City of Richmond

Planning and Development Department Report to Committee
To: Planning Committee ~ Date:  February 11, 2011
From: Brlan J. Jackson, MCIP File: RZ 09-453123
. Director of Development- :

Re: Application by Paul Goodwin (GBL. Architects) for the Rezoning of
9388 Odiin Road (formerly 9340, 9360 and 9400 Odlin Road) from “Single
Detached (RS1/F)” to “Low Rise Apartment (ZL.R24) ~ Alexandra
Neighbourhood (West Cambie) to Permit the Construction of a 245-unit
Apartment Complex Over One Level of Parking

Staff Recommendation

1. That OCP Amendment Bylaw No. 8715 to add “Section 8.4.5 - Alexandra District Energy Unit”

to Section 8.4 of the West Cambie Area Plan (Schedule 2.11A) of Official Community Plan
Bylaw No, 7100, be introduced and given First Reading;

That Bylaw No. 8715, having been considered in conjunction with;

s the City’s Financial Plan and Capital Program; and
+ . the Metro Vancouver Regional District Solid Waste and Liquid Waste Management
Plans; '

. is hereby deemed to be consistent with said program and plans, in accordance with

Section 882(3)(a) of the Local Government Act;

That Bylaw No. 8715, having been considered in accordance with OCP Bylaw Prepatation
Consultation Policy 5043, is hereby deemed not to require further consultation; and

That Bylaw No. 8716, for a zoning text amendment to insert a new subsection to the Permitted
Density Section of the “Low Rise Apartment (ZLR24) — Alexandra Neighbourhood (West:
Cambie)” zoning district and to rezone 9388 Odlin Road (formerly 9340, 9360 and 9400 Odlin
Road) from “Single Detached (RS1/F)” to “Low Rise Apartment (ZL.R24) Alexandra
Neighbourhood (West Cambie)”, be introduced and given First Reading,
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February 11, 2011 ~2- ' RZ 09-453123

Staff Report

Origin
The purpose of this report is to bring forward:

1. An Official Community Plan (OCP) amendment to the West Cambie Area Plan
(Schedule 2,11A), under Section 8.4 (Alexandra’s Building Sustainability Guidehnes) to
add a new sectlon (8.4.5) titled “Alexandra District Energy Unit”; and

2. Atext amendment to infroduce a density bonusing provision and rezone 9388 Odlin Road
(formerly 9340, 9360 and 9400 Odlin Road) from “Single Detached (RS1/F)” to “Low
Rise Apartment (ZLR24) — Alexandra Neighbourhood (West Cambie)”,

These amendments are proposed to facilitate the development of a 245-unit residential building
at 9388 Odlin Road (formerly 9340, 9360 and 9400 Odlin Road).

Background
Alexandra District Energy Utility

On January 24, 2011, Council adopted an amendment to the Alexandra District Energy Utility
Bylaw No. 8641, Th1s amendment bylaw (Bylaw No. 8688) expanded the service area boundary
for the Alexandra District Energy Utility (ADEU).

The Staff Report for Bylaw No. 8688 (Attachment 1) contains a section that outlines how the
City would process rezoning applications that were already in-stream when the ADEU Bylaw
came into effect. When these applications were made, the increased costs to connect into the-
 ADEU were not included as part of their projected costs, so it became reasonable for the City to
find ways to at least partially off-set those costs for these developets.

- Out of five (5) options that were identified, the density bonus option was the one that was
recommended by staff and endorsed by Council. This option also outlined the calculations that
resulted in an allowable increase in floor area ratio (FAR) of up to 4%, Staff have reviewed the
small petcentage gain and have determined that such an increase would not affect the overall
~built form of the in-stream proposals and would still be able to meet the objectives of the West
Cambie Area Plan,

Staff recommend that Schedule 2.11A (West Cambie Area Plan) of the OCP in Section 8.4
(Alexandra’s Building Sustainability Guidelines) be amended by adding the following new
section (8.4.5) to Section 8.4 (Alexandra’s Building Sustainability Guidelines):

““8.4,6 Alexandra District Energy Unit

“To reduce greenhouse gas emissions, as indicated in Table 1 below, the following 5
development proposals (e.g., in-stream proposals) may receive an additional 4% Density
Bonus upon committing the project to hook into the Alexandra District Energy Unit.”
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Residontial
9388 Odlin Road (formerly
"= GBL Architscts 9340, 9380 and 9400 Odlin 1.7 7.624 - 1.76
Road)
- 0797460BC Ltd 9393 Alexandra Road 1.6 4,627 1.66
- Polygen - Mayfair 9331, 83561, 9371, 9391 and
Place 9411 Qdlin Road _1'68 12,276 1.74
- Fred Adab 9251 and 9291 Alexandra _ :
Architectura Road - 15 4,095 1.55
- Commoerolal
4660, 4680, 4700, 4720
and 4740 Garden Cly
Road; :
- 9040, 9060, 8080, 8180,
- SmartCentres 9200, 9260, 6280, 9320, - . 0.61 3,026 0.615
9340, 9380, 9400, 9420,
9440, 9480 and 9600
Alsxandra Road

As well, it is proposed that the West Cambie Area Plan - Alexandra Neighbourhood Land Use
‘Map contain a reference in the legend to the new subsection 8.4.5 entitled “Alexandra District
Energy Unit”.

‘The benefit of this OCP amendment is to allow current in-stream applications to take advantage
of the additional density bonus policy when hooking up to the ADEU by only requiring a simple
rezoning amendment,

QOCP Consultation Policy

In accordance with Policy 5043 (OCP Bylaw Preparation Consultation Policy), staff considered
whether consultation with external agencies was required and concluded that the proposed OCP
amendment does not require any additional consultation, Thus, the School Board does not need
to be consulted regarding this minor change.

Subject Site: 9388 Odlin Road (formerly 9340, 9360 and 9400 Odlin Road)

Esperanza Homes — GBL Architects (RZ 09-453123) at 9388 Odlin Road (formerly 9340, 9360

and 9400 Qdlin Road) made an application for a 221-unit apartment complex that includes 10

Affordable Housing Units with a density of 1.70 FAR. This rezoning application received Third
. Reading for Bylaw No. 8610 on July 19, 2010,

Should the currently proposed rezoning Bylaw (No. 8716) not be adopted by Council for any
reason, the applicant may elect to proceed with adoption of Zoning Amendment Bylaw 8610
upon fulfillment of all considerations noted in the staff report from the Director of Development
dated June 10, 2010 (Attachment 2),

After discussing the matter of ADEU 1mpIementat1on with staff, the apphcant has elected to
pursue the additional density and therefore Bylaw No. 8716 is being brought forward. The
applicant has altered their development plans from the originally proposed density of 1.70 FAR
to 1.76 FAR, which resulted in an increase of 7,626 square feet of space. An additional 24 units
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are also proposed mainly dueto a reconﬁguratmn to the units fronting the inner courtyard
(Attachment 3),

Staff Comments

The endoréement of the density bonus option requires amendments to the West Cambie Area
Plan (Schedule 2.11A of OCP Bylaw No. 7100) as well as the “Low Riso Apartment (ZLR24) -
Alexandra Neighbourhood (West Cambie)” zoning district.

- Official Community Pian (Bylaw No. 7100) — West Cambie Area Plan (Schedule 2,11A)

The endorsement of the density bonusing option requites making changes to the West Cambie
Area Plan,

Section 8.4 of the Area Plan (Alexandra’s Building sustainability Guidelines) identifies the
practices that developers are encouraged to take into account for the long term environmental,
financial and social sustainability of the arca. The section speaks about water and energy use,
‘stormwater management, solid waste management and construction waste management. With
the introduction of the local disirict energy utility, a new section will need to be introduced to
give developers who have instream rezoning applications and did not take this new obligation
into consideration when they made their application, a means to take advantage of additional
density bonusing help off-set some of those additional costs.

Zonir{g Bylaw No. 8500 -- Low Rise Apartment (ZLR24) — Alexandra Neighbouthood

(West Cambiez

To facilitate the added density bonusing provision for this one project, the ZLR24 zoning district
is being amended to accommodate the maximum density of 1,76 FAR provided legal agreements
on connecting to the ADEU is provided.

Analysis _ ‘
A copy of the original Staff Report for the subject site is included for reference as Attachment 2,

With the applicant taking advantage of the added density bonus to their application, they have
made modifications to the proposal to:

1. Increase the total amount of square footage from 207,462 to 215,088 (19,273.8m? to
19,982.3m?%. Ani increase of 7,626 square feet (708.4m?),

2. Increase the total number of units from 221 to 245. This includes the addmonal FAR, but
primarily was a change in the unit mix.

3, Increase the total number of parking stalls in the underground parkade from 371 to 384,
This will fall short of the required amount of 412 by 28 stalls, but it does fall within the
10% variance maximum that Policy allows as long as the applicant provides a
Transportation Demand Management Plan (TDM), The TDM plan will have the
applicant supply four (4) of the proposed parking stalls and at least 20% of the proposed
bike stalls with electric plug-ins to service electric vehicles. This TDM plan has been
reviewed and determined to be acceptable by the Director of Transportation.

- The result is a building design that does not substantially change the outer appeatance of the
building from the original proposed building. The increase in floor space that would affect the
outer appearance of the building is done mostly facing the interior courtyard (Attachment 3).
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The proposed development at 1,76 FAR docs not alter the development considerations for the
site as they relate to the provision of Affordable Housing (10 units being provided), site
servicing, frontage 1mprovements and road construction, flood protection, aitcraft noise
attenuation and associated legal plans and agreements as outlined in Attachment 2,

Voluntary contributions for West Cambie childcare, West Cambie beautification, Public Art and
West Cambie planning and enginegring costs have all be recalculated as identified in
Attachment 4 to reflect the increase to 1.76 FAR,

Financial impact
None,

Conclusion

Prior to the adoption of the ADEU Bylaw, the City had some existing in-stream development
applications where the additional cost of connecting to the ADEU was not taken into
consideration when the apphcant made their application. As a result, Council endorsed an
additional density bonusing provision to help these applications to hook into the District Energy
‘System. On this basis, staff recommend that the proposed OCP and rezoning amendments be
approved.

