City of Richmond | Report to
Planning and Development Department Development Permit Panel

To: Development Permit Panel 7 Date: March 2, 2011

From: Brian J. Jackson, MCIP File: DP 09-453125
Director of Development

Re: Application by Paul Goodwin - GBL Architects for a Development Permit at

9388 Odlin Road (formerly 9340, 9360 and 9400 Odlin Road)

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a 245 unit (including 10 affordable housing units), four storey
residential apartment condominium development at 9388 Odlin Road (formerly 9340, 9360
and 9400 Odlin Road) on a site zoned “Low Rise Apartment (ZLR24), Alexandra
Neighbourhood (West Cambie)” and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum Jot coverage
from 45% to 48%.
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Staff Report
Origin
On August 11, 2010, Development Permit Panel endorsed the Development Permit Application
from GBL Architects Ltd. to develop a 221 unit apartment complex that includes 10 affordable
housing units, over one level of parking on the subject site at 9388 Odlin Road (formally 9340,

9360 and 9400 QOdlin Road) zoned “Low Rise Apartment (ZL.R24) — Alexandra Neighbourhood
{West Cambie)”, The minutes of that meeting are included in Attachment 1.

Since that time, City Council adopted an amendment to the Alexandra District Energy Utility
Bylaw (No. 8641) on January 24, 2011, that expanded the service area boundary for the
Alexandra District Energy Utility (ADEU) to include the subject property. The staff report
contains a section that outlines how the City would process rezoning applications that were
already in-stream when the ADEU Bylaw came into effect, A copy of the staff report is included
with this report as Attachment 2.

~ Some in-stream applications did not anticipate the requirement to hook into the ADEU, and their

projected costs did not reflect the increased costs to connect into the system at the time they
made their application to the City. To continue working with the applicant on their development
proposal and achieve this new civic objective, it was reasonable for the City to find ways to at
least partially off-set those costs for these developers.

Out of five (5) options that were identified in the staff report, the density bonus option was the
one that was recommended by staff and endorsed by Council. This option listed the calculations
that resulted in an allowable increase in floor area ratio (FAR) of up to 4%. Staff have reviewed
the small percentage gain and have determined that such an increase would not affect the overall
built form of the in-stream proposals and would still be able to meet the objectives of the West
Cambie Area Plan. This chosen option was offered to all in-stream applicants for their
consideration. The applicant of the subject site is the only one to take advantage of this density
bonusing provision to date.

When the ADEU amendment was adopted by Council on January 24, 2011, Council set the
condition that staff bring forward a Bylaw that would amend the OCP Neighbourhood Plan
(West Cambie — Schedule 2.11A) to reflect the density bonus for in-stream applications. This
OCP amendment to the Neighbourhood Plan (Bylaw No. 8715) was brought to the February 22,
2011 Planning Committee meeting and the February 28, 2011 meeting of City Council, where
Council gave first reading to the OCP amendment as well as an amendment Bylaw (No. 8716) to
the current rezoning application for the subject site to update the rezoning considerations. A
Public Hearing for these items is scheduled for March 21, 2011. Should the Public Hearing on
this matter proceed, it is anticipated that second and third reading will be given on March 21,
2011.

As a condition of rezoning, a separate Servicing Agreement (SA 10-530751) s required for road
construction and frontage improvements to Tomicki Avenue, as well as frontage improvements
to Odlin Road, and to complete the Alexandra Way pedestrian corridor as well as service
connections, water and storm upgrades and sanitary sewer.
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Development Information

Please refer to attached Development Application Data Sheet (Attachment 3) for a comparison
of the proposed development data with the relevant Bylaw requirements.

Rezoning and Public Hearing Results

The Public Hearing on both these Bylaws was held on March 21, 2011 where two written
submissions were received (Attachment 4). Staff comments are in bold italics.

The first submission is from Mr, Tommy Yan of #418 - 9500 Odlin Road who thought the
subject site would be park space and the introduction of a District Energy Utility facility as well
as a 245 unit apartment complex goes against those plans. A development of this scale would
have a negative impact on the neighbourhood and he also questions the health risks of having a
energy utility on the site.

According to the Staff Report that infroduced the Alexandra District Energy Utility Bylaw to
the General Purposes Committee on November 15, 2010, the District Energy Utility facility is
projected to be located not on the subject site, but on future park space to the south of Odlin
Road, between No. 4 Road and May Drive. The intent of the Bylaw is to allow the developer to
take advantage of connecting into the proposed District Energy Utility which does not pose.
unacceptable environmental, social or economic impacts.

The West Cambie Area Plan (Alexandra Neighbourhood) land use map has had the subject
site designated for the potential development of a multi family apartment complex and not
park space since it’s adoption in 2006.

The second submission is from Mr., Kenneth Chan of #106 — 9500 Odlin Road who disagrees
with the addition of a new District Energy Utility as it will increase risk of fire and potential risk
to personal health for people living close by. The proposal may have reduce property values
because the otiginal City plan was to have green space surrounding his property, not an energy
utility and a 245 unit apartment complex which will cause additional traffic, increase car
accidents, parking demand in an area that is already tight for parking, increase demand for
‘community facilities, emergency services and infrastructure while reducing greenspace.

As with the staff response on the above noted submitted comment, the District Energy Ultility is
not to be located on the subject site and the proposed development does fall within the land use
designation outlined in the West Cambie Area Plan (Alexandra Neighbourhood).

