City of Report to Committee
2. Richmond

To: Planning Committee Date: June 25, 2018

From: Wayne Craig File: RZ17-779262
Director, Development

Re: Application by Townline Ventures Inc. for Rezoning at 5591, 5631, 56651 and
5671 No. 3 Road from “Office Commercial (ZC8)”, “Office Commercial (ZC9)” and
"Auto-Oriented Commercial (CA)" to "High Density Mixed Use (ZMU38) -
Lansdowne Village (City Centre)"

Staff Recommendation

1. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9860, to create the “High Density
Mixed Use (ZMU38) - Lansdowne Village (City Centre)” zone, and to rezone 5591, 5631
5651 and 5671 No. 3 Road from “Office Commercial (ZC8)”, “Office Commercial (ZC9)”
and "Auto-Oriented Commercial (CA)" to "High Density Mixed Use (ZMU38) - Lansdowne
Village (City Centre)", be introduced and given first reading.

2. That staff be directed to prepare a Service Area Bylaw to provide district energy services to
the development at 5591, 5631, 5651 and 5671 No. 3 Road.

'

Wayfie C
Director{ Develepment
(604-247-4625)
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Staff Report
Origin

Townline Ventures Inc. has applied to the City of Richmond for permission to rezone the
properties at 5591, 5631, 5651 and 5671 No. 3 Road from “Office Commercial (ZC8)”, “Office
Commercial (ZC9)” and "Auto-Oriented Commercial (CA)" to "High Density Mixed Use
(ZMU38) - Lansdowne Village (City Centre)" in order to permit a high-density commercial,
office and residential use development in the City Centre’s Lansdowne Village (Attachment 1).

Key components of the rezoning proposal (Attachment 2) include:

e A podium and tower form of development with below and above grade parking, ground
level commercial, one office tower and three residential towers.
¢ A maximum floor area ratio (FAR) of 4.0 and a maximum height of 47.0 m geodetic.
e A total floor area of approx1mately 36,196 m* (389,625 ft) including approximately:
o 1,791 m (19,279 ft* ) of commercial space
o 7,222 m? (77,740 ft*) of office space
o 27,147 m* (292,218 1) of residential space
e Approximately 365 residential units including:
o Approximately 345 residential units
o 20 affordable housing units
o A 557 m* (6,000 ft*) on-site community facility.
e (Cash-in-lieu contributions to child care and community facilities.
e LEED NC v4 Silver equivalent.
e DEU connection-ready and transfer of the on-site low carbon energy plant to the City.
e Creation of a new road, widening of existing roads and utility upgrades as well as
frontage improvements on all frontages.
e Design, construction and transfer to the City of the area of the site designated for the
Lansdowne linear park.

This application includes the proposed acquisition of the City lot at 5671 No. 3 Road. The
disposition of this land is subject to a companion report from Real Estate Services dated
May 28, 2018.

The proposed transfer of an on-site low carbon energy plant to the City will enable immediate
service by LIEC and connection to the City’s District Energy Utility system in the future. Prior
to rezoning adoption, a Service Area Bylaw for the subject site will be brought forward by
Engineering for Council consideration.

Findings of Fact

A Development Application Data Summary (Attachment 3) is provided for comparison of the
proposed development with the proposed site-specific bylaw requirements.
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Existing Site and Development

Existing Site and Development: The subject site is located in Lansdowne Village (Attachment 4)
on the west side of No 3 Road to the north of Lansdowne Road. It is comprised of four lots with
existing low and medium scale development.

Existing Housing Profile. The subject properties were not previously developed with residential
uses.

Surrounding Development

Surrounding development includes:

To the North: At 5551 No. 3 Road, low-scale commercial development. Further to the north,
the lots at 7960 Alderbridge Way and 5333 and 5411 No. 3 Road; which are
subject to a rezoning application for mixed-use development (RZ 15-692485).
This application is in process and is the subject of a separate Report to Council.

To the East:  Across No. 3 Road, the Lansdowne Mall site, which is subject to an OCP
amendment application to adjust the land use designation (CP 15-717017). This
application is in process and will be the subject of a separate Report to Council.

To the South:  Across Lansdowne Road, existing low- and medium-scale commercial
development.

To the West:  Across the existing City lane, existing low-scale commercial and light industrial
development with surface parking. The property at 5520 Minoru Boulevard is
subject to a rezoning application for a mixed-use development (RZ 16-744658).
This application is in process and will be the subject of a separate Report to
Council.

Related Policies & Studies

Official Community Plan/City Centre Area Plan

Official Community Plan: The Official Community Plan (OCP) designates the subject site as
“Downtown Mixed Use” and the land adjacent to Lansdowne Road as “Park”. The proposed
rezoning is consistent with these designations.

City Centre Area Plan: The City Centre Area Plan (CCAP) Lansdowne Village Specific Land
Use Map designates the subject site as “Urban Centre T6 (45 m)” and the land adjacent to
Lansdowne Road as “Park”. The proposed rezoning is consistent with these designations.

Other Policies, Strategies & Bylaws

Floodplain Management Implementation Strategy: The proposed redevelopment must meet the
requirements of the Richmond Flood Plain Designation and Protection Bylaw 8204 for

Area “A”, Registration of a flood indemnity covenant on Title is required prior to final adoption
of the rezoning bylaw.
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Aircraft Noise Sensitive Development Policy: The proposed development is located in Area 2
(aircraft noise sensitive uses may be considered) on the Aircraft Noise Sensitive Development
Map. The proposed rezoning is consistent with this Policy. Registration of an aircraft noise
covenant is required prior to rezoning adoption.

Mixed-Use Noise, Canada Line Noise, Commercial Noise and City Centre Impacts: The
proposed development must address additional OCP Noise Management Policies related to
mixed-use, Canada Line, commercial and ambient noise, as well as other impacts of
densification. Requirements include provision of acoustic consultant reports recommending
residential sound attenuation measures and registration of associated noise covenants prior to
final adoption of the rezoning bylaw.

Consultation

A rezoning application sign has been installed on the subject property. Staff have not received
any comments from the general public in response to the sign. Should the Planning Committee
endorse this application and Council grant First Reading to the proposed rezoning, the
application will be forwarded to a Public Hearing, where any area resident or interested party
will have further opportunity to comment. Public notification for the Public Hearing will be
provided as per the Local Government Act.

Analysis

Proposed Zoning Bylaw Amendment

A new site-specific zone, "High Density Mixed Use (ZMU38) - Lansdowne Village (City
Centre)", is proposed for the new development site. It addresses land use, density, density
bonusing, height, siting and parking and loading requirements. The maximum density is 4.0
FAR and the maximum height is 47.0 m geodetic. Key details of the proposed site-specific zone
and the associated Rezoning Considerations are outlined in this report. The Rezoning
Considerations are attached (Attachment 5) and a signed copy is on file.

Infrastructure Improvements

The proposed rezoning will contribute to utility, transportation and park infrastructure
improvements as described below. Additional details are provided in the Rezoning
Considerations (Attachment 5). Detailed design will take place through the Servicing
Agreement process. Where eligible, Development Cost Charge (DCC) credits will be applied to
the required improvements unless noted otherwise. All other improvements will be funded by
the developer.

Engineering

City Utilities: The developer is required to undertake a variety of water, storm sewer and sanitary
sewer frontage works. Included are:

e A new watermain (north-south road).
e New storm sewer (north-south road) and storm sewer upgrades (No. 3 Road).
e Anupgraded sanitary sewer (north-south road and Lansdowne Road).
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Third Party Utilities: Requirements include:

e Pre-ducting for private utility lines.
e Undergrounding of overhead utilities on the new north-south road.
e Relocation of all private utility equipment on-site.

Transportation

No. 3 Road.: Improvements on No. 3 Road will include development of a wider off-street bike
lane that is physically separated from the vehicular traffic with a raised barrier curb to enhance
cyclist safety.

Lansdowne Road: Improvements include widening of Lansdowne Road north of the existing
travel lanes to include a 1.5 m boulevard, a 3.0 m wide multi-use pathway and 1.0 m wide buffer
strip. Additional public realm cross-section elements, such as a 2.0 m sidewalk, will be included
within the park cross-section.

New North-South Road: A new north-south road will be established on the west side of the site
with a dedication from the subject site to supplement the width of the existing north-south City
lane.

Preliminary functional road drawings demonstrating the complete proposed road network
changes are provided (Attachment 6).

Park

Lansdowne Linear Park: The CCAP calls for a 10.0 m. (33.0 ft.) wide linear park along the
north side of Lansdowne Road to provide for an enhanced public realm connection between the
Garden City Lands and the Richmond Oval. The proposed development will be adjacent to the
linear park and includes, subject to Council approval, the purchase of the City lot at

5671 No. 3 Road. As a consideration of rezoning (Attachment 5), a portion of this lot is
proposed to be transferred back to the City for the linear park. The applicant will be responsible
for design and construction of the park and will work with staff through the Servicing Agreement
process to develop the design. A Letter of Credit will be required to secure the park
construction, as outlined in the Rezoning Considerations (Attachment 5). Staff note that no DCC
credits for land are available as the applicant has calculated floor area on the park area in lieu.

Amenity Contributions

The CCAP Implementation Strategy includes density bonusing and other measures to support the
development of community amenities. The proposed rezoning includes contributions to
community amenities as outlined below. As with all amenity contributions, the dollar values in
the formulas reflect the rates at the time of writing and will be subject to indexing adjustments,
should the rezoning not be adopted within the relevant applicable time periods. For the purposes
of the report, calculated floor area figures and dollar values have been rounded.

Affordable Housing: The CCAP Implementation Strategy, in conjunction with the Affordable
Housing Strategy, provides for density bonusing to achieve affordable housing in residential and
mixed-use developments. The rezoning application for the proposed development was received
prior to July 24, 2017 and is subject to grandfathering of the five percent affordable housing
contribution rate,
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A total of 20 Low End Market Rental Housing (LEMR) units, with a combined net floor area of
approximately 1,357 m? (14,611 ft), are proposed.

AFFORDABLE HOUSING SUMMARY

Affordable Housing Strategy Requirements Project Targets (3)

UnitType | Minimum Unit Current LEMR Total Maximum Unit Mix | ¥ of Units
Sizes Maximum Rents (1) (2) | Household Income (1) (2) . (3)
Bachelor 37 m” (400 ft’) $811 $34,650 or less 10% 2
1-Bedroom | 50 m* (535 ft?) $975 $38,250 or less 25% 5
2-Bedroom | 69 m’ (741 ft?) 81,218 $46,800 or less 40% 8
3-Bedroom | 91 m’ (980 ft’) $1,480 $58,050 or less 25% 5
TOTAL N/A N/A 100% 20

(1) Denotes 2017 amounts adopted by Council on July 24, 2017.

(2)  Subject to Council approval, total annual household incomes and maximum monthly rents may be increased annually by the Consumer Price index.
(3)  50% of affordable housing units shali meet Richmond Basic Universal Housing (BUH) standards or better.

The units will be distributed throughout the development and secured with a Housing Agreement
which will include the following terms: tenant access to indoor and outdoor common amenity
areas; and, provision of affordable housing parking spaces at no additional charge.

T6 Child Care. The proposed rezoning is located in the Lansdowne Village Specific Land Use
Map “T6” area and is subject to the T6 Child Care density bonus provision requiring that one
percent of the residential floor area be provided to the City in the form of an in-kind turnkey
facility or an equivalent cash-in-lieu contribution to either child care or other types of community
facilities. Community Services staff have reviewed the location and circumstances of the
development, as well as the floor area generated by the bonusing provision (258 m?/ 2,776 ft%),
and recommend that the City accept a combined in-kind and cash-in-lieu contribution. The
in-kind portion of the contribution (153 m?/ 1,651 ft*) is proposed to be added to an in-kind
contribution under the Village Centre Bonus provisions (see paragraph below) to establish a
community facility space totalling 557 m? (6,000 ft*). The cash-in-lieu portion of the
contribution is proposed to be deposited to the Child Care Development Reserve Fund and Child
Care Operating Reserve Fund accounts (90% and 10% respectively) (approximately $1,070,180
calculated using the proposed residential floor area excluding in-kind floor area and affordable
housing floor area [0.01 x (27,147 m* - 105 m*- 1,357 m*) x 86,997/ m*]) to be used to develop
child care elsewhere in the City Centre.

Community Facility. The proposed rezoning is located in the Lansdowne Village Specific Land
Use Map “Village Centre Bonus (VCB)” area and incorporates a VCB density increase of 1.0
FAR. Five percent of this area is expected to be provided to the City in the form of an in-kind
turnkey facility or an equivalent cash-in-lieu contribution to the City Centre Facility
Development Fund. Community Services staff have reviewed the location and circumstances of
the development, as well as the floor area generated by the bonusing provision (452 m*/

4,870 ft*), and recommend that the City accept an in-kind contribution. This contribution is
proposed to be combined with the in-kind portion of the T6 Child Care contribution (per
paragraph above) to establish a community facility space totalling 557 m? (6,000 ft*). The
proposed location of the contribution is on the ground level of the development, with frontage on
both the Lansdowne linear park and the new north-south road (Attachment 7).
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The developer is responsible for the design and construction of the proposed facility to a turnkey
level of fit and finish based on the industry standards applicable to a “community facility space”.
The equivalent to construction value of the total in-kind contribution, in 2019 values, would be
approximately $3,959,856 (@ $7,104/m’). As the tenancy, or tenancies, of the facility have yet
to be confirmed, the Rezoning Considerations (Attachment 5) have been structured to divide the
contribution into two components — base building and tenant improvements. The base building
component of the facility contribution will represent approximately 45% of the overall
contribution [e.g. $1,781,935 (0.45 x 557 m’ x $7,104/m?) (2019 value)] and the tenant
improvement component of the contribution will represent approximately 55% of the overall
contribution [e.g. $2,177,921 (0.55 x 557 m’ x $7,104/m>) (2019 value)].