- e ]
AL it W‘
“David lohmson _ Terry Crowe, Manager
Planner 2, (4193) Policy Planning (4139)
DJ:blg
Attachments;

-1, Staff Report for Bylaw No, 8688 (Alexandra District Energy Utility Bylaw).
2. Initial Staff Report for RZ 09-453123 for 9388 Odlin Road (formally 9340, 9360 and 9400
Odlin Road),
3. Proposed site plan and bmldlng elevations for the 1.76 FAR Proposal
4. Amended conditions of rezoning for Bylaw 8716,
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EATTACHME!\IT 1=

Report to Committes
To: General Putpoaes Commiltiee ' ; Date: Dec, 20, 2010
From:  John Irving, P.Eng, MPA Flle:  10-8600-10-01/2010-
_ Director, Engineefing ' Vol 01
Re: Alexandra District Energy Utllity Bylaw No. 8641 Amendment Bylaw No, 8688

Staff Recommendation RN

That;

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

2. subsequent to the adoptlon of the Amendment Bylaw No. 8688 staff bring forward to
Cguneil an amendment to the West Cambie Area Plan that would allow for the density

1%
John Ilvmg,PEng MPA
Director, Engineering
(604-276-4140)
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Staff Report
Origin

Council has endotsed the Alexandra District Energy Utility Bylaw No. 8641 at the Regular Council
Meeting of Docember 13, 2010, Adoption of Bylaw No. B641 has established the regulatory

- framework for the Alexandra Distiiet Energy Utility (ADEU), however the service area dofined
therein encompasses only the two Qtly developments, the Remy and Alexandra Gato,

The purpose of this report is to introduce the proposed Aloxendra Distrlct Energy Utility Bylaw '
No. 8641 Amendment Bylaw No. 8688 (Attachment 1) for 1* to 3" readings. This amendment
will expand the ADEU service area to the majority of the Alexandra Neighbourhood. '

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

“Sustaingbill rounent - Demoustrnte leadershlp in and significant advancement
of the City’s agenda for sustalnability through the development and implementation of a
comprehensive strategy that among other objectives includes Incorporating sustainability into
our City policies and bylaws”,

Analysis

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

“8.4 Alexandra's Building Sustainability Guidelines - “Sustainability foatures of
building design may be incorporated i many ways, including: a gteen roof or any
strategy that assists in storm water managoement, enhanced biomass and energy
efficioncy; reduction of greenhouse gas (GHQG) emissions through energy systems that
result in lower greenhouse gas emissions and improved building mechanioal systems,

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

Proposed Bylaw Amendment

The proposed Alexandra District Energy Utility Bylaw No, 8641 Amendmeont Bylaw No. 8688 is
areplacement of the Schedulo A sorvice area map that will expand the ADEU setvice area to the
majority of the Alexandra Neighbourhood where future serviceable multi-family residential and
commercial development Is anticipated,
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ADEU Expansion Potential

To leverage economies of scale and realize the long-term soclal, cconomic and environmental
" benefits of the ADEU, expansion to service future development is crltical. Some of the beneﬁts of
scale are ay follows:

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

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

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

Fuel Switching ~ The DEU essentially places ¢ larger district or neighbourhood on one system,
and it Is relatively simple to switch the energy generation technology in that
system when more economic technologles ate available.

Lnergy Security - Establishing a local source of energy supply for a neighbouthood greatly
increase the seourity of supply as dependency on remote generation and supply
chains are decroased,

GHG Reduotion - The proposed first phase of the DEU moves an on-slte geothermal energy
system onto City-owned property: This does not result in any greenhouse gas
emission reductions immediately but does provide the inflastructure for future
system connections which would reduce greenhouse gas emissions (e.g., capiute
and uge of waste heat, displacement of vonventional energy systems, etc.)

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

The approximafe quantitles of ADEU serviceable units and building area for the undeveloped portiori 7
of the Alexandra Neighbowhood ave broken dowh in the following tables:
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‘Building

Servicable sq.fx.
- Residential Units (millions)  Percent
Oris 453 0.36 15%
In Process 848 0.82 27%
Future - 1811 1,63 38%
Total 3112 2,81 100%
Servicable
Non~ Residential
Oris 0.04 1%
In Process 0.40 36%
Future . 0.70 63%
Total 1,10 100%

The Orls dovelopments (Remy and Alexandia Gate) represent 15% of the residential and 1% of the
non-residential square feet of serviceable building that is anticlpated for the Alexandra

Neighbourhood under the current OCP. The romaining in-steeam and futue developments represent
83% of residential and 99% of non-residential totals,

" In terms of combined building square feet, Osis represents 360,000 sq.ft, while In-process and future
development represents 3,9 million sq.ft. Therofore expansion of the ADEU service avea as
proposed in the Amendment Bylaw No, 8688 represents an approximate ten-fold increase in the size
of the utility over the first phase,

The ADEU oxpansion is anticipated to support the achievement of significant ecological health
benefits at a broader scale (more looal energy systems means lower expansions of centralized

* systems, greater opportunity to re-use waste and greater efficioncies which again reduce resource
consumption), Based on preliminary calculations, use of the ADEU for heating and cooling of
‘the Romy and Alexandya’s 453 units will sesult in an ostimated avoidance of 200 to 600 Tonnes
of GHQ generation annvally. At full build-out of the proposed expanded service area, the
potential avoidance of GHG generation would be 2,000 to 6,000 Tonnes annually, which is

- equivalent to removing 700 to 2,000 vehicles from the road,

Proposed Expansion Preliminary Concept Design

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

The design concept for the future bulld-out of the ADEU inoludes two distribution pipe loops that
would service the northern and southern areas of the neighbourhood and expansion of the Energy

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

Consultation

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

Stakeholder Issue Ralsed Response

Developérs | Installing In-building - | Staff have identified options for addressing this

and ' hydtonio systems that | in the following section.

Landowners are DEU compatible

: ‘represents an increased
constructlon cost over
conventional systems

Developers Will the ADEU beas | The geothermal technology is proven and will

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

Landowners clectric and gas energy | continuous performance, DEU systems typicaily
sources? have lower failure rates than gas and electrical

systems.

Developets The flat rate sorvice | The flat rate as adopted in the current ADEU

and oharge defined in the Bylaw js intended to be a temporary “place~

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

varlable kilowatt-hour charges.

SmartCentres | Retall and commercial | Staff ave continuing to work with SmartCentres
leasces are acoustomed | and consultants on defining the optimal servicing |
to direot metering and | strategy for the various users that could exist on
encrgy billing. | the SmartCentres site, The current ADEU

' ' Bylaw permits a vatlety of servicing
configurations, however should an acceptable
solution be defined that would not be permitted
under the current bylaw, an amendment would
be brought forward for Council’s consideration,
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In-Stream Applications

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

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

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

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

Optlon 1 —~No Mitigation (Not Recommended)

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

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

Option 2 ~ Revise Development Cost Charges (Not Recommended)

Development Cost Charges (DCCs) are levied to fund the construction of infrastructure
neoossary to support development, The City cannot waive DCC charges ostablished in the DCC
Imposition Bylaw. The DCC program ¢ould be revised to permit some benefit, however this
would require revision to the bylaw which is a lengthy process that ultimately requires Provincial
approval, Any reduction in DCC income would restrict the City®s ability to deliver the Necessary
capital program.
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- Developers also receive DCC credits for the construction of DCC works under servicing
agrooment, In many cases these oredits can exceed the DCC charges, so there is effeotively no
remaining DCC chargs left to lowor, This would oreate vaviable benefit to each developer
depending on the extent of DCC works they ate requited to construct, For these reasons revising
the DCCs is not recommended, - ' B :

Option 3 — Refund of Sewer Charge (Not Recommended)

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

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

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

This would result in & refund amount of approximately $600 per residential unit and $0.40 per
sq.£t. of commercial bullding as shown in the following table:

- Est. Total Value of
Proposed Refund rofund for the 6 in-

Benefit Charge Amount -stream applications

Multl-family $1,836,72 + interest  $600 $498,000
- porunit per unit -

Commercial $1.24 + interest $0.40 B ' $156,000
petsq.ft. . pet sq.ft. .

“Total | $654,000

The impact of the refund at this level is low, and with the benefit disttibuted to all future
development in the Alexandra Neighbourhood, there is no relative benefit to the in-stream
~ applicants, For these reasons Option 3 is not recommended,
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Option 4 - Unit Owner Grant (Not Recommended)

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

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

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

Option 5 —~ Density Bonus (Recommended)

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

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

~ While the 5 residentlal and commercial projects would benefit from this bonus, the FNDA

(tsmaili Jamatkhana) application would not because the Area Plan allows a maximum FAR of
1.25 and their project is at 0,14, 80 they are not close to fully using their currently available
density. Given this situation, in this one particular case staff recommend that the Cityr Leimburse
engineering costs related to FNDA district energy up to $50,000.- :

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

Should ﬂ:m proposed bylaw amendment be supported, it Is recommended that staff be directed to
bring forward an amendment to the West Cambie Area Plan to provide the density bonus structure
outlined in Attachment 3,
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Financlal Impagt

. Expansion of the ADBU service area will create future capital funding requiremients for additional
. ADEU infrasttucture as well.as genorate retun on investment,

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

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

Building sq.ft, Est. Occupancy

Dates
Orls Dovelopments (Remy and 036 M 2011-2013
Alexandra Glate)
Tn-stream applications 1.21M 2012-2016
Future buildable _ 232 M 2013-2020

Additional capital funding would be requited in 2012 and beyond for additional expansion phases
that would occur in step with development, Through extrapolation of the 1* phase costs, the total
additional capital cost to build-out the ADEU is estimated at approximately $24 Million in 2010
dollars, which would bring the total estimated capital cost of the ADEU to $30 Million. The

- timing of these capital expenditures would depend on the development schedules, but is currently
estimated as shown in the following table:

Cumulative total

Est. year of  Bst, Capital Cost sq.ft. of bulldings

implementation (2010 dollars) serviced

“1¥ Phase 30112012 $6 M (lunded) 0.7Msq.f.
T Phase 5014 TR 1AM,
3" Phase 2017 $10M 57 M sq .
4" Phase 3050 $8M T 3.9Muqn.
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As with the 1* phase capital costs, all of these costs would be ultimately recovered through user
ratos and charges.

