T City of
j Richmond Report to Development Permit Panel

To: Development Permit Panel Date: May 21, 2026

From: Joshua Reis File: DP 25-017215
Director, Development

Re: Application by Raghav Grover for a Development Permit at
9291 Alexandra Road/9288 Tomicki Avenue

Staff Recommendations
That a Development Permit be issued which would:

1. Permit the construction of two four-storey buildings with approximately 182 m? (1,958 ft?) of
ground floor commercial retail space and 139 residential units at 9291 Alexandra Road/9288
Tomicki Avenue on a site zoned Residential/Limited Commercial (ZMU23) — Alexandra
Neighbourhood (West Cambie); and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) reduce the setback to the partial below-grade parking structure from Alexandra Road
from 7.0 m to 3.0 m; and

b) reduce the side yard setback for non-residential uses to the east property line from 8.0 m
to 7.14 m.
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Staff Report
Origin
Raghav Grover has applied to the City of Richmond on the behalf of Polygon Dorchester Homes
Ltd. (Incorporation number: BC1202213; Director: Robert Bruno and Neil Chrystal) for
permission to develop two four-storey buildings on top of a parking podium with approximately
182 m? (1,958 ft?) of ground floor commercial retail space and 139 residential units, including
nine low-end market rental units, at 9291 Alexandra Road/9288 Tomicki Avenue (Attachment 1)

on a site zoned Residential/Limited Commercial (ZMU23) — Alexandra Neighbourhood (West
Cambite).

The subject property was previously rezoned under Rezoning Application RZ 10-534751, which
was adopted on November 14, 2017, and an associated Development Permit (DP) (DP 12-
613923) was also issued on the same date. As no construction had occurred within 24 months of
DP issuance, as per the Local Government Act the associated DP lapsed. The subject application
represents a new DP.

Key components of the proposal include:

e Two four-storey residential buildings on top of a parking podium with a small
commercial unit. One building will be addressed off Alexandra Road, and the other will
be addressed off Tomicki Avenue. The commercial unit will front onto Alexandra Road.

e A total of 139 residential units, including approximately 633 m? (6,815 ft*) of purpose-
built Low-End Market Rental (LEMR) housing consisting of nine affordable housing
rental units.

e A total of 29 units (or 21 per cent of the total proposed unit count) are designed to meet
the Basic Universal Housing (BUH) provisions under the Richmond Zoning Bylaw 8500
and adaptable dwelling unit requirements of the 2024 BC Building Code (BCBC).

e Indoor amenity space of approximately 101 m? (1,092 ft*) in area (i.e., a multi-purpose
room with a kitchenette and an accessible washroom) with direct access to the outdoor
amenity space.

e Outdoor amenity space of approximately 1,059 m? (11,404 ft?) in area, including two
courtyards featuring a children’s play area, an urban agricultural area and a mix of active
and passive amenity spaces.

Contributions to Community and Engineering Planning, Child Care, City Beautification and
Public Art were secured at the time of the previous rezoning.

A Servicing Agreement (SA) will be required prior to Building Permit (BP) issuance for this
development, and includes the following:

Watermain upgrades and new water, storm and sanitary service connections.
Frontage improvements along Alexnadra Road and Tomicki Avenue.
Improvements along the Alexandra Way pedestrian corridor.

Upgrades of the Alexandra Road and McClelland Road intersection including a new
pedestrian-activated crosswalk on the east leg of the intersection, connecting the
improved Alexandra Way greenway to McClelland Road to the south.
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Development Information

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of
the proposed development data with the relevant Bylaw requirements.

Background

The site i1s currently vacant and is the last vacant site on the block between Alexandra Road and
Tomicki Avenue, and Dubbert Street and May Drive.

Development surrounding the subject site is as follows:

To the north: A 259-unit four-storey apartment complex (Meridian Gate) over one level of
parking on a site zoned “Low Rise Apartment (ZLR20) — Alexandra
Neighbourhood (West Cambie)”.

To the east: A 547-unit six-storey apartment complex (Alexandra Court) over one level of
parking on a site zoned “Low Rise Apartment (ZLR25) — Alexandra
Neighbourhood (West Cambie)”.

To the south: Across Alexandra Road, a commercial shopping centre on a site zoned
“Neighbourhood Commercial (ZC32) — West Cambie Area”.

To the west: A 49-unit three-storey townhouse complex (Oxford Lane) on a site zoned
“Residential / Limited Commercial (ZMU28) — Alexandra Neighbourhood
(West Cambie)”.

Existing Legal Encumbrances

There are a number of legal agreements registered on the Title of the property, which were
registered at the time of the approvals for the previous rezoning and DP. The applicant's lawyer
has provided a Title summary, which has been reviewed and agreed to by staff, and which
identifies the agreements that are to remain on title, be modified, or discharged as a result of the
current proposal. Attachment 3 provides a summary of the charges and the actions to be taken.
Further details are outlined below.

Affordable Housing

e The ZMU23 zone requires that a minimum floor area of 628.3 m? be secured for affordable
housing (LEMR). The previous Housing Agreement and Housing Covenant registered on
Title in 2017 secured eight (8) LEMR units.

e The current proposal includes nine (9) units and 633.1 m? of floor area and is consistent with
the ZMU?23 zone. The proposed breakdown of unit sizes are shown in the table below:

Unit Type | # of LEMR Units -|:Percentages | Minimum Unit Area | Proposed Unit Area
Studio 1 11% 400 ft2 521 ft2
1 - Bedroom 3 33% 535 ft2 700 ft2
2 - Bedroom 5 56% 741 ft2 770 - 883 ft2
3 - Bedroom 0 0% 980 ft? n/a
TOTAL 9 100%
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The unit sizes and locations have been reviewed and accepted by the Housing Office staff.
Over 85 per cent of the units are proposed to meet the City’s BUH standards.

The existing Housing Covenant registered on Title is to be discharged and replaced prior to
DP issuance to secure the new contributions. A revised Housing Agreement Bylaw is also
required prior to DP issuance, and will be brought forward separately to Council for
consideration.

OCP Aircraft Noise Sensitive Development (ANSD) Policy

The subject development site is located within Area 2 (Aircraft Noise Notification Area) on
the OCP Aircraft Noise Sensitive Development Map. All aircraft noise sensitive land use
types, except new single-family, may be considered. A City’s standard residential aircraft
noise covenant has been secured at Rezoning.

An acoustic report and a mechanical report, prepared by a certified professional and
satisfactory to the City, are required prior to BP issuance.

Floodplain Requirements

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. A Flood Indemnity Covenant referencing the
minimum habitable elevation for the area, which is 2.6 m (geodetic), has been secured at
Rezoning.

District Energy Utility

The subject site is located within the Alexandra District Energy Utility (ADEU) service

area and connection to the utility will be required for this development.

A District Energy Utility Covenant (CA6386565) has been secured at Rezoning to ensure
that the building is designed with the capability to connect and be serviced by the utility, and
that the service connection will be made prior to occupancy.

Alexandra Way Pedestrian Corridor SRW

Development of Alexandra Way pedestrian corridor is a significant feature of the West
Cambie Area Plan — Alexandra Neighbourhood and is intended to promote and facilitate
accessibility and the movement of pedestrians, cyclists and wheelchairs through West
Cambie by a landscaped walkway.

A 5.0 m wide Statutory Right-of-Way (SRW) along the eastern edge of the subject property
(SRW CA6386543-48) had been secured at the time of the Rezoning to establish the
Alexandra Way pedestrian corridor. The existing SRW opens at both ends by an additional
3.0 metres at the intersections of Alexandra Road and Tomicki Avenue (angled into the
property at 45 degrees), resulting in a wider SRW at both ends of the block to allow for
greater visibility and access to the corridor. The existing SRW also extends at the midpoint
with an additional 10.0 m wide by 4.0 m deep area to allow for a central node on the
Alexandra Way pedestrian corridor.