Both contribution components will be subject to measures typically required to secure a
developer’s offer of an on-site community amenity as described in the Rezoning Considerations
(Attachment 5). These include a Construction Agreement; a No Build Covenant, if the
Construction Agreement has not been signed before bylaw adoption; and, registration of a No
Occupancy Covenant, including terms regarding occupancy of the development and transfer of
the facility to the City. Further, to secure completion of the facility in the event the developer
defaults or the City has not determined a tenant within the developer’s construction time frame,
both components of the contribution will be subject to the provision of a Letter of Credit (LOC).

Once fully constructed and/or otherwise deemed acceptable, the base building and the integrated
tenant improvements will be transferred to the City, at no cost, primarily in the form of an air
space parcel. Ancillary facilities to be provided by the developer that are not practical to include
- in the air space parcel (e.g. parking and outdoor space) will be secured with easements or
statutory rights-of-way and will be subject to associated cost sharing terms.

In addition to the facility, as described above, the developer will provide a project management
fee based on 5% of the anticipated construction cost of the contributed floor area (base building
plus tenant improvements) in order to support the City’s involvement in developing a facility
program and construction documents, undertaking construction review and providing other input,
as necessary. The detailed conditions of the amenity contribution are provided in the Rezoning
Considerations (Attachment 5).

Community Planning: The proposed rezoning is subject to a community planning
implementation contribution which will be deposited into the CC-Community Planning and
Engineering account for future community planning initiatives (approximately $103,187
calculated using the proposed floor area excluding on-site community amenity and affordable
housing floor area /(36,196 m* — 577 m* - 1,357 m®) x $3.01/ m’]).

Public Art: A Public Art Plan has been submitted proposing an art contribution focused on
animating the public realm with works on the building fagade and in the linear park. The
contribution will be secured through the rezoning with a combination of cash deposit (5%) and
Letter of Credit (95%) (approximately $276,622 calculated on the total floor area minus the on-
site community amenity and affordable housing floor area /(9,049 m? — 452m°) x $4.84/m’ +
(27,147 m* — 105 m* — 1,357 m®) x 89.15/m’]).

5863560

CNCL -123



June 25,2018 -8- - RZ 17-779262

Sustainability

District Energy Utility (DEU). Under typical rezoning considerations, developments are
required to be ready for connection to the City’s DEU system. In this case, the applicant is
proposing to construct and transfer the low carbon energy plant to the City at no cost so that the
Lulu Island Energy Company (LIEC) can provide immediate service to the customers and the
equipment can be integrated into the future DEU system for this neighbourhood. This servicing
opportunity is consistent with the City Centre DEU due diligence analysis, which will be brought
forward to Council in early 2019. While the City Centre DEU due diligence analysis is being
completed, this interim servicing strategy will secure the customer base for the immediate
implementation of GHG emissions reduction.

LIEC staff have completed a business plan whereby LIEC can service new customers from the
on-site low carbon energy plants at a competitive cost to customers for the same level of service.
The applicant is working with LIEC staff to ensure the design of the system and equipment will
be compatible with the future system. Mirroring the Affordable Housing Strategy process, the
transfer of the energy plant to the City will proceed only if Council adopts a new Service Area
Bylaw which will be provided for Council consideration in a separate report. Otherwise, the
development will be built as “DEU-Ready”. Details are provided in the Rezoning
Considerations (Attachment 5).

Sustainability Rating System: The proposed development is expected to achieve Leadership in
Energy and Environmental Design (LEED) NC v4 Silver equivalency. The applicant has
provided a preliminary checklist and will incorporate the recommendations into the
Development and Building Permit drawings, where relevant.

Site Access, Parking and Loading

Site Access: Proposed pedestrian access to the site includes storefront entries and tower lobbies
on the ground level on three frontages. Tenant bicycle access will be provided via the parkade
and individual building circulation systems. Car and truck vehicular access/egress to the site will
be provided through a parkade entry on the new north-south road.

Parking and Loading Rates: Class 1 (tenant and resident) bicycle parking rates are consistent
with current Bylaw requirements. Class 2 (customer and visitor) bicycle parking rates are
proposed to be reduced by half. Transportation staff support the Class 2 reduction based on
assessed need and the desire to ensure that ground level retail frontages are not completely
obscured by lengths of bike racks. The lower rate results in about seven bicycle racks at each of
the major building entrances and another 27 spaces distributed around the perimeter of the site.
The proposed non-residential and residential vehicle parking rates are consistent with current
Bylaw requirements. A reduced number of truck loading spaces is proposed. Because there are
no large format retail spaces planned for the site, staff recommend that the requirement for large
size truck spaces be waived.

Transportation Demand Management Measures: No transportation demand management
measures are required as the application proposes parking in conformance with current bylaw
rates. Nonetheless, the developer has offered to provide bicycle end of trip facilities for the
commercial/office uses and these will be secured by legal agreement.

5863560

CNCL -124



June 25,2018 -9- RZ 17-779262

Electric Vehicle Charging: Consistent with Council Policy, effective on April 1, 2018, 100% of
the residential parking spaces (excluding visitor spaces) are to be provided with an energized
outlet for EV charging.

Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report and Tree Survey which identifies
off-site and on-site bylaw-sized trees that may be affected by the proposed development.

Off-site Trees: There are nine trees located in the Lansdowne Road boulevard, which lies within
the existing City lot at 5671 No. 3 Road (Attachment 8). The trees are expected to conflict with
the new street and back of curb improvements planned for Lansdowne Road. Staff recommend
that the trees be removed subject to compensation of $11,700 (9 x 87300). New street trees will
be required in conjunction with frontage improvements.

On-site Trees: There are 31 on-site bylaw-sized trees identified on the Tree Survey. All will be
impacted by the proposed development. Staff recommend that these trees be replaced on-site at
a 2:1 ratio unless the landscape architect provides a rationale for a lower number of replacement
trees, in which case the difference will be provided as a contribution based on $500 per required
replacement tree. This will be determined at the Development Permit stage.

Development Form and Character

The CCAP includes a variety of policies intended to shape development to be livable, functional
and complementary to the surrounding public and private realm. Those policies most critical to
the development concept at the rezoning stage are reviewed below.

Public Adjacencies: The proposed development addresses the public realm interface at ground
level on three street frontages with a combination of retail, office and residential lobbies and City
amenity space. Street animation is key for this site, which sits at the “Centre of the City Centre”
and will be the locus of significant pedestrian traffic generated by the proposed major public
plaza and park on the Lansdowne Mall site. The intersection at No. 3 Road and Lansdowne
Road is marked with a signature office tower.

Private Adjacencies: The proposed development will be surrounded by streets on three of the
four sides. The only private adjacency is a small orphan lot to the north. The applicant was
unable to secure this lot to add to the subject development. Development viability studies have
been undertaken for the orphan lot and demonstrate that a tower and podium form of
development is possible. Further, the tower placements on the subject site have been established
to ensure adequate separation from any towers to the north.

Massing: The massing of the proposed development is arranged to reflect the allocation of uses
on the site with commercial uses at grade and office and residential uses above grade. The office
floor area is located in a 47.0 m (GSC) tall tower at the south east corner of the site near the
Lansdowne Station. The residential towers are also 47.0 m (GSC) in height and are distributed
on each of the three street frontages. The bulk of the required bicycle and car parking is
provided in a two-level, below-grade parkade whilst loading is located at grade. The proposed
podium for this development is low relative to more typical CCAP high density development.
This serves to open up the spatial experience of the streets (No. 3 Road and Lansdowne Road) as
the public approaches this primary City Centre intersection.
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Amenity Space: Private common outdoor amenity space is proposed on the third level podium
roof for both the commercial and residential uses. Program areas include children’s play space, a
dog walk, urban agriculture, a pool and outdoor lounge areas. The common outdoor spaces have
direct access to the common indoor spaces that are also provided for both commercial and
residential uses. In addition, each residential address is provided with its own outdoor open
space.

Design Development: The form and character of the proposed development, including the
proposed architecture and landscape architecture designs and functional details related to
parking, loading, waste management, on-site utilities, rooftop equipment, pedestrian weather
protection, CPTED, LEED, indoor and outdoor amenity space and accessibility requirements
will be assessed in more detail during the Development Permit Application process. The
proposal will be expected to respond to comments arising from Council consideration of the
rezoning, as well as staff, Advisory Design Panel and Development Permit Panel review.

Subdivision

Purchase — City Land: The applicant proposes to buy the City lot at 5671 No. 3 Road to add to
the development site. The proposed sale is the subject of a separate report from Real Estate
Services. The area of the City lot is approximately 2,020 m* (21,739 ft%), of which approximately
737 m* (7,933 £t*) will be provided back to the City, through dedication, for road, and,
approximately 782 m* (8,417 £t*) will be provided back to the City, through transfer of a fee
simple lot, for Park purposes (Attachment 9).

Dedications - Roads.: Additional dedications are required to support connectivity improvements
along No.3 Road and along the west side of the site for the new north-south road (Attachment 9).

Financial Impact

As a result of the proposed development, the City will take ownership of developer contributed
assets such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees
and traffic signals. The anticipated operating budget impact for the ongoing maintenance of
these assets is $10,000. This will be considered as part of the 2019 Operating Budget.

As a result of the proposed development, the City will take ownership of the community amenity
facility space. The estimated OBI of $36,000 will be included in the City’s future Five Year
Financial Plan to commence in the year the facility becomes operational.

As a result of the proposed development, the City will take ownership of developer contributed
asset of a park. The anticipated operating budget impact for the ongoing maintenance of these
assets is $23,926. This will be considered as part of the 2019 Operating Budget.

Conclusion

The application to rezone the properties at 5591, 5631, 5651 and 5671 No. 3 Road to a new
site-specific zone is consistent with the City Centre Area Plan Specific Land Use Map provisions
including a maximum density of 4.0 FAR and a maximum height of 47.0 m. The proposed mix
of uses will contribute to a lively City core and the proposed affordable housing will support
housing options for future residents.
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The design of the development, with its signature office building marking the “Centre of the City
Centre”, will establish a new identity for this important intersection. The provision of park space
along Lansdowne Road adds to the evolving east-west public realm link between the Oval and
the Garden City lands. The contribution of an on-site community amenity space will assist the
City in locating needed community services at the heart of the City. An additional cash-in-lieu
contribution to Child Care will support the future development of needed facilities and services
for the neighbourhood.

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9860, be introduced
and given first reading.

o

Janet Digby, Architect AIBC
Planner 3
(604-247-4620)
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Attachment 1: Location Map and Aerial
Attachment 2: Conceptual Development Plans
Attachment 3: Development Application Data Sheet
Attachment 4: Lansdowne Village Specific Land Use Map
Attachment 5: Rezoning Considerations
Attachment 6: Preliminary Functional Road Plans
Attachment 7: Community Facility Location Plan
Attachment 8: Tree Survey

Attachment 9 Draft Subdivision Plan

Encl.

5863560

CNCL - 127



City of

Richmond

ATTACHMENT 1

W\

\

kamr

yd
PROPOSED,-

A\

|

CllzDARB IDG
w I
NO.13.RD

con I

\INES:'I"MIN'

==ELMBRIDGE:WAY;

i

St

‘.HWYD
' [ gl 1

2835

L/

g

00538

929999999,
:’0’: 0’0.0‘0’0

23
5660

ATAA

UK

) Va

RIRRANA

IR
s
»’0’0‘0’0’0’0’0%

NO. 3 RD

o
RRERLR B
Fa9a%uP 9a%u %

500000000%
020202000 % %0 0%

LANSDOWNE'RD

i)

18 3 U

S003, Jals
s | 8120

RZ 17-779262

Original Date: 08/18/17

Revision Date:

Note: Dimensions are in METRES

CNCL - 128



45 City of
ma .
a8 Richmond

Original Date: 08/18/17

RZ 1 7—779262 Revision Date:

Note: Dimensions are in METRES

CNCL -129



é}

e IATTACHMENT 2

28 ‘GNOWHDIY

AN3INdOTIAIA ISN-A3IXIN AVOH € 'ON

‘CONCEPT ONLY




dyjysseuped
Aopew
123
uossny

WO

CNCL -131




LSAM INIDVA - HOLLVLS NI VOWNYD WONd WOUd M3IN

e it 7t | b A e ekl M .. B - 7

L-132

NCL

C




uuuuuuuuuu

1S¥3 ONIOVA - VO JHNLN WOHH MIIA

E

CNCL -133




T~
70972 oy
E e
R

BLOZ '€ AV

NY1d 1X3INOD

Defald
54 ‘puouiyalg

D &

proy g oN |f

teos

92 g ‘WAng piaung 55
‘) [Ty oa - 0oL

e wnslipng RSO

dyysseupieyg |«
A=pew
i
uossny |-

WOW

u.-.

et - g

B2

I U2 gerdd
Py PR

-

g il

NOILYLS NIVHLANS

INMOOSNYT

=
[N

s

Taw

Ko AED Bk

LM

i bRy

n
i

LA LY

Lk i_h
RPN

. (Nouvonas)
WVYOOUd BALLYNNILTY |
HOLIHLS NOILVLIS

..w.

