on the site plan and building design submitted in the

Drawings, renderings and a mode] were prepared in preparation for the Open House
scheduled for Tuesday, January 17, 2006 at the Richmond Cultural Centre

Report on Community Open House Page 3



2.0 Open House held at Richmond Cultural Centre on January 17, 2006

The purposes of the January 17, 2006 Open House were:

0 To introduce to the community the proposed Three-Phase, Four Tower 438-Unit
Residential development located at 6351, 6391 and 6491 Minoru Boulevard.

o To provide information to adjacent neighbours and the general public about the City of
Richmond Official Community Plan, its objectives for the town centre area, and to how
the proposed development meets those requirements.

o To show the proposed development via a model, renderings and design materials,
including landscape plan and shadow analyses to assist the community in understanding
the proposal and its potential benefits and implications for adjacent properties.

o To allow the public access to the design and consulting team to ask questions and obtain
information about any aspect of the proposal, from timetable to traffic, layout to

landscaping, suite size to building setbacks, parking provisions, view impacts and
protection by building placement.

o To obtain comments from neighbours and the public about their perceptions and opinions
about the plans.

2.1  Public Notification of Open House

Neighbours, area and citywide Richmond residents, and community organizations were

notified of the Tuesday, January 17" 2006 Open House at the Richmond Cultural Centre by the
following mediums:

o An Open House flyer was sent by way of mail drop by Canada Post to over 3,500
households and businesses in an area surrounding the subject site at 6351, 6391 and
6491 Minoru Boulevard. (Attachment I — Sample Mail Drop)

o The mail drop covered the area bounded by Westminster Highway on the north, Number
3 Road on the east, Granville Road on the South and Gilbert Road on the West.

o Canada Post made the mail drop as part of its regular delivery service during the week of
January 3rd 2006. The notice described the proposal, extended an invitation to attend the

January 17th Open House and encouraged comments to be made on the plans to be
shown.

o Public announcement ads about the Open House were also placed in the Richmond
Review, Richmond News, Ming Pao and Sing Tao Newspapers on Wednesday, January 4
and Saturday January 7, 2006 respectively. (Attachment IT - Sample Ad)
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3.0 Description - Jan'uary 17th Open House at Richmond Cultural Centre

The well-publicized Open House was held in the Lecture Hall of the Richmond Cultural Centre,
5500 Minoru Gate in Richmond between 3:30 and 7:30 PM on Tuesday, January 17th, 2006.
(See 2.0 Community Notification of the Open House above)

Members of the Project Consulting Team (3 Architects, 1 Landscape Architect, 2 Project

Consultants, and 1 Traffic Consultant) were in attendance to meet neighbours and community
residents.

A reception table was staffed to receive and welcome attendees at the entry of the Lecture Hall.

Upon signing in, each attendee was given an Information Sheet that described the proposed
redevelopment plan and design and a Response Form addressed to Mayor and Council.

The Information Sheet described the rezoning proposal, the context for the redevelopment and
provided a statistical summary of the project. (Attachment III — Sample Information Sheet)

The Response Form provided an opportunity for attendees to comment on what they liked or had
concerns about based on a viewing of the model, design materials and discussions with the
Consulting Team. (Attachment IV — Sample Response Form)

Attendees were advised that the Response Form would form part of a report describing the
results of the Open House for the information of Council and staff.

At the end of the review of plans and the model, and discussions with and questions of the

Project Consulting Team, attendees had the option of filling out the Response Form to register
their comments and views of the proposal.

4.0  Open House Attendance & Residents’ Responses

A total of 128 people registered at the January 17" Open House. Of these, 117 were community
residents who represented 111 households. In addition, 10 other attendees included individuals
from the City of Richmond, one realtor, one consultant representing the owners of the adjacent

rental properties and two out-of-town visitors. (Attachment V — Copy of Completed Sign-in
Sheet)

Twenty-six (26) individuals returned completed Response Forms. (Attachment VI — Copies of
each completed Response Form)

Tables I and II on the following pages summarizes attendees’ comments.
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5.0 TablelI - Attendees’ Comments Per Response Forms

Table I summarizes attendees’ responses to the first open-ended question on the Response Form
to Mayor and Council:

TABLE I - What I/we like about the proposed redevelopment:

COMMENTS # PEOPLE
Well-designed & Well-Laid Out 16 (61.5%)
Improvement to Area & Close to Amenities 5
Like the new entry to Minoru Park 2
Possible Provision of up to 20 “affordable seniors units 2
Considerate of future development on adjacent sites 1
Like the density - more homes for people close to shopping, etc. 1
Like the accessibility for these with disabilities 1
Excellent presentation 2
Good job of answering questions 1
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6.0 Table II - Attendees’ Comments Per Response Forms

Table II summarizes attendees’ responses to the second open-ended question on the Response

Form to Mayor and Council:

What concerns I/we have about the proposed redevelopment:

COMMENTS # PEOPLE
Concern about residents eventually displaced from rental buildings 9
Tower D Partially Blocking views from 6611 Minoru Towers 3
Too Dense - Too many people | 2
Size of proposed units too small 2
Would like to see more open space & maintain green space 2
Would like to see off-site amenity contributions 1
Development has “uninspired form” 1
Tower A is too close to Minoru Boulevard 1
Concern about shadows & proximity to Kiwanis residences to the north 1
Concerned about noise during construction 1
Suggests good sound-proofing for units 1
Would prefer it built in 1 Phase instead of proposed 3 Phases 1
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7.0

7.1

Summary of Responses based on Feedback from Response Forms

Table I - What attendees said they liked about the proposal.

A majority of Open House attendees were from the immediate neighbourhood, namely:

1.

2.

Residents of the three Minoru Towers buildings to the south.

Residents of 6391 and 6491 Minoru Boulevard - the two rental residences that would be

eventually demolished to make way for Phase II and Phase I1I of the proposed
development, and

Residents of Kiwanis Seniors housing Project to the immediate north of the proposed site
to be rezoned.

Over 60% of those who attended the Open House commented favourably on the design and
layout of the development. (See page 6, Table I)

Fourteen (14) of twenty-six (26) attendees who commented favourably about the proposed
redevelopment were current owners and residents of Minoru Towers.

The overall public response to the proposal was very positive with comments such as well-

designed, excellent interface & access to Minoru Park” and “good development for
Richmond”.

7.2

Table II - What comments and concerns attendees expressed:

The development will be phased and the remaining rental buildings on the site will be
demolished eventually. Nine (9) of twenty-six (26) people filling out response forms
expressed concern for the well being of renters and the loss of affordable rental housing
in Richmond. Those commenting hoped the City would reach an agreement with the
owner to make arrangements for at least 20 units in the proposed new rental tower to be
available as “affordable” rental units for seniors, and that those in the existing rental
buildings would have first priority for these units.

Residents living outside the immediate neighbourhood tended to express a variety of
concerns about one or two matters beyond the purview of the rezoning application, such

as better automobile access to Minoru Park, and a proposed pedestrian sky bridge across
Minoru Boulevard.

