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¢ Maximum building height: six storeys (25.0 m);
e Maximum lot coverage and minimum setbacks; and

e Specific parking provisions based on the Transportation Demand Management (TDM)
measures, accepted by the Transportation Department.

Inclusionary Zoning

Affordable housing is secured with inclusionary zoning. The developer has submitted a
satisfactory financial analysis demonstrating that the proposed inclusionary affordable housing
contribution can be provided while maintaining the project’s overall economic viability. A
Housing Agreement and Housing Covenant will be registered on Title to secure the affordable
housing as detailed in the Housing Type and Tenure section of this report.

OCP Market Rental Housing Policy
In recognition of rental housing comprising an important piece of Richmond’s housing supply,
the OCP encourages the development of new purpose-built rental housing.

A series of incentives are identified in the OCP to encourage the development of new rental
housing, such as additional height, variable density, parking rate reductions and exemptions from
all or part of the public art contribution where additional public benefits are proposed including
affordable housing.

The proposal is generally consistent with the Market Rental Housing Policy, as all of the
residential units are rental apartments secured through rental tenure zoning and the registration of
a housing covenant on Title. Registration of a market rental Housing Covenant on Title prior to
rezoning bylaw adoption will secure 60 dwelling units as market rental units.

Affordable Housing Strategy

The Affordable Housing Strategy (AHS) includes specific provisions to support housing for low
and moderate-income households. The proposed development includes two affordable housing
units consisting of one studio unit and one two-bedroom unit. The proposal aligns with the
objectives of the Strategy, including:

e Supporting the delivery of LEMR housing in perpetuity through legal agreements registered
on Title, which are used to set maximum rents and tenant eligibility;

e The Housing Agreement (Affordable Housing) will establish the maximum rent rates and
allowable household incomes for eligibility. Maximum rents for the LEMR units will be set
at 10 per cent below the Canada Mortgage and Housing Corporation’s (CMHC) Average
Market Rent (AMR) for the City of Richmond specific to the unit type. Income thresholds,
used to define tenant eligibility, will be set at the point at which annual rents equal 30 per
cent of the gross (before-tax) household income;

e As set out in Council Policy 5475, being the "Low-End Market Rental Parking, Tenant Asset
and Income Exceedance Policy", adopted on July 28, 2025, the Housing Agreement will
allow the Owner to charge LEMR tenants a fixed monthly fee for the use of vehicle parking
spaces assigned to LEMR tenants and define a $100,000.00 household asset limit for LEMR
tenants. Additionally, the Housing Agreement will prohibit the stratification of the building,
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any age-based restrictions, and ensure all tenants, including LEMR tenants, are provided with
access to common indoor and outdoor amenities.

e A Housing Covenant will also be used to secure the area of the LEMR homes and their
location in the building. Adjustments to the LEMR unit sizes are permitted through the DP
process, subject to meeting the minimum floor area of LEMR being provided.

Housing Type and Tenure

Consistent with the City’s Market Rental Housing Policy, AHS and other OCP policies that
encourage the provision of a variety of housing types and sizes to accommodate the needs of a
diverse and aging population. Specifically, the proposal includes:

e Two LEMR units (one studio unit and one two-bedroom unit), comprising approximately
3.2 per cent of the total residential floor area and having a combined habitable area of
112.0 m? (1,205.5 ft?), which will be located on the second floor of the building. As per the
AHS, the LEMR units are comparable in size to the market rental units in the development.
Given the limited number of LEMR units and their location among the market rental units, a
non-profit housing operator is not required. These units are to be secured through the
proposed residential rental tenure zoning, in conjunction with the registration of a Housing
Agreement and Housing Covenant on Title.

e 60 market rental units, having a combined habitable area of 3,029.0 m? (32,603.8 ft2),
consisting of 24 studio units, 14 one-bedroom units and 22 two-bedroom units. All the
market rental units are to be secured through the proposed residential rental tenure zoning
and registration of a Housing Covenant on Title. There will be no restriction on tenant
incomes, and the units may be rented at the prevailing market rates.

e Approximately 37 per cent of the proposed housing is family-friendly (two bedrooms or
larger).