Staff Comments

The revised design of this proposal, attached to this report, has satisfactorily addressed the
significant urban design issues and other staff comments identified as part of the review of the
subject Development Permit application. In addition, it complies with the intent of the
applicable sections of the Official Community Plan, and meets the density bonus criteria allowed
under the ADEU amendment Bylaw No. 8688,

Zoning Compliance/Variances (staff comments in bold)

The plan is in general compliance with Zoning Bylaw 8500, however the applicant requests:

1) Increase the maximum lot coverage from 45% to 48%.
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Staff supports the proposed variance as it stems from the allowable density bonus provision
and is considered a relatively minor variance. The requested variance does not impact the
requirements for outdoor amenity space or the overall massing of the development,

Analysis

The changes made due to the additional density bonusing allowance resulted in an overall
increase in the total floor area of the proposal. This also resulted in an increase to the total
number of units proposed as a reconfiguration to the units from the previous proposal took place
to avoid introducing substantial changes to the form and character of the previous proposal. The
applicant has made great efforts not to alter the appearance to the fagade fronting the street and
the public view by making most of the alterations to the units face the interior courtyard as much
as possible.

The main changes to the proposal are reflected in the following tables:

S Previgus oo |l e Proposed.

19 971.3 m? (214, 969 sq feet)
Increase of 700.2 m?
(7,537 sq. feet)
approximately 3.6% increase

Total Floor Area 19,271.1 m2 (207,432 sq. feet)

Number of Units 221 245

Parking
Resident stalls 317 339
Visitor stalls 44 45
Affordable Housing stalls 10 10
Accessible stalls 8 (included with total) 9 (included with total)
Tandem stalls 17 (34 total) 18 (36 total)

Total . 371 394
UnitCeunt- T T Previous " Proposed.

1 Bedroom 32 28
1 Bedroom + Den 39 69
2 Bedroom 38 56
2 Bedroom + Den 96 g2
3 Bedroom 0 0

3 Bedroom + Den 16 0

Total 221 245

This reconfiguration affected the units facing the interior courtyard of the east and west wings of
both buildings in addition to the end units at the tip of each wing. As a result, the alterations
added one (1) unit to each wing on all floors to the south building. This adds up to a total
increase to eight (8) units to the south building. The north building added two (2) units to each
wing on cach floor for a total of 16 additional units to the north building. This results to a grand
total of 24 additional units to the original proposal of 221 total units to 245 units.

With the number of new residential units added to the total in this complex, the number of
parking stalls no longer meet the parking requirements of Zoning Bylaw 8500, with the number
of proposed stalls at 394 and the required stalls at 412 (deficient by 18 stalls). To address this
deficiency, the applicant has provided a Transportation Demand Management (TDM) plan that
supports an allowable 10% variance (to be granted by Transportation Staff) to the number of
required parking stalls by measures to enhance the environmental impact of the project. The
TDM plan will require the applicant to install an electrical plug-in outlet to four (4) of their
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underground parking stalls to service electric vehicles. This TDM plan has been accepted by the
Transportation Engineering Division that will allow a reduction of required parking stalls from
412 to the proposed 394 if TDM measures are provided. The location of the parking stalls are
shown on the attached plans.

Advisory Design Panel Comments

Given the changes to the building only affected the internal appearance of the courtyard and not
the elevations exposed to the public, it was determined that the changes to the building due to the
minor increase to the FAR did not warrant further review by the Panel.

Conclusions

The proposed development responds well to the West Cambie Area Plan — Alexandra
Neighbourhood Guidelines and the Character Area Neighbourhood Guidelines in particular. The
proposal responds well to the design challenges presented by the increase in FAR; the changes to
the exterior of the building is kept within the central courtyard and the architect was able to keep
the character of the building to that previously reviewed by of the Development Permit Panel,
The applicant has adequately resolved staff comments associated with the changes and are
recommending approval of this Development Permit application.

David Johnson

Planner

DJ:cas

Attachments

Attachment 1: Minutes from the August 11, 2010 meeting of Development Permit Panel
Attachment 2: - Staff report for the Alexandra District Energy Utility Bylaw (No. 8688)
Attachment 3: Development Application Data Sheet

Attachment 4: Written submissions from the March 21, 2011 Public Hearing meeting.

The following are to be met prior to forwarding this application to Council for approval:

»  Receipt of a Letter-of-Credit for landscaping in the amount of $525,100.00. Based on a quotation from Senga
Landscape Architecture.

s Issuance of a letter to indicate the applicant’s intent to connect to the City’s Direct Energy System,

Prior to future Building Permit issuance, the developer is required to complete the following:

¢ The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be
required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Division at 604-276-4283.

¢ Submission of a construction traffic and parking management plan to the satisfaction of the City's

Transportation Division (http://www.richmond.ca/services/ttp/special.htm}.

3170878



3175550

ATTACHMENT 1

Excerpt from the Minutes from
The Development Permit Panel Meeting

Wednesday, August 11, 2010
Council Chambers
Richmond City Hall

DEVELOPMENT PERMIT 09-453125

(File Ref. No.: DP 09-453125) (REDMS No. 2922140)

APPLICANT: GBL Architects Inc.
PROPERTY LOCATION: 9340, 9360 and 9400 Odlin Rd
INTENT OF PERMIT:

To permit the construction of a 221 unit (including 10 affordable housing units}), four storey
residential apartment condominium development at 9340, 9360 and 9400 Odlin Road on a
site zoned "Low Rise Apartment (ZLR24), Alexandra Neighbourhood (West Cambie)”; and

To vary the provisions of Richmond Zoning Bylaw 8500 fo:
a} increase the maximum lot coverage from 45% to 46%.