Three residents of Minoru Towers expressed concern about the potential reduction in
views from their kitchen and den windows. No Minoru Towers unit owners will suffer
primary east and west view losses.

Other comments centred on density (2), green space (2), unit size (2) construction
phasing and noise (2).

Report on Community Open House Page 8



Appendices

1 Sample Mail Drop
IT Sample Advertisements in Local Papers
III'  Sample Information Sheet for Open House Attendees

IV~ Sample Response Form

<4

Completed Sign-in Sheets by Open House Attendees

VII  Copies of Completed Response Forms
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Attachment I — Sample Mail Drop
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Memo

Date: 5 January 2006
To: Residents - 6391 Minoru Blvd., 6491 Minoru Blvd.
From: Doug Purdy, Community Liaison for the Owner

Dear Resident:

As you may know, the City of Richmond Official Community Plan has designated the
area bounded by Minoru Boulevard, Granville Avenue, Minoru Park and Westminster
Highway for redevelopment as a high density downtown residential neighbourhood.

The properties at 6351, 6391 and 6491 Minoru Boulevard are the first sites proposed to
the City for redevelopment as part of this long term neighbourhood renewal. W. T.
Leung Architects Inc. has applied to the City of Richmond to develop these properties
with approximately 435 residential units in a 3 phase, 4 building development on this site,
including one tower of rental accommodation. Together with market rental apartments,
the rental tower will also include 20 units of affordable, seniors housing as defined by the
City of Richmond. The site design also includes a generously landscaped public open

space which functions as a new eastern entrance to Minoru Park from Minoru Boulevard
and Richmond Centre.

The developer is committed to ensuring that all those affected by this proposal receive
timely and complete information about the redevelopment.

Provincial regulations ensure that tenants will receive at least two months notice prior to
demolition of existing buildings.

If you wish to continue renting at this location in the new development, you will not need
to seek alternative accommodations, because the new rental units will be built and
available for occupancy before any of the existing buildings are demolished. The
developer will then offer existing tenants the opportunity to receive first rights to the
rental accommodation in the new building.

You can see full details of the project at a Public Information Meeting scheduled for
January 17 at 3:30 — 7:30pm, Richmond Cultural Centre, 5500 Minoru Gate.

If you are unable to attend this meeting, you are welcome to contact the owner’s
development consultant directly at the address below.

Doug Purdy

LPA Development and Marketing
Phone: 604-736-5546,

Email: dougpl@shaw.ca




Attachment II - Sample Ad
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CORRECTION

For our WAREHOUSE SALE fiyer:
January 713, 2008

Page 6 (CCO11F506A)

Buy 2, get the third free on alt men’s reg, priced lockey®
‘Classics’ & denim underwesr plus 3pair pack of sports socks
Correctlon: The ad should state “excludes all denim
underwear.”

We sincerely regret amy incomvenience this
may have cansed owr customers.
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CANADALINE &
NORTH RICHMOND OPEN HOUSE

Public C Invited on Refi of Station
Design for the Canada Line Project ~ Bridgeport Station
and Operations and Maintenance Centre (OMC)
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Mainland’s transportation network, running between the transportation bub
at Waterfront Centre in Vancouvey, the heart of Richmond's city centre and
Vancouver Intemational Alrport.

_~CATRANSITST
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invited to atrend an Open House to provide feedback on the refinement
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When: Tuesday, January 24, 2006 -
Tima: 4:30 to 7:30pm
Where: River Rock Hotel (Batfiroom)

8811 River Road, Richmond

The Open House will focus on station character and aesthetics for the
Bridgegort Station and the OMC, indluding choices of some construction
materials and landscaping, as well as station elements such as access,
lighting and bile racks.
For further information about the Open House contact 604-608-0200 or vistt
wwvi.canadaline.ca !
The Governments of Canacke and 8ritish Cohwmbia, the Grester Vviouver

and Vercouver itemations!

Monthly check up

Irene Fox (loft) gets her blood pressure checksd
fs held at the Steveston Community Centre,

Chung Chow photo
by Rhea Hartley, RN (retired) at a monthly weliness clinic

hit anyone at anytime reqardiess

of age. gender, .

or ethnic origin. The (U
diagnasis ts 2 to 5 years. 1 e S
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RE: 6341, 6391, 6491
Minoru Boulevard

W. T. Leung Architects Inc. has applied
to the City of Richmond to develop 438
residential units in 4 buildings including
one tower of rental accommeodation. The
design also provides a new public open
space and eastern entrance to Minoru Park
from Richmond Centre.

Date: Tuesday January 17th

Time: 3:30-7:30 p.m.

Place: Richmond Cultural Centre
5500 Minoru Gate
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Attachment III — Sample Information Sheet
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I Community Update

| 6351, 6391, 6491 Minoru Boulevard
Redevelopment Plan and Design
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Located immediately West of Richmond
Centre, the proposed development has three
separate foolprints forming the bases for
four towers that frame a new entrance to
Minoru Park.

New Park Access

The City of Richmond Official Community Plan has eastern entrance to Minoru Park from Minoru Boulevard
designated the area bounded by Minoru Boulevard, and Richmond Centre.

Granville Avenue, Minoru Park and Westminster

Highway for redevelopment as a future high density A Strategic Urban Location

residential core, where the provision and enhancement
of community amenities and proximity to rapid transit
will combine to create a highly livable contemporary
urban neighborhood.

The redevelopment site enjoys a strategic location in the
urban core of Richmond as the gateway to Minoru Park.
This important community amenity at present lacks
appropriate public access from Richmond Centre, from
the existing community centre, the surrounding
neighborhood and from Minoru Boulevard.

Redevelopment of this site can therefore accomplish two
main goals:

The properties at 6351, 6391 and 6491 Minoru Boulevard
are the first sites proposed for redevelopment as part of this
long term neighbourhood renewal. W. T. Leung Architects
Inc. has applied to the City of Richmond to construct
approximately 438 residential units in a 3 phase, 4 building
development on this site, including one tower of rental
accommodation. Together with market rental apartments, the
rental tower will also include 20 units of

affordable, seniors housing as defined by the City of
Richmond. The site design also includes a generously
landscaped public open space which functions as a new

“

MNAntiniiAd ~Avimar

¢ Creation of a new, high quality residential precinct,
and

* Creation of a new gateway connecting Minoru Park
to Minoru Boulevard and Richmond Shopping
Centre.



Attachment IV — Sample Response Form
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6351, 6391 & 6491 Minoru Boulevard, Richmond, BC

To: Mayor and Council, City of Richmond
Re: REZONING AND DEVELOPMENT PERMIT APPLICATION
FOR 6351, 6391 & 6491 MINORU BOULEVARD, Richmond, BC

Dear Mr. Mayor & Councillors:

I/we visited the Open House held at the Richmond Cultural Centre on Tuesday, January 17th,
2006 to view materials about the proposal to rezone 6351, 6391 & 6491 Minoru Boulevard,
Richmond, BC. The Owners’ representatives were available to respond to questions and discuss
the Application.