- As additional phases are identified in detadl, funding oppottunities would be explored and brought
forward to Councll for consideration, Future funding sources could include provisional aocount
allocation, botrowing from accumulated reserves, or grant funding, however at this stage these’
funding sources ave either limited or uncertain, .

(iven that the ADEU will generate revenue and have full cost recovery over time, debt financing
of future capital costs will Iikely be the most prudent and viable strategy. Tong-term debt
financing can be implemented by the City through approval by the electors and the Inspactor of
Municipaltiies or divestly through a wholly City owned cotporate entity. A financlal analysis of
the fuli build-out based upon debt financing to fund future capital infrastructure for expansion of
the ADEU (based on the estimated schedules above and debt financing of future phases) is
provided in Attachment 4. This analysis estimates a 14 year payback on the iInitial capital
investment with a rate of return above 12%.

The financial analysis provided in Appendix 4 represents future-oriented financial information,
which contains assumptions and estimatos that ate based upon current information aveilable and
kriown to staffat this time, These assumptions reflect current business and economis conditions
and planned conrses of action that staff betieves to bo the most probable. However, as with all
such assumptions, there is a measure of uncertainty surrounding them. This uncertainty increases
as the forecast hotizon extends. Therefore, the actual resulty achieved for the fiscal years covered
in the accompanying futuic-otiented financial information will vaty from the information
presented, and the variations may be material, _

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

Conclusion

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

PACTINR OG- FOA-
John Jrving, P.Eng, MPA

. Director, Engineering

(604-276-4140)
S Jjp -
At (9
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Attachmont 1 ~ Propesed Alexandva District Energy Utilicy Bylaw No. 8641 Amendment
Bylaw No, 8688

3078622
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B Cl'ty of .
] )/J"' » . : )
4L Richmond | ‘Bylaw 8688

Alexandra Distrlct Energy Utility Bylaw No. 8641 Amendment Bylaw No.
8688

- The Couneil of the City of Richmond enacts as follows:

1, " Alexandra District Energy Udllity Bylaw No, 8641, i3 amended by deleting Schedulo A in its
- entirety and substituting Schedule A attached to and forming part of this bylaw

2. . ‘This Bylaw is cited as “Alexandra District Enorgy Utility Bylaw Na, 8641
Amendment Bylaw No. §688", ,

FIRST READING
SECOND READING ‘
AGHMOND
THIRD READING :
ADOPTED '
APRROVEDR
oy defialior

MAYOR | CORPORATE OFFICER

307883
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SCHEDULE A to BYLAW NO, 8641
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Attachment 2 — In-Stream Applications

Rezoning Addross Project Applicant Projeot Statns
Application - . Desoription : -
RZ 08-410760 [ 9411/9371 Alexandra | 139 dwelling | 0797460 BC | RZ & DP
‘ Rd ' unlts and LTD | adopted
369m* of
oommerolal BP not yot
space submitted .
RZ 04-270168 | 9560780 Camblo Rd | Assombly Use | RNDA RZ bylaw @ 3° |
9531/51/71 Odlin Rd | for Tsmali : Reading
Tomple :
RZ 09-453123 | 9340, 9360, 9400 221 dwelling | Paul Goodwin | RZ bylaw @ 3° |
Odlin Ry units GBL Reading
) Architoots
RZ 10-528877 | 4660, 4680, 4700, 32,860m* Smart Centres | Staff Review
' 4720, 4740 Garden | 353,700 6> | .
City Rd, 9040, 9060, | commeicial Not ready to
2080, 9180, 9200, floor aven move forward to-
9260, 9280, 9320, ' | PC
9340, 9360, 9400,
9420, 9440, 9480,
2500 Aloxandra Rd :
RZ 10-537689 | 9331/9351/937179391 | approx, 359 | Polygon - | RZ Bylaw @ 1|
19411 OdlinRd - | dwelling units - reading. -
Scheduled for
Dec 20 Public
: : Hoaring
RZ 10534751 9251/9291 Alexandva | approx 131 Fred Adab Staff Roview
Rd dwelling unlts | Architecture
and 381m? of Very olose to
commercial moving forward
to PC
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Attachmont 3 ~ Density Bonus

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

— Background!

.

.

—

et

Land values in West Camble for lands permitting residential use i $90 psf of site area.
At FARs of 1.5, this equates to $60 psf buildable, and at 1.7 FAR $53 psf buildable,
See the example below In mathematical sequence,

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

- Based on the total proposed project before bonus of 351,000 sf, the additional squate .

footage 1s an inorease of 3.53%, thus the total FAR with bonus would be 1,76,

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

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

— The incentive will apply oﬁly to the In-stream projects listed in Attachment 2, The proposed
bonus would result in now FAR allowances as follows: :

- Paul Goodwin
Architects :
- |~ 0797460 BC Ltd : 1.6
~__Polygon - 1.68
- Fred Adab 1.5
" Architecture .
Commerclal .
~_ SmattCentres 0.61 3,026 0.615 °

Developers who choose to take advantage of the density bonus outlined herein, will be asked
to enfer into agreements that would, in addition to the bylaw, contractually commit the
developer to hook-up to the ADEU, Also, in order to take advantage of the denslty bonus,
rezoning bylaws may need amendment and, depending on the stage of the rezoning
application, an additional public hearings may be required
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ATTACHMENT 2

City of Richmond o Report to-Committee
To: Planning Committes Date: Jurie 10, 2010
From: Brian J. Jacksen, MCIP File: RZ 09-453123
Director of Development
Re: PAUL GOODWIN (GBL ARCHITECTS) has applied to the City of Richmond for
permission to rezona 9340, 9360 and 9400 Odlin Road frem-Single Detached
{RS1/F) to Low Rise Apartment (ZLR24) Alexandra Neiyhbourhood (West
Cambie)to develop 221 Apartment Uriits, including 10 Affordable Housing
Units, over one level of parking. _ e
Staff Recommendation

That Bylaw 8610 for the rezoning of 9340, 9360 and 9400 Odlin Road from “Single Detached
(RS1/FY” o “Low Rise Apartment (ZLR24) — Alexandra Neighbourhood (West Cambie), be
introduced and given first reading.

Brian J. Jackson, MCIP
Director of Developtnent

DIblg e . N .
FOR ORIGINATING DEPARTMENT USE ONLY _
ROUTED To: CONCURy GONCURRENGE OF GENERAL MANAGER
Affordable Housing ....... berere s YHNDO X /%ZM
| /4 MR
y /
'28‘87?4‘5
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June 10,2010 R ¥ RZ 09-453123

Staff Repbrt
Orlgin

Paul Goodwin (GBL Architects) has applied to rezone 9340, 9360 and 9400 Odlin Road
(Attachment 1) from Single Detached (R1S/F) to Low Rise Apartment (ZLR24) ~ Alexandia
Neighbourhood (West Cambie) to permit the development of two buildings to contain a total of
221 residential apartment units, including 10 affordable housing units over one level of
underground parking (Attachment 2).

Findings Of Fact

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

Surrounding Development

To the North: Across Odlin Road, several Single Family Houses zoned “Single Detached,
(RS1/F)". The site is designated “Residential Area 1 —Base Density 1.5 FAR)” in
the West Cambie Area Plan - Alexandra Neighbourhood.

To the Hast: A Development Permit was recently issued to Polygon Development 222 Ltd, for
a 228 unit, 4 storey apartment complex over one level of parking on a site zoned
“Low Rise Apartment — West Cambie Area (ZLR24)" as part of DP 08-432218.

To the South; Single Family Houses on lots zoned Single Detached (RS1/F) and have been
designated for both Mixed Use (1.25 base FAR) and Residential Area 1 (1.5 base
FAR). Two of these lots have received third reading for a Mixed Use (138 unit
apartment and 350m? ground floor retail) development to be zoned
“Residential/Limited Commercial (ZMU16)" as part of RZ 08-410760.

To the West: A 259 unit apartment complex over one level of parking by Polygon Meridian
Gate Homes Ltd. as part of DP 06-352741 and zoned “Low Rise Apartment —
Alexandra Neighbouthood (West Cambie) (ZLR20)”.

Related Policies and Stucdies

Official Community Plan (OCP
OCP designation: West Cambie Area Plan, Schedule 2.11A.

West Cambie Area Plan

» Residential Area 1 — 1,50 base FAR (1.70 with density bonusing for affordable housing)
Townhouse, low rise apartments (4 storey typical).
» Character Area 4 — Medium Density Housing.

The applicant is taking advantage of the dehsity bonusing option to increase the density to 1.70
FAR by supplying 10 affordable housing units.

2887149
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June 10, 2010 -3 RZ 09-453123

The submitted information for this development complies to the requirements for rezoning
within the Area Plan. A detailed review of the project’s form and character, including the site’s
landseaping will be conducted during the Development Permit stage when more detailed design
information is provided, '

Floodplain Management Implementation Strategy

In accordance with the City’s Flood Management Strategy, the minimum allowable elevation for
habitable space is 2.6 m GSC. A Flood Plain Covenant is to be registered on title prior to final
adoption.

QCP Aireraft Noise Sensitive Development (ANSD) Policy
‘The site is located in Area 2 of the policy area of the ANSD map and the project is subject to
noise mitigation measures and the registration of an Aircraft Noise Sensitive Use Restrictive
Covenant prior to final adoption of the rezoning application,

The applicant is also required to retain a registered professional qualified in acoustics to prepare.
a report that recommends site specific methods of mitigating interior noise levels from external
sources such as overhead aireraft and other such noise sources that are generated at Vancouver
Intetnational Airport, The report should include methods of afr cooling in the summer months to
avoid having residents to open doors and windows which would make these sound measures
irrelevant, Désign measures are to keep rooms from exceeding the following noise levels:

Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways and utility rooms 45 decibels

Affordable Housing Strategy/ Density Bonus
The applicant will be providing 10 Affordable Housing Units within the complex. Details of the

arrangement are later outlined in this report,

Consultation :

This rezoning application complies with the Official Community Plan (OCP). The statutory
Public Hearing will provide area residents, businesses and property owners with opportunity to
comment on the application, '

Public Input

A notice board is posted on the subject property to notify the public of the proposed
development, Staffhave received two calls from the public but none had concerns over the
proposal and were more curious as to what was being proposed. Should this application receive
first reading, a public hearing will be scheduled.

