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Staff Recommendation 

I. That Bylaw No. 8879, which makes minor amendments to the "RCL3" zone specific to 5440 
Hollybridge Way and rezones that property from " Industrial Business Park (IB I)" to 
"ResidentiallLimited Commercial (RCL3)", be introduced and given first reading. 

2. That the child care contribution for the rezoning of 5440 Hollybridge Way (RZ 09-506904) 
be allocated entire ly (100%) to the Child Care Development Reserve Fund created by 
Reserve Fund Establishment Bylaw No. 78 12, unless Council directs otherwise prior to the 
date of the owner's payment, in which case the payment shall be deposited as directed by 
CounciL 

~~ 
Director of Development 

BJ:spc 
Alt. 

FOR ORIGINATING DEPARTMENT USE ONLY 

ROUTED To: CONCURRENCE CONCURRENCE OF ACTING GENERAL MANAGER 

Affordable Housing Yl~l NO 

~ Child Care ~ ~ NO 
Engineering NO 
Environmental Sustainability ~ f. NO 
Publ ic Art NO 
Real Estate ~~ NO 
Transportation NO 
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Staff Report 

Origin 

Hollybridge Limited Partnership has applied to the City of Richmond to rezone 5440 Hollybridge 
Way in the City Centre's Oval Village from Industrial Business Park (fBI) to ResidentiaVLimited 
Commercial (ReL3) to pennit the construction ofa high-rise, high-density, mixed-use development. 
(Attachments 1 & 2) More specifically, the subject rezoning provides for the subdivision of the 
subject site into two lots separated by a new public street (Pearson Way) and the construction of a 
44,567.2 m' (479,733 fi') development including: 
• 3,608.4 m2 (38,342 ft?) of pedestrian-oriented, street-front commercial; and 
• 41,049.2 m2 (441,864 ft2) of mid- and high-rise residential, including 586 dwellings of which 

557 are market residential units and 29 are affordable (low-end market rental) housing units 
secured via the City's standard Housing Agreement. 

Findings of Fact 

Details of the subject development are provided in the attached Development Application Data 
Sheet. (Attachment 5) 

Surrounding Development 

The subject site, which is occupied by a large, multi-tenant warehouse, is situated in the Oval Village 
- a transitional City Centre area designated for high-density, mixed-use development complementary 
to the Richmond Oval and the Village ' s waterfront location. Development in the vicinity of the 
subject site includes: 

To the North: Across the former CP Rail corridor is property recently rezoned by Oval 8 
Holdings Ltd. (ASPAC Developments, RZ 09-450962) for a five-phase, high
density, mixed use development including the construction of the new alignment of 
River Road (within the former CPR corridor) and the establishment of Pearson 
Way, which will be extended south by the subject developer to bisect 5440 
Hollybridge Way. 

To the East: Across Gilbert Road is a mix of older warehouses, light industrial uses, and a few 
newer mediumlhigh-density residential buildings. North of the former CPR 
corridor the CCAP designates lands for future park, while to the south the area is 
designated for medium-density, mid-rise residential development. Most recently, 
an application by Onni for rezoning at 773 1 and 7771 Alderbridge Way (RZ 11-
5985209), which includes the southeast corner of the Gilbert RoadlRiver Road 
intersection directly east of the subject site, was approved after Public Hearing for 
the construction of four 6-storey, wood-frame buildings containing 660 dwellings, 
the eastward extension of new River Road, and various other infrastructure 
improvements and amenities .. 

To the West: Across Hollybridge Way from the subject site is the Hollybridge drainage canal 
and Riparian Management Area (RMA) that, together with adjacent lands, are 
slated for development as a linear park by Onni, the developer of the fronting high
rise, high-density, mixed-use development. 
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To the South: Abutting the south side of the subject site is the City~owned Richmond Winter 
(curling) Club property, beyond which is Lansdowne Road and a site undergoing 
rezoning review (Cressey, RZ 12-602449). 

Related Policies & Studies 

Development of the subject site is affected by the City Centre Area Plan (CCAP) and related policies 
(e.g., affordable housing, child care, Aircraft Noise Sensitive Development). An overview of these 
policies, together with the developer's proposed response, is provided in the "Analysis" section of 
this report. 

Consultation & Public Input 

The subject rezoning is consistent \vith the Official Community Plan (OCP) and CCAP. City 
policies on consultation with the Richmond School District No. 38 and Vancouver International 
Airport do not apply to the subject application as no OCP amendment is proposed. The statutory 
Public Hearing will provide local property owncrs and other interested parties with the opportunity to 
comment on the application. In addition, the following consultation has been undertaken: 

a) Public Art Committee: The developer met with the Committee on a preliminary basis in May 
20 12, to review public art opportunities in respect to the subject site. The Committee was 
supportive of the subject development and identified two priority locations for public art, 
including a key City Centre "gateway" at the site's northeast comer and a portion of the City 
Centre Public Art Plan's proposed "art walk" along Lansdowne Road at its southwest corner. 

b) Child Care Advisory Committee: Staff conferred with the Committee in May 2012, in regard 
to anticipated chi ld care need in and around the Oval Village. Input provided by the 
Committee has been taken into account in respect to the subject application. 

Staff Comments 

Based on staff's review of the subject application, including the developer's preliminary 
Transportation Impact Analysis (TIA) and other studies, staff are supportive of the subject rezoning, 
provided that the developer fully satisfies the Rezoning Considerations set out in Attachment 7. In 
addition, staff note the following: 

a) Pearson Way rmplementation: The CCAP requires that the developer dedicate a new street, 
Pearson Way, across the subject site, subdividing it into two lots. Richmond typically requires 
that any road dedication required in respect to the rezoning of a property is complete prior to 
rezoning adoption; however, existing lease agreements on the subject property prevent the 
demolition of the site's existing warehouse until mid-20l3 , thus, making it desirable to delay 
the dedication of Pearson Way until after rezoning adoption. To facilitate this, the Rezoning 
Considerations in respect to the subject rezoning require that prior to rezoning adoption, the 
developer must satisfy the following: 

• Register a blanket right-of-way on title and post a Letter of Credit, requiring that the 
warehouse is demolished prior to Development Pennit issuance or December 31, 2013, 
whichever is first, and permitting the City, ifin its sole discretion it deems it to be necessary, 
to undertake demolition of the existing building at the developer's sole cost; 
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• Grant a Public Rights of Passage right-of-way securing the Pearson Way aligrunent, 
including an option for the City to purchase via dedication; 

• Register "no development" covenant(s) on title restricting Development Permit issuance for any 
portion of the development until the warehouse is demolished and the road is dedicated; and 

• Register a "no build" covenant on title restricting Building Pennit issuance until the 
developer enters into a Servicing Agreement (secured via a Letter of Credit) for the design 
and construction of Pearson Way. to the satisfaction of the City, and providing for the 
completion of Pearson Way in advance of occupancy of any portion of the subject site. 

Analysis 

Hollybridge Limited Partnership has made application to rezone a 20,425.4 m2 (5.05 ac) 
warehouse/office property at 5440 l-Iollybridge Way to permit the construction of three residential 
towers containi,ng 44,567.2 m2 (479,733 ft2) and 586 dwelling units, together with various 
amenities. The City Centre Area Plan (CCAP) designates the Oval Village far pedestrian
oriented, mediumlhigh-density, residential and mixed-use development, with an emphasis on 
projects that support City objectives for the establishment of the Richmond Oval and Middle Arm 
waterfront as a "world class" destination for sport, wellness, recreation, and culture. The subject 
development is notable for being the fourth rezoning application in the Oval Village and the 
second on the inland side of new River Road. This, together with the subject development's large 
size, City Centre "gateway" location near the Dinsmore Bridge, proximity to the Oval, and 
frontages on River Road's designated retai l "high street" and the Lansdowne "art walk" make it 
important to the success of the Oval Village's emerging urban community. Moreover, staff's 
review of the proposed development shows it to be consistent with City policy and supportive of 
CCAP objectives for the Oval Village, as per the following: 

a) Village Centre Bonus evCS) Amenity Contributions: The CCAP designates the subject site 
and surrounding Oval Village properties as a VCB area for the purpose of encouraging 
voluntary developer contributions towards child care by permitting a commercial density 
bonus of up to l.0 FAR where a developer constructs at least 5% of the bonus floor area as 
turnkey child care space. ASPAC, via its recent rezoning north of the subject site (RZ 09-
460962), has committed (0 providing a 464.5 m' (5,000 ft' ) twnkey child care facility for 
approximately 50 children; however, that facility may not be constructed for several years and, 
based on the amount and rate of growth in the area and recent input from Richmond's Child 
Care Advisory Committee, staff believe that the City should be taking steps to secure a second 
child care in or around the Oval Village before more VCB-designated sites (i.e. child care 
density bonus sites) are redeveloped. On this basis, staff recommend and the developer has 
agreed to the following: 

• Child Care: The developer proposes to make a voluntary contTibution of $874,000 to 
facilitate the construction ofa City Centre City-owned child care facility (i.e. not-far-profit 
operator), the value of which contribution is based on the following, as determined to the 
satisfaction of the City: 

3555761 

Construction value of $450/ft2
, based on a turnkey level of finish and inclusive of costs 

related to necessary anci llary uses and spaces (e.g., outdoor play space, parking); and 

A floor area of 180 m2 (1 ,942 ft?), based on 5% of the subject development's maximum 
permitted VCS floor area, as set out in legal agreements to be registered on title. 
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Note that staff recommend against the developer constructing a child care on the subject 
site because its VeB floor area is too small to generate a child care large enough to be 
operated in a cost-effective manner. Instead, prior to adoption of the subject rezoning, the 
developer shall make a voluntary cash contribution (100% of which shall be allocated for 
capital works) to the Child Care Development Reserve Fund or an alternative fund, as 
determined at the sole discretion of the City, for use in combination with funds/sites 
provided by other deveJoper(s) in the Oval Village VeB area, to facilitate the construction 
ofa City-owned child care facility_ (Note that, ifso determined at the sole discretion of the 
City, the facility may be used on an interim basis for an alternative community amenity if 
the operation ofa City·owned child care facility is not immediately feasible/warranted.) 

• Density Bonus Limit; As noted above, the subject development ' s VCB floor area is small. 
This is due to the developer selecting to use only +/-0.2 FAR bonus density, rather than the 
full 1.0 FAR permitted under the CCAP and Zoning Bylaw (based on the developer's 
understanding that the subject development cannot reasonably sustain a greater amount of 
commercial use). Covenants and/or legal agreements will be registered on the subject site 
to restrict the subject development's VCB density to approximately 0.2 FAR, in accordance 
with the amount of the developer's proposed voluntary contribution and CCAP policy. 

b) Affordable Housing; In accordance with the Richmond Affordable Housing Strategy, the 
CCAP applies a density bonus approach for use in regard to rezoning applications to ensure 
that apartment and mixed-use developments containing more than 80 units shall provide 
affordable (low·end market rental) housing units, secured via a Housing Agreement, the 
combined total habitable area of which units comprises at least 5% of the total residential floor 
area in the building. Under the Strategy, a developer is typically encouraged to disperse the 
affordable units throughout a building and, in the case of a phased development, to provide 
5% affordable housing in each phase. In respect to the subject development, however, in the 
light of the developer's significant financial contribution to child care proposed for prior to 
rezoning, staff are supportive of the developer's proposal to provide 100% of the project's 
affordable housing in its second phase (i.e. thus, deferring affordable housing in respect to 
phase one, but accelerating the provision of affordable housing in respect to phase three). 
Furthermore, based on the proposed form and character of the subject development, staff are 
supportive of the project's affordable housing being consolidated in a stand-alone building 
fronting Pearson Way, provided that the developer provides additional floor area (over and 
above the City ' s basic 5% habitable space requirement) for common areas and ancillary uses 
made necessary by the developer's proposal to create a stand·alone building (e.g., hallways, 
lobbies, laundry rooms, indoor amenity space, mechanical rooms). The developer's combined 
total area of affordable housing proposed for Lot 2/Phase 2, which shall be constructed at the 
developer's sole cost, is estimated at 2,412.0 m2 (25,963 ft2) as follows. 

Affordable Housing "Stand Alone" Building Floor Area· 

Net habitable floor area 2,052.5 m2 / 22 ,094 ft2 
• 5% of maximum oermitted residential floor area on Lots 1 & 2 29 units 
Common area estimate (e.g., circulation, lobby) 2B9.5m2/3,116ft2 

SUB-TOTAL 2,342.0 m2 J 25,210 tt2 

Indoor amenity space 70.0 m2/753 ft2 
• OCP minimum requirement for buildings with less than 40 units 

TOTAL 2,412.0 m2 / 25,963 ft2 

*Assumes standard Zoning Bylaw floor area ratio (FAR) exemptions. 

3H576 1 
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The number of affordable housing units, together with their types, sizes, unit mix, rental rates, 
and occupant restrictions shall be in accordance with the City' s Affordable Housing Strategy 
and guidelines for Low End Market Rental Housing (unless otherwise agreed to by the 
Director of Development and Manager, Community Social Development), as follows: 

Unit Type 
Estimated Minimum Unit Maximum Monthly Total Maximum 

Number of Units· Mea Unit Rent·· Household Income·· 
Bachelor Nil 37 m (400 ft') $788 $31 ,500 or less 
1-Bedroom 18 50 m2 (538 tt2

) $875 $35,000 or less 
2-Bedroom 9 80 m" (861 ft') $1,063 $42,500 or less 
3-Bedroom 2 91 m2 (980 ft ) $1 ,275 $51 ,000 or less 

TOTAL 29 Varies Varies Varies 

Number of Units and mix of umt types to be confirmed via the Development Permit approval process for Lot 2. 

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

Covenant(s) will be registered on title restricting Development Pelmit issuance for Lot 2 until 
the developer enters into a Housing Agreement to the satisfaction of the City. 

c) Public Art: Preliminary consultation with the City's Public Art Committee confinned that the 
subject site occupies a strategic public art location, bookended by an important City Centre 
"gateway" at its northeast (i.e. Dinsmore Bridge approach) and the City Centre Public Art 
Plan's proposed "art walk" along Lansdowne Road at its southwest. Prior to rezoning, the 
developer will prepare a detailed public art plan for these two locations based on a voluntary 
developer contribution of approximately $340,891 , based on $0.75/ft2

, exclusive of affordable 
housing, or as per the rates in effect at the time of Development Pennit approval. 

d) Sustainable Development: The CCAP encourages the coordinated planning of private 
development and City infrastructure with the aim of advancing opportWlities to implement 
environmentally responsible services. Areas undergoing significant change, such as the Oval 
Village, are well suited to this endeavour. In light of this, staff recommend, and the developer 
has agreed to the following: 

• District Ellergy Utility (DEU): The developer will design and construct 100% of the 
subject development to facilitate its connection to a DEU system (which utility will be 
constructed by others), commencing with the project's first phase. 