We were advised that the City of Richmond has designated the area bounded by Minoru
Boulevard, Granville Avenue, Minoru Park and Westminster Highway for redevelopment as a
high-density downtown residential neighbourhood in the Official Community Plan. The subject
site is in this area. The Owners’ representatives also advised that if Council approves the
rezoning, four high-rise towers will be constructed in 3 phases.

Of the four towers, one will be a 15-storey residential tower containing 124 rental units plus
tenant amenity spaces. Approximately 20 of the rental 124 units may be “seniors affordable
housing units” as defined by the City of Richmond. The rental tower is intended to replace the
existing 124 rental units contained in the two three-storey rental buildings currently occupying
the site. The proposed tower would be built in the first Phase I of the development.

Three 16-Storey Condominium Residential Towers containing approximately 314 Studio, 1-
Bedroom and 2-Bedroom suites and townhomes plus amenities for use by future owners would
be built in Phases I, I and III over the next few years should Council approve the rezoning.

Please provide any comments you may have about the proposed development based on the
information you received and the materials you viewed at the Open House. Two questions we
would ask you to specifically consider are:

A. What do you like about the proposed development?
B. What concerns, if any, do you have about it?

(PLEASE PROVIDE YOUR COMMENTS ON THE RE VERSE SIDE)




ATTACHMENT 5

Staff Technical Comments

Revised Date: July 4, 2006

Overview: These comments have been written as comprehensively as possible, based on known
mformation. Because of the complexity of the project and the existing servicing, some current
observations may need to be revised via the Servicing Agreement (SA) design process.

Capacity Analysis: Engineering Department on February 1, 2006 has accepted the storm and

sanitary sewer analysis from H.Y. Engineering (HY). No storm upgrades needed, but sanitary
upgrading is required and will be done via the SA process.

Road Dedications and R.O.W.’s:

New East-West Road: The travel portion, of the new East-West Road is to be dedicated from
Minoru Blvd to the west edge of the new North-South Road. At both ends, 4m x 4m dedicated
corner cuts will be required, except as noted below. The new road will be measured from the
back of the curb and gutter on both edges, for a total of 11.50m in width including a 6m x 6m
square corner cut at the NW corner with Minoru. This will see the back of curb on the south
cdge at the property line (PL). If there is grade differential, an additional road setback (Im?)
will be required. The north edge of the new Road is to have a Public Rights of Passage (PROP)
R.O.W. (vehicles & utilities) of 3.5m (1.5m grass & treed blvd and a 2m concrete sidewalk). Per
the architect’s plan, the R.O.W. will be wider at Minoru as the boulevard treatment is expanded;
exact dimension of that to be determined (TBD) via SA design. THE BALANCE OF THE
LANDS FROM THE BACK OF THE CURB ON THE SOUTH EDGE TO THE PROPERTY
LINE MUST BE DEDICATED, as this will be needed for future Road widening to the south.

New North-South Road: South of the East-West Road, is to be a 7.15m Road Dedication, west
from the east P.L., with a 3.5m PROP R.O.W. west of that, for boulevard and sidewalk. North of
the East-West Road, a Road Dedication of 8.80m (to back of curb on both sides) is required. On
both sides of the new Dedication a 3.5m PROP R.O.W. is required.

Greenway to Park + Fire Truck Turnaround: This width tapers from 30m+/- at the Park to
40m-+/- at the N-S Lane/New Road — exact dimensions TBD. PROP R.O.W. (vehicles &
utilities).

Minoru Boulevard: The existing sidewalk abuts east PL. To create a grass & treed blvd and
new sidewalk, approximately 2m PROP is required from the New Road to the North PL. Exact
dimension TBD via field pickup; behind the existing C&G will be a 1.5m blvd & 2m sidewalk —
PROP (vehicles & utilities) line at back of new sidewalk.

Existing R.O.W.’s: Existing R.O.W.’s created via P1an29990 and P1an30840 on the lots being
developed, are to be discharged, in conjunction with registration of the new required R.O.W.’s.

Development Site: In conjunction with the creation of the Road Dedication and R.O.W. plans,
the existing lots are to be assembled into one development parcel.
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OFFSITE REQUIREMENTS:

Existing Servicing: Along the north edge of the site, running between Minoru Boulevard and
Minoru Park, are:

1. A 1.22m diameter storm sewer system,;
A 450mm diameter sanitary sewer gravity line, which also services 6251 Minoru Blvd;
A 350 diameter HDPE (High Density Polyethylene) Sanitary Sewer Forcemain; and
A 88mm diameter DP (Distribution Pressure) Gasmain.
The first two are entirely in a R.O.W. on this development site with the latter two running very
close in the neighbouring site with portions of their lines also running under this proposed
development. All four must be relocated. Significant works regarding this issue are being
conceptually designed by HY and must be included as part of the SA process. When not part of
a dedicated road, all new utility R.O.W.’s are to be a minimum of 6m wide, and have 6m aerial
clearance with the ground surface being non-permanent.

B

Minoru Boulevard: Works include, but are not limited to relocating the four existing services
noted above under “existing servicing”, in the southbound lanes. Then, from behind the existing
curb, removing the existing sidewalk and creating a 1.5m grass and treed (species TBD)
boulevard. Behind the boulevard is a 2m concrete sidewalk, the back edge of which is on the
new PROP R.O.W. line.

The existing centre median south of the intersection, must be reconfigured to permit a
northbound to westbound left turn lane. Also in the centre median, the existing double davit arm
streetlights must be upgraded with Domus 50 series white light luminaries.

Minoru Blvd & New Road Intersection: Works include, but are not limited to converting the
existing pedestrian signal into a full four-legged traffic signal. This includes creating the
northbound to westbound left turn lane (noted under Minoru Blvd requirements), plus any
alterations to existing curb and sidewalks that the intersection design would determine. This
includes creating an “area of refuge” for pedestrians at the SW corner. There is no sidewalk
required west at this time, plus pedestrian improvements connecting to Minoru are hampered by
not having access to the neighbouring property, but a concrete area must be created complete
with wheelchair ramps in the curb return.

New East-West Road: Works include, but are not limited to construction of an 11.5m (back of
curb to back of curb) road. Under this new road, is probably the corridor for the four relocated
services outlined on the first page, plus a new watermain. On the south edge, if there is no grade
differential, the back of curb will be the PL, however if a retaining wall or side slope is required,
room must be found as street lights must be established on this edge. Behind the curb on the
north side is a minimum 1.5m grass and treed (species TBD) boulevard with CC street lights,
widening per the architects plans as it nears Minoru, complete with watermain, storm sewer, CC
street lights and hydro/Telus service corridor as required. A 2m concrete sidewalk with the back
edge on the PROP line completes this portion.
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New North-South Road: South of East-West Road, works include, but are not limited to, a
6.0m wide travel portion with watermain and storm sewer, and a 1.0m shoulder at the east edge.
If there 1s no grade differential with the neighbouring property, then the shoulder is to be built as
road, so a 7m travel portion, with no curb on that edge. Behind the curb and gutter on the west
edge, create a 1.5m grass and treed boulevard with CC street lights and 2.0m concrete sidewalk.

