Report to Committee

3 City of

Richmond
To: Planning Committee Date: October 2, 2019
From: Wayne Craig File: RZ 18-808220

Director, Development

Re: Application by Colliers International Consulting to Create the “Rental Tenure
Residential and Religious Assembly (ZMU42) - St. Albans (City Centre)” Zone,
and Rezone the Site at 8131 and 8151 Bennett Road from the "Single Detached
(RS1/E)" Zone and the "Assembly (ASY)" Zone to the " Rental Tenure Residential
and Religious Assembly (ZMU42) - St. Albans (City Centre)" Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10065 to create the “Rental Tenure
Residential and Religious Assembly (ZMU42) - St. Albans (City Centre)” zone, and to rezone
8131 and 8151 Bennett Road from the “Single Detached (RS1/E)” zone and the “Assembly
(ASY)” zone to the “Rental Tenure Residential and Religious Assembly (ZMU42) - St. Albans
(City Centre)” zone, be introduced and given first reading.
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Staff Report
Origin

Colliers International Consulting has applied to the City of Richmond for permission to rezone
8131 and 8151 Bennett Road (Attachments 1 & 2) from the “Single Family Detached (RS1/E)”
zone and the “Assembly (ASY)” zone to a new “Rental Tenure Residential and Religious
Assembly (ZMUA42) - St. Albans (City Centre)” site specific zone to permit the development of a
mixed use mid-rise development. The subject site is located in City Centre (Attachments 3 & 4).
Key components of the proposal (Attachments 5 & 6) include:

® A six-storey building containing a church and rental apartments and a three-storey building
containing rental townhouses over a common single-level parking structure.

e A total floor area of approximately 12,478 m” (134,314 ft*) comprised of approximately:
o 1,073 m* (11,548 ft*) of church, multi-purpose and supporting space;
o 11,405 m* (122,766 ft*) purpose-built residential rental units; and
o an additional approximately 53 m® (568 ft*) of resident indoor amenity space.

e 142 purpose-built residential rental units, The residential units include 20 affordable housing
units (low-end of market rental units secured in perpetuity with a Housing Agreement and
covenant registered on title), 68 moderate income limits units with proposed rental rate and
household income restrictions targeted at median income households (secured in perpetuity
with a Housing Affordability Agreement and covenant registered on title); and 54 units with
rental rate and household income restrictions as defined by BC Housing’s HousingHub
Provincial Rental Supply program (secured for 40 years with a legal agreement between the
owner and BC Housing). Further details on form of rental are provided in the housing
section of this report.

e BC Energy Step Code step 4 targeted, exceeding the City’s requirement of step 3.

Road and engineering improvement works required with respect to the subject development will
be secured through the City’s standard Servicing Agreement processes prior to rezoning
adoption. Works including rear lane, frontage improvements, pedestrian trail, and utility
upgrades will be designed and constructed at the owner’s sole cost. Cost sharing will be
provided for improvements to the existing sanitary pump station, which will also be included in
the Servicing Agreement.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 5).

Subject Site Existing Building and Housing Profile

Five buildings are located on the subject site and include:

e 8131 Bennett Road residence — Two-storey 3-bedroom split level house in southwest corner
of site that is currently rental accommodation. There is no secondary suite in this building.
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e 8151 Bennett Road church building — Two-storey central building including a church
sanctuary in a one-storey portion of the building and multi-purpose space and offices in the
two-storey portion of the building.

o Christian Education (CE) building — One-storey building in northwest corner of site used for
a pre-school program for 70 children operated by a tenant and used on evenings and
weekends by community groups.

e Murdock Centre building — Two-storey building in northeast corner of site including a
church hall, meeting and office space, and child care program space for 25 children aged 30
months to school age. The hall and meeting room spaces are used by the congregation, child
care program operated by the congregation and community groups at various times.

e 8191 Bennett Road residence — One-storey 3-bedroom house in southeast corner of site that
is currently rental accommodation. There is no secondary suite in this building.

Surrounding Development

The subject site is an approximately 5,786 m* (62,280 ft*) irregularly shaped parcel of land
comprised of two lots on the north side of Bennett Road east of No. 3 Road.

To the North: Adjacent to the site (across the proposed new lane) a two-storey low-rise
office development and a high-rise residential development (“The Duchess”
development) on properties fronting Granville Avenue. “The Duchess”
development provided statutory right of ways for City lane along the rear of
the property and City pedestrian trail along the east edge of the property.
Both properties are designated Urban Core T6 for high-density, high-rise,
mixed use development.

To the South: Bennett Road, beyond which low-rise residential development comprising of
three-storey townhouse and four-storey apartment buildings on properties that
are designated for multi-family low rise development.

To the East: Adjacent to the site two-storey apartment low-rise residential apartment
development and further to the east three-storey over parking low-rise
residential apartment development (“Woodglen Apartments” development) on
properties that are designated for multi-family low rise development.

To the West: Adjacent to the site two-storey townhouse development (“Tiffany Place”
development) and further to the west three -storey townhouse development on
properties that are designated for multi-family low rise development. Also
adjacent to the site is a recently redeveloped drive-through restaurant
development (“McDonald’s” restaurant) on property fronting No. 3 Road that
is designated General Urban T4 for low-density, low-rise, mixed use
development.
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Related Policies & Studies

Official Community Plan (OCP)

The OCP designation for the larger eastern portion of the site is ‘Community Institutional’ and
‘Neighbourhood Residential’ for the smaller western portion of the site.

The City Centre Area Plan (CCAP) Generalized Land Use Map (2031) (Attachment 3)
designation for the larger eastern portion of the site is ‘Institutional” and ‘General Urban T4’ for
the smaller western portion of the site. The institutional designation allows for a consolidated
development site to have supplementary uses and additional density over and above that
permitted by the underlying CCAP transect and Sub-Area Plan if the development results in a
community benefit.

The St. Albans Sub-Area Plan Land Use Map (Attachment 4) designation for the larger eastern
portion of the site is ‘Institutional’ and ‘Multi-Family Low Rise’ for the smaller western portion
of the site. The institutional designation is intended for church related development. The
multi-family low rise designation is intended for 3-storey apartment building, townhouse, two-
family or single-family development. The St. Albans Sub-Area Plan Circulation Map
(Attachment 4) calls for rear lane development from St. Albans to No. 3 Road and a pedestrian
trail from Bennett Road to Granville Avenue.

The proposal is consistent with current OCP, CCAP and St. Albans Sub-Area Plan policies
applicable to the subject site.

Floodplain Management Implementation Strategy

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on title is
required prior to final adoption of the rezoning bylaw.

Public Consultation
A rezoning sign has been installed on the subject property.

Before finalizing the requested land uses and submitting a rezoning application to the City, the
applicant conducted a Public Open House on April 19, 2017 with a preliminary high-rise mixed
use development concept. A copy of the Open House Summary prepared by the applicant is
included in Attachment 7. The pre-application concept was a higher density high-rise
development, including existing church religious assembly, child care and preschool uses and
providing a mix of market and non-market residential rental tenure units.

The pre-application Open House was held on the subject site. An Open House invitation was
mailed to the approximately 340 addresses in the 8000 block of Bennett Road where the subject
site is located. The invitation was also extended to the Brighouse United Church congregation
and other groups using the subject site including the daycare, preschool, three additional church
congregations and 10 community groups. 43 people added their names to the sign-in sheets, in
which 8 attendees identified themselves with addresses on the block. Comment sheets were

CNCL -171

6210273



October 2, 2019 -5- RZ 18-808220

provided and 34 completed comment sheets were received. Five comments sheets were
completed by residents on the block. No major concerns regarding the pre-application
development concept were identified.

The redevelopment proposal has since been reduced in scale from a high-rise concrete
development to a mid-rise wood-frame development and due to the reduced building size the
proposal was reduced in scope with a lower number of units and no longer including child care
or preschool uses. The current proposal includes a mid-rise 6-storey and low-rise 3-storey wood-
frame development, including retaining the existing church religious assembly use and providing
a mix of residential rental tenure units (Attachment 6).

The pre-school operator, Brighouse Junior Kindergarten, has discussed with the owner and
expressed to the City their concern regarding the loss of facilities for their program

(Attachment 8). The operator’s pre-school program for 70 children and the congregation’s child
care program for 25 children (30 months to school age) will be displaced through the
redevelopment. Staff discussed this concern with the applicant but the applicant is unable to
accommodate the current pre-school or child care programs in the proposed development. There
are alternate pre-school opportunities in the City and the site is within walking distance of a City
Early Childhood Development Hub (in the “Paramount” development) that is under construction.

Should the Planning Committee endorse this application and Council grant 1* reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or
interested party will have an opportunity to comment.

Public notification for the Public Hearing will be provided as per the Local Government Act.
Analysis

The applicant has applied to rezone the subject site to permit an approximately 12,478 m?,
(134,314 %), 6-storey development including 142 rental dwelling units, church space, the
provision of crosswalk improvements at Bennett Road, land dedication for an interim rear lane,
and the provision of statutory rights-of-way for an interim pedestrian trail along the east edge of
the subject site. The pedestrian trail will ultimately provide pedestrian access from Bennett Road
to Granville Avenue through existing and future statutory rights-of-way on the subject site and
adjacent properties.

The proposed site specific ZMU42 zone permits residential uses, but restricted to rental tenure
only. In accordance with the market rental housing policy and affordable housing policy,
voluntary contributions towards public art and community planning are waived.

The proposed rental dwelling units are provided at three affordability rates as follows: (i) 20
affordable housing (low-end of market rental) units (secured in perpetuity with a Housing
Agreement registered on title); 68 moderate income limits units (secured in perpetuity with a
Housing Affordability Agreement registered on title); and 54 rental units (secured for 40 years
with a legal agreement with BC Housing).
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1. City Centre Area Plan (CCAP) and St. Albans Sub-Area Plan Compliance

The CCAP Generalized Land Use Map (2031) (Attachment 3) designation for the site is
‘Institutional’ and ‘General Urban T4’, which allows for a consolidated development site to
have supplementary uses and additional density over and above that permitted by the
underlying CCAP transect and Sub-Area Plan if the development results in a community
benefit.

The St. Albans Sub-Area Plan Land Use Map (Attachment 4) designations for the site are
‘Institutional’ for church related development and ‘multi-family low rise’ for 3-storey
development along the west edge of the site. The St. Albans Sub-Area Plan Circulation Map
(Attachment 4) calls for rear lane development along the rear of the larger eastern portion of
the site and a pedestrian trail along the east side of the site.