Prior to final adoption of the rezoning bylaw, registration of a Housing Agreement (for the
LEMR units) and Housing Covenants (for both the market rental units and the LEMR units) on
Title will be required. General provisions of the legal agreements include, but are not limited to:

e The units in each tenure type are to be maintained under a single ownership and there shall
be no stratification of individual rental units.

e No age-based restrictions are to be imposed on tenants of any residential unit.

e Maximum rental rates, income and asset limits, and minimum unit sizes for the LEMR units
apply.

e All tenants are to have full use of and unlimited access to all on-site common indoor and
outdoor amenity spaces, bicycle parking and related facilities, at no additional cost. A charge
for vehicle parking is permitted for the vehicle parking stalls assigned to LEMR tenants,
subject to Council Policy 5475.

e 100 per cent of the units are to be designed to meet the Basic Universal Housing (BUH)
features outlined in Richmond Zoning Bylaw 8500.

e The terms of the agreements shall apply in perpetuity.
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Accessibility
The OCP seeks to meet the diverse housing needs of the City's seniors population and people

with disabilities by encouraging the development of accessible housing that can be approached,
entered, used and occupied by everyone.

Staff support the applicant's proposal, which is consistent with City policy and includes:

e Accessible lobbies, common areas, and amenity spaces;

e Aging-in-place features in all units (e.g. wall blocking at all toilets, showers and bathtubs for
future grab bar installation and lever handles); and

¢ BUH features will be included in all units.

The BUH features and other applicable policies will be reviewed further at the DP application
stage.

Transportation and Site Access

The development will provide an approximate 3.59 m wide road dedication for frontage
improvement along the entire Cambie Road frontage. Frontage improvements will be provided
through the standard SA process for the project.

Pedestrian and vehicle access to the site is proposed from Cambie Road, with vehicle access
restricted to right-in/right-out movements only. The conceptual plans provide for 50 parking
spaces (with two vehicle parking stalls reserved for LEMR tenants and seven vehicle parking
spaces reserved for visitors) located in a two-storey parkade. 78 Class 1 bicycle parking spaces
and 13 Class 2 bicycle parking spaces will also be provided.

The applicant submitted a comprehensive Traffic Impact Assessment (TTA) for the development
prepared by a registered professional transportation engineer which has been reviewed and
approved by the City’s Transportation Department. Consistent with the City’s Zoning Bylaw
8500, transportation demand management measures have been incorporated into the
development including one small-sized publicly accessible loading space equipped with electric
vehicle supply equipment. In accordance with the City’s zoning Bylaw this space may be also
used as a publicly accessible car-share parking space.

Tree Retention and Replacement

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

e 10 bylaw-sized trees (tag# 9280, 9281, 6808, 9282, 9284, 9285, 9286, 9287, 9288 and 9289)
on the subject property.

e Three on-site trees (tag# 9283, 9290 and 9291) which are identified as significant.

e 10 trees (tag# OS01, OS02, OS03, OS04, OS05, OS06, 0OS07, OS08, OS09 and OS10)
located on the neighbouring property to the east (9780 Cambie Road).

e Two trees (tag# CO1 and C02) located on City property.

The City’s Tree Preservation Program Manager has reviewed the Arborist’s Report and supports
the Arborist’s findings, with the following comments:
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Report Contributors

This report was prepared by Tolu Alabi, Planner 2 and reviewed by Community Social
Development, Engineering, Housing Office, Lulu Island Energy Company, Parks Services,
Policy Planning and Transportation Departments.

Att.  1: Location and Aerial Maps
2: Conceptual Development Plans
3: Development Application Data Sheet
4: West Cambie Area Plan — Alexandra Neighbourhood
5: OCP Consultation Summary
6: Rezoning Considerations
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| Bylaw Requirement | Proposed | Variance
Parking Spaces — Accessible Min. 2 space 2 parking space none
0,
On-site Parking Spaces — Small [25 pgﬂli)i(ﬁgsgéaces] 24 parking spaces none
On-site Parking Spaces — One Car Share/ One Small none
Car Share/ Small Loading Space Small Loading Space Loading Space
Bicycle Parking Spaces — Min. 1.0/bedroom 82 parking spaces none
Class 1(Market Rental) [82 parking spaces] P gsp
Bicycle Parking Spaces — Min. 1.25/unit 3 parking Spaces none
Class 1(LEMR) [3 parking spaces] P g sp
Bicycle Parking Spaces — Min. 0.20/unit 13 parking Spaces none
Class 2 [13 parking spaces] P gsp
Amenity Space — Indoor Min. 100.0 m? 109.5 m2 none
(Min. 1,076.39 ft?) (1,173.27 f?)
Amenity Space — Outdoor Min. 372.0 m? 379.0 m? none
(Min. 4,004.17 ft3) (4,079.52 ft2)
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terms of the LEMR Housing Agreement and Housing Covenant shall indicate that they apply in perpetuity and
provide for, but will not be limited to, the following requirements:

