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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, December 18, 2012 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

MINUTES 
 
PLN-7  Motion to adopt the minutes of the meeting of the Planning Committee held 

on Tuesday, December 4, 2012. 

 

 
  

NEXT COMMITTEE MEETING DATE 
 
  Tuesday, January 8, 2013, (tentative date) at 4:00 p.m. in the Anderson Room 

 

  COMMUNITY SERVICES DEPARTMENT 
 
 1. HOUSING AGREEMENT BYLAW NO. 8969 TO PERMIT CITY TO 

ENTER INTO A HOUSING AGREEMENT TO SECURE 
AFFORDABLE RENTAL HOUSING UNITS AT 3391 AND 3411 
SEXSMITH ROAD- PINNACLE INTERNATIONAL (RICHMOND) 
PLAZA INC. 
(File Ref. No. 12-8060-20-8969) (REDMS No. 3695815) 

PLN-11  See Page PLN-11 for full report  
  Designated Speaker:  Dena Kae Beno
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  STAFF RECOMMENDATION 

  That Bylaw No. 8969 be introduced and given first, second and third 
readings to permit the City, once Bylaw No. 8969 has been adopted, to enter 
into a Housing Agreement substantially in the form attached hereto, in 
accordance with the requirements of s. 905 of the Local Government Act, to 
secure the Affordable Housing Units required by the Rezoning Application 
10-544729. 

 

 

  PLANNING & DEVELOPMENT DEPARTMENT 
 
 2. APPLICATION BY URBAN ERA BUILDERS AND DEVELOPERS 

LTD. FOR REZONING AT 6551/6553 WILLIAMS ROAD FROM 
SINGLE DETACHED (RS1/C) TO LOW DENSITY TOWNHOUSES 
(RTL3) 
(File Ref. No. 12-8060-20-7840/8700, RZ 10-521413) (REDMS No. 3136056 v.3) 

PLN-35  See Page PLN-35 for full report  
  Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  (1) That Bylaw 8700, for the rezoning of 6551/6553 Williams Road from 
“Single Detached (RS1/C)” to “Low Density Townhouses (RTL3)”, 
be introduced and given first reading 

  (2) That third reading of Bylaw 7840, for the rezoning of 6511/6531 
Williams Road, be rescinded; and 

  (3) That Bylaw 7840, for the rezoning of 6511/6531 Williams Road, be 
referred to the January 21, 2013 Public Hearing. 
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 3. APPLICATION BY POLYGON DEVELOPMENT 192 LTD. FOR 
REZONING AT 8311, 8331, 8351, AND 8371 CAMBIE ROAD AND 
3651 SEXSMITH ROAD FROM SINGLE DETACHED (RS1/F) AND 
AUTO-ORIENTED COMMERCIAL (CA) TO HIGH RISE 
APARTMENT (ZHR12) CAPSTAN VILLAGE (CITY CENTRE) AND 
SCHOOL & INSTITUTIONAL USE (SI) 
(File Ref. No. 12-8060-20-8903) (REDMS No. 3555723 v.3) 

PLN-59  See Page PLN-59 for full report  
  Designated Speaker:  Wayne Craig

  (1) That Richmond Zoning 8500 Amendment Bylaw No. 8903, to amend 
the Richmond Zoning Bylaw No. 8500 to create “High Rise 
Apartment (ZHR12) Capstan Village (City Centre)” and for the 
rezoning of 8311, 8331, 8351, 8371 Cambie Road and 3651 Sexsmith 
Road from “Single Detached (RS1/F)” and “Auto-Oriented 
Commercial (CA)” to “High Rise Apartment (ZHR12) Capstan 
Village (City Centre)” and “School & Institutional Use (SI)”, be 
introduced and given first reading; and 

  (2) That the affordable housing contribution for the rezoning of 8311, 
8331, 8351, 8371 Cambie Road and 3651 Sexsmith Road (RZ 11-
591985) be allocated entirely (100%) to the capital Affordable 
Housing Reserve Fund established by Reserve Fund Establishment 
Bylaw No. 7812. 

 

 
 4. APPLICATION BY FIRST RICHMOND NORTH SHOPPING 

CENTRES LTD., FOR REZONING AT 4660, 4680, 4700, 4720, 4740 
GARDEN CITY ROAD AND 9040, 9060, 9080, 9180, 9200, 9260, 9280, 
9320, 9340, 9360, 9400, 9420, 9440, 9480, 9500 ALEXANDRA ROAD 
FROM "SINGLE DETACHED (RS1/F)" TO "NEIGHBOURHOOD 
COMMERCIAL (ZC32) – WEST CAMBIE AREA" AND "SCHOOL & 
INSTITUTIONAL (SI)" 
(File Ref. 12-8060-20-8864/8865/8973) (REDMS No. 3448492 v.19) 

PLN-145  See Page PLN-145 for full report  
  Designated Speaker:  Wayne Craig

  (1) That Official Community Plan Bylaw 7100, Amendment Bylaw 8865, 
to amend the Alexandra Neighbourhood Land Use Map in Schedule 
2.11A of West Cambie Area Plan (WCAP) as shown on the proposed 
amendment plan to: 
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   (a) reduce the minimum density permitted from 1.25 to 0.60 FAR in 
the Mixed Use Area A; 

   (b) adjust the alignment of May Drive within the development 
lands; and 

   (c) reduce the “Park” designation over portions of 9440, 9480 and 
9500 Alexandra Road; 

   be introduced and given first reading; 

  (2) That Official Community Plan Bylaw 9000, Amendment Bylaw 8973, 
to amend Attachment 2 to Schedule 1 of the Official Community Plan 
to eliminate the Environmentally Sensitive Area (ESA) designation 
for 9440, 9480 and 9500 Alexandra Road, be introduced and given 
first reading; 

  (3) That Bylaw 8865 and Bylaw 8973, having been considered in 
conjunction with: 

   (a) the City’s Financial Plan and Capital Program; and 

   (b) the Greater 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; 

  (4) That Bylaw 8865 and Bylaw 8973 having been considered in 
accordance with OCP Bylaw Preparation Consultation Policy 5043, 
are hereby deemed not to require further consultation; 

  (5) That Richmond Zoning Bylaw 8500, Amendment Bylaw No. 8864 to 
create the "Neighbourhood Commercial (ZC32) – West Cambie 
Area" zone and rezone 4660, 4680, 4700, 4720, 4740 Garden City 
Road and 9040, 9060, 9080, 9180, 9200, 9260, 9280, 9320, 9340, 
9360, 9400, 9420, 9440, 9480 and 9500 Alexandra Road from "Single 
Detached (RS1/F)" to "Neighbourhood Commercial (ZC32) – West 
Cambie Area" and "School & Institutional (SI)", be introduced and 
given first reading; and 

  (6) That the notification area for the Public Hearing be expanded to 
include the following properties, 4320, 4360, 4380,  4400, 4420, 4440, 
4460, 4480, 4500, 4520, 4540, 4542, 4560 and 4562 Garden City Road 
and 9060, 9080, 9086, 9100 and 9180 Odlin Road as shown in 
Attachment 11. 
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 5. MANAGER’S REPORT 

 
  

ADJOURNMENT 
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City of 
Richmond Minutes 

Date: 

Place: 

Present: 

Absent: 

Also Present: 

Call to Order: 

3717170 

Planning Committee 

Tuesday, December 4, 20 12 

Anderson Room 
Richmond City Hall 

Councillor Bill McNulty, Chair 
Councillor Evelina Halsey-Brandt 
Councillor Chak Au 
Councillor Harold Steves 

Councillor Linda Barnes 

Councillor Linda McPhail 

The Chair called the meeting to order at 4:00 p.m. 

MINUTES 

In response to a query from Committee, Joe Erceg, General Manager, 
Planning and Development, accompanied by Wayne Craig, Director of 
Development, advised there is, currently, one rezoning application in process 
which includes the provisions of a drive-through. The referral, made at the 
November 20, 2012 Planning Committee meeting, in relation to zones that 
pennit drive-through uses and how this provision relates to the City' s anti
idling initiatives and other environmental initiat ives would be brought 
forward in 2013, in conjunction with the current application in process. 

It was moved and seconded 
rlrat tl. e minutes of the meeting of the Plallning Commillee held 011 

Tuesday, November 20, 2012, be adopted as circulated. 

CARRIED 

I. 
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Planning Committee 
Tuesday, December 4,2012 

NEXT COMMITTEE MEETING DATE 

Tuesday. December 18, 2012, (tentative date) at 4:00 p.m. in the Anderson 
Room 

PLANNING & DEVELOPMENT DEPARTMENT 

I. REPEAL AND REPLACEMENT OF DEVELOPMENT APPLICATION 
FEES BYLAW NO. 7984, AMENDMENTS TO CONSOLmATED FEES 
BYLA W NO. 8636 AND HERITAGE PROCEDURES RYLA W NO. 8400 
(File Ref. No. 12-8060-20-7984/86361 8400) (REDMS No. 3667 121) 

Mr. Craig provided background infonnation advising that the proposed 
amendments are administrative changes to consolidate the Application Fees 
Bylaw No. 7984 and the Heritage Procedures Bylaw No. 8400 with the 
Consolidated Fees Bylaw No. 8636. 

It was moved and seconded 
(I) ThaI Developmellt Applicatioll Fees Bylaw No. 895/ be introduced 

alUl givtlljirst, second alld third readings; 

(2) Thill COllso/il/ated Fees By/aw No. 8636, Amelldmellf Bylaw No. 
8959 be introduced alld give"jirst, second ami third readings; (lIId 

(3) That Heritage Procedures Bylaw No. 8400, Amendment Bylaw No. 
8964 be introduced alUl givelljirst, second alld third readillgs. 

CARRIED 

2. 2012 RIVER ROAD AND NO. 7 ROAD TRAFFIC COUNTS AND 
APPLICATION BY DAGNEAULT PLANNING CONSULTANTS LTD. 
FOR REZONING AT J6700 RIVER ROAD FROM AGRICULTURE 
(AGI) TO [NDUSTR[AL STORAGE ([SJ) 
(File Ref. No. 12·8060-20-8979, RZ 12-603740) (REDMS No. 370 1187) 

It was moved and seconded 
(1) That the Illterim Actioll Plan (amellded by cOllncil in 2008) cOlltiulle 

to be endorsed to allow for tI.e consideration of rezoning applications 
for commercial truck parking, outdoor storage and supporting uses ill 
the 16,000 block of River Road; aud 

(2) That Bylaw 8979, for the rezonillg of 16700 River Road from 
"Agriculture (A G1) " to "Illtillstrial Storage (lSI) ", be introduced aud 
givelljirst readillg. 

CARRIE!) 

2. 
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Planning Committee 
Tuesday, December 4, 2012 

3. APPLICATION BY INTERFACE ARCHJTECTURE INC. FOR 
REZONING AT 6711, 6771 AND 6791 WILLIAMS ROAD FROM 
SINGLE DETACHED (RSl/E) TO LOW DENSITY TOWNHOUSES 
(RTL4) 
(,"' ile Ref. No. 12-8060-20-8967, RZ 12-598701) (REDMS No. 3618406) 

Mr. Craig advised that there is a home on the subject property which is li sted 
on the Heritage Inventory. Staff went through a number of investigative 
measures to save the house; however, retention of the house is not viable. 
Therefore, the applicant is required to prepare heritage documentation and 
conduct salvage efforts prior to the subject house being demolished and the 
rezoning being adopted. 

I t was moved and seconded 
That Bylaw 8967,/or lite rezonillg 0/6711,6771 alld 6791 Williams Road 
from "Single Detached (RSJIEP' to "Low Dellsity Townhouses (RTL4)", be 
introduced and give" first reading. 

CARRlED 

4. APPLICATION BY RONALD HERMAN, ANITA HERMAN AND 
TAMMlA BOWDEN FOR REZONING AT 10251 BIRD ROAD FROM 
SINGLE DETACHED (RSI/E) TO SINGLE DETACHED (RS2/B) 
(File Ref. No. 12-8060-20-8970, RZ 12-615299) (RIZOMS No. 3696232) 

It was moved and seconded 
That Bylaw 8970, for the rezoning 0/ 10251 Bird Road from "Si"gle 
Detached (RSllEF' to "Sillgle Detached (RS21B)", be introduced ami give" 
first reading. 

CARRIED 

5. APPLICATION BY YAMAMOTO ARCHITECTURE INC. FOR 
REZONING AT 9431, 9451, 9471 AND 9491 WILLIAMS ROAD FROM 
SINGLE DETACHED (RSIIE) TO MEDIUM DENSITY 
TOWNHOUSES (RTM2) 
(File Ref. No. 12-8060-20-8972, RZ 1\·586280) (REOMS No. 3702424) 

It was moved and seconded 
Tltat Bylaw 8972,/or tlt e rezoning 0/9431,9451,9471 and 9491 Williams 
Road from "Single Detaclted (RS11E)" to uMedium Density TowIlllOuses 
(RTM2FJ, be introduced alld give" first reading. 

CARRIED 

6. MANAGER'S REPORT 

None. 

3. 
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Planning Committee 
Tuesday, December 4, 2012 

ADJOURNMENT 

It was moved and seconded 
Th at the meeting adjourn (4: 07 p.m.). 

Councillor Bi ll McNulty 
Chair 

CARRIED 

Certitied a true and correct copy of the 
Minutes of the meeling of the Planning 
Conunittec of the Council of the City of 
Richmond held on Tuesday, December 4, 
20 12. 

Heather I-lowey 
Acting Committee Clerk 

4. 
PLN - 10



To: 

From: 

City of 
Richmond 

Planning Committee 

Cathryn Volkering Carlile 
General Manager, Community Servi ces 

Report to Committee 

Date: October 29, 2012 

File: 

Re: Housing Agreement Bylaw No. 8969 to Permit City to Enter into a Housing 
Agreement to secure affordable rental housing units at 3391 and 3411 
Sexsmith Road- Pinnacle International (Richmond) Plaza Inc. 

Staff Recommendation 

That Bylaw No. 8969 be introduced and given fi rst, second and third readings to permit the City, 
once Bylaw No. 8969 has been adopted, to enter into a Hous ing Agreement substantially in the 
fonn attached hereto, in accordance with the requirements ofs. 905 of tbe Local Government 
Act, to secure the Affordable Housing Units required by the Rezoning Application 10-544729. 

Cathryn Volkering Carlile 
General Manager. Community Services 
(604-276-4068) 

Atl. 3 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Law ~ ~~cte..~ Development Appl ications -----
R EVIEWED BY SMT '6!l REVIEWED BY CAO r 

INITIALS: 

SUBCOMMITTEE f ~ 

3695815 
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October 29,2012 - 2 -

Staff Report 

Origin 

The purpose ofthis report is to recommend Council adoption of a Housing Agreement Bylaw 
(Bylaw No. 8969, Attached) to secure 9,363.6 ft2 or 13 affordable housing units in the proposed 
Pinnacle International development located at 3391 and 341 1 Sexsmith Road (Attachment 2). 

The report and bylaw are consistent with Council's adopted term goal: 

Development of a clearer definition of affordable housing priorities and subsequent 
utilizafion of affordable housing funding. 

They are also consistent with the Richmond Affordable Housing Strategy, adopted on May 28, 
2007, which specifies the creation of affordable low end market rental units as a key housing 
priority for the City. 

Pinnacle International (Richmond) Plaza Inc. applied to the City of Richmond for rezoning at 
3391 and 3411 Sexsmith Road, together with a portion of unopened City-owned lane on the 
north side of Capstan Way between Sexsmith Road and No.3 Road, to permit the construction of 
a high-rise, high-density, multi-family project in the City Centre's Capstan Village area. The 
proposed development includes approximately 200 dwelling units of which 13 are affordable 
rental housing. 

The rezoning application received third reading at Public Hearing on February 20, 20 12 
(Rezoning 10-544729 and associated RZ Bylaw 8842 and OCP Bylaw 8841), The proposed 
Housing Agreement Bylaw for the subject development (Bylaw 8969) is presented as attached. 
It is recommended that the Bylaw be introduced and given first , second and third reading. 
Following adoption of the Bylaw, the City wi ll be able to execute the Housing Agreement and 
arrange for notice of the agreement 10 be filed in the Land Title Office. 

Analysis 

The subject rezoning application involves a development consisting of approximately 200 
dwelling units, including: 187 market residential units of which II are live/work units and 13 are 
affordable rental housing units. The subject rezoning is the first phase of the proposed high
density, mixed use development. The affordable rental housing units consist of six one-bedroom 
units and seven two-bedroom units. All of the affordable housing units must satisfy the 
Richmond Zoning Bylaw requirements for Basic Universal Housing. 

The applicant has agreed to register notice of the Housing Agreement on title to secure the 13 
affordable rental housing units . The Housing Agreement restricts the annual household incomes 
for eligible occupants and specifies that the units must be made available at low end market rent 
rates in perpetuity. The agreement also includes provisions for annual adjustment of the 
maximum annual housing incomes and rental rates in accordance with City requirements. The 
applicant has agreed to the terms and conditions of the attached Housing Agreement. 

PLN - 12



October 29, 2012 - 3 -

Financial Impact 

Administration of this Housing Agreement wi ll be covered by existing City resources. 

Conclusion 

In accordance with the Local Government Act (Section 905), adoption of Bylaw No. 8969 is 
required to permit the City to enter into a Housing Agreement which together with the housing 
covenant will act to secure the thirteen affordable rental housing units that are proposed in 
association with Rezoning Application No. 10-544729. 

It is thus recommended that first , second and third reading be given to Bylaw No. 8969. 

Dena Kae Beno 
Affordable Housing Coordinator 
(604-247-4946) 
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Bylaw, Attached Housing Agreement - Bylaw 8969 - 3391 & 3411 Sexsmith REDMS# 3696600 
Road 

Schedule A of Schedule A and Hou sing Agreement - 3391 & 34 11 Scxsmith REDMS# TBD 
Bylaw Road 
Attaclunent 2 Property Map - 3391 & 34 11 Sexsmith Road REDMS#3697907 

PLN - 14



City of 
Richmond Bylaw 8969 

Housing Agreement (3391 and 3411 Sexsmith Road) 

The Council of the City of Richmond enacts as follows: 

1. The Mayor and City Clerk for the City of Richmond are authorized to execute and deliver a 
housing agreement, substantially in the Conn set out as Schedule A to this Bylaw, with the 
owner of the lands legally described as: 

No PID: Lot A, Section 28, Block 5 North, Large 6 West, New 
Westminster District, Plan BCP __ 

PID: 0 18,343,341 

PID: 01 8,343-333 

Fonnerly known as: 

Lot 2 Section 28 Block 5 North Range 6 West New Westminster 
District Plan LMP 11315 

Lot 1 Section 28 Block 5 North Range 6 West New Westminster 
District Plan LMP 11 315 

Portion of unopened lane 

2. This Bylaw is cited as "Housing Agreement (3391 And 3411 Sexsmith Road) Bylaw No. 
8969". 

FIRST READING 

SECOND READING 

THIRD READING 

ADOPTED 

MAYOR 

"""" 

CORPORATE OFFICER 

<or"" 
RICHMOND 

APPROVED 
Iorcon_by ........ '" -~ 
APPROVED 
for ll1l'llily 
by Solicitor 
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Schedule A 

To Housing Agreement (0884962 B.C. Ltd. - inc. No. 0884962) Bylaw No. 8969 

HOUSING AGREEMENT BETWEEN 0884962 B.C. Ltd . - PINNACLE INTERNATIONAL 
(RICHMOND) PLAZA INC. 

PLN - 16



HOUSING AGREEMENT 
(Section 905 Local Government Act) 

Schedule A 

THIS AGREEMENT is dated for reference the _ ___ day of November, 20 12 

BETWEEN: 

AND: 

WHEREAS: 

0884962 B.C. Ltd. (Inc. No. 0884962), 
a company duly incorporated under the laws of the Province of British 
Columbia and having its office at 300 - 911 Homer Street, Vancouver, 
British Columbia, V6B 2W6 

(the "Owner" as more fully defined in section 1.1 of this 
Agreement) 

CITY OF RICHMOND, 
a municipal corporation pursuant to the Local Government Act and 
having its offices at 6911 NO.3 Road, Richmond, British 
Columbia, V6Y 2CI 

(the "City" as more fully defined in section 1 1 of this Agreement) 

A. Section 905 of the Local Government Act permits the City to enter into and, by legal 
notation on title, note on title to lands, housing agreements which may include, without 
limitation, conditions in respect to the form of tenure of housing units, availability of 
housing units to classes of persons, administration of housing units and rent which may 
b~harged for housing units; ., 

B. The Owner is the owner of the Lands (as hereinafter defined); and 

C. The Owner and the City wish to enter into this Agreement (as herein defined) to provide 
for affordable housing on the tenns and conditions set out in this Agreement, 

Davis: 11 615 191.4 Housing Agreement (11 12) (Section 905 Local Government Act) 
3391 and 34 11 Sexsmith Road 

Application No. RZ 10-544729 (Bylaws 884 1 & 8842) PLN - 17



Page 3 

(iii) in respect to a two bedroom unit, $45,500 or less; or 

(iv) in respect to a three or more bedroom unit, $55,000 or less 

provided that, commencing July 1,2012, the annual incomes set-out above shall, 
in each year thereafter, be adjusted, plus or minus, by adding or subtracting 
therefrom, as the case may be, an amount calculated that is equal to the Core 
Need Income Threshold data and/or other applicable data produced by Canada 
Mortgage Housing Corporation in the years when such data is released; 

(i) "Family" means: 

(i) a person; 

(ii) two or more persons related by blood, marriage or adoption; or 

(iii) a group of not more than 6 persons who are not related by blood, marriage 
or adoption; 

G) "Housing Covenant" means the agreements, covenants and charges granted by 
the Owner to the City (which includes covenants pursuant to section 219 of the 
Land Title Act) charging the Lands registered on __ day of ____ _ 
201 __ under number _____ _ 

(k) "Interpretation Act" means the Interpretation Act, R.S.B.C. 1996, Chapter 238, 
together with all amendments thereto and replacements thereof; 

(I) "Land Title Act" means the Land Title ACI, R.S .B.c. 1996, Chapter 250, together 
with all amendments thereto and replacements thereof; 

(m) " Lands" means the following lands and premises situate in the City of Richmond 
and, including a building or a portion of a building, into which said land is 
Subdivided: 

No PID 
Lot A, Section 28, Block 5 North, Range 6 West, 
New Westminster District, Plan BCP • 

(n) "Local Government Act" means the Local Government Act, R.S.B.C. 1996, 
Chapter 323, together with all amendments thereto and replacements thereof; 

(0) "LTO" means the New Westminster Land Title Office or its successor; 

(P) "Owner" means the party described on page 1 of this Agreement as the Owner 
and any subsequent owner of the Lands or of any part into which the Lands are 
Subdivided, and includes any person who is a registered owner in fee simple of an 
Affordable Housing Unit from time to time; 

Davis: 11615191.4 Housing Agreement (1112) (Section 90S Local Government Act) 
3391 and 34\1 Sexsmith Road 

Application No. RZ 10-544729 (Bylaws 884\ & 8842) PLN - 18
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(q) " Permitted Rent" means no greater than: 

(i) $837.00 a month for a bachelor unit; 

(i i) $925.00 a month for a one bedroom unit; 

(iii) $1,137.00 a month for a two bedroom unit; and 

(iv) $1 ,375.00 a month for a three (or mo re) bedroom unit, 

provided that, commencing July 1, 2012, the rents set-out above shall, in each 
year thereafter, be adjusted, plus or minus, by adding or subtracting therefrom, as 
the case may be, an amount calculated that is equal to the Core Need Income 
Threshold data and/or other applicable data produced by Canada Mortgage 
Hous ing Corporation in the years when such data is released. In the event that, in 
applying the values set-out above, the rental increase is at any time greater than 
the rental increase permitted by the Residential Tenancy Act, then the increase 
wi ll be reduced to the maximum amount permitted by the Residential Tenancy 
Act. In the absence of obvious error or mistake, any calculation by the City of the 
Permitted Rent in any particular year shall be final and conclusive; 

(r) "Real Estate Developmell1 Marketing Act" means the Real Estate Development 
Marketing Act, S.B.C. 2004, Chapter 41, together with all amendments thereto 
and replacements thereof; 

(s) "Residential Tellancy A ct" means the Residential Tenancy Act, S.B.C. 2002, 
Chapter 78, together with all amendments thereto and replacements thereof; 

(t) "Strata Property Act" means the Strata Property Act S.B.C. 1998, Chapter 43, 
together with all amendments thereto and replacements thereof; 

(u) "Subdivide" means to divide, apportion, consolidate or subdivide the Lands, or 
the ownership or right to possession or occupation of the Lands into two or more 
lots, strata lots, parcels, parts, portions or shares, whether by plan, descriptive 
words or otherwise, under the Land Title Act, the Strata Property Act, or 
otherwise, and includes the creation, conversion, organization or development of 
"cooperative interests" or "shared interest in land" as defined in the Real Estate 
Development Marketing Act; 

(v) 'tTenancy Agreement" means a tenancy agreement, lease, license or other 
agreement granting rights to occupy an Affordable Housi.ng Unit; and 

(w) "Tenant" means an occupant of an Affordable Housing Unit by way of a 
Tenancy Agreement. 

Davis: 11 61519 1.4 Housing Agrtement (1112) (Section 90S Local Governmcnl Act) 
3391 and 3411 Scxsmith Road 

Application No. RZ 10-544729 (Bylaws 8841 & 8842) PLN - 19
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1.2 In this Agreement: 

(a) reference to the singular includes a reference to the plural, and vice versa, unless 
the context requires otherwise; 

(b) article and section headings have been inserted for ease of reference only and are 
not to be used in interpreting this Agreement; 

(c) if a word or expression is defined in this Agreement, other parts of speech and 
granunatical forms of the same word or expression have corresponding meanings; 

(d) reference to any enactment includes any regulations, orders or directives made 
under the authority afthat enactment; 

(e) reference to any enactment is a reference to that enactment as consolidated, 
revised, amended, re-enacted or replaced, unless otherwise expressly provided; 

(1) the provisions of section 25 of the Interpretation Act with respect to the 
calculation of time apply; 

(g) time is of the essence; 

(h) all provisions are to be interpreted as always speaking; 

(i) reference to a "party" is a reference to a party to this Agreement and to that 
party's respective successors, assigns, trustees, administrators and receivers. 
Wherever the context so requires, reference to a "party" also includes an El igible 
Tenant, agent, officer and invitee of the party; 

U) reference to a "day", "month", "quarter" or °year!! is a reference to a calendar day, 
calendar month, calendar quarter or calendar year, as the case may be, unless 
otherwise expressly provided; and 

(k) where the word "including" is followed by a list, the contents of the list are not 
intended to circumscribe the generality of the expression preceding the word 
"including" . 

ARTICLE 2 
USE AND OCCUPANCY OF AFFORDABLE HO USING UNITS 

2.1 The Owner agrees that each Affordable Housing Unit may only be used as a permanent 
residence occupied by one Eligible Tenant. An Affordable Housing Unit must not be 
occupied by the Owner, the Owner's family members (unless the Owner's family 
members qualify as Eligible Tenants), or any tenant or guest of the Owner, other than an 
Eligible Tenant. 

2.2 Within 30 days after receiving notice from the City, the Owner must, in respect of each 
Affordable Housing Unit, provide to the City a statutory declaration, substantially in the 

Davis: 11615 19 1.4 Housing Agreement (11 12) (Section 905 Local Government Act) 
3391 and 3411 Sexsmith Road 

App lication No. RZ 10-544729 (Bylaws 8841 & 8842) PLN - 20
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form (with, in the City Solicitor's discretion, such further amendments or additions as 
deemed necessary) attached as Appendix A, sworn by a director of the Owner, containing 
all of the information required to complete the statutory declaration. The City may 
request such statutory declaration in respect to each Affordable Housing Unit no more 
than once in any calendar year; provided, however, notwithstanding that the Owner may 
have already provided such statutory declaration in the particular calendar year, the City 
may request and the Owner shall provide to the City such further statutory declarations as 
requested by the City in respect to an Affordable I-lousing Unit if, in the City's absolute 
determination, the City believes that the Owner is in breach of any of its obl igations 
under this Agreement. 

2.3 The Owner hereby irrevocably authorizes the City to make such inquiries as it considers 
necessary in order to confirm that the Owner is complying with this Agreement. 

ARTICLE 3 
DISPOSITION AND ACQIDSITION OF AFFORDABLE HOUSING UNITS 

3.1 The Owner will not permit an Affordable Housing Unit Tenancy Agreement to be 
subleased or assigned. 

3.2 If this Housing Agreement encumbers more than one Affordable Housing Unit, then the 
Owner may not, without the prior written consent of the City Solicitor, sell or transfer 
less than five (5) Affordable Housing Units in a single or related series of transactions 
with the result that when the purchaser or transferee of the Affordable Housing Units 
becomes the owner, the purchaser or transferee will be the legal and beneficial owner of 
not less than five (5) Affordable Housing Units. 

3.3 The Owner must not rent, lease, license or otherwise permit occupancy of any Affordable 
Housing Unit except to an Eligible Tenant and except in accordance with the following 
additional conditions: 

(a) the Affordable Housing Unit will be used or occupied only pursuant to a Tenancy 
Agreement; 

(b) the monthly rent payable for the Affordable Housing Unit will not exceed the 
Permitted Rent applicable to that class of Affordable Housing Unit; 

(c) the Owner will not require the Tenant or any permitted occupant to pay any strata 
fees, strata property contingency reserve fees or any extra charges or fees for use 
of any common property, limited common property, or other common areas, 
facilities or amenities, or for sanitary sewer, storm sewer, water, other utilities, 
property or similar tax; provided, however, if the Affordable Housing Unit is a 
strata unit and the following costs are not part of strata or similar fees, an Owner 
may charge the Tenant the Owner's cost, if any, of providing cablevision, 
telephone, other telecommunications, gas, or electricity fees, charges or rates; 

(d) the Owner will attach a copy of this Agreement to every Tenancy Agreement; 

Davis: 116IS19!.4 Housing Agreement (#12) (Section 905 Local Govcmment Act) 
3391 and 34! I Scxsmith Road 

Application No. RZ 10·544729 (Bylaws 8841 & 8842) PLN - 21



Page 7 

(e) the Owner will include in the Tenancy Agreement a clause requiring the Tenant 
and each permitted occupant of the Affordable Housing Unit to comply with this 
Agreement; 

(f) the Owner will include in the Tenancy Agreement a clause entitling the Owner to 
tenninate the Tenancy Agreement if: 

(i) an Affordable Housing Unit is occupied by a person or persons other than 
an Eligible Tenant; 

(ii) the annual income of an Eligible Tenant rises above the applicable 
maximum amount specified in section 1.1 (h) of this Agreement; 

(iii) the Affordable Housing Unit is occupied by more than the number of 
people the City's building inspector determines can reside in the 
Affordable Housing Unit given the number and size of bedrooms in the 
Affordable Housing Unit and in Hght of any relevant standards set by the 
City in any bylaws of the City; 

(iv) the Affordable Housing Unit remains vacant for three consecutive months 
or longer, notwithstanding the timely payment of rent; and/or 

(v) the Tenant subleases the Affordable Housing Unit or assigns the Tenancy 
Agreement in whole or in part, 

and in the case of each breach, the Owner hereby agrees with the City to forthwith 
provide to the Tenant a notice of termination. Except for section 3.3(i)(ii) of this 
Agreement [Termination of Tenancy Agreemenf if Annual Income o/Tenant rises 
above amount prescribed in section 1. 1 (h) of this Agreement}, the notice of 
termination shall provide that the termination of the tenancy shall be effective 
30 days following the date of the notice of termination. In respect to section 
3.3(f)(ii) of this Agreement, termination shall be effective on the day that is six 
(6) months following the date that the Owner provided the notice of tennination 
to the Tenant; 

(g) the Tenancy Agreement will identify all occupants of the Affordable Housing 
Unit and will stipulate that anyone not identified in the Tenancy Agreement will 
be prohibited from residing at the Affordable Housing Unit for more than 30 
consecutive days or more than 45 days total in any calendar year; and 

(h) the Owner will forthwith deliver a certified true copy of the Tenancy Agreement 
to the City upon demand. 

3.4 If the Owner has terminated the Tenancy Agreement, then the Owner shall use best 
efforts to cause the Tenant and all other persons that may be in occupation of the 
Affordable Housing Unit to vacate the Affordable Housing Unit on or before the 
effective date of termination. 
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ARTICLE 4 
DEMOLITION OF AFFORDABLE HOUSING UNIT 

4.1 The Owner will not demolish an Affordable Housing Unit unless: 

(a) the Owner has obtained the written opinion of a professional engineer or architect 
who is at arm' s length to the Owner that it is no longer reasonable or practical to 
repair or replace any structural component of the Affordable Housing Unit, and 
the Owner has delivered to the City a copy of the engineer' s or architect's report; 
or 

(b) the Affordable Housing Unit is damaged or destroyed, to the extent of 40% or 
more of its value above its foundations, as determined by the City in its sole 
discretion, 

and, in each case, a demolition permit for the Affordable Housing Unit has been issued 
by the City and the Affordable Housing Unit has been demolished under that permit. 

Following demolition, the Owner will use and occupy any replacement Dwelling Unit in 
compliance with this Agreement and the Housing Covenant both of which will apply to any 
replacement Dwelling Unit to the same extent and in the same maMer as those agreements 
apply to the original Dwelling Unit, and the Dwelling Unit must be approved by the City as 
an Affordable Housing Unit in accordance with this Agreement. 

ARTICLES 
STRATA CORPORATION BYLAWS 

5.1 This Agreement will be binding upon all strata corporations created upon the strata title 
Subdivision of the Lands or any Subdivided parcel of the Lands. 

5.2 Any strata corporation bylaw which prevents, restricts or abridges the right to use the 
Affordable Housing Units as rental accommodation will have no force and effect. 

5.3 No strata corporation shall pass any bylaws preventing, restricting or abridging the use of 
the Affordable Housing Units as rental accommodation. 

SA No strata corporation shall pass any bylaw or approve any levies which would result in only 
the Owner or the Tenant or any other pennitted occupant of an Affordable Housing Unit 
(and not include all the owners, tenants, or any other pennitted occupants of all the strata 
lots in the applicable strata plan which are not Affordable Housing Units) paying any extra 
charges or fees for the use of any common property, limited COmmon property or other 
corrunon areas, facilities, or amenities of the strata corporation. 

5.5 The strata corporation shall not pass any bylaw or make any rule which would restrict the 
Owner or the Tenant or any other permitted occupant of an Affordable Housing Unit from 
using and enjoying any common property, limited common property or other common 
areas, facilities or amenities of the strata corporation except on the same basis that governs 

Davis: 11 6 15l9 1.4 Housing Agreemtn t (1112) (Section 90S Local Government Act) 
339 1 and 3411 Scxsmit ll Road 

Applicat ion No. RZ 1 O·S44729 (Bylaws 8841 & 8842) PLN - 23



Page 9 

the use and enj oyment of any conunon property, limited common property or other COUUlian 

areas, facilities or amenities of the strata corporation by all the owners, tenants, or any other 
pennitted occupants of all the strata lots in the applicable strata plan which are not 
Affordable Housing Units. 

ARTICLE 6 
DEFAULT AND REMEDIES 

6.1 The Owner agrees that, in addition to any other remedies available to the City under this 
Agreement or the Housing Covenant or at law or in equity, if an Affordable Housing Unit 
is used or occupied in breach of this Agreement or rented at a rate in excess of the 
Permitted Rent or the Owner is otherwise in breach of any of its obligations under this 
Agreement or the Housing Covenant, the Owner will pay the Daily Amount to the City 
for every day that the breach continues after forty-five (45) days written notice from the 
City to the Owner stating the particulars of the breach. For greater certainty, the City is 
not entitled to give written notice with respect to any breach of this Agreement until any 
applicable cure period, if any, has expired. The Daily Amount is due and payable five (5) 
business days following receipt by the Owner of an invoice from the City for the same. 

6.2 The Owner acknowledges and agrees that a default by the Owner of any of its promises, 
covenants, representations or warranties set-out in the Housing Covenant shall also 
constitute a default under this Agreement. 

7.1 Housing Agreement 

ARTICLE 7 
MISCELLANEOUS 

The Owner acknowledges and agrees that: 

(a) this Agreement includes a housing agreement entered into under section 905 of 
the Local Government Act; 

(b) where an Affordable Housing Unit is a separate legal parcel the City may file 
notice of this Agreement in the LTO against the title to the Affordable Housing 
Unit and, in the case of a strata corporation, may note this Agreement on the 
common property sheet; and 

(c) where the Lands have not yet been Subdivided to create the separate parcels to be 
charged by this Agreement, the City may file a notice of this Agreement in the 
LTO against the title to the Lands. If this Agreement is filed in the LTD as a 
notice under section 905 of the Local Government Act prior to the Lands having 
been Subdivided, and it is the intention that this Agreement is, once separate legal 
parcels are created and/or the Lands are subdivided, to charge and secure only the 
legal parcels or Subdivided Lands which contain the Affordable Housing Units, 
then the City Solicitor shall be entitled, without further City Council approval, 
authorization or bylaw, to partially discharge this Agreement accordingly. The 
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Owner acknowledges and agrees that notwithstanding a partial discharge of this 
Agreement, this Agreement shall be and remain in full force and effect and, but 
for the partial discharge, otherwise unamended. Further, the Owner 
acknowledges and agrees that in the event that the Affordable Housing Unit is in a 
strata corporation, this Agreement shall remain noted on the strata corporation's 
common property sheet in addition to against title to those strata lots which are 
used as Affordable Housing Units. 

7.2 Modification 

The Owner acknowledges that this Agreement will be automatically and without further 
instrument modified or amended to reflect the Affordable Housing Strategy, from time to 
time. In add ition, subject to section 7.1 of thi s Agreement, this Agreement may be 
modified or amended from time to time, by consent of the Owner and a bylaw duly 
passed by the Council of the City and thereafter if it is signed by the City and the Owner. 

7.3 Manllgement 

The Owner covenants and agrees that it will furni sh good and efficient management of 
the Affordable I-lousing Units and wi ll permit representatives of the City to inspect the 
Affordable Housing Units at any reasonable time, subj ect to the nOlice provisions in the 
Residential Tenancy ACI. The Owner further covenants and agrees that it will maintain 
the Affordable Housing Units in a good state of rcpair and fit for habitation and will 
comply with all laws, including health and safety standards applicable to the Lands. 
Notwithstanding the foregoing, the Owner ack.nowledges and agrees that the City, in its 
absolute discretion , may require the Owner, at the Owner's expense, to hire a person or 
company with the skill and expertise to manage the Affordable Housing Units. 

7.4 Indemnity 

The Owner will indemnify and save harmless the City and each of its elected officials, 
o fficers, directors, and agents, and their heirs, executors, administrators, personal 
representatives, successors and assigns, from and against all claims, demands, actions, 
loss, damage, costs and liabilities, which all or any of them will or may be liable for or 
suffer or incur or be put to by reason of o r ari sing out of: 

(a) any negligent act or omission of the Owner, or its officers, directors, agents, 
contracto rs or other persons for whom at law the Owner is responsible relating to 
this Agreement; 

(b) the construction, maintenance, repair, ownership, lease, license, operation, 
management or financing of the Lands or any Affordable Housing Unit or the 
enforcement of any Tenancy Agreement; and/or 

(c) without limitation, any legal or equitable wrong on the part of the Owner or any 
breach of this Agreement by the Owner. 
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7.5 Release 

The Owner hereby releases and forever discharges the City and each of its elected 
officials, officers, directors, and agents, and its and their heirs, executors, administrators, 
personal representatives, successors and assigns, from and against all claims, demands, 
damages, actions, or causes of action by reason of or arising out of or which would or 
could not occur but for the: 

(a) construction, maintenance, repair, ownership, lease, license, operation or 
management of the Lands or any Affordable Housing Unit under this Agreement; 
and/or 

(b) the exercise by the City of any of its rights under this Agreement or an enactment. 

7.6 Sun'ival 

The obligations of the Owner set out in this Agreement will survIve termination or 
discharge ofthis Agreement. 