The proposed development complies with the CCAP as it will result in a community benefit.
Staff support the applicant’s proposal as the proposal includes:

e Retaining the site’s institutional use with replacement church space.

e In compliance with the City’s Affordable Housing Strategy, providing 10% of the
residential floor area as low-end of market rental units.

e A mix of affordability tiers is provided as in addition to the affordable housing low-end
of market rental units, the applicant is targeting moderate income households, and
working with BC Housing through the HousingHub provincial rental supply program to
provide market rental units.

e A mix of unit sizes, including more than half having two or three bedrooms.

e A large percentage of units incorporating basic universal housing features or accessible
unit features (e.g. constructed for use by a resident in a wheelchair), with unit layouts to
be further refined at Development Permit stage.

e All the residential units will be restricted to rental tenure only and will be owned and
operated by the United Church’s not for profit housing society. The residential units will
be maintained under single ownership through a legal agreement prohibiting subdivision
(including stratification and/or air space parcels) of the residential units as a rezoning
congideration.

2. Proposed Zoning Amendment

To facilitate the subject development and provide for voluntary owner contributions in
compliance with OCP policy (i.e. affordable housing, rental housing, and institutional church
space), the applicant has applied for the subject site to be rezoned from “Single Family
Detached (RS1/E)” and “Assembly (ASY)” to a new site specific zone, “Rental Tenure
Residential and Religious Assembly (ZMU42) - St. Albans (City Centre)”. To accommodate
the site specific conditions, the proposed ZMU42 zone includes:

e Maximum density: 2.25 FAR, including density bonuses in exchange for the provision of
affordable housing low-end of market rental units and moderate income units, and
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additional typical 0.1 FAR density bonus for common indoor amenity space for the use of
residents.

Permitted land uses: Religious assembly, townhouse, apartment and related land uses.
Residential uses are restricted to residential rental tenure only, which means the
occupancy of a dwelling unit that is subject to the Residential Tenancy Act provincial
legislation.

Density exclusion for shared bicycle, personal mobility scooter, garbage and recycling
facilities. The exclusion in this zone will accommodate proposed facilities located close
to the residential lobby entry at podium level as the zoning bylaw city-wide exclusion is
limited to facilities located inside parking structures.

Maximum building height: 25 m to accommodate six storeys over a one-storey parking
structure.

Maximum lot coverage and minimum setbacks and lot size.

Parking rates for the proposed religious assembly, affordable housing, residential rental
tenure apartment and townhouse uses based on parking analyses prepared by the owner’s
professional traffic consultant and accepted by City Transportation staff.

3. Housing

a)

Dwelling Unit Mix: The OCP and CCAP encourage the development of a variety of unit
types and sizes supportive of the diverse needs of Richmond’s population including, but
not limited to, households with children. Staff support the owner’s proposal, which
includes the following mix of rental unit sizes and affordability:

Rental Affordability Type TOTAL
Unit Type Low-ErZ1d)-Market Modfirl:titteslr(lzc)ome Market (3) % of Units | # of Units

Studio 11 25 0 25% 36
1- Bedroom 4 0 25 20% 29
2-Bedroom 3 43 0 32% 46
3-Bedroom 2 0 29 22% 31
TOTAL 20 68 54 100% 142

14% 48% 38% 100% 142

(1) As per City of Richmond Affordable Housing Strategy
(2) As per development proposal

(3) As per BC Housing, HousingHub Provincial Rental Supply Program

b) Rental Housing: The units will be owned and operated by the United Church provincial

non-profit Three Point Housing Society (3PHS). The development will be subject to a
legal agreement between the owner and BC Housing. Working with BC Housing
HousingHub through the Provincial Rental Supply Program, all of the proposed 142
residential rental tenure units are subject to maximum rental rate and household income
restrictions by BC Housing, which will also facilitate construction financing for the

project.
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The core goal of the HousingHub program is to increase the supply of rental housing in
the province. Under the program, rents are restricted to no higher than market rent and
household income is restricted to no higher than the 75" percentile for BC households

without and with children. The proposal includes:

Low-End-of-Market units: In compliance with the City’s Affordable Housing

Strategy, the owner proposes to design and construct 20 low-end-of-market rental
units, comprising at least 1,141 m* (12,277 %) of habitable space, based on 10% of
the development’s total maximum residential floor area (as per the proposed ZMU42
zone). Occupants of these units will enjoy full use of all residential amenity spaces,
parking, bicycle storage, and related features, at no additional charge to the affordable
housing occupants.

Prior to rezoning adoption, a Housing Agreement and Housing Covenant will be
registered on title requiring that the owner satisfies all City requirements.

Unit Type Affordable Housing Strategy Requirements ___ Proposal
(1| Min. Permitted Unit Area | \(% Moty | Total Ttax Household ) Hin U | # of units
Studio 37 m* (400 ft%) $811 $34,650 or less 11
1-Bedroom 50 m* (535 ft%) $975 $38,250 or less
2- Bedroom 69 m? (741 ftz) $1,218 $46,800 or less 15%
3-Bedroom 91 m? (980 ftz) $1,480 $58,050 or less 5%
TOTAL 10% (1,141 m?¥ 12,277 £t Varies Varies Varies 20

(1) Min. 85% of LEMR units shali meet Richmond Basic Universal Housing (BUH) standards,
(2) Denotes the Council-approved rates as of July 24, 2017. Rates may be adjusted periodically, as per City policy.

Moderate income units: 68 units with additional restrictions to secure rental rates and

household income restrictions targeted at the median income levels for BC
households without and with children (secured in perpetuity with a Housing
Affordability Agreement and covenant registered on title). Initial rents for these units
are based on market rates with a maximum of 30% of pre-tax annual household
income using BC Housing’s ‘Low and Moderate Income Limits’ for 2019 (median or
50" percentile income for BC households without and with children).

Prior to rezoning adoption, a Housing Affordability Agreement in perpetuity and
Housing Covenant will be registered on title.

Unit Type Target Monthly Unit | Max. Monthly Unit | Total Max. Househoid Proposal

Rent Range (1)(2) Rent (2)(3) Income (4) Unit Mix | # of Units
Studio $1,472 - $1,522 $1,795 $71,810 or less 36.8% 25
2-Bedroom $2,669 - $2,675 $2,675 $107,000 or less 63.2% 43
Total n/a n/a n/a 100% 68

(1) Denotes market rent rates 2019 values as determined by Colliers International market rent survey for
Richmond. Rates may be adjusted periodically with the agreement of BC Housing based on market rent survey,
Provincial Rental Tenancy Act provisions, or reductions as the operating and maintenance budget allows.

(2) Rates may be adjusted periodically with the agreement of the City and (i) for existing tenants, no more than
Provincial Residential Tenancy Act provisions, and (ii) for new tenants, no more than the rate calculated as the
average of the previous 3 years of the percentage change of average rents by bedroom type for Richmond (CY)
as published by CMHC (Annual Rental Market Survey) relevant to the specific year.

(3) Denotes maximum rent at 30% of total maximum household income.

(4) Denotes BC median household incomes 2019 values based on the BC Housing published 2019 Low to

Moderate Income Limits for households without and with children in BC.
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Market rental units: 54 residential units, which are subject to the maximum rental rate
and maximum 75" percentile household income restrictions as defined by BC
Housing’s HousingHub Provincial Rental Supply program (secured for 40 years with
a Housing Affordability Agreement and covenant registered on title and subject to a
legal agreement between the owner and BC Housing). The rental rates and income
restrictions are not subject to City control and will be governed exclusively through a
legal agreement between the owner and BC Housing.

Unit Type Target Monthly Unit | Total Max. Household : P'roposal :
Rent Range (1} Income (2) Unit Mix | # of Units
1- Bedroom $1,750 - $1,894 $112,410 or less 46.3% 25
3-Bedroom $3,068 - $3,885 $155,510 or less 53.7% 29
Total n/a n/a 100% 54

(1) Denotes market rent rates 2019 values as determined by Colliers international market rent survey for
Richmond. Rates may be adjusted periodically with the agreement of BC Housing based on market rent survey,
Provincial Residential Tenancy Act provisions, or reductions as the operating and maintenance budget aliows.

(2) Denctes BC Housing 75" percentile Middle Income Limits 2019 values for households without and with children
in BC. May be adjusted periodically as determined by BC Housing.

¢) Accessibility: The OCP seeks to meet the needs of the City’s aging population and people
facing mobility challenges by encouraging the development of accessible housing that
can be approached, entered, used, and occupied by persons with physical and/or sensory
disabilities.

Staff support the owner’s proposal, which is consistent with City policy and includes:

Barrier-free lobbies, common areas, and amenity spaces;
Aging-in-place features in all units (e.g., grab bar blocking and lever handles),

89% Basic Universal Housing (BUH) units (i.e. 127 of 142 total units will meet BUH
Zoning Bylaw criteria), including 100% of low-end of market units (i.e. 20 units) and
88% of remaining units (i.e. 107 of 122 units). (Note: The owner will be utilizing the
Zoning Bylaw’s BUH floor area exemption of 1.86 m”/ 20 ft* per BUH unit.); and

11% Accessible units (i.e. 16 of 142 units) will be designed to City of Richmond
BUH standard and also BC Building Code standards to accommodate a resident in a
wheelchair.

4. Transportation

The CCAP requires the expansion of rear lane, bike, and pedestrian networks and encourages
the provision of affordable housing and rental housing. In addition, the proposed site specific
zone provides reduced parking rates for affordable housing and residential rental tenure units
and the Zoning Bylaw permits further rate reductions for developments that incorporate
transportation demand management measures.

The owner submitted a comprehensive traffic and parking study for the development
prepared by a professional traffic consultant. Staff support the owner’s proposal, which
satisfies all City requirements. The site will be accessed from Bennett Road and the rear
lane, which will form part of a rear lane network for the block through future development.
All off-site transportation improvements required with respect to the subject development
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will be designed and constructed at the owner’s sole cost through the City’s standard
Servicing Agreement processes. Key transportation improvements to be provided by the
owner include:

a) Rear lane construction in lane dedication provided by the development and existing SRW
over the rear of an adjacent property to the north at 8180 Granville Avenue, with future
lane expansion to occur through future redevelopment and on adjacent properties;

b) Mid-block pedestrian trail construction to a 3 m interim width in proposed SRW area
along the eastern edge of the subject site, from Bennett Road to the proposed rear lane,
and design for 6 m ultimate width future pedestrian trail expansion from Bennett Road to
Granville Avenue through existing and future development statutory rights-of-way on the
subject site and adjacent properties;

¢) Raised crosswalk construction on Bennett Road to provide a mid-block connection for
the pedestrian trail network in the St. Albans neighbourhood;

d) Transit pass program administration comprised of the owner providing 2 years of two-
zone compass cards for each of the 20 affordable housing units and 1 year of two-zone
compass cards for each of the other rental housing units; and

e) The provision of two car share vehicles and two car share parking spaces to support
rental housing.