(a) The residential use is restricted to residential rental tenure only.

(b) The required minimum floor area within the LEMR units shall be equal to a combined habitable floor area of at
least 112.0 m? (1,205.5 fi?), which shall comprise at least 3.20 % of the subject development’s total residential
floor area. The unit mix may be adjusted through the DP Process provided that the total habitable floor area
comprises at least 3.20% of the subject development’s total residential building floor area.

(c) All LEMR units shall be maintained under single ownership (e.g., within one air space parcel or one strata lot, or
subject to a legal agreement to the satisfaction to the Director of Development); subdivision of individual LEMR
units is prohibited.

(d) The imposition of any age-based restrictions on occupants of any LEMR unit is prohibited.

(e) 100% of the units shall be designed to meet the Basic Universal Housing (BUH) features listed in Richmond
Zoning Bylaw 8500.

(f) The terms of the Housing Agreement shall indicate that maximum rents for the LEMR units will be set at 10 per
cent below the CMHC Average Market Rent (AMR) for the relevant unit type for the City of Richmond. Income
thresholds, used to define tenant eligibility, will be set at the point at which annual rents equal 30 per cent of the
gross (before-tax) household income.

(g) Occupants of the affordable housing units subject to the Housing Agreement shall enjoy full and unlimited access
to and use of all on-site indoor and outdoor amenity spaces, at no additional charge to LEMR tenants unless
otherwise stipulated in the Housing Agreement (i.e. no monthly rents or other fees shall apply for the casual,
shared or exclusive use of any amenities).

(h) A minimum of two (2) residential parking spaces of which at least 50% must be standard spaces must be provided
on-site, and related electric vehicle (EV) charging infrastructure shall be provided for the use of LEMR unit
tenants as per the OCP, Zoning Bylaw, and approved DP*. In accordance with Council Policy 5475, LEMR
tenants can be charged a fixed fee of $75 per month for vehicle parking stalls reserved for LEMR tenants. These
features may be secured via legal agreement(s) on Title prior to DP* issuance.

(i) A minimum of three (3) Class 1 bicycle parking spaces shall be provided for the use of LEMR unit tenants as per
the OCP, Zoning Bylaw, and approved DP* at no additional charge to the LEMR unit tenants unless otherwise
stipulated in the Housing Agreement, or unless permitted by Council Policy. These features may be secured via
legal agreement(s) on Title prior to DP* issuance.

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

(k) “No development” shall be permitted, restricting DP* issuance for any building in whole or in part, until the
developer, to the City’s satisfaction:

(i) Designs the lot to provide for the LEMR units and ancillary spaces and uses;

(i1) If applicable, amends or replaces the Housing Covenant to accurately reflect the specifics of the LEMR units
and ancillary spaces and uses as per the approved DP¥*; and,

(iii) As required, registers additional legal agreements on Title, as may be required by the City, to the lot to
facilitate the detailed design and/or construction of the LEMR units and/or ancillary spaces and uses (e.g.,
parking) as determined by the City via the DP* review and approval processes.

() “No Building Permit (BP)” shall be issued for any building, in whole or in part, until the developer provides for
the required LEMR units and ancillary spaces and uses to the satisfaction of the City.

(m) “No occupancy” shall be permitted, restricting issuance of an Occupancy Certificate for any building, in whole or
in part, until the required LEMR units and ancillary spaces and uses are completed to the satisfaction of the City
and have received an Occupancy Certificate.

