Agenda

Pg. # ITEM

PLN-9

PLN-16

6693898

Special Planning Committee

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, June 23, 2021
4:00 p.m.

MINUTES

Motion to adopt the minutes of the meeting of the Planning Committee held
on June 8, 2021.

NEXT COMMITTEE MEETING DATE

July 6, 2021, (tentative date) at 4:00 p.m. in Council Chambers

PLANNING AND DEVELOPMENT DIVISION

APPLICATION BY KENNETH KIM ARCHITECTURE INC. FOR
REZONING AT 6500 COONEY ROAD FROM THE “LOW DENSITY
TOWNHOUSES (RTL1)” ZONE TO THE “PARKING STRUCTURE

TOWN HOUSING (ZT93) - BRIGHOUSE (CITY CENTRE)” ZONE
(File Ref. No. RZ 08-429600; 12-8060-20-010265/008618) (REDMS No. 6657013 v. 2)

See Page PLN-16 for full report

Designated Speakers: Wayne Craig and Sara Badyal
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Special Planning Committee Agenda — Wednesday, June 23, 2021

Pg. #

PLN-91

ITEM

STAFF RECOMMENDATION

(1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 10265 to
create the “Parking Structure Town Housing (ZT93) - Brighouse
(City Centre)” zone, and to rezone 6500 Cooney Road from the “Low
Density Townhouses (RTL1)” zone to the “Parking Structure Town
Housing (ZT93) - Brighouse (City Centre)” zone, be introduced and
given first reading; and

(2) That Richmond Zoning Bylaw 8500, Amendment Bylaw 8618, for the
rezoning of 6500 Cooney Road from the “Low Density Townhouses
(RTL1)” zone to the “Parking Structure Townhouses (RTP4)” zone,
be abandoned.

APPLICATION BY ZHAO XD ARCHITECT LTD. FOR REZONING
AT 9200, 9220, 9240, 9260, 9280, 9300, 9320 & 9340 FRANCIS ROAD
FROM “SINGLE DETACHED (RS1/E)” TO “TOWN HOUSING

(ZT94) — FRANCIS ROAD (BROADMOOR)”
(File Ref. No. RZ 20-907463; 12-8060-20-10254) (REDMS No. 6673518 v. 4A)

See Page PLN-91 for full report

Designated Speakers: Wayne Craig and Jordan Rockerbie

STAFF RECOMMENDATION

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10254, to create the
“Town Housing (ZT94) — Francis Road (Broadmoor)” zone, and to rezone
9200, 9220, 9240, 9260, 9280, 9300, 9320, and 9340 Francis Road from
“Single Detached (RS1/E)” to “Town Housing (ZT94) — Francis Road
(Broadmoor),” be introduced and given first reading.

SECURING MARKET RENTAL HOUSING IN NEW
DEVELOPMENT AND INCREASING LOW END MARKET RENTAL
(LEMR) CONTRIBUTIONS

(Verbal report)
Designated Speakers: Diana Nikolic and John Hopkins
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Special Planning Committee Agenda — Wednesday, June 23, 2021

PLN-132

ITEM

3A.

OPTIONS TO SECURE MARKET RENTAL HOUSING IN NEW
DEVELOPMENT AND OPTIONS TO INCREASE LOW END

MARKET RENTAL (LEMR) CONTRIBUTIONS
(File Ref. No. 08-4057-08) (REDMS No. 6650441 v. 10)

See Page PLN-132 for full report

Designated Speakers: Diana Nikolic and John Hopkins

STAFF RECOMMENDATION

(1) That Richmond Official Community Plan Bylaw 7100 and Bylaw
9000, Amendment Bylaw 10255, which proposes to amend the
following:

(@) in Schedule 1 of Richmond Official Community Plan Bylaw
9000, amend Section 3.3 “Diverse Range of Housing Types,
Tenure and Affordability” by introducing City-wide market
rental housing provisions for new development including:

(i) inserting language to clarify a purpose-built market rental
housing requirement in new development that includes
more than 60 apartment units, and an associated density
bonus (0.1 floor area ratio), which applies to the site;

(i) inserting language to establish that for townhouse
development with 5 or more units and apartment
development with 5 to 60 apartment units, a community
amenity contribution may be accepted through a rezoning
application; and

(iii) inserting language to clarify that 100% market rental
housing projects would be exempted from affordable
housing requirements;

(b) in Schedule 2.10 (City Centre Area Plan) of Richmond Official
Community Plan Bylaw 7100, insert language to clarify City
Centre Area Plan density bonusing requirements with respect to
the Richmond Affordable Housing Strategy and Official
Community Plan Market Rental Housing Policy; and

(c) in Schedule 2.2A (Thompson Area Dover Crossing Sub-Area
Plan), Schedule 2.4 (Steveston Area Plan), Schedule 2.10C
(McLennan North Sub-Area Plan), Schedule 2.12 (Bridgeport
Area Plan), and Schedule 2.14 (Hamilton Area Plan) of
Richmond Official Community Plan Bylaw 9000, insert
language to support density bonus provisions with respect to the
Official Community Plan Market Rental Housing Policy;

be introduced and given first reading;
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Special Planning Committee Agenda — Wednesday, June 23, 2021

Pg. #

ITEM

2)

3)

(4)

()

(6)

That Richmond Official Community Plan Bylaw 7100 and Bylaw
9000, Amendment Bylaw 10255, having been considered in
conjunction with:

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

(b) the Greater Vancouver Regional District Solid Waste and
Liquid Waste Management Plans;

is hereby found to be consistent with said program and plans, in
accordance with Section 477(3)(a) of the Local Government Act;