Staff Comments
No significant concerns have been identified through the technical review.

2887749
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An_a,lyslé

Proposed Zoning to Low Rise Apartment — Alexandra Neighbourhood (West Cambie) ZLR24
The proposed rezoning from RS1/F and ZLR24 represents an increase in density by allowing
mote tesidential units on the site. The submitted information is in conformance with the West
Cambie Area Plan - Alexandra Neighbourhood in its transformation toward a medium density

“neighbourhood through the development of apartment buildings. No amendment is required to
the OCP or the Neighbourhood Land Use Map as the subject site is listed as ‘Residential Area 1
which allows apartment buildings up to 1.7 FAR (with density bonusing for affordable housing)
and up to 4 stories in height. .

- Proposed Site Assembly
The applicant has succeeded in meeting the minimum lot size requirements for this area (1 ha).

There were no opportunities to acquire further adjacent sites as Odlin Road and the future
Tomicki Road border the north and south sides of the site respectively. Two recent
developments by Polygon to the east and west of the subject site lef} these remaining three sites
that are the subject of this application,

The applicant has used the site well to integrate the two buildings on the site while adding
Alexandra Way to the mix. The proposal may need a small variance to the site coverage as
indicated in the ZLR24 zone that will be looked at further in the Development Permit stage.

‘Transportation and Site Access
1. The proposal will be dedicating 10 meters of land on the southern edge of the property for

the purpose of constructing the future Tomicki Avenue in accordance with the
neighbouthood plan, Frontage improvements along both Odlin Road and Tomicki Avenue
are to be constructed by the developet and will consist of a curb and gutter, boulevard and
sidewalk. Details to the improvements are subject to a separate Servicing Agreement
(Attachment 7). :

2. Vehicular access to and from the site is off the future Tomicki Avenue to an underground
patkade. Access along Tomicki Road is made possible by the adjacent Polygon development
to the west (Meridian Gate - DP 06-352741) where a road was developed connecting Odlin
Road to a north=south street (Dubbert Street) along its western edge to the east-west Tomicki

" Avenue at the south to allow vehicular ageess to the subject site. The Polygon development
to the east of the subject site will also provide access to the future Tomicki Avenue when it
builds the north-south May Drive along ifs castern boundary,

3. The parkade is large enough to supply the required vehicles for both residents, visitors and
bicycles. Some of the parking stalls are in a tandem configuration and a covenant will be
required to secure that the tandem stalls are assigned to a single unit. A small variance to the
number of vehicular parking stalls may be required at the Development Permit stage (see
Patking section which follows), '

4. A loading stall is proposed at the southern end of the site with access off Tomicki Avenue at
the same point as vehicular access. The number of loading bays meet the requitements of
Zoning Bylaw Ne. 8500,

2887749
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June 10,2010 -5 - | RZ. 09-453123

Parking , ' i

A total of 370 stalls are being proposed with 316 for residents, 44 for visitors and 10 allotted for
the affordable housing units, A variarice to'two stalls will bie required during the Development
Permit approval stage as the total number does not meet the minimum requirements as outfined
in the Zoning Bylaw and Transportation staff support the small variance. Restrictions to the
extent of the underground parking structure was due to the Public Right-of-Passage (PROP)
statutory right-of-way for the development of Alexandra Way, which restricts encroachments for
underground facilities such as patking.

To meet the challenges of providing this many stalls the applicant is proposing that 34 of these
stalls be supplied in a tandem configuration. While acceptable under the Zoning Bylaw, a
covenant will need to be registered to ensure that each of these tandem stalls be allocated to a
single unit to ensure ease of movement within the parkade.

Affordable Housing Strategy

The Affordable Housing Strategy includes speciﬂc provisions to establish a density bonus
system to encourage the applicant to provide on-site affordable housing units instead of
providing a cash-in-lieu payment,

To help encourage development of on-site affordable housing, a density bonus of 0.2 FAR is
allowed to an applicant in exchange for 1/3 of the bonus to be designated as low end market
rental units through an affordable housing agreement with the City, with the terms of the
agreement in perpetuity. The remaining 2/3 of the bonus can be used for market units to help
offset the costs of providing the affordable units,

The Affordable Housing Strategy outlines t

...igl- 5 e [i, ..
' iy
S -F!J"kl il ity it ity e LI ;
Bachelor 37 m” (400 ft*) $680 $26
One bedroom 50 m* (536 ft*) $650  $30,500 or less
Two bedraom 80 m* (860 ft*) $770 $36,000 or less
Three bedroom 91 m? (980 ft)) $930 $42,000 or less

Notes: :
! Household Income may be Increased annually by the Consumer Price Index,

¥ Denotes 2009 amounts,
For the subject application, the applicant is taking advantage of the 0.2 FAR density bonusing
that will increase the allowable density from 1.5 FAR to 1.7 FAR, By taking the 1/3 of the 0.2
density bonus, the applicant is to construct and register 8,186 fi? of residential floor space within
the complex as affordable housing. The units are scatiered atnong the two buildings and are a
mixture of one and two bedroom units. The floor plans (Attachment 2) identify which units will
be dedicated to affordable housing, _ :

2837749
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June 10, 2010 -6- RZ 09-453123

Qut of the 221 proposed units, the applicant has identified 10 affordable units that will be spread
follows:

delin AN ‘
R Tl BT '
. A 1 2
North Bullding F1 2 plus den 1
A 1 _ground floor 665 3
F1 2 plus den | second floor 971 1
South Building Fe 2 plus den | second floor 977 1
F1 2 plus den third floor 971 1
F2 2 plus den third floor 977 1

As the development is to be built in a single phase, no phasing agreement is required,

Trees
An Arborist Report and survey plan (Attachment 6) was submitted to assess the condition and

location of the trees both on the subject site and in the immediate area,

Tree inventory Summary:

e 82 existing individual trees on site, Note: Tree tag #390 (110cm caliper Western Red Cedar)
is located af the northern end of the site and is on the City’s Significant Tree Inventory list,
but is nof listed as a Bylaw tree.

o - 39 additional trees located on site (illustrated on the legal survey) as comprising a hedgerow

o 2 {rees located on City Property (under Parks Department jurisdiction)

On-site trees . _
" Of the 82 trees on the site, four (4) can be identified as having a significant visual impact on
Odlin Roag:

ey =
r kg I
AL x| AL

306 Neorway Spruce 56cm (22 Inches)
389 Douglas Fir 31em {12.2 inches)
390 *Western Red Cedar : 110cm (43.3 Inches)

¥The Western Red Cedar is on a list of significant trees but not on a list of Bylaw trees,

The submitted development drawings show that an underground parkade will cover most of the
 site that will result in many on-site trees being removed. Grade increases outside of the

development footprint would also result in the remaining trees dying off due to the lack of water
penetrating the root system. This results in the removal of the tree before the grade changes
oceut,

Of the four trees identified along Odlin Road, the surrounding site conditions will have a great
impact on the survival of these trees. The proposed grade increase of 1.0 meter at the sidewalk
and an increase of 0.5 meters at the crown of the road is consistent with the grade increases
necessary to manage flood conditions in accordance with City policy. Typically, matute trees
require a large tree protection area of undisturbed soil (maintained at the existing grade) to
ensure their Jong term viability. In addition, larger trees are more intolerant to disturbance of the
critical root plate (typically defined by the drip line). Another challenge facing the survival of
these four irees is the east-west drainage ditch. which would suggest that the root system is
directed toward the site instead of evenly spreading out onto City property. ' ‘

2887749
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The proposed development drawings show that the walls of the underground parkade are
approximately 5.5 meters (18°-0”) from the property line, resulting in a 4.3 meter (14°-0”)
setback from Tree Tag #390 (significant tree), This tree, having a calliper of 110 ¢cm (43.3

. inches), would require a 14.3 meter (47°-0”) undisturbed tree protection area outward from the
base of the tree in all directions, To retain this significant tree, the parkade and the building
above will need to be set back a further 14.3 meters (47°-0"), which would result in significant
impacts to the current development proposal in addition to affecting the flood management
measures that are required in the Alexandra area. '

The applicant is willing to compensate for the loss of these four trees along the Odlin Street
frontage through a tree replacement security in addition to the standard security for landscaping
to ensure the planting of 4 new specimen contfer trees at & minimum of 9 meters high (30°-0”) be
included as part of the Odlin Road frontage improvements. The security will be collected prior
to the issuance of the Development Permit. Suggested tree species are Giant Sequoia, Sitka
Spruce and Western Red Cedar. Staff research has confirmed that 9 meter high trees of this

. variety aro currently available, '
Trees located on City property ' :

Two trees are located on City property as follows: tag# 395 (28em caliper Maple tree) and tagh
387 (41cm cal Willow tree). Both trees have structural defects and will be impacted by the
proposed development, As a result, these trees are not viable for long-term retention. In light of
the proposed development, they have been approved by the Patks Department for removal.
Compensation for the loss of each tree has been determined to be $1000 / tree, These monies will
be paid to the Richmond Parks Department Tree Compensation fund prior o the release of the
Development Permit and will be used for new tree planting on City property. '

The applicant is to provide replacement trees at a 2:1 replacement ratio, A specific count of how
many trees that will need to be planted will be a part of the Development Permit review process.

Amenity Space 7

The proposal provides for both indoor and outdoor amenity space for its residents.

Qutdoor amenity space is provided in a central courtyard between the two buildings and offers
seating opportunities and internal pathways directing people to and from the central feature that
offers a variety of interests including a curvature wall that serves for a water feature, a raised
central berm for the purpose of a children’s slide, stepping pads and a innovative child’s play
area. Access to this area is through the main lobbies of each building and at the midway point
along Alexandra Way, More details on landscaping will be provided at the Development Permit
review.