5. Site Servicing Improvements

The owner shall be responsible for the design and construction of required works, including;:
(i) road, lane and pedestrian trail works; (ii) water, storm sewer, and sanitary sewer upgrades;
(iii) related public and private utility improvements; and (iv) related granting of new
statutory rights of ways and modification of existing statutory rights of ways. Cost sharing
will be provided for interim improvements to the existing sanitary pump station, which will
be replaced by the City in the future when necessary. The owner’s design and construction
of the required works and granting and modification of statutory rights of ways, as
determined to the satisfaction of the City, shall be implemented through the City’s standard
Servicing Agreement process and secured prior to rezoning adoption, as set out in the
attached Rezoning Considerations (Attachment 9).

6. Sustainability

The CCAP encourages the coordination of private and City development and infrastructure
objectives with the aim of advancing opportunities to implement environmentally responsible
buildings, services, and related features.

As part of the owner’s arrangement with BC Housing, the development is targeting the BC
Energy Step Code step 4 standard. This standard exceeds the City’s requirement. The City’s
Building Regulation Bylaw requires six-storey wood-frame residential buildings be designed
and constructed to the step 3 standard of the BC Energy Step Code. Detail design
development will be undertaken through the Development Permit and Building Permit
processes.
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7. Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-
site (City) tree species, assesses tree structure and condition, and provides recommendations
on tree retention and removal relative to the proposed development. A tree management plan
prepared by the applicant’s Arborist is included in the conceptual development plans
(Attachment 6). The City’s Tree Preservation Coordinator and Parks Arboriculture staff
have reviewed the Arborist’s Report and support the Arborist’s findings for onsite and City-
owned trees. Based on this, staff recommend and the owner has agreed to the following
terms, as set out in the attached Rezoning Considerations (Attachment 9).

a) On-Site Tree Removal and Replacement: The owner shall provide compensation for the
removal of 15 existing bylaw-size trees assessed as being in fair to good condition. The
compensation shall be at the 2:1 replacement ratio in the OCP with the planting of 30
replacement trees on the subject site, or the voluntary contribution of $500 per
replacement tree not accommodated onsite. The conceptual development plans include
17 new trees. Design development will occur through the Development Permit process,
including confirmation of the number of replacement trees to be planted on the site.

b) Off-Site City-Owned Trees: The owner shall submit $3,250 to the City’s Tree
Compensation Fund with respect to the removal of three trees and two hedges that are in
poor condition and will be impacted by the required frontage improvements, which funds
shall be used by the City for the planting of replacement trees elsewhere within the City.

c) Neighbouring Tree Protection and/or Replacement: The owner shall install tree protection
fencing and retain an Arborist to ensure the health and safety of 14 existing trees on the
neighbouring properties west and east of the subject site. The owner’s arborist has
recommended that four trees located in a sanitary sewer SRW on neighbouring property
be removed due to required City utility work. The ability to protect these trees from
impacts will be reviewed through the required Development Permit and Servicing
Agreement processes and in consultation with the owner of the neighbouring property.

8. Built Form and Architectural Character

The owner proposes to construct a mid-rise, medium-density, church and residential rental
development fronting Bennett Road, within walking distance of Brighouse park, Minoru
Cultural Centre and precinct, a recently approved City Early Childhood Development Hub
(in the “Paramount” development) and the Brighouse Canada Line Station, The proposed
development is consistent with CCAP policy for the provision of land (via a combination of
dedication and Statutory Rights of Way) to facilitate required transportation and public open
space improvements. The proposed form of development, which combines three-storey and
six-storey building elements, generally conforms to the CCAP’s Development Permit
Guidelines and will be further developed through the Development Permit process. More
specifically, the development has successfully demonstrated a strong urban concept
contributing towards a medium-density, high-amenity, pedestrian-oriented environment in
the St. Albans neighbourhood, comprised of retained institutional use in new church space,
enhanced residential rental affordability with a variety of dwelling types (including
townhouse and apartment units) and affordability levels, and a mid-block pedestrian trail.
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In addition, prior to adoption of the rezoning bylaw, a legal agreement will be registered on
title to notify future residents of view and other potential impacts that may arise as a result of
surrounding City Centre development and/or proximity to the development’s proposed
church activities.

9. Development Permit Application

Development Permit (DP) approval, to the satisfaction of the Director of Development, will
be required prior to rezoning adoption. At DP stage, design development is encouraged with
respect to the following items.

a)

b)

d)

g)

h)

6210273

Architectural Form and Character: The design of the building will be refined through the
DP process. More information is required with respect to urban design, adjacency
interfaces and detailed design.

Residential Livability: The design of units along the mid-block pedestrian trail, internal
corner units, and other aspects of the development will be reviewed and refined to
address potential livability impacts arising from overlook or other factors.

Common Amenity Spaces: The combination of proposed indoor and outdoor common
amenity spaces satisfy OCP and CCAP DP Guidelines rates, as indicated in the attached
Data Sheet (Attachment 5). The indoor amenity space is provided in a combination of
dedicated amenity room for the use of residents and the ability of residents to access
multi-purpose space in the church. The outdoor amenity space is provided in a
combination of active play space in the SRW area along the west edge of the site, public
pedestrian trail SRW along the east edge of the site, church patio and open areas at
podium level. More information is required with respect to the programming, design, and
landscaping of these spaces to ensure they will satisfy City objectives.

Private Outdoor Amenity Spaces: The City has adopted guidelines for the provision of
private outdoor space for residential uses. More information is required with respect to
the design integration at lower roof levels.

Accessibility: Through the DP process the design and distribution of BUH and accessible
units and common spaces and uses will be refined.

Sustainability: The proposed enhanced BC Energy Step Code step 4 compliance and
opportunities to better understand and enhance the building’s performance in
coordination with its architectural expression will be explored through the DP process.

Emergency Services: Through the Development Permit and Building Permit processes,
Fire Department response points and related provisions for firefighting will be addressed.

Crime Prevention through Environmental Design (CPTED): The City has adopted
policies intended to minimize opportunities for crime and promote a sense of security.
CPTED design elements and plans demonstrating surveillance, defensible space, and
related measures will be reviewed through the DP process.

Parking and Loading: A draft functional plan showing internal vehicle circulation, truck
manoeuvring, bicycle storage and related features has been provided and will be finalized
through the DP process, including reviewing potential for increasing provision of on-site
bicycle storage for residents of larger units. Prior to adoption of the rezoning bylaw, a
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legal agreement will be registered on title to ensure that pairs of tandem parking spaces
are not assigned to residential visitors or to different residential units.

j) Waste Management: A draft waste management plan has been submitted and will be
finalized through the Development Permit process.

Financial Impact or Economic Impact

As aresult of the proposed development, the City will take ownership of owner contributed
assets such as walkways, storm sewers, sanitary sewers, street lights, pedestrian signal and street
trees. The anticipated operating budget impact for the ongoing maintenance of these assets is
estimated to be $8,563.08. This will be considered as part of the 2021 Operating budget.

Conclusion

Colliers International Consulting has applied to the City of Richmond for permission to rezone
8131 and 8151 Bennett Road from “Single Family Detached (RS1/E)” and “Assembly (ASY)”
zone to a new “Rental Tenure Residential and Religious Assembly (ZMU42) - St. Albans (City
Centre)” site specific zone to permit the development of a 12,470 m? (134,225 t*) mixed use
mid-rise development containing a 927 m? (9,973 t*) church and approximately 142 purpose-
built residential rental units (Attachments 5 & 6). The residential units include approximately 20
affordable housing units, 68 moderate income units and 54 market rent units.

The proposed site specific ZMU42 zone will, if approved, accommodate the proposal, including
an affordable housing density bonus and site specific parking rate requirements. An analysis of
the owner’s proposal shows it to be well considered and consistent with the OCP and CCAP’s
development, livability, sustainability, and urban design objectives.

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10065 be introduced
and given first reading.

Sara Badyal
Planner 2

SB:cas

Attachment 1: Location Map

Attachment 2: Aerial Photograph

Attachment 3: City Centre Area Plan — Generalized Land Use Map (2031)
Attachment 4: St. Albans Sub-Area Plan — Land Use and Circulation Maps
Attachment 5: Development Application Data Sheet

Attachment 6: Conceptual Development Plans

Attachment 7: Pre-application Open House Summary Report

Attachment 8: Correspondence from Brighouse Junior Kindergarten
Attachment 9: Rezoning Considerations
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Richmond

Attachment 5

Development Application Data Sheet

Development Applications Department

Address: 8131 and 8151 Bennett Road
Applicant: Colliers International Consulting
Owner: British Columbia Conference Property Development Council Of The United Church Of

Canada, Inc.No. S6928

Planning Area(s):

St. Albans Sub-Area (City Centre

(U ODOScU
. . , 2 Site 5,555.6 m
Stte Area: Total (approximately) 5,813 m Lane dedication 257.4 m?
Land Uses: Institutional and Institutional and

Single Family Residential

Multi-Family Residential

Community Institutional and

OCP Designation: Neighbourhood Residential Complies
CCAP Designation: Institution Complies
Institutional (Church) and Multi-Family Low
Sub-Area Plan Designation: Rise (3 Storey apts., Townhouses, Two- Complies
Family or Single-Family Dwellings)
Zoning: RS1/E and ASY ZMU42

Number of Units:

3 church buildings and
2 single family homes

Church space and 142 rental units

Bylaw Requirement Proposed | Variance
Floor Area Ratio (FAR): Max. 2.25 2.25 not permitted
Floor Area per FAR: Max. 12,500 m? (134,549 ft* 12,478 m? (134,314 ft?) not permitted
Lot Coverage: Max. 80% 90% none
Bennett Road: Min. 3 m Front: Min. 3 m
Setbacks: Rear lane: Min. 0 m Rear: Min. 0 m none
Side: Min. 3 m Side:3-6m
Building Height: Max. 25 m 25m none
Width: Min. 40 m Width: 57.2-76.3 m
Lot Size: Depth: Min. 40 m Depth: 48.8 -80.9 m none
Area: Min. 2,400 m? Area: 5,555.6 m?
Church/resident visitor: 40 Church/resident visitor; 40
Affordable housing: 12 Affordable housing: 12
Off-street Parking Spaces: Rental housing: 105 Rental housing:; 105 none
Car share: 2 Carshare: 2
Total: 1569 Total: 159
Accessible Parking Space: Min. 2% 2.5% none
Tandem Parking Spaces: Permitted for residential use 18 tandem spaces none
Small Car Parking Spaces: Max. 50% 48% none
Loading Spaces: 1 medium 1 medium none
. Class 1: 181 Class 1: 181
Bicycle Spaces: Class 2: 36 Class 2: 36 none
53 m? amenity room and shared use
Amenity Space — Indoor: Min. 100 m? of multi-purpose space in 1,073 m? none
church, to be reviewed via DP
. . . 11,787 m? including all open areas,
Amenity Space - Outdoor: Min. 9,726 m? to be reviewged viapDP none

Note: Parking figures include TDM reduction

6210273
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Pre-Application Open House
Summary Report
April 19, 2017
5:00-7:00pm
8131 - 8191 Bennett Road, Richmond
The British Columbia Conference of the United Church of Canada
Richmond
Final Version Date: 24 Aprif 2017
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1.0

2.0

3.0

31

Introduction

The British Columbia Conference of the United Church of Canada (BCCUCC) in partnership with
Colliers International, VIA Architecture and BC Housing, is currently exploring options to redevelop
its properties at 8131-8191 Bennett Road, Richmond. The project intends to deliver on the growth
and housing needs outlined in the City’s Official Community Plan (2012) and better serve the
changing needs of the community.