7.7 Priority 

The Owner will do everything necessary, at the Owner ' s expense, to ensure that this 
Agreement, if required by the City Solicitor, will be noted against title to the Lands in 
priority to all financial charges and encumbrances which may have been registered or are 
pending registration against title to the Lands save and except those specifically approved 
in advance in writing by the City Solicitor or in favour of the City, and that a notice under 
section 905(5) of the Local Government Act will be filed on the title to the Lands. 

7.8 City's Powers Unaffected 

This Agreement does not: 

(a) affect or limit the discretion, rights, duties or powers of the City under any 
enactment or at common law, including in relation to the use or subdivision of the 
Lands; 

(b) impose on the City any legal duty or obligation, including any duty of care or 
contractual or other legal duty or obligation, to enforce this Agreement; 

(c) affect or limit any enactment relating to the use or subdivision of the Lands; or 

(d) relieve the Owner from complying with any enactment, including in relation to 
the use or subdivision of the Lands. 

7.9 Agreement for Benefit of City Only 

The Owner and the Ci ty agree that: 

(a) this Agreement is entered into only for the benefit of the City; 
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(b) this Agreement is not intended to protect the interests of the Owner, any Tenant, 
or any future owner, lessee, occupier or user of the Lands or the building or any 
portion thereof, including any Affordable Housing Unit; and 

(c) the City may at any time execute a release and discharge of this Agreement, 
without liability to anyone for doing so, and without obtaining the consent of the 
Owner. 

7.10 No Public Law Duty 

Where the City is required or permitted by this Agreement to form an opinion, exercise a 
discretion, express satisfaction, make a detennination or give its consent, the Owner 
agrees that the City is under no public law duty of fairness or natural justice in that regard 
and agrees that the City may do any of those things in the same manner as if it were a 
private party and not a public body. 

7.11 Notice 

Any notice required to be served or given to a party herein pursuant to this Agreement 
will be sufficiently served or given if delivered, to the postal address of the Owner set out 
in the records at the LTO, and in the case of the City addressed: 

To: 

And to : 

Clerk, City of Richmond 
6911 No. 3 Road 
Riclunond, BC V6Y 2CI 

City Solicitor 
City of Richmond 
6911 No.3 Road 
Richmond, BC V6Y 2el 

or to the most recent postal address provided in a written notice given by each of the parties 
to the other. Any notice which is delivered is to be considered to have been given on the 
first day after it is dispatched for delivery. 

7.12 Enuring Effect 

This Agreement will extend to and be binding upon and enure to the benefit of the parties 
hereto and their respective successors and permitted assigns. 

7.13 Sever a bility 

If any provision of this Agreement is found to be invalid or unenforceable, such provision 
or any part thereof will be severed from this Agreement and the resultant remainder of 
this Agreement will remain in full force and effect. 
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7.14 Waiver 

All remedies of the City will be cumulative and may be exercised by the City in any 
order or concurrently in case of any breach and each remedy may be exercised any 
number of times with respect to each breach. Waiver of or delay in the City exercising 
any or all remedies will not prevent the later exercise of any remedy for the same breach 
or any similar or different breach. 

7.15 Sole Agreement 

This Agreement, and any documents signed by the Owners contemplated by this 
Agreement (including, without limitation, the Housing Covenant), represent the whole 
agreement between the City and the Owner respecting the use and occupation of the 
Affordable Housing Units, and there are no warranties, representations, conditions or 
collateral agreements made by the City except as set forth in this Agreement. In the 
event of any conflict between this Agreement and the Housing Covenant, this Agreement 
shall, to the extent necessary to resolve such conflict, prevail. 

7.16 Further Assurance 

Upon request by the City the Owner wi ll forthwith do such acts and execute such 
documents as may be reasonably necessary in the opinion of the City to give effect to this 
Agreement. 

7.17 Covenant Runs with the Lands 

This Agreement burdens and runs with the Lands and every parcel into which it is 
Subdivided in perpetuity. All of the covenants and agreements contained in this 
Agreement are made by the Owner for itself, its personal administrators, successors and 
assigns, and all persons who after the date of this Agreement, acquire an interest in the 
Lands. 

7.18 Equitable Remedies 

The Owner acknowledges and agrees that damages would be an inadequate remedy for 
the City for any breach of this Agreement and that the public interest strongly favours 
specific performance, injunctive relief (mandatory or otherwise), or other equitable relief, 
as the only adequate remedy for a default under this Agreement. 

7.19 No Jo in t Venture 

Nothing in this Agreement will constitute the Owner as the agent, joint venturer, or 
partner of the City or give the Owner any authority to bind the City in any way. 
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7.20 Applicable Law 

Unless the context otherwise requires, the laws of British Columbia (including, without 
limitation, the Residential Tenancy Act) will apply to this Agreement and all statutes 
referred to herein are enactments of the Province of British Columbia. 

7.2 1 Deed and Contract 

By executing and delivering this Agreement the Owner intends to create both a contract 
and a deed executed and delivered under seal. 

7.22 Joint and Several 

If the Owner is comprised of more than one person, fi rm or body corporate, then the 
covenants, agreements and obligations of the Owner shall be joint and several . 

7.23 Limitation on Owner's Obligations 

The Owner is only liable for breaches of this Agreement that occur while the Owner is 
the registered owner of the Lands provided however that notwithstanding that the Owner 
is no longer the registered owner of the Lands, the Owner will remain liable for breaches 
of this Agreement that occurred while the Owner was the registered owner of the Lands. 

7.23 Counterparts 

This Agreement may be signed by the parties hereto in counterparts and by facsimile or 
pdf emai l transmission, and each such counterpart, facsimile or pdf email transmission 
copy shall constitute an original document and such counterparts, taken together, shall 
constitute one and the same instrument. 

CITY OF 

IN WITNESS WHEREOF the parties hereto have executed this 
Agreement as of the day and year first above written. 

RICHMOND 
APPROVED 
fu< con''''' by 

originoting 

0884962 B.C. Ltd. 
by its authorized signatory(ies): 

Per: ~ __________________ _ 
Name: 

Per: 
Name: 

Davis:116IS191.4 

"', 
APPROVED 

fu< Iogalily 
by SoIiei,,,, 

DATE OF 
COUNCIL 

APPROVAL 
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CITY OF RICHMOND 
by its authorized signatory(ies): 

Per: 
Malcolm D. Brodie, Mayor 

Per: 
David Weber, Corporate Officer 
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Appendix A to Housing Agreement 

STATUTORY DECLARATION 

CANADA ) 
) 
) 
) 

IN THE MATTER O F A 
HOUSING AG REEMENT WITH 
THE CITY OF RI CHM OND 
(" Housing Agreement") 

PROVINCE OF BRITISH COLUMBIA 

TO WIT: 

I, ;-----;----;----;_-,,--,---_____ of ___ _ _______ , British Columbia, do 
solemnly declare that 

1. f am the owner or authorized signatory of the owner of. ___ :--c-_~ ___ (the 
"Affordable Housing Unit"), and make this declaration to the best of my personal 
knowledge. 

2. This declaration is made pursuant to the Housing Agreement in respect of the Affordable 
Housing Unit. 

3. For the period from to the 
Affordable Housing Unit was occupied only by the Eligible Tenants (as defined in the 
Housing Agreement) whose names and current addresses and whose employer's names 
and current addresses appear below: 

[Names, addresses and phone numbers of Eligible Tenants and their employer(s)] 

4. The rent charged each month for the Affordable Housing Unit is as follows: 

(a) the monthly rent on the date 365 days before this date of this statutory declaration: 
$ per month; 

(b) the rent on the date of this stattltory declaration: $ _____ ,; and 

(c) the proposed or actual rent that will be payable on the date that is 90 days after the 
date of this statutory declaration: $ _____ _ 

S. I acknowledge and agree to comply with the Owner's obligations under the Housing 
Agreement, and other charges in favour of the City noted or registered in the Land Title 
Office against the land on which the Affordable Housing Unit is situated and confirm that 
the Ovvner has complied with the Owner's obligations under the Housing Agreement. 
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6. I make this solemn declaration, conscientiously believing it to be true and knowing that it 
is of the same force and effect as if made under oath and pursuant to the Canada 
Evidence ACI. 

DECLARED BEFORE ME at the City of 
______ ~, in the Province of British 
Columbia, thi s day of 
____ ~, 20_ 

A Commissioner for Taking Affidavits in the 
Province of British Columbia 

Davis:lI61519\.4 

) 
) 
) 
) 
) 
) 
) 
) 

DECLARANT 
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City of Richmond 
Planning and Development Department Report to Committee 

To: Planning Committee Date: November 8, 2012 

From: Wayne Craig 
Director of Development 

File: RZ 10-521413 

Re: Application by Urban Era Builders and Developers Ltd. for Rezoning at 
6551/6553 Williams Road from Single Detached (RS1/C) to Low Density 
Townhouses (RTL3) 

Staff Recommendation 

I. That Bylaw 8700, for the rezoning of655 1/6553 Williams Road from "Single Detached 
(RSI /C)" to "Low Density Townhouses (RTL3)", be introduced and given first reading. 

2. That third reading of Bylaw 7840, for the rezoning of 651 1/653 1 Wi ll iams Road, be 
rescinded; and 

3. That Bylaw 7840, for the rezoning of 65 11/6531 Williams Road, be referred to the January 
2 1, 2013 Public Hearing. 

EL:blg 
An . 

ROUTED To: 

Affordable Housing 

3136<156 

REPORT CONCURRENCE 

C ONCURRENCE CONCURRENCE OF GENERAL MANAGER 

1;/ rL. YuJA 
1/ / 
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November 8, 2012 -2- RZ 10-52 1413 

Staff Report 

Origin 

Urban Era Builders and Developers Ltd. has applied to the City of Richmond to rezone 
655116553 Williams Road (Attachment \ ) from "Single Detached (RS IIC)" to "Low Density 
Townhouses (RTL3)" in order to permit a I3-unit townhouse development on the subject site 
and the adjacent property at 6511 /6531 Williams Road. A preliminary site plan, building 
elevations, and landscape plan are contained in Attachment 2. 

Background 

The adjacent property at 65 11 /653 1 Williams Road is being proposed to be rezoned to Low 
Density Townhouses (RTL3) (RZ 04-272351) for a 6-unit townhouse development contained in 
two (2) buildings. The zoning district names have changed as the rezoning app lication was 
submitted under the former Zoning & Development Bylaw No. 5300 to rezone the site from 
"Single-Family Housing District, Subdivision Area C (RI /C)" to "Townhouse District (R2-0.6)". 

The Public Hearing for this 2004 rezoning application was held on December 20, 2004. No 
concerns regarding the rezoning were expressed at the Public Hearing and the rezoning bylaw 
(7840) was given third reading on the same day. The developers had subsequentl y decided to 
consolidate 6511 /6531 Williams Road with the subject property for a larger townhouse 
development. The site plan has been redesigned to enhance the eventual development proposal. 
Since the Public Hearing was held seven (7) years ago and the development plan has been 
revised, staff recommend Council rescind third reading of Bylaw 7840 and the Bylaw be referred 
to the January 21,2013 Public Hearing. The applicant has been consulted on this matter and is 
aware a new Public Hearing is required. 

Upon review of the submitted infonnation for the 13-unit townhouse proposal . one of the two 
conditions outlined in the conditional approval of RZ 04-272351 is no longer applicable; a 
shared access between 65 11 /653 1 and 6551/6553 Williams Road is no longer required since the 
two (2) properties are to be consolidated into one (I) development site. A single Development 
Permit application for the consol idated site is required. The Development Permit review is in 
process. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attacbment 3). 

Surrounding Development 

To the North: Existing single-family dwell ings on lots in Land Use Contract (LUC044) fronting 
onto Sheridan Road and multiple-family developments on a property located to 
the north of Sheridan Road as part of LUC044; 

To the East: Existing single-family dwellings on lots zoned Single-Detached (RSllE) fronting 
onto Sheridan Road; 

To the South: Across Williams Road. is the LondonlSteveston Park; and 
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To the West: Future development site (with an, existing non-conforming duplex) to be 
consolidated with the subject site for a townhouse development; and then recently 
developed single-family dwellings on a RS lIC zoned lots fronting onto 
Williams Road. 

Related Policies & Studies 

Arterial Road Policy 

The Arterial Road Policy is supportive of multiple-family residential developments along arterial 
roads. The subject site is identified for "Arterial Road Town House Development" on the 
Arterial Road Development Map included in the Official Community Plan (OCP) Bylaw 9000. 

Floodplain Management Implementation Strategy 

The applicant is required to comply with the Flood Plain Designation and Protection Bylaw 
(No. 8204). In accordance with the Flood Management Strategy, a Flood Indemnity restrictive 
covenant, which specifies the minimum flood construction level , is required prior to rezoning 
bylaw adoption. 

Affordable Housing Strategy 

The applicant proposes to make a cash contribution to the affordable housing reserve fund in 
accordance to the City'S Affordable Housing Strategy. As the proposal is for townhouses, the 
applicant is making a cash contribution of $2.00 per buildable square foot as per the Strategy; 
making the payable contribution amount of $15,655.54. This amount is based on the maximum 
buildable square footage on the subject property (6551 /6553 Williams Road) only. 

Public Art 

The subject application was submitted in March, 20 launder the previous Public Art Program 
(Policy 8702, rescinded July 2010), which does not apply to residential projects containing less 
than 20 units. 

Public Input 

The applicant has forwarded confinnation that a development sign has been posted on the site. 
Staff did not receive any telephone calls or written correspondence expressing concerns in 
association with the subject application. 

Staff Comments 

Trees Retention and Replacement 

The applicant has submitted a Tree Survey and an Arborist's Report for the overall development 
site (2 properties); ten (10) trees were identified and assessed (see Tree Preservation Plan in 
Attachment 4). 
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Tree Retention 

A 55 em cal Catalpa tree and a multi-branching Western Red Cedar tree located along the 
Wi lliams Road street frontage are in good condition (exhibiting vigorous growth) and should be 
preserved. In order to ensure that the two (2) protected trees wi ll not be damaged during 
construction, a Tree Survival Security will be required as part of the Landscape Letter of Credit 
at Development Permit stage to ensure that these trees will be protected. No Landscape Letter of 
Credit wi ll be returned until the post-construction assessment report confirming the protected 
trees survived the construction, prepared by the Arborist, is reviewed by staff. 

Tree Removal 

Five (5) trees are in very poor condition due to structural defects and bacterial infections causing 
decline in health. In addition, one (1) Cherry trce is dead and another one appears to be mostly 
dead with upper canopy decay from previous topping. Based on the 2: I tree replacement ratio 
goal stated in the Official Community Plan (OCP), 14 replacement trees are required for the 
removal of seven (7) bylaw·sized trees. The developer is proposing to plant 19 replacement trees 
on site. 

The applicant is also proposing to remove one (1) boulevard tree along the Williams Road 
frontage due to poor health of the tree. Parks Operations staff have agreed to the proposed tree 
removal. A cash compensation to the Tree Replacement Fund for the street tree removal in the 
amount of $500 is determined. 

Site Servicing and Frontage Improvements 

An independent review of servicing requirements (storm and sanitary) has been conducted by the 
applicant's Engineering consultant and reviewed by the City's Engineering Department. The 
Capacity Analysis concludes that upgrades to the existing storm system are required to support 
the proposed development. No sanitary sewer upgrades are required. 

Frontage beautification is required across the consolidated frontage with a new 1.5 m sidewalk 
being poured at the property line (the sidewalk must be removed for the storm upgrades), with an 
approximate 1.38 m grass and treed boulevard between the sidewalk and the existing curb. 

Prior to final adoption, the developer is required to consolidate the two (2) lots into one (1) 
development parcel and enter into a standard Servicing Agreement for the design and 
construction of the required infrastructure upgrades and frontage beautification (see 
Attachment 5 for details). 

Vehicle Access 

One (1) driveway off Williams Road is proposed. The long·term objective is for the driveway 
access establi shed on Williams Road to be utilized by adjacent properties to the east and west if 
they redevelop into multiple-family developments. A Public Right of Passag~ (PROP) will be 
secured as a condition of rezoning to facilitate this vision. 
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Indoor Amenity Space 

The applicant is proposing a contribution inwlieu of on-site indoor amenity space in the amount 
of $13,000 as per the Official Community Plan (OCP) and Council Policy. 

Outdoor Amenity Space 

Outdoor amenity space will be provided on-site and is adequately sized based on Official 
Community Plan (OCP) guidelines. The design of the children's play area and landscape details 
will be refined as part of the Development Permit application. 

Analysis 

Arterial Road Redevelopment Policy 

The subject app lication was submitted in March 2010 under the previous Anerial Road 
Redevelopment Policy contained in OCP Bylaw 7100. The proposal is generally in compliance 
with the development guidelines for multiple-family residential developments under the Arterial 
Road Redevelopment Policy. 

The proposed height, siting and orientation of the buildings respect the massing of the existing 
neighbouring single-family homes. All rear units along the north property line are two (2) 
storeys; the end units of the street fronting building are stepped down from three (3) storeys to 
2Y2 storeys at the east side yard and the entry driveway. In addition, increased front, rear, and 
east side yard setbacks are proposed to provide a better interface with the adjacent single-family 
developments. The building height and massing will be controlled through the Development 
Permit process. 

Low Density Townhouses CRTL3) 

Typically, new townhouse development site with a proposed density of 0.60 floor area ratio 
should be rezoned to Low Density Townhouses (RTL4), which provide for a density bonus that 
would be used for rezoning applications in order to help achieve the City'S affordab le housing 
objectives. However, for this application, Low Density Townhouses (RTL3) is proposed since 
the subject site is to be consolidated with the adjacent site to the west for one (1) townhouse 
development; the zoning on the entire site must be consistent. To help achieve the City'S 
affordable housing objectives, the applicant has voluntarily proposed to make a cash contribution 
to the affordable housing reserve fund in accordance to the City'S Affordable Housing Strategy. 

Requested Variances 

The proposed development is generally in compliance with the Low Density Townhouses 
(RTL3) zone. Based on the review of current site plan for the project, the fo llowing variances 
are being requested: 

• Allow a total of six (6) small car parking stalls in six (6) dup lex units; and 

• Allow a total of 14 tandem parking spaces in seven (7) three-storey townhouse units. 
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Transportation Division staff have reviewed the proposal and have no concerns. The proposed 
number of on-site visitor parking is in compliance with the bylaw requirement. A restrictive 
covenant to prohibit the conversion of the garage area into habitable space is required prior to 
final adoption. 

Design Review and Future Development Permit Considerations 

A Development Permit will be required to ensure that the development at 
6511 /6531 Williams Road and 6551/6553 Williams Road is sensitively integrated with adjacent 
developments. The rezoning conditions will not be considered satisfied until a Development 
Pennit application is processed to a satisfactory level. In association with the Development 
Permit, the following issues are to be further examined: 

• Detailed review of building fonn and architectural character to create a more comfortable 
architectural rhythm along Williams Road; 

• Review of the location and design of the convertible unit and other accessibility features; 

• Review of site grade to ensure the survival of protected trees and to enhance the 
relationship between the first habitable level and the private outdoor space; 

• Landscaping design and enhancement of the outdoor amenity area to maximize use; and 

• Opportunities to maximize penneable surface areas and articulate hard surface treatment. 

Financial Impact or Economic Impact 

None. 

Conclusion 

The proposed 13-unit townhouse development is generally cons istent with the Official 
Community Plan (OCP) regarding developments along minor arterial roads. Overall, the 
proposed land use, site plan, and building massing relates to the surrounding neighbourhood 
context. Further review of the project design is required to ensure a high quality project and 
design consistency with the existing neighbourhood context, and this wi ll be completed as part of 
the Development Pennit application review process. The list of rezoning considerations is 
included as Attachment 5, which has been agreed to by the appl icants (signed concurrence on 
file). On this basis, staff recommend that the proposed rezoning at 655 1/6553 Williams Road be 
approved. 

The Public Hearing for Bylaw 7840 (rezoning at 6511 /6531 Williams Road) was held seven (7) 
years ago (December 2004) and the development plan has been revised; staff recommend that the 
third reading of Bylaw 7840 be rescinded and referred to the January 21 , 2013 Public Hearing. 

0'~ 
Edwin Lee 
Planner 1 
(604-276-4121) 

EL:blg 
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Attachment 1: Location Map 
Attachment 2: Conceptual Development Plans 
Attachment 3: Development Application Data Sheet 
Attachment 4: Tree Preservation Plan 
Attachment 5: Rezoning Considerations Concurrence 
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RZ 10-521413 & 
RZ 04-272351 

AITACHMENT 1 

Original bate: 12/06112 

Amended Date: 

Note: DimmsioDs an: in MIITRES 
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City of Richmond 
6911 No.3 Road 
Richmond, Be V6Y 2eI 
www.richmond.ca 
604·276·4000 

Development Application 
Data Sheet 

RZ 04-272351 and RZ 10-521413 Attachment 3 

Address: 6511/6531 and 655116553 Williams Road 

Applicant: Paramjit Singh Randhawa and Urban Era Builders and Developers Ltd. 

Existing Proposed 
M Moore Investments Ltd., 0720947 Be 

Owner: Ltd ., Richlife Homes Ltd. To be determined 
& Urban Era Builders and Developers Ltd. 

Site Size (m2
); 1,212 m2 No Change 

Land Uses: single-family residential townhouse residential 

OCP Designation: Low Density Residential (Old OCP) 
NeiQhbourhood Residential ' (New OCP) No change - complies with designation 

Zoning: Single Detached (RS1/C) Low Density Townhouses (RTL3) 

Number of Un its: 2 duplex units 
13 units on 6511/6531 & 
6551/6553 Williams Road 

On Future 
I Bylaw Requirement I Proposed I Variance 

Consolidated Site 

Floor Area Ratio: Max. 0.6 0.59 none permitted 

Lot Coverage - Build ing: Max. 40% 0.39 none 

Lot Coverage -
Max. 70% 700/0 Max. none Non-porous surfaces: 

Lot Coverage - Landscaping with 
Min. 30% 30 % Min. none live plant material: 

Setback - Front Yard (m): Min. 6m 6.77 m none 

Setback - East Side Yard (m): Min. 3m 3.3m none 

Setback - West Side Yard (m): Min. 3m 6.0 m none 

Setback - Rear Yard (m): Min. 3m 6.79m none 

Height(m): 12 m 11 .31 m none 

lot Size (min. dimensions): 40 m wide x 35 m deep 
53.71 m wide 

x 45.71 mdeep· none 

Off-street Parking Spaces 2 (R) and 0.2 (V) per 
2 (R) and O. 03 (V) per unit none Regular (R) 1 Visitor'(V) : unit 

Off-street Parking Spaces - Total: 29 30 none . 
Tandem Parking Spaces: Not permitted 14 

variance 
reQuired 
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On Future I Bylaw Requirement I Proposed I Variance 
Consolidated Site 

Small Car Parking Spaces Not permitted 6 
variance 
required 

Handicap Parking Spaces: 1 1 none 

Amenity Space - Indoor: 
70 m~ or payment of none 

~l3yment of cash·in-lieu cash-in-lieu of $13,000 

Amenity Space - Outdoor: 6 m per unit x 13 units 
= 78 m2 109 m2 none 

Other: Tree replacement compensation required for removal of Bylaw-s ized trees . 

. 

3136056 PLN - 52



" ,: 
l i , 
> , 

LIOL , fLat " hOM OHIZ 'ttll1 "'to 

,M.oI .O 

! 
" , 
• 
0 

~ ~ , 
! 
" • 

.... .......... .. ,~ 

o 
~ : 
~ ! 

~ "< . 
~ , . : 
~ I .' , ' , , 
~ ! 

"' .' 

• ~ 
• I 

PLN - 53



City of 
Richmond 

Address: 6551/6553 Williams Road 

ATTACHMENT 5 

Rezoning Considerations 
Development Applications Division 

6911 NO.3 Road, Richmond, Be V6Y 2C1 

File No.: RZ1 0-521413 

Pr ior to final adoption of Zoning Amendment Bylaw 8700, the developer is required to complete the 
followin g: 
I. Consolidation of all the lots into one development parcel (which will requ ire the demolition of the existing dwelli ngs). 

2. Registration of a flood indemnity covenant on title. 

3. Registration of a Public Rights-of-Passage (PROP) statutory rights-of-way (ROW), and/or other legal agreements or 
measures, as detenni ned to the satisfaction of the Director of Development, over the interna l drive-aisle in favour of 
future townhouse deve lopments to the east and west. Language should be included in the ROW document that the 
City will not be responsible for maintenance or liability within this ROW. 

4. Registration of a legal agreement on title prohibiting the conversion of the tandem parking area into habitable space'. 

5. City acceptance of the developer's offer to voluntari ly contribute $2.00 per buildable square foot (e.g. $15,655 .54) to 
the City's affordable housing fund. 

6. Contribution of $1 ,000 per dwe ll ing unit (e.g. $13,000) in-lieu of on-site indoor amenity space. 

7. City acceptance of the deve loper's offer to voluntarily contribute $500 to Parks Division's Tree Compensation Fund 
for the removal of a Sawara Cypress tree located on the city boulevard in front of the site. 

Note: Developer/contractor must contact the Parks Division (604-244- 1208 ext. 1342) four (4) business days prior to 
the removal to allO\f proper signage to be posted. All costs of removal and compensation are the responsibility borne 
by the applicant. 

8. Fina l adoption of the Zoning Amendment Bylaw 7840 (RZ 04-272351 for 6511 /31 Williams Road). 

9. The submission and processing of a Development Pennit" completed to a level deemed acceptable by the Director of 
Deve lopment. 

I O. Enter into a Servicing Agreement" for the design and construction of servicing upgrades and frontage beautification. 
Works include, but may not be limited to, upgrading the existing storm sewer to 600mm diameter across the 
consolidated site frontage (55m+) with new manholes at each end. Frontage beautification is required across the 
consolidated frontage with a new 1.5m sidewalk being poured at the property line (the sidewalk must be removed for 
the stonn upgrades), with an approximate 1.38m grass and treed boulevard between the sidewalk & the existing curb. 
The Servicing Agreement process is also to include future site servicing including access. The works are at the 
Owner's so le cost; i.e. no credits are app licable . 

Prior to Development Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of anyon-site 

works conducted within the tree protection zone of the trees to be retained on site and on adjacent properties. The 
Contract should incl ude 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. 

2. Submiss ion of a Tree Survival Security to the City as part of the Landscape Letter of Credit for the two (2) protected 
trees to be retained on site. No Landscape Letter of Credit will be returned until the post-construction assessment 
report confirming the protected trees survived the construction, prepared by the Arborist, is reviewed by staff. 

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 Division. Management 

Plan shall include location for parking fo r 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. 
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2. lncorporation of accessibility measures in Building Penn it (BP) plans as deteml ined via the Rezoning and/or 
Development Pennit processes. 

3. Obtain a Buil ding Penn it (B P) for any construction hoardi ng. If construct ion hoarding is requ ired to temporari ly 
occupy a public street, the air space above a public street, or any part thereof, add itional C ity approvals and associated 
fees may be required as part of the Building Penn it. For add itiona l information, contact the Bui lding Approvals 
Division at 604-276-4285. 

Note: 

• 
• 

This requires a separal'e application. 

Where the Director of Development deems appropriate, the preceding agreements are 10 be drawn not only as personal covenants 
of the propeny owner but also as covenants pursuant to Sect ion 2 19 of the Land Title Act. 

All agreemcnts to be registered in the Land Title Office shall have priority over all such liens, chargcs and encumbrances as is 
considered advisab le by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines othenvise, be fully registered in the Land Title Office prior to enactmem of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, leners of 
credit and withhold ing permits, as deemed necessary or advisable by the Director of Development. All agreements shal l 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) andlor Development Pennit(s), 
andlor Building Permit(s) to the satisfaction of the Director of Engineering may be requ ired including, but not limited to, si te 
invest igation, test ing, monitoring, site preparation, de-watering, drill ing, 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. 

[signed copy o n file] 

Signed Date 
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City of 
Richmond 

ATTACHMENT 5 

Rezoning Considerations 
Development Applications Division 

691 1 NO.3 Road, Richmond, Be V6Y 2C1 

Address: 651116531 Williams Road File No. : RZ04-272351 

Prior to final adoption of Zoning Amendment Bylaw 7840, the developer is required to complete the 
following: 
I. Final adoption of the Zoning Amend ment Bylaw 8700 (RZ 10-521413 for 6551153 Williams Road). 

2. The submission and processing of a Development Penn it· completed to a leve l deemed acceptable by the Director of 
Development. 

Prior to Development Permit Issuance, the developer must complete the foll owing requirements: 
I. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of anyon-site 

works conducted within the tree protection zone of the trees to be retained on site and on adjacent properties. 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. 

2. Submission of a Tree Survival Security to the City as part of the Landscape Lener of Credit for the two (2) protected 
trees to be retained on site. No Landscape Lener of Credit will be returned unt il the post-construction assessment 
report confinn ing the protected trees survived the construction, prepared by the Arborisl, is reviewed by staff. 

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

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

2. Incorporation of accessibility measures in BuUding Pennit CBP) plans as detennined via the Rezoning and/or 
Development Pennit processes. 

3. Obta in a Building Permit (BP) for any construction hoarding. If construction hoarding is requ ired to temporarily 
occupy a pub lic street, the air space above a public street, or any part thereof, additional C ity approvals and associated 
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals 
Divis ion at 604-276-4285. 

Note: 

• 
• 

• 

This requires II. separale application. 
Where the Dir«tor of Development deems appropriale, Ihe preceding agreements are to be drawn not only as personal covenanls oflhe propcny 
owner but also as covenants pursuant to Section 219 oflhe Land Title Act. 
All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is considered 
advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the Director ofDcvelopment 
detennines otherwise, be fully registcred in the Land Title Office prior 10 enactment oflhe appropriate bylaw. 
The preceding agreements shall provide s«urity 10 the City including indemnities, warranties, equitableJrenl charges, letters of credit and 
withholding permits, as deemed nccessary or advisablc 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 Pennit(s), and/or 
Building Pennit(s) 10 the satisfaction oflhe 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 10 City and private utility infrastructure. 

[signed copy on file] 

Signed Date 

3720080 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8700 (RZ 12-521413) 

655116553 Williams Road 

Bylaw 8700 

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

l. The Zoning Map of the City of Richmond, which accompanies and fonus part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
fo llowing area and by designating it LOW DENSITY TOWNHOUSES (RTL3). 

P.I.D.002·082·241 
Parcel "B" (Explanatory Plan 14390) Lot 24 Except: Part Subdivided by Plan 46369; Block 
"C" Section 30 Block 4 North Range 6 West New Westminster District Plan 2777 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8700". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

3692879 

CORPORATE OFFICER 

Cm'OF 
RICHMOND 

APPROVED 

" 
\-\'b 

APPROVED 
by OIreclor 
or Solicitor 

Ie! 
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City of Richmond Bylaw 7840 

Richmond Zoning and Development Bylaw 5300 
Amendment Bylaw 7840 (RZ 04-272351) 

6511/6531 WILLIAMS 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 5300, is amended by repealing the existing 
zoning designation of the following area and by designating it 
TOWNHOUSE DISTRICT (R2 - 0.6). 

P .LD. 003-797-317 
Lot 24 Except: 
Firstly: Parcel ''B'' (Explanatory Plan 14390 and Secondly: Part contained within Lot 
161 Plan 47432; Block 'c' Section 30 Block 4 North Range 6 West New Westminster 
District Plan 2777 . 

2. This Bylaw may be cited as "Richmond Zoning and Development Bylaw 5300, 
Amendment Bylaw 7840". 

FIRST READING 

PUBLIC HEARlNG 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

1343860 

NOV 22 2004 

DEC 2 0 ?004 

DEC 2 Q 2QQ4 
DEC 2 0 2004 

CITY CLERK 

CITY OF 
RJCHMONO 

APPROVED 
lor contont by 
o'lg["'~ng 

.. dept 

PLN - 58



To: 

From: 

City of 
Richmond 

Planning Committee 

Wayne Craig 

Report to Committee 
Planning and Development Department 

Date: November 29, 2012 

Director of Development 
File: RZ 11-591985 

Re: Application by Polygon Development 192 Ltd. for Rezoning at 8311 , 8331, 
8351 , and 8371 Cambie Road and 3651 Sexsmith Road from Single Detached 
(R511F) and Auto-Oriented Commercial (CA) to High Rise Apartment (ZHR12) 
Capstan Village (City Centre) and School & Institutional Use (51) 

Staff Recommendation 

I. That Richmond Zoning 8500 Amendment Bylaw No. 8903, to amend the Richmond 
Zoning Bylaw No. 8500 to create "High Rise Apartment (ZHR 12) Capstan Vi ll age (City 
Centre)" and forthe rezoning of 8311, 8331 , 8351 , 837 1 Cambie Road and 
365 1 Sexsmith Road from "Single Detached (RS 1IF)" and "Auto-Oriented Commercial 
(CA)" to " High Rise Apartment (ZHR I2) Capstan Village (City Centre)" and "School & 
Institutional Use (SI)", be introduced and given first reading. 

2. That the affordable housing contribution for the rezoning of 831 1, 833 1, 835 1, 
837 1 Cambie Road and 365 1 Sexsmith Road (RZ 11-591985) be allocated entirely 
(100%) to the capitaJ Affordable Housing Reserve Fund established by Reserve Fund 
Establishment Bylaw No. 78 12. 

,J.. w 
wa~ai;>r 
Director of Development 

WC:spc 
Att i--

ROUTED To: 

Affordable Housing 
Arts, Culture & Heritage 
Engineering 
Law 
Parks 
Rea l Estate 
Sustainability 
Trans ortation 

3555723 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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November 29, 20 12 - 2 - RZ 11 -591985 

Staff Report 

Origin 

Polygon Development 192 Ltd. has applied to the City of Richmond for permission to rezone lands 
at 831 1, 8331, 8351, and 8371 Cambie Road and 365 1 Sexsmith Road, from Single Detached 
(RS I IF) and Auto-Oriented Commercial (CA) to High Rise Apartment (ZHRI2) Capstan Village 
(City Centre) and School & Institutional Use CST), to permit the construction ofa high-rise, high
density, multi-family project and new City-owned park in the City Centre's Capstan Village area. 
(Attachments 1 & 2) The subject rezoning proposes: 

• 44,408 m2 (478,019 ft2) of residential floor area in three towers containing 528 dwellings; 
• The establishment of new streets, pedestrian linkages, and public art; 
• Funding towards the future construction of the Capstan Canada Line station, as per recently 

adopted density bonus provisions in City Centre Area Plan (CCAP) and Zoning Bylaw; 
• Funding towards the to the City's Affordable Housing Reserve in lieu of building affordable 

housing units on site, which funds may, at the sole discretion of the City, be used to facilitate the 
construction of affordable housing units elsewhere within Richmond; and 

• The replacement of an existing City-owned playing field at 3651 Sexsmith Road (Cambie Field) 
with a larger park designed and located to better meet the needs of Capstan Village's emerging 
residential community and nearby commercial activity in Aberdeen Village. (Attachment 8 / 
Schedule A) 

The proposed park relocation and expansion, which are consistent with City Centre Area Plan 
(CCAP) policy (Attachment 4), require that the City undertakes an Alternate Approval Process to 
permit the disposition of the existing City park. The park disposition and related processes shaH be 
the subject of separate reports to Council from the Manager, Real Estate Services and Director, City 
Clerk's Office. 

Findings of Fact 

Details of the subject development are provided in the attached Development Application Data 
Sheet. (Attachment 5) 

Surrounding Development 

The subject rezoning is proposed for a large L-shaped site, the south leg of which is proposed for park 
use, while the north leg is proposed for residential use. Adjacent existing uses include the fcHowing: 

Ta the North: The proposed residential portion of the site backs onto "Union Square", a low-density 
(0.5 floor area ratio / FAR), law-rise, strip mall. Redevelopment of this site to pennit 
increased density and residential uses is supported under the CCAP, but not 
imminent, as the buildings are strata-titled and less than 15 years old. 

Ta the East: The proposed residential portion of the site abuts several single-family lots designated 
under the CCAP for future high/mid-rise residential uses and the eastward extension 
of Brown Road to Sexsmith Road. There is currently no application for the rezoning 
or consalidation of these lots, but there is no apparent barrier ta their redevelopment. 

3SSS723 

Also ta the east, across the existing leg of Brown Road from the proposed park, is 
"Continental Shopping Centre" . Like "Union Square", this is a low-density (0.5 FAR) 
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strip mall designated for higher density, but it is not expected to redevelop in the short 
term due to its age and strata ownership. 

To the West: Across Hazelbridge Way from the subject rezoning's proposed residential and park 
uses are existing low/medium-density, low/mid-rise commercial and hotel uses (e.g., 
Vaohan Centre, President Plaza, Radisan Hotel). Within thi s area, one rezoning 
applicat ion for high-density. mixed-use development is under review (RZ 11-590659) 
and others are expected, as the large sizes of several10ts could make them good 
candidates for high-density, mixed-use infil!. 

To the South: Across Cambie Road and kitty-comer from the proposed park, the commercial uses 
west of Hazelbridge Way extend south to include the Aberdeen Canada Line station, 
Aberdeen Centre, and other prominent auto-oriented commercial developments. East 
of the busy commercial area, direct ly south of the proposed park, there currently exists 
a mix of older single-family that the CCAP designates for future redevelopment with 
office and light industrial uses. Aircraft noise sensitive uses (e.g., residential) are 
restricted throughout this area. 

Related Policies & Studies 

Development of the subject site is affected by the City Centre Area Plan (CCAP) and various other 
City policies (e.g., affordable housing). An overview of these considerations, together with the 
developer's proposed response, is provided in the "Staff Comments" and "Analysis" sections. 

Advisory Design Panel (ADP) 

The subject rezoning was considered on a preliminary basis at the ADP meeting on May 24, 20 12. 
(Attachment 6) The Panel members corrunended the developer's team on a well-considered, well
presented project and were supportive of the app lication moving forward to Planning Committee. 
Some issues identified by ADP members for attention at Development Permit stage included: 

a) Architectural Form and Character: 
• The building design should provide for a more engaging streetscape at grade. 
• Greater refinement in the use of colour and architectural elements is encouraged. 
• The multi-storey, indoor amenity bui lding, which is prominently located at the west end of the 

residentia l site, requires design development to better address its important "gateway" location. 
• The project must demonstrate how it effectively addresses accessibility, adaptability, aging in 

place, and affordability. 

b) Adjacency: 
• As redevelopment may not occur north of the subject site for many years, steps must be taken 

to enhance the appearance of the subject development's (currently blank) parking podium wall. 
• A more mutually complementary interface between the proposed residential building, adjacent 

park, and intervening local street must be clearly demonstrated. 

c) Landscape and Open Space Design: 
• More information is required regarding public art and the proposed park design. 

355S723 

(NOTE: The park concept will be presented to the Parks, Recreation, and Cultural Services 
Committee of Council for considerat ion prior to rezoning adoption.) 
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• The project 's outdoor amenity space is proposed for the roof of the parking podium, which 
will be very shady. This, together with the development's proximity to the proposed park, 
raises questions in respect to the desirability of the proposed roofiop space and how best to 
ensure that the project's on-site open space wi ll be a valued, well -used residential amenity. 

Consultation 

a) Official Community Plan (OCP): The subject rezoning is consistent with the OCP and CCAP. 
City policies regarding consultation with the Richmond School District No. 38 and Vancouver 
International Airport do not apply to the subject application as no OCP/CCAP amendment is 
proposed. (Note that the subject application will be provided to the School District as a courtesy, 
for information purposes only.) 

b) Ministry of Transportation and Infrastructure (MOTD: As the subject site is within 800 m ofa 
Provincial highway (i.e. Sea Island Way), the rezoning application has been referred to MOTI. 
Preliminary approval was granted for onc year as of January 20 12. Final approval will be sought 
via the Servicing Agreement design and approval process, as indicated in the attached Rezoning 
Considerations. (Attachment 8) 

c) Park Disposition: Alternative Approval Process: As noted at the outset of this report, the subject 
development proposes to relocate and expand an existing City-owned park. (Attachment 8 I 
Schedule A) As a result of this relocation, which is consistent with the CCAP, the existing park 
is to be sold to the developer for consolidation with adjacent lands to create the subject 
development's residential building site. Under the requirements of the Community Charter 
(Section 27), the C ity may sell parkland with the passage of a bylaw that is subject to the 
Alternative Approval Process. Prior to adoption of the required bylaw, the City must seek the 
approval of the electors through the Alternative Approval Process, and Council must establish, 
through reso lution, key parameters for the Alternative Approval Process including deadlines, 
elector response forms, and the number of electors to which the process will app ly. The terms of 
the park disposition, Alternative Approval Process, and related procedures shall be the subjects 
of separate reports to Council from the Manager, Real Estate Services and Director, City Clerk's 
Office . 