S AUl
_Fazo_m_.:ou
xzszm_

SONIQIOH OVHS




[40] A 2

] ]
b=z -
T e

102 'EAVIY

_ e _
UL L ES

NV1d 31IS

v
28 ‘puouwnpry

P

peoy € ‘aN

oo

—_—— I
—feon (x3) sT0%F
(1a) oot

(e

1
X cura

e e — (BARRIER)

)

T T

@
-

— N — L
H{— %,
—

E
i
3t

o
&

— 11:35 (EL')
|

i

i

i

| IO |

I 1 T

L]

1

P Y g oy wy

M

4

98z “mns praury s55
A fuue asL - 0088

diysisupieg
Apey

| e
uossniy

FTATF T T

T A

Wow




oy ™ _§

sz s «us ‘SIAIE VLOL STIVISIVIOL8YS _=
e — 001 {ANNOYS) SIAIT JOLISIATSSY 1D HOLSIAVIVIONIWNOO ¥9) STIVIS ¥9  T1
—— £2C (1d) SHI®HO0TIOVHOLS NG (JOLISINVTIVIOYIWNOD 9%) STIVLS 8 :41
210z °E AV 19%4 (zd) SYIHD01 IOVHOLS IMIg (IVIDYIWWOD 801 TWILNIAISTY 001) STIVLS 80Z  :kd
(IVIDHIWWOD 0 "IVILNIQISTY 0£2) STIVLS 0E2  ‘ed
[AELEN
DNV
oo
8 "puowiyay el foerd i
w1l _ o = = = TR
] e IﬂlfmlnAAlual*vH : IRIVVMAAIKIm, T uI."Alv,m;‘l mnllmm‘AymoAIvﬂA: Wuﬂﬂ #mmﬁﬂﬂiﬁl_«n
: 1
peo € oN | e . . . . . '
1 Al
b m |
i - . ¢ c : ~t &
m l : : ; F ﬁ | _
s i
b ol I Lo ¥ 1k
_ - ¥ 1F T T 1r T T il ¢ ! } m "
7 &
_ | : : : : N \ L
I 319 310ULNIA (%22) 97 - ' f
s e 319 SIOVAS 112 i |
o wopiary | YO TIVAS (%9E) 62 1
— m B TIVILNIQIS3Y S30YdS 0£T .M " .m Iy u ﬂ
m D TWS00'L/ AS TLY'SL aE afs h
| I B 2d ONIMYVL | i
« : q z 3 T 1 ; |
| - i AN
sl | |mllos|om|om|m]=]o]o simlo||=|=]e 3k ;
i A TN S T O T N T /. e B Cl
s Fromey . . B NN \ ! L b
e . m __. X /V// ////, f =T — |
B " g * = e 77, s |
| P - [ T el ’ R : e |
Tee S
| i 4 5 !
- w o f
< e 3| aft i |
1
. .
. onavca ||| o | o | & |ff |
= i =N |
“ = m " 3K %= | & _
I = :
2
g : : % m | _
.
B B . L
e P RO ‘_Mvmw.‘u\_u
LLLL 289 YOP 3
046z 780309 1
SHL XA WP
MGUINET KT BAMCDUSA ~ L
P 0] RS pLng SEC
QU [|Uag ol - 0081 __
ey anipmn compRry N
dpysiaupeg *= — _ _— -
Apew
| i
uossniy

WOW

CNCL -136




[4974" 2

2083z storg
=8l e
e

9LOZ°C AV

T13IAT1
ONDIYvYd
ot

28 ‘puowiydpy

peoy £ "oN

sens

QoA suoisjaoy

927908 WA PIALRE 555
A0 e oML 0001

mewrmy amuipug SRRV

diysasuned
Axpuey
e
uossniy

WOW

95

0oL
€2C
Le

SIMIEWVIOL

TONNGED) SMIE JOLISIA T S5V 10
(1d) SYIHOOT IDOVHOLS IiE
(ed) SYIHOOT IOVHOLS ;iE

STIVAS VLOL 8¥5

[GOLISIVTVIDSIWNCS 79) STIVLS ¥
(JOLISINVIVIONIWINGD 9¥) STIVLS 8
(IVIOYIWWGD 801 “TYILNIQISTY 00L) STIV.LS 802
(IVIOHIWWOD 0 “TVILNIAIS TN 082) STIVLS 082

L

‘1

<d

I
i3 o e e
| TG e [ e ] ]
3 K
B i
F&
mmv 3
3 it
it : L
s
54 i
Ei o
Hr R o E =%
_ Ed 35 TVIDHIWWOD S30VdS 604 MM Mm
e
g3 B ' c ¢ N
Mum =
e Hl| =
_Munhﬁusaaaaa i
_Muvlj__..______ als
b e = ; !
Bz | m T T
B
L e
_ 4 Tioar
|
Hi
|
|
|
|
|
|
|
|
I
!
i)
nil
b N
= I

1o Auundang

CNCL -137




- L1l
A . g —————— T T
| s ‘SIIE VLOL STIVISVIOLSYE = — - —— = @ LY S D . - -
Timsn = 00k . TONIOSOISDHISEOLSAZESVD ___ __ __ THOISIVIVOHSWAQD %) ﬁ%@“ﬁ“ Y P e b kLl bbbl he e
— = [~ €& —  _ 3RSt w@é%xﬁl @I - =4 Lm.o%a%ﬂw i)
8102 '€ AV [4%4 2dl sgT3I00T TovE = Yo .ﬁﬁmngm&h_ ASTUT0L) STIVAS 802 td .
(IVIOYIWNOD 0 “TVILN3AISTY 062) STIVLS 082 Zd
kT e e tnored e
NY1d T13AT1
— : - s == ” "Hu” = == =£ :_Hw_n_sﬂ
28 ‘pucwyaly .IWW X 2 A VRIS
i 5 R Syl
i e T “oor———de [ | . i !
7777 z g i TIH
Peay € ‘ON mM \\ \ N Y, 8801 m M m et i «Hﬁw“ Py
& &\ VILNaIS3Y 5951 4 0008 i
s e/ 77777 - ”
= \_z_z OO N\Oz_n,::m W = Adg01/34dv ﬁ. ﬁ )
e Ty e NS, i =+ ININVZZIW H 7
N o uoss | = |/|» 3 f R
ouIR s vl ,.m.m p——nml WO R S 4 8
[ 211 4 oozt £ ! LoNnglng ! o) | Hown o
2l SOVENYS NV ERY | | | TR B a o T ﬁ wot |
= A Ve TR =1 B
B Muczaasde 1" fuannd = ) P W a0 AN B3 o [ E& aatsiam =L
sl ARRTVIEN) S ; S ECL 1 =z mmuuu (& &
TYiINIAIST noo i D iy wnoo wvw || e dnnazE 7 HH = HER | E— w xmun WL 4 i
Nz ans : R e e T e A mm = a
P S B A \§\\ The T e ) 3edr% ! i A e
WinZe AR o B —_—— A — N Ll ] L) %
- & 7. 7. . ) B i
e e _ %7 - i , 2 ey I
1BhoaY y/Nado| | ws LhsiaH xyw e ) : ? : ” o Hi | 10Q
[} NIQ BN oNjavoT ens ONIQYOT NS U=
| by it ™
! i pnavoinst | b oo D oo ey - O |
! = : ; g Il H 1
i e 72 3 | - It L uoor's S iy %
| s b e _inmneraaSy e RILAE Y o S|
Wo \n/ 5> NN /:\/ i ,IE i 0 C
P : : 2 & i o i
y 2 X ) L i =
T — == = gt 7
g | il
A n S B ] e B I
3 . T4 £\ gagsp RS ragEgs a2
o | wopr | ¥ R HE
B M =" Fo | A A e by
ONDIV HOLSIA / TIVLTY j = i I i v
® L . o [P Jtwy pataans i3s3y il r«
fl g o STemmr s - nunmzsm .“J Y
s ¢ P - = Ay [ EH i
(i s 86 4 Z50L 7 2 SR = =2 anapos e s nr U
[ G| azwawy IRt 0 v Ea e e - Fino! \ i i
L0577 35| ewmaroioa s e T 1272 24 z ] G an HH! ] o
HY ] 1 H A T Wot
3od] H "Wy 0z13 ANs |z i H A i |
& T EH : I 4
=¥t 5 H 2| W T %M e Liwizss 3 0008 e }
LLZL 20w YO8 4 H =3 E ==zl Lwedpsefaly All WINOD 85 H 34
064z 709 Ve 1 Hv. T A8g01 ‘Wyn3g ||EE " w
SR1 LA W) i TVILNIOISTY =8 : d, f
7 e e e £15 [HEY 3ousionod b Suapeg : I
ey aeL - 008t HH Sl !
atneeid asvetyng sy X ] i L i L
AN 45 & Bt Tl 5 ¥ |
diysisupey | B i ) — P J .
gg "~ | A . 1 i i ok hriwrif- g B 4 [ ; B
e E : i
uossniy ¢ < (N ,, g R 3 ; 3 &
! e !
WDOW ____.




vocy ™

stz wtong
L =.8H1L =
Samers

810Z '€ AVA

NV1d Z73AT1

wofosg
JH ‘puowysy

peoy £ "oN

teas

prm— suomRy

#97 %0y 2aans piaung £55
AU LU oML 0093

vty wwime Soegy

diysisupied
Anpuw
1D
uossniy

WO

o

%2
ool
€ee
(1%4

S8 VLIOL

{ANNOYED) S JOLISIAC SSV 10
(1.d) SYIHO0T IDOVHOLS Iig
(ed) SYIHO0T IDVHOLS Iig

STIVLSIVLOL 8bS

(HOLISIVTYIOYIWAOD ¥9) STIVLS ¥9

Slu

(HOLISIVIVIONIWNOD 9¥) STIVIS o 111
(IVIDYIWNOD 801 “TVILNIAISTY 00L) STIVLS BOZ  'id
(IVIOM3IWNOD 0 TYILN3AISIN 062) STIVLS 02 2d

. IN0BY AJONYO — = b
B [wzosee | T T ‘Wgeelesads LA R i B i T worlgast a
- b L ~ =
T 4 —— -— D R
w - e — == — e o JJ, | 3
= |a [ ] i |
= ‘Mo n H
2| Houmsvisia ! "
- ARdvo ! &
ol N3do
{wyal.0-0z Yrian w “ | M
@
N3do - &
i EX
a B lugouszc Phago1 301240
N . @
& _VA o3 g |lg Eig n
= W A ol =
$ Hawdodsnvul X 2 ey I &
=7 Niww —j— = Nt N =
0L NEIYLSIC i X d = /’/ =3
‘O¥ING NIVW q N /\ 5 - = 3
: o N
{wg] 0074 \_H N = N .Mu N . N / !
T > N
- < 8801 \\\\ ~
m - -
o ——-Bursil.o.es Tunsasay 77 %
3 .
- = g V9 ‘STIVLS MYD IVLOL noav
~ o © © “
] "
- k L g1,
p e gq(8
L OLN3dO % | &
n apod an08Y 100d B8
g Lhado | = R
2 ! i - N
3 [ =
N
pd .
EX
[
1 4 Mmo3a ™
N \ oNiayol B “
H y N, oL N3do 7
i N
& X N a = q 3 B : b E __
i ~ . 3ovHOLS .
] IS y @ | :
- = y: ]
= ~ Rgmem 3 T -
S 3 7777 B waasa 3
e EX [ = = 2
Timeszz= o | Jurvl o] A S
7 -
»\ i - < € € -3
7 - 2 hlus el .0mEt
\ \\ < 2 X
/ / = -
; ’ @ 33 aowwois &
\ \ m - H —l 3 5
i 2 Akl FooT &
= ¥ AGE0T eI ‘II.!LE T T
A ans {ws'el .0~g2 =
I9VHOLS WetlD s = 2
1§ =
=it || sl o 5]
OLN3dO
: Sn ABHOT
| hue il ofNhio
a 3
O ks Tttt I I 2
- [ e ) VTRt ]
o VU S S I S e L Dt playsseningi i e °
EX 2
{wrglogz  lwy'y] 8-y itu)'g9] €27
Uvosae UN

[y 16} 9662

avod FnNnLnd

wyel .9

CL-139

CNC




S0y ™

Tzonz

Ol =S

Sumeia

8L0T°C AV avod £ 'ON

NV1d € 13A31

wejoid

28 ‘puowyaly

lwzet) o-er [wzoz) -9 lwe'gl] a-z9 [wiorl .o-ze1

Tz €] .o-,zl;

o
o
T

peok € ‘ON Z ONIE m

1eos.

o ey L P
I e el SO e s - ey O N L RVEXTS
o pa ! = T W T o R S g 1 Yup

fwzgl] .0-£¢

[CEPNEE: ]

[y 2e] -2zt

oo suojsiaey

AMOTIB ZNIQVOY
omayByo1mic

| lwezsil.oos

] WopeLivao
s TALINSAY
1004180~ 1] WOOUNIT VIO

szl 9-2a

[weot) .o-6c

$0Z 108 29A05 RIALIg £55
agqus) s o - 0091

mammyy amatyng speyERry

[CEERET)
[we'sl 5192

CNCL -140

fwpsel 0m91y

diysseusied
A>puwy

[l n]
uossny

[wo'e] .o-0t

[T [wize] o-zzk (w2 o-iL wzozl .9-99 [wi'el .e-0f
Tugsl orzie

WD W avox unLnd

(Worel.0-01




A

e s
L0 =9k =
T e

8102 'c AV

-t
NV1d "dAL
vajad

8 ‘puowyry

P,

PeoY £ 'ON

o5

s sungsjaay

ORI
LLZL %00 %08 3
0662 298 '¥09 1

PRT DY A0S pan S5
AZUE [[ERg oy - 0091
sy amafimg swegY

diysisuped
Anpuy

ey
uossnpy

WOW

B
HH

A PR w2 IS O N S R e = L i o R TS
| ! /M.g |
| q !
| I
| ; r I
| ) = oy !
_ i BES - [T .
T T it
i i !
B , W il i
. (082¥ 133HS OL ¥343) 2L S13AT] b
1 ONIATING Lo
| i
| m !
| B
| _ | 18
| m |
44— |4 28 4 1 L
=St
L e
| ,UIZ89] 7 ¥E L 3 w
LW 112] A 8597/ V4D
i 0L¥ STAATT ~
ZONIdINg
= |
H i
"
|
|
f E
| %
|
1o
| === = L:wiz8g) A bpE'Z S
[uss: Tc vI€2 :¥Sd g m.m @. Sefass g | L 1171 4 999, Va9
LAl 2 9892 vdD ] T i 0l S13A3
017 STAATT . =l £ ONIGHINg
I voNigune || | o o oo mun_um i
)
T
33

Wiz
£y

|
I
!