On 19 April 2017, the project team hosted a pre-application open house to share the preliminary
development plans with the immediate community and gather feedback on the proposal. A turnout
of approximately 43 members of the community garnered a total of 34 comment cards.

Notification

A letter of notification (Appendix A) was delivered to approximately 340 neighbours in the 8000
block of Bennett Road. The notification letter was bilingual in both English and Cantonese, and
accompanied by a cover letter from the project team. The Brighouse United Church congregation
was notified in their church newsletter and through announcements during their Sunday service in
the month leading up to the event. The project team also notified the daycare and junior
kindergarten on site as well as the 3 additional church congregations and 10 community groups
who rent space on the property.

Pre-Application Open House
The meeting was well attended with a total of 43 people registering at the event. (A copy of the
Sign-in Sheets are provided in Appendix B). The meeting followed an informal format, with display
boards (Appendix €) positioned around the room, and members of the project team available to
speak with the community. No formal presentation was made. The display boards presented
information on:

e  Why are we here?

e  Who we are—the team

e  Why redevelop?

s Let’s Talk Richmond — Housing Statistics

s Addressing Community Need

e Neighbourhood Context

e Policy Concept

s Community Benefits

e The Proposal Concept

e landscape & Amenities — Project Statistics

e Sketch Renderings of the Concept

e Process Timeline

e Instruction on completing a comment card

Input

Registrants were encouraged to provide their feedback to the project team via provided comment
cards (Appendix D).

CNCL - 207 | 2|Page
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Comment Cards

34 comment cards were completed and submitted at the pre-application open house. All
comments will be considered by the project team throughout the planning process. Below provides
an overview of the comments received.

Question 1: How are you connected to the Brighouse United Church {BUC)? (tick box) Congregation;
Daycare/Kindergarten; BUC Renter; Neighbour; Live in Richmond; Other
Of the 34 comment cards receijved:

- 50% (17 people) selected congregation

- 9% (3 people) selected daycare/kindergarten

- 29% (10 people) selected BUC renter

- 15% (5 people) selected Neighbour

- 41% (14 people) selected live in Richmond

- 6% (2 people) selected Other

* Note some respondents selected multiple responses

Question 2: Are there elements of the proposed plan that you like? If so, what are they?

1. Affordable housing 2. Daycare 3. Sanctuary for 175-200 people 4. Hall that can be [illegible]
used as a sanctuary for 175-200 people — weddings, funerals, community service, seasonal
events — Christmas, Easter Dinner 5. Possible worshiping service for 4 congregations

Yes the church needs renovation after so many years. It's also a great idea to build some rental
housing for the community. | like it there is day care and larger worshipping space as well.

I like the proposed plan’s focus on affordable housing and providing non-market rental rates for
families in the area. The mixture of town homes, mid and high rises creates diversity in the space
and creates a community feel. The property is a great location as it’s in a dense area of Richmond
and will be very accessible to the tenants and members of the church/ The positiong of the
church facing Bennet Road side invites a community feel as well,

It is a multipurpose plan serving the community better than ever. It is great.

Great asset for Richmond

The Blue Rm should be locked + more people encouraged to walk.

Affordable housing — at last folks will be able to stay in Richmond! Pedestrian Greenway —
currently we have a lot of foot traffic between Granville & Bennett. Aesthetically pleasing to
“break” the “barricade” of high rise buildings along Granville with an additional high rise set back
on our lot — creates a more gradual transition to the downtown core,

- the use of the property — variety of building types, parking, landscaping; - the min of housing +
especially the affordability component. AND especially the team involved working for us! — their
expertise + approachability gives us great confidence

- | like the blend and multi use of the land. Great way to benefit the community by incorporating
affordable housing units that are close to the city center and other transit oriented
developments. — leads to longterm self-sustainment of the church

a. Family-based units: many rental units nowadays in Richmond are not family-friendly — too
small, too expensive, not affordable supportive facilities b. 51% affordable rental units ~ low-
end market rental homes c. Design priorities are well thought out esp. like the Public Pedestrian

Greenway, bike lanes + more visible green space
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I really like all the elements of this plan. Especially, the affordable housing, the parking, daycare,
sanctuary + hall (separated by walls for acoustics), the storage that would be available for two
primary facility (renters), and the greenway is a nice touch.

Affordable housing; Daycare; New Church

| really like + am impressed by all of it. | am quite happy with all levels of housing as proposed,
including a possible set back high rise. Having said that, | would give this property an exception
I would not want the whole north side of the block to become high rise.

- good use of land to provide the people’s needs — good use of land

| like the plan for parking underground

Church will stay on property

I am please w/ the Rental Tower esp. subsidized units which are much needed in the city. Love
the upper ground parking — neighbors would be quite in approval

Yes, | like all the elements in the plan. Especially the church, affordable housing and Daycare
services

| appreciate that it remain church use and consideration of affordable housing

I like all the development presented A. Preschool B. New church C. Affordable housing D. Green
Space E. Available space, parking, walk way

- Densification of the use of the property is excellent! — Covered parking — good appearance for
the neighbour — bicycle lock up room is an excellent idea

Good

Affordable Housing & Daycare & Pre-school. Thus 2 instution one 70 years old. We need to
continue the legacy.

Yes. The proposal fits the needs of the community. The current build is in need of some urgent
restoration.

Yes. | am highly supporting to build more low income housing since housing price in Richmond
is only for “the wealth” Too many working poor are here without proper housing

The amount or number of proposed affordable housing is really going to help the community
and possibly us too as we are part of the renter community in Richmond. The plan maximizes
the BUC's land to accommodate not only affordable housing but day care as well on top of having
a church sanctuary that is walking distance to many amenities in central Richmond.

The Day care facility is an important need for the neighbourhood.

Like it

Mixture of low-rise and high-rise. Mixture of low end market rental and market rental. Rental
housing is greatly needed. The provision of green space. A new church building.

Like it

Love itl

Yes. It is well planned.

Yes, it's well balanced Project between the Church Meeting, Low Rise, High Rise, Day Care &
Affordable Housing too

'CNCL - 209 | SiPane




Question 3: Are there elements of the proposed plan that you believe could be improved? If so do you have
suggestions on how they might be improved?

I think rezoned plan is excellent for worshiping + community service, daycare + affordable
housing

I just hope this could get approved sooner than later

Perhaps a small playground outside or some form of play area outside for the daycare and
church

No

Dedicated + secure parking for Bikes

| realize the drawings are not architectural yet but | would hope the church entrance would be
on Bennett Rd + that our stained glass windows would also be on Bennett Rd

There are lot of children in a 500m radius of this church. Your setback or greenspace dedication
could further benefit the community by adding elements such as a playground that is open to
the community and actually useable ie not hoaky ie cheap and never used.

a. any thought for subsidized housing for rental, for working poor, for people with disabilities b.
in design of townhomes, any consideration for accessibility, or visitability of the household.
Conversion-ready for aging at home, promote community cohesiveness for enabling visits from
all people including people with mobility disabilities c. other than child care, any space for social
services provided with the development of city core many service agencies are disappearing to
farther locations eg. community meals

[ like all the elements of this plan

It would be nice if the Church facility was larger — eg. 12,000 to 13,000 s.f,

Not totally clear on transit/lane connections to the 4 streets on all sides ~ needing to work with
neighbours on that. This is NB to try not to increase traffic on Bennett more. In addition to day
care... maybe some community/seniors center space / ... gym for neighbourhood.

- Want to come back to lease the space — related to church — use the space since 2000

| hope when it first opens that people can go on a tour

Keep the pre-school, provide more parking. Provide for at feast 3 or + passenger elevators (4 if
there is no freight elevator); Security is also important. Ground floor & any open format of the
parking stalls should have cameras capable of covering every square foot where B&E can occur
We would appreciate bicycle lockups - - please preserve the stained glass windows - - ample
bathroom space w/ automatic flush + auto taps — fireside room w/ fireplace — the layout of the
blocs looks good — one thing with the plan is that it looks as if there will be a lack of natural light
as the spaces are all connecting walls

Enough carpark is needed

| hope there will have two separate meeting halls with acoustic partition and also have some
meeting rooms

The proposal | believe is excellent, it will serve more people. The school must continue. The
church us also a blessing to the congregation. The new development will bring inspiration to all
not only the church.

Any other plan this will be a continue legacy

There is no plan for daycare functioning while construction takes place. It affects negatively the
kids and their families as well as the staff working at daycare. Is there an option to find a place
temporarily?
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May add some units for assistant living, elderly church members + neighbours could still live at
the same neighbourhood + will be able to “afford”, / run by the church.

No comment

No comment

Love it!

Not now

No

Question 4: Do you have any other comments on the proposed plan?

A. Having a community kitchen and daycare is excellent along with affordable housing but these
[illegible] have to happen ASAP because our buildings are so old we will not be able to entirely
upgrade them. B. Church entrance is not presented as being friendly even though the
architectural development to date is excellent. The Church entrance has to present itself as
being friendly and welcoming. C. Virginia Bird + her team along with the team from Colliers and
BC Housing + people who meet with the City of Richmond planning department are excellent!

Hope they could get started asap

Overall the plan looks engaging and well thought out. | look forward to seeing and hearing about
the project.

BC housing should be encouraged to keep rents up to date every year! And renters to keep there
units clean + noise down before 11pm + Sam. Solar panels be installed. A Canada line should be
built on Garden City Rd PS it is a bike route.

A concern re how to preserve the historical legacy of this church thru interior/exterior design

No — We're excited!

- City of Richmond has adopted the ‘Affordable Housing Resource Directory’ which contains lots
of introduction on accessibility + visitability, very good resources. — Provide a rental supplement
or subsidize rent for working poor people on income assistance and people of PWD designation.
— In partnership with a service agency to provide [specific programming + services of a
designated group eg. children with special needs + people with disabilities. The Richmond Centre
for Disability (RCD) is open for further discussion + input

{ think community focused plans like this would be fantastic for the community. From the
perspective of the ROYO (Richmond/Delta Youth Orchestra, being a very strong youth
organization serving 150 students from age 5-10, the importance of this facility cannot be
stressed enough. We look forward to working with the development team in any way we can.