(Car Share or Shared Small-Sized Undesignated Loading Space) Registration of a public-right-of-passage (PROP)

and a legal agreement on title ensuring that the one car share or small-sized undesignated loading space is provided

for public use. The terms for use and management of the car share and/or small-sized loading space shall be included
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in the legal agreement. If the proposed parking space is located behind a gate, the terms of the agreement shall specify
the hours for which the gate will be open in order to allow for public access to the parking space.

(District Energy Utility — DEU) Registration of a restrictive covenant and statutory right of way and/or alternative
legal agreement(s), to the satisfaction of the City, securing the owner's commitment to connect to District Energy
Utility (DEU) and granting the statutory right of way(s) necessary for supplying the DEU services to the building(s),
which covenant and statutory right of way and/or legal agreement(s) will include, at minimum, the following terms
and conditions:

(a) SRW for City Access: The owner will provide a statutory right of way on the subject site to the City to permit the
construction, maintenance, and repair of all on-site DEU infrastructure required for the purposes of heating,
cooling, and domestic hot water heating, including but not limited to any service connections and energy transfer
stations, by or on behalf of the City and the City’s DEU service provider, Lulu Island Energy Company Ltd.
(LIEC) on the subject site.

(b) DEU Capable Building Design (BP Hold): No building permit will be issued for a building on the subject site
unless the building is designed with the capability to connect to and be serviced by a DEU and the owner has
provided an energy modelling report satisfactory to the Director of Engineering.

(c) DEU Connection: The owner agrees that the building(s) will connect to a DEU when a DEU is in operation,
unless otherwise directed by the City and the City’s DEU service provider, LIEC.

(d) DEU Infrastructure Transfer Restriction: The owner will not transfer the DEU works on-site, if constructed by or
on behalf of the owner, to any entity other than the City or LIEC, including to any strata corporation, without the
prior written consent of the City.

(e) DEU Available (Occupancy Hold): If a DEU is available for connection and the City has directed the owner to
connect, no occupancy certificate for a building will be granted unless, and until:

(i) the building is connected to the DEU for the purpose of heating, cooling and/or domestic hot water heating as
directed by the City and its service provider, LIEC;

(ii) if constructed by the owner, the owner transfers ownership of on-site DEU infrastructure (including but not
limited to any service connections and energy transfer stations on the subject site), to the City or as directed
by the City and, if required by the City or its service provider, LIEC, the owner enters into an asset transfer
agreement on terms and conditions satisfactory to the City to transfer ownership of any DEU works
constructed on-site by the owner (including but not limited to the any services connections, and energy
transfer stations) to the City or as directed by the City, including to the City’s DEU service provider, at no
cost to the City or City’s DEU service provider, LIEC, on a date prior to issuance of the occupancy certificate
for the first building on the site. Such agreement shall include a warranty from the owner with respect to the
on-site DEU works and the provision by the owner of both warranty and deficiency security, all on terms and
conditions satisfactory to the City;

(iii) the owner enters into a Service Provider Agreement for the building with the City and/or the City’s DEU
service provider, LIEC, executed prior to depositing any Strata Plan with LTO and on terms and conditions
satisfactory to the City; and

(iv) prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner grants or
acquires, and registers, all additional Covenants, Statutory Right-of-Way(s) and/or easements necessary for
supplying the DEU services to the building(s) by the City and/or the City’s DEU service provider, LIEC.

() DEU Unavailable (Occupancy Hold): If a DEU is not available for connection, no final building inspection
permitting occupancy of a building will be granted until:

(i) the City receives a professional engineer's certificate stating that the building has the capability to connect to
and be serviced by a DEU; and

(ii) the owner grants or acquires any additional Statutory Right-of-Way(s) and/or easements necessary for
supplying DEU services to the building, registered prior to subdivision (including Air Space parcel
subdivision and strata plan filing).

(Servicing Agreement) Enter into a Servicing Agreement™® for the design and construction of the servicing and
frontage improvements described herein. A Letter of Credit or cash security for the value of the Service Agreement
works, as determined by the City, will be required as part of entering into the Servicing Agreement. Works include,
but may not be limited to,
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I. Frontage Upgrades/Improvements

(a) Starting from the new north property line, the applicant shall be required to construct the following along the
full frontage of the subject site at the Applicant’s cost
(i) 3.0 m wide multi-use pathway;

(i1) Minimum 1.5 m wide treed boulevard;

(iii) Minimum 1.0 m wide boulevard clear of street trees and above-grade utilities, for the purposes of future
road widening; and

(iv) 0.15 m curb and gutter

(b) No obstructions, including hydrants or utility poles/above ground equipment, shall be placed within existing or
proposed sidewalks.