• Leadership ill Ellergy and Environmental Design (LEED): The CCAP requires that all 
rezoning applications greater than 2,000 m2 in size demonstrate compliance with LEED 
Silver (equivalency) or better, paying particular attention to features significant to 
Richmond (e.g., green roofs, urban agriculture, DEU, storm water management/quality). 
The developer has agreed to comply with this policy (i.e. a preliminary LEED Checklist 
has been submitted) and will demonstrate this at Development Permit stage and via the 
Servicing Agreement(s) for the developer's design and construction of street 
improvements. 

• Eco-Amellity: The CCAP encourages the creation of "eco-amenities": community 
resources that facilitate environmentally responsible living, while contributing to 
community identity and placemaking. Furthermore, CCAP engineering policies 
encourage opportunities for pilot projects that integrate infrastructure with natural systems 
to reduce costs and environmental impacts. In light of this, the developer and staff have 
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agreed that an ceo-amenity in the form of a "rain garden" should be constructed within the 
subject site, along its Gilbert Road frontage. The garden (i.e. enhanced bio-swale) will be 
an important landscape feature of the project, and will take the place of some conventional 
on-site stormwater management systems, without any loss in level of service or increase in 
the overall cost to the developer. The design of the garden wi ll slow infiltration, help to 
recharge the water tab le, and filter run-off from the subject site, thus, improving water 
quality entering the Fraser River. Moreover, being located along Gilbert Road at a 
prominent City Centre "gateway", the garden will enhance public enjoyment of the 
proposed Gilbert Road greenway and the continuity of its landscape, Richmond's "garden 
city" image, and public awareness and enjoyment of natural systems in the urban 
environment. Detailed design of the rain garden will be undertaken via the Development 
Permit review and approval process for Lot 1, in coordination with the design of the 
Gilbert Road greenway. 

• 6900 River Road (HeritagelESA Woodlot & Park): The City-owned lot at 6900 River 
Road, adjacent to Gilbert Road, is designated as a park, heritage woodlot, and 
Environmentally Sensitive Area (ESA). Any development in the vicinity of 6900 River 
Road, including the subject development, must be considered from the perspective of its 
potential impacts on the long-term viability of the park's heritage landscape and 
environmental resources (e.g ., shading, drainage or water table changes), and in some cases 
a Heritage Alteration Permit may be required. While no significant impacts on 6900 River 
Road are anticipated as a result of the subject development, prior to rezoning adoption, 
covenants will be registered on 5440 Hollybridge Way restricting Development Permit 
issuance until the developer demonstrates to the satisfaction of the City that: 

Potential impacts are minimized; and 

In the event of identified impacts, a strategy for mitigation and/or compensation is 
prepared by an accredited arborist and/or environmental professional and legal 
agreements and/or security are provided for the strategy's implementation. 

• Tree Protectioll : Richmond ' s Tree Protections Bylaw aims to sustain a viable urban 
forest by protecting trees with a minimum diameter 0[20 cm (DBH (i.e. 1.4 m above 
grade) from being unnecessaril y removed and setting replanting requirements. The 
developer's proposal satisfies the City policy, as per the following table. 

Bylaw-Size Trees Existing Trees Trees 
Trees Proposed for Removal & Replacement 

# Trees Replacement Deciduous Min. Caliper I (20 em DBH min.) Trees Retained Relocated 
Removed Trees Coniferous Min. Height 

On-Site (Deciduous) 11 0 0 11 22 4@6em/1 4 @9em/ 
4(al10cm 

On-Site (Coniferous) 12 0 0 12 2. 2@4m/8@5rn/ 
6tro5.5m/S-(al6m 

On-Site (Cedar hedge +/-57 0 0 +/-57 57 Low-growing hedge 
Off-Site Gilbert Road 1 1 0 Tree rotection re uired for Cit tree as er Cit b law 
Total 

3555761 

81 1 0 80 103 I -
The existing cedar hedge along the common property line of 5440 Hollybridge Way and 
the Richmond Winter Club site shall be replaced with a new evergreen hedge 
incorporating a minimum of 57 trees and extending along the Winter Club's proposed 
Pearson Way frontage and out to Gilbert Road. The purpose of the new hedge is to 
screen views to/from the Winter Club property until that site is redeveloped and screening 
is no longer desired (i.e. due to new landscaping and/or architectural features) 
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Landscape design and installation of the hedge shal l be managed, to the satisfaction of the 
Director of Development and Senior Manager, Parks via Development Permit andlor 
Servicing Agreement processes, as applicable. 

• Flood Managemellt Strategy: The CCAP encourages measures that will enhance the 
ability of developments to adapt to the effects of climate change (e.g., sea level rise). To 
this end, the Plan encourages City Centre developers to build to the City's recommended 
Flood Construction Level of2.9 m geodetic and minimize exemptions, wherever 
practical. The developer has agreed to comply and proposes that all habitable spaces will 
have a minimum elevation of2.9 m geodetic, except fo r entry lobbies and commercial 
along/near Hollybridge Way, whlch wi ll have a minimum elevation of 0.3 m above the 
crown of the front ing street (as pennitted Wlder City policy). 

• A ircraft N oise Sellsitive Development (ANSD): The subject site is situated within ANSD 
"Area 2", which permits ANSD uses (e.g., residential, child care), except single-family 
houses, provided that a restrictive covenant is registered on title, acoustics reports are 
prepared at Development Permit and Building Permit stages identifying appropriate noise 
attenuation measures and confirming their implementation, and various building design 
features are incorporated, including air conditioning or equivalent. The required 
covenant(s) "viII be registered prior to rezoning adoption, and other requirements will be 
satisfied prior to Development Penn it and Building Penn it issuance, as required. 
(Attacbment 3) 

e) Infrastructure Improvements: The City requires the coordinated design and construction of 
private development and City infrastructure with the aim ofirnplementing cost-effective 
solutions to serving the needs of Richmond 's rapidly growing City Centre. In light of this, 
staff recommend, and the developer has agreed to, the following: 

• Roud Network Improvemellls: As per the CCAP, at the developer's sole cost the subject 
development shall provide for various road dedications and statutory right-of-ways (e.g., 
Pearson Way, Hollybridge Way widening), the extension of bike routes and pedestrian 
walkways (including temporary frontage improvements beyond the frontage of the subject 
site in respect to Zoning Bylaw Transportation Demand Management parking relaxation 
incentives), and the installation of amenities (e.g., transit shelter). The design of all 
required transportation improvements shall be completed to the satisfaction of the City 
prior to rezoning adoption. The developer's construction of the require improvements, 
secured via Letters of Credit, shall be managed via the City's Servicing Agreement (SA) 
process, as follows; 

3SSS76! 

Servicing Agreement # 1: Prior to rezoning, the developer shall enter into a flrst SA, 
secured via a Letter(s) of Credit, for the construction of pedestrian improvements 
along the site's River Road frontage and road works within Gilbert Road (excluding 
works behind the curb). Construction shall be complete prior to occupancy of any 
portion of Lot 1. 

Servicing Agreement #2: Prior to Building Permit issuance for Lot I (east), the 
developer shall enter into a second SA, secured via a Letter(s) of Credit, for the 
construction of Pearson Way (excluding the full frontage of Lot 2), pedestrian 
improvements along the site's Gilbert Road frontage, a temporary walkway along the 
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Richmond Winter Club 's Gilbert Road frontage, the realignment of Hollybridge Way, 
a new signalized intersection at Hollybridge Way/Pearson Way and the completion of 
other Lot 1 frontage works. Construction shall be complete prior to occupancy of Lot 
I. 

Servicing Agreement #3 : Prior to Building Permit issuance for Lot 2 (west), the 
developer shall enter into a final SA, secured via a Letter(s) afCredit, for the 
completion of Lot 2's Rlver Road, Hollybridge Way, and Pearson Way frontages. 
Construction must be complete prior to occupancy of Lot 2. 

• Engineering Improvements: The developer shall be responsible for the design and 
construction of required water, stann sewer, and sanitary sewer upgrades, undergrounding 
of private utilities, coordination ofrequired works with Metro Van's tnmk sewer, and 
related improvements, as detennined to the satisfaction of the City. The design of all 
required engineering improvements shall be completed to the satisfaction of the City prior 
to rezoning adoption. The developer shall be required to enter into Servicing Agreements 
for the construction of the required engineering works, secured via Letters of Credit, as 
follows: 

Servicing Agreement #1: Prior to rezoning adoption, all required engineering works, 
except those located within the proposed Pearson Way right-of-way; and 

Servicing Agreement #2: Prior to Building Permit issuance for any portion of Lot 
IlPhase 1 (west of Pearson Way), all required engineering works within the Pearson 
Road right-of-way. 

Servicing Agreement #3 : No works are required (except as may arise due to special 
circumstances identified via the Development Permit approval process for Lot 2). 

All engineering works must be complete to the satisfaction of the City prior to occupancy 
of any portion of Lot IlPhase 1. 

f) Development Phasing: Covenant(s) will be registered on the subject site to ensure that the 
phasing of public works and amenities (e.g., construction of roads, park, affordable housing 
contributions, residential amenity spaces) are appropriately coordinated with the constmction 
of the developer's market housing. 

g) Form of Development: The developer proposes to construct a high-rise, high-density 
residential development over ground floor retail on a prominent site located near the 
Richmond Oval, the Dinsmore Bridge "gateway", and the City's proposed Lansdowne Road 
"art walk". The site is bounded by three important streets, Gilbert Road, new River Road 
(former CPR corridor), and Hol\ybridge Way, and will be subdivided by a fourth, Pearson 
Way. In addition, the site fronts on the Oval Village's proposed pedestrian-oriented retail 
"high street" (River Road) and has major greenway routes designated for both its Gilbert 
Road and Hol\ybridge Way frontages. The developer's proposed form of development, 
which is a combination of street wall-type buildings and three towers, generally confonns to 
the CCAP and its Development Permit (DP) Guidelines and is well-suited to the demands 
and opportunities of its site. In particular, the development has successfully demonstrated: 

• A strong urban concept providing for a high-density, pedestrian-friendly environment; 
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• Variation in building height, including two IS-storey towers at the site's "landmark" 
comers and one lO-storey "mid-block" tower, that together help to provide for upper
level views across the site for on-site residents and neighbours, skyline interest, and sun 
access to usable rooftop spaces and the River Road "high street"; 

• A mid-rise bui lding typology that suggests a "series of buildings", which serves to break 
up the development's large scale, contribute towards visually engaging streetscapes, and 
create opportunities to develop a distinctive and varied retail character at grade; and 

• A strong landscape strategy, especially in the treatment of the development's podium 
roofs and the site's Gilbert Road frontage, the latter of which incorporates a rain garden 
that, in combination with public "greenway" features, contributes towards a distinctive, 
park-like character complementary to Gilbert Road's "gateway" role and the City's 
adjacent heritage woodlot at 6900 River Road. 

Development Permit (DP) approval to the satisfaction of the Director of Development for the 
first phase of the subject development (Lot I, east of Pearson Way) will be required prior to 
rezoning adoption. The required DP for Lot 1 shall include a "master plan" for the 
development of both Lots 1 and 2, to !:,ruide future DP review an9 approval of Lot 2. Where 
the DP "master plan" process identifies fonn of development and/or related issues requiring 
legal agreements or other measures in respect to Lot 2 (e.g., covenant restricting mid-block 
tower height, fonn of affordable housing stand-alone building), any such requirements shall 
be satisfied by the developer prior to DP issuance for Lot 1. 

At DP stage, among other things, design development is encouraged to: 

• Refine the individual characters of the project's three towers, together with their 
interfaces with the fronting streets, the development's mid/low-rise massing, and the 
skyline; 

• Ensure that the project's large tower floorplates do not appear blocky; 

• Provide for: an attractive residential interface with the street, especially where building 
setbacks are minimal as at the proposed affordable housing building; 

• Explore opportunities to create vibrant retail streetscapes that contribute to the animation, 
pedestrian-amenity, and commercial success of the development and its surroundings; 

• Refine the rain garden concept in respect to its fonn and character, together with the 
potential envirorunental role of this and other project features in respect to CCAP "eco
amenity" and related "green bui lding" objectives; 

• Refine the rooftop landscape concept, taking into consideration, among other things, how 
the lower 2-storey portions of the project's podium frontages can best "fit" with the 
development's taller forms; and 

• Address how best to coordinate the parking/loading areas and access points on both lots so 
as to minimize impacts on the streetscape and neighbours. 
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h) Zoning Bylaw Amendment: The CCAP identifies new roads that are to be secured as voluntary 
developer contributions via Riclunond's development approval processes. In cases where such 
roads are not eligible for financial compensation via the Development Cost Charge (DeC) 
program, such as in the case with Pearson Way, the CCAP permits those roads to be dedicated 
without any reduction the developer's buildable floor area. In order to implement the CCAP 
policy in respect to Pearson Way. as part of the subject rezoning, minor amendments are 
proposed to the ReL3 zone specific to 5440 Holl ybridge Way. 

i) Community Planning; As per CCAP policy, the developer proposes to voluntarily contribute 
approximately $ 113 ,630, based on $0.25 per buildable square foot, to the City's community 
p lanning reserve fund. 