That Richmond Official Community Plan Bylaw 7100 and Bylaw
9000, Amendment Bylaw 10255, having been considered in
accordance with Section 475 of the Local Government Act and the
City’s Official Community Plan Bylaw Preparation Consultation
Policy 5043, is found not to require further consultation;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10256, to
insert a definition for residential rental tenure, to clarify habitable
area, to make a series of updates to existing zones to reflect changes
to the Official Community Plan Market Rental Housing Policy, to
update Low End Market Rental housing construction requirements,
and to increase the density bonus provisions in the CDT zone be
introduced and given first reading;

That in-stream rezoning applications received prior to Council’s
adoption of the proposed recommendations be processed under the
existing Official Community Plan Market Rental Housing Policy and
Low End Market Rental program provisions provided that the
application achieves 1% reading within one year of the adoption of
Richmond Official Community Plan Bylaw 7100 and Bylaw 9000,
Amendment Bylaw 10255 and Richmond Zoning Bylaw 8500,
Amendment Bylaw 10256. New applications received after Council’s
adoption of Richmond Official Community Plan Bylaw 7100 and
Bylaw 9000, Amendment Bylaw 10255, and Richmond Zoning Bylaw
8500, Amendment Bylaw 10256, are subject to the updated
requirements;

That staff report back to Council regarding key findings related to the
implementation of updates to the Official Community Plan Market
Rental Housing Policy after the program provisions are in place for
two years; and
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Special Planning Committee Agenda — Wednesday, June 23, 2021

Pg. #

PLN-168

ITEM

3B.

(7)

That staff be directed to share information with key stakeholders,
including the Urban Development Institute and non-profit housing
providers, regarding opportunities for public input, particularly the
proposed public hearing associated with Richmond Official
Community Plan Bylaw 7100 and Bylaw 9000, Amendment Bylaw
10255 and Richmond Zoning Bylaw 8500, Amendment Bylaw 10256
and the bylaw amendment described in the companion report titled
“Low End Market Rental (LEMR) Contribution Rate Review”’.

LOW END MARKET RENTAL CONTRIBUTION RATE REVIEW
(File Ref. No. 08-4057-08) (REDMS No. 6623911 v. 7)

See Page PLN-168 for full report

Designated Speakers: Cody Spencer and Kim Somerville

STAFF RECOMMENDATION

1)

@)

3)

That the following changes to the Low End Market Rental program
be adopted as described in the report titled “Low End Market Rental
Contribution Rate Review,” dated April 19, 2021, from the Director,
Community Social Development:

(@ An increase in the built unit contribution rate for apartment
developments with more than 60 units within the City Centre
Plan Area from 10 per cent to 15 per cent of residential floor
space;

That Zoning Bylaw 8500, Amendment Bylaw 10256, associated with
Recommendation 1 above, be considered through the companion
report titled “Options to Secure Market Rental Housing in New
Development and Option to Increase Low End Market Rental
(LEMR) Contributions,” dated April 19, 2021, from the Director,
Policy Planning;

That the following cash-in-lieu contribution rates be adopted within
the City Centre Plan Area:

(@) $8 per square foot for single family rezonings;
(b) $18 per square foot for townhouse developments; and

(c) $25 per square foot for wood-frame and concrete apartment
developers;
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Special Planning Committee Agenda — Wednesday, June 23, 2021

Pg. #

PLN-192

ITEM

3C.

(4)

()

(6)

()

That the following cash-in-lieu contribution rates be adopted for all
areas excluding the City Centre Plan Area:

(@) %6 per square foot for single family rezonings;
(b)  $12 per square foot for townhouse developments; and

(c) $15 per square foot for wood-frame and concrete apartment
developers;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10260, to
update the affordable housing contribution rates, be introduced and
given first reading;

That in-stream zoning applications received prior to Council’s
adoption of the proposed recommendations be processed under the
existing Low End Market Rental program parameters, provided that
the application achieves first reading within one year of the adoption
of Richmond Zoning Bylaw 8500, Amendment Bylaw 10256 and
Bylaw 10260. New applications received after Council’s adoption of
Richmond Zoning Bylaw 8500, Amendment Bylaw 10256 and Bylaw
10260, are subject to the updated requirements; and

That staff be directed to share information with key stakeholders,
including the Urban Development Institute and non-profit housing
providers, regarding opportunities for public input, particularly the
proposed public hearing associated with the bylaw amendments
described in the companion report titled “Options to Secure Market
Rental Housing in New Development and Option to Increase Low
End Market Rental (LEMR) Contributions”.

SUPPLEMENTARY INFORMATION: OPTIONS TO SECURE
MARKET RENTAL HOUSING IN NEW DEVELOPMENT AND
OPTIONS TO INCREASE LOW END MARKET RENTAL (LEMR)

CONTRIBUTIONS
(File Ref. No. 08-4057-08) (REDMS No. 6685207)

See Page PLN-192 for full report

Designated Speakers: Diana Nikolic and John Hopkins
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Special Planning Committee Agenda — Wednesday, June 23, 2021

Pg. #

ITEM

4.

STAFF RECOMMENDATION

1)

@)

That Richmond Official Community Plan Bylaw 7100 and Bylaw
9000, Amendment Bylaw 10255, which proposes to amend Schedule 1
of Richmond Official Community Plan Bylaw 9000 and Schedule 2 of
Richmond Official Community Plan Bylaw 7100, and is attached to
the staff report titled “Options to Secure Market Rental Housing in
New Development and Options to Increase Low End Market Rental
(LEMR) Contributions”, dated April 19, 2021, from the Director,
Policy Planning, be replaced with the attached updated Amendment
Bylaw 10255, which includes further changes to add the following
amendments to Richmond Official Community Plan Bylaw 9000:

(@) In Section 3.3 “Diverse Range of Housing Types, Tenure and
Affordability”’:

(i) Replace language in the Official Community Plan Market
Rental Housing Policy to clarify the variable density
bonusing approach that is applied to secure market rental
housing units;

(i) Insert language to include a future inflation provision for
the community amenity contribution rates; and

(iii) Insert language to clarify and expand incentives for the
provision of rental housing;

(b) In Section 3.6.1 “Arterial Road Townhouse Development
Requirements, Additional Density”:

(i) Insert language to clarify density bonusing and incentives
that apply to arterial road townhouse development,
consistent with proposed amendments to Section 3.3 of
the Official Community Plan; and

That staff be directed to review and provide a recommendation
regarding the feasibility ofreducing or waiving Development Cost
Charges (DCC) for affordable housing that isprovided within new
development, including consideration of the type of affordable
housingthat is eligible, program duration, and anticipated impact on
alternative funding sources.