CNCL -141




JASTA'

At waiors
Wb =8 e
ey

810Z 'E AYW

ST-1T
NY1d "dAL
ol

08 puowaty

P,

PeOY € 'ON

1eas

AT suojsiey

diysisuped
Apewy

L 0]
uossniy

WO W

ﬁ

i
_
i
_
J
_
_
_
_
i
|
|
~
—

[wsg!
W L

|
I
|
!
I
I
|
!
|
|
|
|

|

sy |
H 989, v49

| Sh-LL STIATT

WIZ8e) U VeI IS

2w 112] 4 959/ V4D

Sl-1L $713AT1
¥ ONIdTING

(0Sev 13TASOL 8335390 17 5 13
L ONIQTING

\

A pIEL US|

€ ONIaTINg

e
&1

[Wesg] B preL HSd 1
LW i1z1:U 969°L 4D !
Sl-11 STIATT,
ZONIdINgl
i

CNCL -142




80y ™

o8tz =
Wb = 9444 e
et

8102 '€ AV

SNV1d 1008

vafoiy

28 ‘puoydhy

peoy £ ‘oN

1eos

A suojsiaay

BOIYRIAON

LLZL 89 P08 3

ofsz 1808 1

SHL LA ey
MUINET) YEE maAncousy
#9Z x0f ARG pIALRY 56
e ey s - 0OPL

amwery Lmelug TN

diysieusied
Anpew

[eney
uossnyy

WOW

-4 290 (Y
Nv1d J0CH\V

avod € "ON
wicz 907 lwred o8z wzgil.0-¢5 e bl S seL 2N AL¥3d0Ma
M 9EG8 v
e — — 2
- L _ dooMiEATT - - - — — — 2
) @ | 2
e ¥ 8 ___ - A intebe s /<17 TE LT 2 )
» S . :
I NO 3OS - . |
it ) R _
| b g | 3
! B
I i <
| e _
5 N |
H 2 . _
3 8 8 =
8 m " S |
2 2 g *
|
3
bz
| 2
|
—
IE X .
N I 3
N g :
br T
Z J e — B 2
N = = NG 34078 | E
& ¥
&
= |
] \
H |
P |
&
I
|
2 2
9 _ %
nd335Ts o | g
2 4
T s A e
\..Huuxnﬁu./ i |
3 s - |
- e e
N o o |
g ﬁ.y %y
E o o
2 2 |
B — — 4 NQ3dOTS |
T ___, A T :
e NO3AOTS e D . b Ay I —— il @
B . d
S o [ e |t|||||||«..«u)vq =
e : El
K
3N ALYIIOUS
03S040¥d
| bezod o-ce wyov] sect (IR ] lwavd 908
{we'vel oL ie
avoyd 3unLnd

-143

CNCL




osevy ™

w9tz walota
=
2uneia

810Z '€ AVW

SNV1d
Y0014 3Ji440
I

28 ‘puowily

D)

Ppeoy £ ‘ON

jeas

M €161
0l 13A31

;;;;;; wojgasy

TQUINIOD (ST ‘AARCOIIA
¥Rz IoW SeAn pring 555
‘aquay (s om - 008k

[ e L o ]

diyssauped
Ampew
Henw
uossny

WOWw

H 019L
£713NT1

HPELL
¥ 13AT1

£

H 9528

A ElE|

4 0482

F=0

4 9v08
LL13ATT
T

o

o

6 13AT1

H GGv.L
973ATT

z} €865
€ 13AAT

E

JE

M CLLL
8 13ATT

F=

CNCL -144




Toey ™

etz =
WOrl =841 e

Sumeia

8102 '€ AV

SNOLLYATT

wojasd
28 ‘puowiiply

peoy £ 'ON

[

pram— sueigaoy

#5208 Saazs piaLing 555
A e ML 00PL

Uevey smalimg mampEEY

diysisupag
Anpuy
IR
uossny

WOIN

GRNOED e GRNOED
3Q
@ TTEATY Sa W = TTEATT
) Tu o _ln
A.?MV TTIATT ,M,w T 11 T T T 10 w.w (AT
@igEs) 5 01 RN 22 —_—
@ BRELEL T @ i e S T o BRETE
W o i1 LIMETT 100 00 ER -
@ YIEATT o~ W @ [RER
W - H il L] TTTE = -
'|§>w‘_ =~ T © @
P 2 [ HIT [T [0 54 e
‘|5>m.. - = @
T 24 Il LTI TT T 0T mﬁm o
‘e PRELEY] G [ma =1 T S a |2 PREN
S L M1 [ 1[I 5313 o
/AR YT Ty
(wIE'52) m_. Wo" Il RENi I |_. [0 : Wa“ —
‘.N‘.mm CREZED = T e 5@ CREL:
wiren 3 01 [TTAE T TTI T g2
@ CIREEN © @ Gl 1anat
S | [ I [T T
‘|€ i T N
{wsese) m _._ _ _ _ M =_ _ _ _ _ __ : _ MQ" —
‘Iﬂﬁ‘w:mﬁ: =@ T S @
e 55 I TLNOTT 110 T R i
W2-9TH ENERE ﬂ..mb. T, D ES A S S e s i ﬂ..m
S il T T I]
[4RELEN s -
Eé LI R
Elels2'] =K IS @ 200d
38 Sy
LHOIFH XV = = LHOISH Xy
900 00
wzy'g)
TNANOBED ™0 R
38 Ng
@ [RELER M Py W @ PRELER]
(18T i 32 s
C [AETEY - T __ [ 1 _ﬁ S AT 4T
83 aQ 7
iroL) = rm;...m _ _ .M_ M @ EIaATT @
o RELE N [ ;
FaxTd ¥ 1EAA3T == E : Wo @ [CHA3)
S8 =~ EREZEY] @
(wess1) 2 eg g
@ ST =5 LLL I ,_ _. : :_ | w,.s RN =
(w12} 3 28 LI T 0T Rk WE12)
20 SEATT oy - ; ~ _ : : __ : _ s [ PRELER Z69
e [ 4 |z -
ot SR AEMc.NmmNV S w Mn 1 Ws m ERELER ﬂ:@%@
gt 12 |- o Lo T —
s et UL i -
vormrITY (wo,92) 2 Tl ~ _ _ T e G
Do A3 FREVEN L g@ @ )
s &) mM ) / ——— = 0t TRt
BT oz 27 = PO 00 0T 22 R
e~ H T==F I [YRELEN wZnL0L,
S N , T S
m_ e OF32AZT - == Artt .M.a eana @
RSTRIRY 23 [T I 0 24 e
Fa =T PIRELEY @
a7 58 _ L _._ul_._ : _ e WIELY)
Pt E : =y VETEAST @
T LU0 SV {weeey) = " w4 »
NOISIAZRATT 3T BOM Q 3004 — 3 HEm.N 22]
QNIOTT WIBILYW m H ﬁ g 3608 @
(Woo'zy) = (WG Zp)
THSIEH XV Q

w5t ] LHOIZH XYW

CNCL -145




aoey. ™

22051 watere
WO = 8L =

Fung

810Z°C AYN

SNOLLYATT3
)

8 ‘puouiyary

peoy £ "oN

eas

v suojsproy

#5307 "anag pirung S5
i) [l ay - 0085

B e ]

diysisuped
Apewy
1D
uossny

WDOW

DHIOaYD TRYS

CUYOTTHOL INPED UMM

ot o [57]
GIT0RYILNA
KoM rrRvmY
CITORY AIkD Heva

Jped Adowed

TGNV ILHA

NOTTIIW ThVANIYAND
PNy QTZOGHY WD

R ———
JR—

IV JOL RS ST IEVIS M.
TG SV SSTTVS

s v was ]

TheAmoaNm

STYDNOSIANGD

TN STV
NOISIA 3G 3T L8311

[]

ANIDTT IViHILYW

(wg'sz)
258

(W/r6z)

REDERN]

{(zg'92)

98

98

€

CREGEL 88
w262

OLT8AET | 6746

€

(wog'ze)

@ FTRELER] @ 1 @
(@59Ze) K [ K
WEEYCTY MR ET e P "

(@S K LI 2
&Lt ] ZUEATT T =

5

€

TUEAST

£
I
&
3
o

86

FURELER] e

m
(wep'd) wzyz)
o GNNOED 5 i =Py GNADED “0-p
& 3 & 2
.a,.nmv (RELER Y : M 2 [REVE]] %
& 24 .
@ EAETER < T T L T T T T T M < [AETER ¢
7 S a L LTI 0T gal
EZ @ T O € 13A: @
St 3 [T L1 LI T
@ [RETER] @ T T 5 EREVEN @
(uszsL) 2 _ 1_ _ _.__._ _ _ ﬁ _._ : _ _ : M K [CEFY
T =
‘@ CREVES M _ _ _ _ S m ERELET ‘@
WslgL EX (wElg)
ﬁi.. o i = EREDED] é
(Wsh) — FEA [ Rl S (WG 12
=T .~
(iR 537 L1 32 B )
G AT T _w.. T M ,..s“ RS @
a
g
=
E
s
H
i
ES

(Wi pe)

(NETE]]

S

¢
B
i)

CUEAST | .2-92t

@

27 Yws 2) Twe 2T |(we 2 fiwe 2l |[we 2l |{is 2] |[we'el [(we'z] |bus 2] lws 2] |[wez] [[we'e] e z] [z eljiiz 2]

N7 £ s
{WSE'Ly) 2 rw (WSt 1p)
&L ] PUTEAET = . VEIRAST &
4 = LI 52
{wszyy) - Rl {wezyy)
TSPk 3608 S @ 4608 Bz
m / . e \ U
[oner i) i° (W5
\ZwEl ] INSEAXVI THSIEE XYW |€
(wzy2)
GNAGCES Ta & GNACES /FMQ
[ E B @)
OEb INELEN] S @ = BRELEN d
% N« e
o) 32 R %
T ] CwRAD - . AT 2
{wios'e) % 2 o
= 2
2 ERELE]] =~ 2 [CI ]
& . AT T
(wgb L) 3 wn
ov ] ¥ TEAET T @ 38 (o
(w5z51) ER . PIRAT @
205 ] §aAaT S @ .mu. 2
- g9 - wess1)
(welgy E
ﬁ FRETEsT — Gal  SoaT  \## ]
L leg L
w257 2305 wse'12)
N [mw SRR
N7 S lEs Ea =
(wggee) G (37 $&=
L7 AR TR i~ i 4 (uygsz)
\ J ERDS: EANAETER
(WiEez) R o5 é
p2xT REREN] = EL)
© & = (wo/ez)
(W2 762) £l . ENEDER WG
] &)
GIEJM>H 5o 5 2
(WIFZE) EA e (wse'ze)
@ TUTaAST o © - [AEREI R 2Cy ]
P R
(W3ESR) A 22 (wzgee)
ECIY MCORETEN) T - SRR =510
o) \ m
(worge) 3 % b M
‘@ BRELER = @ 2 (Weg'se)
g - TTTRART \ 208k
(WSE v} 3, B
(ESEL] FUTERT = 2%
nw 22 (weeey)
(WSZyy) EX —_ ElSl I e 2x Ty
TGt 3658 = TR
34 EX]
R ) Eil - (10025
Z-v51 ] IASER Y

€

1HDIZH x(ié

CNCL -146




uuuuuuuuuu

i
B B
—-—-—- o —
—_— In__ulll —
S M=

At

- 1
—-—-—-—b-—
|||||1II"||I| r
e
RN N =
—— e
|..I[||||_||I|| Fl
—_—— e — - —

|_||||~

CNCL -147




Tosv. ™

Tz0812 g

Sl = p9E =

8102 'C AVW
SNOILYAITI
133ULS

wafaid
58 ‘puowyany

peay £ N

es

g suoispaay

W BRI
LLL 198 vos 3

0442 789300 1

N1 UA Fprur)
N YR AU
5T 00 Mans pumung £56
AU [euag cmy - 0091

v swulpeg Y

diysseuried
Axpuey

|
uossny

WOW

(wer'z)

NOLLYATT3 ._.wm_>> \Z/

@ aNnoHS

(woo 2p)

»C 51 LHOIFH XV

HEEHHHH B IHHHH

1| AR g i 0 8

L LTI T I

| s o RN 1 7 ¢

[

M S0 O 0 OO S 0 O O S A

I A
g

LI

1LII

AL TTTTTICTITES T
al__-_--mnl.._l-__! I ::E_u%,
, ,n_q__.___:_::_ TT LI LI T0E,

[we'sy] z-05)

M T TT0

X ITT

ST T ____::_

ST T TITIELL [ 10

T L

N L

1

1Ml

I

=

Ez3

T

T

[we'sy} .z-051

(60" /b)

é

- 148

CNCI




ATTACHMENT 3

Yy C_'ty of Development Application Data Summary

s Richmond Development Applications Department
Address: 5591, 5631, 5651 and 5671 No. 3 Road
Applicant: Townline Ventures Inc.
Owner: Townline Ventures Inc.
Planning Area(s): City Centre — Lansdowne Village
RZ15-692485 Existing Proposed
Site Area: 9,960 m? 7,450 m?
Net Development Site Area: N/A 9,049 m?
Land Uses: Commercial Mixed Use
OCP Designation: Downtown Mixed Use Downtown Mixed Use
Area Plan Designation: Urban Core T6 (45 m) Urban Core T6 (45 m)
Zoning: ZC8/ZC9/CA ZMU38
Number of Residential Units: ' nil 365
RZ15-692485 Bylaw Req't Proposed Variance
Floor Area Ratio (FAR): 4.0 4.0 n/a
Floor Area per FAR: 36,160 m? 36,160 m? n/a
Lot Coverage: 90% 86% -
Lot Size: . 7,400 m® 7,460 m® -
Lot Dimensions: n/a n/a -
Setback — No. 3 Road: 3.0m 3.0m -
Setback — North-South Road: 3.0m 3.0m -
Setback — South PL: 3.0m 3.0m -
Setback - North PL: 0.0m 0.0m -
Height Dimensional (geodetic): 47.0m 47.0m -
Off-Street Parking Spaces — Residential Unit: 345 345 -
Off-Street Parking Spaces — Affordable Housing Unit: 18 18 -
Off-Street Parking — Visitor (shared): 69 69 -
Off-Street Parking Spaces — L1 and L2: 67 67 -
Off-Street Parking — L3 Plus: 92 118 -
Off-Street Parking Spaces — Total: 522 548 -
Loading Space — Large Size: 0 0 -
Loading Spaces — Medium Size: 5 5 -
Bicycle Parking Spaces — Class 1: 481 481 -
Bicycle Parking Spaces — Class 2: 109 110 -