It should be a real asset to the community. Looks good!

| totally affirm the low rental/affordable housing aspect, / it is badly needed. Parking could be
less than typical as many should be seniors... working poor(er)... singles who are less likely to
have cars. The city should rezone this for a tower and day care. | hope the process is expedited
— fast tracked, our own church, Peace Mennonite on Daniels Rd might also want to go this way.
Any possibility for supported ([illegible] pg + meals provided) or assisted housing?

- good project — | like it

| am wondering how long it will take to complete the project

Build higherinstead or going underground for parking (2 or 3 floors above ground instead of one
underground floor). Hopefully laundry machines will be ensuite, ditto dishwashers {or make the
suites ready to accom machines to be bought by long-term rentors)
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3.1.2

Is there a sep. space for lounge that would include the kitchen — will there be ample natural light
and if not would you have a skylite ie the lounge- - for calming of the noise associates with other
services taking place at same time is there a chance of fire walls being built? — Solar panels?

Good.

The plan is quite good.

1. The proposal should be approved. The boundary line is not a big issue because Richmond City
is growing rapidly. Boundary line can be adjusted up to Bennet Road or even further because of
the tremendous grow 2. The proposed development is very close to the city hall. It will
compliment the growth in the city; and it will help more people. 3. Richmond City is the showcase
city to the west, like Montreal to the EAST. The proposal should be allowed because the need a
more affordable housing and the property itself needs major improvement 4. Boundary is not a
big issue compared to the benefits and developments to upgrade the city.

None

| hope there is enough parking space and playground area for the children at daycare
In the future who shall owns day care facility & who will run it?

It sounds like a win-win situation. Good for the congregation as well as the community.
Like it

None

No.
Not Now

Glad to hear that spaces will be available for renter groups as ours is

Analysis of Comments

Key Areas of Support:

e The proposed development is an appropriate land use change for the site

e The restoration of this property is needed

e The proposed development would be an asset to the community

¢ The mixture of building types creates diversity in the space

e Increased density at this site and in the area is appropriate

e The covered parking design is good for the neighbourhood

e The pedestrian greenway is a good addition to the site to serve the foot traffic between Bennet
Road and Granville Avenue

e The outdoor play area for children is important to preserve on site

e The bicycle parking is a good addition to the site.

Key Areas for Improvement:

e There should be consideration for a range of housing types, including subsidized and accessible
housing as well as assisted living units

e The meeting space for rental groups should be preserved in the new development and
relocation support be provided during construction

e The street-facing side of the church should incorporate the original stained glass windows and
promote a friendly and welcoming feeling

e The church’s legacy needs to be considered and reflected in the proposal

o There should be enough parking spaces and consideration to prevent increased traffic

e The use of solar panels should be considered.
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Appendices

Appendix A — Notification Flyer and Cover Letter
Appendix B — Copy of Sign-in Sheets

Appendix C - Display Boards

Appendix D — Copy of Comment Cards
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April 4, 2017
Dear Neighbour,

We would like you to be the first to hear about our preliminary plans for our property at the
Brighouse United Church (8131 — 8191 Bennett Road).

Our congregation has proudly been serving the community in Richmond since 1924 and have
spent nearly 50 years in our current location. We want to continue to service the community
for the next 100 years and to do so will require a renewal of our facilities.

As our close neighbours your input is exceptionally important to us. We are still in the very early
stages and have made no application to the City of Richmond. At this time, we are simply
exploring options for the re-development of our land. In order to involve our community in this
process, we will be hosting a Pre-Application Open House on Wednesday April 19" in the
Fellowship Hall on our property (please see flyer attached).

Our aim is to create new congregational space filled with purpose and opportunity for our
members and our neighbours. We welcome you to attend the Pre-Application Open House to
view our initial ideas and give your feedback on what we’ve come up with so far. Should you
have any questions in the meantime please don’t hesitate to call me at 604-619-0837.

Warmest regards,
Virginia Bird

Community Relations
The Brighouse United Church Planning Team
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WE VALUE YOUR OPINION COMMENT SHEET

Brighouse United Church Pre-application Open House
Fellowship Hall | April 19, 2017 | 5—7pm

4,

Do you have any other comments on the proposed plan?
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Contact Information Please Print (optional)::

Name: CI‘(Q‘{ OCI l.u ;E
Address: 3219 / IS 20 (\E’/.) . Pra. CCIM Q@
Phone: E WDW.&’ =X (é@ ¢~—270 - 77é 9
Email: ba,wny Kﬁ—’] @ J%aq) C a
Would you like to be contacted for future updates? Yes / No (circle)

Please return your comment sheet to the Open House registration table.
You may also send your comments to Virginia Bird (by email) by Friday April 21 2017:
virginia.bird@pottingerbird.com
Thank You!
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WE VALUE YOUR OPINION COMMENT SHEET
Brighouse United Church Pre-application Open House
Fellowship Hall | April 19,2017 | 5—7pm

4, Do you have any other comments on the proposed plan?

ZL. 4

Contact Information Please Print (optional):

S Ay -

address: /= 50 // MM /@ /KMQJ /£<
phone: 708 FF9 O6/2F

Email: N e

Would you like to be contacted for future updates? Yes / No (circle)

Please return your comment sheet to the Open House registration table,
You may also send your comments to Virginia Bird (by email) by Friday April 21% 2017:
virginia.bird@pottingerhird.com '
Thank You!
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We need your help to find a temporary shelter to move our 70-year-old iild rele icy
until the construction is finished.

Please contact me at 604 312 3352

Thank you,
Yours sincerelv.

U GWwiLWE

604 ?

8151  nett Road wwv h noo 604 )

Richi  d,BC,VE LN4
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Attachment 9

Rezoning Considerations

Development Applications Department
6911 No. 3 Road, Richmond, BC V6Y 2C1

City of
Richmond

Address: 8131 and 8151 Bennett Road File No.: RZ 18-808220

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10065, the owner is required
to complete the following:
1. (Subdivision) Registration of a subdivision plan for the subject site that satisfies the following conditions:

a) 4.5 m lane dedication along the entire north property line of 8151 Bennett Road; and

b) consolidation of the lots into one development parcel (which will require the demolition of the existing buildings).

2. (Pedestrian Trail Statutory Right of Way) Granting of 3 m wide (approximately 242.7 m? or 2,612 ft*) statutory right-
of-way along the east property line for the purposes of public rights of passage. This PROP SRW is intended to
accommodate an interim pedestrian trail connection from Bennett Road to the proposed rear lane and also to
accommodate an ultimate pedestrian trail connection from Bennett Road to Granville Avenue in conjunction with
existing PROP SRW registered on title to 8180 Granville Avenue and to be widened to ultimate 6m width through
future redevelopment of adjacent properties to the east. Owner responsible for maintenance & liability, except that
City responsible for maintenance & liability limited to City utilities (e.g., lighting and walkway drainage) and paved
surface only (e.g., owner responsible for landscaping and fencing). Any works essential for public access within the
required statutory right-of-way (SRW) are to be included in the Servicing Agreement (SA) and the maintenance &
liability responsibility is to be clearly noted. The design must be prepared in accordance with good engineering
practice with the objective to optimize public safety and after completion of the works, the Owner is required to
provide a certificate of inspection for the works, prepared and sealed by the Owner’s Engineer in a form and content
acceptable to the City, certifying that the works have been constructed and completed in accordance with the accepted
design. Works to be secured via Servicing Agreement,

3. (Flood Construction Level) Registration of a flood indemnity covenant on title (Area A).

(Mixed-Use Noise) Registration of a mixed use noise sensitive use covenant on title addressing noise impacts on
residential uses.

5. (City Centre Impacts) Registration of a legal agreement on title stipulating that the development is subject to potential
impacts due to other development that may be approved within the City Centre including without limitation, loss of
views in any direction, increased shading, increased overlook and reduced privacy, increased ambient noise and
increased levels of night-time ambient light,

6. (Affordable Housing) Registration of the City’s standard Housing Agreement to secure 20 affordable housing units,
the combined habitable floor area of which shall comprise at least 10% of the subject development’s total residential
building area. 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. The terms of the Housing Agreements
shall indicate that they apply in perpetuity and provide for the following:

Affordable Housing Strategy Requirements Project Targets
UNitTYPe | prinimum Unit Area Maﬁ'r':;t“gem"(’%h'y HOJ;;ﬁLmal’r‘"g‘r‘nme () | UnitMix # °f(;’)"'ts
Studio 37 m? (400 ft)) $811 $34,650 or less 55% 11
1- Bedroom 50 m? (535 ft2) $975 $38,250 or less 20% 4
2-Bedroom 69 m? (741 ft)) $1,218 $46,800 or less 15% 3
3-Bedroom 91 m? (980 ft)) $1,480 $58,050 or less 10% 2
Total 1,143.6 m* (12,310 ft%) N/A N/A 100% 20

(1) Denotes the Council-approved rates as of July 24, 2017. Rates may be adjusted periodically as provided for under adopted City policy.

(2) Minimum 85% of affordable housing units shall meet Richmond Basic Universal Housing (BUH) standards or better.
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11.

(Moderate Income Housing) Registration of a Housing Affordability Agreement to secure 68 moderate income limits
housing units. Occupants of the units subject to the Housing Affordability Agreement shall enjoy full and unlimited

-2

access to and use of all on-site indoor and outdoor amenity spaces. The terms of the Housing Affordability
Agreements shall indicate that they apply in perpetuity and provide for the following:

Unit Type Target Monthly Unit | Max. Monthly Unit Rent | - Total Max. Household Proposal
Rent Range (1)(2) (2)(3) Income (4) Unit Mix | # of Units
Studio $1,472 - $1,522 $1,795 $71,810 or less 36.8% 25
2-Bedroom $2,669 - $2,675 $2,675 $107,000 or less 63.2% 43
Total n/a n/a n/a 100% 68

(1) Denotes market rent rates 2019 vaiues as determined by Colliers International market rent survey for Richmond.

(2) Rates may be adjusted periodically with the agreement of the City and (i) for existing tenants, no more than Provincial Residential Tenancy Act
provisions, (ii) for new tenants, no more than the rate calculated as the average of the previous 3 years of the percentage change of average
rents by bedroom type for Richmond (CY) as published by CMHC (Annual Rental Market Survey) relevant to the specific year.

(3) Denotes maximum rent at 30% of total maximum household income.

(4) Denotes BC median household incomes 2019 values based on the BC Housing published 2019 Low to Moderate Income Limits for
households without and with children in BC. The owner is using this income as a reference only and will not be applying for any specific
financing programs from BC Housing that reference this income threshold.