MANAGER’S REPORT
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Pg. # ITEM

ADJOURNMENT
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Date:

Place:

Present:

Also Present:

Call to Order:

Ws City of
Richmond

Planning Committee

Tuesday, June 8, 2021

Council Chambers
Richmond City Hall

Councillor Linda McPhail, Chair

Councillor Alexa Loo (by teleconference)
Councillor Carol Day (by teleconference)
Councillor Bill McNulty

Councillor Harold Steves (by teleconference)

Councillor Chak Au (by teleconference)
Councillor Michael Wolfe (by teleconference)

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

AGENDA ADDITIONS

It was moved and seconded

Minutes

That Demolition Hours be added to the agenda as Item No. 5A and

Steveston Waterfront be added to the agenda as Item No. 5B.

MINUTES

It was moved and seconded

CARRIED

That the minutes of the meeting of the Special Planning Committee held on

May 19, 2021, be adopted as circulated.

NEXT COMMITTEE MEETING DATE

June 23, 2021, (tentative date) at 4:00 p.m. in Council Chambers

PLN -9
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Planning Committee
Tuesday, June 8, 2021

PLANNING AND DEVELOPMENT DIVISION

APPLICATION BY VIVID GREEN ARCHITECTS INC. FOR
REZONING AT 6740 AND 6780 FRANCIS ROAD FROM THE
“SINGLE DETACHED (RS1/E)” ZONE TO A NEW SITE SPECIFIC
“TWO-UNIT DWELLINGS (ZD7) - FRANCIS ROAD (BLUNDELL)”
ZONE

(File Ref. No. 12-8060-20-010271/010277; RZ 17-775025) (REDMS No. 6672418)

Staff reviewed the proposed application, highlighting that the project will be
providing a contribution the City’s affordable housing reserve and
enhancements to an adjacent crosswalk.

Discussion ensued with regard to the proposed shared driveway configuration
and staff noted that the proposed driveway configuration is consistent with the
arterial road duplex land use designation and other existing developments
along Francis Road.

It was moved and seconded

(1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 10271, to
create a new “Two-Unit Dwellings (ZD7) — Francis Road (Blundell)”
site specific zone, be introduced and given first reading; and

(2) That Richmond Zoning Bylaw 8500, Amendment Bylaw 10277, for
the rezoning of 6740 and 6780 Francis Road from the “Single
Detached (RS1/E)” zone to the “Two-Unit Dwellings (ZD7) — Francis
Road (Blundell)” zone, be introduced and given first reading.

CARRIED
Opposed: Clirs. Day
Steves

APPLICATION BY DOXA DEVELOPMENT FOR REZONING AT
6700 FRANCIS ROAD FROM THE “SINGLE DETACHED (RS1/E)”’
ZONE TO THE SITE SPECIFIC “TWO-UNIT DWELLINGS (ZD7) -

FRANCIS ROAD (BLUNDELL)” ZONE

(File Ref. No. 12-8062-20-01273; RZ 19-867880) (REDMS No. 6665590)

Staff reviewed the proposed application, highlighting that the project will be
providing a contribution the City’s affordable housing reserve and will be
maintaining three trees on-site.

It was moved and seconded

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10273, for the
rezoning of 6700 Francis Road from the “Single Detached (RS1/E)” zone to
a new site specific “Two-Unit Dwellings (ZD7) — Francis Road (Blundell)”’
zone, be introduced and given first reading.

CARRIED
Opposed: Cllr. Day

2.
PLN -10



Planning Committee
Tuesday, June 8, 2021

YVR PROPOSED LAND USE PLAN AMENDMENT (2021)
(File Ref. No. 01-0153-01) (REDMS No. 6676685)

Discussion ensued with regard to (i) the anticipated types of business that will
be permitted in the area, (ii) traffic management around the retail areas,
(iii) Airport Authority’s consultation process with the City, and (iv) future
proposals to extend or develop additional runways and potential impact on
Sturgeon Banks.

In reply to queries from Committee, staff noted that the City will work closely
with the Airport Authority on land matters and that the Airport Authority was
able to extend the deadline for the City to submit comments.

It was moved and seconded

(I) That Council receive the report titled “YVR Proposed Land Use Plan
Amendment (2021)” dated May 20, 2021 from the Director, Policy
Planning for information; and

(2) That Council support the proposed amendment fto the YVR 2037
Master Plan in principle, subject to a request that YVR:

(a) define the process and scope of the planning process that will
precede any development in the areas proposed to be amended;
and

(b) refine the “Groundside Commercial” land use designation
south of the South Runway to clarify YVR’s stated intent to limit
retail to be local-serving.

CARRIED

STEVESTON VILLAGE ADVISORY DESIGN COMMITTEE AND

STEVESTON AREA PLAN REVIEW
(File Ref. No. 08-4200-01) (REDMS No. 6684289)

Staff reviewed the report on the proposed establishment of a Steveston
Village Advisory Design Committee, highlighting the following:

= should Council endorse the proposal, the recruitment process for
Committee members can commence in the fall 2021;

. enhancements to the application review process such as a pre-
application meeting and applicants retaining architects with heritage
experience are proposed;

" the proposed implementation strategy will have provisions for referral of
in-stream applications to the proposed Steveston Village Advisory
Design Committee, once the Committee is established; and
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Planning Committee
Tuesday, June 8, 2021

u staff will be reviewing the proposed recommendations and report back
within two years.