Applicant’s Comments

Paul Goecdwin, GBL Architects Ltd., provided information regarding the proposed apartment
complex, and mentioned in particular: '

to the east of the subject site is a multi-apariment Polygon Development, and to the west of
the subject site is another multi-apartment Polygon development;

the GBL development features 221 residential units; ten units are affordable; 19 units are
adaptable;

the development features two "U-shaped” buildings around a central landscaped courtyard,
over one level of underground parking;

the buildings were pushed down as far as possible, to match the Polygon buildings to the
east and west, with parking at a grade of six feet; screening elements will be used to cover
the six foot grade;

all ground floor units have direct access to the Tomicki Avenue or the Odlin Road
sidewalks, through individual, custom designed gates;

street elevations have a break, to emphasize that a glazed portion of the building is treated
with a window wall to provide light; and

materials are of high quality, and include brick on the first two levels, with balconies
featuring a heavy timber appearance, hardiboard is utilized to provide additional articulation
to the fagade on the upper levels, and all sofits and facias feature stained Cedar.

Landscape Architect, Lindsay Senga, of Senga Landscape Architecture Inc., provided the
following information:

ground level units facing the interior courtyard feature individual patios that connect to the
outdoor amenity area;

a child's play structure has been added to the outdoor amenity area; and
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o a pedestrian-orientated path is situated along the western edge of the proposed
development, and the eastern edge of the neighbouring Polygon development.

In response to a query from the Chair, Ms. Senga advised that the pedestrian-oriented Alexander
Way, that runs through the GBL site, and adjacent Polygon site to the west, will be fully
tandscaped, with a combination of trees and a variety of lush plants.

Staff Comments

Mr. Jackson noted that a representative from Polygon was in attendance and he commended the
working relationship between the two developers, resulting in the Alexander Way passageway, the
first real permanent portion of the walkway in the neighbourhood.

With the subject development and Polygon projects on both sides, the construction of the north
half of Tomicki Avenue, and the roads in the area, is falling into place to provide traffic options, to
disburse traffic coming to and from the multi-family residential developments.

Mr. Jackson stated that the GBL development features a different architectural vernacular, but one
that works well with the two other Polygon projects that flank it.

The only comment of concern at the July, 2010 Public Hearing was in relation to the usable play
structure supplied, and the applicant has responded by adding a play structure in the outdoor
amenity area, in addition to a short climbing wall.

Mr. Jackson advised that staff supports the application and the variance.

Correspondence

None.

Gallery Comments
None.

Panel Discussion

A comment was made commending the applicant for their intention to connect to the West Cambie
District Energy System (DES), as this would help achieve the City’s sustainability objectives.

The Chair expressed support for the project and noted that the density bonus led to 198
accessible units.

Panel Decision

It was moved and seconded
That a Development Permit be issued which would:

1. permit the construction of a 221 unit (including 10 affordable housing units), four
storey residential apartment condominium development at 9340, 9360 and 9400 Odlin
Road on a site zoned “Low Rise Apartment (ZLR24), Alexandra Neighbourhood (West
Cambie)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to:
a} Increase the maximum lot coverage from 45% to 46%.

CARRIED
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To: General Purposes Committee Date: Dec. 20, 2010

From: John irving, P.Eng. MPA File:  10-6600-10-01/2010-
Director, Engineering Vol 01

Re: Alexandra District Energy Utility Bylaw No. 8641 Amendment Bylaw No. 8688

Staff Recommendation

That:
1. the Alexandra District Energy Utility Bylaw No. 8641 Amendment Bylaw No. 8688 be
introduced and given first, second and third reading, and

2, subsequent to the adoption of the Amendment Bylaw No. 8688 staff bring forward to
Coungil an amendment to the West Cambie Area Plan that would allow for the density
bonus structure outlined in Attachment 3.

John Irving, P.Eng, MPA
Director, Engineering
(604-276-4140)

FOR ORIGINATING DEPARTMENT USE ONLY

RouUTED TO: CONCURRENGE

Budgets vy NO | CONCURRENCE OF GENERAL MANAGER
Sustainability Unit YO NO
Law - YO NO
Parks Planning, Design & Construction YO NO
Building Approvals YO NO
Development Applications YO N[O
Policy Planning YO NO
ReviEWED BY TAG YES NO ReviEweD BY CAO YES NO

L] [] O
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Staff Report
Origin

Council has endorsed the Alexandra District Energy Utility Bylaw No. 8641 at the Regular Council
Meeting of December 13,2010. Adoption of Bylaw No. 8641 has established the regulatory
framework for the Alexandra District Energy Utility (ADEU), however the service area defined
therein encompasses only the two Oris developments, the Remy and Alexandra Gate.

The purpose of this report is to introduce the proposed Alexandra District Energy Utility Bylaw
No. 8641 Amendment Bylaw No. 8688 (Attachment 1) for 1¥ to 31 readings. This amendment
will expand the ADEU service area to the majority of the Alexandra Neighbourhood.

This initiative aligns with Council’s Term Goal #7 that states:

“Sustainability and the Environment — Demonstrate leadership in and significant advancement
of the City's agenda for sustainability through the development and implementation of a
comprehensive strategy that among other objectives includes incorporating sustainability into
our City policies and bylaws”,

Analysis

The air conditioning requirements of the OCP aircraft noise section that are applicable to West
Cambie make district energy and specifically geothermal technology applicable as the ADEU can
provide cooling for minimal additional capital cost. The proposed ADEU expansion would directly
support the West Cambie Area Plan sustainability guidelines stated as follows:

“8.4 Alexandra’s Building Sustainability Guidelines - “Sustainability features of
building design may be incorporated in many ways, including: a green roof or any
strategy that assists in storm water management, enhanced biomass and energy
efficiency; reduction of greenhouse gas (GHG) emissions through energy systems that
result in Jower greenhouse gas emissions and improved building mechanical systems,

8.4.1 Energy and Water Use - Design teams will be required to identify ways in which
they are accomplishing optimal energy (e.g. heat, light, etc.) and water use in site
planning and building design.” '

Proposed Bylaw Amendment

The proposed Alexandra District Energy Utility Bylaw No. 8641 Amendment Bylaw No, 8688 is
a replacement of the Schedule A service area map that will expand the ADEU service area to the
majority of the Alexandra Neighbourhood where future serviceable multi-family residential and
commercial development is anticipated.