Note: Site area and floor area figures rounded.
Note: Parking figures include 10% TDM reduction.
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Specific Land Use Map: Lansdowne Village (2031

ATTACHMENT 4

Bylaws 8427 & 8516
2010/09/13

Dinsmore
Bridge
& g9

i

| of
— LTV OO
1 [TILIII
SITE g LTI
- LT
2 [T NITNT 1]
et

4 L.

WESTMINSTER/HWY,

ALDERBRIDGE WAY_LLl

o

0 50100 200 300 400 e
| = = e

I bl () S (T

[IRRRRRRNER

=

Meters

General Urban T4 (15m)
Urban Centre T5 (35m)

Urban Centre T5 (25m)
Urban Core T6 (45m)
Park

Park - Configuration &
location to be determined

Village Centre:
No. 3 Road &
Lansdowne Road
Intersection

54 |

Non-Motorized Boating
& Recreation Water Area

m Village Centre Bonus
‘ Institution

wnnnmn Pedestrian Linkages

==n=ms Waterfront Dyke Trail

*

Enhanced Pedestrian
& Cyclist Crossing

I Proposed Streets

m—— Pedestrian-Oriented

=mmmes Pedestrian-Oriented

. Canada Line Station

P Transit Plaza

Retail Precincts-High Street
& Linkages

Retail Precincts-Secondary
Retail Streets & Linkages

5880992

CNCL - 150



ATTACHMENT 5

City of Rezoning Considerations

Development Applications Department

a0 .
Richmond | 6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 5591, 5631, 5651 and 5671 No. 3 Road
File No.: RZ 17-779262

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9860, the owner is required
to complete the following.

1. (Site Contamination — General) Prior to rezoning bylaw adoption, submission to the City of a
contaminated sites legal instrument (e.g. Certificate of Compliance (CoC) or Final Site Determination
(FSD) showing no contamination in the project footprint) or an alternative notice from the Ministry of
Environment and Climate Change Strategy that the City may approve the zoning, development,
subdivision, and demolition applications.

2. (Site Contamination — Dedicated and/or Transferred Land) Prior to rezoning bylaw adoption,
submission to the City of sufficient information and/or other assurances satisfactory to the City in its sole
discretion to support the City’s acceptance of the proposed dedicated or transferred land. Such assurances
could include one or more of the following:

a) a contaminated sites legal instrument (e.g. Certificate of Compliance (CoC) or Final Site
Determination (FSD) showing no contamination in the dedication lands);

b) evidence satisfactory to the City, in its sole discretion, that the lands to be dedicated to the City are
in a satisfactory state from an environmental perspective; and

c) the registration of a legal agreement on the title to the Lands which provides that:

i)  no occupancy of any building on the Lands shall be granted until such time that the
Owner/Developer has satisfied the City in its sole discretion that the lands to be dedicated to
the City are in a satisfactory state from an environmental perspective and a contaminated
sites legal instrument has been obtained for the proposed dedication lands; and

iy the Owner/Developer shall release and indemnify the City from and against any and all
claims or actions that may arise in connection with those portions of the lands being
dedicated to the City being contaminated in whole or in part.

3. (Subdivision) Registration of a subdivision plan for the subject site that satisfies the following conditions,
generally as shown in the sketch survey plan (Schedule 1):

a) dedication to the City of approximately 1730 m?, including required corner cuts, along the No. 3
Road, Lansdowne Road and the existing lane frontages for the purposes of street widening, subject
to final dimensions established by the surveyor on the basis of functional plans completed to the
satisfaction of the City; and

b) creation of and transfer to the City of a fee simple lot, at no cost to the City, free and clear of any
third party utilities, associated SRWs and other title charges (with no land DCC Credits applicable),
at the south end of the subject site, of approximately 782.2 m? situated between the required road
dedications and the property line of the new site, to be used for park purposes, subject to final
dimensions established by the surveyor on the basis of functional plans completed to the satisfaction
of the City.

4,  (Flood Construction Level) Registration of a flood covenant on title identifying the basic minimum flood
construction level of 2.9 m. GSC for Area A.

5. (Aircraft Noise) Registration of an aircraft noise sensitive use covenant on title addressing noise impacts
on residential uses and establishing a Statutory Right-of-Way(s) in favour of the Airport Authority.
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6. (Mixed-Use Noise) Registration of a mixed use noise sensitive use covenant on title addressing noise
impacts on residential uses, including those related to the on-site community facility indoor and outdoor
uses.

7. (Canada Line Noise) Registration of a mixed use noise sensitive use covenant on title addressing noise
impacts on residential uses, including those related to the Canada Line and associated proposed Bus Mall.

8.  (Commercial Noise) Registration of a commercial noise restrictive covenant on title addressing noise
impacts generated by commercial uses and requiring demonstration that the building envelope is designed
to avoid noise generated by the internal use from penetrating into residential areas that exceed noise levels
allowed in the City’s Noise Bylaw and that noise generated from rooftop HVAC units will comply with
the City’s Noise Bylaw.

9. (City Centre Impacts) Registration of a restrictive covenant on title noting that the development is located
in a densifying urban area and may be subject to impacts that affect the use and enjoyment of the property
including, but not limited to, ambient noise, ambient light, shading, light access, privacy, outlook,
vibration, dust and odours from development or redevelopment of public and private land in the
surrounding area.

10. (Shared Parking) Registration of a restrictive covenant on title, or alternative legal agreement, subject to
the final approval of the Director of Transportation, securing the owner's commitment to ensure that:

a) all residential visitor parking spaces are shared with all non-residential use spaces, except those
specifically allocated to the community facility use(s);

b) all shared parking spaces remain unassigned;

c) all shared parking spaces are located on or close to the ground level of the parking structure;

d) all shared parking spaces are identified with signage as to their intended usage;

e) all shared parking spaces are fully accessible to all users (e.g. entry gate open) during standard
business operating hours; and

f) all shared parking spaces are fully accessible to residential visitor users (e.g. buzz entry) during non-
standard business hours;

g) identify the shared parking stalls in the Development Permit plans;

h) identify the shared parking stalls in the Building Permit plans; and

i) prior to building inspection permitting occupancy, provide wayfinding and stall identification
signage for the shared visitor stalls, to the satisfaction of the Director of Transportation.

11. (Shared Loading) Registration of a restrictive covenant on title, or alternative legal agreement, subject to
the final approval of the Director of Transportation, securing the owner's commitment to ensure that:

a) all loading spaces are shared between non-residential, including the community facility use(s), and
residential uses;

b) all shared loading spaces will remain unassigned,

c) all shared loading spaces are located on the ground level;

d) all shared loading spaces are identified with signage as to their intended usage;

e) all shared loading spaces are fully accessible to all users (e.g. entry gate open) during business hours;
and

f) all shared loading spaces are accessible to all users (e.g. buzz entry) during non-standard business
hours;

g) identify the shared loading stalls in the Development Permit plans;

h) identify the shared loading stalls in the Building Permit plans; and

i) prior to building inspection permitting occupancy, provide wayfinding and stall identification
signage for the shared loading stalls, to the satisfaction of the Director of Transportation.

12. (Truck Size) Registration of a restrictive covenant on title, or alternative legal agreement, subject to the
final approval of the Director of Transportation, securing the owner's commitment to ensure that the
maximum truck size for any truck servicing the uses on the site is a medium size truck (e.g. SU9). (Note:
No WB-17 size trucks are permitted.)

13. (Bicycle End-of-Trip Facilities) Registration of a restrictive covenant on title, or alternative legal
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agreement, subject to the final approval of the Director of Transportation, securing the owner's
commitment to provide bicycle end-of-trip facilities within the development for the shared use of all non-
residential users (e.g. commercial and office) generally as follows:

a) a minimum of one male facility and one female facility, designed, constructed, equipped and
maintained by the owner, each of which shall:

i)  be fully accessible to all intended users;
i)  be easily accessible from non-residential Class 1 bicycle parking areas and/or the non-
residential floor areas;
iiiy  be fully handicapped accessible;
iv)  accommodate two or more people at one time; and
v)  include, at minimum, a change room and lockers, two showers, a toilet, a wash basin and a
grooming station (i.e. mirror, counter and electrical outlets);
vi)  identify the end-of-trip facilities in the Development Permit plans;
vii)  identify the end-of-trip facilities in the Building Permit plans; and
viii)  prior to building inspection permitting occupancy, provide wayfinding and stall identification
signage for the end-of-trip facilities, to the satisfaction of the Director of Transportation.

14. (Bicycle Facilities) Registration of a restrictive covenant on title or alternative legal agreement, subject to
the final approval of the Director of Transportation, securing the owner's commitment to maintain all
required bicycle parking spaces and other bicycle facilities for their intended uses, as well as, securing the
owner's commitment to maintain the bicycle parking areas for shared common use.

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

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

b) If alow carbon energy plant district energy utility (LCDEU) service area bylaw which applies to the
site has been adopted by Council prior to the issuance of the development permit for the subject site,
no building permit will be issued for a building on the subject site unless:

i)  the owner designs, to the satisfaction of the City and the City’s DEU service provider, Lulu
Island Energy Company Ltd. (LIEC), a low carbon energy plant to be constructed and
installed on the site, with the capability to connect to and be serviced by a DEU; and

iiy  the owner enters into an asset transfer agreement with the City and/or the City’s DEU service
provider on terms and conditions satisfactory to the City to transfer ownership of the low
carbon energy plant to the City or as directed by the City, including to the City’s DEU
service provider, at no cost to the City or City’s DEU service provider, LIEC, on a date prior
to building inspection permitting occupancy of the first building on the site;

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

d) If a DEU is available for connection and the City has directed the owner to connect, no building
inspection permitting occupancy of a building will be granted unless, and until:

i)  the building is connected to the DEU;

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

iii)  prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner
grants or acquires, and registers, all Statutory Right-of-Way(s) and/or easements necessary
for supplying the DEU services to the building.
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e) If a DEU is not available for connection, but a LCDEU service area bylaw which applies to the site
has been adopted by Council prior to the issuance of the development permit for the subject site, no
~ building inspection permitting occupancy of a bulldlng will be granted unless and until:

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

ii)  the building is connected to a low carbon energy plant supplied and installed by the owner, at
the owner’s sole cost, to provide heating, cooling and domestic hot water heating to the
building(s), which energy plant will be designed, constructed and installed on the subject site
to the satisfaction of the City and the City’s service provider, LIEC;

iii)  the owner transfers ownership of the low carbon energy plant on the subject site, to the City
or as directed by the City, including to the City’s DEU service provider, LIEC, at no cost to
the City or City’s DEU service provider, on terms and conditions satisfactory to the City;

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

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

f) If a DEU is not available for connection, and a LCDEU service area bylaw which applies to the site
has not been adopted by Council prior to the issuance of the development permit for the subject site,
no building inspection permitting occupancy of a building will be granted until:

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

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

16. (Affordable Housing) The City’s acceptance of the developer’s offer to voluntarily contribute affordable
housing, in the form of low-end market rental (LEMR) units, constructed to a turnkey level of finish at the
sole cost of the developer, the terms of which voluntary contribution shall include, but will not be limited
to, the registration of the City’s standard Housing Agreement and Covenant on title to each lot to secure
the affordable housing units. The terms of the Housing Agreements and Covenant shall indicate that they
apply in perpetuity and provide for, but will not be limited to, the following requirements:

a) provide 5% of the residential floor area to affordable housing dwelling units, in perpetuity;

b) provide for affordable housing units, of numbers, types, sizes and associated rent and income levels
in accordance with the table below:

AFFORDABLE HOUSING SUMMARY

Affordable Housing Strategy Requirements Project Targets (3)
Unit Type Minimum Unit | Current LEMR Maximum | Total Maximum Household | .0~ [ #of Units

Sizes Rents (1) (2) Income (1) (2) (3)
Bachelor 37 m? (400 ft%) $811 $34,650 or less 10% 2
1-Bedroom 50 m? (535 ft?) $975 $38,250 or less 25% 5
2-Bedroom 69 m? (741 ft)) $1,218 $46,800 or less 40% 8
3-Bedroom 91 m? (980 ft?) $1,480 $58,050 or less 25% 5
TOTAL N/A N/A 100% 20

1.  Denotes 2017 amounts adopted by Council on July 24, 2017.
Subject to Council approval, total annual household incomes and maximum monthly rents may be increased annually by the Consumer Price index.
50% of affordable housing units shall meet Richmond Basic Universal Housing {(BUH) standards or better.

W~

c) occupants of the affordable housing units shall enjoy full and unlimited access to and use of all on-
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17.

18.

5879080

site indoor and outdoor amenity spaces provided for the residential development as per OCP, City
Centre Area Plan, and Development Permit requirements, at no additional charge to the affordable
housing tenants (i.e. no monthly rents or other fees shall apply for the casual, shared, or exclusive
use of any amenities); and

d) on-site parking, “Class 1” bike storage, and related electric vehicle (EV) charging stations shall be
provided for the use of affordable housing occupants as per the OCP, Zoning Bylaw, and approved
Development Permit at no additional charge to the affordable housing tenants (i.e. no monthly rents
or other fees shall apply for the casual, shared, or exclusive use of the parking spaces, bike storage,
EV charging stations, or related facilities by affordable housing tenants).