A pathway along the western edge of the adjacent property to the east had been constructed
as part of the adjacent development to the east.
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e The pathway matches the grade of the sidewalk at both street ends and gradually slopes up to
the central node, where it is flush with the access point to the outdoor amenity area of the
adjacent residential complex.

o The applicant is required to provide a final design that ties into the existing pathway and
complete the construction of the Alexandra Way pedestrian corridor on this block. A
preliminary design for the Alexandra Way pedestrian corridor is included in the DP
drawings, and the final design will be confirmed through a separate SA application.

Proposed Encroachments into the Alexandra Way SRW

e A small portion of the parkade is proposed to encroach into the SRW for the Alexandra Way
pedestrian corridor, under the 10 m by 4 m central node. The proposed encroachment is
minor and does not impact any proposed underground utilities or surface walkway and
planting works.

e In addition, a small portion of the canopy (approximately 0.37 m? (4 ft*)) on the east side of
the commercial unit is proposed to encroach into the SRW for the Alexandra Way, at the
southeast corner of the site. This canopy was added as weather protection for the bike racks
to support the TDM measures.

e Staff from Engineering, Parks and Transportation have reviewed the proposed
encroachments and have no concerns. Replacement of SRW CA6386543-48 to permit
underground parkade encroachments and canopy encroachment, as shown on the DP plans, is
required prior to the issuance of the DP.

Canopy Encroachment Agreement into Alexandra Road

e On account of the original 2012 DP, an encroachment agreement (CA386557-62) is
registered on Title to accommodate the canopy extending from the commercial unit fronting
Alexandra Road.

o While a commercial unit fronting Alexandra Road is also proposed in the subject
development, the area of the encroachment is reduced from 39.4 m? to 17.9 m?.

e Prior to the issuance of DP, replacement of Canopy Encroachment Agreement CA386557-
62 with a new encroachment agreement over the license area is required.

Shared Visitor Parking

e A covenant (CA6386563) has been secured at Rezoning to ensure that the shared residential
visitor and commercial parking spaces are not assigned to any specific residential unit or
commercial unit.

e Prior to the issuance of DP, replacement of the Shared Visitor Parking Covenant CA6386563
to update the location of shared visitor parking as shown on the DP plans is required.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the urban design issues
and staff comments identified as part of the review of the subject DP application. In addition, it
complies with the intent of the applicable sections of the Official Community Plan (OCP) and is
generally in compliance with the “ZMU23” zone except for the zoning variances noted in this
report.
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Zoning Compliance/Variances

The proposed scheme attached to this report complies with the intent of the applicable sections
of the OCP and is generally in compliance with the “Residential/Limited Commercial (ZMU?23)
— Alexandra Neighbourhood (West Cambie)” zone except for the zoning variances noted below
(staff comments in bold).

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1) Reduce the setback to the partial below-grade parking structure from Alexandra Road from
7.0 mto 3.0 m; and
(Staff support the proposed variance as the proposed parkade provides the necessary
structural support for the wood-frame levels above. Its 3.0 m setback matches the existing
condition at Alexandra Court (residential development to the east), while the building’s
4.0 m setback exceeds the required minimum (i.e., 1.5 m) to maintain a uniform frontage.
The parkade is entirely hidden by two tiers of retaining walls, integrated stairs, and lush
vegetation that replicate the established streetscape along Alexandra Road.)

2) Reduce the side yard setback for non-residential uses to the east property line from 8.0 m to
7.14 m.
(Staff support the proposed minor variance as the minimum 8.0 m setback requirement
under the site-specific zone was established based on the previous site layout at the time of
Rezoning. The minimum side yard setback for residential use is 6.0 m. Under the current
proposal, the face of the commercial unit along the Alexandra Way pedestrian corridor
aligns with the residential levels above, ensuring the wood-frame structure is fully
supported at the corner. The proposed greenway design, including the provision of
weather-protected bike racks and bike maintenance facility, as well as the use of concrete
unit pavers, mitigates the impact from this variance.)

Advisory Design Panel Comments

The Advisory Design Panel (ADP) was supportive of the application, subject to consideration of
the Panel’s comments. A copy of the relevant excerpt from the ADP Minutes from

February 12, 2026, is attached for reference (Attachment 4). The design response from the
applicant has been included immediately following the specific Design Panel comments and is
identified in ‘bold italics’.

Analysis

Conditions of Adjacency

e The proposal provides a transition between the six-storey apartment block to the east and the
three-storey townhouse complex to the west.

e Buildings and courtyards are strategically positioned to enhance light penetration and to
create a view corridor between the proposed development and existing adjacent buildings,
contributing to a cohesive and well-integrated infill development within the existing
neighbourhood:

o The proposal is composed of two L-shaped buildings arranged to minimize long,
uninterrupted facades and maximize daylight access.
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o Alternating building orientations create linked courtyards and a strong cast-west visual
axis aligned with adjacent site/building breaks.

The landscaped courtyard/parkade podium elevation provides an appropriate transition to the

neighbouring properties. The proposed grade elevation matches the rear yards of the

townhouse development to the west and the top of the parkade podium of the apartment

block to the east.

Trees will be planted on the Alexandra Way pedestrian corridor along the eastern edge of the

site to prevent direct overlook between the proposed development and the apartment block to

the east.

Extensive landscaping along the west property line is proposed to mitigate potential overlook

and privacy concerns between the proposed development and the townhouse development to

the west.

o A 1.5 m tall hedge at the property line will be provided on the slab to create a buffer.

o Raised planters with trees and shrubs will also be introduced to provide an added layer of
screening.

o Additional hedging will be provided at grade to soften the impact of the built structure.

o Cascading planting will also be introduced to screen and soften any visible portion of the
parkade wall along the west property line.

Urban Design and Site Planning

The proposal is a four-level mixed-use complex consisting of 139 units of residential

apartments and approximately 181.93 m? (1,958.3 ft*) of commercial space on the ground

floor, fronting onto Alexandra Road.

The proposed design (including height and building massing) is consistent with West Cambie

Area Plan’s Medium Density Housing (Character Area 4).

The complex is divided into two separate buildings over a single-level parkade, which works

well given the narrow constraints of the site:

o The south building fronts Alexandra Road and contains the commercial component of the
project, fronting the street with residential units above and in behind.

o The north building fronts on Tomicki Avenue and contains the remaining residential units
and the indoor amenity space.

The proposed single-level parking structure is a half-storey below grade, and the top of the

structure is above existing grade at the sidewalk. The parkade is fully below grade at the

middle of the Alexandra Way pedestrian corridor and begins to emerge from the grade as the

pathway slopes down to the north and south.

Direct connections have been provided between unit patios and the greenway where space

and grades permit.

Both building lobbies and the commercial area fronting Alexandra Road do not sit on top of

the parkade and have direct accessible pedestrian access to street level.

A terraced landscape interface with the sidewalk along the site’s Alexandra Road and

Tomicki Avenue frontages 1s proposed in front of the ground-oriented units to screen the

parkade structure from street view.

A common and shared indoor amenity room is proposed on level one of the north building

and is accessible to all residents of both buildings. This south-facing multipurpose room

features a kitchenette and an accessible washroom, as well as direct access to the outdoor
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amenity space. The overall size of the proposed indoor amenity space is approximately
101 m? (1,092 ft*), which meets the OCP requirements.

Programmed outdoor amenity spaces are proposed at the podium level. The locations and
sizes of the outdoor amenity spaces are appropriate for providing open landscape and
amenity spaces convenient to all units. The overall size of the proposed outdoor amenity
spaces (1,059.5 m? or 11,404 ft*) exceeds the OCP requirements (834 m? or 8,977 ft?).
Separate recycling and garbage storage rooms for the commercial area and residential units
are located within the parkade, where the bins will need to be transferred to a holding area at
grade for easy pick-up.

A single vehicle access to the parkade will be provided from Tomicki Avenue at the
northwest corner of the site. Vehicle access is not provided to/from Alexandra Road.
On-site truck turnaround area, loading space and the garbage/recycling holding area are
located adjacent to the vehicle access, and these areas are screened from street view by a
planted evergreen screen in low planters.