. d) General Public: Signage is posted on-site to notify the public of the subject application. At the 
time of writing thi s report, no correspondence regarding the application had been received. The 
statutory Public Hearing will provide local property owners and other interested parties with 
opportunity to comment on the application. 

Staff Comments 

Based on staffs review of the subject application, including the developer'S engineering capacity 
analysis, preliminary Transportation Impact Analysis (TIA), and conceptual park design and 
preliminary costing, staff are supportive of the subject rezoning, provided that the developer fully 
satisfies the Rezoning Considerations set out in Attachment 8. In addition, staff note the following: 

a) Sanitary Pump Station: The City has determined that a new sanitary pump station is required to 
service new development on the east side afNa. 3 Road in the existing Skyline sanitary 
catchment area; and, that the new pump station will be located within a City right-of-way on 
the north side of Capstan Way, between Hazelbridge Way and Sexsmith Road. It is the City'S 
objective is to have an equitable distribution of costs to the benefiting properties to the extent 

H557Ll 
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possible using available tools, such as latecomer or developer cost sharing agreements. To 
facilitate thi s, until such time as construction of the pump station is complete, all rezonings in 
the catchment area shall be made responsible for the design and construction of the new pump 
station, to the satisfaction of the Director of Engineering; and, as further detennined to the 
satisfaction of the Director of Engineering, the subject developer and others may be 
responsible for contributing towards the cost of the new pump station. 

Analysis 

Polygon Development 192 Ltd. has made application to rezone a 34,480 m2 (8.52 ac) L-shaped site 
in Capstan Village, comprised of an existing parking lot, former tree farm, and a 1.21 ha (2.98 ac) 
City-owned park (Cambie Field), to permit the construction of three residential towers containing 
510 dwelling units, together with various community amenities. The CCAP designates Capstan 
Vi llage for pedestrian/transit-oriented, mediumlhigh-density, residential and mixed-use 
development, with an emphasis on projects that support City objectives for funding the 
construction of the future Capstan Canada Line station and the area' s growth as the residential hub 
ofa new "arts district". The subject rezoning is notable for being the third application proposing 
to contribute funding towards station construction, and for facilitating the establishment of a new 
1.64 ha (4.06 ac) park intended as a neighbourhood amenity and arts/entertainment venue. This, 
together with the subject development' s large size and "gateway" location near Aberdeen Village' s 
busy commercial precinct and Canada Line station, will make it a benchmark for future 
development. Moreover, staffs review of the proposed development shows it to be consistent 
with City policy and supportive ofCCAP objectives for Capstan Village, as per the following. 

a) Capstan Canada Line Station: The CCAP's Capstan station (density bonus) funding strategy 
seeks to raise approximately $25 million (September 2010 estimate) for the construction of the 
Capstan Canada Line station by providing for the developers of the first +/-3,250 dwellings in 
Capstan Village to voluntarily contribute towards the Capstan Station Reserve at a rate of$7,800 
per dwelling unit (September 20 I 0 rate, to be adjusted annually as per the Consumer Price 
Index). Based on a City agreement with TransLink, construction of the station is expected to 
begin within 15 years if adequate funding can be secured. The subject development is consistent 
with Richmond's station funding strategy in regard to voluntary developer contributions to the 
Capstan Station Reserve, together with requirements for the developer's provision of additional 
public open space and a transit-oriented transitional parking strategy, as follows: . 

• Estimated Capstall Station Reserve COlltributioll : As per City policy, the developer 
proposes to voluntarily contribute approximately $4, 118,400 towards station construction 
(secured via "no build" covenants on title), to be paid on a phase-by-phase basis to the 
Capstan Reserve prior to Building Permit issuance, as follows: 

3SH721 

Phase 
No. of Dwellings Capstan Station Reserve Contribution 

Estimate to be confirmed at Buildina Permit staae ·Estimate based on $7 BOO/unit 

1 164 $1,279.200 

2 114 $889,200 

3 250 $1 ,950,000 

TOTAL 528 $4 ,118,400 

• September 2010 rate . The actual applicable rates shall be determined on a phase-by-phase basis as per 
the Zoning Bylaw in effect at the time of Building Permir approval. 
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• Public Opell Space Contribution : As per the Capstan Station (density) Bonus and at no cost 
to the City, the developer proposes to transfer 0.27 ha (0.66 ac) of land to the City for park 
use (i.e. at least 5 m21 dwelling unit), over and above the subject development' s required on· 
site residential outdoor amenity space. The land will be consolidated with other lands being 
transferred to the City for park use. And, as per CCAP policy, as the land to be transferred 
is not identified on the DeC program (i.e. DeC credits wi ll not apply), the development' s 
proposed site specific zone will allow for the developer to retain the development's 
pennitted "pre-park" residential buildable floor area, resulting in a higher net site density. 

• Transit-Adaptive Parkillg Strategy: The Zoning Bylaw requires that prior to the Capstan 
Canada Line station being operational , Capstan Village developments must include parking 
strategies that satisfy higher "Zone 2" parking requirements at their initial phases (i.e. 1.2 
spaces/unit plus visitors) and provide for a transition to lower "Zone I" requirements at 
build-out (i.e. 1.0 spaces/unit plus visitors). The subject development complies with thi s 
Bylaw requi rement by over-bui lding parking in its first phases and uti lizing the surplus 
parking (i.e. parking constructed in the first phases in excess of Zone 1 standards) in its final 
phase. 

b) Park Development: The CCAP proposes that the neighbourhood park needs of Capstan 
Village's emerging res ident, worker, and visitor populations are served via the establishment of 
a network of small parks (i.e. one within each quarter ofa quarter-section), each of which is to 
have a distinct , yet complementary, program of uses and related features. The park proposed by 
Polygon as part of the subject rezoning is, at 1.69 ha (4.187 ac) in size, the largest of Capstan 
Village's proposed neighbourhood parks. [n addition, being located at Hazelbridge Way and 
Cambie Road - an important "gateway" to Aberdeen Village's busy commercial precinct and 
only one block from the Aberdeen Canada Line station - the proposed park will be one of 
Capstan Village's most prominent and an important venue for local and larger conununity 
events and celebrations. 

• Park Vision: The park is envisioned as the " living room" for the Capstan Village area of 
Richmond, serving as the home ground for the social, recreational, and business life of the 
local community - and, as a destination attracting visitors from across the city, the 
surrounding region, and from even more distant places. The park will function both as a 
quiet sanctuary of neighbourhood green space and a vibrant, urban, public square, 
complemented by a variety of landscapes, programs, activities, ecological features, and 
amenities. And, importantly, the park will be an inclusive place, offering something for 
everyone and welcoming people to visit at all times of the day and throughout the seasons. 

• Park Planning: Via the rezoning review process, the developer, in collaboration with Parks, 
Planning, Transportation, Engineering, Environmental Sustainability, and Arts, Culture, and 
Heritage staff, has prepared terms of reference for the park, together with a conceptual park 
plan, preliminary costing, and a construction phasing strategy. (Attachment 8/Schedule H) 
Some key features of the proposed park may include, but are not limited to, the following : 

3SSS123 

i) A "great lawn", for informal play and sunning, that is large enough to host a multitude 
of outdoor activities simultaneously and sited adjacent the square to extend that space's 
range of acti vities and events; 
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i i) An "urban square", at the heart ofa lively. exciting, and cosmopolitan city space, that 
provides a common ground for community celebration, expression, announcement and 
perfonnance, and is design/constructed of attractive and high quality, yet practical and 
durab le materials; 

iii) A sheltered stage, co-located with the square and various public amenities, including 
washrooms, mechanical and storage space, and a food concession; 

iv) Landscape features designed to provide for a diversity of both urban and more natural 
park experiences, such as earthworks and landforms, specimen trees, planting beds and 
grassy meadows, and urban and naturalistic water features; and 

v) Public art, children's play, lit pathways and bike paths, seating, and other amenities. 

• Eco-A me"ity : The CCAP encourages the creation of"eco-arnenities": community 
resources that facilitate environmentally responsib le living, while contributing to 
community identity and placemaking. Furthermore, CCAP engineering policies encourage 
opportunities for pi lot projects that integrate infrastructure with natural systems to reduce 
costs and environmental impacts. In light of this, the park will incorporate an eco-amenity 
in the form of a " rain garden". The garden (i.e. enhanced bio-swale) will be an important 
landscape feature of the park and will take the place of some conventional on-site 
stormwater management features while providing for a variety of benefits (e.g., enhanced 
habitat opportunities, green infrastructure services, slowing of infiltration, recharging of the 
water table, filtering of run-off) without any increase in the overall cost to the project. 
Moreover, being located in a prominent City Centre park, the garden will enhance public 
enjoyment of the open space, the diversity of it ' s landscape, Richmond 's "garden city" 
image, and public awareness and enjoyment of natural systems in the urban environment. 

• Park Acquisition: The establishment of the proposed park involves three voluntary 
developer contributions (Attachment 8 I Schedule A), all of which shall be completed 
prior to rezoning adoption, to the satisfaction of and at no cost to the City, as follows: 

Voluntary Developer Contributi on 
Key Term s of Proposal 

Prior to Rezoning Adoption 

Cambie Field "exchange" 12,228.0 m2 Fee simple transfer@ no cost to the City. 
(3.02 ac) Equal area transferred to Polygon for residential use. 

Capstan Station (density) 2,661.8 m2 Fee simple transfer@ no cost to the City. 

Bonus (0.66 ac) Developer retains buildable residential floor area. 
(DCC credits NOT applicable.) 

2,021 .7 m2 Fee simple transfer@ no cost to the City. 
8311 Cambie Road 

(0.50 ac) 
DCC credits applicable. 

(Developer does NOT retain buildable floors area.) 

TOTAL 
16,911.5 m2 Tt1e consolidation of the three contributions to create 

(4.18 ac) one fee simple lot for use as City park. 

• Park Implem entation : As per the attached Rezoning Consideration document, prior to 
rezoning adoption the developer must enter into a Servicing Agreement (SA) for the 
detailed design and construction of the park's first phase, to the satisfaction of the City. 
Phase one of park construction, which must be complete prior to the occupancy of any 
dwellings within the subject development, is proposed to include grading, lighting, 
landscape, infrastructure, and related features as require to ensure that the park will be 

3SSS723 
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immediately attractive to and usable by local residents, workers, and visitors for general 
park activities, as determined to the satisfaction of the City. Subsequent phases will 
involve the addition of special amenities (e.g., stage. water features) aimed at enhancing 
the park and its role in the community. (Attachment 8 / Schedule H) 

The total cost of the park is estimated at $4.2 million, plus +/- $200,000 for frontage 
works and +1-$358,000 for public art (including art installed within the park and 
coordinated works on/around the proposed residential building). The preliminary scope 
of work and related costing for the park 's fi rst phase of construction assumes the 
fol lowing: 

i) +/- $ 1.2 million for park construction, based on the subject development's total "park 
construction" DCCs payable; 

ii) +/- $200,000 for frontage works (e.g., sidewalks, boulevards, street trees), to be 
constructed at the developer's so le cost; and 

iii) 100% of the proposed public art budget (+1-$358,000). 

• Temporary Sales Centre: Via the detailed design process fo r the first phase of the park, 
opportunities will be explored to locate the developer's temporary sales centre on the 
designated park site, at the sole cost of the developer, together with the potential for 
repurposing the bui lding to accommodate one or more of the park's proposed amenities 
(e.g., concession, storage, covered stage). Construction and maintenance of the sales 
centre and related areas/uses shall be at the sole cost of the developer. Removal andlor 
repurposing of the sales centre shall be to the satisfaction of the City and shall not 
compromise City objectives for the completion of the first phase of park construction 
prior to occupancy of the first phase of the subject residential development. As required. 
business terms in respect to the sales centre shall be determined to the satisfaction of the 
Manager, Real Estate Services, the Director of Development, and Senior Manager, Parks 
and endorsed by Council. 

• Coullcil Direction: Prior to rezoning adoption, the park concept will be presented to 
Council and the public. The input received will be used to confirm the park's ultimate and 
phase-by-phase scope of work, programming, budget. and implementation strategy (taking 
into consideration potential future voluntary developer contributions, grants, sponsorships, 
and related factors). Key dates are proposed as follows: 

i) Early 2013: Parks, Recreation, and Cultural Services Committee (PRCS) review of the 
preliminary park concept, proposed public consultation process, and related 
information; 

ii) Early 2013 (after Public Hearing): Public Open House (preliminary park concept 
feedback), followed by PRCS review (approval of the final park concept and 
implementation strategy); and 

iii) Mid 2013: Rezoning adoption, predicated on the developer entering into a Servicing 
Agreement, secured via a Letter of Credit, for the first phase of park construction. 

b) CCAP Arts District: The subject rezoning application is situated in the CCAP's designated 
"arts district", the intent of which is to foster the growth of the arts in Richmond and its City 
Centre by encouraging the establishment of a focus for arts facilities, events, support services, 
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studio spaces, and complementary uses and endeavours in a location offering strong regional 
linkages and proximity to the city's rapidly growing downtown and public amenities. The 
subject development is consistent with the CCAP's "arts district" po licy. as follows: 

• Outdoor Community Venue: The proposed park is envisioned as an important perfonnance 
and celebration venue for Capstan Village, the neighbouri ng Aberdeen commercial area, 
and the broader community. Park features proposed in regard to thi s objective may 
include, but are not be limited to, a stage, performance/gathering plaza, large lawn, public 
art, food service, special Jighting, and audio/visual capabilities. 

• Public Art: As per City policy, Polygon proposes a voluntary developer contribution of 
approximately $358,500 towards public art in and around the park, based on $0.75 per 
buildable square foot of residential uses. Prior to rezoning adoption, the developer shall 
prepare a Public Art Plan for the park and its surroundings to the satisfaction of the City, 
including themes, costs, and, as appropriate, opportunities to coordinate public art projects 
within funding contributions from other sources (e.g., future developer contributions). As 
per the subject development's Rezoning Considerations (Attachment 8), " no 
development" covenant(s) shall be registered on title to restrict Development Pennit 
issuance until the developer enters into legal agreements and posts security to facilitate the 
implementation of the Plan to the satisfaction of the City. 

• "Art Loft" Units: Five of the development 's street-oriented townhouses are designed as 
loft-style units overlooking the proposed park. While the design of these units makes them 
well suited to artists (i.e., high ceilings, large overhead doors), unlike live/work dwellings 
that require a residentiallbusiness mix or Capstan Village's recently approved Artist 
Residential Tenancy Studio (ARTS) affordable housing units, which will be income-tested 
and restrict occupancy to artists (Concord Pacific, RZ 06-349722), there will be no 
restrictions on who occupies these units. Rather, as per CCAP policy, the developer's 
objective is to introduce a new dwelling type to Capstan Village in order to help establish 
an inventory of arts-friendly residential units and a distinctive image that will contribute 
towards the community's emerging identity and role as an "arts district". (NOTE: At 
Development Penn it stage, staff encourage the developer to increase the number of loft
style ground floor units in order to make a more significant contribution to the area's 
inventory of arts-friendly housing and provide for a more interesting, distinctive streetscape 
character.) 

c) Affordable Housing: Polygon has identified the subject development as a possible affordable 
housing "donor site" for which the developer proposes to make a contribution to the City's 
capital Affordable Housing Reserve Fund in lieu of building affordable housing units on site. 
This contribution is based on a recently proposed "Affordable Housing Value Transfer" 
approach, as per the report from the General Manager, Community Services dated May 30, 
2012, which allows for a developer to make a cash contribution towards affordable housing in 
lieu of constructing affordab le housing units in special development circumstances pre
approved by CounciL 

The subject application proposes a site specific zone, "High Rise Apartment (ZHR12) Capstan 
Village (City Centre)", that provides for a voluntary cash-in-lieu developer contribution of 
$5,660,550 to the City'S Affordable Housing (capital fund) Reserve. The value of this 
affordable housing "transfer" contribution is derived from: 
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• A floor area 0[25,158 ft? (i.e. 5% of the subject development's maximum bui ldable floor 
area under the CCAP, as per the CCAP's affordable housing density bonus policy); and 

• An AHVT rate of $2251ft2 (i.e. as per the report from the General Manager, Community 
Services dated May 30, 2012, this rate assumes (i) concrete construction and Cii) the 
developer building only 95% of the CCAP's maximum permitted floor area as a result of 
providing a cash contribution in lieu of constructing 5% afthe CCAP's maximum 
pennitted floor area as affordable housing units on the subject site}. 

Staff are supportive of the developer's proposed voluntary AHVT cash-in-lieu contribution of 
$5,660,550 to the City's capital Affordable Housing Reserve, which contribution shall be 
secured prior to adoption of the subject rezoning and in the fonn of: 
• A cash sum of $1 ,886,850; and 
• Letters of Credit totalling $3,773,700 plus CPI. 

If Council approves the recommendations contained within this staff report, Polygon's proposed 
cash-in-lieu contribution will be a1located 100% to the City'S capital Affordable Housing 
Reserve Fund and may, at the sole discretion of the City, be used to help facilitate a proposal 
by the Richmond Kiwanis Senior Citizens Housing Society (Kiwanis) to construct 296 seniors' 
affordable housing units. in cooperation with Polygon, at 6251 Minoru Boulevard. It is 
important to note, however, that tbe Kiwanis development is the subject of a separate 
rezoning application (RZ 11-591685) and Council may freely decide on whether to approve 
or reject the subject application independently of its decision regard ing the Kiwanis 
application. 

NOTE: Subsequent to Council's consideration of the report from the General Manager, 
Community Services, dated May 30, 2012, and the Kiwanis rezoning (RZ 11-591685), it was 
determined that the size of the subject site for density calculation purposes was larger than 
originally estimated and, therefore, the project's buildable floor area and related affordable 
housing cash-in-lieu contribution are greater than previously estimated. 

d) Infrastructure Improvements: The City requires the coordinated design and construction of 
private development and City infrastructure with the aim of implementing cost-effective 
solutions to serving the needs of Richmond' s rapidly growing C ity Centre. In light of this, 
staff recommend, and the developer has agreed to, the following: 

• Road Network Improvements: As per the CCAP, at the developer's sole cost the subject 
development shall provide for various road dedications and statutory right-of-ways 
(e.g., eastward extension of Brown Road, a new "minor street" linking Brown Road with 
Hazelbridge Way), the extension of bike routes and pedestrian walkways, the installation 
of amenities (e.g., special crosswalk), and the design and construction of required 
improvements via the City'S standard Servicing Agreement processes (secured via 
Letter(s) of Credit prior to rezoning adoption). All required improvements sha1l be 
constructed prior to occupancy of any portion of the subject development, except for the 
extension of Brown Road, which shall be complete prior to occupancy of the 
development's final phase. 

• Engineering Improvemellts: As per the developer's completed capacity analyses and 
related studies, the City accepts the developer's recommendations in respect to storm 
sewer, and sanitary sewer upgrades and related improvements, including requirements for 

HSS72l 

PLN - 68



November 29, 20 12 - II - RZ 11-591985 

the design and construction of a new sanitary pump station to service the Capstan Way 
catchment area. The developer is responsible to construct watennain along the site 
frontage, as per city requirements. The design and construction of required improvements 
shall be via the City's standard Servicing Agreement processes (secured via Letter(s) of 
Credit prior to rezoning adoption). All required improvements, including the sanitary 
pump station, shall be complete prior to occupancy of any portion of the subject 
development, except for works within the proposed extension of Brown Road, which shall 
be complete prior to occupancy of the development's final phase. Note that, in respect to 
the sanitary pump station, it is the City's objective to have an equitable distribution of costs 
to the benefiting properties to the extent possible using available tools (e.g., latecomer or 
developer cost sharing agreements) and that, as determined to the satisfaction of the 
Director of Engineering, the subject developer and others shall be responsible for 
contributing towards the cost of the new pump station. 

e) Other Sustainable Development Measures: The CCAP encourages the coordinated planning of 
private development and City infrastructure with the aim of advancing opportunities to 
implement environmentally responsible services. Areas undergoing significant change, such as 
Capstan Village, are well suited to this endeavour. In light of this, staff recommend and the 
developer has agreed to the following: 

• District Ell ergy Utility (DEU): The developer will design and construct 100% of the 
subject development to facilitate its connection to a DEU system (which utility will be 
constructed by others), commencing with the project's first phase. 

• Leadership ill Energy and Environmental Design (LEED): The CCAP requires that all 
rezoning applications greater than 2,000 m2 in size demonstrate compliance with LEED 
Silver (equivalency) or better, paying particular attention to features significant to 
Richmond (e.g., green roofs, urban agriculture, DEU, storm water management/quality). 
The deve loper has agreed to comply with this policy and will demonstrate this at 
Development Permit stage and via thc Servicing Agreement for the developer's design and 
construction of the park. Features under consideration include, among others, innovative 
storm water management measures integrated into street boulevards and the park and 
rooftop garden plots with direct vehicle access for equipment and supplies (e.g., soil) via 
the development 's multi·storey parking structure. 

• Flood Management Strategy: The CCAP encourages measures that will enhance the ability 
of developments to respond to flood plain management objectives and adapt to the effects of 
climate change (e.g., sea level rise). To thi s end, the Plan encourages City Centre 
developers to build to the City'S recommended Flood Construction Level of2.9 m geodetic 
and minimize exemptions, wherever practical. The developer has agreed to comply and 
proposes that all habitable spaces will have a minimum elevation of2.9 m geodetic, except 
for entry lobbies, which will have a minimum elevation of OJ m above the crown of the 
fronting street (as permitted under City bylaw). 

• Aircraft Noise Sensitive Development (ANSD) : The subject site is situated within two 
ANSD areas, such that ANSD (e.g. , residential) are prohibited on the south half of the 
proposed park, while the remainder of the park and proposed residential site are designated 
as ANSD "Area 2", which permits ANSD (except single· family houses), provided that a 
restrictive covenant is registered on title, acoustics reports are prepared at Development 
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Permit and Building Permit stages identifying appropriate noise attenuation measures and 
confirming their implementation, and various building design features are incorporated, 
including air conditioning or equivalent. The required covenant(s) will be registered prior to 
rezoning adoption, and other requirements will be satisfied prior to Development Permit and 
Building Permit issuance, as required. (Attachment 3) 

• Tree Protectioll : Riclunond's Tree Protections Bylaw aims to sustain a viable urban forest 
by protecting trees with a minimum diameter 0[20 em (DBH (i.e. 1.4 m above grade) from 
being unnecessari ly removed and setting replanting requirements. The developer's proposal 
satisfies the City policy. Moreover: 

i) On-Site: There are currently no bylaw-size trees within the proposed residential portion 
of the subject site. All the trees identified for retention and protection in respect to the 
residential portion of the site are located on abutting properties. The installation of 
appropriate tree protection fencing is required around all trees identified for retention 
prior to any construction activities occurring on-site, including site preparation and prc
loading. A Certified Arborist will be required to supervise any works conducted within 
the tree protection zone of the trees to be retained, together with a post-construction 
assessment report if so required by the City. 

ii) Off-Si te : A number of bylaw-sized trees are located within the proposed City-owned 
park and along its Brown Road frontage. The protection andlor removal/replacement of 
those trees (together with any requirements for protective fencing and security) will be 
addressed, to the satisfaction of the Senior Manager, Parks, via the Servicing Agreement 
approval process for the design and construction of the park. 

f) Development Phasing: Covenant(s) will be registered on the developer's residential site and 
density bonusing is written into the subject site's proposed site specific zone (ZHR I2) to ensure 
that the phasing of public works and amenities (e.g., construction of roads, park, affordable 
housing contributions) are appropriately coordinated with the developer's market housing, as set 
out in the proposed "Phasing Plan". (Attachment 8/ Schedule E) 

g) Form of Development: As described above, the subject development is important for the growth 
of Capstan Village as a vibranl,livable, urban community and the residential focus of the 
CeAP's proposed "arts district". Compliance with City policy requires that the developer 
contributes park and road , some of which is considered "net development site" for the purpose 
of calculating buildable floor area (as per the CCAP). This serves to maximize the size of the 
proposed park and minimize related developer and City costs, but it also reduces the building 
footprint, which effectively increases the residential density on the buildable portion of the site. 
As a result, the developer proposes no variation in tower height (i.e. all three towers are 47 m 
geodetic) and the tower floorplates exceed the CCAP's recommended maximum of650 m2

• 

Based on staff's review of the developer's proposal, and taking into account the comments of 
the Advisory Design Panel (ADP), staff have concluded that, while it would be preferab le to 
vary tower heights and have smaller floorplates, the development' s strong massing is well 
suited to its prominent location as a backdrop/landmark for the park, the triangular geometry of 
the site contributes variety in the form (i.e. flat-iron) and orientation of the towers, and the 
proposed siting of the towers minimizes the potential impacts that the project's larger 
floorplates might have on neighbours or views. 
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Prior to rezoning adoption, a Development Permit must be completed to a level deemed 
acceptable by the Director of Development (including all proposed phases of the subject 
development). Via this process, in addition to addressing the preliminary comments of the 
ADP (Attachment 6), staff recommend that attention is paid to the following: 

• A djacency: 

i) The subject residential development presents few adjacency concerns, as the proposed 
park is located to its south, car-oriented commercial is located to its west, north, and 
south, and the few single-family lots located to its east are designated for future 
redevelopment. The project further lessens possible single-family adjacency issues by 
(i) providing for a townhouse-lined public walkway along its east edge (to be extended 
east and north by others), and (ii) the phasing of project construction from west to east. 

ii) Attention is required along the development's north edge, where its blank parking 
podium wall (which backs onto the rear service area ohhe adjacent strip mall) is taller 
than the adjacent retail buildings and, thus, requires screening andlor other view 
mitigation. 

• Architectural Form and Ch aracter: 

i) The location and large size of the residential development at the north end of the 
proposed park will make it a signature feature of the CCAP's proposed "arts district". 
This will be enhanced by the west tower's distinctive "flat iron" shape and public art, 
which may take the form of a light sculpture running along the west side ofthe park 
and up the face of the project's west tower. In addition, steps have been taken to 
break-up the project's large mass to create a composition of smaller, distinct mid- and 
high-rise building fonns complemented by variations in materials, colour, fin walls, 
and other architectural features. In general, staff are supportive of the proposed 
approach, but encourage a less "project-like" design that seeks to visually enhance the 
landmark quality of the park portion of the development by making that portion 
(phases 1 and 2) more architecturally distinct from the portion to its east (phase 3). 

ii) Along the project's frontages, the developer proposes a pedestrian-friendly, visually 
interesting streetscape designed to contribute towards Capstan Village's emerging 
"arts district" via a combination of "art loft" type townhouse units, landscaped areas, 
and, at the site 's prominent " flat iron" comer (at Hazelbridge Way), an indoor 
amenity space screened by a "private art gallery" visible to passers-by. In general, 
the proposed combination of landscape and ground floor uses is successful and 
requires only refinements to enhance residential livability, better screen parking 
entrances, and enhance visual interest (e.g., more "art loft" type units are 
encouraged). Design development is needed in respect to the amenity space/gallery to 
better understand this innovative use and ensure that the treatment of this important 
comer will contribute to the vitality and amenity of the public realm. 

• Landscape and Open Space: 

)555723 

i) Siting of the project's towers and mid-ri se mass along the south edge of the building site 
frees up a large portion of the podium roof deck for landscape, including agricultural 
plots, play space, and amenity areas. Furthermore, vehicle access is provided to the level 
of the podium roof via the parking structure, thus, providing for easy access to the space 
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for garden equipment and supplies. Unfortunately, the parking podium roof is very shady 
and the sunnier roofs of the mid-rise bui ldings (which enjoy unobstructed views of the 
park) are inaccessible "green roofs", Attention should be paid to take better advantage of 
the opportunity presented by the mid-rise roofs for outdoor amenity space. 

h) Site Specific Zone: Under the CeAP, the subject site is designated for a maximwn density of2 
FAR plus a 0.5 FAR density bonus in respect to the funding of Capstan station. Sites such as 
this would typically be rezoned to a standard zone that incorporates Capstan Station (density) 
Bonus provisions (Le. RCL4 and RCLS zones), but a site specific zone, High Rise Apartment 
(ZHR12) Capstan Village (City Centre), is instead proposed because it is better suited to the 
unique aspects of the project, including the subject development's proposed: 

• Cash-in-l ieu affordable housing contribution, which effectively transfers affordable housing 
off-site and by doing so, reduces the maximum permitted density by 5% (i.e. from 2.5 FAR 
to 2.375 FAR); and 

• Transfer/dedication of "non-DCC" park and road (i.e. not eligible for DCC credits), which, as 
per CCAP policy, effectively increases the permitted density on the residential portion of the 
subject site (i.e., from 2.375 FAR to 3.233 FAR). 

i) Community Planning: As per CCAP policy, the developer proposes to voluntarily contribute 
approximately $119,500, based on $0.25 per buildable square foot, to the City's community 
planning reserve fund. 

Financial Impact or Economic Impact 

a) Developer's Acquisition of City Lands: As indicated elsewhere in thi s report, the subject 
rezoning involves Polygon's proposed acquisition of 1.22 ha (3.02 ac) of existing park (Cambie 
Field) from the City for residential use in "exchange" for transferring an equal area of land to 
the City for park use. This proposal is consistent with the CCAP and will be undertaken at no 
cost to the City. The terms of the proposed purchase/sale and related Alternative Approval 
Process requirements for the disposition of parkland will be the subject of separate reports to 
Council from the Manager, Real Estate Services and Director, City Clerk's Office. 

b) Sanitary Pump Station: The developer must provide for the design and construction of the 
sanitary pump station proposed for the north side of Capstan Way, as set out in the 
Engineering Servicing Agreement Requirements fonning part of the Rezoning Considerations 
for the subject site. (Attachment 8) The sanitary pump station will service a significant area 
of development. While the City will require that the design and construction of the pump 
station is secured prior to the approval of any development within the Capstan Way sanitary 
pump station catchment area, it is the City'S intent to have an equitable distribution of costs 
across the benefitting properties to the extent possible using avai lable tools, such as developer 
cost sharing or latecomer agreements. 

Conclusion 

The subject development is consistent with Richmond's objectives for the subject property and 
Capstan Village, as set out in the CCAP, the funding strategy for the construction of Capstan 
Station, and recent City affordable housing funding initiatives. In addition, the proposed project's 
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distinctive form and character, pedestrian-oriented streetscapes. public art, and large neighbourhood 
park wi ll enhance the establishment of Capstan Village as a high-amenity, transit-oriented, urban 
community. On this basis, staff recommend support for the subject rezoning and related bylaw. 

Suzanne Carter-Huffman 
Senior PlannerlUrban Design 

SPC:cas 

Attachments: 
1. Location Map 
2. Aerial Photograph 
3. Aircraft Noise Sensitive Development CANSO) Map 
4. City Centre Area Ptan (CCAP) Specific Land Use Map: Capstan Village (2031) 
5. Development Application Data Sheet 
6. Advisory Design Panel Minutes (Excerpt), May 24 , 2012 
7. Conceptual Development Plans 
8. Rezoning Considerations Concurrence, including the following schedules: 

A. Preliminary Park AcquisitionIDisposition Plan 
B. Preliminary Road Dedication Plan 
C. Preliminary Subdivision Plan 
D. Preliminary Statutory Right-ot-Way (SRW) Plan 
E. Phasing Plan 
F. Prellminary Functional Roads Plan - Interim 
G. Preliminary Functional Roads Plan - Ultimate 
H. Park Terms ot Reference & Preliminary Conceptual Park Plan 
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ATTACHMENT 2 
Aerial Photograph 

Qriginlll: Date: 11/01111 

Amended: DlIIe: 09/17112 
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ATTACHMENT 3 
Aircraft Noise Sensitive Development (ANSD) Map 

SCHEDULE B 

i ARE:A3 

AREA 2 

LEGEND 
Aircrnfi Noise Sensitive DC\'flopment Policy (ANSD) Areas 
(see Aircraft Noise Sensitive Developmellt Polic)' Table) 

No New Aircraft Noise 
Sensitive Land Uses: 

AREA 1A • New Aircraft Noise 
Sensitive Land U" Prohibited. 

AREA 18 - New Residential 
Laod U ses Prohibited . 

Areas Wher. Aircraft Nois. 
Sensitive Land Uses 
May be Considered: 
Subject to Aircraft NQI .. 
Mitigation Requirement' : 

AREA 2 -All Aircraft Noise Sensftive 
Land Uses (Except New Single Family) 
May b& Consklered (see Table for 
eKceptlons). 

AREA 3 - All Alrtraft NoI:5e Sensitive 
Lal'\d Use Types May Be Considered. 

AREA 4 - All Alraofl Noise Sensitive 
Land Use Types May Be Considered. 

No Alreraft Noise 
Mitigation Requirements: 

AREA 5 · All Aircraft Noise Sensitive 
Land Use Types May Be Consklered. 

•••••••• ObJective: To support 
the 2010 Olympic: Speed Skatlng 

""" • ResklenUai use: Up 10 2/3 of 
the buildable square feet (BSF); 

• Noo-reslder(jal use: The 
remaining BSF (e.g .. 113) 

Aircraft Noise Sensitive 
Development Location Map 

Original Date: 11 /01111 

Amended Date: 06/19/12 
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ATTACHMENT 4 
City Centre Area Plan (CCAP) Specific Land Use Map: Capstan Village (203 1) 

Specific Land Use Map: Capstan Village (2031) ';i;';::;; 

&I~1:5:I 

The Specific Land Use Map: Capstan Vil lage~(~2~03~'~)~a~s~s~u~m~e~sf~:g~~!:!:~ 
'i~--"'I the construction of Ule Capstan Canada Line station. Rezoning 

of development sites in Capstan Village w ill not be supported 
,-Ifo==~ until funding for the station is secured to the satisfaction of the 

