
1. 

  Agenda 
   

 

 

Development Permit Panel  
Electronic Meeting 

 
Council Chambers, City Hall 

6911 No. 3 Road 

Wednesday, December 10, 2025 
3:30 p.m. 

 

 

 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 

November 13, 2025. 

  

 

1. DEVELOPMENT PERMIT 23-031545 
 (REDMS No. 8206668) 

 APPLICANT: Carson Lei 

 PROPERTY LOCATION: 8680 Alexandra Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. permit the subdivision of 8680 Alexandra Road into two lots and permit 

construction of two commercial buildings on proposed Lot B on a site zoned 

“Auto-Oriented Commercial (CA)”; and 

 2. vary the provisions of Richmond Zoning Bylaw 8500 applicable to Lot B to: 

  (a) reduce the minimum interior side yard setback from 3.0 m to 1.5 m; and 

  (b) reduce the minimum rear yard setback from 3.0 m to 2.0 m. 
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2. DEVELOPMENT PERMIT 23-033716 
(REDMS No. 8185751) 

 APPLICANT: Panatch Group 

 PROPERTY LOCATION: 9000 No. 3 Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of a mixed-

use commercial and rental apartment building at 9000 No. 3 Road on a site zoned 

“Commercial Mixed Use (ZMU61) – No. 3 Road and Francis Road (Broadmoor)”. 

  

 

3. DEVELOPMENT PERMIT 25-010558 
(REDMS No. 8137702) 

 APPLICANT: Fougere Architecture Inc. 

 PROPERTY LOCATION: 8620, 8640 and 8660 Spires Road 

 
Director’s Recommendations 

 That a Development Permit (DP) be issued which would permit the construction of one 

six-storey residential apartment building containing 90 rental units at 8620, 8640 and 

8660 Spires Road on a site zoned “Low to Mid Rise Rental Apartment (ZLR49) – Spires 

Road (Brighouse Village of City Centre)”. 

  

 

4. New Business 

 

5. Date of Next Meeting: January 14, 2026 

 

 ADJOURNMENT 
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 Development Permit Considerations 
Development Applications Department 

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

 
 
Address: 8680 Alexandra Road File No.: DP 23-031545 
 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. (Road Dedication – Alderbridge Way and Alexandra Road) Voluntary dedication of land along the subject site’s 

south property line (Alderbridge Way) and a corner cut on Alexandra Road to facilitate frontage improvements. Exact 
road dedication shall be confirmed through design of the Servicing Agreement* works. Approximate road dedications 
are as follows: 
a) Along Alderbridge Way: 4.5 m wide along the entire south frontage. 
b) Alexandra Road: 1 m x 1m corner cut at the northeast corner of the site. 

2. (Public-Right-of-Passage SRW) Granting of a 3.0 m wide Statutory Right-of-Way for Public-Right-of-Passage, 
bisecting the property north to south. 1.5 m is to be provided along the east property line of proposed Lot A and 1.5 m 
is to be provided along the west property line of proposed Lot B. Construction and maintenance is to be conducted by 
the respective owners of each future lot at the owners’ cost. The agreement should also identify that the fencing along 
the west property line of Lot B is to be removed by the owner of Lot B upon completing construction of the portion of 
the pedestrian path on Lot A.  

3. (Landscape Security) Receipt of a Letter of Credit for landscaping in the amount of $249,623.00 (based on the costs 
estimate provided by a CSLA registered landscape Architect including 10% contingency). 

4. (City Tree Compensation) City acceptance of the developer’s voluntarily cash contribution of $19,192.00, as 
determined by Parks Services, to the City’s Tree Compensation Fund for the removal of ten City trees (tag# 5-14). 

5. (Tree Protection) Installation of appropriate tree protection fencing around all trees (tag #3-4) to be retained as part 
of the development prior to any construction activities, including building demolition, occurring on-site. 

6. (Arborist Contract) Submission of a Contract entered into between the applicant and a Certified Arborist for 
supervision of any on-site works conducted within the tree protection zone of the trees to be retained. The Contract 
should include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, 
and a provision for the Arborist to submit a post-construction assessment report to the City for review. 

7. (Aircraft Noise – Indemnity) Registration of an aircraft noise indemnity covenant on title (Area 1A). 
8. (Flood Indemnity) Registration of a flood indemnity covenant on title. 
9. (CCAP Future Development Impacts) Registration of a legal agreement on title stipulating that the development is 

subject to potential impacts due to other development that may be approved within the City Centre including without 
limitation, loss of views in any direction, increased shading, increased overlook and reduced privacy, increased 
ambient noise and increased levels of night-time ambient light, and requiring that the owner provide written 
notification of this through the disclosure statement to all initial purchasers, and erect signage in the initial sales centre 
advising purchasers of the potential for these impacts. 