(Single Owner for Residential Units) Registration of a legal agreement on title, prohibiting subdivision (including

stratification and/or air space parcels) of the dwelling units. This restriction only applies to the dwelling units.

(Parking and Loading) Registration of a legal agreement on title ensuring that:

a) all church parking spaces are shared with residential visitors and the following are prohibited: reserving, selling,
leasing, assigning, or designating any of the shared parking spaces to individual uses or users;

b) parking spaces are identified as to their intended usage with signage and in the Development Permit and Building
Permit plans;

¢) where two parking spaces are provided in a tandem arrangement both parking spaces must be assigned to the
same dwelling unit and maintained for their intended use; and

d) Loading facilities are provided for the shared use of all uses on site and maintained for their intended shared
common use.

. (Bicycle and Personal Mobility Scooter Facilities) Registration of a legal agreement on title ensuring that:

a) bicycle storage facilities are provided for the use of residents and the church use and maintained for their intended
shared common use; and

b) personal mobility scooter storage facilities are provided for the shared use of residents and maintained for their
intended shared common use.

(Transportation Demand Management) The owner shall provide the following TDM measures to support the
ZMU42 zone site specific parking rates:

a) (Intersection Improvements) The owner shall provide the following pedestrian improvements at the St. Albans
Road and Bennett Road intersection:

i.  Design and construction of decorative surface treatment for the crosswalk as part of the Servicing
Agreement; and

ii.  City acceptance of the owner’s offer to provide a voluntary contribution in the amount of $4500.00
towards the installation of an Audible Pedestrian Signal.

b) (Midblock Pedestrian Crosswalk) Design and construction of a raised midblock signed and painted crosswalk at
the pedestrian trail location on Bennett Road with decorative curb extensions as part of the Servicing Agreement.

¢) (Pedestrian Facilities) The owner shall provide seating along Bennett Road as part of the Development Permit.
d) (Enhanced Bicycle Facilities) Registration of a legal agreement on title ensuring that:

i.  end-of-trip facilities are provided for the church use, including showers, wash basins, water closets,
lockers, and change rooms; and

ii.  bicycle repair/maintenance stations are provided and shared amongst all uses onsite, including bicycle
repair stand (with tools); foot pump; and faucet, hose and drain for bicycle washing. A note is required on
the Development Permit and Building Permit.
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e) (Transit Pass Program) Registration of a legal agreement on title to ensure the execution and completion of a
transit pass program, including the following method of administration and terms:

i.

ii.
iii.

Provide 2 years of two-zone compass cards for each of the 20 affordable housing unit; and 1 year of two-
zone compass cards for each of the other rental housing units. The intention of the transit pass program is
to offer transit passes on a per unit basis. If a tenant opts out or does not “subscribe” to the transit pass
program, that pass remains in the pool for a future tenant until they have all been utilized. Number of
passes capped at number of units for a period of two years;;

Letter of Credit provided to the City for 100% of transit pass program value;

Administration by TransLink, housing society or management company. The owner is not responsible
for the monitoring of use of transit passes but only noting number of “subscribed” users to the program,
until full unit count is exhausted over a period of two years;

If the transit pass program is not fully subscribed within two years, the program is to be extended until the
equivalence of the costs of the full one year transit pass program has been exhausted. Should not all
transit passes be utilized by the end of the second year, the remaining funds equivalent to the value of the
unsubscribed transit passes are to be transferred to the City of Richmond for alternate transportation
demand management measures at the City’s discretion; and

The availability and method of accessing the 2-zone transit passes is to be clearly explained in the tenancy
agreements.

f) (Car Share) The owner shall provide two (2) car share vehicles and two (2) car share parking spaces along with
parking and access SRW to support rental housing, including:

i,

iii.

iv.

Confirmation from a car share provider (e.g. Modo) that the subject site is viable for car share upon

completion of the project.

Letter of understanding between the owner and the car share co-op car company.

Granting of a Public Right of Passage Statutory Right of Way (SRW), in favour of the City, to secure for

the car share vehicles, two (2) parking spaces along with vehicular and pedestrian access to Bennett Road

and the rear lane along the full width of the internal drive aisle, subject to the final dimensions established
by the surveyor on the basis of functional plans completed to the satisfaction of the Director of

Transportation. Owner responsible for maintenance & liability. The design must be prepared in

accordance with good engineering practice with the objective to optimize public safety and after

completion of the works, the Owner is required to provide a certificate of inspection for the works,
prepared and sealed by the Owner’s Engineer in a form and content acceptable to the City, certifying that
the works have been constructed and completed in accordance with the accepted design.

Registration of a legal agreement on title ensuring that the owner provide a car share facility and car share

equipment to a car share operator or the City, at no cost to the car share operator or the City, both as the

case may be, the terms of which shall be generally as follows:

a. provision of a minimum of two (2) car share parking spaces within the development, along with
pedestrian and vehicular access, designated, constructed, equipped and maintained by the owner, at
the owner’s cost, to be:

(i) located in the podium level open parking area in a clearly marked and visible location;

(ii) provided with design features, decorative finishing, lighting and signage, as determined through
the Development Permit and/or Building Permit processes;

(iii)accessible at all times to all intended users (e.g. residents, general public, car share operator
personnel and car share operator members) at no added cost;

(iv) identified on the Development Permit and Building Permit plans; and

(v) prior to building inspection permitting occupancy, provided with wayfinding and stall
identification signage, to the satisfaction of the Director of Transportation;

b. provision of a minimum of two (2) car share vehicles at the owner’s initial cost;
c. terms of agreement between the owner and the car share operator which shall include:
(i) a minimum contractual peri Q QI]; pr%vosg)n of car share services of three (3)years from the
first date of building occupa
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(ii) additional provisions as negotiated by the owner and car share operator (e.g. maintenance, repair
and replacement by car share vehicles by the car share operator), or as required by the City,
subject to the approval of the Director of Transportation;

d. in the event that the car-share facilities are not operated for car-share purposes as intended via the
subject rezoning application (e.g., operator’s contract is terminated or expires), transfer control of the
car-share facilities, to the City, at no cost to the City, with the understanding that the City at its sole
discretion, without penalty or cost, shall determine how the facilities shall be used going forward; and

e. supporting submissions provided to the City (Transportation Department) as follows:

(i) prior to rezoning adoption, a copy of the letter of intent addressed to the owner from the car share
operator outlining the terms of the provision of car sharing services;

(i) prior to Development Permit issuance, a copy of the draft contract between the owner and the car
share operator describing the terms of the provision of car sharing services; and

(iii) prior to building inspection permitting occupancy , a copy of the executed contract between the
owner and the car share operator describing the terms of the provision of car sharing services.

12. (Existing Tree Management) The owner shall protect adjacent neighbouring trees, including:

13.

14.

a)

b)

(Tree Protection) Installation of appropriate tree protection fencing for the protection of all trees on neighbouring
properties prior to any construction activities, including building demolition, occurring on-site.

(Arborist Supervision) Submission of a Contract entered into between the applicant and a Certified Arborist for
supervision of any on-site works conducted within the tree protection zone of the neighbouring trees to be
protected. 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.
(Tree Compensation) City acceptance of the owner’s offer to provide the following voluntary contributions in the
amounts of:

i.  $3,250 to the City’s Tree Compensation Fund for the planting of replacement trees within the City in

compensation for the removal of 3 existing trees and 1 existing hedge from the City boulevard.

ii.  $15,000 to the City’s Tree Compensation Fund for the planting of replacement trees within the City in
compensation for the removal of 15 existing trees from the subject site, or incorporation of 30
replacement trees in the Development Permit landscape plan, or a combination of the two (§500 per
replacement tree).

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

(Servicing Agreement) Enter into a Servicing Agreement* for the design and construction of Engineering and
Transportation works in accordance with Transportation Association of Canada (TAC) Specifications, City
Engineering Design Specifications and applicable Bylaws to the satisfaction of the City. 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, the following;

14.1. Road works:

a)

Road Functional Design Works: Submission of a functional design (road works, interim and ultimate lane works
and pedestrian trail works), prepared to the satisfaction of the City, is required. Design to accommodate: Bennett
Road frontage improvements and midblock raised crosswalk, pedestrian trail interim design from Granville
Avenue to rear lane and ultimate design from Granville Avenue to Bennett Road, rear lane, and St. Albans Road
and Bennett Road intersection pedestrian improvements. Works also include street lighting, traffic signage,
boulevard landscaping, street trees, and bollards. The functional design is to reference drawing 623970-12-05,
indicate clearly all existing and proposed SRW PROPS and road dedications, include the frontage improvements
listed below and provide cross sections for the Bennett Road frontage and along the north lane at multiple
locations due to varying lane widths. Unless otherwise specified, all road works are to be designed as per bylaw,
TAC Standards and the City’s Engineering Design Specifications.
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b)

d)

g)

14.11.

-5-

Bennett Road Frontage Improvements: Road pavement as curb and gutter as required. New 2 m wide sidewalk at
property line and landscaped boulevard (minimum 1.5 m) with street trees behind existing curb. Dimension the
driveway width on the functional road plan and tie-ins to existing sidewalks. Provide grade of access ramp and
have the traffic consultant demonstrate the wheel path turning movements and sightlines at the connection of the
ramp to the frontage are adequate. All existing driveways along Bennett Road frontage to be closed.

Bennett Road Mid-block Crosswalk: Raised crosswalk with curb extensions located near the new pedestrian trail.
The functional plan is required to locate the crosswalk, include geometric works such as decorative curb
extensions and a speed hump design, and show the curb on south side for connection.

Rear Lane: Interim lane to City Centre standard across site frontage along the new northern property line. Interim
and ultimate lane designs are required.

i.  Interim lane works to include all the works within the subject site’s road dedications and the existing
SRW PROP to the north to construct as much of the ultimate lane design as possible as part of this
project. The sidewalk in the lane as part of the works secured from neighboring properties on this block is
located on the north side of the lane and is to be shown on the functional plan. The functional lane plan is
to show cross sections for the lane abutting 8151 Bennett Road. The SRW PROPs on the neighboring
properties to the north that have been secured for vehicle purposes are to be shown. Refer to City of
Richmond Engineering Design Specifications drawing R-7-DS. This information is essential due to the
narrow lane width for the turning movements at the western access to the lane. As well the wheel path
illustration provided by the traffic consultant is to be superimposed on the functional lane plan with all the
completed works shown. For example if there is lighting along the north side of the lane, the wheel path
illustration is to avoid the conflict area.

ii.  The edge treatment and conditions along the south property line of the neighboring properties to the north
are to be shown on the functional plan (e.g., parking, fencing).