Financial Impact or Economic Impact 

a) Land Acquisition: The CCAP requires that the developer reconfigure the existing intersection 
of Lansdowne Road at Hollybridge Way and dedicates a new street, Pearson Way, across the 
subject site. The alignment of the required road improvements encroaches onto the City
owned Richmond Winter Club lot (5540 Hollybridge Way), thus, making it necessary for the 
developer to acquire 297.7 m2 (0.07 ac) of the City lot for dedication as road . The developer 
shall be required to enter into a purchase and sales agreement with the City for the purchase 
of the land, which is to be based on business tenns approved by Council. The primary 
business terms of the purchase and sales agreement will be brought forward for consideration 
by Council in a separate report from the Manager, Real Estate Services. All costs associated 
with the purchase and sales agreement shall be borne by the developer. 

b) Chi ld Care: The subject rezoning proposes that the developer voluntarily contributes funds 
towards the Child Care Development (100% capital) Reserve Fund or an alternative fund, as 
detennined by the City, to help facilitate the construction, by others, of an off-site child care 
facility in or around the Oval Village. The City will seek to work with future developers in 
the Oval Village area to secure a potential location for a child care facility, the construction 
of which faci lity could be paid for in part by the subject developer's voluntary contribution. 
Any proposal for a future child care, together with applicable business terms, funding 
opportunities, and rezoning/development considerations, shall be determined to the 
satisfaction of the City and will be brought forward for consideration by Council in a future 
report. 

Conclusion 

The subject development is consistent with Richmond's objectives for the subject property and the 
Oval Village, as set out in the CCAP, the City Centre Transportation Plan, the City Centre Public 
Art Plan, and related policies. The developer's proposed voluntary contribution towards the Child 
Care Development (100% capital) Reserve Fund or an alternative fund to help facilitate the 
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construction ofa City-owned chi ld care in or around the Oval Village is timely given the area's 
rapid growth; and, the developer's proposed stand-alone affordable housing building will 
contribute towards a more inclusive community by enhancing the area's housing choices. 
Overall, the subject development is a well -planned, attractive development that will contribute to 
the li vability and amenity of the Oval Village and hro.ader City Centre area. On this basis, staff 
recommend support for the subject rezoning and related bylaws. 

Suzanne Carter-Huffman 
Senior PlannerlUrban Design 

SPC:cas 

Attachments 
1. Location Map 
2. Aerial Photograph 
3. Aircraft Noise Sensitive Development (ANSD) Map 
4. City Centre Area Plan Specific Land Use Map: Oval Village (2031) 
5. Development Application Data Sheet 
6. Development Concept 
7. Rezoning Considerations, including the following schedules: 

A Preliminary Disposition Plan for City-Owned Land at 5540 Hollybridge Way (Winter Club) 
B.1 Preliminary Subdivision Plan (including the Ultimate Pearson Way Dedication) 
B.2 Detail of Preliminary Subdivision Plan at Hollybridge Way 
C.1 Preliminary Right-of-Way Plan for Interim Pearson Way 
C.2 Preliminary Right-of-Way Plan excluding Pearson Way 
D. Preliminary Functional Road Plan 
E. Preliminary Phasing Plan 
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3555161 

ATTACHMENT 2 
Aerial Photograph 

OriginalDate: 011.21110 

Amended Date: 06/20/12 

No"': Dirr<:n.<ioll< U\'- in MElRES 
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ATTACHMENT 3 
Aircraft Noise Sensitive Development (ANSD) Map 

AREA1A 

LEGEND 

c 
E[ 

Aircraft Noise Sensitive Development Policy (ANSD) Areas 
(seeAircrafi Noise Sensitive Development Policy Table) 

No New Aircraft NoIse 
Sensitive land Uses: 

AREA 1 A - New Aircraft Noise 
Sensitive Land Use Prohibited. 

AREA 1B · New ResKlential 
Land Uses Prohibited. 

Areas Where Aircraft Noise 
Sensitive Land Uses 
May be Considered: 
Subject to Aircraft Noise 
Mitigation Requirements: 

AREA 2 -AlIAlrcraft Noise Sensitive 
Land Uses (Except New Single Family) 
May be Considered (see Table for 
exceptions). 

AREA 3 - All Aircraft Noise Sensitive 
land Use Types May Be Considered. 

AREA 4 · All AIrcraft Noise Sensitive 
land Use Types May Be Considered. 

No Aircraft Noise 
Mitigation Requirements: 

AREA 5 • All Aircraft No~e Sensitive 
Land Use Types May Be Considered. 

•••••••• Objective: To support 
ttle 2010 Olympic Speed Skating 
Oval 

• Residential use: Up to 213 of 
the buildable square feet (BSF); 

• Non·residential use: The 
remalning BSF (e.g .• 1(3) 

Aircraft Noise Sensitive 
Development Location Map 

Original Dato: 01121110 

Amended Date: 06120/12 

Note: Dimensioa are in METRES 
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ATTACHMENT 4 
City Centre Area Plan Specific Land Use Map: Oval Village (203 1) 

Specific Land Use Map: Oval Village (2031) ;;~;:",'" "' 

GelB"'al1.. r:lan T4 l'5rn: - U·::..an CEtlt'e T5t4.5m: 

.... rban Centre T5 :25n! - .... 1Jan Ccre T€ 145M I - PaM< 

0 VIII"'!;.:! Centre 
Ho y:or>dge Way & 
R ~'er Road l, ter.;.eCllon 

Non-Molar zed 60.31 1~ 

& Recreation \'/ater :"';;;a 

~ \;lll<Ige Ce,t'€ Bcous 

• 1s hlulon 

•••••• Pe..1estran linkages 

•••••• 'Nalerlront Oy<€ Tra 

* En!lanced Ped<es.tna1 
& CycllSI CrosSI ng 

-.- Prooooed Streets 

- Pedesl" an-O,enled 
Rela I PrOCI'lCls ..... gh Sl'cel 
& L nk,;ges 

- Pedosl- an-O,enled 
Rota I PrecI1cts.-Secon:i.af), 
Rata I Streets &. Li 'l~es 
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ATTACHMENT 5 

City of 
Richmond 

Development Application Data Sheet 
Planning and Development Department 

RZ 09-506904 

Address: 5440 Hollybridge Way, together with a portion of 5540 Hollybridge Way (Richmond Winter Club) 

Applicant Hollybridge limited Partnership 

Planning Area{s): 

land Uses 

City Centre Area 
Plan (CCAP) 
Designation 

OCP Aircraft 
Noise Sensitive 
Development 
Policy (ANSD) 

Zoning 

City Centre (Oval Vil lage) 

• 5440 Hollybridge Way: 20,425.4 m2 
• Part of Winter Club: 297.7 m2 
• Total: 20 ,723.1 m2 

• Warehouse & office 

• m 
• Village Centre (commercial) Bonus: 1 FAR 
• Pedestrian-Oriented Retail River Road 

• II 
• "Area 2"; ANSD uses are permitted , provided 

that a covenant, noise mitigation, and air 
conditioning or equivalent are provided 

• Residential uses are limited to 2/3 of maximum 
buildable floor area CCA? 

• Industrial Business Park (181) 

• MH units & common areas 

• 

• Hollybridge Limited Partnership 

• I 
• Building Site : , .7 m2; however, "net 

development site" for calculating buildable 
floor area is 20,524.6 m2 i. including a 

• i 

• No change 

• No change 

• iii 
including a text amendment to permitting 
floor area to be calculated on a dedicated 

2,052.5 m2 

Ii 

38,707.2 m2* 1 557 units 
*excluding amenity space 

2,342.0 m2" 129 units 
"excluding amenity space 

COMMERCIAL (100% at 

TOTAL (excluding amenity space) 

1,101.0 m2 2,417.0 m2 

16,538.0 m2 28,029.0 m2 

3,518.0 m2 
44,567.2 m2* 

assume 
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ATTACHMENT 5 

On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance Subdivided Lots 

· Residential: 2.0 FAR; • Residential: 2.0 FAR max HOWEVER, 2.463 FAR is 
• Commercial Bonus: 1.0 FAR max 
• Total: 3 .0 FAR max; HOW EVER, 

permitted on the basis thai a 
Floor Area Ralio (FAR) 

net site density may be increased if 
GeAP non-DeC road none 

a GeAP non-DeC road is (Pearson Way) is dedicated 

· Commercial Bonus: 0.217 FAR dedicated 
• Total: 2.680 FAR 

Lot Coverage: 
• 90% max Buildings & roof over parking • Lots 1 & 2: +1-79% total none 

Lot Size · • 4 ,000 m2 min · 
Lot 1 (east): 6 ,823 .5 m2 
lot 2 (west): 9,834.5 m2 none 

Setback @ Street • 6 m minimum, but may be reduced • 3 m min none to 3 m based on approved design 
Setback @ Interior Property 
Line • Nil • 9.6 m min. none 

• RCL3 zone: 47 m geodetic • RCl3 zone: 47 m geodetic 

Height • CCAP "typical maximum": 25 m • CCAP: Exceeds 25 m along 
within 60 m of Gilbert Road & 47 m Gilbert Road to provide for a 

none 

Qeodetic elsewhere "Qateway" tower 
• Tower heights should be varied to 

• Two 15-storey towers at key 
CCAP Tower Height Variation contribute to a visually interesting 

corners & one 10-storey tower none skyline & enhance views 
through/across the area located mid-block 

Allows for greater 
tower separation & 

• Lot 1 (east): 835 m2 
tower height variation, 

CCAP Tower Floorplate Size • Above 25 m: 650 m2 max · Lot 2 (west): 835 m2 which enhance views 
& sunlight penetration 
with negligible impact 

on nei hbours 

· Between Lot 1 & 2: 73.3 m CCAP Tower Separation • Above 25 m: 35 m min 
OnLoI2: 71.0m 

none • 
• 2.9 m geodetic minimum for · Dwe11ings: 2 .9 m geodetic min 

habitable spaces, but may be · Lobbies & commercial: 0.3 m Flood Construction Level 
reduced to 0.3 m above the crown minimum above the crown of none 

of the frontina street the frontina street 

Off-street Parking Spaces: Lot 1 (east): 
• Market housing: 268 

• Market housing: 1.21unit • Commercial : 46 • 282 spaces min. none 
• Affordable housing: 0.9/unit • Sub-Total: 314 
• Commercial : 4 .2/100 m2 • Total less 10% (TOM): 282 

(including visilor parking) Lol2 (wesl) : 
• Up to 10% reduction • Market housing: 401 

permitted for City-approved • Affordable housing : 26 
• 476 spaces min. Transportation Demand • Commercial : 102 

none 

Managemenl (TOM) • Sub-Total: 503 
measures • TOlalless 10% (TOM): 476 

Amenity Space: Outdoor 
Lol1 (east): 

• Roof/market units : 2,297 m2 
• OCP: 1,338 m2 
• CCAP: 682 m2 

• Ground: 538 m2 none 
• OCP: 6 m2/unil usable • Total: 2,835 m2 

space (e .g .. play space) • Tolal: 2 020 m2 

p iuS Lol2 (west) : · Roof/market units: 2,173 m2 

• CCAP: 10% of net site area • OCP: 2 ,160 m2 • Roof/affordable units : 737 m2 none 
as landscaping • CCAP: 984 m2 • Ground: 304 m2 

• Tolal: 3 144 m2 • Total: 3 214 m2 

• CCAP encourages "green roofs' on 
Proposed roof coverage: 
• 52% amenity space 

Green Roofs all lower level roofs not required for 
• 18% inaccessible green roof 

none 
outdoor amenity space • 30% other (i.e. tower roof~)' 
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Development Concept 
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City of 
Richmond 

Rezoning Staff Report / ATTACHMENT 7 
June 22, 2012 (8:00 PM) 

Rezoning Considerations 
Development Applications Division 

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

5440 Hollybridge Way 
RZ 09-506904 

Rezoning Considerations in respect to RZ 09-506904 include the following schedules: 

A. Preliminary Disposition Plan for City-Owned Land at 5540 Hoiiybridge Way (Winter Club) 
B. 1 Preliminary Subdivision Plan (inciuding the Ultimate Pearson Way Dedication) 
B.2 Detail of Preliminary Subdivision Plan at Hoiiybridge Way 
C.1 Preliminary Right-of-Way Plan for Interim Pearson Way 
C.2 Preliminary Right-of-Way Plan excluding Pearson Way 
D. Preliminary Functional Road Plan 
E. PreliminarY PhasinQ Plan 

Pr ior to final adoption of Zo ning Amendment Bylaw 8879, the developer is required to complete the 
following: 

1. Land Acquisition: Acquisition of City lands, including: 

J .1. Counci l approval of the sale of an approx imately 297.7 m2 portion of the City-owned lot at 5540 
Hollybridge Way (the Land). (Schedule A) 

1.2. The developer shall be required to enter into a purchase and sales agreement with the City for the 
purchase of the Land, which is to be based on the business terms approved by Council. The primary 
bus iness terms of the purchase and sa les agreement will be brought forward for considerat ion by 
Council in a separate report from the Manager, Real Estate Services. All costs associated with the 
purchase and sales agreement shall be borne by the devc loper. 

2. Dedicat ions: Road dedication as per the Preliminary Subdivis ion Plan (Schedules B.I & B.2), the 
configurations and sizes of which areas must be confirmed prior to registration to the satisfaction of the City, 
including: 

2. 1. 18.5 m2 comer cut (approximately 6 m by 6 m) at the southeast comer of I-Iollybridge Way and River 
Road (former CP Rai l corridor) (Schedu le B.l ); 

2.2. 180.0 m2 irregularly-shaped widening a long the east side of Hollybridge Way, including a comer cut 
at the intersection of I-Iol lybridge Way and the proposed Pearson Way dedication (Schedu les B.l & 
0.2); and 

2.3. 297.7 m2 of the City-owned lot at 5540 Hollybridge Way (for which the deve loper is required to enter 
into a purchase and sales agreement with the City as described above). (Schedule A). 

NOTE: As the required dedication is a portion of a City Centre Area Plan (CCAP) "minor street" that 
is ineligible for DeC cred its and, as has been determined by the C ity, satisfies all CCAP 
transportation objectives and related pol icies, it may be used for calculati ng the maximum permitted 
fl oor area on the nct mi xed-use portion of the subject site, as provided for via the Residential/Limited 
Commerc ial (RCL3) zone applicable to the subject site. 

3. Pearson Way: Measures to secure the dedication of Pearson Way across 5440 Hollybridge Way and related 
improvements, to the satisfaction of the City. The City agrees that the owner's dedication of Pearson Way 
may occur after adoption of the subject rezoning to fac ilitate the retention of the owner's existing building 
unti l all tenant leases have expired in mid-20 13; however, no development of the subject site, exclusive of 
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Rezoning Staff Report I ATTACHMENT 7 
June 22, 2012 (8:00 PM) 

clearing, pre~loading, and related site preparation, will be pennitted until after the dedication of Pearson Way 
is completc to the City's satisfaction. Measures required to facil itate the proposed process includc: 

3.1. Registration of a restrictive covenant and blanket Statutory Right-of-Way (SRW) over 5440 
Hollybridge Way to ensure that the demolition ofthe exist ing building and related o il-site 
improve ments are completed, at the so le cost of the owner, prior to Development Penn it issuance in 
respect to any portion of 5440 Hollybridge Way or December 31, 2013, whichever occurs first. If the 
owner does not demolish the above building according to the provisions of the agreement, the 
covenant and SRW will allow the City to enter the property and demolish the building. 