Discussion ensued with regard to (i) maintaining the heritage nature of
Steveston, (ii) ensuring architects with heritage experience are consulted on
proposed projects, (iii) reviewing the composition of the proposed Steveston
Village Advisory Design Committee and options to expand the Richmond
Heritage Commission; and (iv) enforcing current Steveston Village design
guidelines for new developments and streamlining the application process.

Dana Westermark, Richmond resident, spoke against the proposal and
expressed that the proposal will add another layer in the application process
and further delay applications. He further expressed that current design
guidelines are sufficient and that the Richmond Heritage Commission can be
strengthened. Also, he encouraged that the City allow in-stream applications
to be grandfathered into the existing application process.

Discussion then ensued with regard to the current Steveston Village design
guidelines and application process, and options to incorporate the Richmond
Heritage Commission with the proposed Steveston Village Advisory Design
Committee, and as a result, the following referral motion was introduced:

It was moved and seconded

That the report titled “Steveston Village Advisory Design Committee and
Steveston Area Plan Review” dated May 25, 2021 from the Director, Policy
Planning, be referred back to staff to examine incorporating the Steveston
Village Advisory Design Committee into the Richmond Heritage
Commission.

The question on the referral motion was not called as discussion ensued with
regard to providing direction to staff to examine appropriate amendments to
incorporate the proposed Steveston Village Advisory Design Committee into
the Heritage Commission. Also, it was suggested that staff review options to
grandfather in-stream applications.

As a result of the discussion, there was agreement from the mover, the
seconder and all members present to withdraw the amendment motion, and
the amendment motion was WITHDRAWN.

It was moved and seconded

(1)  That staff be directed to review options to incorporate the proposed
Steveston Village Advisory Design Committee into the Richmond
Heritage Commission, and report back to the next Council meeting
with a revised terms of reference for the Richmond Heritage
Commission;
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Planning Committee
Tuesday, June 8, 2021

5A.

(2) That the enhanced development application review process described
in the report titled “Steveston Village Advisory Design Committee and
Steveston Area Plan Review” dated May 25, 2021, from the Director
of Policy Planning, be endorsed;

(3) That staff draft a revised implementation strategy that reflect a
proposed incorporation of the Steveston Village Advisory Design
Committee into the Heritage Commission; and

(4)  That staff be directed to report back to Council in two years regarding
the effectiveness of the enhanced development application review
process and the Steveston Village Advisory Design Committee.

CARRIED

RECOMMENDED LONG-TERM STREETSCAPE VISIONS FOR

BAYVIEW, CHATHAM AND MONCTON STREETS
(File Ref. No. 10-6360-01) (REDMS No. 5493598)

Staff reviewed the report and responded to queries, noting that (i) there will
be off-street cycling facilities along Chatham Street and separated on-street
cycling facilities along Bayview Street, (ii) streetscape vision proposals can
proceed if transit facilities along Chatham Street are retained, and (iii) the
City will work with Richmond Centre for Disability to relocate accessible
parking spaces.

It was moved and seconded

That as described in the report titled “Recommended Long-Term
Streetscape Visions for Bayview, Chatham and Moncton Streets” dated May
7, 2021 from the Director, Transportation:

(1) The frontage surface elements and suite of street furniture be
endorsed;

(2) The long-term roadway geometry be endorsed; and

(3) Staff be directed to report back with an implementation strategy.
CARRIED

DEMOLITION HOURS

(File Ref. No.)

Discussion ensued with regard to mitigating demolition noise, and as a result,
the following referral motion was introduced:

It was moved and seconded
That staff examine reducing the hours of house demolition in residential
areas to 9:00 a.m. to 6:00 p.m., and report back.
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Planning Committee
Tuesday, June 8, 2021

5B.

The question on the referral motion was not called as discussion ensued with
regard to other activities that may generate excessive noise such as garbage
and recycling pick up and as a result, the following amendment motion was
introduced.

It was moved and seconded
That referral motion be amended to include other noise generating activities
such as garbage and recycling pick up and using gas-powered machines.

CARRIED

Discussion ensued with regard to the potential for scheduling disruption of
City works. It was then requested that staff provide the number of demolition-
related complaints received by the City.

The question on the referral motion, which reads as follows:

That staff examine reducing the hours of house demolition and other noise
generating activities such as garbage and recycling pick up and using gas-
powered machines in residential areas to 9:00 a.m. to 6:00 p.m., and report
back.

was CARRIED with Cllr. Loo opposed.

STEVESTON WATERFRONT
(File Ref. No.)

It was moved and seconded

That staff outline the existing Steveston Area Plan for provisions for full
public access along the waterfront and provide options for any potential
enhancements.

The question on the referral motion was not called as discussion ensued with
regard to public access to other waterfront areas in the city such as Shady
Island.

The question on the referral motion was then called and it was CARRIED.

MANAGER’S REPORT

(i)  New Staff

Kim Somerville, Director, Community Social Development, introduced new
staff (i) Nicole Kurts, Program Lead, Youth, and (ii) Valerie Watson, Program
Lead, Homelessness.
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Planning Committee
Tuesday, June 8, 2021

(ii)  Affordable Housing Reports

Joe Erceg, General Manager, Planning and Development noted that reports
related to Affordable Housing will be presented at the Special Planning
Committee on June 23, 2021.

ADJOURNMENT

It was moved and seconded
That the meeting adjourn (5:25 p.m.).

CARRIED

Certified a true and correct copy of the
Minutes of the meeting of the Planning
Committee of the Council of the City of
Richmond held on Tuesday, June 8, 2021.