City as provided for via the Capstan Station Bonus. 

~~~wum 
o 50100 

General Urban T4 (25m) _ Marina (Residenlial 
Prohibi ted) Protx:lsed Streets 

Urban Cent re T5 (45m) 
Marina (Waterborne Pedestri an-Oriented 
Residential Permitted) Retail P recincts-High Street 

Urban Centre T5 (35m) ~ V~lage Centre Bonus & Unkages 

• Pedestri an-Oriented 
Urban Centre T5 (25m) Inst~ution Reta~ Precincls-Secondary - Park •••••• Pedestrian Linkages 

RetaN Streets & Linkages --- Richmond Arts District 
Park·ConfiguraUon & 
locat ion to be determined •••••• Waterfront Dyke Trail --- Capstan Sta tion Bonus 

0 Village Centre: * Enhanced Pedestrian • canada Line Station 
No. 3 Road & Capstan Way & Cyctist Crossing p Intersection Transit Plaza 
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ATTACHMENT 5 

City of 
Richmond 

Development Application Data Sheet 
Planning and Development Department 

RZ 11-591985 

Address: 831 1, 8331 , 8351 , and 8371 Cambie Road and 3651 Sexsmith Road 

Applicant: Polygon Development 192 Ltd . 

Plann ing Area(s): City Centre (Capstan Village) 

I Existing I Proposed 

• Polygon Development 192 Ltd . (i.e . 

Owner 
former tree farm) • Polygon (i.e. residential site) 

• City of Richmond (i.e. existing park) • City of Richmond (i.e. proposed park) 
• 0786842 BC Ltd. (i.e. existing parking lot) 

• Park: 16,911.5 m2 (4.18 ac) 
• Road : 3,834.5 m2 (0.95 ac) 
• Buitding Site: 13,734.0 m2 (3.39 ae); EXCEPT 

• Former tree farm: 20,398.2 m2 (5.04 ae) 
As per the CCAP, -nel development site» for the 

Site Size (m2
) 

• Cily·owned parle 12,060.0 m2 (2.98 ae) 
purpose of calculating buildable floor area is 
18,698.1 m2 (4 .62 ae), including the "building site" 

• Parking lot: 2,021 ,8 m2 (0.50 ac) PLUS lands transferred to the City that are not on 
• TOTAL: 34.480.0 m2 (8.52 ac) 

the Development Cost Charge (DCC) program (i. e. 
no DCC cred its apply): 

• Dedicated "minor street": 2,302.3 m2 (0.57 ac) 
• Fee simple park: 2661 .8 m2 (0.66 aci 

Land Uses • Park, parking lot & former tree farm 
• High-rise residential: 44 ,408 m2 (478 ,019 ft2) max 
• City-owned park: 1.69 ha (4.18 ao) 

OCP • Mixed Use 
• No change Designat ion • Public & Open Space 

• Urban Centre T5 (35 m): 2 FAR 
• Capstan Station Bonus: 0.5 FAR 

City Centre • Park 
Area Plan " Arts District 

• No change (CCAP) • Secondary Pedestrian-Oriented Retail 
Designatio n (along street frontages) 

• Pedestrian Linkages (i.e. trails) 
• Bike Route (along Brown Road) 
• Existing Park: • Auto-Oriented Commercial • For residential : Site-Specific "High Rise Apartment 

Zoning (CA)" (ZHR12) Capstan Village (City Centre)" 
• Elsewhere: · Single Detached (RS1 /F)" • For park: "School & Institutional Use (SI )" 

• Market residential: 528 units 

Number of 
• Affordable housing: Ni l ~ 

Units • Nil * Cash-in-lieu proposed based an Affordable 
Housing Value Transfer rate of $225/ft2 of 
transferred affordable housing. 

• South part of proposed park: "Area 19, 
OCP Aircraft AN SO uses (e.g ., residentia l) are 
Noise prohibited 
Sensitive • Elsewhere: ~Area 2-, AN SO uses are 

• No change Develo pment permitted, provided that a covenant, noise 
Po licy mitigation, and air conditioning or 
(AN SO) equivalent are provided to the City's 

satisfaction 
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On Future 

I Bylaw Requirement I Proposed I Variance 
Subdivided Lots 

• 2.5 FAR max (including 
• 2.375 FAR (i.e. 2.5 FAR 

less 5% Affordable 
5% affordable housing Housing Value Transfer); 
on~site); HOWEVER, net 

HOWEVER, 3.233 FAR is 
Floor Area Ratio (FAR) site density may be permitted on the basis none 

increased if ~non~OCC" 

road or park is dedicated 
that "non~OCC· road is 
dedicated and park is 

or transferred to the City transferred to the City 
lot Coverage: Buildings • 90% max, exclusive of 

· 82% none & roof overparkinQ areas secured for park 
• Greater than 4 ,000 m2 

lot Size • 4,000 m2 min (Actual size to be none 
confirmed at DP staQe) 

Setback @ Street & • 6 m min, but this may be 
• 3 m min @ streets & 

reduced to 3 m based on none 
Public Walkway (east) 

C itv~aoproved desian walkway 

• 3 m min, but may be 
Setback @ Rear (north) reduced to nil based on • Nil none 

Citv~aDDroved des ian 
• 35 m max, but may be 

Height 
increased to 47 m 
geodetic based on City· • 47 m geodetic none 

aooroved des ian 
• Tower heights should be The guideline is varied to 

CCAP OP Guideline: varied to contribute to a • All 3 towers measure 47 minimize the building 
Tower Height Variation visually interesting skyline m geodetic footprint and maximize the 

& enhance views size of the park. 
The guideline is varied to 
limit the total number of 

CCAP OP Guideline: • West tower: +/~ 800 m2 towers, which increases 

Tower Floorplate Size • Above 25 m: 650 m2 max • Middle tower: +/. 700 m2 tower separations and 
• East tower: +/-1 ,200 m2 usable rooftop spaces, with 

negligible impact on 
neighbouring development. 

CCAP OP Guideline: 
• Above 25 m: 35 m min Tower Separation • Greater than 35 m none 

• 2.9 m geodetic min for • 2.9 m geodetic min for all 
Flood Construction habitable spaces, but dwell ing units & 0.3 m 
level may be reduced to 0.3 m min above the fronting none 

above the fronting street street for entry lobbies 
Off-street Parking 

• Residents: 528 spaces • 571 spaces • Residents @ 1.0/unit 
• Visitors @ 0.2/unit • Visitors: 106 spaces • TOM measures include 

• Total: 634 spaces sidewalk construction & none 
• 10% reduction for 

TOM measures 
• With TOMs: 571 spaces electric vehicle plug-ins 

Indoor Amenity Space 
• 1,056 m2 min 

• 1,056 m2 min 
• For more than 200 (Actual size to be none 

units: 2 m2/unit 
(based on 528 units) 

confirmed at OP stage) 
Outdoor Amenity Space • 4,541 m2 min, including: 
• 6 m2/unit usable 3, 168 m2, based on 528 • 4,541 m2 min 

space (e.g., play) units, plus 1,373 m2 (Actual size to be none 
• 10% of net site area based on 10% of the net confirmed at DP stage) 

for landscaping build ing site 
• CCAP encourages "green • 57% amenity space NOTE: The developer is 

Green Roofs 
roofs· on all lower level • 7% inaccessible green encouraged to increase the 
roofs that are not required roof area of usable andlor 
as outdoor amenity space • 36% other inaccessible qreen roof 

lS55123 
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ATTACHMENT 6 
Advisory Design Panel (ADP) Minutes (Excerpt) 

Advisory Design Panel 
Thursday, May 24, 2012 

RZ 11-591985: HIGH-RISE (3 TOWER) RESIDENTIAL DEVELOPMENT (+1-538 UNITS) & <-ACRE PARK 

APPLICANT: Polygon Development 192 Ltd. 

PROPERTY LOCATION: 3651 Sexsmlth & 8311 , 8331 , 8351 & 8371 Cambie Road 

Applicant's Presentation 

Chris Ho, Vice-President. Polygon, Architect Jim Hancock, Director Design, ISI/HB Architects, and Landscape 
Architect Peter Kreuk, Principal , Durante Kreuk Landscape Architects, presented the project on behalf of the 
applicant. 

Panel Discussion 

Comments from the Panel were as follows : 

JSSS723 

• overa ll, a weU-designed project; a nice addition to the area; 

• street level low-rise units are somewhat sterile; encourage a little more detail on the facade and 
hard and soft landscape separation between streeUsidewaik public venue and private realm; 

• include some indication of vision or direction of public art; 

• develop better pedestrian connection to the fu tu re park ; 

• how was the location of the new Diagonal Road determined? 

• interesting street edge considering awkward angles and site proportions; like the variety of 
townhouses; 

• 

• 

• 

• 
• 

• 
• 

• 

• 

• 

• 

live-work art studio is interesting; showcases human activities inside the studio; 

site development to the north will happen in the future; north wall needs development; could the wall 
be opened up as aperture in the interim? 

good description of the park; how will it engage the residential edge across the street? would like to 
see townhouses jump across the new street into the park; might help to layer mass and define 
residential street; 

very nice project; site plan is sensitive to the existing road grade; 

buildings are different but appear part of one complex; language is vibrant; would be a nice addition 
10 the area; 

park is a nice feature and a welcome addition to the area; 

tremendous level of detail at rezoning level; 

roof garden will be under the shade most of the time; children's play area is located on the north 
side adjacent to the high towers; concern on the usability of these areas in view of the presence of a 
nearby park; 

north wall appears brutal; if property across redevelops in the future and puts up a similar facade, a 
channel of concrete walls will result; 

design of the amenity space is not well developed at present; design is very important as the 
amenity space is located at a crucial point, i.e. the gateway to Ihe whole complex; 

look at access to the live-work entryways from the corner of the "flatiron" build ing so that 
commercial activities can occur at the ground entry; 
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• consider pedestrian access to the landscaped parking podium parallel to the vehicle access 
provided to the level of the podium roof via the parking structure; may alleviate concern for narrow 
podium exit out to the east; ensure that pedestrian access is ramped to accommodate families with 
strollers, wheelchairs or walkers moving from the upper area to the sidewalks on the east side of the 
street; 

• width of walkways on the podium is only 6 feet; consider increasing their width to around 9 feet; also 
consider possible opportunities for seating benches in view of the length of the walkways; 

• increase the number of step up stones leading to the children'S play area to decrease the height 
between steps and permit easier access; 

• would be interesting to see how the project will address the 4As (i.e., accessibility, adaptability, 
aging in place and affordability) as the project moves forward; 

• 
• 

• 

• 

• 
• 

• 

• 

• 

• 

• 

no issues from CPTED perspective; 

project fits the area well; 

project is extremely well resolved at rezoning stage: 

appreciate the arrangement and articulation of buildings and how they are straddling the park; 

appreciate the presentation on landscaping; 

project is successful; a modern project; very Richmond-like; 

concem on the usefulness of the chifdren's play area on the podium due to the presence of a 
nearby park; 

vibrant green on the stripes on the buildings are very distracting as they take away from the design 
of the building; 

blank wall at the north needs more development; 

sharp point at interface between Buildings 2 and 3; could appear like a knife; may need to soften it a 
bit; 

need to look at interface between all buildings; try to minimize blank walls; there appears to be 
blank wall in Building 3; 

base definition and modem horseshoe eyebrow things are competing with each other; how base 
meets the ground needs review; and 

• in general, the streetscape is very good. 
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City of 
Richmond 

Rezoning Staff Report- ATTACHMENT 8 
December 5, 2012 

Rezoning Considerations 
Development Applications Division 

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

8311 , 8331 , 8351 , and 8371 Cambie Road and 3651 Sexsmith Road 

RZ 11-591985 

Rezoning Considerations in respect to RZ 11-591985 include the following schedules: 

A Preliminary Park Acquisition/Disposition Plan 
B. Preliminary Road Dedication Plan 
C. Preliminary Subdivision Plan 
D. Preliminary Statutory Right-of-Way (SRW) Plan 
E. Phasing Plan 
F. Preliminary Functional Roads Plan -Interim 
G. Preliminary Functional Roads Plan - Ultimate 
H. Park Terms of Reference & Preliminary Conceptual Park Plan 

Prior to final adolltion of Zon ing Amendment Bylaw 8903, the developer is required to 
complete the following: 

J. MoTi Approval: Ministry of Transportalion & Infrastructure (MoTl) approva l. 

NOTE: MoTI has provided a letter to the C ity, dated January 23, 2012, granting preliminary 
approva l for one year. (REDMS #3460070) 

2. Registration of a Subdiv ision Plan for the subject site, to the satisfacti on of the City. 

Prior to the registration of a Subdivision Plan-, the following conditions must be satisfied: 

2.1. Park Relocation: Fac ilitate, at no cost to the City, the disposition of existing City-owned park 
at 365 I Sexsmith Road and its rep lacement with an equal area ofland for park use on a portion 
of 8331 , 8351, and 837 1 Cambie Road, as per the Preliminary Park Acqui silionJDisposition 
Plan (Schedule A), including: 

JSS2818 

2.1.1. Approval of e lectors via an Alternative Approval Process in respect to the existing Ciry
owned park at 365 1 Sexsmith Road, as required to permit the City' s sale ofthat park 
property in order to facilitate the establish ment of a larger park on a nearby site at 8331 , 
8351, and 8371 Cambie Road; 

2.1.2 . Counc il approval of the sa le of the City-owned, 12,228.0 m2 (3.02 ac) lot at 3651 
Sexsmith Road ("A rea A", as shown on Schedule A); 

2.1.3. Counci l approval of the purchase ofa 12,228.0 m2 (3 .02 ac) portion of 833 1, 8351, and 
8371 Cambie Road ("Area B", as shown on Sched ule A) ; and 

2.1.4. tn respect to 2.1.2 and 2.1.3 above, the developer shall be required to enter into 
purchase and sales agreements with the City, which agreements are to be based on 
business terms approved by Counc il. The primary business terms of the agreements, as 
detennined to the satisfaction of the Manager, Real Estate Services and C ity Solicitor, 
will be brought forward for consideration by Counci l in a separate report from the 
Manager, Real Estate Services. All costs associated with the agreements shall be borne 
by the developer. 
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2.2. Land Transfer: Transfer of4,683.5 m2 (1.16 ac) to the City as fee simple for park and related 
purposes. The primary business tenns of the required land transfers shall be to the satisfaction 
of the Manager, Real Estate Services, the City Solicitor, and the Di rector of Development. All 
costs associated with the land transfers shall be borne by the deve loper including, but not 
limited to, HST payable by the City in respect to the land transfers. The lands to be transferred, 
as indicated on the Preliminary Park AcquisitionlDisposition Plan (Schedul e A), include a: 

2.2.1. 2,021.7 m2 (0.50 ae) lot at 83 11 Cambie Road ("Area C", as shown on Schedule A). 

Prior to the transfer of 8311 Cambie Road to the City, the developer shall discharge 
Covenant 8B691591, Covenant BB69 1592, and SRW BB691593 . 

NOTE: The subject development sha ll be eligible for Deve lopment Cost Charge (DCC) 
credits in respect to the transfer of "Area C" to the City. ("Area C" may NOT be used 
for the purpose of calculating the subject development's bu ildab le fl oor area.) The 
maximum DeC credits availab le shall be the lesser of the development's DCCs payable 
for park land acquisition, a City-approved appraisal, and the value identified in the 
DCC program for park acquisition at 8311, 833 1, 8351 , and 8371 Cambie Road. 

2.2.2. 2,661 .8 m2 (0.66 ac) portion of 833 1, 835 1, and 8371 Cambie Road ("Area D", as 
shown on Sched ule A). 

NOTE: The subject development shall NOT be eligible for DCC cred its in respect to 
the transfer of "Area D" to the City. The development's transfer of "Area D" to the City 
is required to satisfy the park and open space prov isions of the City Centre Area Plan 
(CCAP) and Zoning Bylaw in respect to the Capstan Station (density) Bonus. Based on 
this, as detennined to the sat isfact ion of the Senior Manager, Parks and provided for via 
the subject development's proposed site specific zone, the transferred area may be used 
for the purpose of calculating the subject development 's buildable floor area. 

2.3. Road Dedication: Dedication of3,834.5 m2 (0.95 ac) for road purposes as per the Preliminary 
Road Dedication Plan (Schedule B), including: 

2.3.1. 1,532.1 m2 (0.38 ae) for the eastward extension of Brown Road (+1- 14.9 m wide). 

NOTE: The required dedication is a portion of a CeAP "major street" and is eligible 
for DCC credits based on the lesser of the deve lopment's DCCs payable for road 
acquis ition, a City-approved appraisa l, and the value identified on the Dee program. 

2.3.2. 2,302.3 m2 (0.57 ac) for the establishment of a new "minor street" linking Brown Road 
and Hazelbridge Way (+1-15.0 m wide), as identified in the CeAP, together with corner 
cuts at Hazelbridge Way and Brown Road. 

NOTE: As the required dedicat ion is a portion of a CCAP "minor street" that is 
ineligible for DCC credits and, as detenni ned by the City. satisfies all CeAP 
transportation objectives and related policies, it may be used for the purpose of 
calculating the maximum permitted floor area on the net residential portion of the 
subject site (as specifically provided for via the subject development's proposed site 
specific zone). 

2.4. Lot Consolidation: Conso lidation of the remnant lots and transferred lands to provide fo r two 

3SS281& 

fee simple lots (one to each side of the proposed CeAP "minor street" dedicat ion), as per the 
Preliminary Subdivision Plan (Sc hedule C), such that the approximate areas of the lots are: 

2.4.1. City-owned lot for park purposes (south of the "minor street"): 16,911.5 m2 (4.18 ae); and 

2.4.2. Deve loper-owned lot (north of the "minor street"): 13,734 m2 (3.39 ac). 

2 
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2.5. Public Rights of Passage: Registration of Statutory Right-of-Ways (SR W), as per the 
Preliminary Stalutory Right-of-Way (SRW) Plan (Schedu le D), to facilitate public access and 
related landscaping and infrastructure, which may include, but is not limited to, street 
furni shings, street lighting, decorative paving, bike paths, trees and plant material, innovative 
stormwater management measures, and utilities to the satisfaction of the City. The specific 
location, configuration, and design of the SR Ws shall be con finned via the subject site's 
Development Pennit* and Servicing Agreement* approval processes, to the satisfaction of the 
City. taking into account the following: 

3SS28!8 

2.5.1. The SR Ws shall include the following, as identified on the Preliminary StatUlory Right
of-Way (SRW) Plan (Schedule D): 

• "Area A": 2.0 m wide strip of land along the north side of the proposed Brown 
Road extens ion for the full frontage of the subject site to provide for sidewalk 
widening; 

• Two areas along the subject site's east property line that are to be shared by the 
subject site and future development to its east and north (which future development 
shall be by others and may, as determined via the City's rezoning and development 
approval processes, include widening and/or extending the length of the right-of
way and associated improvements at the future developer's sale cost), including: 

a. "Area B": 3.0 m wide strip of land (or as otherwise determined via an 
approved Development Pennit*) along the north part of the subject site's 
east property line, which area is only intended for public walkway and 
related purposes; and 

b. "Area C": 13.46 m wide strip ofland (or as otherwise determined via an 
approved Development Pennit*) along the south part of the subject site's 
east property line, wh ich area is intended for public walkway and related 
purposes, together with vehicle access, loading, manoeuvring, and related 
activities including interim use as a vehicle tum·around until such time as 
Brown Road is extended to Sexsmith Road, by others, to the satisfaction of 
the City. 

2.5.2. The right-of-ways shall provide for the fo llowing, to the sat isfaction of the Director of 
Development, Senior Manager, Parks, Director of Transportation, and Director of 
Engineering: 

• 24-hour·a-day, universally accessible, pedestrian, bicycle, and emergency and 
service vehicle access, together with related uses, features, City and private utilities, 
and City bylaw enforcement. 

• At Area "A", as detennined to the satisfaction of the City via the City's standard 
Development Permit * and Servicing Agreement* processes: 

a, Encroachments, limited to pedestrian weather protection, architectura l 
appurtenances, and signage, provided that such encroachments do not 
project more than 1.0 m into the SRW and do not compromise City 
objecti ves with regard to the intended public use and enj oyment of the 
public realm, high-quality streetscape design, street tree planting or 
landscaping, or City access (Le. for maintenance, bylaw enforcement, etc.) 
in or around the SR W; and 

b. Driveway crossings, limited to: 

3 
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One pennanent location at "Area C" to fac ilitate vehicle access to/from 
Brown Road (and interim use of the area as a vehicle tum·around until 
such time as Brown Road is extended to Sexsmith Road, by others, to the 
satisfaction of tho City); and 

One interim mid-block location to facilitate vehicle access to a temporary 
on-site load ing area until provisions are made by others (e.g., Brown 
Road extension to Sexsmith Road) to faci litate access by large vehicles 
to a pennanent on-site loading area via the driveway crossing at "Area 
C". 

NOTE: The interim driveway cross ing must be closed at the sole cost of 
the owner upon the provision by others of measures facilitating the on· 
site loading of large vehiclcs via the pennanent crossing at "Area C", as 
detennined to the satisfaction of the City. 

- At "Area B", as determined to the satisfaction of1he City via future Development 
Permit· and Servicing Agreement· processes by others, possible future additional 
SRW on one or more abutti ng properties to facilitate widening of the public 
walkway proposed for the subject site and/or complementary uses and spaces. 

- At "Area C", as detemlined to the satisfaction of the City via future Development 
Permit· and Servicing Agreement- processes by others, possible future additional 
SR W on one or more abutting properties to facilitate widening of the public 
walkway and vehicle circu lation/manoeuvring area proposed for the subject site 
and/or complementary uses and spaces including driveway access. 

- The owner shall be solely responsible for the design, construction, and maintenance 
of al l SRWs, with the exception of the maintenance of any paved sidewalk and 
street trees along the subject site's Brown Road frontage (Le. "Area A"), which 
shall be the responsibility of the City or as otherwise detennined to the satisfaction 
of the City via the City's standard Development Permit · and Servicing 
Agrecment· processes. 

2.5.3. The SRW shall prohibit: 

- At "Area B": Driveway crossings or other vehicle access, except as required for 
emergency services and maintenance of the SRW and frontin g uses. 

2.6. Driveway Crossing: Registration of a restrictive covenant(s) and/or a lternative legal 
agreement(s) on title, to the satisfaction of the City, as follows: 

2.6. 1. Prohibiting driveway crossings along the site's Hazelbridge Way frontage; and 

2.6.2. Allowing a maximum of one driveway crossing along the site's CCAP "minor street" 
frontage (i .e. linking Brown Road with Hazelbridge Way), the locat ion and 
configuration of which crossing shall be detennined via an approved Development 
Permit· . 

3. Affordable Housing Contribution: City acceptance of the developer's offer to vol untarily contribute 
$5,660,550 to the City's capital Affordable Housing Reserve Fund (derived based on 5% of total 
gross buildable area of 503, 160 if for the subject site (25,158 ft2) multiplied by $225/ ft2), such 
contribution to be in the fonn of the developer providing, prior to rezoning adoption, a cash 
contribution of $\,886,850 together with a Letter of Credit, satisfactory to the City, for $3,773,700 
plus: 
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3.1. An amount equal to $1 ,886,850 multiplied by the est imated consumer price index (CPl) for 
the period between issuance of the Letter of Credit and June 30, 2014 or an alternate later 
date, as determined at the sole discretion of the City; and 

3.2. A further amount equal to $1,886,850 multiplied by the estimated consumer price index (C PI) 
fo r the period between issuance of the Letter of Cred it and June 30, 20 17 or an alternate later 
date, as determined at the sole discretion of the City. 

Final Letter of Cred it amount are to be determined by City in its so le discretion . 

100% of the contribution under this Rezoning Consideration #3 wi ll be al located to the City'S capita l 
Affordable Housing Reserve Fund. 

4. Affordab le !-lousing Agreement: Registration ora legal agreement, to the sati sfaction of the City, on 
title of the subject site, specifying that in respect to: 

Phase 2 of the Subject Development (as generally shown on Schedule E): 

4.1. No Building Permit ror Phase 2 of the subject development will be issued until the developer 
provides to the City a cash contribution of a further $1 ,886,850 (beyond the initial cash 
contribution set·out in Rezoning Consideration #3) and ifthis cash contribution is made, the 
City will penn it the Letter of Credit provided under Rezoning Consideration #3 to be reduced 
by this amount and the portion of the CPI attributable to this amount; and 

4.2. If the cash contribution of $1 ,886,850 payable under Rezoning Cons ideration #4.1 is not made 
prior to June 30,2014 or an alternate later date, as determined at the sole discretion of the 
City, the City may, in its sole discretion, draw upon all or a portion or the Letter of Credit 
provided under Rezoning Consideration #3, including, at the discretion of the Director of 
Development and Manager, Community Social Development, that amount equivalent to CPI 
attributable to this contribution, and use such funds for any City purpose related to affordable 
hous ing (irrespecti ve of whether or not a Building Permit has been applied for Phase 2 of the 
subject development); 

Phase 3 of the Subject Development (as generally shown on Schedule E): 

4.3. No Building Permit for Phase 3 of the subject development will be issued until the developer 
provides to the City a cash contribution of another $1,886,850 (beyond the initial contribution 
referred to in Rezoning Consideration #3 and the further contribution referred to in Rezoning 
Contribution #4. 1) and if this cash contribution is made, the City will permit the Letter of 
Credit provided under Rezoning Consideration #3 to be reduced by this amount and the 
portion of the CPI attributable to this amount; and 

4.4. If the cash contribution of$I ,886,850 payable under Rezoning Consideration #4.3 is not made 
prior to June 30, 20 I 7 or an alternate later date, as detennined at the so le discretion of the 
City, the City may, in its sole discretion, draw upon all or a portion of the Letter of Credit 
provided under Rezoning Consideration #3, including, at the discretion of the Director of 
Deve lopment and Manager, Community Social Development, that amount equivalent to CPI 
attributable to this contribution, and use sllch funds for any City purpose related to affordable 
housing (irrespective of whether or not building permits have been applied for Phase 2 or 
Phase 3 of the subject development). 

5. Capstan Station Bonus: Registration of a restrictive covenant(s) and/or lega l agreement(s) on title, to 
the satisfaction of the City, securing that "no building" will be permitted on the subject site and 
restricting Building Permit* issuance, unless prior to Building Pennit issuance for each phase of the 
subject development the developer contributes to the Capstan station reserve or as otherwise provided 
for via the Richmond Zoning Bylaw ( Le. $7,800 per dwelling unit, adjllsted annually beginning at the 
end of September 2011 by any increase in the All Items Consumer Price Index for Vancouver 
published by Statistics Canada over that Index as at the end of September 201 0). Preliminary 
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estimated developer contributions are as indicated in the following table; however, the actual value of 
developer contributions will vary and shall be confirmed, on a Building Permit"'-by-Bui lding Pennit'" 
basis, as per the Zoning Bylaw in effect at the date of Building Pennit'" approval . 

No. of Dwellings Capstan Station Reserve Contribution 
Phase Estimate (to be confirmed at Building Permit 

staa~j -Preliminary estimate based on $7, BOO/unit 

1 164 $1,279,200 

2 114 $889,200 

3 250 $1,950,000 

Total 528 $4,118,400 

September 2010 rate. The actual applicable rates shall be determined on a phase-by-phase basis as per the 
Zoning Bylaw in effect at the time of Building Permit- approval. 

6. Flood Construction Level: Registration of flood indemnity covenant(s) on title. 

7. Aircraft Noise Sensitive Use: Registration of aircraft noise sensitive use covenant(s) on title. 

R. View Blockage: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on title, 
to the satisfaction of the City, identifying that distant views from the subject site's private dwellings 
and common residential spaces (i.e. to the North Shore mountains, Mt. Baker, Fraser River, Georgia 
Straight, and elsewhere) may be obstructed in whole or in part by the future development of 
surrounding properties, and the subject development should be designed and constructed in a manner 
that anticipates this and seeks to mitigate possib le impacts. 

9. No Development: Registration of restrictive covenants andlor alternative legal agreements on title 
securing that "no development" will be permitted on the subject site, in whole or in part, and 
restricting Development Permit'" issuance until the deve loper satisfies the following to the satisfaction 
of the City: 

9.1. Phasing: Development must proceed on the fo llowing basis: 

35Sl818 

9.1.1. The subject development shall inc lude a maximum of three phases, all of which must be 
addressed via a single comprehensive Development Penn it '" review and approva l 
process, and the construction of which shall proceed in order from west to east as 
generally illustrated in the Phasing Plan (Schedule E). 

9.1.2. The construction of sequential phases (e.g., Phases 1 and 2) may proceed concurrently, 
but a later phase may not advance, in whole or in part, to Final Building Permit· 
lnspection granting occupancy ahead of an earl ier phase. 

9.1.3. Prior to any portion of any phase of the subject deve lopment receiving Final Bui lding 
Penn it'" fnspection granting occupancy: 

• All indoor residential amenity space requ ired in respect to the entirety of the subject 
development's three phases (as dctennined via an issued Development Pennit·) 
must receive Final Bui lding Permit'" Inspection granting occupancy; and 

• All road, engineering, and park improvements for which the developer is required 
to enter into a Servicing Agreement'" prior to rezoning adoption must be complete 
to the satisfaction of the City (i.e. Certificate of Completion issued), EXCEPT that: 

The construction of the eastward extension of Brown Road (i.e. east of the existing 
portion of Brown Road) may be delayed, but must be complete to the satisfaction of 
the City (i.e. Certificate of Completion issued) prior to Final Building Penn it'" 
Inspection granting occupancy, in whole or in part, for the subject development's 
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thi rd phase or as otherwise detenni ned to the satisfaction of the City via the SA· 
approval process. 

9.2. Sanitary Pump Station: Prior to Development Permit· issuance for the subject site, in whole or 
in part, the owner must enter into legal agreement(s) in respect to the owner's commitment to 
the design and construction of the san itary pump station proposed for the north side of Capstan 
Way, as set out in the Engineering Servicing Agreement (SA)· requ irements forming part of 
these Rezoning Considerations for the subject site. The sanitary pump station services a 
significant area of deve lopment. Whi le the design and construction of the pump station will be 
a requ irement of any development withi n the catchment area served by the proposed Capstan 
sanitary pump station, it is the City's objective to equitably distribute the pump station's costs 
across the benefi tt ing properties to the extent possib le usi ng available too ls such as latecomer 
agreements or deve loper cost sharing agreements. 

9.3. Publ ic Art: Prior to Development Permit· issuance for the subject site, in whole or in part, the 
owner must enter into legal agreement(s) and prov ide Letter(s) of Credit for implementation of a 
City-approved Publ ic Art Plan for the subject site, as determined to the satisfaction of the 
Director of Development and Director, Arts, Culture, and Heritage. The Plan shall be prepared by 
an appropriate professional to the satisfaction of the Director, Arts, Culture, and Heritage (and the 
Public Art Advisory Committee, if so requ ired by the Director, Arts, Cu lture, and Heritage) prior 
to adopt ion of the subject rezoning. The terms ofthe Plan shall include, but are not limited to, the 
fo llowing: 

H52818 

9.3.1. A vo luntary developer contribution of $358,500 or $0.75 per buildable square foot, 
whichever is greater; 

9.3.2. A Plan concept includ ing, but not li mited to: 

• Two coordinated public art sites, incl udi ng a location within the proposed park (i.e. 
currently proposed along the length of the park 's Hazelbridge Way frontage) and a 
location with in the developer's lot that, if so determined to the satisfaction ofthe 
Di rector, Arts, Culture, and Heritage, may incl ude public art integrated with the 
subject deve lopment's bui lding (i.e. poss ibly extending up the face of the west 
tower); 

• Themes for the two pub lic art sites, taki ng into account: 

The role of the park as a "gateway" to the Aberdeen and Capstan Village areas; 

The role of the park and Capstan Vill age as part of the CCAP's designated "arts 
district"; and 

Objectives for the park, together with fronti ng deve lopment, as a community 
landmark and focus for public events; and 

• Strategies fo r coordinating the proposed artworks (e.g., selection, development, 
implementation, funding) with future public art projects, by others, including 
potential opportunities for the City to augment the developer's voluntary 
contribution with publ ic art funds from other sources. 

1.1 .1, Budget a llocations for the artworks, tak ing into accou nt: 

• As per City policy, 85% of total funds shall be directed to the creation and 
insta ll ation of the artwork(s) and 15% shall be directed to admin istration. Note thai 
if the Plan, to the satisfaction of the City, di rects thai the deve loper shall undertake 
the administration of one or both artworks, the 15% admin istration budget in respect 
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to the affected art\'Iork(s) shall be split such that 10% is a llocated to the developer 
and 5% is allocated to the City. 

10. District Energy Utility (OEU): Registration of a restrictive covenant and/or alternative legal 
agreement(s), to the satisfaction of the City, securing the owner's commitment to connect to OEU, 
which covenant and/or legal agreement(s) will include, at a minimum, the following terms and 
conditions: 

10.1. No Building Permit* will be issued for a building, in whole or in part, on the subject 
site unless the building is designed with the capability to connect to and be serviced by a OEU 
and the owner has provided an energy modelling report satisfactory to the Director of 
Engineering; 

10.2. If a DEU is available for connection, no Final Building Permit* Inspection granting occupancy 
of a building, in whole or in part, will be granted until the building is connected to the OEU 
and the owner enters into a Service Provider Agreement on terms and conditions 
satisfactory to the City and grants or acquires the Statutory Right-of-Way(s) and/or easements 
necessary for supplying the OEU services to the building; 

10.3. Ifa DEU is not available for connection, no Final Building Permit* Inspection granting 
occupancy of a building, in whole or in part, witl be granted until the: 

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

1 OJ.2. Owner enters into a covenant and/or other legal agreement to require that the building 
connect to a OEU when a OEU is in operation; 

1 OJ J . Owner grants or acquires the Statutory Right-of-Way(s) and/or easements necessary 
for supplying DEU services to the building; and 

10.3.4. Owner provides to the City a Letter of Credit, in an amount satisfactory to the City, for 
costs associated with acquiring any further Statutory Right ofWay(s) and/or 
easement(s) and preparing and registering legal agreements and other documents 
required to facilitate the bui lding connecting to a DEU when it is in operation. 

11. Community Planning: Voluntary developer contribution of $119,500 or as otherwise determined 
based on $0.25 per buildable square foot, whichever is greater, to the City's community planning 
reserve fund, as set out in the City Centre Area Plan. 

12 . Cross Access: Registration of a Statutory Right-of- Way (SRW) and/or alternative legal agreement(s) 
on title, to the satisfaction of the City, to permit cross access for vehicles and pedestrians, including 
service vehicles (e.g., garbage/recycling) to facilitate the shared use ofthe development's two 
pennitted driveway locations. 

13. Parking Strategy: City acceptance of vo luntary developer contributions as follows: 

NOTE: The following voluntary developer contributions shall be considered by the City in 
determining the subject development's eligible parking relaxations (to be calculated on a phase-by
phase basis) in respect to Transportation Demand Management (TOM) measures as set out in the 
Zoning Bylaw (Le. up to 10%). Additional TDM provisions are identified via the proposed 
Development Permit "parking strategy" described in this Rezoning Considerations document. 

13.1. Special Crosswalk: Installation of a special crosswalk, inc luding downward lighting and 
associated equipment, on Cambie Road at Brown Road. 

13.2. Park Frontage Improvements: The design and construction of improvements, at the 
developer's sale cost (DCC credits shall not apply), along the Hazelbridge Way, Brown Road, 
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and Cambie Road frontages of the proposed park, as detennined to the satisfaction of the City 
and implemented via the subject development' s Servicing Agreement (SA)· for its first phase 
of development (i.e. improvements must be com plete to the satisfaction of the City prior to 
Final Building Penn it· Lnspection granting occupancy for any portion of the subject 
development). 

14. Additional Requircments: Discharge and registration of additional right·of·way(s) (SRW) and/or 
legal agreement(s), as determined to the satisfaction of the Director of Development, Director of 
Engineering, and Director of Transportation, which may include, but it not limited to: 

14.1. Additional SRWs, as detemlined via the subject development 's Servicing Agreement· 
and/or Development Penn it· approva l processes to the sati sfaction of the Director of 
Transportation, 10 provide for comer cuts for traffic signal equipmenls and related public 
rights of passage. 

14.2. Additional legal agreements, as detennined 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, Director of Development, and Director of Transportation, 
including, but not limited to site investigation, testing, monitoring, site preparation, de· 
watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densificarion 
or other act ivities that may result in settlement, displacement, subs idence, damage or nuisance 
to City and private utility infrastructure. 

15. Servicing Agreement (SA)·: Enter into a SA· for the design and construction, at the deve loper's sole 
cost, of full upgrades across the subject site 's street frontages, together with the constructions of a 
sanitary pump station and various other transportation, engineering, and park-related works. 

• Prior to rezoning adoption, all works identified via the SA· must be secured via a Letter(s) of 
Credit, to the satisfaction of the Director of Development, Director of Engineering, Director of 
Transportation, Senior Manager, Parks, and Manager, Environmental Susta inability. 

• No phasing of off-s ite works will be permitted. All works shall be completed prior to Final 
Building Penn it" Inspection granting occupancy for any portion of the subject deve lopment 's 
first phase of construction, EXCEPT as otherwise specifically provided for, to the satisfaction of 
the City and at its sole discretion, via "no development" covenant(s) and/or other legal 
agreement(s) registered on title. 

• Development Cost Charge (DCC) credits may apply. 

SA *' works will include, but may not be limited to, the fo llowing: 

15.1. Engineering SA *' Requirements: 

• 

• 

• 

• 
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All water, stonn, sanitary upgrades detennined via the Capac ity Analysis processes are to 
be addressed via this SA· process. 

Any permitted phasing of off-site works will be confimled during the SA· stage. The 
scope of phasing shall be to the satisfaction of the City and at its sole discretion . The first 
phase off· site works shall be completed prior to Final Building Permit· Inspection 
granting occupancy for Phase 1 of the subject development, in whole or in part. 

The City requires that the proposed design and related calculations are included on the 
SA· design drawing set. 

As per the completed capacity analyses and related studies, the City accepts the 
developer's recommendations as follows: 
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• Gravity Sewer: According to the developer's assessment, the existing gravity 
sanitary sewer system does not have sufficient capacity under "Existing + In-stream + 
Proposed Development" condition. The City accepts the developer's 
recommendations as follows: 

i) Hazelbridge Way: Upgrade approximately 171 m of existing gravity sanitary 
sewer to 450mm 0 at 0.35% from 3600 No 3 Rd to Capstan Way; 

ii) Capstan Way: Reconfigure approximately 110m of existing gravity sanitary 
sewer to 450mm 0 at 0.35% and 600mm 0 at 0.50% from Capstan Way to 
new Capstan pump station; and 

iii) CCAP "Minor Street": Install approximately 151 m of 375mm0 at 0.35% 
sanitary sewer from Brown Rd to Hazelbridge Way. 

The design details will be reviewed once SA * design drawings are submitted; the size 
and slope of the works described above may need to be revised, due to design 
parameters and site constraints. 

The developer is required to abandon the existing gravity sanitary sewer system 
(remove pipes) that is being replaced by the propose gravity sanitary sewer system. 

• New Pump Station: The developer is responsible for the design and construction of 
the new Capstan sanitary pump station, ifit has not already been built by others. 
The pump station shall be located approximately 125 m west of the Capstan Way 
and Sexsmith Road intersection. The new sanitary pump station is intended to 
service all the developments on the east side of No. 3 Road within the existing 
Skyline sanitary catchment. The new Capstan sanitary catchment boundaries are 
No.3 Road, Cambie Road, Garden City Road, and Sea Island Way. The sanitary 
pump station services a significant area of development. While design and 
construction of the pump station will be a requirement of any development within 
the catchment area served by the proposed Capstan Way sanitary pump station, the 
City'S objective is to have an equitable distribution of costs to the benefiting 
properties to the extent possible using availab le tools such as latecomer agreements 
or developer cost sharing agreements. If the new pump station is built by others, the 
developer may be responsible fo r contributing towards the new pump station. 

15.1.2. Storm Sewer Upgrades: 

• The City has reviewed the developer's analysis and letter dated May 2, 2012 and 
accepts the developer's recommendations as follows: 

i) Existing Brown Rd: Upgrade approximately 150 m of existing storm sewer to 
1200 mm 0 from the north end of Brown Road to Cambie Road at existing 
manhole STMH3089; 

ii) Brown Road Extension (i.e. new east/west road extending from ex isting 
Brown Road to the eastern limit of the development site): Install 
approximately 106 m of 1200 mm 0 storm sewer from the eastern limit of the 
development site to the existing portion of Brown Road; and 

iii) CCAP "Minor Street" (i.e. new diagonal road linking Hazelbridge Way with 
Brown Road): Install approximately 134 m of 600 mm 0 storm sewer from 
Hazelbridge Way to the existing portion of Brown Road. 
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• The des ign details will be reviewed once SA * design drawi ngs are submitted; the size 
and slope of the works described above may need to be revised, due to design 
parameters and site constraints. 

15 .1 .3. Water Upgrade; 

• Using the OCP Model, there is 34 1 Us available at 20 psi residual on Hazelbridge 
Way and 24 1 Us available at 20 psi residual on Brown Rd. Based on the proposed 
rezoning, the subject residentia l deve lopment requires a minimum fire flow 0[220 
Us. Water analys is is not required; however, once the building design is con fi nned at 
the Bui ld ing Perm it· stage, the developer must submit fire now calculations, signed 
and sealed by a pro fessiona l engi neer and based on the Fi re Underwriter Survey, to 
confirm that there is adequate avai lable flow. 

• The developer is responsible for the design and construction of a 200 mm diameter 
watermain al ong the frontage of the subject site, as described be low. The new 
watennains are to connect to the existing systems on Hazelbridge Way and the 
existing portion of Brown Road. The detail design of the watermains are to be 
included in the Servicing Agreement design drawi ngs. 

i) Brown Road Extension: Install approximately 106 m from the eastern limit of 
the development site to the existing portion of Brown Road; and 

ii) CCAP "Minor Street": [nstall approx imately 134 m from Haze lhridge Way to 
the existing portion of Brown Road. 

I S. I .4.Encroachments: Registration of ri ght-of-way agreements fo r private util it ies, street 
trees, sidewalk encroachments, and/or other requirements, as detenn ined via the SA * 
rev iew and approva l process to the satisfaction of the Director of Development, 
Di rector of Engineering, and Director of Transportation. 

15.2. Transportation SA· Requirements: 
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• A final Traffic Im pact Analys is (TIA), including a comprehensive, detailed road and 
traffic management des ign for all phases of the subject deve lopment, subject to fi nal 
functional des ign approval by the Di rector of Transportation, must be completed prior to 