3.2. Provision of a Building Demolition Bond for the existing building and related improvements at 5440 
Hollybridge Way, the value of wh ich Building Demolition Bond shall be $300,000 or as otherwise 
detenn ined to the satisfaction of the City of Richmond Bui lding Approvals Division. 

3.3. Registration ofa SRW to provide for the establishment of Pearson Way between River Road (former 
CP Ra il corridor) and the common property line of 5440 and 5540 Hollybridge Way, together with an 
option fo r the C ity to dedicate thc SR W (at a nominal cost to the City) fo llowing the demolition of the 
ex isting building on the subject site. The SRW shall, as determined to the satisfact ion of the City: 

3.3. 1. Be 3,565.2 m2 in size, as per the Preliminary Right~of~Way Plan (Schedule C. t ), to be 
confinncd prio r to registration; 

3.3.2. Provide for unrestricted, 24-hour-a-day, public access including, but not limited to, pedestrians 
(uni versally accessib le), bicycles, emergency and service vehiclcs, and general purpose traffic, 
together with related uses, features, C ity and private util ities, and City bylaw enforcement, as 
typically required in respect to the design, construction, and operation of a public road. 

3.3.3. Require the owner to be solely responsible for the maintenance of the SRW area; 

3.3.4. Require the owner to be solely responsible for the design and construction of the SRW, as 
detennined via the C ity'S standard pennitting· and Servicing Agreement· processes; and 

3.3.5. Restrict the City'S ability to exercise its right to unrestricted public access until demolition of 
the existing building on the subject site is complete. 

3.4. Registration of a restricti ve covenant on ti tle securing that "no development" wi ll be penn itted and 
restricting Deve lopment Penn it· issuance in respect to any portion of 5440 Hollybridge Way unt il the 
following is complete, as determined to the satisfaction of the City: 

3H30IO 

3.4.1. 3,565.2 m2 road dcdication fo r the establishment of Pearson Way between River Road (fonner 
CP Rail corridor) and the common property line of 5440 and 5540 Ho llybridge Way, as per the 
Prel iminary Subdivision Plan (Schedule B. t ). 

NOTE: As the required dcd ication is a portion of a City Centre Area Plan (CCAP) "minor 
street" that is ineligible for DCC credits and, as has been detcnnined by the City, satisfies a ll 
CCAP transportation objectives and related policies, it may be used for ca lculatin g the 
maximum pennitted floor area on the net mixed-use portion of the subject site, as provided for 
via the Residential/Limited Commerc ial (RCL3) zone appl icable to the subject site. 

3.4.2. Subdivision· of 5440 Hollybridgc Way into two lots (one to each side of the proposed Pearson 
Way road ded ication), as per the Prel iminary Subdivision Plan (Schedule 8. t ), the 
configurations and sizes of which lots must be confimled prior to registration to the 
satisfaction of the City, inClud ing: 

• Lot 2 (west of Pearson Way): 9,837.3 m2
; and 

• Lot I (east of Pearson Way): 6,824.3 m2
; an d 

2 
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3.4.3. Registration of restrictive covenant(s) and/or alternate lega l agreement(s) on title limiting 
driveway cross ings along Pearson Way as follows, to be confirmed to the satisfaction of the 
C ity via the City's Development Pennit· and Serv icing Agreement· approval processes: 

• Lot 2 (west of Pearson Way): I maximum, located along the south side of the lot; and 

• Lot 1 (east of Pearson Way): I maximum, located ncarthe south property line ofthe lot so 
as to align with the intersection proposed for the right-angle bend mid-way along Pearson 
Way, as generally illustrated in the Functional Road Plan (Sc hedule D). 

3.5. Registration of a restrictive covenant on title securing that "no building" wi ll be pennitted and 
restricting Building Pennit· issuance in respect to any portion of 5440 Hollybridge Way until the 
following is complete, as determined to the satisfaction of the City: 

3.5.1. The developer must enter into a Servicing Agreement (SA)· for the desib'll and construction, at 
the developer's so le cost, of Pearson Way, including all transportation, engineering, and park
related works. Prior to Building Permit· issuance, all works identified via the SA· (on a 101-
by-lot, phase-by-phase basis) must be secured via a Lettcr(s) of Credit, to the satisfaction of 
the Di rector of Development, Director of Engineering, Director of Transportation, and Senior 
Managcr, Parks. All works identified by the City for the Pearson Way SR W/dedication shall 
be completed prior to Final Building Permit· inspection granting occupancy for the subject 
developmcnt 's first phase of construction, in whole or in part, EXCEPT for the ultimate 
sidewalk (i.e. a temporary sidewalk must be installed) behind the bou lcvard along the frontage 
of l ot 2 (west of Pearson Way) or as othcrwise determined at the sole discretion of the C ity 
and spec ifically provided for via "no build" covenant(s) and/or other lega l agrcement(s) 
registered on title. (No Development Cost Charge (DeC) credits will apply.) 

4. Public Rights of Passage: Registration of Statutory Right-of~Ways (SRW), as per the Preliminary Right-of
Way Plan (Schedule C.2), to facilitate public access and related landscaping and infrastructure, which may 
include, but is not limited to, street furnishings, strect lighting, decorative paving, bike paths, trees and plant 
material, innovative stonnwater management mcasures, and utilities to the satisfaction ofthe City. The 
specific location, configuration, and design of the SR Ws shall be confirmed via the subject site 's 
Development Permit· and Servicing Agrecment · approval processes, to the satisfaction of the C ity, taking 
into account the fo llowing: 

4.1. Walkway SRWs shall, to the sat isfacti on of the Director of Development, Senior Manager, Parks, 
Director of Transportation, and Director of Engineering: 

H580IO 

4.1.1 . Inc lude: 

• Lo t 2 (west of Pearson Way): 4.09 m wide along the subject site's entire Hollybridge Way 
frontage for public sidewalk purposes (i.e. 2.09 m measured to the back of the bike path 
and landscape buffer, plus 2.0 m for sidewalk), togcther with a corner cut to satisfy (in 
addition to public sidewalk purposes) traffic signal and re lated City Transportation 
req uirements at the proposed intersection of Hollybridge Way and Pearson Way. 

• Lots 1 and 2: 2.0 m wide along the cntire River Road (fonner CP Rail corridor) frontage of 
both lots for public sidewalk purposes (except at the proposed a lignment of Pearson Way, 
which is to be secured via a scparate SR W with provisions for future dedication, as 
detennined to the satisfaction of the City). 

4.1.2. Provide for: 

• Unrestricted, 24-hour-a-day, public access for pedestrians (universally access ible), 
bicycles, and emergency and service vehicles, together with related uses, featu res, City and 
private utilities, and City bylaw enforcement. 
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• Encroachments, limited to pedestrian weather protection, architectural appurtenances, 
and signage, provided that such encroachments do not project more than 1.0 m into the 
right-of-ways and do not compromise City objectives with regard to the intended public 
use and enjoyment of the public realm, high-quality streetscape design, street tree 
plaming or landscaping, or City access (i.e. for maintenance, bylaw enforcement, etc.) 
within or arou nd the SRWs. as detenn ined to the satisfaction of the City via the City's 
standard Development Pemlit • and Servicing Agreement· processes. 

• The owner shall be solely responsible fo r the design, construction, and maintenance of 
the SR Ws, EXCEPT for the maintenance of hard landscape and street trees (which shall 
be the responsibility o rlhe City) or as otherwise detennined to the satisfaction or the City 
via the City'S standard Deve lopment Pemlit • and Servic ing Agreement· processes. 

4.1.3. Prohibit driveway crossings a long River Road and Hollybridge Way. 

4.2. Combined walkway/service lane SRW shall, to the sati sfaction of the Director of Development, 
Senior Manager, Parks, Director of Transportation, and Director of Engineering: 

3553010 

4.2. 1. Include: 

• Lot 1 (east of Pearson Way): 6.0 m wide along the entire south edge of Lot I from Gil bert 
Road to Pearson Way for a public walkway, landscaping, and related public purposes, 
together with provisions for shared vehicle access, loading, manoeuvring, and related 
acti vities scrving Lot I and, if so detennined via future rezon ing and/or development 
approval processes by others, 5540 Hollybridge Way (Winter Club). 

NOTE: The size, configurat ion, and usc of the SRW shall be con finned via the Development 
Pennit· review and approval processes for Lot I and the City may, at its sole discretion, 
require the SRW, including its tenns and conditions of use, to be modified accordingly. 

4.2.2. Provide for: 

• Unrestricted, 24-hour-a-day, public access for pedestrians (universally accessi ble), 
bicycles, emergency and service vehicles, and general-purpose traffic, together with related 
uses, features, City and private util ities, and City bylaw enforcement. 

• Bui lding encroachments, limited to portions oflhe building situated below the fini shed grade 
of the SR W, landscape structures, and signage, provided that such encroachments do not 
conn ict with the design, construction, or intended public use of the SR W (e.g., tree planting, 
shared vehicle access with 5540 Hollybridge Way) as detennined to the satisfaction of the 
City via the City'S standard Development Penn it • and/or Servicing Agreement· processes. 

• The owner shall be so lely responsible for the design, construction, and maintenance of the 
SRW, EXCEPT as otherwise detennined to the sati sfaction of the City via the City 's 
standard Development Penn it • and Serv ic ing Agreement· processes. 

• Poss ible widen ing of the SR \V (by olhers) at 5540 Hollybridge Way (Winter Club), if so 
determined via the City'S rezoning and/or development approval processes. 

4.2.3. Prohibit: 

• Driveway crossings a long Gi lbert Road. 

• Utili ties, equipment, and other features (e.g., hydro cabinets) that obstruct some portion of 
the SRW at or above grade or otherwise conflict with the design, construction, or intended 
public use of tile SRW (e.g., tree planting, future shared vehicle access to 5540 Hollybridge 
Way) as detennined to the satisfaction of the City via the City'S standard Development 
Penn it· and/or Serv ici ng Agreement· processes. 
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5. Driveway Crossing: Registration of a restrictive covenant and/or alternative legal agreement on title, to the 
satisfaction of the City, prohibiting driveway crossings along the subject site's Gilbert Road frontage. 

6. Flood Construction Level: Registration offload indemnity covenant(s) on title. 

7. Aircraft Noise Sensitive Use: Registration of aircraft noise sensitive use covenant(s) on title. 

8. IndustriaVCommercia l Noise Sensitive Use: Registration of industriaVcommercial noise sensitive use 
covenant(s) and/or alternative legal agreement(s) on title identifying that the proposed development must be 
designed and constructed in a manner that mitigates noise impacts within the proposed dwelling units arising 
from nearby industrial and commercial uses and related activities. Dwelling units must be designed and 
constructed to achieve: 

8.1. CMHC guidelines for interior noise levels as indicated in the chart below: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

8.2. The ASHRAE 55-2004 "Thennal Environmental Conditions for Human Occupancy" standard for 
interior living spaces. 

9. View Blockage: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on title, to the 
satisfaction of the City, identifying that distant views from the subject site's private dwellings and common 
residential spaces (i.e. to the North Shore mountains, Mt. Baker, Fraser River, Georgia Straight, and 
elsewhere) may be obstructed in whole or in part by the futu re development of surrounding properties, and 
the subject deve lopment should be designed and constructed in a manner that anticipates this and seeks to 
mitigate possible impacts. 

10. Village Centre Bonus evCB) Amen ity Contribution: 

10.1. Maximum Density Bonus: Registration of restrictive covenants and/or alternative legal agreements on 
title, to the satisfaction of the City, limiting the maximum pennitted combined total non-residential 
floor area on Lots I and 2 in respect to the City Centre Area Plan (CCAP) YCB designation and 
related density bonus provisions of the ResidentiallLimited Commercial (RCLJ) zone to the 
followi ng: 3,608.5 m2

• 

Based on the voluntary developer contributions agreed to by the developer via the subject rezoning in 
respect to the CCAP VCB designation and RCL3 zone, the above area reflects the max imum 
pennitted combined total non-residential VCS floor area on Lots I and 2. Non-residential VCB floor 
area in excess of the above areas is not anticipated, and shall on ly be permitted if, via the City's 
standard Development Pennit· and related processes: (a) the owner voluntarily contributes additional 
amenities over and above those agreed to in respect to the subject rezoning (in accordance with CCAP 
VCS policy and the RCLJ zone); (b) demonstrates to the satisfaction of the City that the add itional 
density can be accommodated on the subject site without compromising CCAP fonn of development, 
livability, or related objectives; and, (c) the subject restrictive covenants and/or alternative legal 
agreements registered on title (as applicable) are amended. 

10.2. Chi ld Care: The City's acceptance of the deve loper's voluntary contribution of $874,000 to fac ilitate 
the construction of a City Centre City-owned child care facility (i.e. not-for-profit operator). 

3558010 

10.2.1. The value of the developer's $874,000 voluntary contribution is based on the following, as 
detennined to the satisfaction of the City: 

• Construction value of $450/ft\ based on a turnkey level of finish and inclusive of costs 
related to necessary ancillary uses and spaces (e .g., outdoor play space, parking, access, 
furnish ing and fittings); and 
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• 5% of the subj ect development's maximum permitted combincd total non-residential fl oor 
area on Lots I and 2 as set out in the required restrictive covenants and/or alternative legal 
agreements registered on title (i.e. 5% of 3,608.5 m2

). 

10.2.2. Prior to adoption of the subject rezoning, the developcr shall make a voluntary cash 
contriburion (100% of which sha ll be allocated for capital works) to the Child Care 
Deve lopment RcselVe Fund or an alternative fund, as determined at the sole di scretion of the 
City, for use in com bination with funds from other source(s) to facilitate the construction ofa 
City Centre City-owned child care facility. The developer's contribution shall be allocated 
entirely for capital works. Furthennore, if so determined at the sole discretion of the City, the 
facility may be used on an interim basis for an alternative community amenity if the operation 
of a City-owned ehi ld care faci li ty is not immediately feasible. 