Architectural Form and Character

This four-storey development features a mixed-use building on Alexandra Road and a
residential building on Tomicki Way, both sharing a common underground parkade with an
elevated central courtyard on top of the parking structure.

The design reflects the massing and architectural forms outlined in the development permit
guidelines for the Alexnadra neighbourhood. The two similarly sized L-shaped buildings are
designed with short arms facing the street and longer arms facing the side property lines.
The building facades are thoughtfully articulated with insets for balconies, creating visual
interest while reinforcing the established multi-family residential character of the Alexandra
neighbourhood.

Both residential entry lobbies feature 1.5-storey volumes, and are enhanced by tall curtain
wall windows, over-height doors, and a prominent canopy that creates a warm, inviting and
grand entrance.

The Alexandra commercial frontage features minimalist canopies extending over the doors of
the commercial retail unit. These units are further highlighted by large, clean expanses of
glass.

Utilizing a flat-roof design, the proposal introduces articulated rooflines that rise above the
building entrances to create a welcoming, pedestrian-oriented scale. The design ensures
contextual compatibility with both the adjacent low-density townhouses and the higher-
density, six-storey development.

The proposed material palette is highly contextual, utilizing a mix of brick veneer and fibre-
cement siding that complements surrounding apartment developments. The design features a
vertical material transition with a solid brick veneer base, horizontal lap siding in the middle,
and vertical board and batten siding on the upper floors, which creates a distinct vertical
breakdown and adds depth and visual interest to the building facades.

The proposed colour palette features a timeless, context-sensitive design utilizing red brick
complemented by neutral grey tones and off-white capping at the fourth level. Black window
frames and balcony railings provide a modem, sophisticated contrast, echoing the
material/colour palette of surrounding developments.
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Housing Type and Tenure

The proposed development includes multiple-family housing development. Consistent with
OCP respecting townhouse and multiple-family housing development projects and in order to
maximize potential rental and housing opportunities throughout the City, the applicant has
agreed to register a restrictive covenant on Title prior to DP issuance, prohibiting

(a) the imposition of any strata bylaw that would prohibit any residential dwelling unit from
being rented; and (b) the imposition of any strata bylaw that would place age-based
restrictions on occupants of any residential dwelling unit.

Transportation

Vehicular access will be provided through Tomicki Avenue, with loading and waste

collection facilitated on-site.

There is a total of 186 parking spaces provided in the parkade, including:

o 156 stalls for market strata units, including four accessible spaces.

o Six stalls for LEMR units.

o 22 shared visitor parking stalls (for commercial and residential visitor uses), including
one accessible parking space.

o Two car share spaces.

The proposed number of parking spaces complies with the zoning bylaw requirements,

subject to the provision of Transportation Demand Management (TDM) measures to the

satisfaction of the City. The following TDM measures will be secured through legal
documents to be registered on Title prior to DP issuance, as well as through the DP and SA
designs:

o Car Share Parking Spaces - provision of two designated car share parking spaces on site.

o Bicycle Maintenance Facility - provision of a common bicycle maintenance area onsite
with a bike repair and washing station for both residential and commercial uses.

o Cycling Amenity- Provision of a weather-protected, short-term bicycle parking area
fronting the Alexandra Way pedestrian corridor, situated under a canopy adjacent to the
commercial unit.

o Shared Micro Mobility Station - provision of a SRW and access to an area for a future
shared e-bike and e-scooter parking corral on the site.

o Upgrades to the Alexandra Way Pedestrian Corridor - The developer proposes to widen
the existing Alexandra Way along the east edge of the site (between Alexandra Road and
Tomicki Ave). Additional landscaping, lighting, and bicycle-support amenities (e.g.,
repair stations and air pumps) will be provided to better accommodate both pedestrians
and cyclists.

There is a total of 182 Class 1 (residential) bicycle parking spaces provided within bike

storage rooms in the parkade. In which 181 spaces are provided for residential uses and one

space 1s provided for commercial uses. The proposed number of Class 1 bicycle parking
spaces exceeds the minimum requirements under the zoning bylaw.

There is a total of 30 Class 2 (visitor) bicycle parking spaces provided on-site. In which,

29 spaces are provided for residential visitors, and one space is provided for a commercial

visitor. Bicycle parking spaces are distributed across open areas by both residential lobbies,

as well as along Alexandra Way at the central node and adjacent to the commercial unit.
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The proposed number of Class 2 bicycle parking spaces exceeds the minimum requirements
under the zoning bylaw.

Tree Management

At Rezoning stage (2011), it had been determined that all three bylaw-sized trees on-site and
two street trees located on Alexandra Road were not good candidates for retention. The
street trees were subsequently removed under Tree Cutting Permit 2017-792387.

In November 2024, prior to the current DP application being submitted to the City, four
bylaw-sized trees onsite were removed under Tree Cutting Permit 2024-049289. The tree
removal permit has the following condition: “Should the property be included in an
application for Rezoning, DP or Subdivision, after issuance of this permit, tree replacement
will be required for the above permitted trees at a minimum rate of 2:1 as stated in the OCP
regardless of the size of the replacement trees.”

Accordingly, fourteen replacement trees are required. The applicant is proposing to plant 59
new trees onsite, including 12 conifer trees and 47 deciduous trees.

Landscape Design and Open Space Desiagn

The overall landscape concept satisfactorily enhances the interface between the proposed
development and the public realm.

At the main building entrances, functional and user-friendly features such as a convenient
bike parking and seating area are incorporated into the landscape design, offering a resting
spot for pedestrians, residents and visitors, as well as encouraging social interaction.
Street-front residential units feature landscaped front yards with brick-clad planter walls,
canopy trees and multi-layered plantings of both evergreen hedges and ornamental grasses to
define public and private spaces.

The truck turnaround, loading and garbage and recycling holding areas along Tomicki
Avenue will be screened by a row of 1.5 m tall Emerald Green arborvitae shrubs. The
planting beds are specifically sized to accommodate the root balls of the proposed planting
materials.

The pathway on Alexandra Way gradually slopes up from the street to match the courtyard
grade at the central node. The elevation difference between the pathway and adjacent
units/top of parkade podium is softened by a graded slope, featuring dense, intensive
landscaping that transitions from the paved path to the ground floor and to the top of the
parkade podium.

The central node on Alexandra Way contains benches and bike racks that will provide a
place for people to gather, relax and contemplate. This mid-point also provides residents of
the complex with direct access from Alexandra Way to their private central
courtyard/outdoor amenity area.

The northern courtyard offers a mix of active and passive amenity spaces, including an urban
agricultural area and open spaces for family picnics, informal sports or quiet outdoor reading.
Raised planters along the western and northern edges are proposed to enhance privacy for
residents in the surrounding units.

The southern courtyard is also framed by planting and features a children’s play area with
play equipment suitable for each of the 1-5 and 6-12 age groups. The selected play
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equipment will encourage active play such as climbing, sliding or jumping to foster
essential motor skills in a secure setting.

A landscaped mound to the south and east of the play area is also proposed to provide a
natural buffer for residents living along this courtyard.

An irrigation system is proposed to ensure the continued maintenance of live landscaping on
site.

To ensure that the proposed landscaping works are completed, the applicant is required to
provide a landscape security of $1,538,038.80 prior to DP issuance.

Crime Prevention Through Environmental Design

Crime Prevention Through Environmental Design (CPTED) principles have been considered
throughout the proposed development.

The proposed plan provides good edge features along the site and identifies public and
private spaces, giving the site a good sense of territoriality to residents and visitors.

Unit windows and doors are designed to face streets, greenways and internal courtyards to
enhance passive surveillance.

The commercial space along the Alexandra Road frontage is designed to establish visual
interest at the pedestrian scale and to encourage pedestrian activity along the street.

A comprehensive lighting strategy has been proposed to ensure safety, visibility and user
comfort throughout the site. Lighting is provided at all doorways, pathways, as well as
outdoor amenity areas and bike parking areas.

All fixtures are downward facing, minimizing light spill and glare and helping to reduce light
pollution.