SA * approva l for any transportat ion-re lated SA· works. Works described within such a 
comprchcnsive TIA and plan will include, but may not be limited to, the fo llowing; 

I S.2.I.Frontage Works: The des ign and construction of the fol lowing improvements, together 
with any additional improvements that may be necessary subject to the outcome of the 
TiA, as determined at the sole discretion of the City. 

• Brown Road Extension (i.e. new east/west road extendi ng from exist ing Brown 
Road to the eastern limit of the development site): 

i) Interim Cross-Section: The deve loper is required to design and construct road 
wideni ng to accom modate the following (described from north to south): 

2.0 m wide sidewa lk; 
0.5 m wide buffe r strip, incorporating permeable pav ing, pedestrian 
lighting, decorative planti ng, and furni shings; 
1.8 m wide bike path (i.e. asphalt with 0. 15 m wide concrete bands along 
each edge); 
2.0 m wide landscaped boulevard, incorporating street trees @ 6.0 m on 
centre or as otherwise directed by the City, some com bination of ground 
cover and decorative planting, City Centre street lights, benches and 
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furnishings, pedestrian crossings, and a minimum 1.5 m wide continuous 
trench for tree planting (i.e. to facilitate innovative stonnwater 
management measures aimed at improving the qua lity of run-off and 
reduce the vo lume of run-off entering the storm sewer system); 
0.15 m wide concrete barrier curb; 
2.5 m wide westbound parking lane; 
6.2 m wide vehicle travel area (i.e. 2 lanes @ 3.1 m wide); 
0.15 m wide interim asphalt curb; and 
1.6 m wide interim asphalt walkway/shoulder. 

NOTE: In addition, the design and construction of the Brown Road Extension 
must include a vehicle tum-around (e.g., cu l-de-sac or hammer head) at the 
eastern limit of the new road for use by the general public, to the satisfaction of 
the City. (Note that the deve loper is required to provide a temporary WB-I? 
off-street loading area mid-block along the Brown Road Extension in order to 
limit the need for the tum-around to accommodate trucks larger than SU-9.) 
The turn-around may incorporate the dedicated road, together with a portion of 
the SRW to be registered on title for combined wa lkway and vehicle 
access/loading purposes, as per "Area C" on the Preliminary Statutory Right
of-Way (SR W) Plan (Sc hedul e D). The required tum-around is expected to 
rema in in place until such time as Brown Road is extended to Sexsmith Road 
by others. 

ii) Ultimate Cross-Section: The developer is required to take into consideration 
the following "ultimate" configuration (referenced from the 2.5 m wide 
westbound parking lane to south) in the design and construction of "interim" 
road works: 

9.9 m wide vehic le trave l area (i.e. 3 lanes@3.3m wide); 
2.5 m wide eastbound parking lane; 
0.15 m wide concrete barrier curb; 
2.0 m wide landscaped boulevard, incorporating street trees @ 6.0 m on 
centre or as otherwise directed by the City, some combination of grou nd 
cover and decorative planting, City Centre street lights, benches and 
furnish ings, pedestrian crossings, and a minimum 1.5 m wide continuous 
trench for tree planting (i.e. to facilitate innovative stonnwater 
management measures aimed at improvi ng the quality of run-off and 
reduce the volume of run-off entering the stonn sewer system); 
1.8 m wide bike path (Le. asphalt with 0.15 m wide concrete bands along 
each edge); 
0.5 m wide buffer strip, incorporating permeable paving, pedestrian 
lighting, decorative planting, and furnishings; and 
2.0 m wide sidewalk. 

• CCAP "Minor Street" (i.e. new diagonal road linking Hazelbridge Way with 
Brown Road): The developer is required to design and construct road widening, at 
the developer's sole cost (DCC credits shall not apply), to accommodate the 
following (described from north to south). 

NOTE # I; The driving and parking portions of the street, including the 
pedcstrian/bike crossing at Brown Road and pedestrian crossing at HazeJbridge 
Road are to be raised generally to the grade of the pedestrian sidewalklboulevard. 
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NOTE #2: Via the SA· design approval processes, special attent ion must be given 
to coordinating the design of the subject street with that of the abutting proposed 
park. As a result of such coordination, the City may, at its sole discretion, require 
changes to the following list of works to enhance the functionality, safety, andlor 
appearance of the street, park, andlor related spaces/uses. 

Sidewalk of varying width (2.0 111 - 3.15 m), the wider portion of which shall include 
street trees (in grates)@6.0 m on centre or as otherwise directed by the City; 
landscaped boulevard of varying width, incorporating street trees @ 6.0 m on 
centre or as otherwise directed by the City, some combination of ground cover, 
decorative paving, and decorative planting, City Centre street lights, benches and 
furnishings, pedestrian crossings, boJlards, and a minimum 1.5 m wide 
continuous trench for tree planting; 
2.5 m wide parking lane incorporating decorative paving; 
roll·over curb; 
6.2 m wide genera l purpose travel area providing ror 2·wa)' traffic; 
ro ll-over curb; 
2.5 m wide parking lane incorporating decorative paving; 
landscaped boulevard of varying width, incorporating street trees @ 6.0 m on 
centre or as otherwise directed by the City, some combination of ground cover, 
decorative paving, and decorative planting, City Centre street lights, benches and 
furnishings, pedestrian crossings, bollards, and a minimum 1.5 m wide 
continuous trench for tree planting; and 
2.0 III wide sidewalk. 

• Hazclbridge Way: The developer is required to design and construct 
improvements, at the developer's sole cost (DCC credits shall not apply), to 
accommodate the following along the Hazelbridge Way frontage of the residential 
building site (Le. north of the CCAP "minor street") (described from west to east). 

2.0 m wide sidewalk; and 
2.0 m wide landscaped boulevard, incorporating street trees@6.0 m on centre or as 
othenvise directed by the City, some combination of ground cover and decorative 
planting, C ity Centre street lights, benches and furnishings, pedestrian crossings, and 
a minimum 1.5 m wide continuous trench for tree planting (i.e . to facilitate 
innovative stormwater management measures aimed at improving the quality of run· 
off and reduce the volume of run·off entering the stonn sewer system) . 

• Park Frontages: The developer is required to design and construct improvements, 
at the developer's so le cost (DeC credits sha ll not apply), to accommodate the 
followi ng a long the Hazelbridge Way, Brown Road, and Cambie Road frontages of 
the proposed park (described from the back of cu rb in towards the park). 

NOTE # 1: The park frontages sha ll be considered by the City in detemlining the 
subject development's eligible parking relaxations (to be calculated on a phase·by· 
phase basis) in respect to Transportation Demand Management (TOM) measures as set 
out in the Zoning Bylaw (i.e. up to 10%). Additional measures for considerations in 
respect to possible TDM·relatcd parking relaxations are identified via the "parking 
strategy" identified as a "prior 10 rezoning" and "prior to Development Permit· 
issuance" considerations, as described in this Rezoning Considerations document. 

NOTE #2: Via the SA· design approva l processes, special attention must be given 
to coordinating the design of the subject streets with that of the abutting proposed 
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park. The City may, at its sole discretion, require changes to the fo llowing list of 
works to enhance the functionality, safety, and/or appearance of the street, park, 
andlor related spaces/uses. 

2.0 m wi de landscaped boulevard, incorporating street trees @ 6.0 m on centre or 
as otherwise directed by the City, some combination of ground cover and 
decorative planting, City Centre street lights, benches and furnishings, pedestri an 
crossi ngs, and a minimum 1.5 m wide continuous trench for tree planting (i.e. to 
facil itate innovative stonnwater management measures aimed at improving the 
quality of run-off and reduce the volume of run-ofT entering the stonn sewer 
system); and 
2.0 m wide sidewalk; 

In addition, along the Brown Road frontage of the park only: 
0.5 m wide buffer strip, incorporating permeable paving, pedestrian lighting, 
decorative planting, and furnishings; and 
1.8 m wide bike path ( i.e. aspha lt with 0.15 m wide concrete bands along each edge). 

15.2.2. Traffic Signals: The design and construction of the following improvements, together 
with any addit iona l improvements that may be necessary subject to the outcome ofthe 
TIS, as detennined at the sole discretion of the City. 

• CCAP " Minor Street"; Installation of a new pedestrian signal at the intersection of 
the CCAP " minor street" and Haze lbridge Way including, but not limited to, the 
following: 

Signa l pole, controller, base, and hardware; 
Pole base, street light luminaire, and fittings (i.e. to match C ity Centre standards 
fo r Capstan Village); 
Detection, conduits (i.e. electrical and com munications) and signal indications, 
and commun ications cable, e lectrica l wiring and service conductors; 
Access ible Pedestrian Signals (APS) and illuminated street name sign(s); and 
Pre-ducting for the intersection's future full traffic signalization. 

15.2.3 .Spec ia l Crosswalk: InstaUation of a specia l crosswal k, including downward lighting and 
associated equipment, on Cambi e Road at Brown Road. 

l5.2.4.Streetlights: The design and construction of the following improvements, together with 
any additional improvements that may be necessary subject to the SA design process, as 
detenn ined at the sole discretion of the City. 

A. City Streets 

1. Hazelbridge Way (East side of street) 
• Pole colour: Grey 
• Roadway lighting @ back of curb (Existing lighting to be replaced): ~ (LED) 

INCLUDING 1 street luminaire, banner arms, and duplex receptacles. but 
EXCLUDING any pedestrian luminaires, flower basket holders, or irrigation . 

2. (Existing) Brown Road (West side of street) 
• Pole colour; Grey 
• Roadway lighting @ back of curb (Existing lighting to be replaced): Type 7 (LED) 

INCLUDING 1 street luminaire and duplex receptacles, but EXCLUDING any 
pedes Irian luminaires, banner arms, flower basket holders, or irrigation. 

• Pedestrian lighting between sidewalk & bike path: ~ (LED) INCLUDING 2 
pedestrian tuminaires set perpendicular to the roadway and duplex receptades, 
but EXCLUDING any flower basket holders or irrigation . 
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City Streets 

(New) Brown Road (North side of street) 
• Pole colour: Grey 
• Roadway lighting @ back of curb: Type 7 (LED) INCLUDING 1 street lumina ire 

and duplex receptacles, but EXCLUDING any pedestrian luminaires, banner 
arms, flower basket holders, or irrigation. 

• Pedestrian lighting between sidewalk & bike path: ~ (LED) INCLUDING 2 
pedestrian luminaires set perpendicular to the roadway and duplex receptacles, 
but EXCLUDING any flower basket holders or irrigation. 

New diagonal street (Both sides of street) 
• Pole colour: Grey 
• Roadway lighting @ back of curb: Type 7 (LED) INCLUDING 1 street luminaire 

and duplex receptacles, but EXCLUDING any pedestrian luminaires, banner 
arms, flower basket holders, or irrigation. 

Off-Street Publicly-Accessible Walkways & Open Spaces 

Park (City owned & maintained) 
(TO BE CONFIRMED VIA PARK SERVICING AGREEMENT PROCESS) 
• Pole colour. Grey 
• Pedestrian lighting: ~ (LED) INCLUDING 1 or 2 pedestrian luminaires, 

duplex receptacles, and additional features, if so determined to the satisfaction of 
the City, (e.g., banner arms, flower basket holders, irrigation). 

On-Site (SRW) Walkway @ East side of site (Developer owned & maintained) 
(TO BE CONFIRMED VIA SERVICING AGREEMENT & DP PROCESSES) 
• Pole colour: Grey 
• Pedestrian lighting: ~ (LED) INCLUDING 1 or 2 pedestrian luminaires (as 

determined via the Servicing Agreement & DP processes), but EXCLUDING any 
banner arms, flower basket holders, irrigation, or duplex receptacles. 

15.3. Parks SA· Requirements: 

• 

• 

• 

A final park plan, including a City-approved phasing and budget strategy, together with 
the detailed design and construction ofthe first phase of the park, to the satisfaction of the 
Senior Manager, Parks, Director of Development, Director of Transport'ation, Director of 
Engineering, and Manager, Envi ronmen tal SustainabiJity. 

Street frontages are outside the scope of the park (and the park constructi on DeC 
program) and, therefore, are described under this document 's Transportation SA· 
Requirements. Note, however, that the street frontages must be designed and constructed 
in coordination w ith the park and, as determined to the satisfact ion of the City, elements 
ident ified along those frontages under the Transportation SA· Requi rements may be 
varied v ia the SA· deta iled design processes to better ach ieve the inter-related objecti ves 
of the City's parks, transportat ion, engineeri ng, and related interests. 

Works required in the park plan may include, but may not be l imited to, those illustrated 
and described in the attached Park Terms of Reference & Preliminary Conceptual Park 
Plan (Schedule H). 

16. Development Permit·: The submiss ion and process ing of a Deve lopmen t Penn it· (including all 
proposed phases of the subject development) completed to a level deemed acceptable by the Director 
of Deve lopment. 
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Prior to a Development Per-ntit' being fon\larded to the Development Permit Panel for 
consideration, the develol)er is req uired to: 

I. Capstan Station Bonus Supplementary Pub lic Open Space: Register SRW(s) on t itle as req uired to 
satisfy the density bonus provis ions of the Capstan Station Bonus in respect to the subject 
development's proposed site specific zone ( i.e. at least 5 m2 per dwelling must be provided as suitably 
landscaped publ ic open space over and above required CeAP outdoor amenity spaces). The size, 
tenns of use, design, construction, mai ntenance, and related considerations in respect to any such 
SR\V(s) shall be determined to the satisfaction of the City via an approved Deve lopment Permit· 
andlor Servicing Agreement·. 

NOTE: El igible pub lic open space areas provided prior to rezoning by the developer in respect to the 
dens ity bonus provis ions of the Capstan Station Bonus shall include the fo ll owing: 

• "Area 0", as shown on Sched ule A, whi ch area shall be transferred to the C ity as fce simple); 
and 

• "Area B", as shown on Schedule D, which area shall be secured via a SR W for use as a publ ic 
walkway and re lated purposes . 

2. Aircraft No ise Sensitive Use: Submit a report and recommendations prepared by an appropriate 
registered professiona l, which demonstrates that the interior noise levels and thermal conditions 
comply wi th the City's Offic ial Comm unity Plan requ irements fo r Aircraft Noise Sensitive 
Deve lopment. The standard required for air condition ing systems and their alternatives (e.g. grou nd 
source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 "Thennal 
Environmenta l Cond itions fo r 1·luman Occupancy" standard and subsequent updates as they may 
occur. Maximum interior noise leve ls (decibels) within the dwelling units must achieve CMHC 
standards fo llows: 

Portions of Dwelling Units Noise l evels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways and utility rooms 45 decibels 

3. Landscape & Tree Protection: Submission of a Landscape Plan, prepared by a Registered Landscape 
Architect, to the satisfaction of the Di rector of Developmen t, and deposit of a Landscaping Security 
based on 100% of the cost estimate provided by the Landscape Architect, inc luding installat ion costs. 
The Landscape Plan should, among other thi ngs, identify protected trees, together with tree protection 
fencing requirements. 

NOTE: 

• 

lSS2818 

On-Site: There are currently no bylaw-size trees within the proposed residential portion of the 
subject trees. All the trees identified for retention and protection in respect to the residential 
portion of the site are located on abutting properties. The installation of appropriate tree 
protection fenc ing is req uired around all trees identified fo r retention prior to any construction 
activities occurri ng on-site, including site preparation and pre-loading. The developer may be 
required to submit proof of a Contract entered into between the developer and a Certified 
Arborist fo r the supervision of any works conducted within the tree protection zone of the trees 
to be retained. The Contract should include the scope of work to be undertaken, including the 
proposed number of site mon itoring inspections and a provision fo r the Arborist to submit a 
post-construct ion assessment report to the City for review. 
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• Off-Site: A number of bylaw-sized trees are located within the proposed City-owned park and 
along its Brown Road frontage. The protection andlor removal/replacement of those trees 
(together with any requirements for protective fencing and security) will be addressed, to the 
satisfaction of the Senior Manager, Parks, via the Servicing Agreement (SA)· approval process 
for the design and construction of the park. 

4. Access ible Housing: [ncorporation of accessibi lity measures in Development Permit· plans includi ng, 
but not necessari ly li mited to, those determined via the Rezoning review process as follows: 

4.1. Richmond's "convertible housing" standards (i.e. for ready conversion to facil itate wheelchair 
access): 5% of un its. 

5. Parking Strategy: Submission of a parking strategy demonstrating the subject deve lopment's 
compliance with Zoning Bylaw requirements, on a phase-by-phase basis, including, but not limited 
to: 

5.1. Capstan Vi llage, such that: 

5.1.I.The combined tota l minimum park ing space requ irement for the subject development's 
three phases sha ll be as per Zone I; 

5.1.2.Notwithstanding the above, the minimum number of parking spaces provided for Phase I 
shall be as ident ified for Zone 2. of which those parking spaces provided in excess of 
Zone I requ irements shall be secured for the temporary use of uses occurring in Phase I 
and may be used to satisfy the parking space requirements of subsequent phases of the 
development; and 

5.1.3.The developer shall confinn that on-s ite vehicle parking meets Zonin g Bylaw 
requirements, incl uding, but not limi ted parking space sizes, their allocation for use as 
handicapped, standard, and small-cal' spaces, aisle widths, and related standards (e.g., no 
co lumns withi n parking spaces). (NOTE: The minimum permitted internal drive ais le 
width shall be 6.7 m.) 

5.2. Transportation Demand Management (TOM) measures and related parking relaxations (Le. up 
to a 10% reduction in the minimum number of required spaces), as determined to the 
satisfaction of the City, including: 

5.2.1. For residential: Electric plug-in serv ice (120V and/or 240V, as determined by the 
developer) shall be provided for 20% of parking stalls; and 

5.2.2.For bikes: Electric plug-in service (120V) shall be provided for 5% of bike racks or one 
per bike storage compound, whichever is greater. 

NOTE: Additional measures for considerations in respect to poss ible TOM-related parki ng 
relaxations are identified via the "parking strategy" identified as a "prior to rezoning" 
consideration, as described in this Rezon ing Considerations document. 

5.3. A bicycle parking plan must be submitted confinning that on-site bicycle parking meets all 
Zoning Bylaw requirements, including: 

5.3.I.For Class I: 1.25 stalls per dwe lling unit; and 

5.3.2.For Class 2: 0.2 stalls per dwelling unit. 

6. Res idential Tandem Parking: Registration of a lega l agreement(s) on title in respect to parking spaces 
arranged in tandem requiring that both spaces fonn ing a tandem pair of spaces must be assigned to 
the same dwelling. 
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7. Loading Strategy: Submission of a loading strategy demonstrating how loading can be accommodated 
on·s ite (i.e. not on-street) with SU-9 and/or WB·17 being the design veh icles, as appropriate based on 
Zoning Bylaw requirements. Adequate loading must be provided for the ultimate build-out of the 
subject site and on a phase-by-phase basis. Based on the estimated size of the deve lopment, four SU-
9 and hvo WB-17 loading spaces are required. As per the Zoning Bylaw, sharing of medium (SU-9) 
and large (WB-17) loading spaces may be permitted if two medium loading spaces arc placed front. 
to·back. In such a case, the requirement for one large loading spaee is waived as the large loading 
vehicle can be accommodated within the two front-to·back medium load ing spaces. Schematic 
illustration(s) must be provided to demonstrate, to the satisfaction of the City, that load ing vehicles 
can safely manoeuvre into the loading space from the fronting street, and vice versa. 

8. Garbage & Recycling Requirements: The developer's preliminary design of individual garbage and 
recycling room serving each phaselbuilding and the proposed use of garbage and cardboard 
compactors are acceptable. Submission of a garbage/recycling strategy demonstrating the subject 
development's phase·by·phase compliance with Zoning Bylaw and related City requirements is 
required, includ ing, but not limited to, the following. 

8.1. Service provider input in respect to the proposed garbage and cardboard recycling compactors 
(e.g., width, height, and turning radius for the servicing trucks to remove the rolling 
containers). 

8.2. The City will provide blue cart and food scraps collection. Phase·by·phase requirements 
include: 

8.2.1. Phase I (166 units): 17 recycling carts and 8 food scraps calts 

8.2.2.Phase 2 (109 units): 11 recycling carts and 5 food scraps carts 

8.2.3.Phase 3 (248 units): 25 recycli ng carts and 12 food scraps carts 

8.3. All carts must be emptied on site. To accommodate recycling truck operations, recycling 
pickup areas must satisfy the following minimum dimensions: 

8.3.1.Height clearance: 5.79 m (19 ft) 

8.3.2. Width clearance: 4.26 m (14 ft) 

8.3.3. Depth clearance: 10.67 m (35 ft) 

9. Additional Servicing Agreement (SA)· Requirements: As determined via the Development Permit· 
approval process, enter into a SACs)· for the design and construction, at the developer's sole cost, of 
works in addition to those for which the developer must enter into SAs· prior to rezoning adoption. 
Such works may include, but may not be limited to, the design and construction of a public 
walkway, driveway, and re lated improvements within SRWs identified along the east side of the 
subject site (Le. "Areas B" and "C", as shown in Schedule D). 

NOTE: Th is item does not refer to the eastward extension of Brown Road (Le. east of the existing 
portion of Brown Road). The developer must enter into a SA" for the extension of Brown Road, 
secured via a Letter of Credit, prior to rezon ing adoption. However, as per restrictive covenants 
and/or alternative lega l agreements to be regi stered on title (prior to rezoning adoption) in respect to 
"phasing", the construction of the Brown Road extension may be delayed unti l the development 's 
third phase (i.e. a Certificate of Completion must be issued prior to Final Building Permit· Inspection 
granting occupancy for any portion of the subject development's third phase). 

10. Additional Requirements: Discharge and registration of additional right-of·ways and legal agreements, 
as determined to the satisfaction of the Director of Development, Director of Transportation, and 
Director of Engineering. 
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Prior to Building Permit Issuance, the developer must complete the following requirements: 

I. Capstan Station Bonus: Submit the voluntary developer contribution to the Capstan station reserve or 
as otherwi se provided for in the Zoning Bylaw, as per the restrictive covenant(s) and/or legal 
agreement(s) registered on title and the Richmond Zoning Bylaw in effect atlhe date of the Building 
Permit"'. 

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

3. Accessible Housing: Incorporation of accessibility measures in Building Permit'" plans as detennined 
via the Rezoning and/or Development Permit'" processes (e.g., Basic Universal Housing, convertibl e 
housing). 

4. Aircraft Noise Sensi ti ve Use: Submission of a report prepared by an appropriate registered 
professional, which con finns that noise mitigation and related measures identified via the 
Development Permit'" approval processes have been incorporated satisfactorily in the Building 
Penn it'" drawings and specifications. 

5. San itary Pump Station: If appl icable, payment of latecomer agreement charges associated with 
e ligible latecomer works in respect to the design and construction of a new sanitary pump station on 
the north side of Capstan Way, between Sexsm ith Road and Hazelbridge Way. 

6. Construction Hoardin g: Obtain a Building Permit· fo r any construct ion hoarding. If construction 
hoarding is req uired to temporari ly occupy a public street, the air space above a public street, or any 
part thereof, add itional City approvals and associated fees may be required as part of the Building 
Penn it. For add itional infonnation, contact the Building Approva ls Division at 604·276-4285. 

NOTE: 

a) Items marked with an asterisk (0) require a separate application. 

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

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

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

SIGNED COPY ON FILE 

Signed Date 
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Schedule H 
Park Terms of Reference & Preliminary Conceptual Park Plan 

Purpose 

Pa rk Terms of Reference 
RZ 11-591985 

To provide guidance for Ihe design and construction of the City-owned park proposed for the block bounded 
by Hazelbridge Way, Cambie Road, Brown Road, and a new street linking Brown Road with Haze lbridge Way 
that is designated under the City Centre Area Plan (CCAP) as a "minor street" . 

Park Planning & Development 

The CCAP proposes that the neighbourhood park needs of Capstan Village's emerging resident, worker, and 
visitor populations are served via the establishment of a network of small parks (i .e. one within each quarter 
of a quarter-section), each of which is to have a distinct, yet complementary, program of uses and related 
features. The park proposed by Polygon as part of the subject rezoning is, at 1.69 ha (4.18 ac) in size, the 
largest of Capstan Village's proposed nei ghbourhood parks. In addition, being located at Hazelbridge Way 
and Cambie Road - an important "gateway" to Aberdeen Village's busy commercial precinct and only one 
block from the Aberdeen Canada Line station - the proposed park will be one of Capstan Village's most 
prominent and an important venue for local and larger community events and celebrations. 

Park Vision 

The park is envisioned as the "living room" for the Capstan Village area of Richmond, serving as the home 
ground for the social, recreational, and business life of the local community. It will function both as a quiet 
sanctuary of neighbourhood green, and a public urban square, and will offer a diverse mixture of landscapes, 
programs, activities and amenities for all to experience and enjoy in a shared place. The park wi ll provide 
something for everyone, and people will be welcome to visit at all times of the day and throughout the 
seasons. It wi ll also become a destination, attracting visitors from across the city, the surrounding region, and 
from even more distant places . 

Park Objectives 

1. See the future; respect tbe past: The Capstan Village area is rapid ly changing from its original 
suburban/agr icultural setting into a vibrant urban place. This story of transformation is to be reflected in 
design of the park. 

2. Build on its surroundings: The park must build on the activity on the adjacent streets in order to be 
drawn into the city fabric. A carefully considered blending of the park and its surroundings will he lp 
ensure a steady flow of users to both. Multiple entrances to the park will allow for easy access. 

3. Celebrate diversity: A great diversity of people of different backgrounds and cultures will live, play, 
and work within this area of Richmond . The park will support and add to this rich, interesting and 
colourful mix. 

4. Create identity: Parks that are attractive to users, that have strong images, the encourage people to visit 
time and again, often become important centres of life for the communities they serve. There is great 
potential here for the park to assume this sign ificant role within Capstan Village, and to foster a feeling 
of ownership and connectedness among the residents. 

5. Make con nections: Residents of Capstan Village will look beyond their neighbourhood for other 
recreational, social , and business opportunities. The Park must therefore be well integrated into the 
overall parks and open space system, and the street network for Richmond's City Centre. It will 
connect with the Middle Ann waterfront to the west, and link together with the adjacent Aberdeen and 
Bridgeport Villages via various streets, greenways and green links. The result will be a prosperous, 
healthy and livable urban scene. 
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Schedule H 
Park Terms of Reference & Preliminary Conceptual Park Plan 

6. Provide for everyone and for every season: Spaces within The Park are to be designed to 
accommodate a great variety of activities at all times of the year. Activities may range from the quiet 
and passive, to highly active and energetic uses, from the spontaneous act with only a few people 
involved, to the highly organized, detailed and programmed public events that w ill draw very large 
crowds from throughout the district. 

7. Build in flexibility : Flexibility of design of the spaces and features within The Park will ensure 
programming opportunities at The Park are maximized. 

8. Provide amenities and attractions: A generous fange of features will establish a friendly, welcoming, 
and ncighbourly atmosphere at The Park. It will become a place of great sociab ility, comfort, access, 
and activity. 

9. Introduce the naturallandscape/environmcnt: The park design will incorporate aspects of the natural 
envi ronment within its plan, allowing The Park to act, in part, as a much needed oasis within the City 
Centre. This approach may be applied to landscape and play features, and wi ll allow for efficient 
management and maintenance practices to occur. 

10. Demonstrate green tcchnology: Innovative ways to control storm drainage run-off within The Park, 
and possibly from adjacent development, are to be incorporated with the des ign plan. 

II. Ensure public safety: A safe environment will add to The Park's positive image with the community. 
Therefore, design of The Park must satisfy Crime Prevention through Environmental Design (CPTED) 
principles and related public safety considerations 

Key Park Features 

a) Lawn : a Great Lawn for informal play and sunning; large enough so that it may host a multitude of 
outdoor activities simultaneously; sited adjacent the plaza to extend the range of activities and events. 

b) Trees: deciduous and coniferous trees; native spccies and introduced varieties, to provide shade, colour, 
seasonal interest; sited to act as focal points; located to create and contribute towards park character. 

c) Landscape features: including ea rthworks and landform s, specimcn trees, planting beds and 
grassy meadows, and urban watcr features and natu ralistic intermittent steams to add to the 
diversity of possible park experiences, and to enhance those parts of the park with a more natural and 
green character. 

d) Pedestr ian pathways and Bicycle paths: a hierarchy and network of pathways for walkers, joggers and 
cyclists to bring people in to, out from, and through the park. 

e) Lighting: lighting to ensure public safety within the park; to support programming opportunities within 
the plaza and throughout the site; and to create effects in the evening. Hardware to be durable and 
attractive, suitab le for an urban setting. 

f) Urba n plaza/square: a space that forms the core of a lively, exciting and cosmopolitan city space, a 
common ground for community celebration, expression, announcement and performance; of attractive 
and high quality yet practical and durable materials. Associated with a sheltered Stage, both of which 
are supported by public washrooms, mechanical room and storage space, and a Concession. 

g) Site furniture: a variety of benches and seating edges; tables, and trash receptacles to support life 
within the park 

h) Play features: equipment ranging from traditional play to those freer, more natural and informal in 
character, to create play environments of interest and fun. 

i) Public art: to enliven the park and contribute towards a sense of place, ownership, cultural identity and 
lasting memory for local residents and visitors . 

j) Off-l eash dog arca: an area of the park, enclosed by a fence and providing for suitable furnishings (e.g., 
benches, water fountain), where responsible dog owners can exercise/socialize their dogs off-leash. 
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Park Terms of Reference & Preliminary Conceptual Park Plan 

k) Eco-amenity: a " rain garden" (i.e. enhanced bio-swale) designed to lake the place of some conventional 
on-site stormwater management features while providing for a variety of benefits (e.g., enhanced habitat 
opportunities, green infrastructure services, slowing of infiltration, recharging of the water table, filtering 
of run-off, enhanced public awareness and enjoyment of natural systems in the urban environment) 
w ithout any increase in the overall cost to the project. 

\) I nfrast r ucture: all infraslruclUre necessary for the efficient and effective operation and maintenance of 
the park including, but not limited to, irrigation, storm drainage, power, and water. 

Park Implementation 

Prior to rezoning adoption, the developer must enter into a Servicing Agreement (SA) for the detailed design 
and construction of the park's first phase, to the sat isfaction ofthe City. Phase one of park construction, 
which must be complete prior to the occupancy of any dwellings within the subject development, is proposed 
to include grading, lighting, landscape, infrastructure, and related features as require to ensure that the park 
will be immediately attractive to and usable by loca l residents, workers, and visitors for general park 
activities, as determined to the sati sfaction of the Ci ty. Subsequent phases will involve the addition of special 
amenities (e.g., stage, water features) aimed at enhancing the park and its role in the community. 

The total cost of the park is estimated at $4.2 million, plus approximately $200,000 for frontage works and 
an additional +1-$358,000 for public art (including art installed within the park and coordinated works 
on/around the proposed residential building). The preliminary scope of work and relatcd costing for the 
park's first phase of construction assumes the following: 

• 

• 

• 

+/- $1.2 million for park construction, based on the su bject development's lolal "park construction" 
DCCs payable; 

+/- $200,000 for frontage works (e.g., sidewalks, boulevards, street trees), to be constructed at the 
developer's sole cost; and 

100% of the proposed public art budget (+1-$358,000). 

Temporary Sales Centre 

Via the detai led design process for the first phase of the park, opportunities wi ll be explored to locate the 
deve loper's temporary sales centre on the designated park site, at the sole cost of the developer, together with 
the potential for repurposing the building to accommodate one or more of the park's proposed amenities 
(e.g., concession, storage, covered stage). Construction and maintenance of the sales centre and related 
areas/uses shall be at the sole cost of the developer. Remova l andlor repurposing of the sales centre shall be 
to the satisfaction of the City and shall not compromise City objectives for the complction of the first phase 
of park construction prior to occupancy of the first phase of the subject residential development. As required, 
business tenns in respect to the sa les centre shall be detcrmined to the sat isfaction of the Manager, Real 
Estate Services, thc Director of Development, and Senior Manager, Parks. 

Cou ncil Direction 

Prior to rezoning adoption, the conceptual park plan, phasing, costing, and related information will be 
presented for consideration by the Parks, Recreation, and Cultural Services Committee of Council. Direction 
from the Committee will be used to, among other things, confirm the scope of work and budget for build-out 
of the park and its first phase, together with a strategy for how the funding of park construction should be 
managed at the park's first and su bsequent phases (i.e. taking into account future rezon ing applications, 
grants, sponsorships, the DCC program, and other opportunities). 
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Phase 1 - Overall 
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Phase 1 - North 
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Phase 1 - South 
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Surface Slormwater Management 
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Adventure Play 

, 

Open Spaces & Paths 

Project: 

Mueller Part 

TiHe: 

Image Boord 

3552818 

Schedule H 
Park Terms of Reference & Preliminary Conceptual Park Plan 

-
_~4 --L 

.' 
------ " 

- ",,~,:tJv...,., . .. 

Art for Play 

Project No.: Sco:Ie: NTS i O",ant. K,,,k Ltd. 
11057 Date: Jun2l-12 102·1697 West 5th kIe. 

VancolMlr Be V6J 1N5 
[)pawn: EN if t, 004684 461 1 
Sneet No.: c f, 604 684 0677 

:r; WWIII.dld,bc.ca 
LSK6 

37 
PLN - 138



City of 
Richmond Bylaw 8903 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 8903 (11-591985) 

8311,8331,8351, and 8371 Cambie Road and 3651 Sexsmith Road 
(Capstan Village) 

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

1. Ricrunond Zoning Bylaw 8500 is amended by inserting Section 19.12 as follows: 

35218 12 

"19.12 High Rise Apartment (ZHRI2) Capstan Village (City Centre) 

19.12.1 Purpose 

The zone accommodates mid- to high-rise apartments within the City Centre, plus 
compatible secondary uses. Additional density is provided to achieve City 
objectives in respect to road, park, affordable housing, and the Capstan Canada 
Line station. 

19.12.2 Permitted Uses 19.12.3 Secondary Uses 

• child care • boarding and lodging 
• congregate housing • community care facility, minor 
• housing, apartment • health service, minor 
• housing, town • home-based business 

• home business 
• library and exhibit 
• park 
• studio 

19.12.4 Permitted Density 

1. The maximum floor area ratio (FAR) shall be 0.55, together with an 
additional 0.1 floor area ratio provided that it is entirely used to 
accommodate amenity space. 

2. Notwithstanding Section 19.12.4.1 , the reference to "0.55" is increased to a 
higher floor area ratio of"2.375" if: 

a) the site is located in the Capstan Station Bonus Map area designated by 
the City Centre Area Plan; 

b) the owner pays a sum into the Capstan station reserve as specified in 
Section 5.19; 

c) the owner grants to the City, via statutory right-oC-way, air space parcel, 
and/or fee simple lot, rights of public use over a suitably landscaped area 
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3521812 

of the site for park and related purposes at a rate of 5.0 m2 per dwelling 
unit, based on the number of dwelling units authorized on the site by the 
Development Permit for the site, or 2,159.3 m2

, whichever is greater; and 

d) the owner has paid or secured to the satisfaction of the City a monetary 
contribution of $5,660,550 to the City's capital Affordable Housing 
Reserve Fund establ ished pursuant to Reserve Fund Establishment Bylaw 
No. 7812. 

3. Notwithstanding Section 19.12.4.2, the maximum floor area ratio for the net 
site area of the area located within the City Centre shown cross-hatched on 
Figure 1 shall be 3.233, provided that the owner: 

a) complies with the conditions set out in paragraphs 19.12.4.2(a), (b), (c), 
and (d); 

b) dedicates not less than 2,159.3 m2 ofland to the City as road; and 

c) transfers not less than 2,804.8 m2 of land as fee simple lot to the City for 
park purposes (including the area referred to in Section 19.12A.2(c), 
provided that such area is transferred to the City as a fee simple lot). 

Figure 1 

CAMBIE RO 

19.12.5 Permitted Lot Coverage 

1. The maximum lot coverage for buildings and landscaped roofs over parking 
spaces is 90%, exclusive of portions of the site the owner dedicated or 
transferred as a fee simple lot to the City for park or road purposes. 

\9.12.6 Yards & Setbacks 

L Minimum setbacks shall be: 

a) for road and park: 6.0 m measured to a lot line (or the boundary of an 
area granted to the City for road or park purposes, via a statutory right
of-way, air space parcel, dedication, or as a fee simple lot), but may be 
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reduced to 3.0 m if a proper interface is provided as specified in a 
Development Pennit approved by the City; and 

b) fo r interior side yard or rear yard: 3.0 m, but may be reduced to nil i f a 
proper interface is provided as specified in a Development Pennit 
approved by the City. 

2. Notwithstanding Section 19.12.6. 1, structures located entirely below the 
finished grade may project into the road, park, interior side yard, or rear 
yard setbacks, provided that such encroachments do not result in a finished 
grade inconsistent with that of abutting lots and the structures are screened 
by a combination of trees, shrubs, native and ornamental plants, or other 
landscape material specified in a Development Permit approved by the City. 

19.12.7 Permitted Heights 

1. Maximum building height shall be 35.0 m, but may be increased to 47.0 rn 
geodetic if a proper interface is provided with adjacent buildings and areas 
secured by the City, via a statutory right-of-way, air space parcel, 
dedication, or as a fee simple lot, for park purposes, as specified in a 
Development Permit approved by the City. 

2. The maximum height for accessory buildings is 5.0 m. 

3. The maximum height for accessory structures is 12.0 m. 

19.12.8 Subdivision Provisions 

1. The minimum lot area is 4,000.0 m2
, exclusive of portions of the site the 

owner dedicates or transfers to the City in fee simple fo r park or road 
purposes. 

19.12.9 Landscaping & Screening 

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

19.12.10 On-Site Parking & Loading 

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

19.12.11 Other Regulations 

1. Telecommunication antenna must be located a minimum of 20.0 m above 
the ground (i.e. on the roof of a building). 
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2. In addition to the regulations listed above, the General Development 
Regulations in Section 4.0 and the Specific Use Regulations in Section 5.0 
apply." 

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 zorung designation of the fo llowing 
area and by designating it : 

2. 1. HIGH RISE APARTMENT (ZHR12) CAPSTAN VILLAGE (CITY CENTRE). 

That area shown cross-hatched and indicated as "A" on "Schedule A attached to and 
forming part of Bylaw No. 8903". 

2.2. SCHOOL & INSTITUTIONAL USE (SI) . 

That area shown cross-hatched and indicated as "8 " on I1Schedule A attached to and 
forming part of Bylaw No. 8903". 

3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 8903". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THlRD READING 

MINISTRY OF TRANSPORTATION & 
INFRASTRUCTURE APPROVAL 
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3S2 1812 

CORPORATE OFFICER 

em OF 
RICHMOND 

APPROVED 

it 
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City of Richmond 
Planning and Development Department Report to Committee 

To: Planning Committee Date: November 29, 2012 

From: Wayne Craig , File: RZ 10-528877 

Re: 

Director of Development 

Application by First Richmond North Shopping Centres Ltd., for Rezoning at 
4660, 4680, 4700, 4720,4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 
9260, 9280, 9320, 9340, 9360, 9400, 9420, 9440, 9480, 9500 Alexandra Road from 
"Single Detached (RS1JF)" to "Neighbourhood Commercial (ZC32) - West Cambie 
Area" and "School & Institutional (51)" 

Staff Recommendations 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 8865, to amend the 
Alexandra Neighbourhood Land Use Map in Schedule 2.11A of West Cambie Area 
P lan (WeAP) as shown on the proposed amendment plan to : 

a) reduce the minimum density permitted from 1.25 to 0.60 FAR in the Mixed Use Area A; 

b) adjust the alignment of May Drive wi thin the development lands; and 

c) reduce the "Park" designation over portions of9440, 9480 and 9500 Alexandra Road, 

be introduced and given first reading. 

2. That Official Community Plan Bylaw 9000, Amendment Bylaw 8973, to amend Attaclunent 
2 to Schedule I of the Official Community Plan to eliminate the Environmentally Sensitive 
Area (ESA) designation for 9440, 9480 and 9500 Alexandra Road, be introduced and given 
first readin g. 

3. That Bylaw 8865 and Bylaw 8973, having been considered in conj unction with: 

• the City's Financial Plan and Capital Program; and 
• the Greater 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. 

4. That Bylaw 8865 and Bylaw 8973 having been considered in accordance with OCP Bylaw 
Preparation Consultation Policy 5043, are hereby deemed not to requi re further consultation. 

5. That Richmond Zoning Bylaw 8500, Amendment Bylaw No. 8864 to create the 
"Neighbourhood Conunercial (ZC32) - West Cambie Area" zone and rezone 4660, 4680, 
4700,4720, 4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 9260, 9280, 9320, 
9340, 9360, 9400, 9420, 9440, 9480 and 9500 Alexandra Road from "Single Detached 
(RSIIF)" to "Neighbourhood Commercial (ZC32) - West Cambie Area" and "School & 
Institutional (S I)", be introduced and given first reading. 
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6. That the notification area for the Public Hearing be expanded to include the following 
propert ies, 4320, 4360, 4380, 4400, 4420, 4440,4460,4480,4500,4520, 4540, 4542, 4560 
and 4562 Garden City Road and 9060, 9080, 9086, 9100 and 9180 Odlin Road as shown in 
Attachment II . 
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~ettor of Development 