North of East-West Road, works include but are not limited to, 2.0m sidewalks and 1.5 grass and
treed boulevards with CC street lights on both sides, with curb and gutter and a 8.5m wide travel
portion road with watermain and storm sewer. Other utilities must be provided also (sanitary,
hydro, tel, gas etc), as required.

Greenway to Park + Fire Truck Turnaround: Works include, but are not limited to a
turnaround for fire trucks. This design will be heavily determined between City Staff and the
Landscape Architect, and will include a greenway, public art, benches, garbage receptacles,
pedestrian CC lighting, concrete and stamped concrete sidewalks/trailways. Utilities being
relocated from the north edge of the development site will use this as their relocated corridor.

Relocation of Existing Services in Minoru Park + Park Improvements: All works adjacent or
in Minoru Park require not only an arborist’s report prior to works, but also an arborist’s
monitoring during any construction process. Any trees which must be removed are to be
compensated (TBD = size and ratio). The City supports the proposal of a public sculpture/focal
feature in Minoru Park adjacent the new greenway. Exact design details to be resolved between
the Landscape Architect and our Parks Department.

Summary:

All works described above are required to be designed and constructed via the City’s SA process.
All works are at the developer’s sole cost - no credits apply. Prior to final adoption of the Bylaw
for City file RZ04-286496, the developer shall:

I. Consolidate the existing lands, dedicate required roads and register required R.O.W.’s
described in this document.

2. Enter into the City’s standard Servicing Agreement, to design and construct all the works
noted in this document.

Transportation
1. Developer responsible for the land dedication, design and construction of the followings:
a) East/West road (from Minoru Boulevard to the new north/south road) to include the
following cross-section (from south to north):
i) 0.15m wide curb/gutter, 2.5m wide parking lane, 6.2m wide travel lanes, 2.5m wide
parking lane, 0.15 wide curb/gutter (as dedicated road right-of-way)
i) 1.5m wide boulevard, and 2m wide sidewalk (as P.R.O.P.)
Note: additional width may be required for utilities and/or a retaining wall/side slope
on the south side in the event there is a significant grade differential.
b) At the Minoru Boulevard & East/west road intersection (Design refinement can be
negotiated as part of the Servicing Agreement Process):
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3)

1) West leg- provide an eastbound-to-northbound left-turn bay (25 m long, 3.3 m wide),
an eastbound shared through/right-turn lane (3.6 m wide) and a westbound receiving
lane (4.3m wide). Note the exact lane widths may change, subject to SA design. The
intersection design should accommodate all turning movements of a WB-17 truck.

11) South leg- provide a north-to-westbound left-turn bay (30m long, 3.5m wide). This
would involve reconfiguring existing landscaped median on Minoru Boulevard for
the left-turn bay and converting existing southbound merging lane to a landscaped
median, for a length of approximately 80m south of the intersection.

i1) Installation/upgrade of the existing pedestrian signal to a full traffic signal.

c) North/south road, south of the new East/west road to include the following cross-section

(from east to west):

1) 1.0m wide shoulder, 6.0m wide travel lanes, 0.15 wide curb/gutter (as dedicated road
right-of-way). Details of the road cross section (i.e. shoulder width) will be
determined as part of the Servicing Agreement process.

i) 1.5m wide boulevard, and 2m wide sidewalk. (as P.R.O.P.)

Note: the design would need to accommodate the ultimate cross-section which would
include a total of 8.5m wide driving surface and 0.15m wide curb/gutter, 1.5m wide
boulevard, and 2.0m wide sidewalk on the east side. Additional width may be
required for utilities.

d) North/south road, north of the new East/west road to include the following cross-section

(from east to west):

1) 2m wide sidewalk, 1.5m wide boulevard (as P.R.O.P.)

1) 0.15m wide curb/gutter, 8.5m wide driving surface, 0.15m wide curb/gutter (as
dedicated road right-of-way)

i) 1.5m wide boulevard, and 2m wide sidewalk (as P.R.O.P.)

Note: The design should ensure that this new road is aligned with the north/south
road, south of the east/west road. Additional width may be required for utilities.
€) Comner cuts (as dedicated road right-of-way) at the following locations:

1) Minoru Boulevard & East/west road: 6m long x 6m wide (square) required on the
northwest cormer, measured from back of the sidewalk

1) East/west road & north/south road: 4m x 4m corner cuts on all corners

Include in the plans information on where the existing and new property lines are, amount of
dedication and/or P.R.O.P..
On-site parking provided is significantly short of the bylaw requirement (700 spaces required
vs. 616 provided). Parking variance may be considered provided that the applicant can
demonstrate significant alternative contribution towards public amenities, such as voluntary
contribution towards Transit Oriented Development initiatives. In such a case, up to 25%
reduction (from the bylaw requirements) may be considered for residential use. Based on a
latest development concept, a minimum of 520 parking spaces should be provided. Ensure
that at least 8 stalls are provided for the 20 units of senior housing. The following provides a
summary of the issues (based on the latest development proposal) that need to be addressed
for each of the integrated parking areas:
a) Buildings A & B- Short on residential visitor parking (28 required vs. 26 provided).
b) Building D — ensure no more than 30% of the stalls are small stalls (44% proposed). 5
handicapped parking stalls should be provided (vs. 4 proposed).
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4)

3)

6)

7)

8)

Proposed internal drive-aisle width of 7.0m supportable, but would require a variance.

Ensure that 7.5m wide driveway is provided at the entrance to each parking areas. Driveway

entrances for Buildings A & B and Building C should line up across the road.

The tum-around island- as noted previously, a circular island is preferred as compared to the

one proposed (with straight edges) as past experience indicates that people tend to park along

the straight edge. Mountable curb could be included to facilitate fire trucks and/or SU-9

vehicles turning around. P.R.O.P. be registered for the turn-around facility.

Relocate the entrance to Buildings A & B on the east/west road, as far away from Minoru

Boulevard as possible. ,

Suggested on-site loading requirement:

a) For Buildings A & B- provide at least | loading space (length 9m, width 3m, height
3.8m). SU-9 be used as the design vehicle.

b) For Building C- provide at least 1 loading space (length 9m, width 3m, height 3.8m).
SU-9 be used as the design vehicle.

¢) For Building D - provide at least 1 loading space (length 9m, width 3m, height 3.8m).
SU-9 be used as the design vehicle.

Note: Changes may be negotiated as part of the Development Permit provided that the

alternatives are acceptable to Transportation Department.