Sustainability and Renewable Energy

The proposed development will connect to the (ADEU), contributing to reduced operational
greenhouse gas emissions.
The project is designed to meet or exceed the BC Energy Step Code and Zero Carbon Step
Code requirements applicable at the time of the BP application. The current target is BC
Energy Step Code Step 3 with Emission Level EL-2.
Energy- and water-efficient appliances and fixtures will be provided in all residential units.
The applicant advised that the following features will be incorporated into the proposed
development to reduce energy use and emissions:

o In-suite heat recovery equipment for all residential units.

o Centralized domestic hot water system.

o Energy-efficient lighting throughout.

o High-performance glazing.

Accessible Housing

The proposed development includes 29 BUH units that are designed to be easily renovated to
accommodate a future resident in a wheelchair. These single-storey units are required to
incorporate all the accessibility provisions listed in the BUH Features section of the City’s
Zoning Bylaw and are permitted a density exclusion of 1.86 m? (20 ft*) per unit.

All proposed units incorporate aging-in-place features to accommodate mobility constraints
associated with aging. These features include:
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o stairwell handrails;

lever-type handles for plumbing fixtures and door handles; and

o solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.

O

Site Servicing

e An associated SA (SA 12-602639) was secured through the Rezoning (RZ 10-534751) for
the design and construction of roads and engineering improvement works required with
respect to the development.

e Based on the current development requirements and design standards, a new SA is
recommended. Once the new agreement is registered on Title, the 2012 SA could be
cancelled and discharged from Title.

e The project will include frontage upgrades along Alexandra Road, Tomicki Avenue and the
Alexandra Way greenway. Upgrades include:

o Frontage improvements along Alexandra Road to include new curb, gutter, boulevard,
sidewalk and new accessible letdowns.

o Frontage improvements along Tomicki Avenue to include reinstatement of a new
boulevard on the north side of Tomicki Avenue, re-aligning and widening Tomicki
Avenue to a straight alignment, and construction of a new curb, gutter, boulevard and
sidewalk on the south side of the road.

o Improvements along the Alexandra Way pedestrian corridor to include new plantings
and widening of the existing pathway.

o Upgrades to the Alexandra Road and McClelland Road intersection to introduce a new
pedestrian-activated crosswalk on the east leg of the intersection, connecting the
improved Alexandra Way greenway to McClelland Road to the south.

Conclusions

As the proposed development would meet applicable policies and DP Guidelines, staff
recommend that the DP be endorsed, and issuance by Council be recommended.

Respectfully submitted,

Joshua Reis, Director, Development

Report Contributors

This report was prepared by Edwin Lee, Planner 2, Development Applications.

Att.  1: Location Map
2: Development Application Data Sheet
3: Summary of Charges Registered on Title and Actions to be Taken
4: Excerpt from Advisory Design Panel Meeting Minutes (February 12, 2026)
5. Development Permit Considerations



ATTACHMENT 1

City of
Richmond

2 i5| {_ % Zre7
T[]
= z QQ 2 RSM/XL
% a O“EN-SON CR 5 ZLR20 ZLR24 RSI/F
S g8 A A m 2 TOMICKI4 >
RDI RSNE (XXX
9.0 0.0
LS
edelede!
SRS ZLR23 RSM/XL \’
‘ \ ‘ 4 ‘ ‘ { ‘ [ RSI"E™] a D} st ZMU28 K85 ZLR30
i 5 e
LESLIE RD - s
1
oM/ <«
LT LT SN :
.’-“LEXANDRA'RDI
-E‘ g 167
e Gl -p| g
= . < . sl
W ZC32 j ZC32 RSM/XL FSYE
o E :_lu) ZT71 XL
< =
= ~ALDERBRIDGE WAY -9 — -
I SUBJECT
v RCLL AGL
: SITE
"
-
z
‘g
= (
X
o (5 Y] [ s B\
cF 2 [3C0KKRRS :
2 < [ XN 9366 9388
[
w0
® 3
- ¢ ¢
[V, ]
[
o
e 9333 -
2 g
® >
517 71!5.2‘ 15.24 § ¥ - <
59091/ 9111 < g2
g @ © 9399
N % 9151 s, < e 2 4 N
ALEXANDRA RD
Original Date: 06/30/25
DP 25-017215 Revision Date:
Note: Dimensions are in METRES







| avelopment Apg Ice
Development Applications Department

nD taf eet

DP 25-012215 Attachment 2
Address: 9291 Alexandra Road/9288 Tomicki Avenue
Applicant: Raghav Grover Owner: Polygon Dorchester Homes Lid.

Planning Area(s):

West Cambie Area Plan, Alexandra Neighbourhood

Floor Area Gross: 12,210 m? Floor Area Net: 11,716 m?
‘ Existing ‘ Proposed

Site Area: 7,570 m? No Change

Land Uses: vacant Apartment reS|dent|a.I and
small plate commercial

OCP Designation: City Centre Perimeter - Tier 2 No Change

Area Plan Design: on: Mixed Use: Medium Density Residential over Retail | No Change

Zonina: Residential/Limited Commercial (ZMU23) — No Change

g Alexandra Neighbourhood (West Cambie) g
Number of Units: 0 139
Bylaw Requirement | Proposed Variance
Total Floor Area Ratio: Max. 1.55 FAR 1.55 none permitted

Non-Residential: Min. 0.024

Non-Residential: Min. 0.024

Floor Area Ratio: Affordable Housing: Min. 0.083 | Affordable Housing: Min. 0.084 none

Market Residential: 1.443 Market Residential: 1.440
Lot Coverage: Max. 45% 42% none

N — Tomicki: Min.6.0 m N — Tomicki: n/a none
Building Setbacks — Non- S — Alexandra: Min. 0.0 m S — Alexandra: 0.0 m none
Residential: E: Min. 8.0 m E:7.14m Variance Requested

W: Min. 8.0 m W: n/a none

N — Tomicki: Min.6.0 m. N — Tomicki: 6.0 m. none
Building Setbacks - S — Alexandra: Min.1.5 m S — Alexandra: 4.12 m none
Residential E: Min.6.0 m E:6.0m none

W: Min.6.0 m W:6.0m none

N — Tomicki: Min. 2.6 m N — Tomicki: 4.22 m none

. S — Alexandra: Min.7.0 S — Alexandra: 3.09 Variance Requested

Parking Structure Setbacks E: Min.0.0 m E 50m none

W: Min.0.0 m W:0.8m none

N — Tomicki: Min.4.0 m N — Tomicki: 4.80 m none
Unenclosed Balcony S — Alexandra: 1.5 m S — Alexandra: 2.82 m none
Setbacks E: Min.4.8 m E:5.06m none

W: Min.4.8 m W: Min.5.06 m none
Height (m): Max. 20.0 m 17.48 m none
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Off-street Parking Spaces —
Regular (R):

Total: 162 (R), including:

- Market Unit: 130 units x 1.5
spaces/unit with TDM
Reduction = 156 (R)

- Affordable Housing Unit: 9
units x 0.56 spaces/unit = 6
(R)

162

none

Off-street Parking Spaces —
Shared Commercial (C)
NVisitor (V):

Total 5 (C): 182 m?x 3
spaces/100 m? with TDM
Reduction = 4 (C)

Total: 22 (V), including:

- Market Unit; 130 units x 0.2
spaces/unit with TDM
Reduction = 21 (V)

- Affordable Housing Unit: 9
units x 0.11 spaces/unit = 1
(V)

22 Shared Commercial (C)
/Visitor (V) spaces

none

Small Car Parking Spaces

Max. 50% when 31 or more
spaces are provided on-site
(184 x Max. 50% = 92)

89

none

Accessible Parking Spaces:

Min. 2% when 11 or more

spaces are required:

- Residential: 162 spaces x
2% =4

- Commercial/Visitor: 22
spaces X 2% =1

none

Amenity Space - Indoor:

Min. 100 m?

101.5 m?

none

Amenity Space — Outdoor:

Min. 834 m?

1,059.5 m?

none




ATTACHMENT 3

Summary of Charges Registered on Title and Actions to be Taken

Charge Number

Description

Action to be Taken

CA6386541

Servicing Agreement (SA)

This agreement will be replaced after the
developers enter into a new SA.