Indoor amenities are located across from the lobby areas of both buildings and include common
usage areas such as gathering and entertainment rooms as well as a guest-suite in each building,
A covenant is to be registered on title to specify that the guest suites are to be identified as
common area within the sirata to prevent the future sale or conversion of these units.

2887749
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Public Art )

In response to the City’s commitment to the provision of Public Art, the developer has initiated
discussions with the City’s Public Art Planner to locate a public arf piece at the midpoint of the
western side of the property along Alexandra Way. The option is to provide 4 voluntary
contribution at a rate of approximately 0,5% of total development costs to secure participation in
the program. This amount comes to $124,477.20 and is payable prior to the adoption of the
rezoning application, '

ilities and Site Servicing
A site servicing review has been conducted by the applicant’s Engineering consultant and
reviewed by the City’s Engineering Department. The applicant is to:

o Provide upgrades to the frontage to improve the storm system as per City requirements.

o Submit fire flow calculations to the City’s requirements at the time of applying for Building
Permif,

s Connect pipes to the Odlin West sanitary pump station.

Servicing Agreement
The applicant is to enter into a separate servicing agreement with the City. Works include, but

not limited to:

e Conneeting works done to Meridian Gate to the west (SA 07-365378) and Cambridge Park to
the east (SA 08-439201).

¢ Road improvements on Qdlin Road with a 2 meter sidewalk and 2.5 meter boulevard with
irees and street lighting, Building and raising about 2/3 of the road to match existing works,

e (onstruction of road and frontage of Tomicki Avenue including oxtending the works from
SA 08-439201 which includes a 2 metet sidewalk, and build interim boulevard/extended curb
- and 6 meters of asphalt with storm and sanitary works as required.

o Ultimate design and construction of Alexandra Way is required.

Local Area Development Cost Charges (DCC)

The implementation of the Alexandra Area has some unique challenges given the current state of
the neighbouthood, mainly in regards to the lack of services in the area. As pact of the
implementation of the Area Plan, Local Area DCC fees wete established to help offset the costs
of providing appropriate infrastructure to the increased density the approved Area Plan hag in

~ store. These fees are a supplement to the city-wide DCC program.

Alexandra Neighbourhood Development Agreement

In accordance with the West Cambie Alexandra Neighbouthood Development Agreement, the
applicant will be making a contribution of $1,836.72 per unit (plus applicable interest) towards
the total cost of infrastructure upgrades to the neighbourhood. Payment is due prior to the

_ issuance of the Building Permit.

Advisory Design Panel and Proposed Development Permit (DP 09-453125)

The proposal was presented to the Advisory Design Panel (ADP) at the Januaty 6, 2010 meeting
for a preliminary review. Attachment 5 outlines the Panel’s comments as well as the
Architect’s reply in addressing the comments, Overall, the panel supports.the direction the
project is taking.
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The project went to a formal presentation to the ADP at its May 5, 2010 meeting where it

received unanimous support from the members in taking it through to Development Permit Panel

(DPP). The Architect is currently working on the latest sets of comments and will provide his
‘response when the project goes to DPP, ‘

Alexandra’s Liveability Guidelines

Tn addition to guidelines regulating design standards within the West Cambie Area Plan-
Alexandra Neighbourhood, the provision of an integrated social infrastructure is a requirement of
the Area Plan, The Plan requires development proposals to respond to elements of well-being
and liveability articulated in the guidelines.

Childcare

The City of Richmond’s Child Cate Policy is included in the Official Community Plan (OCP),
access to affordable, flexible, quality childcare is a priority. In response, the developer proposes
a voluntary contribution toward the provision of childcare facilities at a rate of $0.60/* based on
the maximum floor area ratio (FAR) ($124,669.00) in accordance with Council Policy 5044
(West Cambie-Alexandra Intetim Amenity Guidelines).

Community and Engineering Planning Costs .
To assist in paying for community planning and engineering costs to plan community land use,

services and infrastructure, the developer proposes to provide a voluntary contribution based on a
rate of $0.07 /f% based on maximum FAR ($14,545.00) in accordance with Council Policy 5044
(West Cambie-Alexandra Intetim Amenity Guidelines).

City Public Realin Beautification :

To assist in paying for City beautification works, such as High Street landscaping, public realm,
walkways, plazas, and feature landscaping, the developer proposes to provide a voluntary
contribution based on a rate of $0,60/{t* based on maximum FAR ($124,669.00) in accordance
with Council Policy 5044 (West Cambie-Alexandra Interim Amenity Guidelines).

Universal Access :

To assist in assuring that aging in place is an option for residents of the Alexandra area, the
applicant is supplying 198 out of the 221 units for conversion to Universal access for wheelchair
accessibility. Attachment 2 of this report identifies which units have this designation witl the
asterisk (*) next to the unit type. Some of the items that are included during the construction are:

e providing wider doors to facilitate wheelchair movement through the Unit,
e installing additional blocking for future installation of grab bats.
e ensure greater clearances for easier access to bathroom fixtures.

To help compensate, the Zoning Bylaw allows for-an additional 20f per unit to be excluded
from the FAR calculations,

Alexandra’s Building Sustainability Guidelines
Similar to the Liveability Guidelings articulated above, the applicant has incorporated a response
to the plan’s commitment to long-tetm environmental sustainability,
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District Energy System (DES)

The City encourages efforts to implement environmentally responsible services. Areas of
interest include the Alexandra area of West Cambie whete infrastructure to support a District
Energy System is being proposed by the City. Staff has encouraged and the developer has
agreed to seriously consider designing and building the proposal to facilifate a connection to a

"~ City run DES once the service is available at the time of building occupancy. This is the first
rezoning in the West Cambie Area to agree to consider connecting to the District Heating and
Cooling system should it prove to be feasible,

Staff have asked the applicant, to provide a latter of confirmation that they will design the
buildings to incorporate DES as a condition of rezoning bylaw approval.

Sustainability Features
e Theapplicant has indicated that all of the units in this complex will have water saving faucets

and Energy Star appliances.

o Building efficiency measures (increased insulation ratings, weather stripping, incorporation
of LED light fixtures). '
Conscientious on-site storm water management (landscaping plant selection).
Controllable systems (individual room temperature control),

'Low-emitting materials (selective use of water based paints and low VOC interior paints).
Construction waste management (management of supplier and trades waste) will be provided
at the time of making Building Permit application, '

« Provisions to support alternative transportation is provided by the construction of Alexandra

Way along the western edge of the property and the eastern portion of the property to the
west,

Alexandra Way Walkway

» Development of Alexandra Way 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 & landscaped
walkway. The Land Use Map (Attachment 4) identifies the conceptual location of
Alexandra Way which is shown as bisecting through the neighbourhood, It is understood
that the actual location of the Walkway can be adjusted based on the amount of land.
assembled for each project and to make the land use and building layout patterns more
efficient. City staff work with developers to determine how the path can best be located. In
this case, it is proposed that the Walkway run between development projects in a north-south,
direction, connecting at both ends to the streets that run cast-west, all while maintaining the
original intent of the Walkway. This approach works and provides flexibility to future land
agsembly for development projects. '

e The full Walkway will be shared between this developer and the developer to the west, the
Meridian Gate project (Polygon as part of RZ 06-344033). Just as the Meridian Gate
developer provided a public right-of-passage (PROP) for half of the Walkway, this applicant
will do the same.

® & & @

e The design of this section of Alexandra Way was undetiaken in conjunction with the
_ applicant’s Landscape Architect and City Parks and Planning staff. The landscaping drawing
in Attachment 2 shows the current plan for the Walkway that will be incorporated with the
land provided by Polygon,
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e Note that Polygon has already constructed an temporary path to enable initial public
“Walkway access. This temporary path will ultimately be replaced to the proposed full width
and completed by the developer of the subject site, .

e Asarticulated in the area plan, Alexandra Way will be a privately owned publicly accessible
statutoty tight-of-way (PROP). As a condition of rezoning, the applicant is required to
register a 5,0 meter PROP along the western edge of the subject property that corresponds to
the previously registered PROP on the castern edge of the Meridian Gate project to the west,
In addition, the PROP is to widen at both ends of Alexandra Way, resulting in a 8 meter wide
PROP at the north and south property line (after land dedication), angling in at 45 degrees
westward to meet with the 5 meter width. This extra width is reflected in the Land Use Map
in Attachment 4 where cireles represent the widening of the walkway when it intersects the
road, and is intended to provide design enhancements at the end of each block to actas a
welcoming gateway. In addition, appropriate signage to indicate the permanent nature of this
PROP at each end of the block will be a Development Permit requirement,

» The applicant has undertaken detailed design of Alexandra Way between Odlin Road and
Tomicki Avenue on the submitted landscape plan (Attachment 2), The combination of
landscaping elements and a pathway will introduce a welcoming, safe pathway for users that
facilitates both movement within the neighbourhood and creates a space at the mid-way point
for resting and interaction, The applicant will install lighting, landscaping, outdoor furniture
and will substitute the gravel pathway, currently on the Meridean gate site with hard
surfacing that will straddle along both sites.

o The proposed design for the introduction of Alexandra Way responds to the key elements of
the signature trail system outlined in the West Cambie Area Plan — Alexandra
Neighbourhood. The pathway incorporates a gradual slope; at its crest at the midpoint, is
approximately 0.9m (3 ft.) higher than at its starting points along Odlin Road and Tomicki
Avenue, The slope creates visual interest for pathway users and diversifies the interface
between the individual units on both the subject site and the Meridian Gate site that front
Alexandra Way, In addition, it improves connectivity to both courtyards by reducing the
number of risers and reducing the slope of the ramp that links the pathway and the private
courtyard area,

‘e The current proposal shows landscaping that will vary over the length of Alexandra Way
- with consideration to the variation of building character. A combination of trees, shrubs and
perennials are proposed which establishes an airy landscaped space while maintaining
sunlight and visual petmeability. It will also include benches, a distinctive hard surface,
decorative tree grates and low light standards that are approximately to ensure the pathway is
safely illuminated while mitigating the effect of light pollution on the dwelling units
interfacing with the pathway.,

¢ Overall, the proposed design of Alexandra Way meets the design intent of the neighbourhood
- plan while meeting the functional purpose of the development.