ADEU Expansion Potential

To leverage economies of scale and realize the long-term social, economic and environmental
benefits of the ADEU, expansion to service future development is critical. Some of the benefits of
scale are as follows:

Distribution Piping Efficiency — A given length of distribution piping can service one side of
the street or two sides (more development) at almost the same cost. Also doubling
the size of a given length of pipe to service twice the demand only marginally
increases the full cost of that pipe installation.

Peak Load Balancing — A single home may have it’s furnace on or off, representing a range of
output from zero to 100%. Of course the furnace has to be sized to meet the
highest demand (100%) even though for much of the time it will be off. As more
units are added to a single system, that system can be more economically sized as
the probability of everyone requiring peak demand simultaneously decreases.
Other building types such as commercial and institutional also have different
demand patterns, so adding these to a residential system creates further
efficiencies.

Waste Heat Capture — Some industrial, commercial and retail uses actually generate significant
waste heat from air-conditioning and chilling activities. With an expanded DEU
this waste heat can be captured and used to meet heating demand, resulting in
further reductions in system sizing and potential GHG reductions

Fuel Switching — The DEU essentially places a larger district or neighbourhood on one system,
and it is relatively simple to switch the energy generation technology in that
system when more economic technologies are available.

Energy Security — Establishing a local source of energy supply for a neighbourhood greatly
increase the security of supply as dependency on remote generation and supply
chains are decreased.

GHG Reduction — The proposed first phase of the DEU moves an on-site geothermal energy
system onto City-owned property. This does not result in any greenhouse gas
emission reductions immediately but does provide the infrastructure for future
system connections which would reduce greenhouse gas emissions (e.g., capture
and use of waste heat, displacement of conventional energy systems, etc.)

The ADEU concept and preliminary design work completed to date identifies the highest returns on
energy efficiency and capital occur with higher density development and high demand users. With
respect to planned bulldmg forms in the Alexandra neighbourhood, there is currently not a strong
business case to service townhouses and smaller stand-alone retail units. Therefore for the purposes
of defining ADEU expansion potential, staff have identified serviceable unit numbers and building
areas that do not include the lower density forms.

The approximate quantities of ADEU serviceable units and building area for the undeveloped portion
of the Alexandra Neighbourhood are broken down in the following tables:



Building

Servicable sq.ft.
Residential Units (millions)  Percent
Oris 453 0.36 15%
In Process - 848 0.82 27%
Future 1811 1.63 58%
Total 3112 2.81 100%
Servicable
Non- Residential
Oris 0.01 1%
In Process 0.40 36%
Future 0.70 63%
Total 1.10 100%

The Oris developments (Remy and Alexandra Gate) represent 15% of the residential and 1% of the
non-residential square feet of serviceable building that is anticipated for the Alexandra
Neighbourhood under the current OCP. The remaining in-stream and future developments represent
85% of residential and 99% of non-residential totals.

In terms of combined building square feet, Oris represents 360,000 sq.ft. while in-process and future
development represents 3.9 million sq.ft. Therefore expansion of the ADEU setvice area as
proposed in the Amendment Bylaw No. 8688 represents an approximate ten-fold increase in the size
of the utility over the first phase. '

The ADEU expansion is anticipated to support the achievement of significant ecological health
benefits at a broader scale (more local energy systems means lower expansions of centralized
systems, greater opportunity to re-use waste and greater efficiencies which again reduce resource
consumption). Based on preliminary calculations, use of the ADEU for heating and cooling of
the Remy and Alexandra’s 453 units will result in an estimated avoidance of 200 to 600 Tonnes
of GHG generation annually. At full build-out of the proposed expanded service area, the
potential avoidance of GHG generation would be 2,000 to 6,000 Tonnes annually, which is
equivalent to removing 700 to 2,000 vehicles from the road.

Proposed Expansion Preliminary Concept Design

Staff engaged Hemmera Energy Ltd. to complete preliminary concept design work for the Alexandra
District Energy Utility (ADEU). The first phase of the ADEU will use ground source heat pump
(GSHP) technology for the primary renewable energy source. Underground well and piping
infrastructure will be sited on park land between Odlin Rd and Cambie Rd. (the Greenway) and the
Energy Centre building would be sited on park land south of the Greenway.

The design concept for the future build-out of the ADEU includes two distribution pipe loops that
would service the northern and southern areas of the neighbourhood and expansion of the Energy
Centre building,



There exists the potential to expand the geothermal well-field through parkland, road rights-of-
way, ot other publicly held lands to service the fully expanded ADEU, however the best
technology and configuration would be defined through analysis at each expansion phase.
Renewable energy source options to be considered would include open-loop geothermal, biomass,
sewage heat recovery, and interim high efficiency gas boilers,

Consultation

Staff have consulted with UDI, local landowners and developers and the City’s Advisory
Committee on the Environment. Copies of Bylaw No. 8641 and the preliminary concept design
report have been distributed to these groups for review and comment. The main concern
identified to date is the potential for increased construction costs resulting from the need to install
DEU compatible in-building systems. Issues and responses are summarized as follows:

Stakeholder Issue Raised Response

Developers Installing in-building Staff have identified options for addressing this

and hydronic systems that | in the following section. '

Landowners are DEU compatible
represents an increased
construction cost over
conventional systems

Developers Will the ADEU be as The geothermal technology is proven and will

and reliable as conventional | have back-up systems in place to maximize

Landowners electric and gas energy | continuous performance. DEU systems typically
sources? have lower failure rates than gas and electrical

systems.