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Staff Re port 

Orig in 

First Richmond North Shopping Centres Ltd., (SmartCcnlres) has applied to tbe City of 
Riclunond to rezone 4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 9060, 9080, 
9180, 9200,9260, 9280,9320,9340,9360,9400,9420, 9440,9480 and 9500 Alexandra Road 
(Attachment 1) from "Single Detached (RSI/F)" to "Neighbourhood Commercial (ZC32) ~ 
West Cambie Area" and "School & Institutional (SI)" in order to develop a shopping centre with 
a gross floor area 0[36,018 m2 (387,692 ft?) and a gross leasable floor area of34,575 m2 

(372,162 fP) and a small lot to be transferred to the City for "Park" purposes, see Attachment 2. 
This proposed development is intended to become the urban village centre for the West Cambie 
Area (WCA). 

This proposal would consolidate 20 lots creating two (2) development parcels approximately 7114 
acres each, separated by a new north~south road (High Street) linking Alderbridge Way and 
Alexandra Road. A small lot at the southeast corner of the Alexandra Road and May Drive 
intersection will be transferred to the City for"Park" purposes. In addition, May Drive would be 
extended along the east side of the proposed development connecting Alexandra Road to 
Alderbridge Way. 

West Development Parcel with approximately 18 to 52 Commercial Retail Units (CRUs's); 

• Building A, along Garden City Road is a 2-storey building and would contain an anchor 
tenant for the development on the ground floor. 

• Building B, along Alexandra Road is a 4-storey retaillparkade structure 

• The remaining 5 buildings (Buildings C, D, E H and L) are I-storey buildings. 

East Development Parcel including a Walmart Store with approximately 8 to 22 CRU's; 

• The proposed Walmart Store along Alderbridge Way includes approximately 14,975 m2 

(161 ,188 ff1') of floor space and would be the single largest CRU within this proposed overall 
development. 

• As the anchor tenant on the east side of the development site, the Walmart Store is proposed 
as a 3-storey building (i.e., lobby, main floor and mezzanine, 

• The main entry lobby for the Walmart Store would be located along Alderbridge Way but the 
retail floor area would be above the surrounding road elevations, over a portion of the 
proposed surface parking lot but would be generally situated behind and above the smaller 
CRU's along both Alderbridge Way and the High Street. 

• The footprint of the proposed Walmart Store is approximately 9,290 m2 (100,000 fP) with the 
remaining floor area either in the lobby at-grade or on the mezzanine level. 

• The proposed Walmart Store is roughly the same footprint size as the existing Walmart Store 
on Grandview Highway in Vancouver and approximately the same overall floor area as the 
Walmart Store in New Westminster. 

• As a comparison, the Walmart Store in south Surrey is approximately 19,974 m1 (2 15,000 fF) 
and is the largest in the Lower Mainland. 

• The remaining 4 building (Buildings 1. K, M and N) are I-storey building:> fronting either 
Alderbridge Way or lhe High Street. 
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The fo llowing table provides a stati stical summary of the overall proposed development (see also 
Attacbment 3 - Development Application Data Sheet). 

Category Proposed West Parcel Proposed East Parcel Totals 

Gross Site Area· 
67,891 m' (730,772 ft') 16.8 ae. 

before dedications - -

Net Site Area - 29,362 m2 (316,049 ftz) 29,243 m2 (314,769 f1') 
58 ,605 m2 (630,818 ft2) 14.48 ac. after dedications 7.26 ae. 7.22 ae. 

Gross Floor Area 18,325 m' (197,248 W) 17,693 m2 (190,444 W) 36,018 m2 (387,692 ftz) 

Gross leasable 
17,173 rnz (184,849 ttl) 17,402 m2 (187,313 W) 34,575 m2 (372,162 ft2) 

Area 

Major Anchors 8,883 m2 (95,616 fF) 14,975 mZ (161,188 ft") 23,858 m2 (256.805 ft") 

Proposed FAR 0.62 FAR 0.61 FAR 0.62 FAR 

Parkade Parking 411 -

Parking Under - 314 under structures 1,153 stalls 

Parking On-Grade 175 253 open to the sky 

Total Parking 586 567 1,153 stalls 

This proposal originated in 2003 (RZ 03~235259) and triggered the West Cambie Area Plan 
(WeAP) update, which was adopted on July 24, 2006. SmartCentres participated in this process 
and the proposed development is subject to the policies and design direction of the adopted 
WCAP - Alexandra Neighbourhood Land Use Plan (see Attachment 6A for the existing 
Alexandra Neighbourhood Land Use Map). 

Findings of Fact 

See Attachment 1 for the Location Plans and Attachment 2 for the Concept Design Drawings. 
Refer to Attachment 3 for the Development Application Data Sheet. The Alexandra/Leslie 
Connector Road funding strategy is outlined in Attachment 4. The West Cambie Natural Park 
and Environmentally Sensitive Area (ESA) area adjustments are described in Attachment 5. 
The existing and proposed changes to the West Cambie Neighbourhood Land Map are included 
in Attacbment 6. A Servicing Agreement will be required for thi s proposed rezoning 
application and Smart Centres has agreed to the associated frontage improvements and site 
servicing requirements, which are outlined in the rezoning considerations (see Attachment 7 for 
detai ls). Attachment 8 outlines the AlexandralLeslie Connector Road Reimbursement Process. 
A comment letter has been received from Polygon Homes Ltd., a neighbouring developer (see 
Attachment 9). The Advisory Design Panel comments and applicant responses are included in 
Attachment 10. 

Surrounding Development 

To the North: across Alexandra Road is an area of older single~fami l y residential lots some 
occupied and others vacant that are zoned "Single Detached (RS I fF)" and "Two Unit Dwellings 
(RD I) " plus one mixed-use (residential/commercial) development site recently rezoned to 
"ResidentiallLimited Commercial (ZMU 16)" and one property zoned "School and Institutional 
Use (SI) ". The WCAP - Alexandra Neighbourhood Land Use Map calls for 3 different land 
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uses on the north side of Alexandra Road along the frontage of the proposed development site, as 
follows: 

• west portion: Business/Office: office over retail with a maximum 1.25 FAR. 
• central area: Mixed-Use: abutting the High Street medium density residential over retail 

and not abutting the High Street, medium density residential. 
• east portion: Residential Area I: with a base 1.S FAR (maximum I. 70 FAR with density 

bon using ror affordable housing) for townhouses and low-rise apartments (4-storey 
typical). 

There are currently 3 rezoning applications involving 11 properties on the north side of 
Alexandra Road (opposite the proposed development) consisting of several 4 to 6-storey mixed
use (residential/commercial) and residential buildings with approximately 954 housing units. 

To the East: across the proposed extension of May Drive is another area of older single-family 
residential lots either occupied or vacant that are zoned "Single Detached (RS IfF)" and recently 
designated in the WCAP as Residential Area 2 for 2 and 3-storey townhouse development with 
0.65 base FAR (maximwn 0.75 FAR with density bonusing for affordable housing). 

To the South: across Alderbridge Way is vacant City owned Garden City Lands within the 
Agricultural Land Reserve (ALR) and zoned "Agriculture (AG I)" . 

To the West: across Garden City Road is an area ofretai Vcommercialland uses zoned "Auto
Oriented Commercial (CA),' and "Gas & Service Station (CG I)". 

Related Policies & Studies 

The fo llowing WCAP policy and guideline matters are noted and addressed in the following text: 

1. West Cambie Natural Park - Designation to Townhouse Residential ; 

2. West Cambie Area Referral: 

3. Aircraft Noise Policy; 

4. Flood Plain Management Policy; 

5. Alexandra/Leslie Connector Road Realignment; 

6. Environmentally Sensitive Area (ESA) and West Cambie Natural Park Adjustments; 

7. Alexandra Neighbourhood Mixed-Use Area A - Reduction of Minimum Density; 

8. Alexandra Area Plan Amenity Charges; 

9. Alexandra Neighbourhood Development Agreement; 

10. Local Area Development Cost Charges (Alexandra DCC's); and 

II . Urban Design Improvements and Compliance with the Design Guidelines. 

1. West Cambie Natural Park - Designation to Townhouse Residential : The properties on the 
south side of Alexandra Road and east of the proposed May Drive extension were previously 
designated in the WCAP as park area within the West Cambie Natural Park. However, a 
recent amendment to the WCAP has re-designated the majority of these properties to 
Resident ial Area 2 fo r 2 and 3-storey townhouse development with base 0.65 FAR 
(maximum O. 75 FAR with density bon using fo r affordable housing) simi lo:r to the properties 
on the north side of Alexandra Road. The park designation is retained on 9540 Alexandra 
Way so that the north-south trail connection through the area is maintained. The proposed 
development complements this new land use. 
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2. West Cambie Area Referral: Planning Committee made the following referral to staff on 
September 18, 2012 "That staff explore the best use of the land that is bounded by Alexandra 
Road to the south; Garden City Road to the west; Cambie Road to the north; and Dubbert 
Street to the east, and report back to the Planning Committee." Staff anticipate bringing a 
report back to Planning Conunittee to address the referral in February, 2013. 

3. Aircraft Noise Policy: The proposed development is located in Area 1 A of the Aircraft 
Noise Sensitive Development Map, which restricts any new developments that contain 
aircraft noise sensitive uses such as residential, school, daycare and hospital uses. The 
proposed development does not include any aircraft noise sensitive uses and registration of a 
restrictive noise covenant and SR W in favour of YVR will be required as part of the rezoning 
considerations. 

4. Flood Plain Management Policy: The Flood Construction Level (FCL) is 2.6m GSC in the 
WCA. The proposed development is designed to 2.6m GSC with the exception of the 
proposed Walmart lobby and Buildings M and N along Alderbridge Way. SmartCentres will 
be required to submit a survey of Alderbridge Way (May Drive to High Street), set these 
finished floor clevations as high as possible and provide a supportable rational , which are all 
subject to the satisfaction of the Senior Manager of Buildings and the Director of 
Engineering. A floodplain covenant will also be secured as a condition of rezoning. 

5. Alexandra/Leslie Connector Road Realignment: City staff have determined that the 
Alexandra/Leslie connector road as envisioned in the WCAP - Alexandra Neighbourhood 
Land Use Plan, is a critical component of this development, particularly taking into account 
that this is the single largest anticipated redevelopment within the immediate vicinity of the 
road realignment. Accordingly, City staff have requested that SmartCentres acquire, design 
and construct the AlexandralLes li e connector road. SmartCentres have been unsuccessful at 
acquiring any of the required properties. City staff have realigned the connector road to 
reduce the number of properties required and at the request of SmartCentres have considered 
and are recommending a proportional share approach for funding the connector road 
realignment. According to the currently proposed proportional share approach, SmartCentres 
would contribute 59% or $5,564,286.00 including $3,745,058 .00 as a cash contribution for 
land and $1,819,228.00 as a letter of credit for construction of the road al l prior to final 
adoption of the rezoning. (see Attachment 4 for details). The remaining 41 % of the 
connector road total costs would be funded by other owners/developers within the defined 
catchment area. See the Transportation and Traffic section below for a detailed discussion of 
the AlexandralLeslie connector road realignment. 

6. West Cambic Natural Park and Enviromnentally Sensitive Area (ESA) - Reductions: 
SmartCentres proposes the re-alignment of May Drive reducing the West Cambie Natural 
Park Area and overlapped with ESA by approximately 7,643 m2 (1.89 ac) requiring an OCP 
amendment (see Attachment 5 - Proposed ParklESA Reductions). Tn this regard the 
following points are noted: 

a. Approximately 8,297 m2 (2.05 ac) at the east end of the proposed development site are 
currently designated as part of the West Cambie Natural Park, which is overlapped by the 
ESA. However, SmartCentres has agreed to transfer 'Area l' to the City at nominal cost. 
'Area]' is approximately 654 m2 located at the northeast corner of the proposed 
development site (on the east side of the proposed realignment of the May Drive 
extension) and is (0. 16 ac) within the existing "Park" designated lands overlapped with 
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ESA. 'Area J' is intended to remain with "Park" designation overlapped with ESA. 
Therefore the proposed reduction in area of the West Cambie Natural Park overlapped 
with ESA is approximately 7,643 m' (1.89 ac). 

h. SmartCentres proposes the following compensation for the redesignarion of the 
approximately 1.89 acres of West Cambie Natural Park: 

Provision of the following areas as land transfers to the City and Statutory Rights of Way 
(SRW's), which total approximately 4,357 m' (1.1 ac). 

• Fee Simple Transfer of' Area J' to the City consisting of approximately 654 m2 (0.16 
ac) at the northeast corner of the subject development site, on the east side of the 
proposed May Drive realignment. Area J would retain "Park" and ESA designations 
to be incorporated into the neighbourhood pathway network; and 

• Registration of a SR W approximately 3,703 m1 (0.9 ac) for public pedestrian access 
and use on the proposed elevated landscape deck over a portion of the east parcel 
parking lot including the transition areas between the elevated deck and the fronting 
roads (Alexandra Road and May Drive). The des ign of the elevated deck will be part 
of the Development Permit process, which will be maintained by the 
deve loper/owner. This PROP·SR W would encompass Area E totalling 
approximately 344 ml. See the proposed site plans in Attacbment 2 for the location 
and areas of Areas E and J. 

Provision of the following sustainability and environmentaJ design features: 

• Participation in the Alexandra District Energy Uti lity (ADEU); 

• LEED Silver equivalency for the project; 

• Compact deve lopment with the majority of stalls in 3 covered/structured parking areas; 

• Improved on-site pedestrian circulation (Development Pennit refinements required); 

• Reduced stormwater discharge through rooftop detention, penneable paving, bio· 
swales and the stonnwater discharge treatment through oil and water separators; 

• Water efficient plumbing fixtures and drought tolerant planting; and 

• Reduced energy consumption and attention paid to the efficiency of the building 
envelope and HVAC systems plus high·efficiency night·sky friendly lighting. 

In summary. an OCP amendment can be supported since SmartCentres proposes 
approximately 4,357 m2 (1.1 ac) ofland transfer and publicly accessible open space over the 
parking area to the City at nominal cost ($10.00) together with the sustainability features 
identified above as compensation for the proposed reduction of approximately 7,643 m2 

( 1.89 ac) in ParklESA. 

7. Alexandra Neighbourhood Mixed·Use Area A - Proposed Reduction of~/ljnimum Density: 
The WCAP Alexandra Neighbourhood Land Use Plan, Mixed·Use Area A specifies a 
minimum 1.25 FAR and a maximum 0[2.0 FAR (ie. proposed west development parcel). 

The intent of the minimum 1.25 FAR for Mixed-Use Area A was established to ensure that 
"Development along Alderbridge must be a compact, urban foml and meet high standards of 
site planning and urban design" and " ... all development must demonstrate an appropri ate 
site, building and landscaping response as an integral component of a 'complete and 
balanced' community." Mixed· Use Area A is intended as a vibrant, pedestri an·friendly 
urban village centre for the WCA. Smart Centres currently proposes a 0.62 FAR, which is 
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approximately haJfofthe minimum 1.25 FAR in the WCAP. An OCP amendment is 
required to the WeAP since SmartCentrcs proposes to reduce the minimum density in the 
Alexandra Neighbourhood Mixed-Use Area A from 1.25 to 0.60 FAR, see Attachment 6. In 
this regard the following points are noted: 

• The proposal provides for buildings along all frontages and the majority of parking 
areas are concealed or screened from views aJong fronting streets; 

• If the proposed parking structures consisting of approximately 15,938 m2 ( 17 1,56 1 fF) 
were included in the FAR calculation the proposed floor area ratio would be 0.86; and 

• Smart Centres has committed to furlher enhance and activate the pedestrian realm 
along the Alexandra Way pedestrian corridor and the High Street during the 
Development Permit stage (see Attachment 7 - Rezoning Considerations). 

In summary, a WCAP amendment can be supported since SmartCentres has agreed to further 
enhance and activate the pedestrian realm during the Development Pennit process. 

8. Alexandra Area Plan Amenity Charges: Smart Centres must contribute the following prior to 
final adoption of the rezoning in keeping with the West Cambie - Alexandra interim 
Amenity Guidelines: 

• City Beautification amenity charges of$232,615.20 (387,69211' x $0.60/ft') for 
construction of the Alexandra Way pedestrian corridor, however credits will be 
applied to the Alexandra Interim Amenity Charges for the design and construction 
costs related to the Alexandra Way pedestrian corridor; and 

• Community planning and engineering planning charges of$27,138.44 (387,692 fF x 
$0.07/ft'). 

9. Alexandra Neighbourhood Development Agreement: Council , on June 25, 2007 authorized 
the execution of the "Alexandra Neighbourhood Development Agreement" for the provision 
of required off·site sanitary and storm sewer utility works. The subject development is 
required to provide their proportionate share of the costs associated with the execution of the 
"Alexandra Neighbourhood Development Agreement" prior to connecting the utility works 
covered by this agreement. The required payment will be calculated and collected prior to 
issuance of a building permit for the subject deve lopment and will includc current interest 
charges as defined by the agreement. SmartCentres must contribute $480,738.08 (387,692 ft2 
x $1.24/ft2) indexed at the applicable rate, in accordance with the Alexandra Neighbourhood 
Development Agreement for previously constructed infrastructure improvements in the 
Alexandra Neighbourhood, prior to issuance of a Building Permit. 

10. Local Area Development Cost Charges (Alexandra DCC's): In addition to City-wide 
Development Cost Charges (DCCs), the applicant is required to pay a Supplementary Local 
Area DCC for the Alexandra Neighbourhood, to fund local north-south roads (including 
associated infrastructure), supplemental funding for the High StTeet, to achieve standards 
over and above the City standard, and the acquisition and development of lands for the 
Alexandra Neighbourhood Park. 

11. Urban Design Improvements and Compliance with the Design Guidelines: Proposed 
deviations from WCAP design guidelines can be dealt with at the Development Pennit stage. 
Urban design improvements required at the Development Permit stage include: 
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• Advance the concept design and submit more detailed design drawings to ensure the 
establishment of a compact, vibrant, pedestrian oriented, urban village centre that will 
become the retail/commercial heart of the Alexandra Neighbourhood. 

• Advance the design concept and submit more detailed design drawings to ensure an 
attractive, accessible, activated, comfortable, pedestrian-friendly rctaiVcommercial 
environment with strong pedestrian scale streetwall definition, the possibi lity fo r 
restaurants/shops to extend out to the back of sidewalk includi ng numerous small shops 
plus an interesting mix and variety of retail shopping opportunities along the High Street. 

• Improve the concept design and submit more detailed design drawings to ensure the 
continuation of the Alexandra Way pedestrian corridor through the proposed 
development with high-quality pedestrian enhancements, punctuated with periodic 
pedestrian plaza areas, activated to attract pedestrian traffic and fac ilitate seasonal events, 
designed with ample pedestrian space and opportunities to encourage pedestrians to 
sit/linger and incorporating other features such as public art and focal elements that add 
interest and variety to the pedestrian experience. 

Consultation 

School District 

This application was not referred to School District No. 38 (Richmond) because it does not have 
the potential to generate 50 or more school aged children. According to OCP Bylaw Preparation 
Consultation Policy 5043 , which was adopted by Council and agreed to by the School District, 
residential developments which generate less than 50 school aged children do not need to be 
referred to the School District. This appl ication involves no multiple-family housing units. As a 
courtesy however, this application will be forwarded to School District No. 38 (Riclunond), for 
information purposes only if the bylaws are given first reading by Council. 

Public Input 

Development signs have been posted as notification of the intent to rezone these 20 properties that 
constitute the proposed development site. A letter was received from Polygon Homes Ltd., dated 
June 2, 2011 (see Attachment 8) expressing concern regarding the proposed frontage conditions 
along the south side of Alexandra Road with specific reference to the easterl y service and loading 
area. Polygon has recently acquired several properties on the north s ide of Alexandra Road including 
9393, 9431, 9451,9471 , 9491, 9511 and 9531 Alexandra Road and these 7 properties are on the 
opposite (north) side of Alexandra Road from the proposed servicelloading area of the proposed 
Walmart store. These Polygon lots are envisioned primarily as 5 to 6-storey residential projects. 

The east development parcel of the Smart Centres proposal has been modified in the following 
ways to address the Polygon concerns. The Walmart Store service and loading area has been 
blocked from the majority of views along Alexandra Road by a solid screen wall and overhead by 
an open trellis structure to carry a vine planting. In addition the surface parking lot has been 
largely screened from views by an elevated and landscaped deck . While the design improvements 
will limit the impact of the loading/service area across from the residential uses, relocating the 
loading function within the site would represent a substantial design improvement and will be 
further investigated at the Development Permit stage. 

The current rezoning application that includes a proposed Walmart Store was preceded by an 
earlier rezoning application (RZ 03-235259) that also included a proposed Walmart Store. The 
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applicant of thi s previous rezoning application (FirstPro Shopping Centres) hosted a public open 
house on May 12, 2003 that was attended by 147 parties (approximately 200 individuals) 
consisting of mainly Richmond residents. The attendees completed 51 comment fonns with 71 % 
in favour of the previously proposed development, 8o/~ indicating that they were not in favour 
and 21 % did not offer an opinion while some of these respondents suggested changes. 

Staff Comments 

Analysis 

Conditions of Adjacency 

North Edge: The future AlexandraILeslie connector road will ultimately result in 1 consolidated 
lot between the CQrmcctor road and the Smart Centres proposed development site (west 
development parcel). The City has on file a schematic concept for the redevelopment of this 
future consolidated lot submitted by SmartCentres and they propose various screening· 
techniques along the south side of Alexandra Road to address the bufferi ng of the 2 proposed 
service/loading areas, open parking areas and the parkade. The west loading/service area along 
Alexandra Road includes proposed architectural and landscape screening and will be set back 
from the road when the future Alexandra/Leslie connector road is constructed. The east 
loading/service area incorporates more elaborate screening that includes a proposed bui lding 
wall extension and overhead trellis system with vine planting together with a dense landscape 
planting scheme along the boulevard. The open parking area within the east development parcel 
is screened along Alexandra Road with a proposed elevated landscape deck. The proposed 
parkade screening on the west parcel includes a multi-layered, mature landscape planting 
treatment consisting of coniferous and deciduous trees and dense shrub planting. 

East Edge: The proposed open parking area within the east parcel is screened along May Drive 
with dense evergreen shrub plantings on the ground plane plus an over-storey of canopy trees. 

South Edge: The proposed open parking area within the east parcel is screened with dense shrub 
planting and a double row of trees while buildings block views of parking areas in the west 
parcel. There is an off-street combined pedestrianlbicycle greenway on the boulevard and 
continuous landscape planting within setback zones at the base fronting buildings, where 
appropriate. The WCAP does not require any additional ALR setback requirements and none 
have been included in the proposed zoning district "Neighbourhood Commercial (ZC32) - West 
Cambie Area". 

West Edge: The west edge of the development site includes the required greenway treatment on 
the boulevard along Garden City Road and provides an appropriate, dense, evergreen foundation 
planting in combination with a double row of street trees to the proposed buildings along this 
frontage. 

Legal Agreements & Land Requirements 

Land dedications are required for road purposes along Alderbridge Way, Garden City Road, May 
Drive and High Street. Area J at the northeast comer of the proposed development site is required 
to be transferred to the City as a fee simple lot for uses to be determined by the City and to the 
satisfaction of the Manager of Real Estate Services and the Director of Development. SR W's are 
required for the proposed Alexandra Way pedestrian corridor and elevated landscaped deck over a 
portion of the surface parking area on the east development parcel. In addition, various legal 
agreements will be required. See Attachment 7 - Rezoning Considerations. 
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Transportation & Traffic 

1. Alexandra/Leslie COIUlcctor Road Realignment: 

a) The 2003 SmartCentres rezoning application (RZ 02-235259) was one of the principal 
reasons to initiate the WeAP update. SmartCentres participated in the area planning 
process and as such they were aware of the area plan goals and objectives. The West 
Cambie Area Plan was adopted on July 24, 2006 and the Alexandra/Leslie connector road 
realignment was identified as a key component in the area plan. 

b) From the outset through discussions as early as 2006, City staff had initially required that 
SmartCentre acquire all the necessary land and construct the Alexandra/Leslie connector 
road at the sole cost of Smart Centres, as this fe-aligned street was deemed an essential 
part of the area plan, which could most appropriately be achieved tlrrough development 
requirements with complete certainty through their project. 

c) The SmartCentres proposal represents the single largest land assembly anticipated within 
the Alexandra Neighbourhood, which would create the most traffic impacts and benefit 
most significantly from the Alexandra/Leslie connector road realignment. Accordingly, 
staff believed that the SmartCentres proposed development was the most appropriate 
project to address the connector road realignment. 

d) In June 2011, after SmartCentres expressed concerns to staff regarding their ability to 
acquire the affected parcels for this road re-alignment, the WCAP was amended by 
Council to reflect staffs subsequent adjustment to the original road design of the 
AlexandralLeslie connector road to minimize the cost and number of parcels required for 
the realigrunent for SmartCentres. This road design adjustment involved utilizing the 
existing Alexandra Road right-of-way as much as functionally possible which has now 
led to the current proposed design. The proposed road alignment also more accurately 
considers the existing lot geometries and reduced the land requirements to portions of 5 
properties. 

e) City staff then explored with SmartCentres the option of implementing the 
AlexandraILeslie connector road on the basis of a late-comers agreement whereby 
SmartCentres would pay for the full cost of the road realignment (land and construction) 
but recover the proportionate share of the total cost from subsequent redevelopment within 
the surrounding area based on projected traffic use. 

f) SmartCentres, however, reiterated their inability to secure any of the 5 properties and 
continued to express concerns regarding having to finance the entire cost of the road 
realignment and requested that the City consider a proportional cost share approach to 
implement the AlexandralLeslie Connector Road. 

g) As an alternative developed jointly by SmartCentres and staff, staff are recommending 
support for a proportional cost share approach based on projected traffic use, while 
requiring SmartCentres to implement additional interim transportation improvements that 
would accommodate development traffic based on a 1 O-year time frame, given that the 
AlexandralLeslie Connector Road would not be implemented by SmartCentres on 
opening day of the proposed development ac; first envisioned. 
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h) Specifically, the additional interim transportation improvements are proposed at the 
Garden City Road/AJderhridge Way intersection with the provision of dual left-turn lanes 
on the westbound. northboWld and southbound approaches and a dedicated right-tum lane 
on westbound approach. With these interim intersection improvements, the 
implementation of the AlexandraILeslie connector road can then be deferred by up to tcn 
years based on traffic projections, at which time the City would be responsible for its 
implementation to be funded by subsequent developers' contribution from developments 
with the defined catchment area as descri bed below. 

i) Some properties within the catchment area have been excluded from contributing to the 
road realignment costs, since these properties were already in process with pre-existing 
redevelopment proposals/applications or because they would generate .no future traffic 
usc for the road realignment. See Attachment 4 for the catchment area boundaries. The 
properties excluded from contributing to the connector road realignment costs include: 

1. Properties fronting the north side of Alexandra Road opposite the proposed 
deve lopment site that have been previously rezoned or are in-process with a current 
development app lication including: 

Addresses 'Pplication No Applicant I Owner No. of Units Site Area Floor Area 
Proposed 

Storeys FAR 

9251 & 9291 OP 12-613923 Fred Adab Architects 132 Units 
7,572.8 m" 11,702.4 m' 1.54 

Alexandra Road RZ 10-534751 Jingon Dev. Group 4·storeys 

9311 ,9331,9393. R. Ciccozzi ArcMect 542 Units 
9431 . 9451 & 9471 RZ 12-598503 Polygon 5-6 storeys 25,060.8 m" 43,938.5 m" 1.87 

Alexandra Road 

9491,9511 & 9531 RZ 12-598506 GBL Architects 280 Units 13,727 m" 22,421 m' 1.63 
Alexandra Road Poly90n 4-storeys 

11 properties 3 applications 2 developers 954 46.360.6 m" 78,061.9 m' -

j) Properties fronting the north and south side of Alexandra Road east of the proposed 
development site, since these properties will not have direct access to Alexandra Road 
west of May Drive and will not contribute any future traffic use to the realigned 
Alexandra/Leslie connector road. 

k) Properties between Odlin Road on the north, Tomicki Avenue on the south, Dubbert 
Street on the west and May Drive to the east, as these properties have been previously 
rezoned for redevelopment. 

1) With the recommended approach, the timing of implementing the re-aligned 
Alexandra/Leslie connector road would be dependent upon the pace of development of 
the above affected properties and collection of full funding for the nec~ssary land 
acquisition and road construction. 

m) Alexandra/Les lie Connector Road Proportional Cost Sharing Approach: This proposed 
approach involves the following aspects, which have been agreed to by SmartCentres: 

3448492 

I. establishment of the catchment area based on anticipated traffic projections, 

II. exclusion of properties previously rezoned or in-process with a development 
application, 
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111. detennination that SmartCentre proportional share contribution for land and 
construction costs should be 59% of the total cost for the Alexandra/Lesl ie connector 
road based on their share of projected future traffic use, 

iv. current valuation of the 5 properties at approximate ly $4.7M based on a jointly 
comm issioned land appraisal including limited inducement and demolition 
allowances, 

v. recognition that it may take up to 10 years in order to complete the AlexandraILeslie 
connector road and projecting the future value of the 5 properties using the Housing 
Price Index based on 20-year average rates ($8.205,030) with SmartCentres 59% 
contribution equivalent to $4,840,968 but with a present value 0[$3,745,058 after 
reducing the value by an average annual interest rate of 2.6%, 

vi. determination of future construction costs (within 10 years) for the Alexandra/Leslie 
Connector Road using a 4% inflation factor ($3,083,437) with SmartCentres 
contribution equivalent to $1,819,228, 

vii. establishment of the payment method for SmartCentres $5,564,286 contribution (i.e., 
$3,745,058 as cash prior to rezoning to allow the City to begin land acquisition in the 
short term and $1,819,228 as a letter of credit, which would be cashed to construct the 
road after all the land acquisition has occurred), and 

V11l . with any funds recovered from the sale of residual lands used first to implement the 
Alexandra/Leslie connector road and only after completion of the road realignment, 
wou ld there be any possible reimbursement to SmartCentres based on the area not 
requi red and/or used for the road realignment (53.8% of the 5 subject properties) but 
accord ing to SmanCentTes proportional share contribution of 59%. 

n) AlexandralLeslie Connector Road - Reimbursement Process: Contributors to the 
assembly of lands required for the AJexandralLeslie connector road would be reimbursed 
with residual funds from the disposal of res idual lands, after the completion of the 
connector road and following payment to the City of any and all costs associated with the 
lands assembly and disposal process on a priority basis related to their respective 
proportional share contribution, see Attachment 8 . 

0) AlexandralLesl ie Connector Road Assessment: The following provides a summary of 
the pro 's and con's regarding the proposed connector road assessment. 

3448492 

I. Pro 's: 

• Funding strategy enables the proposed development to proceed with traffic 
improvements to the C ity'S road network that address the lO-year traffic 
projections; 

• Addresses the current inability to acquire the required road parcels; and 

• Spreads land acquisition and construction costs across the development lands that 
will benefit from the road realignment. 

II . Con's: 

• No guarantee properties required will be readily available for sale; 

• Land values may increase at a higher rate than anticipated resulting in a funding 
shortfall; 

• No guarantee that other properties identified in the catchment area will redevelop 
and contribute to the road realignment resulting in a possible fllnding shortfall ; 
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• If the road realignment is not implemented within 10 years, the road network level 
of service and traffic delays would gradually deteriorate to result in extreme 
congestion, drivers' frustration, and potentially traffic safety issues at which time 
other traffic measures and improvements may have to be sought; 

• Defers costs onto smaller development sites, which in combination with other 
works and development charges may adversely affect the feasibi li ty of 
redeveloping these sites. 

2. Other Road Improvements and Land Dedications arc required along: 

a) Alderbridge Way to ensure the required road widening and provision of a minimum 
4.8 m wide shared pedestrian/cyclist path and boulevard o n the north side oflhe road 
from the back of curb; 

b) Garden City Road to ensure the required road widening and the provision of a minimum 
7.77 m wide shared pedestrian/cyclist greenway and boulevard on the east side of the 
road from the back of curb; 

c) Alexandra Road to ensure the required road widening and provision ofa minimum 
3.65 III wide boulevard/sidewalk on the south side of the road plus allowances for a 9 m 
wide driving/parking surface and 1.0 m wide shoulder within the road dedication; 

d) May Drive to ensure the provision of a minimum 20 m wide north~south road extension 
connecting Alexandra Road and Alderbridge Way; 

e) High Street to ensure the provision ofa minimum 22.7 m wide new north-south road 
connecting Alexandra Road and Alderbridge Way; 

f) Various road improvements at the following intersections: Alderbridge Way/May Drive; 
Alderbridge Way/High Street; Alderbridgc Way/Garden City Road and Garden City 
Road/Alexandra Road plus special crosswalks on the High Street at the proposed access 
to the s ite and at Alexandra Road including Alexandra Road at the High Street; and 

g) The exact width of all required road/intersection improvements and the associated land 
dedications are to based on functional road designs, subject to the approval of the 
Director of Transportation and to be confirmed by survey plans. 

3. Parking: The required parking rate for this proposed development is 3.0 spaces per 100 m2 the 
first 350 ml of floor area and 4.0 spaces per 100 m2 of floor area for the remaining floor area. 
The proposed parking is less than the Zoning Bylaw by 16% ( 1,382 required versus 
1, I 53 proposed) but the WCAP includes the allowance for a 20% reduction in parking subject 
to a Transportation Impact Study and acceptable Transportation Demand Management (TOM) 
measures. SrnartCentres has proposed the provision of the following TOM measures: 

a) Bicycle storage (25% in addition to the bylaw requirements); 

b) Two (2) end-of-trip cycling facilitics with a total three (3) water closets per gender, 2 wash 
basins per gender and 3 showers per gender with 1 end-of-trip cycling facility on the west 
development parcel and I end-of-trip cycling facility on the east development parcel; 

c) Three (3) bus stop upgrades (bus shelters and accessible bus landing pads for each) 
within the vicinity of the site; and 

d) Ten percent (10%) of the total parking spaces pre-ducted for electrical vehicle (EV) plug
ins plus a minimum of 4 EV parking stall s (i.e., 2 on the west development parcel and 2 
on the east development parcel) be equipped with charging stations (240V). 
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4. Loading and Bike Parking: are provided according to the minimum requirements ofthe bylaw. 

5. Summary: From the adoption of the WCAP in 2006 and the initial stages of this SmartCentres 
rezoning application, City staff have consistently taken the position that SmartCentres should 
acqu ire all necessary land and construct the Alexandra/Les lie connector road realignment. 

During the rezoning application review process, City staff have revised the design of the 
realigned AlexandraILeslie connector road to reduce the number of properties required. 
However, SmartCentres could not conclude the purchase of these properties. Subsequently, 
at the request of SmarlCentres, City staff agreed to consider an alternative approach based on 
proportional cost sharing for the AlexandralLeslie connector road realignment. Using trus 
approach, the City has considered using the 20-year average ratc in determining tbe land 
values. City staff have proposed and SmartCentrcs has now agreed that that their 
proportional share for the Alexandra/Leslie connector road would be 59% of the total road 
realignment costs or $5,564,286.00 including $3,745,058.00 as a cash contribution for land 
and $1 ,819,228.00 as a letter of credit for construction of the road. See the table below for a 
summary of the Alexandra/Leslie connector road total costs and the SmartCentres 
proportional share. However, the proportional share approach requires other developers 
within the defined catchment area to contribute 41 % of Alexandra/Leslie connector road 
costs. 

AlexandraILeslie con~~~r Road - sn;,:lrtcentres Total Connector Initial SmartCentre!: Net SmartCentres 

Prooortional Cost Share based on 59% Road Costs Contribution Contribution 

land Costs (by cash) $8,205,030.00 Notto 1 $3,745,058.00 '*"- 3 $1 ,730,217.00 

Construction Costs (by Letter of Credit) $3,083,437.00 Hcul2 $1 ,819,228.00 '*"- 2 $1 ,819,228.00 

Total $11,288,467.00 $5,564,286.00 $3,549,445.00 

Notes Specific to Proportional Cost Share Approach 

Note 1: After sale of the remnant portions of the 5 properties (53.8% of the total area not 
required for the real ignment of Alexandra Road), SmartCentres would be eligible for 
future reimbursement of up to the lesser of: 

a) 59% of the net proceeds from selling the remnant of the 5 properties less any of the 
proceeds used to acquire the 5 properties (as the proceeds from the sale of the 
remnant portions of the 5 properties would be used first towards any premiums 
necessary to acquire the 5 propert ies) . 

b) 53.8% ($2,014,841.00) of the Smart Centres original contribution towards the land 
purchase ($3,745,058.00). 

Note 2: Under a separate process, SmartCentres would be e ligible for up to $113,723.00 (based 
on traffic usage of59% of the total $192,750.00) as Roads DCC credits towards the 
Garden City Road/Leslie Road traffic signal at the time of issuance of a Building 
Permit. 

Note 3: Exact Smart Centres net contribution on land would be subject to the amount of 
proceeds from selling the remnant portion of the 5 properties less any of the proceeds 
used to acqui re the 5 properties (as noted in Note 1). 
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Engineering & Servicing 

I. Storm Sewer: All site storm drainage must be directed to Alexandra Road except for road run
ofT from the south half of High Street and May Drive that may be drained to Alderbridge Way_ 
The storm sewer along the Alexandra Road must be upgraded to a minimum 600mm diameter 
pipe including a new connection across Garden City Road to me existing 1200mm diameter 
storm drain. 

2. Sanitary Sewer: Sanitary analysis is required to the Odlin West sanitary pump station. 
Sanitary sewer improvements are required on Alexandra Road, May Drive and High Street. 
A 6.0 m wide Statutory Right of Way (SRW) for utility purposes is required for the proposed 
sanitary sewer within the future May Drive connecting Alexandra Road and Tomicki 
Avenue. The required SRW is located within 9451 and 947 1 Alexandra Road and is to be 
measured 6.0 m from the east property lines of these 2 properties. 

3. Water Service: A new watermain is required on Alexandra Road, High Street and May Drive 
and asbestos-cement (AC) watermain replacement is required along Garden City Road. 

4. Hydroffelephone: Pre-ducting works are required on the following proposed roads subject 
to confirmation from BC Hydro and telecom providers: 

a) proposed May Drive (from Alderbridge Way to Alexandra Road), and 

b) proposed High Street (from Alderbridge way to Alexandra Road). 

The removal of existing power poles and installation of underground pre-ducting along the 
east side of Garden City Road and along the north side of Alexandra Road will be at the 
di scretion of BC Hydro. 

5. Summary: The City has defined the scope of work description for required frontage 
improvements and site servicing for the Servicing Agreement in the Rezoning Considerations 
(see Attachment 7). All servicing infrastructure works shall be as per City requirements and 
to fi nal approval by the Director of Engineering and the Director of Transportation. 

Site Pla nning & Urban Design 

1. Pedestrian-Oriented Village Centre: The WCAP envisions a compact, urban, pedestrian 
friendly village centre for the Alexandra Neighbourhood - Area A (proposed west parcel). 
There are enhanced pedestrian environments within the development that include wider 
sidewaJks, raised pedestrian crossings, permanent and seasonal plaza areas and a moderate 
level of pedestrian enhancements. Further design development is required at the 
Development Permit stage to ensure a high quality design with an appropriate level of 
pedestrian amenities. 

2. Slreetscape Design: The proposed streetscape design responds to the various edge conditions 
surrounding the site including the 2 greenways (along Alderbridge Way and Garden City 
Road). However, further design development is required through the Development Permit 
stage to ensure effective screening of parking areas, adequate buffering of the parkade and 
loading/service areas, building fal(ade enhancements and boulevard treatments, the 
e limination of stairs in the public realm and high quality streetscape design. The High Street 
is an important urban design component of the Alexandra neighbourhood village centre 
concept that should be designed to generate and attract pedestrian activity with retail uses, 
appealing stTeetfront architectural fal(ades, variety in streetscape design and high quality 
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pedestrian amenities. While the proposed site plan allows for adequate space, careful 
attention to detailed design at a larger scale is required during the Development Pennit stage 
to ensure the WeAP vision is achieved with an appropriate level of activation for this 
important pedestrian retail street. 

3. Design Development: Further design development at the Development Permit stage is a 
requirement of the rezoning cons iderations, see Attachment 7. 

Architectural Form & Character 

Street Fronting Building Facades: The proposed building fa~ades include design variety and 
visual interest that break long retail frontages into smaller CRU's. The streetfront fayade design 
also attempts to replicate retail storefronts, along streets with rear fac ing buildings however, 