Development Permit .

A separate Development Permit application has been applied for (DP 09-453125) and many of
the detailed designed and landscaping items that would be required are currently being finalized.
Staff are working with the applicant on the following items: '

1. Design of the Alexandra Way thoroughfate.
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2. OQverall appropriateness of the lariclscaping plan — in particular the cenfral amenity area and

courtyard,

Design of a child’s play area w1th1n the outdoor amenity area. .

Overall appropriateness to the form and character of the buildlngs and the mteractlon to the

street.

5. Providing a security deposit for the removal of 4 large trees fronting Odlin Road at $10,000
pertiree.

6. Compensation for the removal of two trees on Clty property at a rate of $1 000 per tree
removed payable to the Richmond Parks Department Tree Compensation Fund,

i

Financial Impact

None expected.

Conclusion

The proposed 221 unit apariment complex meets the requirements of the OCP through its
Neighbourhood Plan which includes ten units of affordable housing over one level of
underground parking, It is the first development in the West Cambie area to agree to connect to
the City’s District Energy system. A variance to the parking regulations and to the bulldlng s
sife. coverage will need to be completed at the Development Permit stage, but otherwise the

' project meets the requirements of the Zoning Bylaw.,,

The design requirements meet the character of the neighbourhood and are confident the
outstandmg conditions will be met prior to final adoption, and therefore recommend that
rezoning apphcatlon RZ 09-453123 proceed to first reading.

Dﬁiﬁﬂl ohnson :

Planner

(604-276-4193)

Dlicas

List of Attachments

Attachment 1 Location Map, Zoning Site Map, Site Context and Aerial View of the Site

Attachment 2 Preliminary Architectural Drawings (Site plan, Elovations)

Attachment 3 Development Application Data Sheet

Attachment 4 West Cambie -~ Aloxandra Aren Land Use Map

Attachment 5 Advisory Design Panel Comments and the applicant’s response from the January 6,
2010 moeting of the Advisory Design Panel

Attachment 6 Arborist Repott - Tree Survey Plan

Attachment 7 Conditional Rezoning Requirements
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‘ATTACHMENT 3

6(91:% oflRlic;,lhmdnd o Development Application
Richmond, BO V6Y 21 ' Data Sheet
www.richmond.ca :

604-276-4000 .

-463123
Address: 9340, 9360 and 9400 Odlin Road
Applicant: Paul Goodwin — GBL Architects
Planning :

Area(s): West Camble Area Plan — Alexandra Neighbourhood (Scheduls 2,11A)

| _ Existing | 7 Proposed

' 9340 Odlin Road

Civic Address: 9360 Odlin Road To Be Determined
9400 Odlin Road
Owner or Applicant: Paul Goodwin ~ GBL, Architects . No Change
. . 2 11,355m* (after land

Site Size (m*): _ _ 12.154.9m dedlcation)
L.and Uses: Single Detached - Apartment Residential

. Reslidential Area 1 = 1.50 base FAR

(Max. 1,70 FAR with density bonusing No Change

OGP Area Plan Deslgnation: for-affordable housing) Townhouse,

low-rise Apartments (4 storey typical).

Low-Rise Apartment (ZLR24) -
_ Alexandra Nelghbourhood

. {West Camble)
Single-Detached Housing District

Zoning: (RS1/F) Permits Apartments at 1.70
.- F.A.R. with Density Bonusing If
affordable housing units are
provided.
} 1 Single-Detached Dwelling per 221 Apartment Units on a
Number of Units: ___existing lot. _consolidated lot.

Blaw_ |
Reguirement Proposed

‘ Variance

ZLR24
'D.ehslt'y' (FAR): Sl ?étl?rgfza,';j;dg?gnf?: ) 2?'625 3};;9\';‘; | “hone p.erm'[lted
Lot Coverage — Bullding: ’ 45% Max. 48% required
Lot Slze: No lot slze requirements NIA N/A
Front Setback - Odilin Road 6.0m Min. 6.0m none
Sethack - Side & Rear Yards: 3.0m Min. 3.3m hone

2887749
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 Bylaw
Requirement

Proposed

Variance

Amenity Space — Outdoor:

_ ~ ZLR24 - _
‘Helght; . 20.0m (max.) 17.9m ~ none
Resldent - 317
Visitor — 45 . , 7
Off-strest Parking Requirements: Affordabl é Housing - 10 - A370 spaces proposed | 2 parking spaces -
372 spaces required
{min.}
' . 50% (min.) to be 70.3% standard size '
?mai! Car Ratlo: standard size spaces spaces nans
- Permlited where two
, parking spaces 17 tandem spaces
Tandem Parking Spaces provided per single (34 stalls} Hoa
dwelling unit
100.0m* :
Amenity Space ~ Indoor: or ‘ 318.9m* none
cs{nﬂsh-ln»lleu payment
8m* minimum per unit x 2.118.21n? none

2887749
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SRR 1.60 base FAR (Max. 1.70 FAR Mixed Use: High Streot

A/ with density bonusing for affordahle

o oeen: o abutling (he High Streot, medlum densll
houelng). Tewnheuse, low-rise Aps, ﬁ?}}}ﬁ} mmengum ovag votail: ‘ Y * New Trafflc Signals
{4-storoy typial). + not abutiing the High Slrest, medium denally .
Rostdential Area 1A residentlel, - 7y Feature Intersections —
1.26 bage FAR. Byilding hatghts low to mkl-rise. % # dotalls to bo devaloped
1.60 hase FAR (Max. 1.76 FAR Max. 1.50 FAR with density b ng L
wilth denslly bonusing for affordable (ﬂg"; b °h I“’ ansliy bonusging for Festura Landmarks In
housing). Townhouss, low-rlse __ aitordable housing). O comblnation with Traffle
Apte, (6-storey meximurn). W Community Ingtitutional Calming Measures
Original Adoption: September 12, 1988/ Plan Adoption: July 24, 2006 West Cambic Area Plan 50
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ATTACHMENT &

3. RZ 09-453123 — 186-UNIT 4-STOREY RESIDENTIAL DEVELOPMENT
WITH TWO APARTMENT BUILDINGS OVER ONE SHARED PARKING -
LEVEL

ARCHITECT: Paul Goodwin, GBL Architects (GBL)
LANDSCAPE ARCHITECT: Senga Landscape Architecture (SL.A)

2887749

PROPERTY LOCATION: 9340, 9360 and 9400 Odlin Road
Panel Discussion

Comments from the Panel were as follows:

Good overall design; consider widening the Alexandra Way public space;
current design with narrow corridor between 4-storey buildings creates a long
tunnel and bowling alley effect; use width of walkway in the Dover area as
minimum standard;

GBL: We have further widened the Alexandra ROW and set our project
back 7.5m from the West Prop as suggested in the previous ADP meeting,
We have also had numerous meetings/correspondence with the planning
depariment to ensure we provide an appropriate solution,

Consider aligning the buildings, either through shifting ot stepping, to create
a break and a focal point at the mid-point of the distance between Odlin Road
and Tomicki Avenue; will create more open space; & main design
development item to be considered;

GBL: We have significandly revised the project so that the buildings are no
longer identical. The south building is layger than the north building and
the space between the bmldings now aligns with the adjacent projects on
either slde

The project is in line with the neighbourhood development; like the garden
concept; stepped back tetrace at the ends of the buildings’ wings may create
privacy and overlook concerns as the buildings in the adjacent developments
are higher; adjacent developments could oversee the courtyard and terrace
activities in subject development;

GBL The terraces have been reduced due to the increased density and the
provision of affordable housing.

Green roof construction is very difficult; consider eliminating it;
GBL: The roofs are typically sloping and therefore do not lend themselves
to “greening”.

Would like to commend the applicant for providing details on floor plans of '
building suites;

Consider provision of ramped access from Alexandra Way into the courtyard
areas as well as from the amenity areas of the building;
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GBL: We now have ramped access as requested,

Consider providing adaptability features in each type of building suite;
installation of sliding doors in washrooms permits easier adaptability;
GBL: This has been done aiid the “universal feature” units noted on the
drawings. -

Consider adding adaptable features to accommodate visitors/guests;
provision of 30 to 40- inch sliding doors in washrooms would make it
feasible to serve visitors with a variety of needs including seniors using
walkers;

GBL: This has been provided for in the guest suites.

Form and character is appropriate; project is very well-conceived; materials
and colours are good; reflective of what is happening in the ne1ghbou1hood
West Coast vocabulary is good,

Higher floor to floor space (10 feet) is a good strategy; will improve the
livability of suites; applicant is encouraged to maintain the strategy;
GBL: The 10° floor to floor has heen malntained,

Applicant is requested to present reflected building elevation plan of adjacent
development along Alexandra Way which is a significant realm,
GBL: This will be provided at the ADP on may 05,

Consider a slight staggering of ends or articulating the ends/tips of U-shaped

‘buildings to make them less rigid or formal; will improve the views of the

end units;
GBL: The mass of the building sets back further as they approach the
center of the site,

Consider a “front-door” feel for the ground floor units facing Alexandra
Way; '

GBL: Refer to the drawings (particularly the elevations and the 3D
drawings at the end the package) . We have incorporated gates and trellis’s
to enhance ground floor suite entries,

Consider alternate location of loading bay and screening along the sidewalk;
only one loading bay is provided considering the size of the development;
study appropriateness of adding another loading bay to setve the other end of
the development; applicant and the City need to investigate this issue;

GBL: This is issue Is currently being looked at by the city.

Would like to see more cross sections not only on Alexandra Way but also on

Tomicki and Odlin to understand the relationship with the street;
GBL: More cross sections have been provided (see drawings A-6.01
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through to A-6,05)

Resolve the ambiguous areas to clarify boundaries between the public and
private realms either through walls, gates, planting or elevation changes to
improve their relationship particularly along Alexandra Way;

GBL: This has been dealt with as part of all the latest revisions, Refer to
the package. ' '

Consider shifts in Alexandra Way pathway and articulation of buildings to
create more thythm and variation along a long corridor;
GBL: Sce the latest revisions In the new package.