(Child Care) City acceptance of the owner’s offer to voluntarily contribute to the development and
operation of child care (approximately $1,070,180 calculated using the proposed residential floor area
excluding in-kind community amenity and affordable housing floor area [0.01 x (27,147 m’- 105 m’-
1,357 m°) x 86,997/m?] noting that the final amount will be subject to final floor area figures to be
determined through the Development Permit process) (90% to Childcare Development Reserve Fund -
Account # 7600-80-000-90157-0000 and 10% to Childcare Operating Contributions Account # 7600-80-
000-90159-0000).

(Community Facility) The City’s acceptance of the owner’s offer to voluntarily contribute a community
amenity space which may be used by the City as a community facility or any other permitted use the City,
in its sole discretion, deems appropriate. The broad terms of the contribution shall include, subject to the
determination, and timing of the determination, of a facility tenant or tenants by the City:

a) design and construction of a complete facility (facility proper, ancillary facilities and outdoor space),
including the base building and tenant improvements, all to a turnkey level of finish, on the subject
site, by the developer, at the developers cost; and

b) transfer of the complete facility (facility proper, ancillary facilities and outdoor space), including the
base building and tenant improvements, all at a turnkey level of finish, as an air space parcel, to the
City, at no cost to the City,

and, the specific terms shall include:

¢) voluntary contribution of no less than 557 m* (6,000 ft*) of floor area (e.g. area that is considered to
be floor area for the purposes of calculating density under the Richmond Zoning Bylaw) for the
facility proper, based on the following density bonusing contribution calculation:

i)  approximately 105 m* (1,125 ft*) of floor area, calculated as forty one percent of one percent
of the residential floor area, excluding affordable housing floor area (e.g. 0.41 x 0.01 x
(27,147 m* — 1,357 m?)); and

i)  approximately 452 m* (4,870 ft*) of floor area, calculated as one hundred percent of five
percent of the Village Centre Bonus floor area (e.g. 0.05 x 1.0 x 9,049 m?),

to be used for development of the facility proper including program spaces, private access and
internal circulation, structure, walls (internal and external), building systems and building services
where these elements are typically included in floor area calculations for the purposes of calculating
density under the Richmond Zoning Bylaw and are used exclusively for the community facility;

d) voluntary contribution of additional indoor area from the development, as required for purposes
ancillary to the facility use, including, but not limited to, bicycle storage, parking and loading, waste
management, access, circulation and exiting, structure, walls (internal and external), building
systems and building services, where such area is typically excluded from floor area calculations for
the purposes of calculating density under the Richmond Zoning Bylaw or is not used exclusively by
the facility;

e) voluntary contribution of outdoor area along the frontages of the facility, for the exclusive use of the
facility, the final size and exact dimensions of which are to be determined through the development
permit process, including both open and covered areas, neither of which will be considered to be
floor area for the purposes of calculating density under the Richmond Zoning Bylaw;

f) location of the facility proper and the outdoor space on Level 1 of the development, generally as
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5879080

g)

shown in the location plan (Schedule 2), along with provision for private access from one or both
frontages as well as to and from ancillary facilities such as parking and loading, waste management
rooms, service rooms, storage rooms and similar areas (multiple levels),

design and construction of the complete facility, substantially in accordance with the summary
requirements listed below and including:

the facility proper to provide for:

i)

iii)

L.

approximately 557 m” (6,000 ft*) of programmed facility space, the details of which will
be determined once a tenant or tenants have been determined by the City. However
should, as of the commencement of construction of Level 1 of the development,
a. the tenant(s) of the facility not be determined by the City, the owner shall provide
the facility as base building space compatible with future improvements of a
commercial and/or office nature; or
b. the tenant(s) of the facility, as determined by the City, not require the whole of the
floor area of the facility, the owner shall provide the required floor area, as
determined by the City, as programmed facility space, generally of a commercial
and/or office nature, and the remainder floor area as base building space
compatible with future improvements;

the ancillary facilities to provide for:

1.

il

ii.
iv.

bicycle storage and vehicle parking applicable to the needs of the facility tenant(s) for the
sole use of the facility’s clients, visitors, guests and staff, available 365/7/24, located
within the parkade except where noted otherwise, generally in an area having direct or
close access to the facility’s private access system, including clearly signed access from
the street, where applicable.

access to and use of the shared loading facilities provided on Level 1;

access to and use of the shared waste management facilities on Level 1; and

access to and use of services rooms and similar facilities, exclusive or shared, as required
to meet functional, technical and operational requirements of the facility,

Should , as of date of development permit issuance for the development, the tenant(s) of
the facility not be determined by the City, the tenant use of the facility will be assumed to
be commercial and/or office for the purpose the above requirements;

the outdoor program space to provide for:

i

outdoor uses typically ancillary to the facility uses;

or, as determined through the Development Permit process;

design and construction of the facility (including tenant improvements, if applicable) to
achieve LEED v4 ID + C Commercial Interiors Gold Certification, with a focus on providing
for robust monitoring and remote control capabilities of the systems and scheduling that are
its responsibility and integration of these controls into-the building automation system
through open language BACnet interfaces and, further, reference to the principles outlined in
the “City of Richmond Building Equipment, Monitoring, and Integration Requirements”
administrative procedure;

design and construction of the facility to provide for separate addressing for the tenant or
tenants;

d651gn and construction of the utility systems to provide for, amongst other things:

1.

il

connection to the on-site, low-carbon, central energy plant for the purposes of heating
and cooling, along with prov151on for sub-facilities and sub-metering, to the satisfaction
of the City;

connection to other building utility systems (e.g. electricity), along with provision for
sub-facilities and sub-metering, to the satisfaction of the City; and
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iii. conduit rough in for installation and connection of the City’s fibre optic communications
system, by the City or its contractor, noting the required conduit size is 2 inches and the
outside end point is to be a City Traffic Junction Box located on Lansdowne Road,

h) project development and procurement of approvals subject to the following benchmarks/timelines:
0 prlor to issuance of a Development Permit for the development, in whole or in part:

i. the facility design (facility proper, ancillary facilities and outdoor space) must be
resolved to a level typical of the design development stage of a development project, to
the satisfaction of the City;

ii. the resulting design must be incorporated into the Development Permit application
submission; and

1ii. a preliminary construction cost estimate for facility proper, ancillary facilities and
outdoor space, verified by an independent quantity surveyor that is acceptable to the City,
must be provided;

i)  prior to issuance of a Building Permit for the development, in whole or in part:

i. the facility design (facility proper, ancillary facilities and outdoor space) must be
resolved to a level typical of the building permit and issued for construction stages of a
development project, to the satisfaction of the City (including tenant improvement if one
or more facility tenant(s) have been determined by the City);

ii. the resulting design must be incorporated into the building permit application submlssmn,
and

iil. a final construction cost estimate for facility proper, ancillary facilities and outdoor space,
verified by a quantity surveyor, must be provided;

iif)  prior to commencement of construction of Level 1 of the development:

1. the tenant improvement design and specifications not previously determined at Building
Permit stage, to the satisfaction of the City (if one or more facility tenant(s) have been
determined by the City); and

ii. updated construction and tenant improvement cost estimate for facility proper, ancillary
facilities and outdoor space, verified by a quantity surveyor, must be provided

iv) prlor to occupancy of the development, in whole or in part:

i. the constructed facility (facility proper, ancillary facilities and outdoor space) must be
granted building inspection permitting occupancy;

ii. commissioning of the facility (facility proper and outdoor space) must be completed to
the satisfaction of the City;

ili. occupancy and post-occupancy information for the facility (facility proper and outdoor
space) must be provided, to the satisfaction of the City; -

iv. as-built drawings and Operation & Maintenance (O&M) manuals in soft and hard copy
form of the facility (facility proper and outdoor space) must be provided to the
satisfaction of the City; and

v. a final construction cost for facility proper, ancillary facilities and outdoor space, verified
by an independent quantity surveyor that is acceptable to the City, must be provided,

unless the constructed facility is otherwise deemed acceptable by the Director, Development;

the Director, Engineering; the Manager of Community Social Development; and, the Senior

Manager of Real Estate Services, at their sole discretion.

Note: If one or more facility tenant(s) have been determined by the City prior to the

commencement of construction of Level I of the Development, the constructed facility shall

include the tenant improvements for that portion of the facility required by such tenant(s), to
the satisfaction of the City.
i) registration of a legal agreement(s), which may include, but may not be limited to, the following:
i)  a‘“no build” covenant registered on title restricting Building Permit issuance for the whole
development, to be in effect until such time as a “construction agreement” for the facility
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iii)

vi)

(including base building and tenant improvements, as required by the City) is registered on
title with respect to the amenity;

Note: This requirement may be waived if a “Construction Agreement” is signed before
rezoning adoption.

a “construction agreement” setting out requirements with respect to the design, construction,
supply, installation, approval, and warranty of the facility (including base building and tenant
improvements, as required by the City) and related works to the satisfaction of the City,
which agreement may include provisions for a statutory right(s)-of-way and/or rent charge
and include the terms set out in these rezoning con51derat10ns as well as standard City
facilities policies;

Note: If one or more facility tenant(s) have been determined by the City prior to the
commencement of construction of Level I of the Development, the constructed facility shall
include the tenant improvements for that portion of the facility required by such tenant(s), to
the satisfaction of the City.

an Air Space Parcel (ASP) subdivision agreement to facilitate the future creation of an ASP
containing the facility (including base building and constructed tenant improvements),
including the facility proper, ancillary facilities and outdoor spaces, to the extent deemed
desirable or practical by the City, together with any easement(s) and/or statutory right(s)-of-
way registered on title to secure any remaining facilities located elsewhere in the
development and intended for the use of the facility tenants, along with terms for cost sharing
between the ASP owner (the City) and the owner(s) of the remaining facilities, all in a form
and content satisfactory to the City;

a purchase and sale agreement to facilitate the transfer of the facility (including base building
and constructed tenant improvements) ASP to the City, which transfer shall not occur until
the City has, at its sole discretion, accepted the facility works, which acceptance shall not
relieve the developer of any outstanding obligations and which shall include an option to
purchase for a consideration,;

a “no occupancy” covenant for the development, in whole or in part, registered on title, to be
in effect until such time as the facility (including base building and the City’s required tenant
improvements) has been completed or otherwise deemed acceptable, at the sole discretion of
the City, by the Director, Development; the Director, Engineering; the Manager of
Community Social Development; and, the Senior Manager of Real Estate Services, in their
sole discretion, and has been transferred to the City free and clear of any encumbrances; and
a blanket Statutory Right-of-Way, or alternative legal agreement(s), to the satisfaction of the
City, securing public access to and egress from the facility (facility proper, ancillary facilities
and outdoor space) and any part of the parking facility allocated for the facility use, across
and through the drive aisles and pedestrian pathways forming part of the development and
securing City access to the development for the maintenance of the utilities and mechanical

“systems servicing the facility (including maintenance of the City’s fibre optic system), which

agreement may be replaced prior to occupancy, to the satisfaction of the City, with a
replacement agreement and a surveyed Statutory Right-of-Way(s) plan.

j) submission of cash or other forms of financial security as follows:

i

a cash-in-lieu contribution of $10,000 to fund the complete installation of the fibre optic
service by city contractors within the conduit supplied by the developer (e.g. all costs for
Civil work upgrades, connection of developer conduit to city systems, fibre cable/splice
enclosure and all installation work) (Account # 1315-40-000-00000-0000-CB00026);,
a project management fee of $194,866 [equal to 5% of the preliminary construction cost
estimate, using the City’s “equivalent to construction value” rate of $6,997/ sq. m. applied to
the density bonus floor area portions of the facility only (e.g. 557 m?)] to provide for the
participation of the City or its representatives in the schematic design, design development,
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building permit, issued for construction, contract administration and related stages of project

development (Account # 1315-40-000-00000-0000-CB00026);

iiiy  a Letter of Credit (LOC), in the amount of 100% of the construction cost estimate for the
base building component of the facility [e.g. $1,781.935 (0.45 x 557 m’ x 87, 104/m*) (2019
value)] (facility proper, ancillary facilities and outdoor space), as verified by a quantity
surveyor, to secure the developer’s commitment to design, construct, and transfer the facility
to the City, with provision for the return of the subject monies as follows:

i. reduction by 50% after the facility has received final building inspection permitting
occupancy and has been transferred to the City;

ii. reduction by a further 30% a minimum of one year after the facility has received final
building inspection permitting occupancy and has been transferred to the City; and

iii. release of remaining funds after a minimum of two years after the facility has received
final building inspection permitting occupancy and has been transferred to the City,

all subject to the following:

a. no reduction or release until any required Provincial licensing has been achieved;

b. retention of the LOC, or portions thereof, at the sole discretion of the City, to rectify
deficiencies;

c¢. retention of the LOC, or portions thereof, at the sole discretion of the City, to ensure
the air space parcel (ASP) is free and clear of builder’s liens or other encumbrances;
and

d. retention of the LOC, or portions thereof, at the sole discretion of the City, to
complete the facility, should the developer fail in its contractual obligations.

iv)  a Letter of Credit (LOC), in the amount of 100% of construction cost estlmate for the tenant
improvement component of the facility [e.g. $2,395.713 (0.55 x 557 m’ x 87, 104/m*) (2019
value)] (facility proper, ancillary facilities and outdoor space) (assuming 100% of the facility
will be required to be completed with tenant improvement, whether or not the future tenant(s)
are determined by the City), as verified by a quantity surveyor, to secure the developer’s
commitment to design, construct, and transfer the facility to the City, with provision for the
return of the subject monies as follows:

i. reduction by 50% after the facility has received final building inspection permitting
occupancy and has been transferred to the City;

ii. reduction by a further 30% a minimum of one year after the facility has received final
building inspection permitting occupancy and has been transferred to the City; and

iii. release of remaining funds after a minimum of two years after the facility has received
final building inspection permitting occupancy and has been transferred to the City,

all subject to the following:

iv. retention of the LOC, or portions thereof, at the sole discretion of the City in relation to
any portion of the facility constructed solely to base building standards, to be reduced
upon completion of tenant improvements for such portion(s) of the facility;

a. no reduction or release until any required Provincial licensing has been achieved;

b. retention of the LOC, or portions thereof, at the sole discretion of the City, to rectify
deficiencies;

c. retention of the LOC, or portions thereof, at the sole discretion of the City, to ensure
the air space parcel (ASP) is free and clear of builder’s liens or other encumbrances;
and

d. retention of the LOC, or portions thereof, at the sole discretion of the City, to
complete the facility, should the developer fail in its contractual obligations.