Developers The flat rate service The flat rate as adopted in the current ADEU

and charge defined in the Bylaw is intended to be a temporary “place-

Landowners current bylaw does not | holder” rate that provides certainty of cost to
provide the opportunity | new users. After a short monitoring of the first
for customers to save phase system, staff will bring forward options
through conservation, for amended rate structures that would include

variable kilowatt-hour charges.

SmariCentres | Retail and commercial | Staff are continuing to work with SmartCentres
leasees are accustomed | and consultants on defining the optimal servicing
to direct metering and | strategy for the various users that could exist on
energy billing. the SmartCentres site. The current ADEU

: Bylaw permits a variety of servicing
configurations, however should an acceptable
solution be defined that would not be permitted
under the current bylaw, an amendment would
be brought forward for Council’s consideration,




In-Stream Applications

There are six active rezoning applications at various stages of processing (listed in Attachment 2)
within the proposed ADEU expanded service area. The in-stream developers purchased the
properties and significantly advanced development concepts as part of their applications. The
addition of the cost of ADEU represents an unforeseen development cost and it is reasonable to
find ways to at least partially off set the increased cost for those developers with projects in-
stream.

In the absence of a regulated service area, Planning staff have been negotiating commitments
from developers to be serviced from the ADEU and have been accelerating application processing
for those that commit. While consultation on the ADEU concept has been ongoing for 6 months,
the proposed bylaw amendment will be effective immediately upon adoption at 4" reading. At
that point ADEU servicing would be mandatory for any applicable development without a
building permit, impacting those developers that have in-stream development applications.

There are various in-building hydronic systems that a developer can choose which are compatible
with ADEU servicing. The additional construction cost to install any given hydronic system over
the cost to install conventional heating and cooling systems will therefore vary depending on the
specific hydronic system chosen. Additional construction costs estimates have ranged from
$1,500 to over $5,000 per residential unit.

Four options for mitigating this cost impact to those with in-stream applications are presented for
consideration as follows:

Option 1 —No Mitigation (Not Recommended)

Under this option there would be no consideration of financial or other relief provided to
developers with in-stream applications. Other established DEU’s such as Lonsdale Energy
Corporation and the South-East False Creek Neighbourhood Energy Utility have not compensated
developers for additional in-building costs. The recommendations in this staff report do not
include any mitigation for those propeérties that do not have a development application in-stream.

There is long term value accrued to the ADEU from servicing as much development as possible
within the servicing area as early as possible, hence the staff recommendation to adopt the
proposed bylaw amendment. In consideration of the impacts to in-stream developments created
by bringing this amendment forward in a timely manner, Option 1 is not recommended.

Option 2 -- Revise Development Cost Charges (Not Recommended)

Development Cost Charges (DCCs) are levied to fund the construction of infrastructure
necessary to support development. The City cannot waive DCC charges established in the DCC
Imposition Bylaw. The DCC program could be revised to permit some benefit, however this
would require revision to the bylaw which is a lengthy process that ultimately requires Provincial
approval. Any reduction in DCC income would restrict the City’s ability to deliver the necessary
capital program.



Developers also receive DCC credits for the construction of DCC works under servicing
agreement. In many cases these credits can exceed the DCC charges, so there is effectively no
remaining DCC charge left to lower. This would create variable benefit to each developer
depending on the extent of DCC works they are required to construct. For these reasons revising
the DCCs is not recommended.

Option 3 — Refund of Sewer Charge (Not Recommended)

In 2007 the City entered a “latecomer” agreement with Polygon under which the City and
Polygon are constructing storm and sanitary sewer works that benefit lands in the Alexandra
Neighbourhood, and the costs of these works are recovered through benefit charges applied to
new developments in the area.

A key component of these works currently being constructed by the City is the No. 4 Rd Drainage
Pump Station. This project is fully funded through the capital program but has also received grant
support through the Federal/Provincial Flood Protection Program. The value of this grant is
ultimately dependent on approved eligible costs, but is currently estimated to be $2 Million or
greater,

The City’s portion of the benefit charges could be refunded to a total amount equivalent to the
grant with no impact to the works program or the front-ender agreement, however this refund
would have to be distributed to all developments within the benefit area that develop within the
agreement term (15 years).

This would result in a refund amount of approximately $600 per residential unit and $0.40 per
sq.ft. of commercial building as shown in the following table:

Est, Total Value of

Proposed Refund refund for the 6 in-
Benefit Charge Amount stream applications
Multi-family $1,836.72 + interest  $600 $498,000
per unit per unit
Commercial $1.24 + interest $0.40 $156,000
per sq.ft. per sq.ft.
Total $654,000

The impact of the refund at this level is low, and with the benefit distributed to all future
development in the Alexandra Neighbourhood, there is no relative benefit to the in-stream
applicants. For these reasons Option 3 is not recommended.



Option 4 — Unit Owner Grant (Not Recommended)

The ultimate owners of the constructed units could be awarded a City grant valued at $2,000 per
unit. The grant would be provided to owners at the time of occupancy. Corporations or other
business entities would not be eligible for the grant, only individual persons who are unit owners.

There is $6 M in available borrowing from the water utility reserve of which $4 M is allocated to
the ADEU 1* Phase construction. The remaining $2 M could be used to fund the $2,000 unit
owner grant. The total number of potential eligible units would be approximately 900, therefore
the total grant program cost would be $1.8 M. Based on current known developer schedules, the
grants would be likely be paid out over a period of 3 to 6 years. The borrowed amount plus
interest would be repaid to the water utility reserve from ADEU revenue or other non-City grant
sources. :

The unit owner grant would only be of indirect benefit to developers as this value would have to
be realized through potential increased unit value and marketability.