Prior to the issuance of the Building Permit, a construction parking and traffic management

plan to be provided to the Transportation Division.

Urban Design

In addition to addressing the comments from the Advisory Design Panel in the DP submission,
the applicant is to take into consideration the following:

Interface

Applicant to continue working with Kiwanis Club to the north to finalize the landscaping of
the existing pathway to be decommissioned after the new greenway is built to improve the
landscape interface and minimize the visual impact of the parkade wall to the existing
Kiwanis residents.

(Note: A letter from the Kiwanis Club agreeing to a landscaping plan will be required).
Design development to minimize stair well projection into the yard setbacks facing Minoru
Boulevard.

Design development to improve the public/private interface along all the streetscape and the
park edge.

Architecture

Design development to further explore building massing and height to create additional
variation (e.g. stepping of tower, further building fagade articulation (the solid and void
relationship) and skyline treatment).

Open Space

Design development to reinforce “gateway” to the park character along the greenway
including incorporation of the proposed fire truck turn around into the plaza, exploration of a
more “‘urban” treatment (i.e. more hardscape and more formality in the paving pattern and
planting).

Applicant to further explore with Parks Department to consider consolidation of the existing
pathway along the park edge with the proposed walkway on the proposed site along the
common property line.
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Design development to improve the relationship of the proposed park benches with the park.

Accessibility

Design development to integrate universal accessibility throughout the site, with particular
attention paid to seniors (e.g. scooter use, traffic crossing timing, even and non-slip paving
surface, etc.).

(Note: It 1s anticipated that the east-west connection, and particularly the greenway and
plaza, between Minoru Boulevard and the Park will be heavily used by pedestrians, cyclists,
and so on.)

Design development to incorporate universal accessibility features, such as solid blocking
behind walls for railings, wider hallways, lever handles for doors and taps, etc., to
accommodate aging in place for all the units. In addition, the applicant is to provide some
unit types in all the towers to accommodate wheelchair in response to Section 9.3.15
(Equitable Access) oaf the General DP Design Guidelines.

Public Safety

Design development to incorporate Crime Prevention Through Environmental Design
(CPTED) measures to improve safety (E.g. incorporate windows in the stairwell and elevator
lobbies on the parkade levels, encourage passive surveillance opportunities, and separation
between resident and visitor parking areas, etc.).

Parks

Proposed greenway concept generally acceptable to Parks. ADP recommended a more urban
interface for the green way and along park edge. Details to be worked out at DP stage.

Tree removal along the park edge to accommodate engineering work to relocate/expand
utilities has been approved by Park Board arborist. ~Applicant to continue working with
Parks Department to seek opportunities to replant additional trees.

Fire
At Building Permit submission:

Ensure fire access routes conform to 6m clear width, 12m turn radius and do not exceed 90m
without conforming turn-arounds, and
Hydrants required within 45 metres of fire department connections.
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ATTACHMENT 6

Conditional Rezoning Requirements
6351 and 6391 Minoru Boulevard
RZ 04-286496

Prior to final adoption of Zoning Amendment Bylaw 8103, the developer is required to complete
the following requirements:

The developer to enter into a Housing Agreement with the City of Richmond to secure the
rental units and affordable seniors housing in Tower A for a 10 year period from final
inspection of the Building Permit.

The developer to register a Restrictive Covenant (regarding aircraft noise) to ensure that
adequate acoustical measures are employed to address noise impacts in accordance with the
OCP Aircraft Noise Sensitive Development Policy. The covenant shall include a clause
indemnifying the City.

The developer is required to provide a letter from the Kiwanis Club indicating the preferred
landscape treatment of the existing pedestrian walkway along the north property line, which
is to be decommissioned. The applicant will be responsible for implementing the preferred
landscape option as described at their sole cost.

Consolidate 6351 and 6391 Minoru Boulevard to create one development parcel.

Dedicate road and lane as described below.

Register Public-Rights-of-Passage(P.R.O.P.) Rights-of-Way (R.O.W.) for greenway,
sidewalk and boulevard as described below.

The developer to enter into a Servicing Agreement* for the design and construction of works
and services (both on and off-site) including but not limited to the works described below, at
the sole cost to the developer. The works are not entitled to any Development Cost Charges
credits.

The developer is to discharge all existing R.O.W.s from the following plans: Plan 29990 &
Plan 30840 and register new R.O.W. as required and described below. The developer shall
be responsible for registration and advertising costs associated with the discharges of the
existing R.O.W.s and the registration costs of the new R.O.W.s required.

The developer has agreed to provide approximately $1,888,510 towards Transit Oriented
Development (T.0.D) initiatives in the City (based on $4/sq. ft. of maximum allowable base
floor area). Approximately $284,377 (based on $0.60/sq. ft within this T.O.D. contribution)
be used towards public art.

(Note: The location and number of public art projects are to be determined prior to the
issuance of the Building Permit in consultation with the City Public Art Coordinator).

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

Road Dedication and Rights-of-Ways:

The following is a detailed description of the road dedication and R.O.W. requirements noted
above:

l.

New East-West Road: The travel portion, of the new East-West Road is to be dedicated
from Minoru Blvd to the west edge of the new North-South Road. At both ends, 4m x 4m
dedicated corner cuts will be required, except as noted below. The new road will be
measured from the back of the curb and gutter on both edges, for a total of 11.50m in width
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including a 6m x 6m square corner cut at the NW corner with Minoru. This will see the back
of curb on the south edge at the property line (PL). If there is grade differential, an
additional road setback (1m?) will be required. The north edge of the new Road is to have a
Public Rights of Passage (PROP) R.O.W. (vehicles & utilities) of 3.5m (1.5m grass & treed
blvd and a 2m concrete sidewalk). Per the architect’s plan, the R.O.W. will be wider at
Minoru as the boulevard treatment is expanded; exact dimension of that to be determined
(TBD) via SA design. THE BALANCE OF THE LANDS FROM THE BACK OF THE
CURB ON THE SOUTH EDGE TO THE PROPERTY LINE MUST BE DEDICATED, as
this will be needed for future Road widening to the south.

> New North-South Road: South of the East-West Road, is to be a 7.15m Road Dedication,
west from the east P.L., with a 3.5m PROP R.O.W. west of that, for boulevard and sidewalk.
North of the East-West Road, a Road Dedication of 8.80m (to back of curb on both sides) is
required. On both sides of the new Dedication a 3.5m PROP R.O.W. is required.

3. Greenway to Park + Fire Truck Turnaround: This width tapers from 30m-+/- at the Park
to 40m+/- at the N-S Lane/New Road — exact dimensions TBD. PROP R.O.W. (vehicles &
utilities).

4. Minoru Boulevard: The existing sidewalk abuts east PL. To create a grass & treed blvd and
new sidewalk, approximately 2m PROP is required from the New Road to the North PL.
Exact dimension TBD via field pickup; behind the existing C&G will be a 1.5m blvd & 2m
sidewalk — PROP (vehicles & utilities) line at back of new sidewalk.