19. (Community Planning) The City’s acceptance of the owner’s offer to voluntarily contribute at least
$103,187 (calculated using the proposed floor area mlnus the on-site community amenity and affordable
housing floor area e.g. (36,196 m? — 577 m? - 1,357 m®) x $3.01/ m’)) towards City Centre community
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planning (CC-Community Planning and Engineering Account # 3132-10-520-00000-0000).

(Public Art) The City’s acceptance of the owner’s offer to voluntarily contribute at least $276,622 (100%
non-residential floor area and 100% residential floor area, excluding on-site community amenity and
affordable housing floor area, (e.g. 9,049 m’° — 452m°) x $4.84/m* + (27,147 m* — 105 m* — 1,357 m’ ) x
$9.15/m?) towards public art (15% to Public Art Provision Account # 7500-10-000-90337-0000 and 85%
to Account # 7600-80-000-90173-0000).

(Trees — City Property) City acceptance of an offer to voluntarily contribute $11,700 (nine trees calculated
as $1300 per tree) to the City’s Tree Compensation Fund (Account # 2336-10-000-00000-0000) for the
planting of replacement trees within the City.

(Servicing Agreement) Submission and processing of a Servicing Agreement application, completed to a
level deemed acceptable by the Director of Engineering, for the design and construction of works
associated with the proposed rezoning, subject to the following conditions:

(Engineering)

Water Works:

a) Using the OCP Model with the water main upgrades proposed below, there will be 536.0 L/s of
water available at a 20 psi residual at the No 3 Road frontage, 285.0 L/s of water available at a 20 psi
residual at the New N-S Road frontage, and 312.0 L/s of water available at a 20 psi residual at the
Lansdowne Road frontage. Based on your proposed development, your site requires a minimum fire
flow 0of 220 L/s.

b) The Owner/Developer is required to:

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

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

iii)  Provide a right-of-way for the proposed water meter. Exact right-of-way dimensions to be
finalized during the servicing agreement process.

iv)  Obtain approval from Richmond Fire Rescue for all fire hydrant locatlons relocations, and
removals.

v) Install approximately 160 m of new 300 mm diameter water main within the new N-S road
from the existing 200 mm water main on Lansdowne Road to the north property line of 5551
No 3 Road, complete with fire hydrants per City spacing requirements.

c) At Owner/Developer’s cost, the City is to:

i) Install one new water service connection for each proposed parcel, complete with meter and
meter box. Meters to be located onsite in a right of way.

ii)y  Cutand cap all existing water service connections to the development site, and remove
meters.
iiiy  Complete all tie-ins for the proposed works to existing City infrastructure.
Storm Sewer Works:
d) The Owner/Developer is required to:

i) Install approximately 120 m of new storm sewer within the new N-S road from the north
property line of 5591 No 3 Road to the box culvert on Lansdowne Road. Prior to servicing
agreement approval, the actual invert of the existing forcemain must be confirmed in the field
to prevent future conflicts. The existing hole in the box culvert for the 300 mm capped stub
shall be widened and reused for the proposed storm sewer if possible,

iiy  Perform a storm capacity analysis based on the 2041 OCP condition to size the proposed
storm sewer within the new N-S road. Minimum diameter shall be 600 mm. The capacity
analysis shall be included within the servicing agreement drawings for the City’s
review/approval.
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iiiy  Upgrade approximately 160 m of existing 375 mm storm sewer within the No 3 Road
frontage to 900 mm, from the north property line of the development site to the box culvert
on Lansdowne Road. The alignment for the new storm sewer shall be chosen to minimize
impact to the traffic on No 3 Road.

iv)  Remove, or fill and abandon where appropriate, the existing 375 mm storm sewer being
upgraded on No 3 Road.

v) Install one new storm service connection, complete with inspection chamber, to serve each
proposed parcel. The inspection chamber may be located onsite in a right of way if required
by the frontage improvements (to be determined at the Servicing Agreement stage). The
service connections shall connect to the proposed 750 mm storm sewer along No 3 Road.

vi)  Provide, at no cost to the City, a 1.5 x 1.5 m right-of-way for each proposed storm inspection
chamber, if required.
vii)  Provide a sediment and erosion control plan within the servicing agreement design.
e) At Owner/Developer’s cost, the City is to:

i)  Reconnect all existing catch basins and lawn basins to the proposed storm sewer.

ii)  Cut and cap all existing storm service connections to the development site and remove
inspection chambers,

iiiy  Complete all tie-ins for the proposed works to existing City infrastructure.
Sanitary Sewer Works:
f) The Owner/Developer is required to:

i)  Upgrade approximately 260 m of existing sanitary sewers within the proposed N-S road and
along Lansdowne Road from the proposed N-S road to manhole SMH55359 at Minoru
Boulevard. Reconnect all existing connections to the new main. The proposed sanitary sewer
shall be 300 mm along the new N-S Road and 375 mm along Lansdowne Road. Minimum
pipe grade shall be 0.4%,

i)  Install one new sanitary service connection for each proposed parcel, complete with
inspection chamber. The inspection chambers may be located onsite in a right-of-way if
required by the frontage improvements (to be determined at the Servicing Agreement stage).

iiiy  Provide, at no cost to the City, a 1.5 x 1.5 m right-of-way for each proposed sanitary
inspection chamber, if required.

iv)  After the existing service connection SLAT4916 and inspection chamber SIC1506 are
removed, discharge the existing statutory right-of-way along the northwest corner of 5671
No 3 Road (plan number 34077). It is the developer’s responsibility to coordinate with BC
Hydro, TELUS, Shaw, Fortis BC, and other private utility companies to confirm that there
are no existing private utilities within the right of way prior to right of way discharge.
Additional rights of ways may be required by those companies if private utilities exist within
the City right of way.

g) At Owner/Developer’s cost, the City is to:

i)  Cut, cap, and remove all existing sanitary connections and inspection chambers to the
development site.

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

Frontage Works:
h) The Owner/Developer is required to:

i) Coordinate with BC Hydro, TELUS and other private communication service providers:

i) To pre-duct for future hydro, telephone and cable utilities along all road frontages.
iiy  Before relocating/modifying any of the existing power poles and/or guy wires within
the property frontages.
iii)  To underground the overhead poles and lines along the proposed N-S road frontage.
Any aboveground utility cabinets and kiosks required to underground the overhead
lines and poles shall be located within the development site as described below.
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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 design review process. 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 architectural plans/functional plan, the servicing agreement
drawings, and registered prior to SA design approval:

e BCHydroPMT-4.0x5.0m

e BCHydro LPT-35x3.5m

e Street light kiosk —1.5x 1.5 m

e Traffic signal kiosk —2.0 x 1.5 m

e Traffic signal UPS-1.0x 1.0 m

e Shaw cable kiosk - 1.0 x 1.0 m

e TELUS FDH cabinet — 1.1 x 1.0 m.

ii)  Provide street lighting along all road frontages according to the following:

D

ii)

City Streets

Lansdowne Road (North side of street)

e Pole colour: Grey

e Roadway lighting (@ back of curb: Type 7 (LED) INCLUDING 1 street
luminaire, banner arms, and 1 duplex receptacle, but EXCLUDING any
pedestrian luminaires, flower basket holders, or irrigation.

e Pedestrian lighting (@ buffer strip between sidewalk and off-street bike path: Type
8 (LED) INCLUDING 2 pedestrian luminaires and 1 duplex receptacle, but
EXCLUDING any banner arms, flower basket holders, or irrigation. (NOTE:
“Pedestrian luminaires” are intended to light the sidewalk and off-street bike path.
Luminaire arms must be set perpendicular to the direction of travel.)

New North-South Street @ west side of site (East side of street)

e Pole colour: Grey

e Roadway lighting (@ back of curb: Type 7 (LED) INCLUDING 1 street
luminaire, banner arms, and 1 duplex receptacle, but EXCLUDING any
pedestrian luminaires, flower basket holders, or irrigation.

No 3 Road (West side of street):

e Pole colour: Grey

e Roadway lighting: N/A (No change to existing hghtlng in centre median)

e Pedestrian lighting @ back of curb: Type 8 (LED) INCLUDING 1 pedestrian
luminaire, 1 duplex receptacle, and flower basket holders, but EXCLUDING any
banner arms or irrigation,

Off-Street Publicly-Accessible Walkways & Opens Spaces

Lansdowne Road (North side of the park) (City owned & City maintained)

e Pole colour: Grey

e Pedestrian lighting within the park: Type 8 (LED) INCLUDING 1 pedestrian
luminaire and 1 duplex receptacle, but EXCLUDING any banner arms, flower
basket holders, or irrigation.

e Off-Street Publicly-Accessible Walkways & Opens Spaces
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Lansdowne Road (North side of the park) (City owned & City maintained)

e Pole colour: Grey

e Pedestrian lighting within the park: Type 8 (LED) INCLUDING 1 pedestrian
luminaire and 1 duplex receptacle, but EXCLUDING any banner arms, flower
basket holders, or irrigation.

General Items:
1) The Owner/Developer is required to:

i)

iii)

iv)

Provide, prior to start of site preparation works or within the first servicing agreement
submission, whichever comes first, a pre-load plan and geotechnical assessment of preload,
dewatering, and soil preparation impacts on the existing utilities fronting the development
site and provide mitigation recommendations.

Provide a video inspection of the existing storm box culvert along the Lansdowne Road
frontage and the existing sanitary sewer along the north-south lane prior to start of site
preparation works or within the first servicing agreement submission, whichever comes first.
A follow-up video inspection after site preparation works are complete (i.e. pre-load
removal, completion of dewatering, etc.) to assess the condition of the existing utilities is
required. Any utilities damaged by the pre-load, de-watering, or other ground preparation
shall be replaced at the Developer’s cost.

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

(Transportation)
Road and Frontage Works:
j) As aminimum, the applicant will be responsible for the design and construction of the following
frontage works. Note that below are the minimum frontage work requirements and additional
frontage works may be sought pending staff’s review of the TIS.

i)

Along the No 3 Road frontage, road widening to provide the following (from east to west):
¢ maintain all existing southbound traffic lanes

e 0.15m wide curb and gutter

¢ (.3m wide buffer strip

e 1.8m wide paved (raised) bike lane

e (.15m wide barrier curb

¢ 1.5m wide boulevard

e 2.0m wide sidewalk

Along the entire Lansdowne Road frontage, road widening to provide the following (from
south to north):

¢ maintain all existing westbound traffic lanes

e (.15m wide curb and gutter

¢ 1.5m wide boulevard

e 3.0m wide paved multi-use pathway

¢ 1.0m wide buffer strip

Note that sidewalk will be located outside the road allowance and be within the park.
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iii)

Along the entire west frontage, full road construction to accommodate the following (from

the new property line to west):

e 2.0m wide sidewalk

e 1.5m wide boulevard

e 0.15m wide curb and gutter

¢ 8.5m wide asphalt pavement for on-street parking (along the east side) and two-
directional traffic lanes

¢ 1.5m wide paved tie-in separated from the asphalt pavement with an interim barrier curb
and gutter

Intersection control/treatment:

e Installation of a special crosswalk with downward lighting and associated equipment on
Lansdowne Road at the new north/south street near the western limit of the development
site

o Upgrade the existing traffic signal at the No. 3 Road / Lansdowne Road intersection to
accommodate the road widening noted above to include, but not limited to: upgrade
and/or replace signal pole, controller, base and hardware, pole base, detection, conduits
(electrical & communications), signal indications, communications cable, electrical
wiring, service conductors, APS (Accessible Pedestrian Signals) and illuminated street
name sign(s) as necessary.

k) Provision of a Letter of Credit to secure the completion of the Engineering and Transportation works
in an amount determined by the Director of Engineering and Director of Transportation.
) Registration of the Servicing Agreement on title.
(Servicing Agreement - Park) Submission and processing of a Servicing Agreement application,
completed to a level deemed acceptable by the Director, Parks, for the design and construction of works
associated with the proposed rezoning, subject to the following conditions:
a) Design and construction of the park improvements may include, but not be limited to, the following
features:

1.

ii.

1ii.

General Program Features

e Sun-oriented features and related uses, including outdoor seating for people-watching and
performances.

e Predominantly hardscape surface treatment for active, informal uses and for staging of
events.

Public Art Features (in conjunction with the Public Art Program, at the discretion of the City)

e Support the vision of Lansdowne Road as the downtown “Street Gallery” by integrating
art works into the designs of hard and soft landscape areas, play features, and site
furnishings.

o Installation of a site specific, large scale, signature work near No. 3 Road enhancing the
“gateway” to the West Village Blocks.

Street Furnishing Features

e Program/event infrastructure (power, water, data, audio/visual capability) integrated with
street furniture, lighting, or hard landscape elements (walls, permanent kiosks).

e Overhead support system (e.g., post and cable system) to support temporary weather
protection, art installations, special lighting or banner installations.

e Distinctive paving materials and patterns to unify the public realm and the street, provide
wayfinding.

¢ Fixed and movable seating and table elements that create social nodes and can be
reconfigured to support performance events.

e Plaza and pedestrian level lighting that incorporates capacity for variable animation.
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iv,

e Use of distinctive materials and bright colour palette for key street furnishings and
infrastructure.

e A unifying suite of site furnishings consistent along the length of the corridor.