further design development is required at the Development Permit stage to ensure there is: 

• correlation between storefront far;adc design and proposed CRU floor areas; 

• appropriately scaled bui lding streetwalls with a visual appearance tall e-.r than I-storey; 

• sufficient archi tectural variety with appropriate design commonalities; 

• incorporation of high quality building materials with abundant storefront transparency; 

• a complementary mix of retail uses and an integrated stTeetscape design; 

• acceptable pedestrian activation with potential for retail uses expanding onto the boulevard; 

• adequate streetscape improvements with appropriate pedestrian comforts and amenities; 

• creation of a vibrant, attractive and pedestrian friendly retail/commercial street; and 

• a coordinated streetscape design with ample visual interest and pedestrian scaled signage. 

Existing Trees, Landscape & Open Space Design 

Existing Trees: 

1. Tree Survey & Compensation: SmartCentres has provided a tree survey and indicated that 
all site trees will be removed due to raising the s ite grade to achieve the required Flood 
Construction Level (FCL) of2.6m GSC. SrnartCentres will provide 344 replacement trees as 
part of the landscape plan and/or cash-in-lieu if the total number of replacement trees calIDot 
be located on-site. The existing site trees can be removed fo llowing the Public Hearing with 
the appropriate tree removal pennit and bonding for replacement trees on a 2 for 1 basis. 

2. SignificantIHigh Value Trees & Compensation: There are 3 significant trees and 1 high value 
tree (ie. I-80cm caliper Douglas Fir, I-I ll cm caliper Douglas Fir, 1-100cm Linden and 35cm 
Balsam Fir), which SmartCentres proposes to remove. SmartCentres proposes to plant 4 
specimen replacement coniferous trees (minimum 5 m high) and this will be addressed at the 
Development Pennit stage. 

Landscape & Open Space Design: 

1. Alexandra Way Pedestrian Corridor: This important neighbourhood pedestrian corridor is 
proposed to extend along the both sides (east and west boulevards) of the High Street north 
block with a cOimection between the east and west development parcels at the both ends of 
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the High Street north block. This pedestrian corridor continues through the west 
development parcel, eventually connecting with the northeast comer of the Garden City Road 
and Alderbridge Way intersection. The proposed design allows for a minimum 3.5m wide 
pedestrian walkway including the following features, decorative paving, lighting, banners, 
hanging baskets, street furniture, way finding signage, weather-protection, -tree, shrub and 
floral plantings, seasonal displays and public art. 

Further design development is required during the Servicing Agreement and Development 
Pennit stages to ensure a high quality design with a full range of pedestrian amenities and 
comforts. A SRW will be required over this area to ensure public pedestrian access and 
maintenance of thi s pedestrian corridor will be the responsibility of the SmartCentres. 

2. Boulevard Design: Both Alderbridge Way and Garden City Road are designated greenways 
with boulevard planting strips, minimum 2 rows of street trees and off-street bike lanes. The 
design proposes a shared pedestrian/bike path along Alderbridge Way and a separated 
pedestrian sidewalk and bike lane along Garden City Road. The proposed landscape design 
behind the sidewalk (within the building setback) includes a zone of tree and shrub planting 
that varies in width along the fronting roads in order to enhance the rear building facades. 
Along Alexandra Road, the Building A (west parcel) loading area would he screened by a 
minimum 2m wide landscape strip between the sidewalk and the screen wall while the 
Walmart loading area (east parcel) would be screened by a minimum 4.0 I.n wide landscape 
strip between the sidewalk and the screen wall including an overhead trellis for additional 
screening from above. The proposed High Street design features wider sidewalks (min. 
4.5m wide) for cafes and retail activities to expand onto the boulevard, with street trees and 
median plantings to add variety and seasonal interest to the streetscape design. May Drive is 
proposed as a standard City street with typical sidewalk and boulevard plantings. More 
design development of these street frontages is required through the Servicing Agreement 
and Development Pennit stages to ensure high quality streetscapes. 

3. Raised Landscape Deck: The design proposal includes an elevated landscape deck at the 
northeast corner of the site to screen open parking areas and add usable green space. The 
grade transition from Alexandra Road onto the landscape deck has been reduced to a 
maximum slope of 3: I. The proposed deck design incorporates multiple pedestrian entry 
points including a stair connection to the parking area below. The proposed design character 
is infonnal and predominately green incorporating passive recreation opportunities with 
numerous seating areas adjacent to the pathway system. The pathway system includes 
minimum 2.0 m w ide sidewalks and pedestrian scale lighting for safety. The proposed 
planting includes abundant tree and evergreen shrub planting complete with an automatic 
irrigation system. Further design development will be necessary to ensure a high quality 
design and appropriate crime prevention measures are incorporated and maintenance of this 
SRW area wi ll be the responsibility of the developer/owner. 

Alexandra District Energy Utility (ADEU), Sustainability & Environmental Design 

I. Alexandra District Energy Utility (ADEU): SmartCentres has agreed that 63% to 69% of the 
proposed floor area or approximately 70% of the total annual heating and cooling energy 
demand will be serviced by the ADEU but this is subject to Council approval of amendments 
to the ADEU bylaw to allow less than 70% participation. Furthennore, obligations to 
connect to the ADEU will be subject to Counci l's future approval of capital funding for the 
expansion of ADEU infrastructure necessary to service the development. The participation 
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of this development proposal in the ADEU will be limited to the large format tenants 
(Build ings A and the East Anchor Building - Walmart Store). More detailed energy 
modelling will be required to establish the extent of the energy demand represented by those 
tenants. Smart Centres will be required to coordinate with Engineering staff to dctcnnine this 
demand as part of the Servicing Agreement process. 

2. Other Sustainability & Environmental Design: SmartCentres has agreed to provide the 
following environmental and sustainabi lity features: 

• LEED Silver equivalency for the project; 

• Compact development with the majority of parking in 3 structured parking areas; 

• Improved on-site pedestrian circulation; 

• Water efficient plumbing fixtures and drought tolerant planting; 

• Reduced storm water discharge through permeable paving, rooftop detention, bio-swales 
and oil-water separators; and 

• Reduced energy consumption and light pollution and efficiencies due to the bui lding 
envelope and HV AC systems plus high-efficiency night-sky friendly lighting. 

Public Art & Crime Prevention Through Environmental Design (CPTEO) 

I. Public Art: Smart Centres will either provide public art on-site along the Alexandra Way 
pedestrian corridor in accordance with the Ciry's Public Art Policy or provide cash-in-lieu to 
the City Public Art fund, which is currently estimated to be approximately $155,077.00 
(387,692 ft' x $0.40/ft'). 

2. CPTED : The inside of the parkade (walls, columns and ceilings) will be painted with 
reflective white paint with lighting levels as required by the BC Building Code. The open 
parking areas will be well lit with fixtures providing good colour rendition. A complete and 
comprehensive li st of CPT ED enhancements will be provided during the Development 
Permit stage. 

Refuse & Recycling 

Refuse/recycling faci lities will be provided in each garbage room, including grease bins for 
restaurants, if appropriate. Garbage rooms will be provided with 2 large containers (for garbage 
and cardboard) and separate carts for food scraps, paper, glass and plastics (4 carts in total). Plans 
will be provided at the Development Pennit stage with the layout and location of all facilities. 

Richmond Advisory Design Panel (ADP) 

This rezoning application was presented to the ADP on December 81h
, 201 1. See Attachment 10 

for ADP comments followed by SmartCentres responses in boltl italics. The ADP expressed 
concerns regarding the [ann and character of the SmartCentres proposal , whkh are summarized 
in the following statements: 

• Project would benefit from increased density to reflect a more urban ' Village' character; 

• More sto refronts and retail development that front onto the surrounding perimeter roads; 
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• Improved architectural retail streetfront design to create an improved 'Gateway' experience; 

• More intense urban design required to create a more sophisticated urban character; 

• A stronger architectural expression is required to balance the s ize and scale of Walrnart store; 

• High Street requires more vertical definition and should be the retail heart of the project; 

• A hierarchy of linked outdoor rooms is requi red along the Alexandra Way pedestrian corridor; 

• Pedestrian improvements are needed at entries and crossings plus continuous rain protection; 

• The elevated landscape deck should expand the variety of uses and improve linkage to the site; 

• More attention to CPTED issues is required wlder the elevated landscape deck; and 

• Inadequate screen ing of the loading areas. 

Financial Impact or Economic Impact 

The proportional share approach is recommended, as SmartCentres was \ll1able to acquire the 
properties required for the Alexandra/Leslie connector road and by default, this is the only 
available option. It also distributes the road realignment costs proportionately to the properties 
within the catchment area that will ultimately benefit from the COIUlector road assuming that 10 
years is a reasonable timeframe to complete the land assembly process and construct the 
connector road. However, the proportional share approach requires the City to accept some 
uncertainty (see Transportation & Traffic Section above) associated with the AlexandralLeslie 
connector road that increase with time. If the AlexandralLes lie connector road is not completed 
wi thin 10 years the City may be confronted with the following decisions: 

• Extend the ti me frame for completing the connector road accepting that some escalation costs 
may accrue to the City with the possible need to find a supplemental flUlding source; or 

• Accelerate the time frame for complcting the connector road through land expropriation; or 

• Potentially encounter a gradually decreasing level of service and increasing traffic congestion 
in the immediate area resulting in the need for the City to seek other alternative traffic 
improvement measures. 

SmartCentres must contribute $5,564,286.00 for the future Alexandra/Leslie Connector Road, 
$3,745,058.00 as a cash contribution for land and $ 1,8 19,228.00 as a letter of credit for 
construction of the road , prior to final adoption of the rezoning. The proportionate contribution 
(59%) by SmartCentres for the AlexandralLeslie connector road is based on asswnptions 
concerning future acquisiti on and construction costs; therefore there are some risks that the City 
is assuming. The remaining 41 % of the connector road total costs would be funded by other 
owners/developers within the defined catchment area. 
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Conclusion 

Contingent on the acceptability of a proportional cost share approach and the risks to the City as 
described above, staff recommend support for the proposed shopping centre development by 
Smart Centres referred to as Central at Garden City and furthermore that this rezoning application 
proceed to Public Hearing. 

/ 

Brian Guzzi, MCIP, MCSLA 
Senior Planner - Urban Design 
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City of Richmond 
6911 No.3 Road 
Richmond, Be V6Y 2el 
www.richmond.ca 
604·276·4000 

Development Application 
Data Sheet 

RZ 10-528877 Attachment 3 

4660, 4680, 4700, 4720, 4740 Garden City Road and 
9040, 9060, 9080, 9180, 9200,9260, 9280,9320, 9340, 9360, 9400, 9420, 9440, 9480, 

Addresses: 9500 Alexandra Road 

Appl icant: First Richmond North Shopping Centres Ltd. 

Planning Areals): West Cambie Area - Alexandra Neighbourhood 

Existing Proposed Variance 

Owner: First Richmond North Shopping Centres Ltd. -

Site Size (m2): 67,891 m 2 (16.8 ac.) 58,631 m 2 (14.5 ac.) -
Land Dedications: 

High Street: N/A 3,363 rn2 (36 ,200 ftZ) 

May Drive: N/A 3,125 m2 (33,637 ftZ) -
Alderbridge Way: N/A 2,144 m' (23 ,076 ft') 

Area J: N/A 654 m' (7,039 ft') 

l and Uses: Vacant Mixed Use: Retail/Commercial -

OCP DeSignation: Commercial Commercial -

Area Plan 
Mixed Use: Retail/Commercial Mixed Use: Retail/Commercial 

Designation: 
-

Zoning: Single Detached (RS1/F) 
Neighbourhood Commercial (ZC32) 

- West Cambie Area 

Gross Floor Area: none 36,018 m' (387,692 ft') -

Leasable Floor Area : none 34,575 m' (372,162 ft') . 

Other Designations: Partial ESA Designation Elimination of ESA Designation OCP 
amendment 

Area A - Min. 1.25 to Max. 2.0 FAR Area A - 0.62 FAR OCP 
amendment 

Floor Area Ratio: 
Area B - Max. 1.0 FAR Area 8 - 0.61 FAR none 

Building Lot 0% Area A - 54.8% none 

Coverage (Max. 55%) 
0% Area 8 - 53.2% (with deck) none 

Table continued on next page 
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I 

On Future Subdivided Lots 
Proposed Variance 

Bylaw Requirement 

West Parcel - 29,362 m2 (316,049 ff) 
Lot Size 

2 ha (4.94 ac.) 
or 7.26 ac. 

(min. dimensions): East Parcel - 29,243 m1. (314,769 ff) none 

or 7.22 ac. 

Road Setbacks -
Alderbridge Way: Min. 2.0 m Min. 2.0 m 
Garden City Road: Min. 3.0 m Min. 3.0 m 
Alexandra Road: Min. 1.0 m Min. 1.0 m none 

High Street Min. 3.0 m Min. 3.6 m 
May Drive: Min. 5.0 m Min. 5.0 m 

Area A - Max. 20 m Area A -17.81 m 
Height (m): none 

Area B - Max. 20 m Area B - 16.23 m 

Off-street Parking: 3 stall per 100 m2 (R), 
840 (R) , 

Regular (R), Max. 50% (S) allowed, 
288 (S) , 

Small (5), Min. 2% (A) requ ired , 
25 (A) 

none 

Accessible (A) : Required Total = 1,382 
Total = 1,153 With TOM Package = 1,153 

Parking Rate 
3 5tall5/100m2 (first 350 m2) 3.33 stalls/100m2 none 4.0 stal!s/100m2 (remainder) 

loading Spaces: 
5 large (WB-17) spaces & 8 large (WB-17) spaces & 

none 7 medium (SU9) spaces 6 temporary small (5 .5 m x 2.65 m) 

Bicycle Parking: 
Class 1 - 94 Class 1-119 

Class 1 (Long Term), 
Class 2 -138 Class 2 - 172 none 

Class 2 (Short Term) 

Other: Tree replacement compensation required for loss of 172 existing/former site trees (on 2 for 1 
basis at $500.00 per tree) plus 3 existing significant trees and 1 existing high value tree (on a 1 for 1 
basis at $5,000.00 per tree). 
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Attachment 6A: Alexandra Neighbourhood Land Use Map (existing) 

of Richmond 

Alexandra 

An!a 01 No Hoo.Ising 
W lilt - Affected by A«ratI NoIse 

~ Buslness/Ofllcl-orru 
~ overre\a~FARupl .25 

~ Convenience Comm.~lll 

Residential Area 1 
~ 1.M base FAR (Mil(. 1.70 FAR 
~ wIIh densHy bonusilg lor affordable 

h0051011). Townhou .. , low-rise Aptl. 
(4-sIGfey typical), 

Resldentlal Area lA 
~ 1.50 bu, FAR (Max. 1.7SFAR 
~ wIIh density bonulhg lor lIffordable 

housing). Townhou .. ,1ovMise 
Apts. (&,siarey 1'I\&U'n~). 

R •• ldentlal Are.l 
rrmm 0.55 basi FAR (Max. 0.75 FAR v.1th density 
rLLLLLLJ bonusinll for Il'I'ORIable hoolhg). 2 & 3-starey 

TCY<T1I\OUSfS. 

Mixed Use: Hotel, offlc. and streetlronl retail 
ff::': ;':'~l commercial. Area A: Min. 1.25 FAR up to 2.0. 

.. :,.,.",. Arua 8: Large and ameli 1100, plate up tQ 
1.0 FAR. 

Mlud UII: 
~ • abutting the H~h Street, medium density 
~ resldentlf,l over retaU; • 

• not abittllrlg !he High Street, medb'n density 
l'DSIdentlaJ. 

1.25 ball FAR. BulkIng heights low tomlcklse. 
(Max. 1.50 FAR wtIh dan$lty bonusing lot 
atrordable housing). 

~ CommunIty InstltutiOflal 

~ Patlt;NortIl , 
~ PIrt, South Part Way 

~ Alexatldra Way (Public Rights 
~ 01 Paull,"", Right-of-way) 

_ Proposed Roadways 

* .-, • • 
'. .... " 
o 

High Streel 

Futu.,. loIersection.& 
del.aila 10 be developed 

Future Landmarka kI 
~aIJon wUI Traftic 
CMnhg Measuretl 

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

Original Adoplion: September 12, 1988 1 Plan Adoption: July 24, 2006 
318&793 

West Cambi e Area Plan 50 
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Attachment 68: Alexandra Neighbourhood Land Use Map (proposed) 

City of Richmond 

- - a Are. 01 No Housing 
AlIe~ by ,Ajl'Q'aft Noise 

~ BuslnnslOtflce. offICe 
~ over reid FAR up 1.25 

~ Convenience Commerelal 

~ R .. ld.nU" , A, .. 1 
~ 1.50 basI FAR (Max. 1.70 FAR 

with density banuslng lor 
lIrordabie housing). Townhoo$8, 
low-rise Apts. (4-storey typical) 

11m Ruld a nllal Are a lA 
1.50 base FAR (Max. US FAR 
with den,lty banuling lor 
affordable housing). Townhouse, 
LOYHiM Apt •• (6-I IOfey mwdmum). 

~ Community Insiliullona l 

Schedule A attached to and forming part of 8ylaw 8865 

Res idential AlII 2 
0.65 base fAR (Max. 0.7S FAR 
with density bonu~ for 
alfordable IIouUig). 2 & 3-slorey 
Townhouses. 

Mixed Us.: Hotel, office and 
streeltront retaD commertllol. 
Aria A: Min. 0.60 FAR up to 2.0 
Area 9 : Largo and StniI.1Ioor 
plate up to 1.0 FAR 

Mind Use: 
• abutting the High Sireet, medium 

~ 
~ 

-
* density resldenllal ~r reUlII: .. .. '" 

• nolabutting the High Street, medium : ,1 
density residentlal. .. .. 

1.25 ban FAR. Bu~dlng heights low 0 
to mid-rise. (Max. 1.50 FAR with 
density boouslng fOf affordable hauling). 

Park: North Par\( Way, Central 
Park, South Parte Way 

Alexandra Way (Public Rights of 
Passage Right-of-way) 

PropoSll!d Roadways 

High Street 

New Traffic Signals 

Featuralntersectlon& • 
details to be developed 

Feature Landmarks ill 
I t with Traffic 
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Attachment 7 

Rezoning Considerations 

4660,4680, 4700, 4720,4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 9260, 
9280,9320,9340, 9360, 9400, 9420, 9440, 9480, 9500 Alexandra Road 

RZ 10-528877 

Prior to issuance of a tree cutting permit after Public Hearing, the developer is required to 
complete the following: 

Provision of a letter of credit acceptable to the City in the amount of $192,000.00 (i.e., 344 
replacement tree x $500.00 each plus 3 significant trees and 1 high value tree x $5,000.00 each) as 
security for replacement trees. 

Prior to final adoption of Zoning Amendment Bylaw 8864, the developer is required to complete 
the followin g: 

I. Final Adoption ofOCP Amendment Bylaws 8865 and 8973. 

2. Required RoadlUtility Dedications: 

a) Alderbridge Way: Road dedication required to accommodate the frontage improvements 
noted in Servicing Agreement Items 16 below to the back of the 303m wide shared 
pedestrian/cyclist path on the north side of the road. Exact dedication to be detennined 
through a road functional design drawing to be prepared by SmartCentres and to the 
satisfaction of the Director of Transportation and the Director of Engineering. 

b) Garden City Road: Road dedication required to accommodate the frontage improvements 
noted in Servicing Agreement Items 16 below to the back of the 2.0 wide sidewalk on the east 
side of the road. Exact dedication to be determined through a road functional design drawing 
to be prepared by SmartCentres and to the satisfaction of the Director of Transportation and 
the Director of Engineering. 

c) May Drive: A minimum 20m wide road dedication required between Alderbridge Way and 
Alexandra Road to accommodate the frontage improvements noted in Servicing Agreement 
Items 16 be low and to the satisfaction of the Director of Transportation and the Director of 
Engineering. 

d) High Street: A minimum 22.7m wide road dedication required between Alderbridge Way and 
Alexandra Road to accommodate the frontage improvements noted in Servicing Agreement 
Items 16 below and to the satisfaction of the Director of Transportation and the Director of 
Engineering. 

e) Provision of minimum 4m x 4m comer cuts (as dedication) required at all intersections where 
pub lic roads intersect and approved by the Director of Transportation and the Director of 
Engineering except in locations where the proposed road geometry requires additional land 
dedication to ensure that the travel portion of the road and the adjacent sidewalks are within 
the road right of way to the sati sfaction of the Director of Development and the Director of 
Transportation. The comer cuts to be measured from the "new" property lines. 
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f) Provision of a minimum 6.0 m wide utility SRW is required for the proposed sanitary sewer at 
future May Drive between Alexandra Road and Tomicki Avenue. The required SROW is to be 
located either within 9451 and 9471 Alexandra Road and measured 6.0 m from the east 
property lines of these 2 properties or located on 9491 Alexandra Road and measured 6.0 m 
from the west property line. 

g) Final determination of the exact road dedications and construction requirements are subject to 
minor revisions as determined by the functional road design and to the satisfaction of the 
Director of Transportation and Director of Development. 

3. Required land transfers: 
a) Area 1: approximately 654 m l ofland on the east side of the realigned May Drive extension, 

located at the northeast corner of the development site (to be con tinned by legal survey) is to 
be transferred to the City as a fee simple lot as "Park" overlapped with Environmentally 
Sensitive Area (ESA) designation at nominal cost (i.e., $10.00) and to the satisfaction of the 
Manager of Real Estate Services and the Director of Development. A separate purchase and 
sale agreement will be required for this land transfer, see Site Plan dated November 13, 2012. 

b) Final determination of the exact land transfer area is subject to minor revisions as determined 
by the functional road design, to be confirmed by survey plans and to the satisfaction of the 
Director of Transportation and Director of Development. 

4. Required Statutory Rights of Way (SRW's) : 

a) Granting ofa variable width Statutory Right of Way (SRW) for sidewalk purposes that 
connects the northeast corner of the Alexandra RoadIHigh Street intersection with the northeast 
comer of the Alexandra Way/Garden City Road intersection through the west development 
parcel for the purposes of establishing a public pedestrian walkway referred to as the 
'Alexandra Way' pedestrian corridor in the WCAP. This SRW should include the following: 

3448492 

1. A minimum 3.5 m wide sidewalk, within the building setback between the property line 
and the proposed building fayades on both sides of the High Street within the north block, 

11. A minimum 3.5 m wide sidewalk, within the west development parcel along the north side 
of the northerly east-west drive aisle including all necessary and associated pedestrian 
crossings that traverse parking lot drive aisles; 

111. A pedestrian plaza within the west development parcel at the west end of the northerly 
east-west drive aisle as shown on the Site Plan dated November 13, 2012 including all 
necessary and associated pedestrian crossings that traverse parking lot drive aisles ; 

lV. A minimum 3.5 m wide sidewalk on the east side of the westerly north-south drive aisle 
including all necessary and associated pedestrian crossings that traverse parking lot drive 
aisles within the west development parcel; 

v. A minimum 3.5 m wide diagonal sidewalk connecting the west development parcel with the 
Alderbridge Way/Garden City Road intersection including the corner pedestrian plaza; and 

Vi. A reference plan is required with the appropriate area shaded to identify this proposed SRW 
to be confinned by survey plan and a legal plan for registration in the land title office. 

The design of Alexandra Way public pedestrian corridor requires further design development 
through the Development Permit process. This pedestrian corridor shall include decorative 
pedestrian and vehicle paving, decorative street lighting and banners, high quality retail 
signage, street furniture and continuous weather protection, street trees, shrub planting, 
decorative accent floral planting, high-quality public open spaces along the corridor and 
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periodic focal elements such as public art, special effect night lighting, outdoor cafes/eating 
areas and/or other attractors and generator of pedestrian traffic and all to the satisfaction of the 
Director of Development. The construction and maintenance of including liability for the 
Alexandra Way public pedestrian corridor shall be the responsibility of SmartCentres. 

b) Granting of an approximately 52.88 m wide (ie.length varies from approximately 68.19 In to 
78.99 m) Statutory Right of Way (SRW) along Alexandra Road and the northeast comer of the 
proposed east development parcel (including Area E) for the purposes of establishing a 
passive recreation, public open space located on an elevated deck (ie. a,hove vehicle parking) 
including the transition areas to the fronting streets (Alexandra Road and May Drive). A 
reference plan is required with the appropriate area shaded to identify this proposed SR W to 
be confirmed by volumetric survey plan and a legal plan to the satisfaction of the Director of 
Development prior to registration in the land title office. The design of this elevated landscape 
deck and transition areas requires further design development through the Development 
Permit process but is intended to be an important feature of the site design including barrier 
free pedestrian access, multiple entry points including a stair connection to the surface parking 
lot below, decorative pedestrian paving, lighting, street furniture, numerous seating 
opportunities with abundant trees, shrub, groundcover and sodded grass planting, an all to the 
satisfaction of the Director of Development. The construction and maintenance of including 
liability for the elevated landscape deck and transition areas shall be the responsibility of 
SmartCentres. 

c) Final determination of the exact PROP-SRW's and construction requirements are subject to 
minor revisions as determined by the functional road design and to the satisfaction of the 
Director of Transportation, Director of Engineering and Director of Development. 

5. Consolidation of the following 20 lots in order to create two (2) development parcels (east and 
west) plus Area J (i.e., the existing dwellings have already been demolished). See the table below. 

Address Pia Legal Address Zoning Owner 

4660 Garden Ci ty Road 003-491·986 
Lot 53 Section 34 Bloc)( 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 41957 (RS11F) Shopping Centres Ltd. 

4680 Garden City Road 003-522-725 
lot 1 Section 34 Blocl\ 5 North Range 6 West New Single DGtached First Richmond North 

Westminster District Plan 15498 (RS11F) Sf,epping Centres Ltd. 

4700 Garderl City Road 001·985-281 
lot 2 Section 34 Blocl\ 5 North Range 6 West New Single Delacl1ed First Richmond North 

Westminster District Plan 15498 (RSflF) Shopping Centres ltd. 

4720 Garden City Road 003-640-D43 
lot 3 Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 15498 (RS1JF) Shopping Centres Ltd. 

lot 4 Except: Firstly, Parcel A (Bylaw Plan 73626), 

4740 Garden City Road 008·141·525 
Secondly, Part on Plan LMP41468 Section 34 Blocl\ Sirlgle Detached First RJdlmond North 

5 North Range 6 West New Westminster District (RS11F) Shopping Centres ltd. 
Plan 15498 

9040 Alexandra Road 003·514-889 
lot 54 Section 34 Block 5 North Range 6 West New Single Detached First Rfchmond North 

Westminster District Plan 41957 (RS11F) Shopping Centres Ltd. 

9060 Alexandra Road 007-133·138 
lot 37 Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 34867 IRStlF) Shopping Centres Ltd. 

9080 Alexandra Road 004-192·141 
lot 38 Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 34867 (RS11F) Shopping Centres ltd. 
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North 249.3 Feet Lot 3 Except: Parcel 'A' (Explanatory 
Single Detached First Richmood North 9180Alexandra Road 012-032-476 Ian 8738), Block 'C' Section 34 Block 5 North Range 6 (RSi/F) S110pping Centres ltd. 

West New Westminster District Plan 1224 

Parcel 'A' (Explanatort Plan 8738), Lot 3 Block 'C' 
Single Detached First Rid1mond North 9200 Alexandra Road 003-498-433 Sectioo 34 Block 5 North Range 6 West New 

IRS1/F) Shopping Centres Ltd. 
Westminster District Plan 1224 

Parcel 'One' (ExplanatOfY Plan 9711 ) Lots 3 and 4 
Single Detached First Ridlmond North 9260 Alexandra Road 012-032-522 Block ·c· Section 34 Block 5 North Range 6 West New 

IRS1iF) Shopping Centres Ltd. 
Westminster District Plan 1224 

9280 Alexandra Road 012-032-557 West Half Lot 5 Block 'C' Sectioo 34 Block 5 North Single Detached First Richmond North 
Range 6 West New Westminster District Plan 1224 (RS11F) Shopping Centres Ltd. 

932O Alexandra Road 004-079-124 East Half Lot 5 Block 'C' Section 34 Block 5 North Single Detacl1ed First Richmond North 
Range 6 West New Westminster District Plan 1224 (RS1IF) Shopping Centres Ltd. 

9340 Alexandra Road 000-868-655 
Lot 'B' Secti0fl34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 11945 (RS11F) Shopping Centres Ltd. 

9360 Alexandra Road 000-556-939 
Lot A Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 11945 (RS1iF) Shopping Centres Ltd. 

9400 Alexandra Road 012-032-573 
West Half Lot 7 Block 'C' Section 34 Block 5 North Single Detached First Richmood North 
Range 6 West New Westminster District Plan 1224 (RSHF) Shopping Centres Ltd. 

9420 Alexandra Road 004-204-662 
East Half Lot 7 Block 'C' Section 34 Block 5 North Single D-'!tached First Richmor.d North 
Range 6 West New Westminster District Plan 1224 (RS11F) Shopping Centres Ltd. 

9440 Alexandra Road 012-032-581 
West Half Lot 8 Block 'C' Section 34 Block 5 North Single Detached First Richmond North 
Range 6 West New Westminster District Plan 1224 (RS1IF) Shopping Centres Ltd. 

9480 Alexandra Road 001-084-372 
East Half Lot 8 Block 'C' Section 34 Block 5 North Single Detached First Ricl1mond North 
Range 6 West New Westminster District Plan 1224 IRS11F) Shopping Centres Ltd. 

9500 Alexandra Road 008-130-990 
West Half Lot 9 Block 'C' Section 34 Block 5 NorIh Single Detached First Richmond North 
Range 6 West New Westminster District Plan 1224 IRS11F) Shopping Centres Ltd. 

6. Registration of an aircraft noise indemnity covenant for non-sensitive uses on title. 

7. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.6 m 
GSc. The proposed development is designed to 2.6m GSC with the exception of the proposed 
Walmart loading dock/service area, main lobby including the proposed clinic area and Buildings M 
and N along Alderbridge Way. SmartCentres will be required to submit a survey of Alderbridge 
Way (May Drive to High Street). set these finished floor elevations as high as possible and provide 
a supportable rational, which are all subject to the satisfaction of the Manager of Buildings and the 
Director of Engineering. 

8. Registration ofa legal agreement on title ensuring that the only means ofvehicJe access is to 
Alexandra Road, the proposed High Street and the proposed extension of May Drive and that there 
be no access to Alderbridge Way or Garden City Road and to the satisfaction of the Director of 
Development. 

9. SmartCentres has voluntarily agreed to incorporate on-site public art installation(s) along the 
Alexandra Way public pedestrian corridor in accordance with the City's Public Art Policy with an 
approximate value of $155,077.00 (387,692 ftl x $0040l ft 2

) and to the satisfaction of the Director of 
Development. A letter of credit in the amount of $155,077.00 (387,692 It' x $0.40/ft') is a 
requirement as security for public art to be installed on-site. If SmartCentres elects not to install 
on-site public art, then SmartCentres must agree to voluntarily contribute $0040 per buildable 
square foot or $155,077.00 (387,692 ft' x $OAO/ft') to the City's public art fund. 
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10. City acceptance of Smart Centres offer to voluntarily contribute $0.60 per buildable square foot for 
City Beautification or $232,615 .00 (ie. 387,692 11' x $0.60/11') as part of the City' s West Cambie 
Area - Alexandra Interim Amenity Charges. A reduction to this contribution for the design and 
construction costs related to the Alexandra Way pedestrian corridor if any, is to be determined by 
the Director of Development. 

11. City acceptance of Smart Centres offer to voluntarily contribute $0.07 per buildable square foot for 
Community and Engineering Planning or $27,138 .44 (ie. 387,692 ft2 x $O.07/fit) as part of the 
City's West Cambie - Alexandra Interim Amenity Charges. 

12. City acceptance of Smart Centres offer to voluntarily contribute $90,000.00 for 3 bus shelters 
($25,000 each for the bus shelter plus $5,000 for the bus landing pad) at each of the following 
locations, if SmartCentres does not upgrade these bus stop locations and to the satisfaction of the 
Director of Transportation: . 

a) north of Alexandra Road on the west side of Garden City Road, 

b) south of Alderbridge Way on the west side of Garden City Road, and 

c) south ofOdlin Road on the west side of Garden City Road or along Alderbridge Way if 
TransLink and Coast Mountain Bus Company agree to the necessary bus route revisions. 

13. Registration of a legal agreement(s) regarding SmartCentres commitment to connect to the 
Alexandra District Energy Utility (ADEU), including the operation of and use of the ADEU and all 
associated obligations and agreement as determined by the Director of Engineering. SmartCentres 
has committed that between 63-69% of.the proposed floor area or approximately 70% of the total 
annual heating and cooling energy demand will be serviced by the ADEU but this is subject to 
Council approval of amendments to the ADEU bylaw to allow less than 70% participation. 
However, participation in the ADEU will be limited to the large format tenants (Buildings A and 
the East Anchor Building - Walmart Store). More detailed energy modeling will be required to 
establish the extent of the energy demand represented by those tenants. SmartCentres will 
coordinate with Engineering staff to determine this demand as part of the Servicing Agreement 
process. 

14. Ultimate Alexandra/Leslie Connector Road: The SmartCentres is required to make contributions 
totalling $5,564,286.00 including (ie. $3,745,058.00 as a cash contribution for land, which will 
allow the City to begin the land acquisition process and $1 ,819,228 .00 as a letter of credit for 
construction of the road) all prior to final adoption of the rezoning. After the sale of the remnant 
portions of the 5 properties (53.8% of the total area not required for the realignment of Alexandra 
Road), SmartCentres would be eligible for future reimbursement of, up to the lesser of: 

a) 59% of the net proceeds from selling the remnant oflhe 5 properties less any' of the proceeds 
used to acquire the 5 properties (as the proceeds from the sale of the remnant portions of the 5 
properties would be used first towards any premiums necessary to acquire the 5 properties) ; or 

b) 53 .8% ($2,0 14,841 .00) of the SmartCentres original contribution towards the land purchase 
($3 ,745,058.00); and 

c) A legal agreement for a term not exceeding 99 years to formalize the reimbursement process, 
once the Alexandra/Leslie connector road has been constructed is subject to the Council 
approval and Elector ApprovaUAlternative Approval Process requirements. 
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d) AlexandraILeslie Connector Road - Reimbursement Process: Contributors to the assembly of 
lands required for the AlexandraILeslie connector road would be reimbursed with residual 
funds from the disposal of residual lands, after the completion of the connector road and 
following payment to the City of any and all costs associated with the lands assembly and 
disposal process on a priority basis related to their respective proportional share contribution, 
assuming the following definitions : 

3448492 

1. AlexandraILeslie C01U1cctor road: The proposed realignment of Alexandra Road east of 
Garden City Road as generally indicated on the Alexandra Neighbourhood Land Use Map 
within the West Cambie Area in order to intersect with Leslie Road on the west side of 
Garden City Road including all land and construction costs. 

11. Catcluncnt Area: Properties within a defined area in the West Cambie Area that are 
projected to generate traffic volume/use along the proposed AlexandralLeslie connector 
road realignment. See Attachment 4 - Alexandra/Leslie Connector Road - Proportional 
Cost Share for SmartCentres 

111. Contributors: Owners/developers of property in the West Cambie Area within the defined 
catchment area, not exempt from contributing to the total cost (land and construction) of the 
Alexandra/Leslie connector road. If new and separate development applications for a 
different design are received for any currently exempt properties with in-stream 
applications, then these properties would then become liable to contributions for the 
Alexandra/Leslie connector road. The City remains totally exempt from contributing to the 
AlexandralLeslie connector road. 

IV. Net Present Value: = current land value escalated at 5.73% over 10 years then discounted 
back to the present value at 2.6%. Using the land appraisal agreed on by SmartCentres and 
the City for the 5 subject properties, the net present value is used to determine the total 
value of the land component required for the road realignment. 

v. Priority Basis: Repayment ofresidual funds to catchment area contributors based on a ' f1rst 
contributed, first reimbursed ' approach based on the proportional share contribution from the 
contributor following the reimbursement of the City for all cost associated with land 
assembly and disposal process for the Alexandra/Leslie connector road including but not 
limited to legal fees, mortgage fees, land title fees, moving costs, property transfer fees, 
motivational factors (as an incentive to sell, if necessary), disturbance factors, demolition 
costs, hazardous material handling and disposal costs, maintenance costs, survey cost and 
any other costs associated with the purchase, assembly, establislunent of the road right of 
way and disposal of the surplus lands. 

VI. Proportional Share Basis: The determination of costs associated with the realigrunent of the 
Alexandra/Leslie connector road (land and construction) based on the projected traffic 
volume/use resulting from the development of properties within the defined catchment area 
that are not exempt from contributing. For example, SmartCentres proportional share 
contribution has been determined to be 59% or $5,564,286.00 for both land ($3,745,058.00) 
and construction costs ($1,819,228 .00). Future land use designations from the current Area 
Plan have been used to estimate traffic generation however, if land uses within the 
catchment area are adjusted in the future, then traffic generation estimates will be adjusted 
accordingly, which in turn will shift the proportional share contributions for the 
remaining properties that are required to contribute the outstanding costs at such time. 
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With the proposed SmartCentres proposal, 41 % of the total AlexandraILeslie connector 
road cost would be outstanding. 

VB. Residual Funds: Remaining funds if any, from the sale of residual lands, net of all land 
assembly and disposal costs that accrue to the City. 

VIII. Residual Lands: Approximately 53 .8% of the 5 lots (i.e., 4560/4562 and 4580 Garden City 
Road plus 9071, 9091 and 9111 Alexandra Road) not required for the realignment of the 
Alexandra/Leslie connector road. Residual lands exclude any City land ultimately 
abandoned including roads or lanes such as the eastern portion of the existing Alexandra 
Road alignment intersecting with Garden City Road and the existing perpendicular lane. It 
is currently estimated that approximately 46.2% of the above 5 lots are required for the road 
realignment, would leave approximately 53 .8% of these 5 lots as residual land. 

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

16. Enter into a Servicing Agreement* for the design and construction of road improvements and site 
servicing. Works include, but may not be limited to the following: 

A. Transportation & Traffic Requirements 

3448492 

1. Applicant responsible for the design and construction of the following frontage 
improvements and transition between those improvements and the existing condition 
outside the development site frontage (at a minimum 30:1 taper rate for Alderbridge Way 
and Garden City Road, and a minimum 20: 1 taper rate for all internal roads) to the 
satisfaction of the City. Please refer to hem 2 for additional frontage improvements at 
intersections. Note that whi le Servicing Agreement Items A I and A2 provide a general 
description of the minimum frontage work requirements, the exact details and scope of the 
frontage works to be completed by SmartCentres would be confirmed via a functional road 
design to be prepared by SmartCentres and to the satisfaction of the Director of 
Development, the Director of Transportation and the Director of Engineering. 

a) Alderbridge Way, from Garden City Road to May Drive (from south to north): 
• enhance existing medians with decorative/gateway treatments, including but not 

limited to banners, landscaping, trees, hard landscaping, street lighting, etc.; 
• maintain two existing westbound traffic lanes; 
• maintain existing curb/gutter on the north side; 
• 1.5 m wide treed boulevard; and 
• 3.3 rn wide shared pedestrian/cyclist path. 

b) Garden City Road, from Alderbridge Way to Alexandra Road (from west to east): 
• enhance existing medians with decorative/gateway treatments, including but not 

limited to banners, landscaping, trees, hard landscaping, street lighting, etc. ; 
• maintain two existing northbound traffic lanes; 
• shift the existing northbound bicycle lane allowance onto the east boulevard; 
• 0.15 m wide curb/gutter; 
• 1.85 m wide treed boulevard; 
• 2.0 m wide bike lane; 
• 1.77 m wide grass buffer strip to separate sidewalk and bike lane; 
• 2.0 m wide sidewalk at property line; and 
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• minimum 3.0 m wide building setback from property line (west to east) sloped and 
landscaped with dense plant material to the proposed building wall with perpendicular 
walkway cOlmections to the public sidewalk including stairs' or ramps from the 
required emergency exit doors along the back of the building as required by code; and 

c) Alexandra Road, from Garden City Road to eastern limit of the development site (from 
south to north) ; 
• 2.0 III wide sidewalk; 
• 1.5 III wide boulevard; 
• 0.15 III wide curb; 
• minimum 9 III wide vehicular driving/parking surface (this pavement may be reduced 

to min. 6.2 m at mid-block locations where feas ible); and 
• minimum 1.0 III wide shoulder. 

d) May Drive, from Alderbridge Way to Alexandra Road (from west to east): 
• 2.0 m wide sidewalk; 
• 1.5 m wide boulevard; 
• 0.15 m wide curb; 
• 12.7 m wide vehicular driving/parking surface; 
• 0.15 m wide curb, 
• 1.5 m wide boulevard; and 
• 2.0 m wide sidewalk. 

e) High Street, from Alderbridge Way to Alexandra Road (from west to east) : 
• 2.0 m wide sidewalk; 
• 0.15 m wide curb; 
• 18.4 m wide vehicular driving/parking surface (i.e. , 2 x 2.5 m wide parking lane or 

landscaped boulevard near intersections, 4 x 3.35 m wide tn:ffic lanes); 
• 0. 15 m wide curb; and 
• 2.0m wide sidewalk. 

2. In addition to the frontage improvements noted in Item 1, SmartCentres is responsible for 
the design and construction of the following intersection improvements and to the 
satisfaction of the Director of Transportation and the Director of Engineering. 

a) Alderbridge Way / May Drive 

• Installation of a new traffic signal to include but not limited to the followings: signal 
pole, controller, base, hardware, pole base (City Centre decorative pole and street 
light fixture) , detection, conduits (electrical and communications), signal 
indications, communications cable, electrical wiring and service conductors, APS 
(Accessible Pedestrian Signals) and illuminated street name sign(s) . 

• Installation of an eastbound to northbound left-turn lane, with a minimum storage 
length of 60 m. Please note that while a portion of the left-turn lane may be 
accommodated within existing median, a minimum 1.2m wide median should be 
maintained. 

b) Alderbridge Way / High Street 

• Installation of a new traffic signal to include but not limited to the followings: signal 
pole, controller, base, hardware, pole base (City Centre decorative pole and street 
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light fixture), detection, conduits (electrical and communications), signal 
indications, communications cable, electrical wiring and service conductors, APS 
(Accessible Pedestrian Signals) and illuminated street name sign(s). 

• Installation of an eastbound to northbound lefHum lane, with a minimum storage 
length of 60 m. Please note that while a portion of the left-turn lane may be 
accommodated within the existing median, a minimum 1.2 m wide median should 
be maintained. 

• Installation of a westbound to northbound right-tum lane, with a minimum storage 
length of 50 m, while maintaining the two westbound through lanes as noted in Item 
Ala) above. 

c) Alderbridge Way / Garden City Road 

• Upgrade of the existing traffic signal to include but not limited to the followings : 
signal pole, controller, base, hardware, pole base (City Centre decorative pole and 
street light fixture) , detection, conduits (electrical and communications), signal 
indications, communications cable, electrical wiring and service conductors, APS 
(Accessible Pedestrian Signals) and illuminated street name sign(s) . 

• Installation of dual left-turn lanes on the southbound (a minimum total storage 
length of200 m), northbound (a minimum total storage length 0[200 m) and 
westbound approaches (a minimum total storage length of 190 m), while 
maintaining all other existing traffic lanes. Please note that while a portion of the 
left-turn lanes may be accommodated within existing medians, a minimum 1.2 m 
wide median should be maintained on all intersection approaches. 