S. Existing R.O.W.’s: Existing R.O.W.’s created via P1an29990 and Plan30840 on the lots
being developed, are to be discharged, in conjunction with registration of the new required
R.O.W.s.

6. Development Site: In conjunction with the creation of the Road Dedication and R.O.W.
plans, the existing lots are to be assembled into one development parcel.

Off-Site Requirements-Servicing Agreement:
All works described below are required to be designed and constructed via the City’s Servicing
Agreement process. All works are at the developer’s sole cost with no applicable Development
Cost Charges credits. Work to include but are not limited to:
o Existing Servicing: Along the north edge of the site, running between Minoru Boulevard
and Minoru Park, are:
1. A 1.22m diameter storm sewer system,
2. A 450mm diameter sanitary sewer gravity line, which also services 6251 Minoru Blvd;
3. A 350 diameter HDPE (High Density Polyethylene) Sanitary Sewer Forcemain; and
4. A 88mm diameter DP (Distribution Pressure) Gasmain.
The first two are entirely in a R.O.W. on this development site with the latter two running
very close in the neighbouring site with portions of their lines also running under this
proposed development. All four must be relocated. Significant works regarding this issue
are being conceptually designed by HY and must be included as part of the SA process.
When not part of a dedicated road, all new utility R.O.W.’s are to be a minimum of 6m wide,
and have 6m aerial clearance with the ground surface being non-permanent.
e Minoru Boulevard: Works include, but are not limited to relocating the four existing
services noted above under “existing servicing”, in the southbound lanes. Then, from behind
the existing curb, removing the existing sidewalk and creating a 1.5m grass and treed
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(species TBD) boulevard. Behind the boulevard is a 2m concrete sidewalk, the back edge of
which is on the new PROP R.O.W. line.

The existing centre median south of the intersection, must be reconfigured to permit a
northbound to westbound left turn lane. Also in the centre median, the existing double davit
arm street lights must be upgraded with Domus 50 series white light luminaires.

e Minoru Blvd & New Road Intersection: Works include, but are not limited to converting
the existing pedestrian signal into a full four-legged traffic signal. This includes creating the
northbound to westbound left turn lane (noted under Minoru Blvd requirements), plus any
alterations to existing curb and sidewalks that the intersection design would determine. This
includes creating an “‘area of refuge” for pedestrians at the SW corner. There is no sidewalk
required west at this time, plus pedestrian improvements connecting to Minoru are hampered
by not having access to the neighbouring property, but a concrete area must be created
complete with wheelchair ramps in the curb return.

e New East-West Road: Works include, but are not limited to construction of an 11.5m (back
of curb to back of curb) road. Under this new road, is probably the corridor for the four
relocated services outlined on the first page, plus a new watermain. On the south edge, if
there is no grade differential, the back of curb will be the PL, however if a retaining wall or
side slope is required, room must be found as street lights must be established on this edge.
Behind the curb on the north side is a minimum 1.5m grass and treed (species TBD)
boulevard with CC street lights, widening per the architects plans as it nears Minoru,
complete with watermain, storm sewer, CC street lights and hydro/Telus service corridor as
required. A 2m concrete sidewalk with the back edge on the PROP line completes this
portion.

e New North-South Road: South of East-West Road, works include, but are not limited to, a
6.0m wide travel portion with watermain and storm sewer, and a 1.0m shoulder at the east
edge. If there is no grade ditferential with the neighbouring property, then the shoulder is to
be built as road, so a 7m travel portion, with no curb on that edge. Behind the curb and
gutter on the west edge, create a 1.5m grass and treed boulevard with CC street lights and
2.0m concrete sidewalk.

North of East-West Road, works include but are not limited to, 2.0m sidewalks and 1.5 grass
and treed boulevards with CC street lights on bot sides, with curb and gutter and a 8.5m
wide travel portion road with watermain and storm sewer. Other utilities must be provided
also (sanitary, hydro, telephone, gas etc), as required.

e Greenway to Park + Fire Truck Turnaround: Works include, but are not limited to a
turnaround for fire trucks. This design will be heavily determined between City Staff and the
Landscape Architect, and will include a greenway, public art, benches, garbage receptacles,
pedestrian CC lighting, concrete and stamped concrete sidewalks/trailways. Utilities being
relocated from the north edge of the development site will use this as their relocated corridor.

e Relocation of Existing Services in Minoru Park + Park Improvements: All works
adjacent or in Minoru Park require not only an arborist’s report prior to works, but also an
arborist’s monitoring during any construction process. Any trees which must be removed are
to be compensated (TBD = size and ratio). The City supports the proposal of a public
sculpture/focal feature in Minoru Park adjacent the new greenway. Exact design details to be
resolved between the Landscape Architect and our Parks Department.
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Development Permit Issues

The following requirements are to be met prior to the Development Permit application being

referred to the Development Permit Panel:

Urban Design

e Applicant to address the comments from the Advisory Design Panel in the DP submission.

e Applicant to continue working with Kiwanis Club to the north to finalize the landscaping of
the existing pathway to be decommissioned after the new greenway is built to improve the
landscape interface and minimize the visual impact of the parkade wall to the existing
Kiwanis residents.
(Note: A letter from the Kiwanis Club agreeing to a landscaping plan will be required).

e Design development to minimize stair well projection into the yard setbacks facing Minoru

Boulevard.

e Design development to improve the public/private interface along all the streetscape and the
park edge.

Architecture

e Design development to further explore building massing and height to create additional
variation (e.g. stepping of tower, further building fagade articulation (the solid and void
relationship) and skyline treatment).

Open Space

o Design development to reinforce “gateway” to the park character along the greenway
including incorporation of the proposed fire truck turn around into the plaza, exploration of a
more “‘urban” treatment (i.e. more hardscape and more formality in the paving pattern and
planting).

e Applicant to further explore with Parks Department to consider consolidation of the existing
pathway along the park edge with the proposed walkway on the proposed site along the
common property line.

e Design development to improve the relationship of the proposed park benches with the park.

Accessibility

e Design development to integrate universal accessibility throughout the site, with particular
attention paid to seniors (e.g. scooter use, traffic crossing timing, even and non-slip paving
surface, etc.).

(Note: It is anticipated that the east-west connection, and particularly the greenway and
plaza, between Minoru Boulevard and the Park will be heavily used by pedestrians, cyclists,
and so on.)

e Design development to incorporate universal accessibility features, such as solid blocking
behind walls for railings, wider hallways, lever handles for doors and taps, etc., to
accommodate aging in place for all the units. In addition, the applicant is to provide some
unit types in all the towers to accommodate wheelchair in response to Section 9.3.15
(Equitable Access) oaf the General DP Design Guidelines.