10. (Glazing) Registration of a legal agreement on Title limiting window covering, tinting, and frosting on the west 
façade of Building 1 to maintain transparency and views onto the adjacent west pedestrian path. 

11. (Sustainability Measures) Registration of a legal agreement on Title ensuring the development provides the 
following sustainability measures, to the satisfaction of the Director, Building Approvals: 
a) Energy reducing light sensors for building interior lighting.  
b) Water conservation features including water conserving plumbing fixtures and high efficiency irrigation. 
c) Rooftop pre-ducting for solar photovoltaic or other alternative energy system. 
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12. (Transportation Demand Management) City’s acceptance of the developer’s offer to voluntarily contribute towards 
various transportation-related improvements and secure parking in compliance with the Zoning Bylaw requirements 
and Transportation Demand Management (TDM) parking reductions. 
a) Additional bicycle parking – Registration of a legal agreement on Title to ensure the provision of a minimum 6 

Class 1 and 8 Class 2 bicycle parking spaces on site. Facilities to be constructed and maintained by the owner.  
b) E-bike Parking – Registration of a legal agreement on Title to ensure the provision and maintenance of one 

publicly accessible energized outlet within the Class 1 bicycle parking area. Facilities to be constructed and 
maintained by the owner.  

c) Electrical (EV) Charging – Registration of legal agreement(s) on the subject property requiring that the owner 
provides, installs, and maintains Level 2 electrical vehicle (EV) charging infrastructure for a minimum of 22 
spaces on the property for the use of the building’s tenants and visitors.  

13. (DEU) Registration of a restrictive covenant and statutory right of way and/or alternative legal agreement(s), to the 
satisfaction of the City, securing the owner's commitment to connect to District Energy Utility (DEU) and granting the 
statutory right of way(s) necessary for supplying the DEU services to the building(s), which covenant and statutory 
right of way and/or legal agreement(s) will include, at minimum, the following terms and conditions:  
a) No building permit will be issued for a building on the subject site unless the building is designed with the 

capability to connect to and be serviced by a DEU and the owner has provided an energy modelling report 
satisfactory to the Director of Engineering.  

b) A City Centre DEU Bylaw, which applies to the subject site, has been adopted by Council and was adopted prior 
to the issuance of any development permit for the subject site; however, no building permit will be issued for a 
building on the subject site unless:  

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

(2) the owner designs, to the satisfaction of the City and the City’s DEU service provider, Lulu Island Energy 
Company Ltd. (LIEC), a low carbon energy plant to provide any combination of heating, cooling, and/or 
domestic hot water heating to the building(s), as directed by the City’s service provider (LIEC), to be 
constructed and installed on the site, with the capability to connect to and be serviced by a DEU;  

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

(4) the owner enters into an asset transfer agreement with the City and/or the City’s DEU service provider on 
terms and conditions satisfactory to the City to transfer ownership of the low carbon energy plant to the 
City or as directed by the City, including to the City’s DEU service provider, at no cost to the City or 
City’s DEU service provider, LIEC, on a date prior to final building inspection permitting occupancy of 
the first building on the site. Such restrictive covenant and/or asset transfer agreement shall include a 
warranty from the owner with respect to the on-site DEU works (including the low carbon energy plant) 
and the provision by the owner of both warranty and deficiency security, all on terms and conditions 
satisfactory to the City;  

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

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

(1) the building is connected to the DEU;  
(2) the owner enters into a Service Provider Agreement for that building with the City and/or the City’s DEU 

service provider, LIEC, executed prior to depositing any Strata Plan with LTO and on terms and 
conditions satisfactory to the City; and  

(3) prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner grants or 
acquires, and registers, all Statutory Right-of-Way(s) and/or easements necessary for supplying the DEU 
services to the building. 
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e) If a DEU is not available for connection, no final building inspection permitting occupancy of a building will be 
granted until:  

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

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

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

Prior to Subdivision, the developer must complete the following requirements: 
1. (Road Dedication) Dedication of Road Parcel (Plan 50405). 
2. (Fees) Payment of fees required prior to subdivision approval, including but not limited to  

a) Payment of current years’ property taxes. If approval is sought on or after September 1st in any year, payment of 
the following year’s estimates taxes per City practice. 

b) Payment of address assignment fee. 
3. Enter into a Servicing Agreement* for the design and construction of the following works. A Letter of Credit or cash 

security for the value of the Service Agreement works, as determined by the City, will be required as part of entering 
into the Servicing Agreement. Works include, but may not be limited to:  
a) Water Works: 

(1) Using the OCP Model, there is 225 L/s of water available at a 20 psi residual at the Alexandra Road 
frontage. Based on your proposed development, your site requires a minimum fire flow of 200 L/s. 

(2) At Developer’s cost, the Developer is required to: 
(a) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire 

flow calculations to confirm development has adequate fire flow for onsite fire protection. 
Calculations must be signed and sealed by a Professional Engineer and be based on Building Permit 
Stage building designs.  