Councillor Linda McPhail Evangel Biason

Chair

Legislative Services Associate
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Report to Committee

To: Planning Committee Date: June 7, 2021

From: Wayne Craig File: RZ 08-429600
Director, Development

Re: Application by Kenneth Kim Architecture Inc. for Rezoning at 6500 Cooney Road
from the “Low Density Townhouses (RTL1)” Zone to the “Parking Structure
Town Housing (ZT93) - Brighouse (City Centre)” Zone

Staff Recommendation

1. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10265 to create the “Parking
Structure Town Housing (ZT93) - Brighouse (City Centre)” zone, and to rezone
6500 Cooney Road from the “Low Density Townhouses (RTL1)” zone to the “Parking
Structure Town Housing (ZT93) - Brighouse (City Centre)” zone, be introduced and given
first reading.

N

That Richmond Zoning Bylaw 8500, Amendment Bylaw 8618, for the rezoning of
6500 Cooney Road from the “Low Density Townhouses (RTL1)” zone to the “Parking
Structure Townhouses (RTP4)” zone, be abandoned.

iy

Wayne Craig
Director, Development
(604-247-4625)

WC:blg
Att. 7
REPORT CONCURRENCE
ROUTED TO: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Affordable Housing M %/ W
- /

6657013
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June 7, 2021 -2- RZ 08-429600

Staff Report
Origin

Kenneth Kim Architecture Inc. (formerly Interface Architecture Inc.) has applied to the City of
Richmond for permission to rezone 6500 Cooney Road (Attachment 1) from the “Low Density
Townhouses (RTL1)” zone to the “Parking Structure Town Housing (ZT93) - Brighouse (City
Centre)” zone in order to permit the development of six townhouse units over a common parking
structure with vehicle access from a new lane (Attachment 2).

The property owner is 1077972 B.C. Ltd., a company incorporated in BC under the number
BC1077972. The directors of the company are Anthony Ho and Ravi Punn.
Key components of the proposal include:

e A four-storey building fronting Cook Road consisting of six townhouse units, including one
convertible unit, over a partially enclosed parking structure.

¢ A maximum floor area ratio (FAR) of 1.2, additional floor area ratio (FAR) of 0.01 for
shared indoor amenity space, and a maximum height of 15 m.

e A total floor area of approximately 747 m? (8,042 ft?).

e Road dedication and construction of new lane along the east property line.

e Statutory rights-of-way (SRW) along Cook Road to allow sidewalk and lane to meander
on-site for tree retention purposes.

The site is comprised of one lot which is currently vacant.

There is an existing obsolete rezoning bylaw associated with the subject rezoning application
(RZ 08-429600). The subject rezoning application was submitted to the City in 2008 and Zoning
Bylaw 8500, Amendment Bylaw 8618 received second and third readings at the Public Hearing
meeting held on April 18, 2011 (Attachment 3). Due to the passage of time, change of owners
and applicant architect, a new development concept is now proposed and staff recommend that
Zoning Bylaw 8500, Amendment Bylaw 8618 be abandoned.

A Servicing Agreement is required as a condition of the rezoning for the design and construction
of frontage improvements and a new lane.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 4).

6657013
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June 7, 2021 -3- RZ 08-429600

Subject Site Existing Housing Profile

The site is currently vacant.
Surrounding Development
Development surrounding the subject site is as follows:

To the North: A 20-unit townhouse development fronting Cooney Road on property zoned
“Town Housing (ZT53) — Cooney Road (Brighouse Village of City Centre)”.

To the East: A 24-unit townhouse development fronting Cook Road on property zoned “Low
Density Townhouses (RTL1)”.

To the South: Across Cook Road, a single-family home on a lot zoned “Low Density
Townhouses (RTL1)” and a 28-unit townhouse development on property zoned
“Town Housing (ZT66) — Cooney Road (Brighouse Village of City Centre)”.

To the West:  Across Cooney Road, a 13-unit townhouse development on property zoned “Low
Density Townhouses (RTL1)”.

Related Policies & Studies

Official Community Plan/City Centre Area Plan

The 2041 Official Community Plan (OCP) Land Use Map designation for the subject
development site is “Neighbourhood Residential”. This redevelopment proposal is consistent
with this designation.

The subject development site is located within the Brighouse Village of the City Centre Area
Plan (CCAP), Schedule 2.10 of the Official Community Plan (OCP) Bylaw No. 7100
(Attachment 5). The site is in “Sub-Area B.1: Mixed Use — Low-Rise Residential & Limited
Commercial”, which is intended for grade-oriented housing in the form of higher-density
townhouses (with common parking structures) in areas north of Granville Avenue within the city
centre. The preliminary design of the proposal featuring high density townhouses with a
common parking structure, generally complies with the Guidelines in terms of land use, density,
and overall neighbourhood character. Further consideration of the Development Guidelines will
take place at the Development Permit stage of the process.

The subject development site is surrounded by properties with development potential subject to
the CCAP. Registration of a legal agreement on title is required before final adoption of the
rezoning bylaw, stipulating that the commercial development is subject to potential impacts due
to other development that may be approved within the City Centre, including without limitation,
loss of views in any direction, increased shading, increased overlook and reduced privacy,
increased ambient noise and increased levels of night-time ambient light, and requiring this
information be provided through signage in the sales centre and through the disclosure statement
to all initial purchasers.

6657013
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June 7, 2021 -4 - RZ 08-429600

The proposed rezoning is subject to a community planning implementation strategy contribution
for future community planning initiatives. The contribution rate has increased since the proposal
was considered at Public Hearing in 2011. The applicant proposes to make a cash contribution at
the current rate of $0.31 per buildable square foot, for a total contribution of $2,529.84 prior to
final adoption of the rezoning bylaw.

OCP Aircraft Noise Sensitive Development (ANSD) Policy

The subject development site is located within Area 4 (Aircraft Noise Notification Area) on the
OCP Aircraft Noise Sensitive Development Map. While all aircraft noise sensitive land uses
(including residential uses) maybe considered, registration of an Aircraft Noise Sensitive Use
Covenant on title to address aircraft noise mitigation and public awareness is required prior to
final adoption of the rezoning bylaw. At Development Permit stage, submission of an Acoustic
Report, prepared by a qualified professional, is required to address indoor sound level mitigation
criteria as set out in the OCP and identify how noise mitigation measures will be incorporated
into the building design.