II. No Development: In addition to "no deve lopment" covenant(s) and/or alternative legal agreement(s) required 
in respect to Pearson Way, registration of restrictive covenants and/or alternative lega l agreements on titl e 
securing that "no development" wi ll be permitted and restricting Development Pennil· issuance until the 
developer satisfies the fo llowing to the satisfaction of the City: 

11.1 . Phasing: Development must proceed on the following bas is (Sched ule E): 

11.1.1. Lot I (east of Pearson Way) shall be Phase 1; 

11.1.2. Lot 2 (west of Pearson Way) sha ll contain a maximum of two phases, which phases simi I: 

• Be Phase 2 and Phase 3; 

• Proceed such that Phase 2 is situated on the east portion of Lot 2 and Phase 3 is on the 
west; and 

• In Phase 2, provide for all affordable housing secured via a Hous ing Agreement and a ll 
indoor residential amenity space required in respect to the entirety of Lot 2 (as detennined 
via an approved Development Pennit*), which uses must rece ive Final Bui lding Permit 
Inspection· granting occupancy prior to any other Phase 2 uses rece iving Final Building 
Permit Inspection· granting occupancy; and 

11.1.3. Sequential phases (e.g., Phases I and 2) may proceed concurrently. but a later phase may not 
advance to Development Permit· approval ahead of an earlier phase. 

11 .2. District Energy (DEU): Prior to Development Pennit* issuance for Lots I and 2, on a Development 
Pemlit*-by-Development Pennit · basis the owner mllst enter into legal agreement(s) in respect to the 
owner's commitment to DEU. More specifically, the owner shall commit to connecting the subject 
development to a proposed City Centre DEU, including the operation and use of the DEU and all 
assoc iated obligations and agreements as detennined to the satisfaction of thc Director of Engineering 
incl uding, but not limited to: 

11.2. 1.The design and construction of the development 's buildings to facilitate hook-up to a DEU 
system (e.g., hydronic water-based heating system); and 

11.2.2. Entering into a SClVice Provision Agreement(s) and statutory right-of-way(s) and/or alternative 
legal agreement(s), to the satisfaction of the City, that establ ishes DEU for the subject site. 

11.3. 6900 River Road (J-leritagcIESA Woodlot & Park): Prior to Deve lopmen t Permit· issuance for Lots 1 
and 2, on a Development Permit*-by-Development Permit· basis the owner must demonstrate that: 

355&010 

11.3.1. llllpacts on the City-owned lot at 6900 Ri ver Road, which is a designated heritage site, 
Environmentally Sensitive Area (ESA), and park, are minimized; and 

11.3 .2. In the event of anticipated impacts, mitigation and/or compensation are provided, as 
determined to the satisfaction of the City. 
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The development of 5440 Hollybridge Way may result in shading, changes in ground water 
conditions, and/or other conditions that could impact protected trees, habitat, and related 
heritage and environmental features located at 6900 River Road. Any and all land altering 
activities on and around 6900 River Road that could pose a risk to the health or viability of 
heritage and/or environmental resources must, wherever poss ible, be avoided (i.e. proposed 
form of development should be altered) and in the event that impacts are unavoidable, 
authorization must be received in advance of Development Permit issuance by a Council
approved Heritage Alteration Permit* and/or ESA Development Permit* , wh ich may include 
requirements for tree survival and/or other security, legal agreement(s), and/or other 
considerations, as detennined to the satisfaction of the City. This may include, but is not 
limited to, the submission of a contract entered into between the owner and a Certified 
Arborist for the superv ision of work in the vicinity of 6900 River Road, site monitoring 
inspections, and provisions for the Arborist to submit post-activity assessment report(s) to the 
City for review. 

11.4. Affordable Housing: Prior to Development Pennit* issuance for Lot 2 (west of Pearson Way), the 
owner must make provisions, at the owner's sole cost, for the construction of affordable (low-end 
market rental) housing on Lot 2, secured via the City's standard Housing Agreement registered on 
title. The form of the Housing Agreement is to be agreed to by the owner and the City prior to final 
adoption of tile subject rezoning; after which, changes to the Housing Agreement shall only be 
pennitted for the purpose of accurately reflecti ng the spec ifics (e.g., form, character) of the 
Development Pennit* for Lot 2 and other non-material amendments resulting thereof and made 
necessary by Lot 2's Development Permit* approval requirements, as determined to the satisfaction 
of the Director of Development and Manager, Community Social Development. The tenns of the 
Housing Agreement shall indicate that they apply in perpetuity and provide for, bu t are not limited to, 
the following: 

3558010 

11.4.1. The affordable (low-end market rental) housing is intended to occupy a 4-storey building 
fronting Pearson Way on the south side of Lot 2, which is integrated with Lot 2's parking 
structure, roof deck, and related features, but is designed to function as an independent building 
that does not share common circulation (e.g., lobbies, hallways, elevators, stairs) or 
indoor/outdoor amenity spaces with Lot 2's market-residential or commercial uses. The 
affordable housing building, including its common areas and housing units, shall be equipped 
with an audio/visual alann system and meet Basic Universall-lousing standards (as defined 
under the Zoning Bylaw). 

11.4.2. The required minimum floor area of the affordable housing facility (exclusive of ancillary uses, 
such as parking, outdoor spaces, and areas not intended for the exclusive use of the affordable 
housing residents) shall comprise 2,412.0 m2 or the combined total area of the following as 
determined via an approved Development Permit* , whichever is greater: 

• 5% of the subject development's total residential building area on Lots I and 2, as 
specified in Development Pennits* for Lots 1 and 2 approved by the City, all of which area 
is to be allocated for the net floor area of the affordable housing dwelling units; 

• Circulation (e.g. , lobbies, hallways, elevators, stairs) intended for the exclusive use of the 
affordable housing residents; 

• Indoor amenity space within and around the affordable housing building, designed and 
secured for the exclusive use of the affordable housing residents, the size of which spaces 
shall comply with standard City OCP and CCAP policy as applicable to a "stand alone" 
building (i.e. without access to amenities shared with another building); and 

• All walls, mechanical, electrical, and similar spaces required to facilitate the owner's 
provision of the proposed "stand alone" affordable housing building. 
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1104.3. The number of affordable housing units, together with their types, sizes, unit mix, rental rates, 
and occupant restrictions shall be in accordance with the City's Affordable Housing Strategy 
and guidelines for Low End Market Rental Housing (unless otherwise agreed to by the Director 
of Development and Manager, Community Social Development), as follows: 

Unit Type 
Estimated Number Minimum Unit Maximum Monthly Total Maximum 

of Units· Area Unit Rent·· Household Income" 
Bachelor Nil 37 m' (400 ft') $788 $31,500 or less 

1-8edroom 18 50 m"' (538 fel $875 $35.000 or less 

2-8edroom 9 80 m2 (861 ft ) $1,063 $42.500 or Jess 

3-Bedroom 2 91 m' (980 ft') $1.275 $51,000 or less 

TOTAL 29 Varies Varies Varies 

• Eslrnated number of unrts and mIX of unillypes 10 be confim1ed via the Development Pem1rt" approval process for Lot 2 . 

•• May be adjusted periodically as provided for urlder adopted City policy. 

IlA.4.Parking and loading intended for the exclusive use of the affordable housing residents must be 
provided as per Richmond's Zoning Bylaw and related policies, located within a parking 
structure shared wi th Lot 2's market-residential/or and commercial uses, and secured via legal 
agreements to the satisfaction ofthe Director of Development, Director of Transportation, and 
Manager, Community Social Deve lopment. 

11.4.5. The affordable housing building and all anci llary uses and spaces (e .g., parking, outdoor 
amenity space and landscaping) shall be completed to a turnkey level of finish at the sole cost 
of the owner, to the satisfaction of the Director of Development and Manager, Community 
Social Deve lopment. 

1104.6. Final Building Permit* Inspection granting occupancy for any building or portion of a building 
on Lot 2 shall not be permitted until the affordable housing building and all required ancillary 
uses and spaces are complete and have received Final Building Pennit* Inspection granting 
occupancy. 

12. Public Art: The City'S acceptance of the developer's vol untary contribution towards publi c art, the terms of 
which voluntary developer contribution shall include the following: 

12.1. The developer's preparation of a detailed public art plan, based on the Richmond Public Art Program, 
City Centre Public Art Plan, to the satisfaction of the Director of Development and Director, Arts, 
Cu lture, and Heritage (incl uding review by the Public Art Advisory Committee and/or presentation 
for endorsement by Council, as required by the Director, Arts, Culture, and Heritage). The Plan shall 
include, but may not be limited to: 

3558010 

12.1.1. Two publ ic art sites, including one at the northeast comer of Lot I (i.e . GilbertlRiver Road 
intersection) and a second at the southwest comer of Lot 2 (i.e. Hollybridge/Pearson Way 
intersection); 

12.1.2. Themes for the two public art sites, taking into account Lot I's location at a key City Centre 
"gateway" and Lot 2 as part of the "Lansdowne Art Walk"; and 

12.1 .3.Strategies for coordinating the proposed artworks (c.g., selection, development, implementation, 
funding) with nearby public art projects proposed for Gilbert Road (e .g., OnnilRZ 11-585209 
and ASPAC/RZ 09-460962) and Lansdowne Road. Such strategies should, where appropriate, 
take into consideration opportunities for the City to augment the developer's voluntary 
contribution with public art funds from other sources and/or to direct some portion of the 
developer's voluntary contribution off-site (e.g., nearby park) and/or to multi-use 
infrastructure/features (e.g., benches, manhole covers, lighting, etc. for use along the length of 
the Lansdowne Art Walk). 
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12.2. The va lue of the developer's voluntary Public Art contribution shall be at least $340,891 or as per the rates 
in the following table and the maximum buildable noor area penn itted on the subject site's two proposed 
lots (exclud ing affordable hous ing) as per an approved Development Penn it·, whichever is greater. 

Lot Phase 

EX~I~;,~ -' 
; r ; , Public Art. 

I Rai. , 
1 1 $0.751ft' $133,5141 

25,687.0 m2 
"''::. .~ .... IIl • v( ~h! current 

2 213 City rale at Building 
$207,37i (276,502 fi2) Permit (8P)*approval, 

TOTAL i: Varies $340,891 1 

. . . . Actual floor area & contnbutlon to be confirmed at the tIme of BUlldmg PermIt approval . 

NOTE: In the event that the City-approved Public Art Plan recommends a budget for Lot 1 that is less 
than the developer'S vo luntary contribution for Phase I, the balance of the dcveloper's contribution 
shall bc secured by thc Ci ty in the fonn of a Letter ofCredit(s) fo r use at Phase 2 or as otherwise 
secured as directed under the Plan, to the satisfaction of the C ity. 

12.3. Budget allocations for the artworks must lake into account that, as per City policy, 85% of total funds shall 
be directed to the creation and installation of the artwork(s) and 15% shall be directed to administration. 
Note that if the Plan, to the satisfaction of the City, directs that the developer shall undertake the 
administration of one or both artworks, the 15% administration budget in respect to the affected artwork(s) 
sha ll be split such that 10% is allocated to the deve loper and 5% is allocated to the City. 

12.4. "No building" wi ll be pennitted on the subject site, restricting Building Pennit· approval on a phased, 
lot-by-Iot basis, until the developer, based on the City-approved detailed Public Art Plan, enters into 
legal agrcement(s) and provides Leuer(s) of Cred it, to the satisfaction of the Director of Development 
and Director, Arts, Culture, and Heritage, for the Plan 's phased, lot-by- Iot implementation (the value 
of which incremental contributions shall be as generally indicated in the tabl e above) or as otherwise 
specifically provided for in the City-approved Plan. 

13. Community Planning: The City'S acceptance of the developer' s vol untary contribution of$ 113,630 or as 
otherwise determined based on $0.25 per buildable sq uare foot (excludi ng affordable housing), whichever is 
greater, to the City' s community planning reserve fund, as setout in the City Centre Area Plan . 

14. Commercial Parki ng: Registration of a restrictive covcnant(s) andlor alternative legal agreement(s) 011 title 
on both Lot I and 2 restricting parking provided on-site in respect to commercia l uses (as per the Zon ing 
Bylaw) such that: 

14.1. No commerc ia l parking spaces may be provided in a tandem arrangement; 

14.2. No more than 50% of commercial parking spaces provided on each lot as per an approved 
Development Penn it· may be designated (i.e. sold, leased, reserved, signed , or otherwise assigned) by 
the owncr or operator for the exclusive lise of employees, specific businesses, and/or others; and 

14.3. Commercial parking spaces not designated by the owner and/or operator for the exclusive use of 
employees, specific businesses, andlor others must include a proportional number of handicapped and 
small car parking spaces, as per the Zon ing Bylaw (e.g. maximum 50% small car spaces). 

15. Cross Access: Reg istration of a Statutory Right-of-Way (SRW) on Lot 2 (west of Pearson Way) to facilitate 
shared vehicle and pedestrian use of Lot 2' s single pcnnitted driveway and associated circulation by 
residents, commercial uses, vis itors and the general public, and garbage/recycl ing and service uses in the 
event that Lot 2 is phased. (Note: A maximum of two phases shall be pennitted.) 
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16. Residential Tandem Parking: Registration ofa legal agreement(s) on title in respect to parking spaces 
arranged in tandem requiring that both spaces forming a tandem pair of spaces must be assigned to the 
same dwelling. 

17. Transit Shelter: City acceptance of the developer's voluntary contribution of $25,000 towards the acquisition 
and installation of a City Centre transit shelter, the location of which shelter will be determined to the 
satisfaction of the City in consultation with TransLink and mayor may not be situated along the frontage of 
the subject site. 

18. Temporary Frontage Improvements (Gilbert Road): City acceptance ofthe developer's voluntary 
contribut ion offunds for the installation of temporary frontage improvements, in the form ofa 2.5 m wide 
grass boulevard and 3.0 m wide asphalt sidewalk, across the full Gilbert Road frontage of 5540 
HoUybridge Way (Richmond Winter Club). The va lue of the developer's voluntary contribution shall be 
determined, prior to rezoning adoption, via the City's standard Servicing Agreement'" design approval 
processes for road and frontage improvements in respect to the subject development. As determined to the 
satisfaction of the City, the developer may be requ ired to enter into a Servicing Agreement'" for the 
detailed design and construction of the temporary frontage improvements . The improvements will be 
considered by the City at its detennination of applicable parking relaxations in respect to Zoning Bylaw 
provisions regarding Transportation Demand Management (TDM) measures for the development of both 
Lots 1 and 2. (No Development Cost Charge credits shal l apply to these temporary frontage 
improvements.) 