CA6386543-45

Statutory Right of Way
(SRW) (walkway and utilities)
over plan area EPP59695

Replacement of this SRW is required to permit
underground parkade and canopy encroachments
as shown on DP plans.

Covenant

CA6386549 Flood Covenant No change, keep as is.
CA6386551-52 Airport Noise Covenant No change, keep as is.
CAB386555 Tandem Parking Assignment | No change, keep as is.

CAB6386557-59

Canopy Encroachment
Agreement into Alexandra
Road

Since the area of the encroachment has changed:;
this agreement is to be replaced.

CA6386563

Shared Visitor parking
Covenant (non-assignment)

This covenant is to be replaced to update location
of shared visitor parking as shown on the DP
plans.

CA6386565-66

Alexandra DEU Covenant

No change, keep as is.

CAB6386569-70

Housing Covenant

This covenant is to be replaced to update location
and size of LEMR units as shown on the DP
plans. Council will be required to consider this
change through a future report to Council.

Agreement (HA)

CA6549777 Notice of Development A new notice of DP will be registered by clerks
Permit (DP) when the new DP is issued.
CA7091816 Notice of Housing The developers propose to amend the HA to

update the size and number of LEMR units as
shown on the DP plans and reflect recent
changes to the LEMR program. Council will be
required to consider this change through a future
report to Council. This notice will be replaced
after the developers enter into a Restated HA.

8424620




Attachment 4

Excerpt from the Minutes from
The Design Panel Meeting

Thursday, February 12, 2026 — 4:00 p.m.
Virtual, Microsoft Teams

DP 25-017215 - TWO FOUR-STOREY BUILDINGS ON TOP OF A PARKING
PODIUM WITH 181 SQM OF COMMERCIAL RETAIL SPACE AND 139
RESIDENTIAL UNITS, INCLUDING NINE LOW-END MARKET RENTAL UNITS

ARCHITECT: Engage Architecture
LANDSCAPE ARCHITECT: Land Affairs

PROPERTY LOCATION: 9291 Alexandra Road / 9288 Tomicki Avenue

Applicant’s Presentation

Architect Karen Smith, Engage Architecture, and Landscape Architect Jergus Oprsal,
Land Affairs, presented the project and together with Raghav Grover, Project Manager,
Polygon Homes, answered queries from the Panel.

Panel Discussion

Comments from Panel members were as follows:

= the project fits well with adjacent residential developments, resulting in a
cohesive neighbourhood;
Noted.

. consider replacing the proposed wood Fibar play surface with pour-in-place
rubber in the children’s play area to make it accessible for a child in a
wheelchair;

The fibar in the play area has been replaced with PIP rubber. Refer to sheet
L1-01

. consider installing weather protection, e.g. temporary shade structures, in the
common outdoor amenity areas;

Weather protection is provided both at the exterior doors of the indoor
amenity/amenity patio and adjacent to the children’s play area. Buildings and
trees will provide additional shade.
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some of the planters appear narrow; consider adding a soil plan, especially for
the trees in planters, to ensure adequate soil volumes;

The planter width that was discussed during the ADP is 600mm wide (inside
dimension), which is an adequate width to plant 1 row of plants.

Soil depth plan has been submitted and reviewed by staff.
appreciate that the accessible units are distributed throughout the development;
Noted.

the proposed play equipment in the outdoor amenity areas would require
substantial housekeeping slab/concrete pads; consider this at the appropriate
stage of the project;

Noted.

consider adding an irrigation area plan to ensure adequate irrigation for all
landscaped areas in the project;

Irrigation plan has been submitted and reviewed by staff.

consider improving the design of the intersection of the north-south greenway
and the east-west axis between the two buildings in the proposed development
to emphasize the publicly accessible greenway and de-emphasize the east-west
connection as it just provides a visual connection from the greenway;

The proposed paving and planting reinforce N-S circulation along the
Greenway. The node (non-directional) is a moment that offers pause and a
small, plaza-like space to enhance experience of the residents and the passers-

by.
understand the project design team’s rationale for the proposed two separate
outdoor amenity areas; however, rotating/flipping the proposed outdoor amenity

area of one building to connect and combine with the outdoor amenity area of
the other building would create a larger common outdoor amenity area;

See response below regarding building form.

support the Panel comment to replace the proposed Fibar play surface with
pour-in-place rubber to provide accessibility not only to children in wheelchairs
but also to adults in wheelchairs, e.g. parents and grandparents of children;

Agreed, the fibar in the play area has been replaced with PIP rubber. Refer to
sheet L1-01.
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the south building provides only one lobby while the north building provides
two separate entrances for the stairway and accessible elevator; consider
eliminating the segregation of entrances and providing just one lobby for the
north building;

The additional vestibule for the north lobby is required for elevator access to
the visitor and commercial parking area, which would be unsecured during
commercial hours. It is not acceptable from a security standpoint for
commercial parking users to enter into the residential building for this access
and this comment ignores this functional consideration that is not present at
the south lobby.

unit plans are provided for unit types B3, C1, C3, D1 and D2 in the project’s
accessibility strategy; however, there are no unit plans provided for unit types
B3A and ClA; consider providing unit plans for these unit types and include
accessibility details;

Unit plans are provided; these are the B3 and CI plans. The sub versions of
the B3 and C1 have very minor variations in the plan, and the very limited
area of difference only is indicated (a raised floor in the 2" bedroom closet in
the Cla plan and a corner shaft in a different position in the B3a plan). As
this minor extent of change has no impact to the accessible features of either
unit, a full alternate plan has not been provided, and they are B3 and Cl
units for this purpose.

appreciate the provision of automatic doors not only at the main entrances but
also throughout the building, e.g. at the garbage and recycling rooms;

Noted.

also appreciate the provision of removable ramps for access to the individual
balconies;

Noted,

appreciate the multiple layers of security (i.e. provision of three sets of doors)
leading to and at the bicycle storage rooms; consider not installing any signs on
the doors in order not to announce the location of bicycle storage rooms for
security reasons; also consider installing extra secure door hardware;

Door security for these rooms includes anti-pry astragals for the exterior of
the doors. Omitting signage may be of concern to the fire department and
this request would need their approval.

appreciate the thorough presentation of the project including the clear drawings,
complete sections, and high quality of presentation materials provided to the
Panel;

Noted.



8326226

-4.

no concerns regarding (i) the proposed variances to reduce the subject site’s
parking structure setback to the Alexandra Road frontage and the commercial
setback to the east property line, (i1) the screening of the loading area, and (ii1)
the transition from the west edge of the subject site to the adjacent three-storey
townhouse development;

Noted.

appreciate the accessible connection between the indoor amenity space and the
common outdoor amenity areas, giving users the ability to move around the
amenity spaces and experience more sunlight and warmer areas;

Noted.

appreciate the proposed planting of street trees at grade along the greenway;
would like to see the City requiring replacement bylaw-sized trees to be planted
at grade;

Noted.

the south outdoor amenity area would receive a lot of sun exposure; consider
adding more seating along the east edge; not concerned about the lack of shade
structure in the outdoor amenity areas as portions of these areas could get shady
and cold at certain times of the year;

Understood, seating was added. Users of the space can now choose whether to
sit beneath the canopy or out in the non-shaded area. Refer to sheet L1-01.

consider replacing some proposed tree species to be planted along the greenway
such as the Paperback Maple, Katsura, Western Red Cedar, Vine Maple, and
Tulip Tree as these are either slow growing, not drought tolerant, not robust
enough or messy; consider instead planting Red Maple, Ginkgo, Nyssa sylvatica
and other suitable tree species recommended by Metro Vancouver’s guide on
urban trees in a changing climate;

The above-mentioned replacements along the greenway have been
incorporated. Refer to sheet L3-01 and L3-03.
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the project is well planned; understand the parameters that needed to be
considered in the design of the project and appreciate the site’s proposed
interface with the adjacent townhouse development to the west; however, the
configuration of the proposed development could be improved to open up the
tight space along the west side of the development; the design team is
encouraged to review again the configuration of the north building and consider
reversing its “C” shape as it would (i) open up the tight space along the west
side, (ii) allow units in the north building to utilize the greenway and create
mews to enliven the greenway, and (iii) make the loading area work better;