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

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

(3) At Developer’s cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 
(b) Cut, cap & remove the existing water service connections and meters. 
(c) Install two new water service connections off of the existing water main fronting Alexandra Rd 

complete with water meters to service the proposed subdivision. 
b) Storm Sewer Works: 

(1) At Developer’s cost, the Developer is required to: Provide an erosion and sediment control plan for all on-
site and off-site works, to be reviewed as part of the servicing agreement design 

(2) At Developer’s cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 
(b) Cut, cap & remove the existing storm service connection and ICs 
(c) Install two new storm service connections on Alexandra Road complete with inspection chambers to 

service the proposed development.  
c) Sanitary Sewer Works: 
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(1) At Developer’s cost, the Developer is required to: Confirm the condition and capacity of the existing 
sanitary service connections at the northwest and northeast corners of 8680 Alexandra Road through 
CCTV inspection and sizing calculations. Reuse the existing sanitary connections if they are in proper 
condition and has adequate capacity. If they are not in proper conditions and do not have adequate 
capacity, install two new service connections (by City crews at developer’s cost) complete with IC to 
service the proposed subdivision.   

(2) At Developer’s cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 
(b) If the existing sanitary connections at the northwest and northeast corners of 8680 Alexandra Rd are 

not in proper condition and do not have adequate capacity, cut, cap & remove existing sanitary 
service connections and ICs at the northwest and northeast corners of the site. 

d) Street Lighting: 
(1) At Developer’s cost, the Developer is required to: Review street lighting levels along all road and lane 

frontages, and upgrade as required. 
e) Frontage Improvements:  

(1) At Developer’s cost, the Developer is required to construct the following along the full frontage of the 
subject site: 
(a) Along Alderbridge Way, from North to South, starting at the new south property line: 

(i) Minimum 3.5 m wide multi-use pathway 
(ii) Minimum 1.5 m boulevard with street trees 
(iii) 0.15 m curb and gutter to match the location of the existing curb and gutter. 

(b) Along Alexandra Rd, from South to North, starting at the North property line: 
(i) Minimum 2.0 m wide sidewalk 
(ii) Minimum 1.5 m boulevard with street trees 
(iii) 0.15 m curb and gutter. 

(c) New frontage improvements are to be transitioned to existing treatments to the East/West of the site. 
(2) At Developer’s cost, the Developer is required to construct a 1.5 m pathway along the eastern half of the 

SRW PROP that bisects the subject property. 
f) General Items:  

(1) At Developer’s cost, the Developer is required to: 
(a) Coordinate with BC Hydro, Telus and other private communication service providers: 

(i) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(ii) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(b) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed 

development and proposed undergrounding works, and all above ground utility cabinets and kiosks 
located along the development’s frontages, within the developments site (see list below for 
examples). A functional plan showing conceptual locations for such infrastructure shall be included in 
the development design review process. Please coordinate with the respective private utility 
companies and the project’s lighting and traffic signal consultants to confirm the requirements (e.g., 
statutory right-of-way dimensions) and the locations for the aboveground structures. If a private 
utility company does not require an aboveground structure, that company shall confirm this via a 
letter to be submitted to the City. The following are examples of statutory right-of-ways that shall be 
shown on the architectural plans/functional plan, the servicing agreement drawings, and registered 
prior to SA design approval: 
• BC Hydro PMT – 4.0 x 5.0 m 
• BC Hydro LPT – 3.5 x 3.5 m 
• Street light kiosk – 1.5 x 1.5 m 
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• Traffic signal kiosk – 2.0 x 1.5 m 
• Traffic signal UPS – 1.0 x 1.0 m 
• Shaw cable kiosk – 1.0 x 1.0 m 
• Telus FDH cabinet – 1.1 x 1.0 m 

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

(d) Provide a video inspection report of the existing sanitary connection at the northeast and northwest 
corners of 8680 Alexandra Rd prior to start of site preparation works or within the first servicing 
agreement submission, whichever comes first. A follow-up video inspection, complete with a civil 
engineer’s signed and sealed recommendation letter, is required after site preparation works are 
complete (i.e. pre-load removal, completion of dewatering, etc.) to assess the condition of the existing 
utilities and provide recommendations to retain, replace, or repair. Any utilities damaged by the pre-
load, de-watering, or other ground preparation shall be replaced or repaired at the Developer’s cost. 

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

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

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

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management 

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

2. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Development Permit 
processes. 

3. If applicable, payment of latecomer agreement charges associated with eligible latecomer works. 
4. Obtain a Building Permit (BP) for any construction hoarding.  If construction hoarding is required to temporarily 

occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit.  For additional information, contact the Building Approvals 
Department at 604-276-4285. 

Note: 
* This requires a separate application. 

• Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 
All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
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Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 
The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

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

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

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

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds Convention Act, which contains prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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