Option 5 — Density Bonus (Recommended)

Deisity bonuses are of significant value to most developers in that additional units can be
constructed and sold on the same land base. Staff could bring forward to Council for
consideration an amendment to the West Cambie Area Plan that would provide increased density
bonuses for the in-stream applications,

The proposed density bonus structure is outlined in Attachment 3 that would raise allowable
floor area ratios (FAR’s) up to 4%. This level of proposed increase has been calculated to
provide value equivalent to the value that would be provided under Option 3 — Refund of Sewer
Charge. Staff have reviewed the proposed small increase in density and find that in all cases it can
be deployed without changing the overall built form and character of the West Cambie Plan.

While the 5 residential and commercial projects would benefit from this bonus, the FNDA
(Ismaili Jamatkhana) application would not because the Area Plan allows a maximum FAR of
1.25 and their project is at 0.14, so they are not close to fully using their currently available
density. Given this situation, in this one particular case staff recommend that the City reimburse
engineering costs related to FNDA district energy up to $50,000.

Developers who choose to take advantage of the density bonus outlined herein, will be asked to
enter into agreements that would, in addition to the bylaw, contractually commit the developer to
hook-up to the ADEU. Also, in order to take advantage of the density bonus, rezoning bylaws
may need amendment and, depending on the stage of the rezoning application, an additional
public hearings may be required.

Should the proposed bylaw amendment be supported, it is recommended that staff be directed to
bring forward an amendment to the West Cambie Area Plan to provide the density bonus structure
outlined in Attachment 3.



Finangial Impact

Expansion of the ADEU service area will create future capital funding requirements for additional
ADEU infrastructure as well as generate return on investment.

$4 M for the ADEU 1* Phase has been allocated in the 2011 Capital Budget. This $4 M is funded
from a total of $6 M in available borrowing from the water utility reserve. Based on the known
development schedules of in-stream applications, it is likely that the total $6 M will be sufficient
to fund any required 1st Phase expansion of the ADEU through 2011.

All development schedules are ultimately controlled by developers, projects are advanced or
halted at various stages depending on market conditions and a variety of business considerations.
At the current pace of development it is estimated that the Alexandra Neighbourhood could be
fully developed by 2020, as shown in the following table:

Building sq.{t. Est. Occupancy

Dates
Oris Developments (Remy and 0.36 M 2011-2013
Alexandra Gate)
In-stream applications ' 1.21 M 2012-2016
Future buildable 232M 2013-2020

Additional capital funding would be required in 2012 and beyond for additional expansion phases
that would occur in step with development. Through extrapolation of the 1% phase costs, the total
additional capital cost to build-out the ADEU is estimated at approximately $24 Million in 2010
dollars, which would bring the total estimated capital cost of the ADEU to $30 Million. The
timing of these capital expenditures would depend on the development schedules, but is currently
estimated as shown in the following table: |

Cumulative total
Est. year of  Est. Capital Cost sq.ft. of buildings

implementation (2010 dollars) serviced
1% Phase 2011-2012 $6 M (funded) 0.7 M sq.ft.
2" Phase 2014 $6 M 1.4 M sq.ft.
3" Phase 2017 $10 M 2.7 M sq.ft.
4™ Phase 2020 $8 M 3.9 M sq.ft.

Total $30 M 3.9 M sq.ft.



As with the 1™ phase capital costs, all of these costs would be ultimately recovered through user
rates and charges.

As additional phases are identified in detail, funding opportunities would be explored and brought
forward to Council for consideration. Future funding sources could include provisional account
allocation, borrowing from accumulated reserves, or grant funding, however at this stage these
funding sources are either limited or uncertain.

Given that the ADEU will generate revenue and have full cost recovery over time, debt financing
of future capital costs will likely be the most prudent and viable strategy. Long-term debt
financing can be implemented by the City through approval by the electors and the Inspector of
Municipalities or directly through a wholly City owned corporate entity. A financial analysis of
the full build-out based upon debt financing to fund future capital infrastructure for expansion of
the ADEU (based on the estimated schedules above and debt financing of future phases) is
provided in Attachment 4. This analysis estimates a 14 year payback on the initial capital
investment with a rate of return above 12%.

The financial analysis provided in Appendix 4 represents future-oriented financial information,
which contains assumptions and estimates that are based upon current information available and
known to staff at this time. These assumptions reflect current business and economic conditions
and planned courses of action that staff believes to be the most probable. However, as with all
such assumptions, there is a measure of uncertainty surrounding them. This uncertainty increases
as the forecast horizon extends. Therefore, the actual results achieved for the fiscal years covered
in the accompanying future-oriented financial information will vary from the information
presented, and the variations may be material.

At the appropriate time when capital funds are required for expansion of the ADEU, staff will
bring forward a report to Council with funding alternatives and recommendations.

Conclusion

Expansion of the ADEU will represent one of the most significant advancements to date towards
meeting the City’s sustainability and GHG reduction goals. It is recommended that the Alexandra
District Energy Utility Bylaw No. 8641 Amendment Bylaw No. 8688 be introduced and given
first, second and third reading.