Pedestrian Trail: Design and Construction of walkway from Bennett Road to the proposed rear lane in proposed

3 m wide SRW along east property line. Works to include 2 m wide pavement at property line and 1 m
landscaping strip with pedestrian lighting. Works also to include fencing as needed, and any edge treatment to
address grade differential to neighbouring properties. Design of walkway in ultimate 6 m wide SRW, including
proposed 3 m wide SRW, SRW secured along east property line of neighbouring property to the north, and future
SRW to be secured through future development on adjacent properties to the east. Ultimate design to include 3 m
wide pavement centred in SRW and on both sides 1.5 m landscaping strip with pedestrian lighting. Ultimate
design also to include fencing as needed, upgrade to any existing walkways, and edge treatment to address grade
differential to neighbouring properties.

Intersection Works: Design and installation of decorative asphalt surface treatment for the crosswalk at the St.
Albans Road and Bennett Road intersection.

Water works:;

Using the OCP Model, there is 346 L/s available at 20 psi residual at the hydrant located at the proposed site’s
Bennett Road frontage. Based on your proposed development, your site requires a minimum fire flow of 220 L/s. No
capacity analysis required.

a)

b)

At the Owner’s cost, the Owner is required to:

1. Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the 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 designs at Building Permit
stage.

At the Owner’s cost, the City will:

1. Abandon and cap at main all existing water service connections.

2. Install a new water service connection at Bennett Road frontage, complete with meter and meter chamber in a
right-of-way which will be provided by the owner. The dimensions and location of the right of way shall be
finalized via the servicing agreement design review.

3. Complete all proposed watermain tie-ins.

4. There are existing City fire hydrants on tgle i?ssid§Q ennett Road. The development is required to
comply with the BC Building Code. If th ﬁ)@ ed Yesign requires a new closer hydrant to comply with
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BCBC, the new hydrant could be a private hydrant located onsite, or a City hydrant located in the boulevard
on the north side of Bennett Road. The project consultant will need to determine the best location for the
hydrant. If a City hydrant is proposed, please see below for two potential hydrant locations. Engineering
advises that either location is fine for the Fire Department as long as it meets code requirements (Hydrant to
Fire Department Connection = Max. 45 m, unobstructed and measured from the centreline of the road).

» Location 1: Fire hydrant located just west of lot 8131 Bennett Road, this location avoids crossing the force
main. The connection point indicated west of the driveway would need to be moved to the south,

+ Location 2: Fire hydrant located east of the proposed driveway. For this location, the water service
connection to the fire hydrant would need to cross the sanitary force main. This crossing would result in
approximately 10 m of additional force main needing to be replaced.

14.111.  Storm sewer works:

a) At the Owner’s cost, the Owner is required to:

1.

Upgrade the existing 450 mm diameter storm sewer at the proposed site’s Bennett Road frontage. The
proposed storm sewer (approximately 600 mm diameter and 92 m length) shall tie-in via new manholes to the
existing storm sewers at the west and east sides. The proposed storm sewers shall be installed in the roadway
to avoid conflict with the proposed sanitary line and existing wetwell at the frontage of 8131 Bennett Road.
Exact alignment shall be determined via the servicing agreement design process.

Remove the existing 450 mm storm sewer at Bennett Road frontage and dispose offsite.

Install a storm sewer service connection and tie-in to the proposed storm sewer at the Bennett Road frontage.
Tie-in point shall be at the existing manhole near the southeast corner of 8151 Bennett Road.

Install 200 mm diameter storm sewer (approximately 200 mm diameter and 112 m length) complete with
manholes as per the City’s Engineering Specifications in the new lane along the proposed site’s north
property line. The high point of the new storm sewer will be at the east end of the new lane and tie-in shall be
to the east end of the existing lane drainage located south of 8080 Granville Avenue.

b) At the Owner’s cost, the City will:

1.

Cut and cap at main all existing storm service connections.

2. Remove all existing inspection chambers and storm service leads and dispose offsite.

3. Complete all proposed storm sewer tie-ins,

14.IV. Sanitary sewer works:

The owner will be responsible for all costs associated with re-grading, relocating, extending and removing existing
sanitary sewers to accommodate the proposed development. The associated sanitary sewers and related appurtenances
must be constructed and fully operational prior to the start of any soil densification, preloading or excavation on the
development site in order to maintain sanitary sewer service. As such, if such works are required prior to 3rd reading
by Council and Public Hearing (i.e., the timing when the City allows the servicing agreement process to proceed), a
separate Servicing Agreement for the re-grading, relocation, extension and removal of the affected pipes will be
presented to Council for consideration through an independent Report to Council; otherwise, these works will be
completed through the servicing agreement as part of this Rezoning application.

a) Atthe Owner’s cost, the Owner is required to:

1.

Design the proposed development to accommodate future access, maintenance, repair or replacement of the
existing pump station and associated appurtenances including all sanitary sewer along the perimeter of the
proposed development without impact to the development site, to the satisfaction of the City and BC Hydro.

Grant and register a 4.5 m wide lane dedication along the north property line of 8151 Bennett Road as per
requirement by Transportation Department.

Grant and register all required utility rights of ways necessary to complete the future relocation and
replacement of the existing Bennett pump station, the installation of the future pump station equipment and
appurtenances and the installation of the new gravity mains that are required to accommodate the proposed
development. Statutory right-of-way for the purposes of utilities. Owner responsible for maintenance &
liability, except that City responsible for N‘Ev':ll_arlcgﬁgiability limited to city utilities and sanitary pump
station paved surfaces only. The design must be prepared in accordance with City specifications & standards
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and the construction of the works will be inspected by the City concurrently with all other SA related works.
Works to be secured via SA, Provide the following right-of-way(s), to be refined through the servicing
agreement design process:

a.

A 6 m wide utility SRW (on-grade below and open sky above) along the entire west property line of 8131
Bennett Road, with the following requirements: be flat; be accessible by a 7.5 x 2.5 m service truck with
1.3 m stabilizers from Bennett Road; contain a parking area paved with 200 mm thick broom-finished
concrete with expansion joints; and trees, tall hedges and other permanent structures are not permitted
within the utility right-of-way.

A 15.2 m x 5.5 mutility SRW (on-grade below and open-sky above) along the south property line of
8131 and 8151 Bennett Road, adjacent to the eastern edge of the right-of-way identified in section II1.3.a.
The SRW shall accommodate the following:

i. BC Hydro SRW to accommodate a BC Hydro transformer (PMT), to be located within the 15.2 m x
5.5 m SRW footprint specified above, with minimum 3.0 m clearance between the PMT pad and the
pad of any other electrical components such as the generator or kiosk. The Owner is required to
coordinate with BC Hydro regarding the requirements of this right-of-way and provide written
confirmation from BC Hydro prior to approval of the SA design.

ii. A future electrical kiosk with approximate dimensions of 1.5m x 2.6m, a minimum 1 m clearance on
the short sides of the kiosk and minimum 2m clearance on the long sides of the kiosk, or as required
to allow for safe access to all doors on the kiosk. A line-of-sight must be maintained between the
kiosk and the wet well hatches.

iii. A future emergency generator with approximate dimensions of 3.0m x 1.5m and a minimum 1m
clearance on all sides.

iv. Any other future equipment or utilities required to service the pump station, including underground
conduits and water service connections.

v. Trees, tall hedges and other permanent structures, unless otherwise approved by the City, are not
permitted within the utility right-of-way.

A 3 m x 6 m utility SRW to (on-grade below and open-sky above) along the west property line of 8151

Bennett Road approximately 46m from the south property line, to fill the right of way notch that will

result from the discharge of the existing right of way adjacent to the east property line of 8131 Bennett

Road.

A 5.7 m x 3 m utility SRW along the south property line of 8151 Bennett Road (to be located directly
north of the existing wetwell) adjacent to the eastern edge of the 15.2 m X 5.5 m utility SRW indicated in
item 3b above. The purpose of this new SRW is to contain the replacement for the existing kiosk and the
existing RTU pole antenna. Also, this utility SRW will serve as working space when the existing wetwell
is excavated to facilitate tie-in of the future Bennett pump station. The east edge of this new SRW shall
extend 1.0m beyond the east edge of the existing wetwell so the right of way dimensions need to be
finalized through the servicing agreement design review process.

Discharge the existing utility right of way adjacent to the east property line of 8131 Bennett Road after the
existing sanitary pipe is removed and the new sanitary sewers are operational.

Design and construct the following sanitary pipe works that are required to address the conflict between the
existing sanitary pipes and the proposed development:

a.

d.

Upgrade and re-grade the existing 200 mm diameter sanitary main along the north property line of 8131
Bennett Road (approximately 375 mm diameter and 17 m length). The new sanitary main shall be sloped
to the west from a new manhole west of the east property line to a new manhole east of the west property
line of 8131 Bennett Road.

Install a 375 mm sanitary main from the new manhole at the northwest corner of 8131 Bennett Road
along the 6 m wide SRW to a new manhole that will be located south of the south property line,
approximately 54 m (approximately 375 mm diameter and 54 m length).

Install a 375 mm sanitary sewer from the new manhole near the southwest corner of 8131 Bennett Road
then tie-in to the west side of the existiljﬁrwetwell via the existing opening.

Install an additional interim manhole i 'at%l 0 m to the north of the south property line.
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Remove the existing sanitary sewers that are being replaced by items Sa and 5b above.

Install a new sanitary service connection, complete with inspection chamber, off of the proposed sanitary
sewer in the right-of-way.

Provide, prior to start of site preparation works, a geotechnical assessment of the impact of preload, soil
densification works, DSM wall installation (if required), foundation excavation and dewatering works on the
existing pump station and kiosk, the new and existing gravity lines and the existing forcemains fronting the
development site and provide mitigation recommendations. Any damage is to be repaired and any required
replacement shall be at the Owner’s sole cost, to the satisfaction of the Director of Engineering,

b) Subject to Council approval, the City will provide 50% of the cost for the design and construction of the
following works. The owner is required to:

1.

» N

e

Replace the existing kiosk with a new one (i.e., duplex type) in the new 5.7 m x 3 m SRW (item 3d). This
work will likely require replacement of the existing Hydro service, including replacement of existing
underground electrical conduits and pole transformers as BC Hydro may not permit the use of the existing
undersized conduits that service the pump station.

Install a new PMT to power the pump station, within the new 15.2 m x 5.5 m SRW (item 3b).

Replace the existing station concrete pad to include the wetwell hatch and the kiosk. The new station concrete
pad shall be from the back of curb to the northern edge of the new 5.7 m x 3 m SRW (item 3d).

Replace the existing hatch with new one that is rated as occasional H-20 loading.

Replace the existing pump with Flygt NP equivalent.