(c) The new frontage improvements are to be transitioned to meet the existing treatments to the east and west of
the site. Please see attached drawing for proposed works to the east of the subject site, to be constructed prior
to this development. The developer is required to extend the frontage multi-use pathway to connect to this
work. Multi-use pathway shall maintain a straight alignment. Tree location or replacement may be required.

II. Water Works
(a) Using the OCP Model, there is 432.0 L/s of water available at a 20 psi residual at the 9720 Cambie Road
frontage. Based on your proposed development, your site requires a minimum fire flow of 220 L/s.
(b) At Developer’s cost, the Developer is required to:

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

(ii) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City
spacing requirements for the proposed land use.

(iii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter
box (from the City of Richmond supplementary specifications) + any appurtenances (for example, the
bypass on W2n-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the
building permit process or via the servicing agreement process, if one is required.

(c) At Developer’s cost, the City will:

(i) Cut and cap at main the existing water service connection and remove meter servicing the development
site at the Cambie Road frontage.

(ii) Install a new water service connection and tie-in to the existing 300mm watermain at the Cambie Road
frontage, complete with meter and meter chamber in a right of way.

(iii) Complete all tie-ins for the proposed works to existing City infrastructure.

III. Storm Sewer Works
(a) At Developer’s cost, the Developer is required to:
(1) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of
the servicing agreement design.

(b) At Developer’s cost, the City will:

(i) Disconnect existing storm service connection to the property at the northeast corner, the existing storm
service connection to the eastern property 9780 Cambie Road shall be retained.

(i1) Provide a new storm service connection to service the proposed site complete with inspection chamber in a
right-of-way. Tie-in shall be to the existing manhole no.116522 along the north frontage. The details and
location shall be finalized via the servicing agreement design review or via the service connection review
in the building permit stage.

(iii)) Complete all tie-ins for the proposed works to existing City infrastructure.

IV. Sanitary Sewer Works
(a) At Developer’s cost, the Developer is required to:
(i) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by City
CTEeWs.
(ii) Install a new sanitary service connection complete with a sanitary manhole in a right-of-way. The details
and location shall be finalized via the servicing agreement design review or via the service connection
review in the building permit stage. PN — 139
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that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed Concurrence on file

Signed Date
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Bylaw 10758 Page 2

d) Maximum permitted rent rates applicable to any affordable housing unit tenancy shall
be:
i) 10.0 % below the most current average market rent for the City of Richmond specific
to the unit type, as reported by the Canada Mortgage and Housing Corporation

(CMHC) in its Market Rental Survey, or by such other national government housing
agency as may replace the CMHC; and

i) while persons, families and households are in occupation of any affordable housing
unit, rent may only be increased annually by the maximum percentage rent increase
permitted under the Residential Tenancy Act (BC).

e) Affordable housing dwelling units shall be maintained as affordable housing
dwelling units in perpetuity.

2. For the purpose of this zone only, a maximum 0.1 of the floor area total calculated for the
lot is not included in the calculation of maximum floor area ratio provided it is used
exclusively for amenity space for residents of the site.

18.50.6 Permitted Lot Coverage

1. The maximum lot coverage is 75.0 % for buildings.

18.50.7 Yards & Setbacks

1. The minimum front yard is 3.0 m.

2. The minimum side yard is 6.0 m, except that:

a) the minimum east side yard setback for a parking structure shall be 1.7 m;

b) the minimum west side yard setback for a parking structure shall be 0.0 m; and

c) Balconies may project into any side yard for no more than one third of the required
side yard.

3. The minimum rear yard is 5.7 m.
18.50.8 Permitted Heights

1. The maximum height for buildings is 25.0 m and six storeys excluding any storey used
exclusively for roof access (i.e., common stair and elevator lobbies).

18.50.9 Minimum Lot Size

1. There are no minimum lot width or lot depth requirements.
2. The minimum lot area is 1,750.0 m>.

18.50.10 Landscaping & Screening

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