This option as suggested by the panellist was studied in great detail at an
earlier project phase as well as already previously reviewed with Planning
and the design team considers it unworkable and it has not been pursued. The
issue is that the required location of the parking entry and loading means that
it is not a symmetrical condition when the north building is mirrored and
instead the short arm of the L form pinches considerably south creating very
poor access to light at the inside corner including at the indoor amenity

no concerns regarding the proposed variances to reduce the parking structure
setback to the site’s Alexandra Road frontage and reduce the commercial
setback to the east property line; appreciate the CRUs being pushed to the street
as a result of the proposed variances;

Noted.

appreciate the use of brick at the base of the building fronting the street;
however, the lack of contrast between the nightingale and white colours for the
exterior cladding materials in the inner elevations of the buildings would make
the buildings look taller especially during the gray months; the change of
texture from horizontal to vertical is also not sufficient to provide a contrast to
differentiate the upper and lower levels of the buildings; consider using another
colour to provide more differentiation to the upper and lower levels on the inner
elevations of the buildings; and

We have re-reviewed the proposed colours (photo below) and consider the
medium grey (Nightingale) to provide good contrast to the white. We have re-
allocated the locations of the darker grey (Trout Grey) in some areas around
the courtyard to provide additional contrast. The change of materials is very
readily perceived in a built condition and does provide good contrast.

consider a high albedo roof; would have wanted to see the flat roofs utilized to
their maximum.

The roof is covered with ballast, as required by the acoustic report; ballast
roof areas, even light-coloured river rock as is proposed here, are not
generally considered a high albedo roof, although it will provide some similar
benefit.



Panel Decision

It was moved and seconded
That the DP 25-017215 be supported to move forward to the Development Permit Panel

subject to the applicant giving consideration to the comments of the Advisory Design
Panel.
CARRIED



Al .ALAME T5

e slopment Permit Consider: ons

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

Address: 9291 Alexandra Road/9288 Tomicki Avenue File No.: DP 25-017215

Prior to approval of the Development ermit, the developer is required to con lete the following:

l.

(Housing Covenant) Replacement of Housing Covenant CA6386569-70 to update location and size of Low End
Market Rental (LEMR) units as shown on the DP plans.

(Housing Agreement) Owner entering into a Restated Housing Agreement.

(No Rental and Age Restrictions) Registration of a restrictive covenant prohibiting (a) the imposition of any
strata bylaw that would prohibit any residential dwelling unit from being rented; and (b) the imposition of any
strata bylaw that would place age-based restrictions on occupants of any residential dwelling unit.

(SRW Encroachment) Replacement of SRW CA6386543-48 to permit underground parkade and canopy
encroachments as shown on the DP plans.

(Canopy ncroachment) Replacement of Canopy Encroachment Agreement CA6386557-62 with a new
encroachment agreement over license area of approximately 18m”.

(Shared Visitor Parking) Replacement of Shared Visitor Parking Covenant CA6386563 to update location of
shared visitor parking as shown on the DP plans

(TDM: Car-Share Parking) Registration of a legal agreement on title requiring that no development shall be
permitted on site, restricting Development Permit* issuance until the developer provides for parking for the lot’s
required proportion of two (2) car-share vehicles together with electric vehicle (EV) charging stations to the
satisfaction of the City. More specifically, the two (2) car-share parking stall shall include the following:

a) The car-share parking spaces shall be located on the parking level where it will be with safe, convenient,
universally-accessible, and provide for 24/7 public pedestrian and vehicle access.

b) The car-share space shall be provided in addition to any required parking spaces on site.

¢) The car-share space shall be equipped with electric vehicle (EV) quick-charge (240V) charging station for
the exclusive use of car-share vehicle parked in the required car-share space.

d) Users of the car-share spaces shall not be subject to parking fees, except as otherwise determined at the sole
discretion of the City.

e) “No development” shall be permitted on the lot, restricting Development Permit* issuance, until the
developer:

1. Designs the lot to provide for the required car-share facility, including car-share parking spaces, 24/7
public access for vehicles and pedestrians, and related features (eg. EV 240V chargers, signage).

1. Secures the car-share facility on the lot via a statutory right-of-way(s) and easement(s) registered on
title and/or other legal agreements.

ili.  Registers legal agreement(s) on title requiring that, unless otherwise agreed to in advance by the City,
in the event that the car-share facility is not operated for car-share purposes as intended via the subject
development permit application (eg. operator’s contract is terminated or expires), control of the car-
share facility shall be transferred to the City, at no cost to the City, and the City at its sole discretion,
without penalty or cost, shall determine how the facility shall be used going forward.

f) No Building Permit* shall be issued for a building on the lot, in whole or in part, until the developer provides
for the required car-share facility.

g) “No occupancy” shall be permitted on the lot, restricting final Building Permit* inspection granting
occupancy for any building, in whole or in part, until the developer completes the required car-share facility
on the lot and it has received final Building Permit* inspection granting occupancy.

Initial:
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8. (TDM: Bicycle Maintenance Facility) Registration of a legal agreement on title requiring that no development
shall be permitted on site, restricting Building Permit* issuance until the developer provides for separate Bicycle
Maintenance Facilities for residential and commercial uses:

a) Each facility must include a bicycle repair stand (with tools), foot pump, and faucet, hose and drain for
bicycle washing.

b) A note is required on the Development Permit* and Building Permit*.

c) Appropriate signage is required.

d) “No occupancy” shall be permitted, restricting final Building Permit* inspection granting occupancy for any
building on the lot, in whole or in part, until the required bicycle maintenance facilities are completed and
have received final Building Permit* inspection granting occupancy.

9. (TDM: Cycling & Pedestrian Infrastructure Improvements) Registration of a restrictive covenant and
Statutory Right-of-Way(s) on title, or alternative legal agreement, subject to the final approval of the Director of
Transportation, securing the owner's commitment to provide a bicycle repair station and air pumps on the site
within the Alexandra Way pedestrian corridor SRW at no cost to the City.

10. (TDM: Shared Bike and Micro Mobility Station) Registration of a restrictive covenant and Statutory Right-of-
Way(s) on title, or alternative legal agreement, subject to the final approval of the Director of Transportation,
securing the owner's commitment to provide space for a shared e-bike and e-scooter parking corral on the site,
constructed with a concrete pad foundation, with access rights for the City or an operator to install a micro-
mobility or bike station and for the public to use the facility, at no cost to the operator or the City

11. (Landscaping Security) Receipt of a Letter of Credit for landscaping in the amount of $1,538,038.80 (based on
the costs estimate provided by a CSLA registered landscape Architect including 10% contingency). A legal
agreement is required to accompany the Landscape Security to set the terms for its use and release.

12. (Fees — Notices) Payment of all fees in full for the cost associated with the Development Permit Panel Meeting
Notices, consistent with the City’s Consolidated Fees Bylaw No 8636, as amended.

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

1. Enter into a Servicing Agreement* for the design and construction of the Engineering, Transportation and Parks
works. A Letter of Credit or cash security for the value of the Service Agreement works, as determined by the
City, will be required as part of entering into the Servicing Agreement. Works include, but may not be limited to,
the following Engineering, Transportation and Parks works:

Servicing:
Water Works
a) Using the OCP Model, there is 635 L/s of water available at a 20-psi residual at the Alexandra Rd frontage.
Based on your proposed development, your site requires a minimum fire flow of 220 L/s.
b) Using the OCP Model, there is 346 L/s of water available at a 20-psi residual at the Tomicki Ave frontage.
Based on your proposed development, your site requires a minimum fire flow of 220 L/s.

c¢) Prior to the rezoning staff report being written, the Developer is required to coordinate with Richmond Fire
Rescue to confirm whether fire hydrants are required along the proposed development’s lane frontage. If
required by RFR, the necessary water main and hydrant installations shall be reviewed by Engineering and
added to the servicing agreement scope.

d) At Developer’s cost, the Developer is required to:

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

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

iii) Extend the existing 200 mm PVC water main on Tomicki Ave from WCP246324 to WCP244311,
approximately 60 m. Details such as size and alignment shall be determined during the servicing
agreement process.