John Irving, P.Eng. MPA
Director, Engineering
(604-276-4140)
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Attachment 1 —~ Proposed Alexandra District Energy Utility Bylaw No. 8641 Amendment
Bylaw No. 8688

3078822



Attachment 2 — In-Stream Applications

Rezoning Address Project Applicant Project Status
Application Description ;
RZ 08-410760 9411/9371 Alexandra | 139 dwelling | 0797460 BC | RZ & DP
Rd units and LTD adopted
369m? of
commercial BP not yet
space submitted
RZ 04-270168 9560/80 Cambie Rd | Assembly Use | FNDA RZ bylaw @ 3"
9531/51/71 Odlin Rd | for Ismali Reading
Temple
RZ 09-453123 9340, 9360, 9400 221 dwelling | Paul Goodwin | RZ bylaw @ 3™
Odlin Rd units GBL Reading
Architects
RZ 10-528877 4660, 4680, 4700, 32,860m” Smart Centres | Staff Review
4720, 4740 Garden 353,700 ft*
City Rd, 9040, 9060, | commercial Not ready to
9080, 9180, 9200, floor area move forward to
9260, 9280, 9320, P
9340, 9360, 9400,
9420, 9440, 9480,
9500 Alexandra Rd
RZ 10-537689 9331/9351/9371/9391 | approx. 359 Polygon RZ Bylaw @ [
/9411 QOdlin Rd dwelling units reading,
Scheduled for
Dec 20 Public
Hearing
RZ 10-534751 6251/9291 Alexandra | approx 131 Fred Adab Staff Review
Rd dwelling units | Architecture
and 381m? of Very close to
commercial moving forward
to PC




Attachment 3 — Density Bonus

As a proposed method for partially offsetting the in-stream developers’ costs of providing in-
building ADEU compatability, the density bonus structure is outlined in this attachment.

— Background: :

~ Land values in West Cambie for lands permitting residential use is $90 psf of site area.

— At FARs of 1.5, this equates to $60 psf buildable, and at 1.7 FAR $53 psf buildable.

— See the example below in mathematical sequence.

— If we assume, for example, that Polygon is building to 1.7 FAR, then at their "sewer
benefit charge" of $657,546 and at a buildable land rate of $53 psf then the additional
square footage they need to cover the refund is 12,407 sf,

~ Based on the total proposed project before bonus of 351,000 sf, the additional square
footage is an increase of 3.53%, thus the total FAR with bonus would be 1.76.

~ There is a negligible difference in percentage increase required dependent on the
actual FAR being proposed.

— Therefore, a suggestion may be to simply provide a 3.75% to 4% increase in density to
account for any arguments regarding land value - current versus what they paid for the
land, thus the base 1.7 FAR becomes 1,768,

~ The incentive will apply only to the in-stream projects listed in Attachment 2. The proposed
bonus would result in new FAR allowances as follows:

[ Additional | v,
Square: |
st R TR L T i ; OOtage
Residential
—  Paul Goodwin 1.7 7,624 1.76
Architects
— 0797460 BC Ltd 1.6 4,627 1.66
— Polygon 1.68 12,275 1.74
— Fred Adab 1.5 4,095 1.55
Architecture
Commercial ,
—~ SmartCentres 0.61 3,026 0.615

Developers who choose to take advantage of the density bonus outlined herein, will be asked
to enter into agreements that would, in addition to the bylaw, contractually commit the
developer to hook-up to the ADEU. Also, in order to take advantage of the density bonus,
rezoning bylaws may need amendment and, depending on the stage of the rezoning
application, an additional public hearings may be required
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City of Richmond

6911 No. 3 Road Development Application

Richmond, BC V6Y 2C1 ‘ Data Sheet
www.,richmond.ca . . . i
604-276-4000 Development Applications Division

DP 09-453125 | | | Attachment 3

Address: 9388 Odlin Road (Formally £340, 9360 and 9400 Odiin Road)

Applicant: GBL Architects - Paul Goodwin ~ Owner: _Chibo Capital Holdings Inc.

Planning Area(s). _West Cambie Area Plan (Alexandra Neighbourhood)

. | 5 Existing | Proposed
Site Area: | 12,154.4 m? 11,354.6 m*
Land Uses: Single Detached Residential Apartment residential

Residential Area 1 - 1.50 base FAR
(1.70 max. FAR for affordable housing).
Townhouse, low rise apartments (4-
storey typical)

(1.76 max. FAR for connecting to the
Alexandra District Energy Unit)

OCP Designation: No change

Low Rise Apartment (ZLR24)},

Zoning: Single Detached (RS1/F) Alexandra Neighbourhood
(West Cambie)
245 units

Number of Units: 1 per lot (Includes 10 units for

affordable housing)

_ | Bylaw Requiement | Proposed | Variance

1.50 base FAR
{maximum 0.2 FAR
density bonus with
providing affordable
housing)

(additional 4% maximum
density bonus for
connecting to the

1.76 FAR
(10 affordable housing
units to be constructed an
provided) none permitted
(connection fo the
Alexandra District Energy

Floor Area Ratio:

Alexandra District Energy i

Unit)
Lot Coverage: " Max. 45% 48% 3% (340.6 m?)
Setback — North Front Yard: ;
(Odli_n Road) Min. 6.0 m 6.0m nane
Setback — West Side Yard: A Min. 6.0 m 7.50m none
Setback — East Side Yard: Min. 6.0 m 6.0 m nohe
Setback — South Front Yard: Min. 6.0 m 60m none

Tomicki Avenue)
Height {(m): Max. 20.0 m 17.9m none

3170878




March 2, 2011

-9

Bylaw Requirement

DP (9-453125

Proposed

Variance

Lot Size: N/A N/A
353 Resident
49 Visitor 339 Resident .
Off-street Parking Spaces — 10 Affordable Housing 45 Visitor rQ:QSeJI e-g Z‘I\:Ie
Regular Total: 412 stalls 10 Affordable Housing rovided
371 stalls if TDM Total: 394 stalls P
measures are provided

Off-street Parking Spaces - . . . ;
Accessible: -9 (included in total) 9 (included in total) none

. Min. 50% to be standard 56.8% standard size
Small Car Ratio size spaces stalls none

. . 18 tandem spaces
Tandem Parking Spaces Permitted 36 stalls none
Amenity Space — Indoor: Min. 70 m? 317.6 m? hone
Amenity Space — Qutdoor: Min, 1,470.0 m? 2,046.0 m? none

3170878




City of Richmond | Development Permit

Planning and Development Department

No. DP 09-453125
To the Holder: PAUL GOODWIN (GBL ARCHITECTS)

Property Address: 9388 ODLIN ROAD
(FORMALLY 9340, 9380 AND 9400 ODLIN ROAD)

Address: 140 — 2034 WEST 11™ AVENUE
VANCOUVER, BC V6J 2C9

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City
applicable thereto, except as specifically varied or supplemented by this Permit.