19. Construction Parking and Traffic Management Plan: Submission of a Preliminary Construction Parking and 
Traffic Management Plan to the Transportation Division. The Management Plan shall include locations for 
parking for services, deliveries, workers, loading, application for any lane closures, and proper construction 
traffic contro ls as per Traffic Contro l Manual for works on Roadways (by M inistry of Transportation) and 
MMCD Traffic Regulation Section 01570, and must demonstrate to the satisfaction of the City that access 
to the Richmond Oval will be unintermpted. 

20. Additional Requ irements: Discharge and registration of additional right·of· way(s) (SRW) and/or legal 
agreement(s), as detennined to the satisfaction of the Director of Development, Director of Engineering, and 
Director of Transportation, which may include, but is not limited to: 

20.1. Additional legal agreements, as detennined via the subject development's Servicing Agreement(s) 
and/or Development Pennit(s), and/or Build ing Permit(s) to the satisfaction of the Di rector of 
Engineering, Director of Development, and Director of Transportation, including, but not limited to 
site investigation, testing, monitoring, site preparation, de·watering, drilling, underpinning, 
anchoring, shoring, piling, pre· loading, ground densification or other activ ities that may result in 
settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure. 

21 . Servicing Agreement (SA)"': Enter into a SA'" for the design and construction, at the developer's sole cost, 
of upgrades across the subject site's street frontages, together with various other transportation, engineering, 
and park· related works. 

• Prior to rezoning adoption, all works identified via the followi ng Engineering SA'" Requirements 
and Transportation SA'" Requirements must be designed to the satisfaction of the City. including the 
Director of Development, Director of Engineering, Director of Transportation, and Senior Manager, 
Parks . Implementation of the approved engineering and transportation designs sha ll require the 
developer to enter into a series of th ree SAs"', including the: 

3SS8010 

Servicillg Agreement #1 *: Prior to rezoning adoption, the developer must enter into the first SA"', 
secured via a Letter(s) of Credit. All works contained in SA#l '" shall be completed prior to Fina l 
Building Permit'" Inspection granting occupancy for any portion of Lot I. 

Servicing Agreeme" t #2*: Prior to Building Permit· issuance for Lot 1 (cast ofPearsotl Way), the 
developer must enter into the second SA"', secured via a second Letter(s) of Credit. All works 
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contai ned in SA#2· sha ll be complete~ prior to Final Building Permit · lnspection granting 
occupancy for any portion o f Lot 1. 

Serviciltg Agreement #3*: Prior to Building Pennit- issuance for Lot 2 (west of Pearson Way), the 
developer must enter into the third SA·, secured v ia a third Lettcr(s) of Credit. All works contained 
in SA#3· shall be completed prior to Final Building Permit* lnspection granting occupancy for any 
portion of Lot 2. 

• No phasing of Engi neering SA· Requirements or Transportation SA-Requirements will be 
permitted, EXCEPT as spec ifically provided for via this Rezoning Consideratio n document or as 
otherwise detennined at the sale discretion of the C ity and specifical ly provided for via "no 
development" or "no bui ld" covenant(s) and/or othcr legal agreement(s) registcred on title. 

• Development Cost Charge (DCC) c red its may apply. 

SA * works will include, but may not be limited to, the following: 

2 1.1. Engineering SA * Requirements: Prior to rezoning adoption, the developer must complete all 
design work required in respect to the Engineering SA * Requirements described below, to the 
satisfaction of the Director o f Eng ineering. 

PART A, REQUIRED WORKS 

21.1. I.Storm Sewer Works 

a) From new River Road frontage to outfa ll of Hollybridge Canal (at comer of Hollybridge 
Way and old River Road). 

I. Upgrade the existing ditch at the south side o f CP Ra il ROW to 1200mm diameter 
storm main from G il bert Road to approximately 220 meters southeast a long new 
Ri ver Road. 

II. Upgrade the existing ditch at the south side of new River Road to 1500mm 
diameter storm ma in (starting from 80 meters west of the junction ofnorth~south 

Internal Road and new River Road) to 80 meters southwest at the junction of 
Ho llybridge Way and new River Road. 

Ill. Upgrade the ex isting 375 and 450mm diameter to a 1500mm diameter stonn 
main from junction o f Hollybridge Way and new River Road to 205 meters 
northwest along Ho llybridge Way at the junction of old Ri ver Road and 
Ho Jlybridge Way. 

iv. Upgrade the existing 750mm diameter to a ISOOmm d iameter stann main from the 
existing manho le located the junction of old River Road and Hollybridge Way to 
approximately 10 meters west to the existing outfa ll. 

JHSOIO 

b) Internal Roads (North-Soulh and East-West) 

I. Prov ide the greater of a) 600 mm and b) OCP size by the Developer, as per C ity 
requirements. The proposed storm sewer (north~south and east~west) must be 
interconnected to the proposed storm sewers at new River Road and Ho llybridge 
Way frontages. 

c) Ho llybridge Way 

i. Upgrade the existing 150mm diameter stonn sewer to the greater of a) 600 mm 
and b) OCP size by the Developer from junction of Lansdowne Road and 
Ho llybridge Way to j unction of new River Road and Hollybridge Way, as per City 
requ irements. 
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d) Gilbert Road 

l. Upgrade the existing ditch to 600 mm diameter stann sewer from the proposed 
site's entire Gilbert Road frontage up to the existing box culvert at Lansdowne 
Road. The proposed stonn sewer at Gilbert Road must be interconnected to the 
proposed stann sewers at new River Road. 

21.1.2.Sanitary Sewer Works 

a) Provide a 300 mm diameter PVC sanitary main from junction of north-south and east west 
Internal Roads to 91 meters northwest at the junction of new River Road and north-south 
Internal Road. 

b) Provide a 450mm diameter PVC sanitary main from junction of new River Road and 
north-south Internal Road to ISS meters northeast at j unction of Gilbert Road and new 
River Road. 

c) Upgrade the existing 200 mm diameter to 450 mm diameter from junction of Gilbert 
Road and new River Road to 90 meters northeast at junction of new River Road and future 
Cedarbridge Way. 

d) Upgrade the existing 200 mm diameter to 375 mm diameter from manhole located at 
southeast comer of 7080 River Road to manhole located 80 meters southwest at junction 
of new River Road and future Cedarbridge Way. 

e) Provide a 525mm diameter san itary main in the future Cedarbridge Way from manhole 
located at junction of new River Road and future Cedarbridge Way to a new manhole 
located 220 meters south to junction of Alderbridge Way and future Cedarbridge Way. 

f) Provide a 600 mm diameter san itary main (size to be confirmed at the servicing agreement 
stage in coord ination with the future Minoru Pump Station) approximately 90 meters in 
length directed southeast from the junction of Alderbridge Way and future Cedarbridge 
Way and tie-in to the future Minoru Pump Station. 

g) If the final location of the future Minoru Pump Station is still not identified at the 
servicing agreement stage or offsite construction stage and provision of 600 mm diameter 
sanitary main per item 2f above is not yet feasible, the following alternate sanitary main 
alignment may be fo llowed. 

l. Upgrade the existing ISO mm diameter to 525mm diameter from the new manhole 
at the comer of future Cedarbridge Way and Alderbridge Way to manhole located 
80 meters northeast at junction of Alderbridge Way and existing lane (i.e., lane at 
east property line of7771 Alderhridge Way). 

11. Upgrade the existing 200 mm diameter to 525mm diameter from manhole at 
junction of Alderbridge Way and existing lane (I.e., lane nest to east Property line 
of7771 Alderbridge) to manhole located 94 meters southeast along existing lane 
between 7740 Alderbridge Way and 5003 Minoru Boulevard. 

li E. Upgrade the existing 300 mm diameter to 600 mm diameter from manho le at the 
south end of lane between 7740 Alderbridge Way and 5003 Minoru Boulevard to 
69 meters southwest and tie-in to the existing Minoru Pump station. 

h) Through the Serv icing Agreement, the san itary sewer alignments will need to be 
coordinated to su it the future Minoru Sanitary Pump Station upgrade. 

i) Jf the proposed development at 7731 and 7771 Alderbridge Way (i.e., RZ 11-585209) does 
not proceed and the location of the future Minoru Pump Station is not yet known, upgrade 
to the existing sanitary main in the lane located next to the east property line of7771 
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Alderbridge Way may be made tn the exist ing sanitary main alignment. In addition, the 
upgrades to the rest of the ex isting san itary mains from the junction of Alderbridge Way 
and the lane (i.e., lane east of 7771 Alderbridge Way) up to the Minoru Pump Station may 
be as per item 2.g. ii and 2.g.iii above. 

21.1.3. Water Works 

a) Capacity Analysis not required. However, once you have confi rmed the build ing des ign at 
the Bui lding Pennit stage, you must su bmit fi re flow calculations signed and sealed by a 
professional engineer to con linn that there is adequate available flow. 

b) Provide watennains at the fol lowing frontages: 

I. New River Road - 300 mm diameter watennain 

II . North-south Internal strect - 300 mm diameter (size to be conlinned in SA stage) 

Ill. East-west internal street - 300 mm diameter (size to be conlinncd in SA stage) 

iv. Gi lbert Road - as requi red for hydrants/fire protection. 

c) If the proposed development at 7731 and 777 1 Alderhridge Way (i.e., RZII-585209) does 
not proceed, new watennains may be required on Gilbert Road between new River Road 
and Lansdowne Road or as needed to meet required fi re pressurelflow. 

d) The existing 300 mm diameter AC watcrmain at 1-I 011ybridge Way frontage may requ ire 
relocation and replacement due to its close prox imity to the proposed 
bu ilding/construction. A minim um 300 mm diameter watenna in is required. 

e) Ex isting City uti lity (i.e., 300 mm diameter AC water main on I-Iollybridge Way) that is 
located within rights-of-way on this site or is located adjacent to this site, that may be 
impacted by the on-site development works (i.e. bu il dings, foundations, structures, 
services, construction etc.). An impact assessment complete with recommendations to 
ensure the following conditions must be submiHed for staff rev iew and approval: 

21.1.4. Privatc Utilities 

a) As per City po licy, the developer is responsible for the undergrounding of the existing 
private util ity pole line located with in the new River Road right-of-way. As such, the 
developer is required, at the developer's sale cost, to install conduit within new Ri ver 
Road to accommodate undcrgrounding of private uti lities, to the satisfaction of the City. 
Developer to coordinate with appropriate utilities. 

b) The deve loper may be required to provide additional SRWs to accommodate 
undergrounding of overhead lines. 

21.1.5.Metro Van Trunk Sewer 

a) Developer to coordinate SA· works with Melro Vancouver's Gil bert Trunk Sewer 
upgradc. Uti li ty a lignments may require aJternal ives to suit Metro Vancouver's proposed 
trunk sewer upgrade. 

PART B: PHASING OF REQUIRED WORKS 

21.1.6. SA * Phasing: Engineering SA * Req uirements Minimum Scope of Work by Phase: Based on 
an approved design in respect to all the Engineering SA* Requirements described above, which 
shall be completed prior to rezon ing adoption to the satisfaction of the Director of Engineering: 

a) ServicinG Agreemelll* #1: Prior to rezoning adoption, the deve loper must enter into 
SA#I, secured via a Letter(s) of Credit, for the construction of all works, EXCEPT those 
situated within the proposed Pearson Way right-of-way. All works required in respect to 
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SA# I must be complete prior to Final Building Permit Issuance granting occupancy for 
any portion of Lot I. 

b) Servicillg Agreement* #2: As per "no build" covenant(s) and/or alternative legal 
agreement registered on title fo r the purpose of restricting Bui lding Pennit* issuance in 
respect to any portion of Lot 1, prior to Building Permit* issuance for any portion of Lot 
I, the developer must enter into SA#2, secured via a Letter(s) of Credit, fo r all outstanding 
Engineering SA * Requirements (i.e. within the Pearson Way right-of-way). All works 
required in respect to SA#2 must be complete prior to Final Building Pennit Issuance 
granting occupancy for any portion of Lot 1. 

c) Servicing Agreement* #3: No Engineering SA * Requirements are identified for 
construction via SA#3 . 

21 .2. Transportation SA * Requirements: Prior to rezoning adoption, the developer must complete all design 
work required in respect to the Transportation SA * Requirements described below, to the satisfaction 
of the Director of Transportation, Director of Development, Director of Engineering, and Senior 
Manager, Parks. More specifically, all transportation improvements identified in the Transportation 
Impact Assessment (TIA) are to be addressed via the Servicing Agreement* process for th is 
development. Complete and detailed road and traffic management design is subject to fina l functional 
road design and detailed design approval by the Director of Transportation. DCC credits are available 
for road and frontage works carried out within existing city right-of-way and dedicated road right-of
way as defined in the City DCC Program. The road and frontage works shall be com pleted to the 
satisfaction of the Director of Transportation and the Director of Deve lopment. Transportation SA * 
Requirements shall include, but are not limited to the following: 

3558010 

PART A: REQUffiED WORKS 

21.2.1. River Road 

a) Completion of the development's River Road frontage works (behind the south curb) 
between Gi lbert Road and Ho\lybridge Way. The frontage improvements shall include a 
1.7 1 m wide landscaped boulevard (with a single row of street trees at 6.0 m on centre), 
1.8 m wide off-road bike lane (consisting of a 1.5 m wide bike path Wilh two 0.15 m 
concrete bands, one along each edge), 1.55 m wide buffer zone (with bollards and street 
furniture to separate pedestrian,and cyclist traffic), 3.0 m wide sidewalk (2 .0 m on PROP 
and 1.0 m located within the building setback), banner poles, penneable pav ing, street 
trees, hard landscape features , street lights and furnishings. At the future bus stop location 
(eastbound farside Hollybridge Way), the bou levard shall be widened to 2.7 m (inclusive 
of tile 0.15 m wide curb) to accommodate bus shelter and transit access ibil ity 
requ irements and the buffer zone shall be reduced to 0.55 m to respect the width of the 
existing city right-of-way. 

b) Removal of the temporary 2.0 m wide asphalt walkway (constructed by ASPAC/RZ 09-
460962) is required prior to the construction of the required frontage works . 