• Installation of a westbound to northbound right-turn lane, with a minimum storage 
length of 50 m, while maintaining the two westbound through lanes as noted in Item 
A \a) above. 

• Provision of an acceptable transition between the above noted intersection 
improvements, the proposed boulevard treatment and the building setback landscape 
design (at a minimum 30: I taper rate for Alderbridge Way and Garden City Road) 
to the satisfaction of the Director of Development and the Director of 
Transportation. 

• Installation of an accessible bus shelter and landing pad (9 m x 3 m) on the east side 
of Garden City Road, just north of Alderbridge Way. 

d) Garden City Road I Alexandra Road 

• Closure of existing median opening with curb/gutter and decorative median 
treatments . 

e) Installation of special crosswalks with downward lighting and associated equipments at 
the following locations: 

• High Street, at the proposed access to the development site; 

• High Street, at Alexandra Road; and 

• Alexandra Road, at High Street. 

f) Construction Timing: all frontage improvements should be completed prior to opening 
of development. 
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3. Vehicle parking complies with the parking requirements of Richmond Zoning Bylaw 8500 
Amendment Bylaw 8864 (ie. ''Neighbourhood Commercial (ZC32) - West Cambie Area") 
including the TDM measures. subject to the approval of the Director of Transportation. 
Bicycle parking and loading to comply with the Zoning Bylaw requirements and to the 
satisfaction of the Director of Transportation: 

a) Vehicle Parking: 

• Number of spaces as per of Richmond Zoning Bylaw 8500 Amendment Bylaw 
8864 (ie. ''Neighbourhood Commercial (ZC32) - West Cambie Area"); 

• Accessible stalls - minimum 2% of the total nwnber of parking spaces; 

• Small stalls - up to 50% of the total number of parking spaces; and 

• Minimum size of parking stalls and width of parking aisles to comply with the 
Parking Bylaw (ie. no building columns within parking stalls). 

b) Vehicle Loading: 

• Number and size of spaces as per the Zoning Bylaw; and 

• Provide turning templates of appropriate loading vehicles from abutting public 
roads to the loading spaces and vice versa. 

c) Bicycle Parking: 

• Number of spaces (both classes 1 and 2 as per the Zoning Bylaw; 

• Model type and size/dimensions of the bicycle spaces; and 

• Show clearly on the site plan drawings where the bicycle spaces are located. 

d) Confinnation that the width of all internal drive aisles is no less than 7.Sm. 

e) SmartCentres is required to provide the following Transportation Demand Management 
(TOM) measures in consideration for the reduced on· site parking: 

• Bicycle storage (in addition to the bylaw requirements): SmartCentres to provide a 
25% increase in the total number of Class 1 and Class 2 bicycle spaces (i.e. an 
additional 25 Class 1 stalls and an additional 33 Class 2 stalls); 

• Two (2) separate end·of·trip bicycle facilities: SmartCentres to provide facilities 
consisting of three (3) water closets per gender, 2 wash basins per gender and 3 
showers per gender. Based on the layout of the development, these facilities should 
be spread out between the western and eastern portions of the site; 

• Three (3) bus stop upgrades: SmartCentres to provide an accessible landing pad (if 
not to existing standard) and provide a standard bus shelter at the following 
locations. Alternatively, at each of the three locations identified, SmartCentres may 
provide a voluntary cash contribution towards the construction in an amount of 
$25,000 per bus shelter and $5,000 per accessible bus landing pad: 

north of Alexandra Road on the west side of Garden City Road; 

south of Alderbridge Way on the west side of Garden City Road; and 

south of Odlin Road on the west side of Garden City Road or along Alderbridge 
Way ifTransLink and Coast Mountain Bus Company agree to the necessary bus 
route revisions. 
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• Electric Vehicle (EY) Plug~ins: SmartCentres to provide pre-dueting to 10% of the 
total number of parking stalls provided on-site for future installation of charging 
stations and designated as such. In addition, and as part of the proposed 
development, equip a minimum of four (4) parking stalls (i.e., 2 parking stalls on 
the west development parcel and 2 parking stall s on the east development parcel 
near the proposed Walmart Store) with EY charging stations (240V). 

4. All Transportation requirements shall be as per City requirements and approved by the 
Director of Transportation. 

B. Site Servicing & Connection Requirements 

3448492 

1. Storm : Required storm sewer improvements include the following: 

a) All storm drainage must be directed to Alexandra Road and west to Garden City Road 
except for road run-off from the south half of High Street and May Drive that may be 
drained to Alderbridge Way; 

b) Provide a 600mm diameter storm sewer from existing manhole (manhole D26 in the 
analysis) located at the intersection of Alderbridge Way and future May Drive to 
proposed manhole D4 located at the intersection of Alexandra Road and future May 
Drive with an approximate length of 170m; 

c) Provide a 600mm diameter storm sewer from existing manhole (manhole D29 in the 
analysis) located at the intersection of Alderbridge Way and future High Street to 
proposed manhole D6+ located at the intersection of Alexandra Road and future High 
Street with an approximate length of 170m; 

d) Upgrade the existing ditch at Alexandra Road to a 600mm diameter storm main from 
intersection of Alexandra Road and future May Drive (manhole D4 in the analysis) west 
to manhole DS with an approximate length of 100m; 

e) Upgrade the existing ditch at Alexandra Road to a 900mrn diameter storm main from 
manhole DS west to manhole D6 with an approximate length of 100m; 

f) Upgrade the existing ditch at Alexandra Road to a 900mm diameter stonn main from 
manhole D6 west to manhole D8 with an approximate length of50m; 

g) Upgrade the existing ditch at Alexandra Road to a 1 050rnm diameter storm main from 
manhole D8 west to manhole DIS with an approximate length of 9Sm; 

h) Upgrade the existing ditch at Alexandra Road to a 1 OSOmm diameter storm main from 
manhole DIS west to manhole D 16 with an approximate length of 80m; and 

i) A new tie-in will be required to convey flow from the proposed drainage system in 
Alexandra Road to the existing 1200mm diameter storm sewer located at the west side 
of Garden City. Details and location of the new crossing/tie-in will be determined via 
the Servicing Agreement and to the satisfaction of the Director of Engineering. 

2. Sanitary: Required sanitary sewer improvements include the following: 

a) Alexandra Road: Construct a 2S0mm diameter sanitary sewer from the proposed 
transition point (west of Dubbert Street) to May Drive; 

b) May Drive (future road extension): Construct a 37Smm diameter sanitary sewer from 
Alexandra Rd to Tornicki Ave and connect to the existing system. If a road dedication 
does not exist, then a minimum 6.0 m wide right-of-way will be required. The pipe 
sizes may be revised at the Servicing Agreement stage as additional information 
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becomes available for the servicing requirements of the proposed adjacent 
developments; and 

c) High Street Construct a 200mm diameter sanitary sewer and connect to the system on 
Alexandra Road. The upstream end of the sanitary sewer will be determined by the 
location of the service connection for this development. 

3. Water: Required water service improvements include the following: 

a) Using the OCP 2021 Maximwn Day Model, there is 717.10 Lis available at 20 psi 
residual at 4740 Garden City Road, 529.40 Lis at 20 psi residual at 4600 Garden City 
Road and 220.50 LIs at 20 psi residual at 9411 Alexandra Road; 

b) Based on the proposed rezoning, the site requires a minimum fire flow 0[200 LIs; 

c) Water analysis is not required to detennine upgrades to achieve minimum requirements; 

d) Once the building design is confirmed at the Building Permit stage, SmartCentres is 
required to submit fire flow calculations signed and sealed by a professional engineer 
based on the Fire Underwriter Surveyor ISO Standards to confirm that there is 
adequate available flow; 

e) A new watermain is required on Alexandra Road, High Street and May Drive along the 
development frontages (design to be via the servicing agreement); and 

f) Via the Servicing Agreement the City will review the impact of the proposed works on 
the existing 300mm diameter asbestos-cement (AC) watermain on Garden City 
Road. The City will work with SmartCentres to coordinate the replacement/relocation 
of the AC watermain, if required. 

4. Hydrorrelephone: Pre-ducting works are required on the following proposed roads subject 
to confirmation from BC Hydro and telecorn providers: 

c) proposed May Drive (from Alderhridge Way to Alexandra Road); and 
d) proposed High Street (from Alderhridge way to Alexandra Road). 

The removal of existing power poles and installation of underground pre-duct along the east 
side of Garden City Road and along the north side of Alexandra Road will be at the 
discretion of BC Hydro. 

S. All servicing infrastructure works shall be as per City requirements and to the satisfaction 
of the Director of Engineering. 

Prior to a Development Permi( being fonvarded to the Development Permit Panel for 
consideration, the developer is required to: 

I. Advance the concept design and submit more detailed design drawings at the Development Permit 
stage to ensure the establishment of a compact, vibrant, pedestrian oriented, urban village centre 
that will become the retail/commercial heart of the Alexandra Neighbourhood and to the 
satisfaction of the Director of Development. 

2. Expand the design concept and submit more detailed design drawings at the Development Permit 
stage to ensure the creation of an attractive, accessible, activated, comfortable, pedestrian-friendly 
retail/commercial environment with strong pedestrian scale streetwall definition, the possibility for 
restaurants/shops to extend out toward the back of sidewalk including numerous small shops plus 
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an interesting mix and variety of retail shopping opportunities along the High Street and to the 
satisfaction of the Director of Development. 

3. Improve the concept design and submit more detai led design drawings at the Development Permit 
stage to ensure the continuation of the Alexandra Way pedestrian corridor through the proposed 
development with high-quality pedestrian enhancements, punctuated with periodic pedestrian plaza 
areas, activated to attract pedestrian traffic and faci litate seasonal events, designed with ample 
pedestrian space and opportunities to encourage pedestrians to sit/linger and incorporating other 
features such as public art and focal elements that add interest and variety to the pedestrian 
experience and to the satisfaction of the Director of Development. 

4. Address any non-compliance with all relevant design guidelines. 

S. Provision of adequate and appropriate refuse and recycling facili.ties for each building to and to the 
satisfaction of the Director of Development and the Director of Public Works. 

6. CPTED : All parkade areas (walls, columns and ceiling) to be painted with reflective white paint 
and come with lighting levels as required by the BC Building Code. The open parking areas will 
be well lit with fixtures providing good colour rendition. A complete and comprehensive CPTED 
review of the development will be provided with the Development Permit submission. 

7. Submission of a landscape plan prepared by a registered landscape architect to the satisfaction of 
the Director of Development including the depos it of a landscape security based on 100% of the 
cost estimate provided by the landscape architect. The Landscape Plan should: 

• comply with the OCP guidelines regarding Lane Establishment and Arterial Road 
Redevelopment Policies and should not include hedges along the front property line; 

• include a mix of coniferous and deciduous trees; 

• provide 4 large specimen trees on the planting plan to replace the existing 3 significant trees 
plus 1 high value tree proposed for removal; and 

• include the 344 ( 172 x 2) required replacement trees with the following minimum sizes: 

No. of Replacement Trees 

344 

Minimum Caliper of DecIduous 
Tree 

10 em caliper 

or Minimum Height of Coniferous Tree 

3.5 m height 

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the 
amount of $500/tree to the City ' s Tree Compensation Fund for off-site planting is required or 
$5,000.00 each for significant or high value trees. 

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 
Division. 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 fo r works on Roadways (by Ministry of Transportation) and MMCD Traffic 
Regulation Section 01570 and approved by of the Director of Transportation. 

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

3. Payment of the $480,738.08 (387,692 f12 x $1.24/ft?) indexed at the applicable rate, in accordance 
with the Alexandra N eighbourhood Development Agreement. 
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4. ffapplicable, payment oflatecomer agreement charges associated with eligible latecomer works. 

5. 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 Division at 604-276-4285. '" 

Note: 

, 

• 

• 

• 

• 

This requires a separate application. 

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

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

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

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

[Signed original on file] 

Signed Date 
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June 2, 2011 

City of Richmond 
6911 No.3 Road 
Richmond, BC 
V6Y 2Cl 

Attention: Brian Jackson 

)~) 
~~ 

POLYGON 

Director of Development, 
Development Applications Division 

n ear Brian, 

Rc: Proposed SmartCentres West Cambie Project 

Attachment 8: Polygon Letter - June 2, 2011 

This letter is to confinn our concern regarding the current design of the proposed SmartCentres 
project located between Garden City and May Drive and, Alderbridge Way and Alexandra Road. 

As neighbors on Alexandra Road, we have appreciated the effort that SmartCentres has put into 
the current design to create internally pedestrian friendly neighborhood streetscapes, resulting in a 
vast improvement over the typical suburban big box power centre. Unfortunately, this responsible 
and pedestrian friendly planning has not been applied externally to their frontage along Alexandra 
Road. 

Alexandra Road is an important neighborhood street that has existing and future residential front 
doors and living areas. Design detailing and care is required to create a friend ly streetscape that 
allows for the transition between retail arid residential. Alexandra Road is not and can not become 
a service alley. Commercial 24 hour loading docks simply can not front directly on neighborhood 
streets such as Alexandra Road. We have raised this legitimate planning concern to SmartCentres. 
However, no proposed resolution to this has been presented to us. 

In the spilit of cooperation, we are willing to work and contribute our time in acveiopiug an 
acceptable and proper design solution with both SmartCentres and the City of Richmond. Our 
goal is to create a vibrant and pedestrian friendly neighborhood for the existing and future 
residents ofLhe West Cambie ne ighborhood. 

Vice President, Development 
Ich 

POLYGON HOMES LTD. Suite 900 - 1333 West Broadway. Vancouver. B.C. V6H 4C2 (604) 877-1 131 Fax (604) 876- 1258 PLN - 240



Attachment 9 

Alexandra/Leslie Connector Road - Reimbursement Process 

Contributors to the assembly of lands required for the Alexandra/Leslie connector road would be 
reimbursed with residual funds from the disposal of residual lands, after the completion of the 
connector road and following payment to the City of any and all costs associated with the lands 
assembly and disposal process on a priority basis related to their respective proportional share 
contribution, assuming the following definitions: 

1. Alexandra/Leslie connector road: The proposed realignment of Alexandra Road east of 
Garden City Road as generally indicated on the Alexandra Neighbourhood Land Use Map 
within the West Cambie Area in order to intersect with Leslie Road on the west side of 
Garden City Road including all land and construction costs. 

2. Catchment Area: Properties within a defined area in the West Cambie Area that are 
projected to generate traffic volume/use along the proposed Alexandra/Leslie connector road 
realignment. See AttachmeQt 8. 

3. Contributors: Owners/developers of property in the West Cambie Area within the defined 
catchment area, not exempt from contributing to the total cost (land and construction) of the 
Alexandra/Leslie connector road. If new and separate development applications for a 
different design are received for any currently exempt properties with in-stream applications, 
then these properties would then become liable to contributions for the Alexandra/Leslie 
connector road. The City remains totally exempt from contributing to the Alexandra/Leslie 
connector road. 

4. Net Present Value: = current land value escalated at 5.73% over 10 years then discounted 
back to the present value at 2.6%. Using the land appraisal agreed on by SmartCentres and 
the City for the 5 subject properties, the net present value is used to determine the total value 
of the land component required for the road realignment. 

5. Priority Basis: Repayment of residual funds to catchment area contributors based on a 'first 
contributed, first reimbursed ' approach based on the proportional share contribution from the 
contributor following the reimbursement of the City for all cost associated with land assembly 
and disposal process for the Alexandra/Leslie connector road including but not limited to legal 
fees , mortgage fees , land title fees , moving costs, property transfer fees , motivational factors 
(as an incentive to sell , if necessary), disturbance factors , demolition costs , hazardous 
material handling and disposal costs , maintenance costs , survey cost and any other costs 
associated with the purchase, assembly, establishment of the road right of way and disposal of 
the surplus lands. 

6. Proportional Share Basis: The determination of costs associated with the realignment of the 
Alexandra/Leslie connector road (land and construction) based on the projected traffic 
volume/use resulting from the development of properties within the defined catchment area 
that are not exempt from contributing. For example, SmartCentres proportional share 
contribution has been determined to be 59% or $5,564,286.00 for both land ($3,745,058.00) 
and construction costs ($1,819,228.00). Future land use deSignations from the current Area 
Plan have been used to estimate traffic generation however, if land uses with in the 
catchment area are adjusted in the future , then traffic generation estimates will be adjusted 
accordingly, which in turn will shift the proportional share contributions for the 
remaining properties that are required to contribute the outstanding costs at such time. With 
the proposed SmartCentres proposal , 41 % of the total Alexandra/Leslie connector road cost 
would be outstanding. 
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7. Residual Funds: Remaining funds if any, from the sale of residual lands, net of all land 
assembly and disposal costs that accrue to the City.O 

8. Residual Lands: Approximately 53.8% of the 5 lots (Le. , 4540/4542 and 4560/4562 Garden 
City Road plus 9071,9091 and 9111 Alexandra Road) not required for the realignment of the 
Alexandra/Leslie connector road. Residual lands exclude any City land ultimately abandoned 
including roads or lanes such as the eastern portion of the existing Alexandra Road 
alignment intersecting with Garden City Road and the existing perpendicular lane. It is 
currently estimated that approximately 46.2% of the above 5 lots are required for the road 
realignment, would leave approximately 53.8% of these 5 lots as residual land. 
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Attachment 10 

Advisory Design Panel (ADP) Comments 

(Excerpted from ADP Minutes of December 8th
, 2011) 

Item 3. RZ 10-528877 - Major low-rise commercial development approximately 30,569 m2 

(330,000 ft2) with 10 one-storey buildings, 1 two-storey building , and 1 three-level parking 
structure including a W almart Store. 

Architect: 

Property Location: 

Panel Discussion 

Chandler Associates Architecture Inc. 

4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 
9060, 9080, 9180, 9200, 9260, 9280,9320, 9340, 9360, 
9400, 9420, 9440, 9480, 9500 Alexandra Road 

Advisory Design Panel comments are followed by SmartCentres response in bold italics: 

• very large and challeng ing project; has many interior and perimeter edges; Agreed. 

• screening of loading bays along Alexandra Road is inadequate; needs more work as loading bays 
remain exposed and trucks would still be visible but the western loading/service area is more 
successful; applicant also needs to address overlook issues; The eastern loading bay is screened 
by a 14 ' high screen wall, with dense planting which includes numerous mature trees. The 
loading bay is further screened from above by the incorporation of a metal trellis structure, 
which will be covered with vines, thus addressing the overlook issues. The western loading 
bay is entirely encapsulated by sofid walls on three sides, limiting any views into the loading 
bay eX'cept for only west bound traffic along Alexandra Road (at less than a 30 degree cone of 
vision). Overlook at the west loading bay is not an issue. 

• higher density two-storey buildings are more appropriate to achieve streetscape continuity; one-storey 
buildings on the perimeter of the site are far less successful ; sameness of expression and slight height 
variations do not interrupt or estab lish strong punctuations; Two storey spaces will be integrated 
where feasible. 

• replicating retail streetfronts is complicated and more work is requi red such as changes in materiality ; 
simplify and use high quality materials; increase the amount of vision glass around the perimeter of the 
site; th is applies to a large proportion of the proposed design; Changes in materials, simplification 
of design and integration of more vision glass will be expressed in our Development Permit 
submission. 

• internal elevations appear flat and box-like; design development is needed to reflect a village 
character; massing needs to be broken down and further articulated to provide visua l interest to 
pedestrians; introduce structures to draw pedestrians to the site; using high quality materials is 
appropriate for a new shopping center; Increased articulation to the internal facades will be 
introduced in our Development Permit submission. 

• one-storey build ings need substantial design development; consider layering of design elements to 
ach ieve a more pedestrian-friendly environment; As noted in previous items, further design 
development of the facades will be pursued with our Development Permit submission. 

• trans ition in the architectural character from the outside to the inside of the site should be significant 
and shocking ; the design quality of the interior should be sensational and dramatically different from 
the exterior; As per panel notes above, the exterior facades will be further developed to create 
larger areas of quality materials to relate better to the automobile oriented traffic along the 
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perimeter, and the internal facades will be furlher articulated to add visual interest, creating a 
striking difference in expression between "ins ide" and "outside", 

• landscaped deck works well when viewed from the outside; however, it looks disconnected from the 
rest of the project when viewed from the inside; appears like a floating mass; poses a CPTED 
challenge underneath; connect the landscaped deck into the project; The deck will receive a stair on 
the south side, connecting the podium to the pedestrian walkway in the at grade parking area. 
The not1h~east corner will be opened up to the street to allow visual connection and 
surveillance from Alexandra Road/May Drive into the covered parking ,area. The covered 
parkade area walls, ceiling and columns will be painted white and will include bright lighting 
levels. 

• Garden City Road and Alderbridge Way portal is weak; Building H is small and Jaw in relation to the 
other buildings; portal should be more powerful at this important gateway to the City Centre; The 
entry way will be further developed, with a more powerful expression of Building H. 

• Building N appears lost and disconnected from the rest of the project; does not provide continuity to 
what is happening along the street; Building N will be integrated into the development through 
creating a connection with the remainder of the development with architectural screening 
landscape elements (similar to Alexandra Road). 

• project has a lot of challenges; relationship between the ou tside and inside edges needs to be 
improved; project is intended to create the 'Village' centre for the West Cambie Area and should reflect 
a more urban and commercia l character; As noted in previous items, the outside facades will be 
treated differently from the inside facades (larger areas of materials with a reduced material 
palette versus more finer articulation). A "vii/age" centre experience will be expressed through 
greater detailing and layering of landscape and architectural elements along the Alexandra 
Way through the site. 

• a challenging commercial project; project needs a more consistent and intense urban design 
response to fit with the emerging more sophisticated urban character of Richmond; This will be 
achieved through the changes to the building facades and massing as noted previously, and 
through the enhancement of Alexandra Way through the development. 

• landscape needs to have a sense of hierarchy and one dominant theme to unify spaces; needs anchor 
points or nodes that attract pedestrians and encourage them to linger, e.g. water elements or public 
art; Public nodes are being integrated along Alexandra Way to encourage people to linger 
along the way. The nodes will be connected through the use of consistent elements and 
materials and will be further highlighted as "special" areas through the integration of public art 
elements. 

• the project's high street does not read as a retail/commercial heart of the project; built form on the west 
side of high street (1-storey buildings) is weak; high street should have a stronger sense of enclosure 
and a more intense urban design response, continuous streetfront retail with high quality paving 
including furnish ings and appointments that increase visual interest and enhance pedestrian comfort; 
should serve as the principal organizing spine; High Street will be further developed with the 
enhancement of the landscape treatment including special paving, planting and furnishings. 
The building along the west side of High Street will be designed with two-storey loft·style 
elements along the street fa~ade in order to increase its visual and physical presence. 

• a model would be helpful in future assessment of this design proposal; We will present a series of 
large scale models to demonstrate the detailing and articulation of architectural and landscape 
elements that have been integrated into our design. A 3·d "fly-thru" of the overall project has 
also been produced to further explain the overall project. 

• Alexandra Way as the primary pedestrian linkage th rough the site should encompass more than just 
decorative paving but a series of outdoor pedestrian-sca led rooms with a hierarchy and a central 
'Village Green'; As noted in previous items, we wifl present a detailed investigation of 
Alexandra Way with our Development Permit submission that will include a series of 
pedestrian nodes through the length of Alexandra Way 
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• landscaped roof deck needs programming (is it ESA compensation or active use area) ; roof deck 
elements should be carried through the development (linked in some way with the design of other on
site pedestrian open space areas); should have linkage with Wa\mart; needs a filore urban response; 
can introduce native plantings and stormwater elements; seating and amenities should be located 
adjacent to paved areas; consider the landscape deck as the 'Garden Centre' ; We are awaiting 
direction from the City to determine the character of the landscaped deck. We will provide a 
stair access (rom the deck to the at grade parking to the south. 

• consider May Drive as a 'sustainable' street. particularly adjacent to the designated park and ESA area 
on the east site of May Drive; City engineering requirements won 't allow for sustainable street 
design. 

• consider stronger pedestrian crossing elements at intersections with the vehicle ci rculation system 
throughout the site , not just painted stripes; Afl pedestrian crossings within the site are raised 
platforms to meet the adjacent sidewalk grades. 

• grade differences should be handled with ramps (rather than stairs) at the entrances to the site; 
integrate with other elements; Ramped sidewalks will be the primary accesses to the site. Any 
stairs used to access the site will be secondary to the ramped sidewalks. 

• pedestrian scale signage is all right but pylon type signs need further design development; integrate 
signage with pub lic art; The pylon sign deSigns will receive additional design development. Their 
design will work in conjunction to the public art rather than being integrated with it. 

• architecture is too busy; suggest one linking and dominant material , preferably brick, that is carried 
th rough the entire project and combined with other elements; As noted in previous items, the 
ex terior fa9ade design will be refined with larger areas of materials used. 

• rain protection needs to be continuous through the project along pedestrian routes ; could be at 
different levels; cou ld be a combination of awnings and canopies; Agreed, Rain protection is 
applied along Alexandra Way and along the sidewalks adjacent to the retail buildings. We will 
use a combination of awnings and canopies as suggested. 

• a very complex project; intent of creating an urban village is more successful internally; Agreed 

• life*style center concept is not achieved in the project; landscape elements, e,g, .I3rt elements, seating 
opportunities, and plazas are missing; consider recessing some of the street fronting buildings to 
create space for seating areas; As noted In previous Items, the landscape design will be further 
developed in our Development Permit submission, Integrating plazas, pedestrian nodes, 
furnishings, public art etc. 

• urban village character is not achieved on the Alde rbridge Way, Garden City Road and Alexandra 
Road elevations; broken*down mass is not appropriate externally as these streets are vehicle and not 
pedestrian*oriented; street elevations do not achieve the objective of becoming a landmark; external 
elevations need more work; As noted in previous items, the ex terior elevations will be refined to 
suit the vehicular oriented nature of the facades. 

• character of external and internal elevations should be different; internal elevations are like a suburban 
mall but should be more organized and urban; need to be consistent in order to achieve an urban 
village character; As per panel notes above, the exterior facades will be redeveloped to reflect a 
more urbane nature through the use of larger areas of materials with the internal facades being 
further articulated to add visual interest, creating a striking difference in expression between 
" inside" and " outside", A "village" centre experience will be expressed through greater 
detailing and layering of landscape and architectural elements along the Alexandra Way 
through the site. 

• a very challeng ing project; one of the most complex projects considered by the Pa'nel; Agreed 

• project does not look like a village; appears like a shopping centre precinct; does not have the tactility 
and texture of a vil lage; The "vii/age" centre experience will be expressed through greater 
detailing and layering of landscape and archi tectural elements and be further enhanced 
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through the creation of a central plaza area, along with a number of pedestrian nodes 
established through the length of Alexandra Way. 

• consider a diagonal cut-thru for pedestrians at the corner of Alderb ridge Way and Garden City Road ; 
cou ld become the high street; will link Alexandra neighbourhood to downtown Richmond 
neighbourhood; We have created a diagonal " cut-thru" at the south-west corner of the site 
which will connect Alexandra Way from the residential area to the north of our site, down and 
through the site to connect with the Richmond downtown neighbourhood. 

• project is pedestrian in nature; heavy pedestrian movement is expect'ed in the neighbourhood ; design 
narrative is needed for the project to achieve a pedestrian and village character; proposed project 
needs to be defined; does not have the feel of quality ; signage works well but disappears in other parts 
of the development; The "village" centre experience will be expressed through greater detailing 
and layering of landscape and architectural elements and be further enhanced through the 
creation of a central plaza area, along with a number of pedestrian nodes established through 
the length of Alexandra Way. 

• introduce glazing at the backs of buildings adjacent to pedestrian walkways; look at Aberdeen Center 
as precedent; All buildings will have vision glass oriented to the pedestrian walkways within 
the site. Vision glass will be Integrated into the external facades, adjacent to sidewalks where 
feasible. Much of the vision glass in the above noted project is obscured by tenant posters etc., 
or is open to inactive exit stair corridors. Our intent is to locate vision glass where it will have a 
positive contribution to interact with adjacent sidewalks. 

• link landscaped deck to Walmart; We will link the landscaped deck to the at grade parking area. 
Linking it to the store will create security issues. 

• articulation of buildings looks fla t; needs visual clarity defined by the project's design narrative; look at 
Park Royal as precedent for a pedestrian-friendly project; As noted in previous items, the internal 
facades will be further articulated to add visual interest and be integrated with landscaping 
elements such as seating, planting, paving etc. 

• proposed development is a huge project in Richmond; Planning is requested to assist applicant in 
defining Richmond character; project has to serve pedestrians; We have been working closely with 
the Planning Department to define the development 's character and create, a richer pedestrian 
experience through articulation of the building facades and integration of landscape elements 
throughout the site. 

• with the exception of various stair locations, grade changes are handled well; introduce nodes in the 
project; further design development of the landscaped deck will encourage pedestrians to pause; 
benches and picnic tables need to be connected to impermeable surface; Grade changes are being 
redesigned to be accessible primarily by ramped sidewalks with stairs being used secondarily. 
Pedestrian nodes and plazas are being integrated throughout the site, and primarily along 
Alexandra Way. 

• continuous ra in protection will encourage pedestrians to stay on the site; As noted in previous 
items, continuous rain protection is provided through a combination of awnings and canopies. 

• project has the potential and should become a major gateway to Richmond 's city cente r; project as 
presented is not successful as major entry point or gateway to the city centre; The design 
development of the project as described in the items above will establish this project as a 
major and successful gateway to the City Centre. 

• project design needs to evolve and not just mirror Lansdowne (suburban shopping centre design 
approach is no longer appropriate particularly adjacent to the city centre); The design development 
of the project as described in the items above will create a project that does not mirror the 
above cited development. 

• project needs to have an iconic element; should stand out to differentiate it from other Walmart 
projects; We will work to find an acceptable solution. 
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• project is a different interpretation of the village character for the Alexandra Neighbourhood as 
described in the Alexandra Neighbourhood design guidelines for this area; scale of the project should 
set the tone for the neighbourhood; The design development and integration of the architectural 
and landscape treatments and elements listed in the responses above wifl create a 
development that ;s more in keeping with the Alexandra Neighbourhood guidelines. 

• project should accommodate the inclusion of Walmart but not let Walmart dictate the design 
character; The design of the Walmart store has strayed substantially fmm the prototypical 
design. The store has been integrated into the retail store designs along High Street and 
Alderbridge Way, and where exposed along the north and east facades, have been enriched 
with articulation of the facades and have incorporated material used throughout the rest of the 
development. 

• ESA area in the project could be spread out rather than concentrated on the corner; In order for the 
ESA to have any Significance for the integration of natural habitat, the area must be 
consolidated Into one Single area, rather than being diluted and lessen its value by spreading 
the area throughout the site. 

• the 'Village' character unifying design narrative is missing in the project: needed to anchor the design 
concept of the project; The " village" centre experience will be expressed through greater 
detailing and layering of landscape and architectural elements and be further enhanced 
through the creation of a central plaza area, along with a number of pedestrian nodes 
established through the length of Alexandra Way. 
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City of 
Richmond Bylaw 8973 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 8973 (10-528877) 
9440, 9480 and 9500 Alexandra Road 

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

I . Richmond Official Community Plan Bylaw 9000 is amended by repealing the existing 
"Environmentally Sensitive Area (ESA)" designation in Attachment 2 to Schedule 1 
from 9440, 9480 and 9500 Alexandra Road with the following legal addresses: 

P.l.D.012-032-581 
West Half Lot 8 Block "e" Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

P.I.D.00I -084-372 
East Half afLot 8 Block "C" Section 34 Block 5 North Range 6 West New Weshninster 
District Plan 1224 

P.I.D.008-1 30-990 
West Half Lot 9 Block "C" Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 8973". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

370~922 

CORPORATE OFFICER 

CfrrOF 
RlCHMO~O 

APPROVED 

fG 
APPROVED 
by Manager 
or Solicitor 

M 
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City of 
Richmond Bylaw 8865 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 8865 (RZ 10-528877) 

4660,4680,4700,4720,4740 Garden City Road and 9040, 9060, 9080, 
9180,9200,9260,9280,9320,9340,9360,9400,9420,9440,9480,9500 

Alexandra Road 

The Council of the City of Richmond enacts as follows: 

1. That Richmond Official Community Plan Bylaw 7100 is amended by repealing the area 
bounded by Alderbridge Road, Garden City Road, Alexandra Road and the proposed May 
Drive Extension on the existing Alexandra Neighbourhood Land Use Map in the Richmond 
Official Plan Bylaw 7100, Schedule 2.IIA - West Cambie Area Plan and replacing it with the 
attached Schedule A to Amendment Bylaw 8865, in order to: 

a) reduce the minimum density permitted from 1.25 to 0.60 FAR in the Mixed Use Area A 
on 4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 
9260, 9280, 9320 Alexandra Road; 

b) adjust the alignment of May Drive within the development lands over portions 0[9440, 
9480 and 9500 Alexandra Road; and 

c) reduce the "Park" designation over portions 0[9440, 9480 and 9500 Alexandra Road, be 
introduced and given first reading. 

2. This Bylaw is cited as "Richmond Official Community Plan Bylaw 7100, Amendment 
Bylaw 8865". 

FIRST READING CITY OF 
RICHMOND 

APPROVED 

A PUBLIC HEARING WAS HELD ON 
for conlenl by 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

34S9S78 

CORPORATE OFFICER 

pE n
g 

APPROVED 
f"'legality 
by SolicitO< 

;'£ 
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City of Richmond 

Alexandra N 

Note: Exact I I 

- - - Area of No Housing 
Affected by Aircraft Noise 

~ Business/Office - office 
~ I)\/erretail FAR up 1.25 

~ Convenience Commer .. I~1 
Residentia l A rea 1 
1.50 base FAR (Max. 1.70 FAR 
with density bonuslng for 
affordable housing). Townhouse. 
low-rise .I\+Its. (4-storey typica l) 

Residentia l A rea 1A 
1.50 bue FAR (Max. 1.75 FAR 
with density bonusing for 
affordable nousing). Townhouse, 
Low-rlse .I\+It$. (6-storey maximum). 

Community Insti tutional 

Schedule A aUached to and forming part of Bylaw 8865 

Land Use 

of new roads to detailed func tional 

Rnldentlal Arell 2 
0.65 base FAR (Max. 0.75 FAR 
with density bonusing for 
affordable housing). 2 & 3-storey 
Townhouses. 

Mixed Use: Hotel, office and 
streetfroot retail commercial. 
Area A: Min. 0.60 FAR up to 2.0 
Area B: Large and small nco. 
plate up to 1.0 FAR 

Mixed Use: 
_ ab-utti ng the High Street, medium 

--* density residentia l over retail: ; - .. . . , 
- not ab-utting th'" High Street, med,um , # 
dens ~y residential. ... .. 

1.25 base FAR. Building heights low 0 
to mkl-rise. (Max. 1.50 FAR with 
density bonusing for affordable housiflg). 

Pari<: North Park Way, Centra l 
Park, South Park Way 

Alexandra Way (Public Rights of 
Passage Right-of-way) 

Pro posed Roadways 

High Street 

New Traffic Signals 

Feature Intersectlons 
details to be developed 

Feature Landmarks In 
Combination with Traffic 
Calming Measures 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 

Bylaw 8864 

Amendment Bylaw No. 8864 (RZ 10-528877) 
4660, 4680, 4700,4720,4740 Garden City Road and 9040, 9060, 9080, 
9180,9200,9260,9280,9320,9340,9360,9400,9420, 9440, 9480, 9500 

Alexandra Road 

The Council of the City of Richmond enacts as follows: 

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting Section 32.0 thereof 
the following: 

"32.0 Neighbourhood Commercial (ZC32) - West Cambie Area 

32.1 Purpose 

The zone provides fo r a mix of commercial and related uses oriented to vehicular 
access. 

32.2 Permitted Uses 32.3 Secondary Uses 
• amusement centre 
• animal grooming • amenity space, community 
• building or garden supply 
• broadcasting studio 
• child care 
• education, commercial 
• education, university 
• entertainment, spectator 
• government service 
• greenhouse & plant nursery 
• health service, minor 
• manufacturing, custom indoor 
• office 
• parking, non-accessory 
• recreation, indoor 
• recycling depot 
• restaurant 
• retail , convenience 
• reta il, general 
• retail, second hand 
• service, business support 
• service, financial 
• service, household repair 
• service, personal 
• studio 
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Bylaw 8864 

32.2 Permitted Uses 
• veterinary servi ce 
• vehicle repair 

Diagram 1 

c • 
5 
z • c 

~ 

A 

~I /-_.-

32.4 Permitted Density 

Page 2 

32.3 Secondary Uses 

1. The maximum floor area rati o is 2.0 FAR for the area identified as wit in Diagram 1, 
Section 32.2. 

2. The minimum floor area ratio is 0.60 for the area identified as "A" in ')iagram 1, Section 
32.2. 

3. The maximum floor area ratio is 1.0 FAR for the area identified as "8 " in Diagram 1, 
Section 32.2. 

32.5 Permitted Lot Coverage 

1. The maximum lot coverage is 60% for buildings. 

32.6 Yards & Setbacks 

1. The minimum setbacks to a public road shall be: 

a. 2.0 m for Alderbridge Way; 

b. 3.0 m for Garden City Road; 

c. 1.0 m for Alexandra Road ; 

d. 5.0 m for May Drive; and 

e. 3.0 m for High Street. 

32.7 Permitted Heights 

1. The maximum height for all buildings is 22.0 m. 

2. The maximum height for accessory structures is 12.0 m. 
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Bylaw 8864 Page 3 

32.S Subdivision Provisions/Minimum Lot Size 

1. The minimum lot area is 2 ha (4.94 ac.). 

32.9 Landscaping & Screen ing 

1. Landscaping and screening shall be provided according to the prov:sions of Section 6.0. 

32.10 On-Site Parking and Load ing 

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

a. On-site vehicle parking shall be provided at a minimum rate of 3.0 parking stalls per 
100 m2 of gross leasable floo r area of a building in the areas identified as "A" and 
"8 " separately, in Diagram 1, Section 32.2. 

32.11 Other Regulations 

1. The maximum gross leasable floor area for each individual busine!is shall not exceed: 

a. 9,900 m2 for the area identified as "A" in Diagram 1, Section 32.2; and 

b. 15,100 m2 for the area identified as "sn in Diagram 1, Section 32.2. 

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

3. The overnight parking of recreational vehicles is prohibited. 

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

2. The Zoning Map afthe City afRichmand, which accompanies and fanns part cfRichmond Zoning 
Bylaw 8500, is amended by repealing the existing zoning designation awl by designating it 
"Neighbourhood Commercial (ZC32) - West Cambie Area": 

That area shown as Area 'A' on "Schedule A attached to and fanning Part ofB~llaw 8864" 

3. The Zoning Map of the City of Richmond, which accompanies and fonns part 0fRichmond Zoning 
Bylaw 8500, is amended by repealing the existing zoning designation and by designating it "School 
& Institutional (SI)": 

That area shown as Area 'B' on "Schedule A attached to and fanning Part of Bylaw 8864" 
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Bylaw 8864 Page 4 

4. This Bylaw is cited as "Richmond Zoning Bylaw 8500 Amcndmcn't Bylaw 8864". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

34591 88 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
for conlenl by 
orlgin.~nll 

'''' 
APPROVED 
torl~lIty ZlIIO. 
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