Pedestrian scale lighting along Alexandra Way should be thoughtfully
congidered for this neighbourhood-wide public walkway;

Would like to see formal treatment of the outside edges of the development;
will clarify public and private spaces; consider manicured look of outer edges
of the development and gardenesque approach inside;

GBL: Please see landscape architects responses below.

Does not agree with landscape architect’s position that open areas are not
fully utilized in this type of development; problem lies in inappropriate
design of open spaces; find ways to make spaces in the north and south end
of the blocks more functional; provision of a play area in the development is
needed as it is located in an emerging neighbourhood; need not be a play
structure; could be a water feature or other structures that provide play
opportunities; : '

Alexandra Way presents a good opportunity for location of public art;
integrate public art early in the process; work with an artist to start with the

Process,

Consider lowering planting densities in the development and providing
planting treatment between units; create privacy for patios and upper spaces
of units;

With respect to the public realm, would like to see precedeonts and more
careful consideration of the green aspects on Alexandra Way and the
sidewalks; learn from lessons in Dover crossing which has encountered
technical problems due to unanticipated vehicle access use (materials,
replacement and maintenance); choice of maferial palette in design
development is a very important consideration; consider intended uses;
changes in dircotions and places can be done to avoid a bowling alley effect
along Alexandra Way; presents an opportunity to become people places;
define entrances to the development;
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Reiterate concerns on very high density of planting as a result of creating
gardenesque space; create useful open spaces that cater to young starter

* families with young children; nearest park to the development is Odlinwood

Park across No, 4 Road which is far from the subject development; create
teal activity places that attract people;

There is a need to create a balance between useful openness and planting;
consider hierarchy of planting, particularly how plants are used to protect the
corner spaces where there is tension between private patios and common
spaces; patios going out into the gardens can be good selling points for the
units; activates the use of central courtyard,;

. Consider the sustainability aspect of the development such as utilization of

flat roof portions as green roofs and use of storm water;

Security lighting should be provided, particularly along Alexandra Way;
avoid dark areas in this long corridor for pedestrian safety; dividing the
propetties along Alexandra Way will give them a feeling of security; dark
corners are discouraged; and

Consider planting of pyracantha near windows and balconies; areas should
not be covered by shadows to discourage unwanted people from going into
the subject development.

Panel Decision

It was moved and seconded

That the Advisory Design Panel supports RZ 09-453123 moving forward to
the Planning Committee subject to the following:

A. The applicant making the following Improvemenis to the project design:

. Design development to improve Alexandra Way. Consider appropriate width,

proportion, shifts in pathway alignment, materials, planting, safety and
security. Consider creating focal points, Consider incorporating Public Axt,
pedestrianscaled lighting, and access points;

GBL; S¢e above comments, Alexandra way has been widened as per the
request from. the planning department, We have a central focal point and
ramped access to the central courtyard, This would be an appropriate area
Jor public art,

SLA: Planting and hard landscape elements have been formalized, Blocks
of planting or hedge like systems of plantings replace more informal
planting compositions on outside penmeter of development,

Design development to improve the Alexandra Way edge of the
development, Provide relief from a long and narrow corridor feel. Consider
building alignment changes, breaks, articulation, and relationship to adjacent
development to create openness, focal points, thythm and variation along
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Alexandra Way, Consider ramped access to grade level units and central
open space, Consider individual unit “front door” interface to Alexandra
Way. Provide clear boundaries between public and private spaces;
GBL: See responses above '

design development to improve central open space design, programming, and
adjacencies, Provide play opportunities for young children with either play
equipment or alternative feature. Create useful open spaces, Consider
relationship of indoor and outdoor amenity areas, including ramped access;
GBL: See architects comments above.

SLA: Landscape areas have been reduced and replaced with common patio
areas adjacent the amenity rooms, Large gathering patios adjacent amenity
rooms are juxtaposed with smaller niche sitting areas (some In lawn, some
paved) to offers user variefy. Lawn areas for sitting and passive use have
replaced a previeusly proposed dense plantings.

Children’s play area has been integrated in central circular area. A
climbing mound with a slide in a forest of Trembling Aspen grounds the
central portion of that area. Benches have been tucked into the mound as
well as on the edges of walkway that circles inner area Dplaces for parents
and or passerby to sit. A curvilinear wall encapsulates that inner space and
« series of quadrants within that circle features 3 main play areas which
are;

1) Climbing wall
2) sand area with faux fossil structures for discovery play

3) water spigots and sand/gravel area for building and play using the
elements of water and sand,

A circular track encapsulates the outside of the circle for tricycles. In short
the central play area multi tasks as a piece of play art when not in use by
children the passerby can sit relax and feel like they are part of ¢ cormmon
outdoor space,

Design development to improve Tomicki and Odlin edges of development,
including more definition of relationship between public and private realms;
GBL: see comments above and the new sections

B, The applicant taking into consideration the following comments:

Consider providing adaptability features in each type of building suite,
including sliding doors in washrooms;

GBL: this has been done and the “universal suites” are noted on the plans

consider providing additional loading bay at other end of development and
screening;
congider planting densitics and planting treatment between units; and
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SLA: Plantings between units provide privacy between patios and small
multi stem trees adjacent patlos provide overhead filtered privacy from
overhead units. _ .

8. Consider the sustainability aspect of the development such as utilization of
flat roof portions as green roofs and use of storm water.
GBL: This contradicts the earlier comment? We have very few “flat roof”
Jew areas — see drawings. -

CARRIED

2887749
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ATTACHMENT 7

Conditional Zonlng Requirements
9340, 9360, and 2400 Odlin Road
“RZ 09-463123 '

Prior to adoption of Zoning Amendment Bylaw 8610, the developer is required to complete the
following requirements to the satisfaction of the Director of Development,

1) Consolidate all THREE lots info one development parcel,

2) Make a land dedication of ten (10) meters along the southern end of the subject property to
allow for the continued development of Tomicki Avenue, The design and construction of
this section of road will be a part of a separate Servicing Agreement with the City.

3) Registration of a five (5) meter wide Public Right of Access Right-Of-Way (PROP) statutory
right-of-way along the western ¢dge of the subject property (after land dedication) for the
development of Alexandra Way. An additional PROP is to be registered at each end of the 5 -
meter PROP for an additional 3 meter wide PROP at the north and south property line (after
land dedication) to angle into the property at 45 degrees until it meets with the 5 meter width,
After satisfactory completion, the City will maintain the hard surfacing of the walkway and
the two Strata Corporations will maintain the soft landscaping on their respective properties.

4) Registration of a Flood Plain Restrictive Covenant specifying a minimum habitable floor
level of 2.6 GSC over the three parcels or the one consolidated pareel.

5) Registration of an Aircraft Noise Sensitive Use Covenant over the three parcels or the one
consolidated parcel.

6) Registration of a restrictive covenant for tandem parking to ensure two stalls that are affected
arc agsigned to the same unit.

7) Registration of a restrictive covenant to identify the guest suites are 1eglstcred as common
propetty to prevent future sale or convelsion of the unit.

8) Registration of the Clty’s standard Housing Agreement(s) to secure 10 affordable housing |
units consisting of 5 one-bedroom units and 5 two-bedroom plus den units over the two
buildings. The terms of the Housing Agreement(s) will include;

s one-bedroom units must have a minimum area of 61.8m? (665 fi?) and may be rented
- at a rate of $650 a month to an eligible tenant having an annual income of $30,500 or
less; '
e two-bedroom umts must have a minimum area of area of 90.7m? (977 ft2) and may be
rented at a rate of $770 a month to an eligible tenant having an atnual income of
$36,000 or less;

The term of the agreement is in perpetuity.

This agreement shall include provisions to ensure the occupancy of the Affordable Housing
Units enjoy full and unrestricted access and use of the indoor amenity space.

2087749
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9) Voluntary contribution of $124,669.00 towards the provision of West Cambie child care
facilities to the City. ‘

10) Volunta1 y contribution of $124,669.00 towards the provision of improvements to the
proposed High Street within the Alexandra Nelghbourhood (West Cambie),

11) Voluntary contribution of $14,545.00 to assist in the Planning and Engineering costs for the
. Community Planning and Engineering services and infiastructure costs of the West Cambie
Neighbourhood plan,

. 12) Provision of Public Art along Alexandra Way in accordance with City Policy, or a
contribution toward the C1ty s public Art Statutory Reserve Fund in the amount of
$124,477.20.

13) Enter into the City’s standard Servicing Agreement to design and construct offsite upgrades.

Works include, but are not limited to:

a) Connecting to the works done to the property to the west (Mendlan Gate) via SA 07-
365378 and to the property to the east (Cambridge Park) via SA 08-439201. This
includes road improvements on Odlin Road with a 2,0 meter wide sidewalk and 2.5 meter
wide boulevard with trees and street lighting and building and raising about 2/3 of the-
road to match existing works. Tomicki works include extending the works from SA 08-
439201 to include 2.0 meter wide sidewalk but interim boulevard / extruded curb and 6.0
meters of asphalt with storm and sanitary works required,

b) Confirmation existing City utilities meet current City Standards or upgrade as required.
¢) Ultimate design and construction of the entire 11.0 meter width of Alexandra Way. This
will include the development of the thoroughfare on the adjacent propetty to the west

(Meridean Gate as part of DP 06-352741).

14) The submission and processing of a Development Permit* completed to a level of acceptance
by the Ditector of Development. In addition to the standard review, the applicant is to prove
Information pertaining to: :

a) Design of the Alexandra Way thoroughfare.

b) Overall appropriateness of the landscaping plan - in particular the central amenity area
and courtyard.