21.2.2.Gilbert Road 

a) Widening of Gi lbert Road (curb to curb inclusive) for a distance that is equivalent to the 
length of the development's Gilbert Road frontage (approximately 90 m). This road 
widening project is to start from a distance of approximately 80 m south of the New River 
Road/Gilbert Road intersection towards the south. The widen ing of Gilbert Road to 
Lansdowne Road (for a further distance of approximately 54 m) is to be incorporated as 
part of this project (with funding provided through the DCC Program) . The finished road 
cross-section shall consist of curb and gutter (both sides of the road), two northbound and 
two southbound traffic lanes, northbound and southbound left turn lanes (at the River 
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Road and Lansdowne Road intersections respectively), northbound and southbound bike 
lanes and a raised median (minimum 1.2 m wide with banner poles and other landscape 
fea tures). The lane widths are 3.25 m (alilraffic lanes) and 1.8 m (bike lanes). 

b) Full frontage improvements (incl uding curb and gutter, sidewalk, boulevard and greenway 
requirements) along the development frontage arc required. The boulevard shal l be 2.5 m 
wide (with innovative storm water management, landscape, street trees and furnishings). 
The s idewalk shall be 3.0 m wide (with decorative paving). Additional greenway 
req uirements are to be determined by City Parks and Planning. 

c) TOM-related works (in respect to eligible parking reductions) behind the curb at 5540 
Hollybridge Way (Winter Club) including a temporal)' 2.5 m wide grass boulevard and a 
temporal)' 3.0 m wide asphalt sidewalk. (Notc: the budget and funding for these TOM 
measures shall be based on the developer's voluntary contribution, the value of which 
contribution shall be detennined via the design process fo r the required works, to the 
satisfaction of the Director of Transportation.) 

2 1.2.3. Pearson Way 

a) The scope of work includes the construction of a ncw roadway, consisting of a north/south 
section and a east/west section, which connects the deve lopment to River Road and 
Hollybridge Way. A road dedication of 19.0 m is required for the construction of this 
roadway. A further 0.5 m public right of passage shall be provided on each side of the 
right-of-way to meet the 2.0 m City Centre sidewalk design standards. 

b) The fin ished road c ross-section of this roadway shall consist of two 3.2 m wide traffic 
lanes and two 2.8 m wide parking/loading lanes. At both the River Road and Hollybridge 
Way connections to this new roadway, the lane configu rati on shall consist of a 5.6 m wide 
receiving lane, a 3.2 m wide left tum lane and a 3.2 m wide right-turn/through lane. At the 
junction of the east/west and north/south sections of this roadway, a 4-way stop controlled 
intersection shall be provided. The south and west approaches of the intersection are 
intended to provide driveway access to Winter Club and Lot I respectively. 

c) The behind the curb frontage works sha ll include, on both sides of the road, a 2.0 m 
boulevard (with street trees) and a 2.0 m sidewalk (with decorative paving). A temporary 
2.0 m wide asphalt walkway shall be installed initially on both sides of the road and 
replaced by a pennanent 2.0 m wide s idewalk (with decorative paving). 

21.2.4. Holl ybridge Way 

a) Widening of Hollybridge Way (between River Road and Lansdowne Road) to provide: at 
River Road, a 5. 1 m wide southbound receiving lane, a 3.2 m wide northbound left tum 
lane and a 3.25 m wide right turn/through lane; and at Lansdowne Road, two 3.25 m wide 
southbound lanes, a 3.45 m wide southbound left turn lane, a 3.20 m wide and a 3.25 m 
wide southbound lanes. 

b) Realignment of Hollybridge Way at Lansdowne Road to provide a direct connect ion 
between these two roadways via a new four-legged signali zed intersection (replacing the 
current T-intersection). The Lansdowne Road approach to thi s new intersection shall 
cons ist of two northbound lanes, two southbound lanes and a northbound left turn lane (all 
lanes are 3.35 m wide). The south approach to this intersection shall consist of a 3.25 m 
wide and a 3.2 m wide southbound lane, a 3.20 m northbound left tum lane and a 3.35 m 
wide northbound through/right tum lane. 

c) Construction ofa new signalized intersection at Pearson Way/Hollybridge Way including 
transitions to adjacent development frontages. 
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d) The frontage improvements shall include a 2.0 m wide bou levard (with penneable 
paving/landscape, street trees, street lights and furn ishings), 3.0 m wide bike path (2.7 m 
wide asphalt path with 0.15 III wide concrete bands at both edges), 0.5 m wide buffer strip 
and a 4.0 m wide sidewalk (with decorative paving). 

21.2.5. Traffic Signals 

a) The new Hollybridge Way/Pearson Way intersection is to be signa Ii7..ed. The traffic signal 
requi rements may include but are not limited to the fo llowing: signal poles, controller, 
junction boxes, bases and hardware; City Centre decorative poles and street light fixtures; 
vehicle detection devices; conduits (electrical and communications); communications 
cab les; e lectrical wiring and serv ice conductors; signal ind icat ion displays; City standard 
access ible pedestrian signals; and illuminated street name signs. 

b) Modifications to the existing traffic signals at these intersections are required: River 
Road/G ilbert Road, River Road/Pearson Way, and Rivcr Road/Hollybridge Way. The 
traffic signal modifications may incl ude but are not limi ted to the following: repair, 
modification and/or installation of vehic le detection; relocation and/or replacement of 
traffic signal poles, bases, junction boxes, signal heads and conduit; relocation oftraf'fic 
signal controller cabinet and base; modification and/or installation of City standard 
accessiblc pedestrian signals and illuminated street name signs; and repair, modification 
and/or installation of communications cable (both fibrc optics and copper). 

c) Property dedication or PROP (cxact dimensions to be con finned through the Servic ing 
Agreement process) for the placemcnt of traffic controller cabinet and other traffic signal 
equipment is required. 

PART S, PHASING OF REQUIRED WORKS 

21.2.6.SA· Phasing: Transportation SA· Requirements Minimum Scope of Work by Phase: Based on 
an approved design in respect to all the Transportation SA· Requirements described above, 
which shall be com pleted prior to rezoning adoption to the sati sfaction of the Director of 
Transportation: 

21.2.7.Servicillg Agreemell/* #}; Prior to rezoning adoption, the deve loper must enter into SA# I, 
secured via a Letter(s) of Cred it, for the construction of all works described as follows, together 
with any add itional works as determ ined to the satisfaction of the Director of Transportation via 
the design approval and SA· processes. All works required in respect to SA# I must be complete 
prior to Final Building Penn it Issuance granting occupancy for any portion of Lot I. 

a) River Road 

I. Frontage works behind the south curb between Gilbert Road and Hol1ybridge Way 
(to be constructed by ASPAClRZ 09-460962) including a 1.71 m wide boulevard 
(with penneab le pav ing, street trees, street lights and furn ishings) and a temporal)' 
2.0 m wide aspha lt walkway. 

b) G; lbert Road 

I. Widening of Gilbert Road (eurb to eurb inclusive) for a di stance that is 
equivalent to the length of the development's Gil bert Road frontage 
(approximately 90 m). This road widening project is to start from a distance of 
approximately 80 m south ofthc New River Road/Gilbert Road intersection 
towards the south. The widening of Gilbert Road to Lansdowne Road (for a 
further distance of approx imate ly 54 m) is to be incorporated as part ofthis 
project (with funding provided through the DCC Program). (Note: Refer to 
Scope of Work Description for deta ils). 

16 
CNCL - 173



) 55!1OI O 

Rezoning Staff Report / ATTACHMENT 7 
June 22, 2012 (8:00 PM) 

11. Fu ll frontage improvements (including curb and gutter, sidewalk, boulevard and 
greenway requirements) along the development frontage are required. (Note: 
Refer to Scope of Work Description for details). 

c) Pearson Way - None required. 

d) Hollybridge Way - None requ ired. 

e) Traffic Signals 

1. Modifications to the existing traffic signals at these intersections are required: 
River Road/Gilbert Road, River Road/Pearson Way. and River Road/Hollybridge 
Way. (Note: Refer to Scope of Work Description for details). 

21 .2.8. Servicillg Agreemellt · #2: As per "no build" covenant(s) and/or a lternative lega l agreement 
registered on title for the purpose of restricting Building Penn it· issuance in respect to any 
portion of Lot I, prior to Building Pennit* issuance for any portion of Lot I, the developer must 
enter into SA#2, secured via a LeUer(s) of Credit, fo r the following Transportation SA· 
Requirements, together with any additional works as determined to the satisfaction of the 
Director of Transportation via the design approval and SA * processes. All works required in 
respect to SA#2 must be complete prior to Final Bui lding Pennit Issuance granting occupancy 
for any portion of Lot I. 

a) River Road 

I. Completion of all fron tage works (behi nd the south curb) a long the frontage of 
Lot I including a 1.71 m wide landscaped boulevard, 1.8 m wide off-road bike 
lane (consisting of 1.5 III wide bike path with two 0.15 m concrete bands, one 
along each edge), 1.55 m wide buffer zone (with bollards and street furniture to 
separate pedestrian and cyclist traffic), 3.0 m sidewalk (2.0 m on public right of 
passage and 1.0 m located within the bu ilding setback), banner poles, penneable 
paving, street trees, hard landscape features, street lights and furnishings. AI the 
future bus stop location (eastbound farside Hollybridge Way), the boulevard shall 
be widened to 2.7 III (i nclusive of the 0.15 m wide curb) to accommodate bus 
shelter and transit accessibil ity requirements and the buffer zone shall be reduced 
to 0.55 m to respect the width of the existing city right-of-way. 

11. Removal oflhe tcmporary 2.0 m wide asphalt walkway (constructed by 
ASPAC/RZ 09-460962) is required prior to the construction of the requ ired 
frontage works. 

b) Gi lbert Road 

i. Full frontage improvements (inc luding curb and gurter, sidewalk, boulevard and 
greenway requiremcnts) along the development frontage are required. The 
boulevard shall be 2.5 m wide (with innovative stonn water management, 
landscape, street trees and fu rn ishings). The sidewalk shall be 3.0 m wide (with 
decorative paving). Additional greenway requirements are to be detemlined by 
City Parks and Planning. 

II . TOM-re lated works (in respect to e ligible parking reductions for Lot I and 2) 
behind the west curb along the Winter Club's (5540 Hollybridge Way) Gi lbert 
Road frontage includi ng a temporary 2.5 m wide grass bou levard and 3.0 m wide 
asphalt sidewalk. 

c) Pearson Way 
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I. Completion of all required road works (curb to curb inclusive) including the 
construction of both the north/south and west/east sections of the road, and the 
driveway access to the Winter Club. (Note: Refer to Scope of Work Description 
for details). 

I I. The behind the curb frontage works shall include a 2.0 m landscaped boulevard 
and a temporary 2.0 m wide aspha lt wa lkway in place of the ultimate 2.0 m wide 
sidewalk (with decorative paving) . 

d) Hollybridge Way 

I. Completion of all requi red road works (curb to curb inclusive) including: the 
widen ing of Hollybridge Way (between River Road and Lansdowne Road); the 
rea lignment of HOllybridge Way at Lansdowne Road to provide a direct 
connection between these two roadways; and the construction of a new four
legged s igna lized intersection (versus the current T-intersection) at Pearson 
Way/Hollybridge Way including transitions to adjacent development frontages. 
(Note: Refer to Scope of Work Description for details). 

II . Completion of all required frontage works behind the curb along the frontage of 
Lot 2 including a 2.0 III wide boulevard (with penneable paving/landscape, street 
trees, street lights and furnishings), and a temporary 3.0 m wide asphalt walkway. 

Ill. Completion of all works behind the curb at the west side of Hollybridge Way 
(between River Road and Lansdowne Road) and 5540 Hollybridge Way (Winter 
Club). 

e} Traffic Signals 

I. Provi de fu ll traffic signa lization as part of the construction of the new I-Io llybridge 
Way/Pearson Way intersection. (Note: Refer to Scope of Work Description fo r 
detai ls). 

21.2.9.Servicitrg Agreement· #3: As per "no bui ld" covenant(s} andlor alternative lega l agreement 
registered on title for the purpose of restricting Building Pemlit· issuance in respect to any 
portion of Lot 2, prior to Bui ld ing Permit· issuance for any portion of Lot 2, the developer must 
enter into SA#3, secured via a Letter(s} of Cred it, for the fo ll owing Transportation SA· 
Requirements, together with any additiona l works as detennined to the satisfaction of the 
Director of Transportation via the design approva l and SA * processes. All works required in 
respect to SA#2 must be complete prior to Final Building Pennit Issuance granting occupancy 
for any portion of Lot I. 

a} River Road 

I. Completion of all frontage works (behind the south curb) along the frontage of Lot 
2 including a 1.71 m wide landscaped boulevard, 1.8 m wide off-road bike lane 
(consisting of 1.5 m wide bike path with two 0.15 m concrete bands, one a long 
each edge), 1.55 III wide buffer zone (with bollards and street furniture to separate 
pedestrian and cyclist traffic), 3.0 m sidewalk (2.0 m on public right of passage 
and 1.0 m located within the build ing setback), banner po les, permeable pav ing, 
street trees, hard landscape features, street lights and furn ishings . At the future bus 
stop location (eastbound farside Hollybridge Way), the boulevard shall be 
widened to 2.7 m (i ncl usive of the 0.15 III wide curb) to accommodate bus shelter 
and transit accessibility requirements and the buffe r zane shall be reduced to 0.55 
m 10 respect the width of the existing c ity right-of-way. 
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II. Removal of the temporary 2.0 m wide asphalt walkway (constructed by 
AS PACiRZ 09-460962) is required prior to the construction of the frontage 
improvements . 

b) Gi lbert Road · None required. 

c) Pearson Way 

I. Removal of the temporary 2.0 m wide asphalt walkway. 

II. Completion of frontage works at Lot 2 inc luding a 2.0 m wide landscaped 
boulevard and a 2.0 m wide sidewalk (with decorative paving). 

d) Hollybridge Way 

I. Removal of rhe temporary asphalt wa lkway. 

II. Completion of frontage works at Lot 2 including a 2.0 m wide bou levard (with 
penneable paving/landscape, street trees, street lighlS and furnishings), 3.0 Tn wide 
bikc path (2 .7 m wide asphalt path with 0.15 m wide concrete bands at both edges), 
0.5 m wide buffer strip and a 4.0 m wide sidewalk (with decorative paving). 

e) Traffic Signals · None required. 