2. This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:
Increase the maximum lot coverage from 45% to 48%.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #21 attached hereto.

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required. '

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$525,100.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any-interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

3170878



Development Permit

No. DP 09-453125
To the Holder: PAUL GOODWIN (GBL ARCHITECTS)

Property Address: 9388 ODLIN ROAD
(FORMALLY 9340, 9380 AND 9400 ODLIN ROAD)

Address: 140 — 2034 WEST 11™ AVENUE
'VANCOUVER, BC V6J 2C9

8. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

- AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF :
DELIVERED THIS DAY OF ,

MAYOR

3170878
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Send a Submission Online (respo'nsev#547)

MayorandCouncillors

From: City of Richmond Website [webgraphics@richmond.ca]

© Sent:  March 21, 2011 1:55 PM
To: . MayorandCouncnlors

Subject: Send a Submission Online (response #547)

Send a Submission Online (response #547)

Qm vey Information

Site: | City Websnte

Page Title: 'Send a Submission Online

URL: hftp:l/cms.city.richmond.bc.calPage1 793.aspx - -

| Submission Time/Date: | 3/21/2011 1:53:55 PM

Survey Response

Your Name:

Tommy Yan

"Your Address:

. #418- 9500 QOdlin Rd, Richmond, BC

* Subject Property Address OR
Bylaw Number:

8715/ 8716

Comments:

. to the residents. Also, | am not sure if the

I am the owner of 9500 Qdin Road. | won't be |

able to attend the hearing tonight at 7:00. But, °
| am against the Bylaws 8715 and 8716 which

is unfair to existing owner at Cambridge Park. '

We have no knowledge of this two subjects
before | purchased this. | thought that area |
are supposed to be a park and it will limit our
recreation area if the Districk Energuy Utility
was built in that area. It is really unfair for .
residents in this area and it might also raise
possible health corncern for those who has
implanted pace maker as it might be too close

community is well planned for such a big
increase in demand for traffic, health service,
ete. So, 1 would like to voice this up.

03/21/2011

Page 1 of 1
ATTACHMENT 4




Send a Submission Online (response #546) ' ' Page 1 of 2

To Pubﬁm Hearing
Date: Mﬂz/&% 2ol

MayorandCouncillors ' It@m #@g ‘
: ’ : ‘ — W!Tmu)s Bls+

From: City of Richmond Website fwebgraphics@richmond.ca) a-1(b

Sent:  March 21, 2011 1:14 PM - -

To:  MayorandCouncillors -

. Subject: Send a Submission Online (response #5'46)

Send a Submission Online (response #546)

Survey Information

Sute
Page Tltle

CityWebsue P
Send a Submlssmn Onllne

URL:

http://ems.city.richmond. bc ca/Pagei1793.aspx

Submission Time/Date:

3/21/2011 1:13:11 PM

Survey Response

Your Address:

Bylaw Number:

Your Name .

Subject Property Address OR | 106 - 9500 Odlm Rd Rlchmond BC V6X

Kenneth Chan

106 - 9500 Odlin Rd, Richrond, BC, VBX
19

1C9

Comments:

03/21/2011°

I'm living at CambridgePark on 9500 Odlin
Rd, Richmond, BC. | won't be able to attend
to tonight's meeting but | have concerns
regarding Bylaws 8715 and 8716. |
understand there will be adding a new District
Energy Utility (ByLaws 8715) between
Meridian gate and Camabridge Park building .
due to an additional 245 units apartment
complex (ByLaws 8716) in this area and | ;
would like to voice out that | disagree for
these 2 proposals as a neighbor living in this
‘area (ByLaws 8715) Addlng new District
Energy Utllity will - It will increase the risk for
 this area such as fire. - It may have potential
risk to our heaith for people living close-by an
energy utility. - Reducing the green area. -
Direct affect house price at Cambridge Park; -/
| bought this property was because the- ¢
original city planning where it has a lot greeny
areas, trees and parks surrounding this ’
building and in this area not because of an
unexpected District Energy Utility. (ByLaws
8716) Adding an additional 245 unit
apartment complex in this packed area will
cause a lot of problems. - It will cause




Y

Send a Submission Online (response #546)

03/21/2011

additional traffic usage and causing traffic
jams; increase chance of car accidents. -
Increasing parking usage on street which is

- already very limited at this moment. -

Increasing usage of community facilities for
this area such as library and parks -
increasing need of hospital, fire and police. It
may also increase the crime rate due to

- Increasing of populations. - Increasing the
“-amount of infrastructure such as road

expansion and increasing water pipes, etc. -
Decreasing the green area. - It will decrease
the housing prices for this area due to.
increasing of population density and it will be
direct affecting people who are living in this
area as well as our property investment.

- Again, | bought this property was because of

the original city planning, low density and lot
of green areas, parks, trees that are

surroundlng this building, CambridgePark and

in this area Thank you for your kind'

‘" _consideration.

Page 2 of 2
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