Public Safety

e Design development to incorporate Crime Prevention Through Environmental Design
(CPTED) measures to improve safety (E.g. incorporate windows in the stairwell and elevator
lobbies on the parkade levels, encourage passive surveillance opportunities, and separation
between resident and visitor parking areas, etc.).
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Greenway

e Proposed greenway concept generally acceptable to Parks. ADP recommended a more urban
interface for the green way and along park edge. Details to be worked out at DP stage.

e Tree removal along the park edge to accommodate engineering work to relocate/expand
utilities has been approved by Park Board arborist. Applicant to continue working with Parks
Department to seek opportunities to replant additional trees.

Prior to the issuance of the Building Permit:

1. A construction parking and traffic management plan to be provided to the Transportation
Department to include: location for parking for services, deliveries and workers and loading,
application for request for any lane closures (including dates, times, and duration), 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. The applicant is to provide an acoustical report by a registered professional, qualified in
acoustics, that the building design includes sufficient noise mitigation elements to ensure
compliance with the standards set out in Section 5.4 Noise Management of the Richmond
Ofticial Community Plan (OCP).

[Signed original on file]

Signed Date

*A separate application is required.
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ATTACHMENT 7

PARTIAL MINUTES FROM THE DESIGN PANEL MEETING
Wednesday, May 3, 2006 — 4:00 p.m.
Rm. 1.003

RICHMOND CITY HALL

Attendance:

Members: Mr. Dana Westermark, Chair
Mr. Louis Conway
Mr. Simon Ho, departed 5:10 p.m.
Mr. Damon Oriente
Mr. Arlen Johnson
Mr. David Kirsop
Ms. Willa Walsh
Mr. Greg Andrews
Mr. Joe Fry

Staff: Ms. Cecilia Achiam
Ms. Grace Lui
Ms. Diana Nikolic

4 Residential Towers RZ 04-286496
W.T. Leung Architects

6351/6391/6491 Minoru Blvd.

(Preliminary)

Ms. Cecilia Achiam, Planner, provided an overview of the planning context for the site
and noted that while there had been significant concerns from the neighbours to the
south, 128 people who attended an open house seemed satisfied with the proposal. Of
note was that the project provided one rental tower with 20 units designed as affordable
housing for seniors, a road dedication, and $4.00 per sq. ft. for transit.

The Design Team was represented by:
Wing Ting Leung, Eugene Lee and Douglas Millar of W.T. Leung Architects, Inc.; and,
Brian Beresford and Deanna Che of Durante, Kreuk Ltd. (Landscape Architects).

Mr. Leung, Architect used presentation drawings and a model and showed that the
layout responded to the provision of the driveway in alignment with the signal crossing to
the City Centre and a public greenway for access to the park. He described the
townhouses as wrapping around the parking and the podium and discussed the design
as it related to the needs of neighbouring developments. Further, he proposed an
alternate location for the towers at the park to achieve better views to the North Shore
mountains, and possible better alignment for some neighbouring buildings.

Deanna Che, Durante Kreuk Ltd., provided information regarding the proposed
landscaping and signage for the connection from the mall to the park. Public art would
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Notes of Design Panel Meeting
Wednesday, May 3, 2006
Meeting Room 1.003, 1% Floor, Richmond City Hall

ITEM MINUTE o 'SUBJECT i FILE

be housed in the green space connection and two pathways along the park provided a
private walk for townhouses and the existing cycle/pedestrian walk. Layered planting
was proposed along the north property line. Roof gardens, open areas, patios and other
amenity areas were identified on the tower floor plans.

General questions from the Panel included the following:

Why was there provision for a private and a public pathway? This was designed
in consultation with the Parks Department, which was currently working on
a master plan for this area. Parks reasoned that because the park path was
busy there would be some benefit to providing a private path to the
townhouses.

The greenway to the park is essentially level with berming on the side.

The comments of the Panel were as follows:

The fire truck turn-around seems to delineate an island that edge could be
reinforced to achieve more of a plaza.

The initial placement of the towers was preferred as this provided an opportunity
for the towers to provide a conceptual gateway. Visibly it deferred some of the
spatial sense by pulling the park into the entryway while the opposite sides could
be treated the same to create the sense of a gateway.

Preference was noted for the articulation of the proposed towers. There is a
creation of a centre in the first layout option.

There was no compositional device in the second option (with towers bouncing in
and out) that will hold them together like a centre. Building A was sited too close
to the road. It was noted that four elements were hard to place, but that the
relationship to view channels worked well.

The placement of the towers needed to be resolved. There was desire to see the
project reviewed by the Advisory Design Panel for colour and site placement.

The accessible points to the park were an important connection and from that
regard the greenway portion was not prescriptive and could be more urban and
provide more contrast with the park and extend it to the roundabout like a porch
onto the park. The pathways or bikeway was not wide enough into the park.

A consolidated pathway on the west of the site would be preferable, and benches
facing the building should view the park. Buildings could stand on the edge of the
park.

Appreciate the inclusion of public art and recommend that the artists develop the
theme.
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Notes of Design Panel Meeting
Wednesday, May 3, 2006
Meeting Room 1.003, 1* Floor, Richmond City Hall

ITEM MINUTE SUBJECT FILE

i

Will the pedestrians feel as if they are in a canyon or an open area? Caution
regarding design considerations of wind velocities between buildings.

With a seniors' housing component consideration should be given to the
configuration of the traffic intersection with an island refuge and thought to speed
and mobility of pedestrian traffic.

How do townhouses relate to the street?

Townhouse units around the podium do not appear to have any access to the
parking. The townhouses have direct access to the parking garage.

All of the towers have access out onto amenity roof decks except the rental tower
and there seems to be little or no amenity space occurring on the floors for senior
housing. Universal access was queried.

Chair Westermark summarized the comments of the Advisory Design Panel as follows:

This is a landmark site and has the potential to set a tone for the rest of
development along the park edge.

Connect the island to the rest of the greenway.

Reinforce entry to the park with design of the buildings.

There were differing opinions on the building locations at the park. The Advisory
Design Panel had no definite position on either option.

Consider softening the fagade of the tower facing Minoru.

Review design of Tower A.

Consider an urban treatment of greenway and make the walkway larger.

Support for a combined walkway on the park edge rather than two separate
walks.

Consider placing buildings closer to the park.

Study the wind effect by towers on walkway.

Allow for the traffic patterns effect on pedestrian use of access to the park.
Accessibility needs to be demonstrated in drawings; and, provide universally
accessible units.

Provide a stronger connection between the greenway and the island.

Incorporate paving to connect island to the rest of the greenway.

The Design Team responded to the considerations of the Panel and advised that they
would meet again with the Parks Department in regard to the double walkway.

It was moved and seconded
That the 4 Residential Towers RZ 04-286496 be supported for rezoning

CARRIED

It was moved and seconded
That the 4 Residential Towers RZ 04-286496 proceed to the Development Permit
Panel without further review by the Advisory Design Panel.