Affordable Housing Strategy

As per the City’s Affordable Housing Strategy, the cash-in-lieu contribution towards the City’s
Affordable Housing Reserve Fund is required to take advantage of the density bonus and
maximum density available as part of a rezoning application for development of less than 60
townhouse units (i.e., 0.6 FAR vs. 1.2 FAR). The contribution rate has increased since the
proposal was considered at Public Hearing in 2011. The applicant proposes to make a
cash-in-lieu contribution at the current rate of $8.50 per buildable square foot for a total
contribution of $69,366.51 prior to final adoption of the rezoning bylaw.

Public Art Program Policy

As the proposed development has less than 10 dwelling units, the City’s Public Art Program does
not apply.

Floodplain Management Implementation Strategy

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on title is
required prior to final adoption of the rezoning bylaw.

Public Consultation

Rezoning signs have been installed on both frontages of the subject property.
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Public correspondence was submitted to the Public Hearing meeting held on April 18, 2011 and
afterwards to staff regarding the previous development proposal (Attachment 6). The
correspondence included concerns regarding the following:

e Size of development — The proposed 1.2 FAR density is consistent with the previous
proposal, the townhouse development to the north of the subject site, and the development
concept that was reviewed as part of that site’s rezoning application for the subject site.

e Tree retention — The two significant EIm trees in the Cook Road City boulevard will be
retained subject to Engineering review of detail design of the required Servicing
Agreement. The required frontage improvements, including a new sidewalk, will meander
around the trees. See ‘Tree Retention and Replacement’ section below.

e Shadowing impacts on neighbours — The shadowing impacts are consistent with the
previous proposal. A shadowing diagram is included in the original rezoning staff report
and the proposed building height is consistent with the City Centre Area Plan.

e Vehicle access location — Vehicle access will be from the proposed lane. See
‘Transportation and Site Access’ section below.

e Sidewalk width — A 2 m wide City sidewalk will be provided along Cooney Street. A1.5m
wide City sidewalk will be provided along Cook Street to accommodate tree retention and
allow two people to pass each other in wheelchairs. See ‘Transportation and Site Access’
section below.

e Use of an existing easement for shared lane access — The previous development proposal
relied on the use of the easement area on the neighbouring property to the north to
construct a shared driveway connecting to the new required lane for the use of both sites.
In response to the neighbour’s existing driveway and limited proposed lane development in
addition to the expressed concern regarding the use of the easement area, the applicant
revised the development proposal. The current development proposal is contained to the
subject site and does not impact the easement area or adjacent neighbouring site. See
‘Existing Legal Encumbrances’ section below.

Should the Planning Committee endorse this application and Council grant first reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or
interested party will have an opportunity to comment.

Public notification for the Public Hearing will be provided as per the Local Government Act.
Analysis

As noted in the original rezoning staff report, the applicant has applied to rezone the small
orphan lot subject site to permit the construction of an infill six-unit four-storey townhouse
development, together with a new proposed lane at the northeast corner of Cooney Road and
Cook Road. The proposal is consistent with current OCP and CCAP Policies applicable to the
subject site, which encourages high-density townhouses in a more urban setting characterized by
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low-rise, street wall buildings with more consistent heights and setbacks, flat roofs, roof decks
and balconies, landscape terracing, and including among other things, new lane and public open
space, street improvements, and contribution for affordable housing.

Proposed Zoning Amendment

To facilitate the subject development and provide for voluntary developer contributions in
compliance with CCAP Policy (i.e., affordable housing contribution), the applicant has requested
that the subject site be rezoned to a new site specific zone, “Parking Structure Town Housing
(ZT93) - Brighouse (City Centre)”, which includes:

* Maximum density: 1.2 FAR calculated against the net site area after lane dedication and
road widening along Cook Road and Cooney Road. This includes an affordable housing
density bonus. The zone also includes the typical 0.1 FAR density bonus for common indoor
amenity space for residents.

* Permitted land uses: Town housing and related land uses.
¢ Maximum building height: 15 m (49 ft.) and no more than four storeys.

*  Minimum setbacks: 3 m (9.8 ft.) to roads; 0 m to lane; and 3 m (9.8 ft.) to an interior property
line, which may be reduced to 1.5 m (4.9 ft.) as specified in a Development Permit.

Built Form and Architectural Character

The applicant proposes to build a compact infill townhouse development at 1.2 FAR (after lane
dedication) on the subject orphan small corner lot at the northeast corner of Cooney Road and
Cook Road in the CCAP’s Brighouse Village. The project’s six townhouse units are designed as
a single three-storey building over a single-level common parking structure. One convertible
unit is included in the proposal. Dwelling sizes range from 115 m? (1,232 ft?) to 129 m?

(1,390 ft?).

The proposal includes individual, south-facing entries and yards along Cook Road, south-facing
decks at the building’s upper storey, and a sunny, common open space along Cooney Road. All
units have direct access to the partially enclosed parking structure, which has vehicle access to a
public lane, to be constructed by the project along its east edge.

A Development Permit processed to a satisfactory level is required prior to rezoning approval.
The architectural and landscape design will be reviewed as part of the Development Permit
application process.

Transportation and Site Access

Road widening and related works are required to establish a new rear lane, provide
improvements along both of the subject site’s street frontages, and to provide pedestrian
enhancement at the intersection. Prior to rezoning adoption, the applicant is required to satisfy
the following:
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* Rear Lane: 6 mroad dedication along the entire east property line to provide a 6 m wide
interim lane aligned north-south parallel to Cooney Road. The lane is to be widened through
future development to the east. The vehicle access for the subject development will be
located on the proposed lane. In the long term, through future redevelopment along Cooney
Road and Spires Road, the proposed north-south rear lane will extend from Cook Road to
Spires Gate, providing redevelopment along Cooney Road with vehicle access from the lane.