¢) Design of a child’s play area within the outdoor amemty area.

d) Overall appropriateness to the Form and Character of the buildings and the interaction to
the strect.

e) Providing a security deposit for the removal of 4 large trees fronting Odlin Road at’
$10,000 per tree, .

f) Compensation for the removal of two trees on City property at a rate of $1,000 per tree
removed payable to the Richmond Parks Department Tree Compensation Fund,

g) Submif a letter to the City confirming that the design of the subject building(s) will
facilitate a cost-effective connection to a future District Energy System (DES) and/or
DES connection should the DES service come available prior to the occupancy of the
subject development,

15) Prior to issuance of a Building Permit*, the developer is required to complete the following:

288719
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a) A construction patking and traffic management plan to be prbvided to the satisfaction of
the Transportation Department (hitpy//www.tichmond.ca/services/itp/special himy;

b) Incorporation of accessibility measures for aging In place in Building Permit drawings for
all units including lever handles for doors and faucets and blocking in all washroom walls
to facilitate future potential installation of grab bars/handrails; '

¢) The applicant is required to obtain a Building Permit for any construction hoarding
associated with the proposed development. If construction hoarding is required to
temporarily occupy a street, or any part thereof, or occupy the air space above a street or
any patt thereof, additional City approvals and associated fees may be required as part of
the Building Permit, Contact Building Approvals Division at 604-276-4285.

d) Fire flow calculations based on the Fire Underwriter Survey confirming adequate
available flow is required 4t the Building Permit stage;

e) Demonstration of compliance with all terms outlined in Section 4.16 of the Zoning Bylaw
to permit floor area exclusion in liew of the provision of dwelling units with basic
universal housing features, '

f) Certification by a registered professional that any required noise insulation measures may
‘be installed according to recommendations in the required acoustic report;

g) Payment of $1,836.72 per unit plus applicable interest towards the Alexandra
Neighbourhood Development Agreement; and '

h) Payment of the Supplementary Development Cost Charges for the Alexandra Area.

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

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

Slgned Date

28377149
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% City of Richmond | Bylaw 8610

Richmond Zoning and Development Bylaw 8500
Amendment Bylaw 8610 (RZ 09-453123)
9340, 9360 AND 9400 ODLIN.ROAD

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

1.

The Zoning Map of the City of Richmond, which accompanies and forms part of
Richmond Zoning and Development Bylaw 8500, is amended by repealing the existing
zoning designation of the following area and by designating it LOW RISE
APARTMENT (ZLR24) ~ ALEXANDRA NEIGHBOURHOOD (WEST CAMBIE)

P.LD. 012-030-872

WEST HALF LOT 6 BLOCK “B” SECTION 34 BLOCK 5 NORTH RANGE 6 WEST .

NEW WESTMINSTER DISTRICT PLAN 1224

P.LD, 003-666-409
EAST HALF LOT 6 BLOCK “B” SECTION 34 BLOCK 5 NORTH RANGE 6 WEST

NEW WESTMINSTER DISTRICT PLAN 1224

P.LD. 004-231-708 - :
WEST HALF LOT 7 BLOCK “B” SECTION 34 BLLOCK 5 NORTH RANGE 6 WES
NEW WESTMINSTER DISTRICT PLAN 1224

2. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 8500,
Amendment Bylaw 86107, :
FIRST READING

A PUBLIC HEARING WAS HELD ON
'SECOND READING

THIRD READING

OTHER REQUIREMENTS SATISFIED
ADOPTED

2912044
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ATTACHMENT 4

Conditional Zoning Requirements
9340, 9360, and 9400 Odlin Road
‘RZ 09-453123

Prior to adoption of Zoning Amendment Bylaw No. 8716, the developer is required to complete
the following requirements to the satisfaction of the Director of Development.

1. Adoption of OCP Amendment Bylaw 8715.

2. Voluntary contribution of $129,068.00 towards the provision of West Cambie childcare
facilities to the City. :

3. Voluntary contribution of $129,068.00 towards the provision of improvements to the
proposed High Street within the Alexandra Neighbourhood (West Cambic).

4. Voluntary contribution of $15,058.00 to assist in the Planning and Engineering costs for the
Community Planning and Engineering services and infrastructure costs of the West Cambie
Neighbourhood plan.

5. Provision of Public Art along Alexandra Way in accordance with City Policy, or a
contribution toward the City’s Public Art Statutory Reserve Fund in the amount of
$130,000.00.

6. The submission and processing of a Development Permit* completed to a level of acceptance
by the Director of Development. In addition to the standard review, the applicant is to prove
information pertaining to:

a) Design of the Alexandra Way thoroughfare.

b) Overall appropriateness of the landscaping plan — in particular the ceniral amenity area
and courtyard.

¢) Design of a child’s play area within the outdoor amenity area,

d) Overall appropriateness to the Form and Character of the buildings and the interaction to
the street.

-e) Providing a security deposit for the removal of 4 large trees fronting Odlin Road at
$10,000 per tree.

f) Compensation for the removal of two trees on City property at a rate of $1,000 per tree
removed payable to the Richmond Parks Department Tree Compensation Fund.

Prior to issuance of a Building Permit#*, the developer is required to complete the following;
a) Enter into the City’s standard Servicing Agreement to design and construct offsite
“upgrades. Works include, but are not limited to:
i) Connecting to the works done to the property to the west (Meridian Gate) via
SA-07-365378 and to the property to the east (Cambridge Park) via SA 08-439201.
This includes road improvements on QOdlin Road with a 2.0 m wide sidewalk and
2.5 m wide boulevard with trees and sireet lighting and building and raising about 2/3
of the road to match existing works. Tomicki works include extending the works
from SA 08-439201 to include 2.0 m wide sidewalk but interim boulevard / extruded
curb and 6.0 m of asphalt with storm and sanitary works required.
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b)

©)

d)

g)

h)

ii) Confirmation existing City utilities meet current City Standards or upgrade as

- required.

iii) Ultimate design and construction of the entire 11.0 m width of Alexandra Way. This
will include the development of the thoroughfare on the adjacent property to the west
(Meridean Gate as part of DP 06-352741). '

A construction parking and traffic management plan to be provided to the satisfaction of the
Transportation Department (http://www.richmond.ca/services/ttp/special.htm);

Incorporation of accessibility measures for aging in place in Building Permit drawings for all
units including lever handles for doors and faucets and blocking in all washroom walls to
facilitate future potential installation of grab bars/handrails;

The applicant is required to obtain a Building Permit for any construction hoarding
associated with the proposed development. If construction hoarding is required to
temporarily occupy a street, or any part thereof, or occupy the air space above a street or any
part thereof, additional City approvals and associated fees may be required as part of the
Building Permit. Contact Building Approvals Division at 604-276-4285,

Fire flow calculations based on the Fire Underwriter Survey confirming adeguate available
flow is required at the Building Permit stage;

Demonstration of compliance with all terms outlined in Section 4.16 of the Zoning Bylaw to
permit floor area exclusion in lieu of the provision of dwelling units with basic universal
housing features;

Certification by a registered professional that any required noise insulation measures may be
installed according to recommendations in the required acoustic report;

Payment of $1,836.72 per unit plus applicable interest towards the Alexandra Neighbourhood
Development Agreement; and -

Payment of the Supplementary Development Cost Charges for the Alexandra Area.

* 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 pursnant to Section 219 of the Land Title Act.
All agreements to be registered in the Land Title Qffice 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 determings 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, and/or such other security deemed nscessary or advisable by
the Director of Developrment. All agreements shall be in a form and content satisfactory to the Director of
Development,

Signed _ Date
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3 Richmond Bylaw 8715

Richmond Official Community Plan Bylaw 7100, Amendment Bylaw
8715 (RZ 09-453123)
9388 Odlin Rd (formerly 9340, 9360 and 9400 Odlin Road)

The Council of the City of Richmond enacts as follows:

1. Schedule 2.11A (West Cambic Area Plan) of Official Community Plan Bylaw No 7100 is
amended by:

- (1) adding the following new section (8.4.5), to Section 8.4 (Alexandra’s Building
Sustainability Guidelines):

“8.4.5 Alexandra District Energy Unit

“To reduce greenhouse gas emissions, as indicated in Table 1 below, the following 5§
development proposals (e.g., in-stream proposals) may receive an additional 4% Density
Bonus upon commlttmg the pI'O_]eCt to hook into the Alexandra District Energy Unit.”

Residential
9388 Odlin Road .
- GBL Architects (formerly 9340, 9360 and 9400 1.7 7,624 1.76
Qdlin Road)
- 0797460 BC Ltd 9383 Alexandra Road 1.6 4,627 1.66
- Polygon - Mayfair|9331, 9351, 8371, 9391 and
Place 9411 Odlin Road 168 12,275 1.74
- Fred Adab|9251 and 9291 Alexandra
Architecture Road 1.5 4,006 1.55
- Commercial
- 4660, 4680, 4700, 4720
and 4740 Garden City
~ Read,
- 9040, 9060, 9080, 9180,
- SmartCentres 9200, 9260, 9280, 9320, 0.61 3,026 0.615

9340, 9360, 9400, 9420,
9440, 9480 and 9500
Alexandra Road

(2) adding the following reference to the legend of the West Cambie Area Plan - Alexandra
Neighbourhood Land Use Map:

“Also refer to Section 8.4.5 - Alexandra District Energy Unit regarding district energy
density bonusing policies.”

PH - 169
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Richmond Zoning Bylaw 8500
Amendment Bylaw 8716 (RZ 09-453123)

9388 ODLIN RD (FORMERLY 9340, 9360 AND 9400 ODLIN 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 new subsection
into the Permitted Density Section of the Low Rise Apartment (ZLR24) — Alexandra
Neighbourhood . (West Cambie) zoning district and renumbering the remaining
subsections accordingly:

“18.24.4.3 Notwithstanding Section 18.24.4.2, the reference to ““1.7” is increased to
the higher density of “1.76” for the following site if, prior to first occupancy of the
building, the owner provides the amenity of a reduction in greenhouse gas emissions by
connecting, or commitfing to connect in a manner satisfactory to the City, any buildings
on the lands to the Alexandra District Energy Utility pursuant to Bylaw No. 8641.

9388 Odlin Rd (formerly 9340, 9360 and 9400 Odlin Road)
P.1.D. 028-307-976
Lot A Section 34 Block 5 North Range 6 New Westminster Dlstrlct Plan

BCP45824”

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 area and by designating it Low Rise Apartment (ZLR24) — Alexandra
Neighbourhood (West Cambie)

P.ID. 028-307-976
Lot A Section 34 Block 5 North Range 6 New Westminster District Plan BCP45824

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw
8716”.

FIRST READING FEB 28 2011

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

OTHER-CONDITIONS SATISFIED

ADOPTED
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