22. Devclopment Pennit: The submission and processing of a Development Penn it· for the subject 
development's first phase (i.e., Lot I , east of Pearson Way) completed to a level decmed acceptable by the 
Director of Developmenl. The required Development Penn it· for Lot I sha ll include a "master plan" for 
the development of both Lots I and 2, to guide future Development Permit· review and approval of Lot 2. 
Where the Development Permit· "master plan" process identifies form of development and/or related 
issues requiring legal agreemcnts or other measures in respect to Lot 2 (e.g., covcnant restricting mid
block tower height, fonn of affordab le housing stand-alone bu ilding), any such requirements shall be 
satisfied by the deve loper prior to Development Permit· issuance for Lot I . 

Prior to a Development P ermit" ror any ponion or 5440 HoUybridge Way being ronvarded to the 
Development Permit Panel ror consideration, on a .l>evelopmcnt Permit*-bv-Devclopment Pcrmit* basis 
the develoller is required to: 

I. Aircraft Noise Sensitive Use: In compl iance with the covenant(s) and/or alternative legal agreemcnt(s) 
registered on title, on a Development Pennit·~by·Development Pem1it· bas is, submit a report and 
recommendations prepared by an appropriate registered professiona l, which demonstrates that the interior 
noise leve ls and thennal conditions comply with the City'S Officia l Community Plan requirements for Aircraft 
Noise Sensitive Development. The standard requ ired for air condition ing systems and their alternatives 
(e.g. grou nd source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 "Thennal 
Environmcntal Condit ions for Human Occupancy" standard and subsequent updates as they may occur. 
Maximum interior noise level s (decibels) within the dwelling units must achieve CMH C standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

2. lndustriai/Commerciat Noise Sensitive Use: In compliance with the covenant(s) and/or alternative legal 
agreement(s) registered on title, on a Development Pennit·~by-Development Pennit· basis, submit a report 
and recommendations prepared by an appropriate registered professional, which demonstrates that the 
proposed dwelling units can achieve CMHC interior noise level standards and the interior thennal conditions 
identified below. The standard required for interior air conditioning systems and their ahematives (e.g. 
ground source heat pumps, heal exchangers and acoustic ducling) is the ASHRAE 55·2004 "Thermal 
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Environmenta l Conditions for Human Occupancy" standard and subsequent updatcs as they may occur. 
Maximum noise levels (decibels) within the dwelling units must be as follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 
Kitchen , bathrooms, hallways, and utility rooms 45 decibels 

3. Vicw Blockage: Ln compliance with the covenant(s) and/or alternative legal agreement(s) registered on tit le, 
on a Development Permit··by-Development Permit· basis, dcmonstrate that the proposed development is 
designed and constructed in a manner that anticipates and sceks to mitigate possible view blockage impacts 
arising as a resu It of adjacent existing and future development. 

4. 6900 River Road (HeritagelESA Woodlot & Park): In compliance with the covenant(s) and/or alternative 
legal agreement(s) regi stered on title, on a Dcve lopment Pennit··by·Deve lopment Permit· basis, submit a 
report' and recommendations prepared by an appropriate registered professional, which demonstrates that, in 
respect to the City·owncd lot at 6900 River Road, which is a designated heritage site, Environmentally 
Sensitive Area (ESA), and park: 

4.1. Development impacts on the lot's resourccs and/or park amenity are minimized; and 

4.2. Ln the cvent of anticipated development impacts, mitigation and/or compensation are provided, as 
determined to the satisfaction of the City. 

5. Landscape & Tree Protection: Submit a Landscape Plan, prepared by a Registcred Landscape Architect, to 
the satisfaction of the Director of Development, and deposit of a Landscaping Security based on 100% of the 
cost estimate provided by the Landscape Architect, including installation costs or as otherwise determined to 
the satisfaction of the Director of Development and Senior Manager, Parks. (NOTE: In the event that the 
developer does not undertake construction ofthe subject site and makes a forma l request in writing to the 
City for the cancellat ion of the Deve lopment Penn it issued in respect to that construction, which would 
require Counci l approval if the pennit was not expired, the applicable landscape bond would be released.) 

TIle Landscape Plan should, among other things, identify protected trees (together with tree protection 
fencing requirements) and replacement tree planting on and around the subject site (based on the City· 
approved tree rep lacement plan), including at a min imum: 

Bylaw-Size Trees Existing Trees Trees 
Trees Pro osed for Removat & Re lacement 

# Trees Replacement Deciduous Min. Caliper 1 (20 em DBH min.) Trees Retained Relocated 
Removed Trees Coniferous Min. Heiaht 

• On·Site (Deciduous) 11 0 0 11 22 4@6cm /1 4@9em/ 
4@10cm 

• On·Site (Coniferous) 12 0 0 12 2. 2@4m/S@Sm / 
6@5.5 m / S-@6m 

• On·Site Cedar hedge +1-57 0 0 +/-57 57 Low-growing hedge 
• Off·Site Gilbert Road 1 1 0 Tree rotection re uired for C· tree as rCitblaw 
Total 81 1 0 80 103 -

5.1. Replacement ofOn·Sitc Bylaw Trees: If required replacement trees cannot be accommodated on·site, 
a cash·in·lieu contribution in the amount of $500/replacement tree to the City'S Tree Compensation 
Fund for off· site planting is required. 

5.2. Cedar Hedge Replacement The existing cedar hedge shall be replaced with a new evergreen hedge 
incorporating a minimum of 57 trees and extending from Gi lbert Road to HoJlybridge Way 
along/near the south property line of 5440 Hollybridge Way. The purpose ofthe new hedge is to 
screen views to/from the adjacent Winter Club property (5540 Hollybridge Way) unti l that site is 
redeveloped and screening is no longer desired (i.e. due to new landscaping and/or architectural 
features). Landscape design and insta llation orthe hedge shall be managed, to the satisfact ion of the 
Director of Deve lopment and Senior Manager, Parks, via: 
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5.2.1. At Lot I (cast of Pearson Way): Lot I Development Permit· landscape design and bond; and 

5.2.2. At the south side of Pearson Way (west of Lot I): Lot I Servicing Agreement· and Letter of 
Credit for the design and construction of Pearson Way. required in respect to the Lot I 
Development Pennit·. Hedge height along Pearson Way shall not exceed 1.2 m. 

5.3. Non-Bylaw Trees: In addition to the bylaw-size trees identified in the table, the developer's arboriSI 
has identified a number of multi-trunk maple trees on the subject site, some of which may be 
suitable for transplanting. Staff have con finned thaI no compensation is required for the developer's 
removal of these trees, but the developer is encouraged to explore on-site relocation opportunities 
via the Lot I Development Permit· process. 

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

5.5. Protective Fenci ng: Installation of appropriate tree protection fencing around the I City tree that is 
to be retained prior to any construction activities, including building demolition, occurring on
site. 

6. On-Site Stonllwater Management: Submit a report and recommendations prepared by an appropriate 
regi stered professional that demonstrates, to the satisfaction of the Director of Development, Manager, 
Environmental Sustainability, and Director of Engineering, that measures are incorporated into the design 
and construction of the subject development (in coordination with and/or independent of frontage/street 
works) that effectively replace/retain the stonnwater management value of the existing swales along the 
subj ect site's River Road and Gilbert Road frontages that will be lost as a result of the proposed 
development (e.g., rain garden along Gilbert Road). Note that the C ity's Environmental Sustainability 
Division has detennined, in consultation with the Department of Fisheries and Oceans (DFO), that while 
the existing swales have recognized stormwater management value, it is not the C ity's intent to designate 
them as Riparian Management Areas (RMA). 

7. Accessible Housing: Incorporate accessibility measures in Development Permit· plans including, but not 
necessarily limited to, those detennined via the Rezoning review process as follows: 

7.1. 100% of affordable housing units secured via a Housing Agreement must meet Basic Universal 
Hous ing standards (as defined under the Zoning Bylaw). 

8. Parking Strategy: Submission of a parking strategy demonstrating the subject development's 
compliance, on a lot-by-Iot basis, with the Zoning Bylaw in respect to Transportation Demand 
Management (TOM) measures and related parking relaxations (i.e. up to a 10% reduction in the 
minimum number of required spaces), as detenn ined to the satisfaction of the City. In addition to 
Temporary Frontage Improvements along th e Gilbert Road frontage of 5540 Hollybridge Way (as 
required prior to rezoning adoption), T OM measures shall include, but may not be limited to, the 
fol lowing: 

3558010 

8.1 I.For non-residential uses, one end-of-trip facility for each gender for each lot. The minimum 
requirements for each facility are: shower, change room, wash basin (with grooming station, 
counter, mirror and electrical outlet), handicapped accessible toi let and lockers. Tbe end·of-trip 
facilities are to be accessible to all commerc ial tenants of each lot. 

8.1.2.Electric Vehicle Plug-In Service: 

• For residential: 120V and/or 240V service (as detennined by the developer) shalJ be 
provided for 20% of parking stalls; 

• For commercial: 240V service shall be provided for 10% of parking stalls; and 
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• For bikes: 120V service shall be provided for 5% of bike racks or one per bike storage 
compound, whichever is greater. 

8.1.3. Temporary Frontage Improvements along the 5540 Hollybridge Way Gilbert Rd frontage as 
ident ified in rezoning consideration 18 identified above. 

9. Construction Parking and Traffic Management Plan: Re-submission ofa Construction Parking and 
Traffic Management Plan to the Transportation Division, together with updated/revised information, as 
detennined via the Development Penn it* review and approval processes. The Management Plan shall 
include locations for parking for services, deliveries, workers, loading, application for any lane 
closures, and proper construction traffic controls as per Traffic Contro l Manual for works on Roadways 
(by Ministry of Transportation) and MMCD Traffic Regulation Section 01570, and must demonstrate to 
the satisfaction of the City that access to the Richmond Oval will be uninterrupted. 

10. Add itional Requirements: Discharge and register additional right-of-ways and legal agreements (e.g., cross
access easements or statutory right-of-ways to facilitate shared use of parking garage circulation), as 
determined to the satisfaction of the Director of Development and Director of Engineering. 

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

I. Construction Parking and Traffic Management Plan: Submissions of a Final Construction Parking and 
Traffic Management Plan to the Transportation Division. The Management Plan shall include locations 
for parking for services, deliveries, workers, loading, application for any lane closures, and proper 
construction traffic contro ls as per Traffic Control Manua l fo r works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570, and must demonstrate to the satisfaction 
of the City that access to the Richmond Oval wi ll be uninterrupted. 

2. Accessible Housing: Incorporation of accessibility measures in Building Pennit* plans as detennined via the 
Rezoning and/or Development Permit- processes (e.g., Basic Universal Housing, convertible housing). 

3. Aircraft Noise Sensitive Use: Submission of a report prepared by an appropriate registered professional, 
which confinns that noise mitigation and related measures identified via the Development Pennit* approval 
processes have been incorporated satisfactorily in the Building Permit* draw ings and specifications. 

4. Industrial/Commercia l Noise Sensitive Use: Submission ofa report prepared by an appropriate registered 
professional, which confinns that noise mitigation and related measures identified via the Development 
Permit* approval processes have been incorporated satisfactorily in the Bui lding Pennit* drawings and 
specifications. 

5. Latecomer Charges: If applicable, payment of latecomer agreement charges assoc iated with eligible 
latecomer works . 

6. Construction Hoarding: Receipt of a Building Pennit* for any construction hoarding. If construction 
hoarding is required to temporarily occupy a public street, the air space above a public street, or any part 
thereof, additional City approvals and associated fees may be required as part of the Building Permit*. For 
additional information, contact the Building Approva ls Division at 604·276-4285. 

7. Serv icing Agreement (SA)-: Entrancc into SAs* on a lot-by-lot basis, secured via Letter(s) of Cred it, in 
respect to the Engineering SA * Requirements and Transportation SA * Requirements and their respect 
phasing, as set out in the "prior to rezoning section" of this document. 

lH8010 
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NOTE: 

a) Items marked with an asterisk (*) require a separate application. 

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

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

d) The preceding agreements shall provide security to the City, including indemnities, warranties, equitable/rent charges, 
letters of credit and withholding permits, as deemed necessary or advisable by the Director of Development. All 
agreements shall be in 8 form and content satisfactory to the Director of Development. 

Signed copy on file 

Signed Date 

lSS$OH) 
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Schedule A 
Preliminary Disposition Plan for City-Owned Land at 5540 Hollybridge Way (Winter Club) 
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Schedule B.1 
Pre liminary Subdiv ision Plan (including the Ultimate Pearson Way Dedication) 
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Schedule B.2 
Detail of Pre liminary Subdivision Plan at l-I ol\ybridge Way 
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Schedule C. l 
Preliminary Right-of-Way Plan for the Interim Pearson Way Right-of-Way 
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Schedule C.2 
Preliminary Right-of-Way Plan excluding the interim Pearson Way Right-of-Way 
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Schedule D 
Preliminary Functional Road Plan 
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Schedule E 
Preliminary Phasing Plan 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8879 (09-506904) 

5440 HOLLYBRIDGE WAY 

Bylaw 8879 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by: 

1.1. Deleting the following statement from Section 9.4.4.5: 

"so as to increase the maximum floor area ratio to 2.0 or 2.5 respectively," 

1.2. Inserting Section 9.4.4.6 as follows: 

"6. Notwithstanding Section 9.4.4.3, for the RCL3 zone the maximum floor area 
ratio for the net site area of the site located within the C ity Centre shown on 
Figure 1 below shall be 2.463, provided that the owner: 

a) complies with the conditions set out in either paragraph 9.4.4.3(a) or (b); and 

b) dedicates not less than 3,862.9 m2 of the site as road. 

Figure 1 

"-

~o«\ L 
"",-- LANSDOWNE RD--

~\ : , -II:' 
2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 

Zoning Bylaw 8500, as amended, is further amended by repealing the existing zoning 
designation of the following area and by designating it RESIDENTIALILIMITED 
COMMERCIAL (RCL3). 

P.I.D. OOI-794-884 
Lot 110 Sections 5 and 6 Block 4 North Range 6 West New Westminster District Plan 48002 
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Bylaw 8879 Page 2 

3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8879". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 0, 
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