* Cook Road: 1.8 m road dedication along the entire south property line.
* Cooney Road: 2.4 m road dedication along the entire west property line.
* Corner Cut: 5 m x 5 m road dedication at the Cook/Cooney Road intersection.

« Cooney Road tree retention: An approximately 5.4 m? Public Right-of-Passage Statutory
Right-of-Way (PROP SRW) is required to allow a 1.5 m wide City sidewalk to encroach into
the site to allow for tree retention in the City boulevard.

+ Rear Lane tree retention: An approximately 2.6 m? Public Right-of-Passage Statutory
Right-of-Way (PROP SRW) is required to allow the City lane to encroach into the site to
allow for tree retention in the City boulevard adjacent to the new lane.

» Enter into the City’s standard Servicing Agreement for road construction along all three
frontages.

* Provide a voluntary cash contribution in the amount of $9,000.00 towards accessible
pedestrian enhancements of the Cook Road and Cooney Road traffic signal.

Vehicle and Bicycle Parking On-site

The proposal will feature six units with a total of eight resident parking spaces and two visitor
parking spaces, which meet the minimum bylaw requirements. Four resident parking spaces will
be in a tandem arrangement (50% of total residential parking spaces provided), which is
consistent with the maximum 50% of tandem parking provision of Richmond Zoning Bylaw
8500. Prior to rezoning bylaw adoption, the applicant is required to enter into a legal agreement
to ensure that where two parking spaces are provided in a tandem arrangement, both parking
spaces must be assigned to the same dwelling unit.

The proposal will feature a total of 10 bicycle parking spaces on site, which meets the bylaw
requirements. Secure bicycle parking spaces will be provided within a bicycle storage room
within the parking structure and a bicycle rack will be provided on-site. Prior to rezoning bylaw
adoption, the applicant is required to enter into a legal agreement to ensure that:

» Conversion of any of the bicycle parking area in this development into habitable space or
general storage area is prohibited.

» The bicycle storage room must remain available for shared common use and for the sole
purpose of bicycle storage.

Existing Legal Encumbrances

There is an existing 3 m wide statutory right-of-way (SRW) for the sanitary sewer along the east
property line within the required lane dedication area.

6657013

PLN - 22



June 7, 2021 -8- RZ 08-429600

Neighbouring Townhouse Development at 6468 Cooney Road

When the neighbouring site to the north of the subject site at 6468 Cooney Road was rezoned for
townhouse development, it was intended that in the future 6468 and 6500 Cooney Road would
share a driveway to a lane connecting to Cook Road. To achieve this, 6468 Cooney Road was
granted a temporary driveway access to Cook Road and an easement and covenant were
registered on title to facilitate connection to a potential rear lane on the subject site.

Relocating the driveway access for 6468 Cooney Road so that it would connect with the lane
being established on the subject site is not warranted at this time as the existing driveway access
has not created any operational issues and redirecting all site traffic through the proposed lane to
Cook Road until such time that an alternate route is available from a functional rear lane
connecting to another public road may add additional traffic load closer to the Cook
Road/Cooney Road intersection. In addition, the strata at 6468 Cooney Road has requested they
be permitted to use their existing driveway and not construct a shared driveway in the easement
area.

The existing easement in favour of the subject site is registered on title of 6468 Cooney Road
(registered under number BX442223). This existing easement was intended for use as part of a
shared driveway, which was to be constructed and widened through development of the subject
site for the shared use of both properties. As use of the easement area and provision of a shared
driveway to the proposed lane is no longer proposed, after rezoning adoption, the neighbouring
strata may request City permission for their lawyer to discharge the easement agreement from
title.

The existing covenant registered on title of 6468 Cooney Road (registered under number
BX442227) requires that, when a rear lane is operational, the owner of 6468 Cooney Road shall
permanently close and landscape the temporary access driveway area that connects to Cooney
Road. Based on staff review, while it is intended that the proposed lane will ultimately
accommodate vehicle access to 6468 Cooney Road when it redevelops in the future, the lane will
not be able to achieve this until it is extended to connect to another public road through future
development. Transportation staff has reviewed the proposed development and advises that the
City would not seek the closure of the existing temporary driveway access for 6468 Cooney
Road as part of the development of 6500 Cooney Road. Driveway access to Cooney Road
would continue to be used and the covenant would remain registered on title to 6468 Cooney
Road as the existing driveway access closure may be pursued in the future when 6468 Cooney
Road is redeveloped and the rear lane system is extended to connect to another public road.

Tree Retention and Replacement

As noted in the original rezoning staff report, the applicant submitted a Certified Arborist’s
Report. After further investigation subsequent to the original rezoning staff report, the
bylaw-sized trees assessed by the arborist include three existing trees on the subject property and
four existing trees on City property.

City Tree Preservation and Parks Arboriculture staff have reviewed the trees, with the following

comments:
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e Three on-site trees were identified for removal in the original rezoning staff report and were
removed after Public Hearing and should be replaced at 2:1 ratio as per the OCP.

e Two City trees (Birch) located along the site’s Cook Road frontage (within the proposed road
dedication area) were identified for removal in the original rezoning staff report and removed
in 2016 in advance of the Servicing Agreement due to public safety concerns. Prior to final
adoption of the rezoning bylaw, the applicant is required to provide a tree compensation
contribution in the amount of $2,600. The planting of new City street trees along both
frontages will be included in the Servicing Agreement.

e One City tree (Elm) located along the site’s Cook Road frontage (within the proposed road
dedication area) is to be retained. To minimize impacts, the required Servicing Agreement is
to include a narrowed sidewalk, and the required Development Permit is to ensure front yard
decks are raised and set back outside the drip line of the tree.

e One City tree (EIm) located along Cook Road east of the proposed rear lane is to be retained
subject to Engineering review of detail design of the required Servicing Agreement. The
required Servicing Agreement is to include special lane design and construction measures.