Relocate the existing RTU pole (antenna) into the new 5.7 m x 3 m SRW (item 3d) (beside the new kiosk).
Relocate the existing water service for the pump station.

Estimated costs for items 1-7 above will be subject to review and approval from the City at the Service
Agreement stage for the purpose of establishing a cap-value on the City portion of the works. Both parties to
review estimated costing prior to signing of agreement to access final scope and price of works are deemed
fair and appropriate. Excess costs incurred after the signed agreement, over and above the agreed upon cap
will be the responsibility of the Owner. In the event that costs are lower than the cap, the City’s portion will
be 50% of the actual design and construction costs.

c) At the Owner’s cost, the City will:

1.
2.

3.

Cut and cap at main all existing sanitary service connections to the proposed site.

Remove all existing inspection chambers and sanitary leads connected to the proposed site and dispose
offsite.

Complete all proposed sanitary sewer tie-ins to the existing system.

14.V. Engineering Frontage Improvements:

a) At the Owner’s cost, the Owner is required to:

1.

Provide frontage improvements as per Transportation’s requirements. Improvements shall be built to the
ultimate condition wherever possible.

Proposed sidewalks, bike paths and boulevards shall be included in proposed road dedications.

Provide street lighting improvements along Bennett Road: Paint existing poles Gloss Black colour and install
new luminaires of type Domus 50 Series Flat Glass Luminare (LED / 3000K color temperature). Existing
conduits within boulevard are to be lowered to 1.0 m below finished grade. Review street lighting levels
along Bennett Road and upgrade as required.

Provide street lighting along the new lane: Provide Gloss Black 5.79 m height laneway poles at the back of
curb with luminaire color matching pole (See City Specifications drawing L11.5).

Provide street lighting along the new pedestrian trail within the landscape strip in the SRW. The design will
be finalized through the SA process, including determining bollard lighting or pole lighting of type Gloss
Black 4.57 m height with luminaire color to match pole.

CNCL - 311
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6. Coordinate with BC Hydro, Telus and other private communication service providers:

a. To underground overhead service lines.

To underground the overhead lines and remove the poles along the Bennett Road site frontage.
Prior to relocating/modifying any of the overhead lines or poles along Bennett Road.

To pre-duct for future hydro, telephone and cable utilities along all road frontages.

o ac T

To locate all proposed underground structures (e.g. junction boxes, pull boxes, service boxes, etc.) outside
of bike paths and sidewalks.

f.  To locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground utility cabinets and kiosks located along the development’s frontages,
within the developments site (see list below for examples). A functional plan showing conceptual
locations for such infrastructure shall be included in the development process design review. Please
coordinate with the respective private utility companies and the project’s lighting and traffic signal
consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the locations for the
aboveground structures. If a private utility company does not require an aboveground structure, that
company shall confirm this via a letter to be submitted to the City. The following are examples of
statutory right-of-ways that shall be shown on the functional plan and registered prior to SA design

approval:
BC Hydro PMT -4.0x5.0m
BC Hydro LPT -3.5x35m

Street light kiosk —-1.5x1.5m
Traffic signal kiosk — 1.0 x 1.0 m
Traffic signal UPS -2.0x 1.5m
Shaw cable kiosk ~1.0x1.0m
Telus FDH cabinet — 1.1 x 1.0 m

14.V1. General Items:

a) At the Owner’s cost, the Owner is required to:

1.

Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures. Any
damage, nuisance, or other impact to be repaired at the owner’s cost. The post-preload elevation survey shall
be incorporated within the servicing agreement design.

Conduct pre and post preload (and/or soil densification) video inspections of adjacent sewer mains to check
for possible damage. At their cost, the owner is responsible for rectifying damage caused by the site
preparations (e.g., preload, site densification, etc.).

Conduct pre and post construction video inspections of adjacent sewer mains to check for possible
construction damage. At their cost, the owner is responsible for rectifying construction damage.

Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil
preparation works as per a geotechnical engineer’s recommendations, and report the settlement amounts to the
City for review and approval.

Enter into, if required, additional legal agreements, as determined via the subject development's Servicing
Agreement(s) and/or Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of
Engineering, including, but not limited to, site investigation, testing, monitoring, site preparation, de-
watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other
activities that may result in settlement, displacement, subsidence, damage or nuisance to City and private
utility infrastructure.

Design the proposed development to accommodate future maintenance, repair or replacement of the existing
pump station, new kiosk, future back-up generator, BC Hydro PMT and sanitary sewers along the perimeter
of the proposed development without causing undue cost to the City. Building designs should consider how
future access will be provided during future pump station and sanitary construction and/or repair works
without impact to the proposed buildings Cﬁr chni j sessments complete with recommendations (prior to
or at first submission of SA design) are 1'8 or ng i€w by Engineering department,

Initial;
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Prior to Development Permit* Issuance, the owner must complete the following requirements:

1.
2.

(Rezoning) Incorporation of features in Development Permit plans as determined via the Rezoning process.

(Landscape Security) Receipt of a Letter-of-Credit (or BC Housing letter of assurance) for landscaping. The amount
is to be determined from a signed and sealed cost estimate prepared by the project Landscape Architect.

Prior to Building Permit* Issuance, the owner must complete the following requirements:

1.

(Rezoning/Development Permif) Incorporation of features in Building Permit (BP) plans as determined via the
Rezoning and/or Development Permit processes, including accessibility and sustainability measures.

(Construction Parking and Traffic Management Plan*) Submission of a construction parking and traffic
management plan to the Transportation Department. Management Plan shall include location for parking for services,
deliveries, workers, loading, application for any lane closures, and proper construction traffic controls as per Traffic
Control Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section
01570.

(Construction Hoarding) Obtain a Building Permit* 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 Approvals Department at 604-276-4285.

Notes:

*

This requires a separate application.

Where the Director 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.

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.

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 a
form and content satisfactory to the Director of Development.

Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
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 copy on file]

Signed Date
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ichmond Bylaw 10065

Richmond Zoning Bylaw 8500
Amendment Bylaw 10065 (RZ 18-808220)
8131 and 8151 Bennett Road

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting the following
into Section 20 (Site Specific Mixed Use Zones), in numerical order:

“20.42 Rental Tenure Residential and Religious Assembly (ZMU42) - St. Albans
(City Centre)

20421  Purpose

The zone provides for religious assembly institutional and a non-profit rental
tenure housing project, and other limited supporting and accessory uses.

2042.2 Permitted Uses 20.42.3 Secondary Uses
e amenity space, community * boarding and lodging
o library and exhibit * home business
o religious assembly * housing, apartment
e studio « housing, town

20.42.4 Permitted Density
1. The maximum floor area ratio is 0.6 together with an additional:

a) 0.1 floor area ratio provided that the additional floor area is used
entirely to accommodate indoor amenity space.

2. Notwithstanding Section 20.42.4.1, the reference to “0.6” is increased to a
higher floor area ratio of “2.25” if the owner:

a) provides a minimum of 900 m? floor area on the site for religious
assembly use;

b) provides 20 affordable housing units on the site and the combined
habitable space of the affordable housing units is not less than 10%
of the total residential floor area;

c) enters into a housing agreement with respect to the affordable
housing units and registers the housing agreement against title to the
lot and files a notice in the Land Title Office;

CNCL - 314
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20.42.5

20.42.6

20.42.7

20.42.8

20.42.9

20.42.10

Page 2

d) in addition Section 20.42.4.2.b, provides 68 moderate income limits
residential rental tenure dwelling units on the site; and

e) enters into a housing affordability agreement with respect to the
dwelling units described in Section 20.42.4.2.d and registers the
housing affordability agreement against title to the lot and files a
notice in the Land Title Office.

3. Notwithstanding Section 4.5.1, the following items are not included in the
calculation of maximum floor area ratio: common bicycle, personal mobility
scooter, garbage and recycling facilities.

Permitted Lot Coverage

1. The maximum lot coverage is 90% for buildings.

Yards & Setbacks
1. The minimum setback from Bennett Road is 3.0 m.
2. The minimum setback from a rear lot line or lane is 0.0 m.

3. The minimum setback from a side lot line is 3.0 m.

Permitted Heights
1. The maximum height for buildings is 25.0 m.

Subdivision Provisions/Minimum Lot Size
1. The minimum lot width is 40.0 m.
2. The minimum lot depth is 40.0 m.

3. The minimum lot area is 2,400 m?,

Landscaping & Screening

1. Landscaping and screening shall be provided in accordance with the
provisions of Section 6.0.

On-Site Parking and Loading

1. On-site vehicle and bicycle parking and loading shall be provided according
to the standards set out in Section 7.0.

2. Notwithstanding Section 20.42.10.1, subject to the provision of
transportation demand management measures to the satisfaction of the
Director of Transportation, including the provision of 2.0 parking spaces
on-site for car co-operative use, the minimum number of parking spaces
required by this bylaw may be reduced to be calculated as follows:

a) for affordable housing residents: 0.6 parking space per dwelling
unit;

b) for residential rental tenure apartment housing residents: 0.85
resident parking space per dwelling unit;
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20.42.11

20.42.12
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c) for residential rental tenure town housing residents: 1.0 parking
space per dwelling unit;, and

d) for religious assembly use: 4.3 parking spaces per 100 m? of gross
leasable floor area of building, which shall be shared with residential
visitors at all times.

Residential Rental Tenure
1. For the purposes of this zone, the following definitions apply:

a) residential rental tenure means, in relation to a dwelling unit in a
multi-family residential building, occupancy of a dwelling unit
governed by a tenancy agreement under and that is subject to the
Residential Tenancy Act (BC), as may be amended or replaced from
time to time.

b) housing affordability agreement means an agreement in a form
satisfactory to the City that limits the occupancy of the dwelling unit
that is subject to the agreement to persons, families and households
that qualify for housing based on household income level under the
terms of the agreement, that restricts the occupancy of the dwelling
unit to residential rental tenure, and that prescribes a maximum rental
rate and rate of increase of rental rate for the dwelling unit for a term of
in perpetuity.

2. Forthe purposes of this zone, all apartment housing and town housing
are restricted to residential rental tenure only.
Other Regulations

1. In addition to the regulations listed above, the General Development
Regulations in Section 4.0 and the Specific Use Regulations in Section 5.0

apply.”

The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “RENTAL TENURE RESIDENTIAL AND
RELIGIOUS ASSEMBLY (ZMU42) - ST. ALBANS (CITY CENTRE)”.

P.I.D. 009-599-126
Lot 27 Section 16 Block 4 North Range 6 West New Westminster District Plan 20915

P.ID. 006-199-631
Lot 362 Section 16 Block 4 North Range 6 West New Westminster District Plan 47516
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3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw

10065”.

FIRST READING

A PUBLIC HEARING WAS HELD ON
SECOND READING

THIRD READING

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR
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