Ecological Features

o Street trees that reinforce the continuity of the corridor-wide street tree canopy while
framing distinct spaces.

e Onsite stormwater capture by strategically directing it to catchment areas — e.g.
continuous tree pits, permeable pavers, water features, etc.

e Visual interpretation and celebration of rainwater by means of ephemeral stormwater
features,

b) Provision of a Letter of Credit to secure the completion of the Park works in an amount determined
by the Director, Parks, to the satisfaction of the City.
c) Registration of the Servicing Agreement on title.
24. (Development Permit) Submission and processing of a Development Permit application, completed to a
level deemed acceptable by the Director of Development, incorporating:
a) design development of'the rezoning concept, as necessary, to address:

i)
i)
iii)
iv)

v)

vi)

vii)

form and character objectives noted in the associated Report to Planning Committee;

Council directions arising out of Public Hearing;

pertinent comments of the Advisory Design Panel;

form and character objectives described in the OCP and CCAP Development Permit

Guidelines;

technical resolution of building services, private utilities, public utilities, fire access, parking

and loading and waste management including provision of final utility, fire access, loading,

waste management and signage and wayfinding plans; and

design and technical resolution of the landscape plans including:

i. the protection, installation and/or maintenance (including automatic irrigation) of retained
and/or new landscape; and

ii. the protection, installation and/or maintenance (including automatic irrigation) of retained
and/or new trees;

provision of twenty-six (26) replacement trees on site;

b) alandscape concept plan for the Lansdowne Linear Park, prepared by a Registered Landscape
Architect, to the satisfaction of the Director, Parks;

¢) alandscape plan for the development site, prepared by a Registered Landscape Architect, to the
satisfaction of the Director of Development,

d) the owner’s commitment to design and construct the development in accordance with rezoning
policy, the rezoning considerations and the draft site-specific zoning bylaw, by incorporating
information into the Development Permit plans (inclusive of architectural, landscape and other plans,
sections, elevations, details, specifications, checklists and supporting consultant work) prepared,
stamped and sealed by qualified professionals including, but not limited to:

i
if)

iii)
iv)
V)
vi)
vii)

5879080

statutory rights of way, easements, encroachments, no build areas, agreements and other legal
restrictions;

flood construction level(s);

use, density, height, siting, building form, landscaping, parking and loading and other zoning

requirements;

stamped and sealed floor area calculation overlays;

site access locations;

horizontal and vertical clearance dimensions for all vehicular circulation, including heights of
doors, gateways and other passages;

the required shared non-residential parking and residential visitor parking spaces;
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viii)
ix)
X)
xi)
xi1)
xiii)
Xiv)

XV)

Xvi)
xvii)

Xviii)
Xix)
XX)

xxi)

xXii)

xx1ii)

XXiv)

XXV)

XXvi)

XXVii)

5879080

the required shared loading spaces;

the required EV-charging vehicle parking spaces;

the required car-share parking spaces;

the required end-of-trip facilities, including their location, number, size, type and use;

the required bicycle maintenance facilities;

identification and wayfinding marking and /or signage for all bicycle, vehicle and truck
spaces and associated facilities, with particular attention to facility staff and visitor needs;
the location of all above ground utility equipment required to be on site including that needed
for street lighting and traffic signals as well as that need for third parties;

the location of areas reserved for DEU equipment and/or connection facilities and a notation
regarding the need for DEU pre-ducting, as applicable in the case of the final DEU strategy;
the required affordable housing units, including their size and location;

the required aging in place, basic universal, accessible, adaptable and/or convertible dwelling
units, as noted below, including notation of their associated design features:

Type Affordable Market Intent Standard

Aging in Place 0 0 - support mobility and usability Per OCP

Adaptable + Basic 10 0 - renovation potential for wheelchair plus Per BCBC

Universal Housing (1) added floor area for manoeuvering and RZB

Barrier Free (2) 0 0 - move in with wheelchair Per BCDH
Total Units 10 0

* Includes Aging-in-Place

** Includes Aging-in-Place, Adaptable and Basic Universal Housing
the required community amenity facility including base building and predetermined tenant
improvements plans for indoor and outdoor facilities;
an accessibility checklist and identification of specific recommended measures to be
incorporated into the Building Permit plans, where relevant;
a CPTED checklist and identification of specific recommended measures to be incorporated
into the Building Permit plans, where relevant;
a LEED checklist for the overall development prepared by a LEED AP to achieve LEED v4
NC Silver equivalency and identification of specific measures to be incorporated into the
Building Permit plans to be incorporated into the Building Permit plans, where relevant;
a LEED checklist for the facility prepared by a LEED AP to achieve LEED v4 ID+C Gold
Certification and identification of specific measures to be incorporated into the Building
Permit plans to be incorporated into the Building Permit plans, where relevant;
an Acoustic and Mechanical Report with recommendations prepared by a registered
professional regarding measures to be incorporated into the Building Permit drawings to
achieve the exterior and interior noise levels and other noise mitigation standards articulated
in the various noise covenants;
an Arborist Contract entered into between the applicant and a Certified Arborist for
supervision of any works conducted within the tree protection zone of the trees to be retained
-the Contract should include the scope of work to be undertaken, including: the proposed
number of site monitoring inspections, and a provision for the Arborist to submit a post-
construction assessment report to the City for review.
the required common indoor, common outdoor and private outdoor amenity areas including
their location, size and use;
the location, plans, detailing and specifications of the vertical clearance for the loading area,
including the access/egress movement to/from Cook Road and Buswell St.to confirm truck
loading movements are satisfied;
the location, plans, detailing and specifications for landscaping, including but not limited to
required replacement trees and irrigation for private and common open space; and
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xxviii)  the location and dimensions of on- and off-site any tree protection fencing illustrated on the
Tree Retention/Management Plan provided with the application.
e) Submission of a letter of credit for development site landscaping, including required replacement
trees, based on 100% of the cost estimate provided by the Landscape Architect, including
installation costs, plus a 10% contingency cost.

Building Permit Notes:

1.

Prior to Building Permit issuance the approved Development Permit and associated conditions, as well as
any additional items referenced in “Schedule B: Assurance of Professional Design and Commitment for
Field Review”, shall be incorporated into the Building Permit plans (drawings and documents) prior to
Building Permit issuance.

Prior to Building Permit issuance, the applicant is to submit a detailed Construction Parking and Traffic
Management Plan to the Transportation Division for approval. The Management Plan shall identify (for

each development phase): construction vehicle access, emergency vehicle access, parking facilities for
construction workers, staging areas for construction vehicles, areas for deliveries and loading, and
application for any lane closures. The Plan will require the use of proper construction traffic control
procedures and certified personnel as per Traffic Control Manual for works on roadways (Ministry of
Transportation and Infrastructure) and MMCD Traffic Regulation Section 01570.

Prior to Building Permit issuance the developer must obtain a Building Permit for 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.

Prior to Building Permit issuance the developer must obtain and provide to the City TransLink
concurrence, in writing, regarding adequate completion or otherwise successful resolution of the AID
process.

General Notes:

1.
2.

5879080

Some of the foregoing items may require a separate application.
Where the Director of Development deems it appropriate, legal 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 legal 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.
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.
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 be retained.
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TOPOGRAPHIC SURVEY PLAN

OF LOTS 33 AND 34 PLAN 32827 AND
LOTS A AND B PLAN LMP29258 ALL OF
SECTION 5 BLOCK 4 NORTH RANGE 6 WEST
NEW WESTMINSTER DISTRICT
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qy City of
a8 Richmond Bylaw 9860

Richmond Zoning Bylaw 8500
Amendment Bylaw 9860 (RZ 17-779262)
5591, 5631, 5651 & 5671 No. 3 Road

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

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

“20.38 High Density Mixed Use (ZMU38) — Lansdowne Village (City Centre)

20.38.1  Purpose

The zone provides for a broad range of commercial, office, service,
institutional, entertainment and residential uses typical of the City Centre.
Additional density is provided to achieve City objectives related to the
development of affordable housing units, office uses and community
amenity space.

20.38.2 Permitted Uses

e amenity space, e microbrewery, winery
community and distillery

e animal day care * neighbourhood public

e animal grooming hOl..lse

e broadcasting studio . Offlce

e child care e private club

e education e recreation, indoor

o education, commercial e religious assembly

» education, university * restaurant

» emergency service « retail, convenience

e entertainment, e retail, general
spectator ¢ retail, second hand

e government service » service, business

e health service, minor support _ .

e housing, apartment e service, financial

e library and exhibit ¢ service, household repair

e liquor primary e service, personal
establishment e studio

¢ manufacturing, custom e veterinary service

indoor

5791093 CNCL - 176



20.38.3 Secondary Uses

e boarding and lodging
¢ home business
¢ home-based business

20.38.4  Additional Uses
+ district energy utility

20.38.5 Permitted Density

1. For the purposes of this zone, the calculation of floor area ratio is based
on a net development site area of 9,049 sq. m.

2. The maximum floor area ratio is “2.0" together with an additional:

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

3. Notwithstanding Section 20.38.5.2, the reference to “2.0" is increased to a
higher floor area ratio of “3.0” if the owner:

a) provides 20 affordable housing units on site and the combined
habitable space of the affordable housing units is not less than
5% of the total residential floor area;

b) 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; '

c) grants to the City floor area.equalling at least 0.41% of the total
residential floor area ratio less the affordable housing unit floor
area ratio, or 106 sq. m., whichever is greater, for community
amenity space, designed and constructed to the satisfaction of the
City and provided to the City in the form of an air space parcel
prior to occupancy of the development; and

d) pays a sum to the City (Child Care Reserve Fund) based on floor
area equalling at least 0.59% of the total residential floor area ratio
less the affordable housing unit floor area ratio (i) muiltiplied by
the “equivalent to construction value” rate of $6997/ sg. m., if the
payment is made within one year of third reading of the zoning
amendment bylaw, or (ii) thereafter, multiplied by the “equivalent to
construction value” rate of $6,997/ sq. m. adjusted by the cumulative
applicable annual changes to the Statistics Canada “Non-residential
Building Construction Price Index’ for Vancouver, where such
change is positive;

4. Notwithstanding Section 20.38.5.3, the reference to “3.0” is increased to a
higher floor area ratio of “4.0” if the owner:
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20.38.6

20.38.7

5791093

a) agrees to use the “1.0” additional floor area ratio for non-residential
uses only; and

b) grants to the City floor area equalling at least 5% of the “1.0”
additional floor area ratio, or 452 sq. m., whichever is greater, for
community amenity space, designed and constructed to the
satisfaction of the City and provided to the City in the form of an air
space parcel prior to occupancy of the development.

Permitted Lot Coverage

1.

The maximum lot coverage is 90% for buildings.

Yards & Setbacks

1.

Minimum setbacks shall be:

a) from No.3 Road and the new north-south road, measured to a lot
line, 6.0 m., except that a road setback may be reduced to:

i) 3.0 m for parts of a building above finished site grade, as
specified in a Development Permit approved by the City; and

i) 0.0 m. for parts of a building below finished site grade, as
specified in a Development Permit approved by the City;

b) from the south lot line, measured to the lot line, 6.0 m., except that
the setback may be reduced to:

i) 3.0 m for parts of a building above finished site grade, as
specified in a Development Permit approved by the City; and

i) 0.0 m. for parts of a building below finished site grade, as
specified in a Development Permit approved by the City; and

¢) from the north lot line, measured to the lot line, 0.0 m.

Notwithstanding Section 4.11 and Section 4.12, projections into required
setbacks for No. 3 Road, the new north-south road and the south lot line
may be increased to:

a) 2.5 m. in the case of a projecting architectural feature, cantilevered
roof, balcony, awning, sunshade, canopy, privacy screen or similar
building element if located 3.0 m or more above finished site grade,
as specified in a Development Permit approved by the City; and

b) 1.0 m. in the case of architectural supports for building elements
referenced in Section 20.38.6.2 (a) located 6.0 m or less above
finished site grade, as specified in a Development Permit approved
by the City.

Notwithstanding 20.38.7.1, minimum setbacks for parts of a building
directly adjacent to City land or land secured for public use via right-of-
way, measured to a lot line or the boundary of the right-of-way, shall be:

a) where a door provides access, 1.5 m or the depth of the door swing,
whichever is greater.
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20.38.8

20.38.9

20.38.10

20.38.11

20.38.12

5791093

Permitted Heights

1.

The maximum building height for principal buildings is 47.0 m.
geodetic.

The maximum building height for accessory structures is 12.0 m.

Subdivision Provisions/Minimum Lot Size

The mininﬁum lot areais 7,400 sq. m.

Landscaping & Screening

1.

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

On-Site Parking and Loading

1.

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

Notwithstanding Section 20.38.11.1, the minimum number of required
bicycle parking spaces shall be:

a) for Class 2, for general retail, convenience retail, restaurant, office
and other non-residential uses, excluding education, commercial
education and university education uses, calculated as 0.2 spaces
per 100.0 sq. m. of floor area; and

b) for Class 2, for residential uses, calculated as 0.1 spaces per
dwelling unit.

Notwithstanding Section 20.38.10.1, no large size loading spaces are
required.

Other Regulations

1.

Signage must comply with the City of Richmond’s Sign Bylaw 5560, as it
applies to development in the Downtown Commercial (CDT1) zone.

Telecommunication antenna must be located a minimum 20.0 m above
the ground (i.e., on a roof of a building).

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.”
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2. 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 parcels and by designating them CITY CENTRE HIGH DENSITY MIXED
USE (ZMU38) - LANSDOWNE VILLAGE:

P.ID. 023-491-825
LOT A SECTION 5 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER
DISTRICT PLAN LMP 29258

P.ID. 023-491-833
LOT B SECTION 5 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER
DISTRICT PLAN LMP 28258

P.I1D. 004-884-361
LOT 33 SECTION 5 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER
DISTRICT PLAN 32827

P.1D. 003-698-009 (NORTH PORTION)
LOT 34 SECTION 5 BLOCK 4 NORTH RANGE 6 WEST NEW WESTMINSTER
DISTRICT PLAN 32827

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9860”.

CITY OF

FIRST READING RICHMOND
APPEOVED

PUBLIC HEARING \ yc\ .

SECOND READING TR
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