Initial:
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1v) Install 1 new water service connection complete with water meter and water meter box at the main along
the Alexandra Rd frontage. Size and location to be determined during the servicing process.

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

vi) Cut and cap at the main, and fill and abandon the temporary 200 mm PVC water main WND246328 along
Tomicki Ave. Details to be determined during the servicing agreement process.

e) At Developer’s cost, the City will:
i) Complete all tie-ins for the proposed works to existing live water main infrastructure.

Storm Sewer Works:

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

1) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of
the servicing agreement design.

i) Provide a right-of-way for the inspection chamber. Exact right-of-way dimensions to be finalized during
the servicing agreement process.

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

1) Install 1 new storm sewer service connection at the manhole STMH129391 along the Alexandra Rd
frontage complete with inspection chamber on private side of property line. Size and location to be
determined during the servicing agreement process.

i) Complete all tie-ins for the proposed works to existing City infrastructure.
Sanitary Sewer Works:

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

1) Provide a right-of-way for the inspection chamber. Exact right-of-way dimensions to be finalized during
the servicing agreement process.

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

1) Install 1 new sanitary sewer service connection at the manhole SMH57150 along the Alexandra Rd
frontage complete with inspection chamber on private side of property line. Size and location to be
determined during the servicing agreement process.

i1) Complete all tie-ins for the proposed works to existing City infrastructure.
Street Lighting:
a) At Developer’s cost, the Developer is required to:
i) Provide street lighting along the development’s frontages according to the following:
(1) Alexandra Rd
(a) Pole and luminaire colour: Powder coated in smooth gloss BLACK finish RAL9005

(b) Roadway lighting @ back of curb: Type 1 Decorative Luminaire Pole (LED) (Reference City
of Richmond Standard Drawing [.12.5)

(2) Tomicki Ave
(a) Pole and luminaire colour: Powder coated in smooth gloss BLACK finish RAL9005

(b) Roadway lighting (@ back of curb: Type 1 Decorative Luminaire Pole (LED) (Reference City
of Richmond Standard Drawing L.12.5)

i) Provide roadway lighting calculations as per City of Richmond Standards.
General Items:
a) At Developer’s cost, the Developer is required to:
i)  Complete other frontage improvements as outlined in the “Frontage Upgrades” section.
i1) Coordinate with BC Hydro, Telus and other private communication service providers:

Initial:



iii)

vi)

vii)

4.

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

(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.

(3) To underground overhead service lines.

Locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development and proposed undergrounding works, 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:

- BC Hydro PMT-4.0x 5.0 m

- BCHydroLPT-3.5x35m

- Street light kiosk— 1.5x [.5m

- Traffic signal kiosk —2.0x 1.5 m
- Traffic signal UPS - 1.0x 1.0 m

- Shaw cable kiosk — 1.0 x 1.0 m

- Telus FDH cabinet - 1.1 x 1.0 m

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

Provide a video inspection report of the existing sanitary sewer and storm sewer along the Alexandra
Rd and Tomicki Ave frontages prior to start of site preparation works or within the first servicing
agreement submission, whichever comes first. A follow-up video inspection, complete with a civil
engineer’s signed and sealed recommendation letter, is required after site preparation works are
complete (i.e. pre-load removal, completion of dewatering, etc.) to assess the condition of the existing
utilities and provide recommendations to retain, replace, or repair. Any utilities damaged by the pre-
load, de-watering, or other ground preparation shall be replaced or repaired at the Developer’s cost.

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

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

viil) Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note

that the City’s preference is to manage groundwater onsite or by removing and disposing at an
appropriate facility. If this is not feasible due to volume of de-watering, the Developer will be required
to apply to Metro Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary
sewer does not have adequate capacity to receive the volume of groundwater, the Developer will be
required to enter into a de-watering agreement with the City wherein the developer will be required to
treat the groundwater before discharging it to the City’s storm sewer system.

Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City’s
Engineering Department.

Initial:
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x) Coordinate the servicing agreement design for this development with the servicing agreement(s) for
the adjacent development(s), both existing and in-stream. The developer’s civil engineer shall submit a
signed and sealed letter with each servicing agreement submission confirming that they have
coordinated with civil engineer(s) of the adjacent project(s) and that the servicing agreement designs
are consistent. The City will not accept the 1st submission if it is not coordinated with the adjacent
developments. The coordination letter should cover, but not be limited to, the following:

(a) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and
private utilities.

(b) Pipe sizes, material and slopes.

(c) Location of manholes and fire hydrants.
(d)Road grades, high points and low points.
(e) Alignment of ultimate and interim curbs.
(f} Proposed streetlights design.

xi) Enter into, if required, additional legal agreements, as determined through 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.

Frontage Upgrades:
s Alexandra Road:

@]

@]

Along the full Alexandra Road frontage, from the subject site’s south property line:
= 2.0 m wide sidewalk;
» 2.5 m wide grassed and treed boulevard with streetlights and utilities;
* (.15 m curb and gutter;
= Approximately 11.0 m wide pavement.

Removal of existing driveway.

¢ Alexandra Road and McClelland Road intersection:

@]

@]

@]

Upgrade the intersection to introduce a new special crosswalk on the east leg of the intersection, complete
with new traffic poles, overhead illuminated signs, audible pedestrian signals, overhead LED
streetlighting with intersection lighting design and new BC Hydro stand-alone service panel;

Upgrade the existing west cross-walk pushbutton to audible pedestrian signals and letdowns.
Intersection lighting design to be reviewed and upgrades undertaken accordingly.

e Tomicki Avenue:

@]

Along the full Tomicki Avenue frontage, from the site’s north property line:
r 2.0 m wide sidewalk;
* 3.6 m wide grassed and treed boulevard with streetlights and utilities;
* (.15 m curb and gutter;
* 8.5 m wide pavement;
* 0.15 m curb and gutter;
* 3.6 m wide grassed and treed boulevard with streetlights and utilities;
»  Existing 2.0 m wide sidewalk to remain.

Extend enhanced pathway connecting the existing crosswalk near the eastern PL of the site to the North-
South greenway, with a minimum width of 3.5 m, and transition to new sidewalk beyond the greenway.

Construct one new driveway access with a maximum driveway width of 7.5 m, aligned across from
outbound traffic from the driveway across the street.

Initial:



¢ Alexandra Way Greenway:

o Construct, generally:

*  Approximately 4 m wide planted greenway c/w lighting, with local meaders as required to be
reviewed through the Servicing Agreement design process;

*  Minimum 4 m wide walkway;
» Existing approximately 2 m wide boulevard strip to remain.

o Provide bicycle repair stations, air pumps, and micromobility stations within the greenway.

o The greenway shall connect to crosswalks at both the north and south extents through enhanced pathways

as required.

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

3. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or
Development Permit processes.

Payment of the Supplementary Local Area DCC for the Alexandra Neighbourhood.

5. Payment of $1,836.72 per unit plus applicable interest, in accordance with the Alexandra Neighbourhood
Development Agreement.

6. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and

associated fees may be required as part of the Building Permit. For additional information, contact the Building
Approvals Department at 604-276-4285.

Note:

*

This requires a separate application.

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

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

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

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

If the development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms
of minimum lot area, building setback and parking requirements. Please arrange to have the City’s Approving Officer review the
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements,
the application should be submitted at least 12 months prior to the expected occupancy of development.

If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required. To
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months
prior to the expected occupancy of development.

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 contains 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

Initial:
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that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

[signed copy on file]

Signed Date



Develc ant Permit

No. DP 25-0 7215

To the Holder: Raghav Grover
Property Address: 9291 Alexandra Road/9288 Tomicki Avenue
Address: 1333 West Broadway, Unit 900

Vancouver, BC V6H 4C2

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

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

The "Richmond Zoning Bylaw 8500" is hereby varied to:

a) reduce the setback to the partial below-grade parking structure from Alexandra Road
from 7.0 m to 3.0 m; and

b) reduce the side yard setback for non-residential uses to the east property line from 8.0
mto 7.14 m.

Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #48 attached hereto.

Sanitarv sewers, water, drainage, highways, street lighting, underground wiring, and
sidew: s, shall be provided as required.

As a condition of the issuance of this Permit, the City is holding the security in the amount of
$1,538,038.80 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
securi for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

If the ] slder does not commence the construction permitted by this Permit within 24 months
ofthe te of this Permit, this Permit shall lapse and the security shall be returned in full.

8326226



Development Permit
No. DP 25-017215

To the Holder: Raghav Grover
Property Address: 9291 Alexandra Road/9288 Tomicki Avenue
Address: 1333 West Broadway, Unit 900

Vancouver, BC V6H 4C2

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

This Permit is not a Building Permit.

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

MAYOR

8326226
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DORCHESTER

D ’QTY BOTANICAL NAME COMMON NAME SCHEDULED SIZE \NOTES

TREES

ACG ’19 Acer griseum Paperbark Maple Scmecal (2" cal) TB&B, Well branched, dense tree
APG 13 Acer palmatum 'Green' Green Japanese Maple 2.4m ht. (8'-0" ht.) B&B, Nursery grown, minimum 3 stems
AMA 3 Amelanchier alnifolia Saskatoon Serviceberry Scmcal (2" cal) B&B, Multi-stem, dense tree
CKS 6 Caornus kousa 'Satomi' Pink Japanese Dogwood Scmcal (2" cal) B&B, Well branched, dense tree
CKN 2 Cornus kousa x nuttallii 'Starlight' Starlight Dogwood Scmecal (2" cal) B&B, Well branched, dense tree
MAR 4 Magnolia stellata 'Royal Star’ Royal Star Magnolia S5cmecal. (2" cal) B&B, Well branched tree

POB B Picea omorika 'Bruns' Bruns Serbian Spruce 2.4m ht. (8'-0" ht.) B&B, Well branched, dense tree
PNG 3 Pinus nigra 'Select Green' Select Green Austrian Pine 3.0m ht. (10'-0" ht)) B&B, Well branched, dense tree
SPS 7 Stewartia pseudocamellia Japanese Stewartia Scm cal. (2" cal)) B&B, Well branched, dense tree
SJC 6 | Styrax japonica Japanese Snowbell Scmecal (2" cal) B&B, Well branched, dense tree
SHRUBS

BUM 256 Buxus microphylla var. japonica 'Green Beauty' |Japanese Boxwood 'Green Beauty' #2 pot, 45cm o.c. Well established nursery grown
Clv 25 Ceanothus impressus 'Victoria' Victoria California Lilac #3 pot, 30cm o.c. Well established nursery grown
CHS 154 Choisya ternata 'Sundance' Sundance Mexican Orange Blossom #2 pot, 75cm o.c. Well established, nursery grown
HSQ 143 Hebe 'Silver Queen' Silver Queen Hebe #2 pot, 45cm o.c. Well established, nursery grown
HEV 170 Hebe vernicosa Varnished Hebe H2 pot, 45cm o.c. Well established, nursery grown
LOP 21 Lonicera pileata Box Honeysuckle #2 pot, 60cm o.c. Well established nursery grown
MAC 58 Mahonia aquifolium 'Compacta’ Compact Oregon Grape #2 pot, 60cm o.c. Well established nursery grown
MAN 70 Mahonia nervosa Cascade Mahonia #2 pot, 45cm o.c. Well established nursery grown
RHC 35 Rhododendron ‘Capistrano' Capistrano Rhododendron #3 pot, 30cm o.c. Well established nursery grown
RHE 10 Rhododendron 'Elizabeth’ Elizabeth Rhododendron #3 pot, 75cm o.c. Well established nursery grown
RHR 67 Rhododendron '‘Ramapo’ Ramapo Rhododendron #2 pot, 60cm o.c. Well established nursery grown
ISHH 344 Sarcococca hookeriana var. humilis Himalayan Sweet Box #2 pot, 45cm o.c. Well established nursery grown
SKJ 205 Skimmia japonica Japanese Skimmia #2 pot, 60cm o.c. Well established nursery grown
SJA 24 Spiraea japonica 'Anthony Waterer' Anthony Waterer Spirea #2 pot, 60cm o.c. Well established nursery grown
XM 24 Taxus x media 'H.M.Eddie' H.M. Eddie Yew 1.2m ht, 60cm o.c. Well established, dense hedging plant B&B
TCS 633 Thuja occidentalis 'Smaragd’ Emerald Green Arborvitae 1.5m ht, 60cm o.c. Well established, dense hedging plant B&B
VOT 40 Vaccinium ovatum 'Thunderbird' Thunderbird evergreen huckleberry #3 pot, 75cm o.c. Well established, nursery grown
GROUNDCOVER

AUU 355 Arctostaphylos uva-ursi Bearberry, Kinnikinick #1 pot, 38cm o.c. Well established, nursery grown
CMI 2017 Carex morrowii 'lce Dance' ice Dance Japanese Sedge #1pot, 30cm o.c. Well established, nursery grown
CoD 80 Cotoneaster dammeri Bearberry Cotoneaster #1pot, 45cm o.c. Well established nursery grown
FRV 71 Fragaria vesca Wild Strawberry, Alpine Strawberry #1pot, 35¢cm o.c. Well established, nursery grown
LMB 368 Liriope muscari 'Big Blue' Big Blue Lilyturf #1 pot. 45cm o.c. Well established, nursery grown
VINES

TRJ 17 h’rachelospermum jasminoides \Star Jasmine #2 pot Staked, Full development

CLA 15 ‘Clematis armandii FEvergreen Clematis #2 pot Staked, Full development
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DISH GROWING MEDIUM TO HOLD WATER, AS DIRECTED

REMOVE COMPLETELY THE TOP 1/3 OF THE WIRE BASKET, BURLAP, AND ALL
NYLON AND BINDING MATERIAL. CUT OFF WIRE BASKET AND BURLAP, DO NOT
FOLD THEM INTO THE HOLE PRIOR TO BACKFILLING

FINISH GRADE
MULCH
- ~ BACKFILL WITH GROWING MEDIUM MIXTURE AS PER
o /// »é//—SPECIFICATIONSA TAMP GROWING MEDIUM TO ELIMINATE
N N AIR POCKETS AND REDUCE SETTLEMENT.

CRUSHED GRANULAR BASE

g
2

: SLAB AND BUILDUP - REFER TO ARCHITECTURAL
A - DRAWINGS

TREE PLANTING ON SLAB
Scale: 1:35

ARBOR TIE FROM DEEPROOT OR APPROVED EQUAL
DISH GRDWING MEDIUM TO HOLD WATER, AS DIRECTED

r————QTY. 2 -31/8" DIAMETER TIMBER STAKES PER TREE REQUIRED ONLY IF
TREE IS UNSTABLE

STAKE TO AVOID PENETRATING INTO ROOTBALL

STAKE TO BE REMOVED AFTER TWO GROWING SEASONS

STAKE SET MIN. 600mm INTO UNDISTURBED SOIL

REMOVE COMPLETELY THE TOP 1/3 OF THE WIRE BASKET, BURLAP, AND ALL NYLON
AND BINDING MATERIAL. CUT OFF WIRE BASKET AND BURLAP, DO NOT FOLD THEM
INTO THE HOLE PRIOR TO BACKFILLING

) FINISH GRADE

= N MULCH
o
NN

e N\ BACKFILL WITH GROWING MEDIUM MIXTURE AS PER SPECIFICATIONS.
\//\\/ TAMP GROWING MEDIUM TO ELIMINATE AIR POCKETS AND REDUCE SETTLEMENT.

N
NYANY

SUBGRADE AWAY FROM ROOTBALL

SUBGRADE

TREE PLANTING ON GRADE
Scale: 1:35
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