DEFEATED
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7 City of Richmond

RN Plarming and Development Department Memorandum
To: Planning Committee Date: July 18, 2006
From: Jean Lamontagne File: RZ 04-286496
Director of Development
Re: Rezoning at 6351 and 6391 Minoru Boulevard from Townhouse and

Apartment District (R3) to Comprehensive Development District (CD/177)

Subsequent to the completion of the staff report to Planning Committee, further investigation
revealed that additional land dedication (Attachment) is required in order to facilitate completion of
future road and boulevard extension when redevelopment of the site to the south (6451 Minoru
Boulevard) occurs.

In addition to generous provisions of public benefit as condition of this rezoning, the applicant was
extremely cooperative in this endeavour and has agreed to dedicate the additional land.
Consequently, staff recommend an amendment to the proposed base density in “Comprehensive
Development District (CD/177)” be considered to increase the base density from 3.35 to 3.4 to
take into the reduction of the site area as a consequence of this further land dedication. The
resultant total density is still within a 3.0 F.A.R. on the gross site prior to any land dedication.

Max. Permitted
Floor Area

Permitted
Density

Site Area Proposed Density

Original Site Area (i.e.

Gross Site Area) N/A 3.0 FAR. 46,592 m? (501,525
15,531 m? (167, 176 ft) ft?)
Site Area in Planning 3.35 FAR. +0.1 3.20+0.08 44,188 m* (501, 182
Committee Report 13,500 Amenity bonus (43,060 m® base + ft?)

m? (145,270 ft°)

1,128 m* seniors)

Site Area after the
additional land dedication
request 13,289 m?
(143,045 ft%)

34F.AR". +0.1
Amenity bonus

Details to be
provided at
Development Permit

46,592 m? (501,525
ft?)

*Recommended F.A.R.

Staff recommend to refer the attached revised “Comprehensive Development District (CD/177)”

Bylaw (which permits 3.4 F.A.R. + 0.1 Amenity bonus) to Public Hearing.

Jean Lamonfagne
Director of Development
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City of Richmond Bylaw 8103
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Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 8013 (RZ 04-286496)
6351 and 6391 MINORU BOULEVARD

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

1. Richmond Zoning and Development Bylaw No. 5300, is amended by inserting Section
291.177 thereof the following:

©291.177 COMPREHENSIVE DEVELOPMENT DISTRICT (CD/177)

The intent of this zoning district is to provide for the high-density multiple-family residential.

2911771 PERMITTED USES

MULTIPLE-FAMILY DWELLING;
COMMUNITY USE;
ACCESSORY USES, BUILDINGS & STRUCTURES.

291.177.2 PERMITTED DENSITY
.01 The maximum Floor Area Ratio shall be 3.4.
.02  An additional 0.1 Floor Area Ratio is permitted provided that it is
entirely used to accommodate amenity space for multiple-family

dwellings.

.03 For the purpose of this subsection, Floor Area Ratio shall be deemed
to exclude the following:

a) portions of a building that are used for off-street parking, loading,
and bicycle storage;

b) unenclosed balconies;

c) elevator shafts and common stairwells; and

d) mechanical and electrical storage rooms, PROVIDED THAT the
total floor area of these facilities does not exceed 100 m?

(1,076 sq. ft.).

291.177.3 MAXIMUM LOT COVERAGE: 90%
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Bylaw §103 Page 2

291.177.4 MINIMUM SETBACKS FROM PROPERTY LINES

.01 Public Roads:
(a) Minoru Boulevard: 4.0 m (13.1 ft.);
(b) All other public roads: 6.0 m (19.7 ft.); and
(c) Notwithstanding the limitations imposed above porches,
balconies, bay windows, entry stairs and cantilevered roofs

forming part of the principal building may project into the
public road setback for a distance of not more than 3 m

(9.8 ft.).
.02 Rear Yard: 6.0 m (19.7 ft.);
(a) Notwithstanding the limitations imposed above porches,
balconies, bay windows, entry stairs and cantilevered roofs

forming part of the principal building may project into the rear
yard setback for a distance of not more than 3 m (9.8 ft.).

291.177.5 MAXIMUM HEIGHTS
.01 Buildings: 45 m (147.6 ft.).
.02 Accessory Buildings & Structures: 12 m (39.4 ft.).

291.177.6  MINIMUM LOT SIZE: 13,000 m? (3.2 acres).

291.177.7 OFF-STREET PARKING

.01 Off-street parking shall be provided in accordance with Division 400 of
this Bylaw, EXCEPT THAT:

a) Off-street parking shall be provided at the rate of:
i For residents:

a. 1.0 space per dwelling unit having a gross floor
area of up to and including 74 m? (796.5 ft%); and

b. 1.5 spaces per dwelllng unit having a gross floor
area of more than 74 m® (796.5 ft*); and

c. notwithstanding the parking requirements imposed
above a maximum of 134 dwelling units may
provide 0.6 spaces per dwelling unit;

i. For visitors: 0.2 spaces per dwelling unit;
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Bylaw 8103 Page 3

b) Where two parking spaces are intended to be used by the
residents of a single dwelling unit, they may be provided in a
tandem arrangement with one parking space located behind the
other and, typically, both spaces set perpendicular to the adjacent
manoeuvring aisle; and

c) The minimum manoeuvring aisle width shall be 6.7 m (22 ft.).”

2. The Zoning Map of the City of Richmond, which accompanies and forms part of
Richmond Zoning and Development Bylaw 5300, is amended by repealing the existing
zoning designation of the following area and by designating it COMPREHENSIVE
DEVELOPMENT DISTRICT (CD/177):

PID: 004-113-039
Lot 54 Section 8 Block 4 North Range 6 West New Westminster District Plan 31902

PID: 004-930-576
Lot “A” (D83768) Section 8 Block 4 North Range 6 West New Westminster District
Plan 31902

3. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw”.
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Sent:  Friday, 25 August 2006 4:14 PM

To: MayorandCouncillors

Subject: Send a Submission Online (response #82)
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Survey Response

Your Name

2006-08-25 4:13:37 PM

Johannes Vlasveld

Your Address

Subject Property Address OR

Bylaw Number

Comments:

2006-08-28

1105-6631 Minoru Blvd. Richmond V6Y1Z1

8103 (RZ04-286496)

More than 9 years ago | bought my corner

unit because it had a wonderful view of the
mountains and | had & have full enjoyment of

the air traffic coming & going on a daily basis.

To buy property with such view, one always
pays substantially more! Besides the noise
factor of construction & added traffic on
Minoru & Richmond that is already out of
hand, my property with excellent view to the
north threatened to be taking away, will
ofcourse depreciate. | am strongly against any
new high rises on the park. Should it go
ahead for reason beyond my ability to stop, it
is not only fair, but reasonable compensation
is paid to some of us. | therefore demand &
suggest an at least 15% compensation from
the value of my property paid by the owners
or applicants W.T.Leung Inc. or whoever
owns the location at 6351 and 6391 Minoru
Blvd. to those affected! Yours Truly, Johannes

~ Viasveld
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