Tree Replacement

Three on-site trees were identified for removal in the original rezoning Staff Report and were
removed following the first Public Hearing in 2011. The 2:1 replacement ratio would require a
total of six replacement trees. The preliminary landscape plan (Attachment 2) provides for 10
new trees on-site. The size and species of replacement trees and overall landscape design will be
further reviewed through the required Development Permit application process.

The required replacement trees are to be of the following minimum sizes, based on the size of the
trees being removed as per Tree Protection Bylaw No. 8057.

Minimum Caliper of Deciduous Minimum Height of Coniferous
Replacement Tree Replacement Tree

No. of Replacement Trees

2 55m

2 9cm

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute $750 to
the City’s Tree Compensation Fund in lieu of any replacement trees that cannot be
accommodated on the subject property after redevelopment.

Tree Protection

Two trees adjacent to the site in the Cook Road City boulevard are to be retained and protected,
subject to Engineering review of detail design of the required Servicing Agreement. The
applicant has submitted a tree protection plan showing the trees to be retained and the measures
taken to protect them during development stage (Attachment 2). To ensure that the trees
identified for retention are protected at development stage, the applicant is required to complete
the following items:
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e Prior to final adoption of the rezoning bylaw, entering into a legal agreement and submission
to the City of a $27,100 tree survival security Letter of Credit.

e Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a
Certified Arborist for the supervision of all works conducted within or in close proximity to
tree protection zones and to oversee the installation of special measures for tree retention
(e.g., aeration tubes) in the required Servicing Agreement. The contract must include the
scope of work required, the number of proposed monitoring inspections at specified stages of
construction, any special measures required to ensure tree protection, and a provision for the
arborist to submit a post-construction impact assessment to the City for review.

e Installation of tree protection fencing around all trees to be retained. Tree protection fencing
must be installed to City standard in accordance with the City’s Tree Protection Information
Bulletin Tree-03 prior to any works being conducted on-site, and remain in place until
construction and landscaping on-site is completed.

Townhouse Energy Efficiency and Renewable Energy

The proposed development consists of townhouses that staff anticipate would be designed built
in accordance with Part 9 of the BC Building Code. As such, this development would be
required to achieve Step 3 of the BC Energy Step Code for Part 9 construction. As part of a
future Building Permit application, the applicant will be required to provide a report prepared by
a Certified Energy Advisory which demonstrates that the proposed design and construction will
meet or exceed the required standard.

Amenity Space

The applicant is proposing to provide a cash contribution in-lieu of providing the required indoor
amenity space on-site. The contribution rate has increased since the proposal was considered in
2011. The total cash contribution required for the proposed six-unit townhouse development is
$10,830.00 based on $1,805 per dwelling as per the current OCP rate and is a consideration of
rezoning.

Outdoor amenity space is provided on-site. Based on the preliminary design, the size of the
proposed outdoor amenity space is consistent with the OCP minimum requirement of 6 m? per
dwelling and the CCAP recommendation that 10% of net site area is provided as open space.
Staff will work with the applicant at the Development Permit application stage to ensure the
design of the outdoor amenity space meets the Development Permit guidelines contained in the
OCP.

Housing Type and Tenure

The applicant proposes six strata-titled townhouse units. This report has been submitted prior to
Council’s consideration of new policies regarding age and rental restrictions in strata-titled
buildings to maximize potential rental and housing opportunities throughout the City. These
policies are scheduled to be considered at the Public Hearing to be held on June 21, 2021.
Additional requirements are included in this report in anticipation of Council adopting these
policies prior to consideration of this application.
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To maximize potential rental and housing opportunities throughout the City, the applicant has
agreed to register a legal agreement on title prior to rezoning bylaw adoption, prohibiting (a) the
imposition of any strata bylaw that would prohibit any residential dwelling unit from being
rented; and (b) the imposition of any strata bylaw that would place age-based restrictions on
occupants of any residential dwelling unit. This covenant will not be required if Council does
not adopt these policies prior to the subject application rezoning bylaw receiving third reading.

Development Permit Application

Prior to final adoption of the rezoning bylaw, a Development Permit application is required to be
processed to a satisfactory level. Through the Development Permit application process, the
following issues are to be further examined:

e Compliance with Development Permit guidelines for the form and character of
multiple-family projects provided in the OCP and CCAP, including the provision of
attractive pedestrian oriented streetscape building design along Cooney Road.

e Review of tree replacement and protection features for the development proposal.

e Review of the shared outdoor amenity area design, including the choice of children’s play
equipment, to create a safe and vibrant environment for children’s play and social interaction.

e Review of relevant accessibility features for the one proposed convertible unit and
aging-in-place design features in all units.

e Review of sustainability strategy for the development proposal.

Site Servicing and Frontage Improvements

Engineering requirements have changed since the proposal was considered at Public Hearing in
2011. Prior to rezoning bylaw adoption, the applicant is required to enter into the City's standard
Servicing Agreement for the design and construction of works including a new rear lane,
frontage beautification along the Cooney Road and Cook Road site frontages, and storm sewer
and sanitary sewer upgrades (Attachment 7). All works are at the applicant's sole cost (i.e., no
Development Cost Charge Credits apply). Also prior to rezoning bylaw adoption, the applicant
is required to provide a Letter of Credit security for the Servicing Agreement.

Financial Impact or Economic Impact

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site
City infrastructure (such as road works, water works, storm sewers, sanitary sewers, street lights,
street trees and traffic signals).

Conclusion

The purpose of this application is to rezone 6500 Cooney Road from the “Low Density
Townhouses (RTL1)” zone to the “Parking Structure Town Housing (ZT93) - Brighouse (City
Centre)” zone in order to permit the development of six townhouse units with vehicle access
from a new lane.

The subject rezoning application is supportive of City policies for compact, grade-oriented,
multi-family housing and the City Centre Area Plan objectives for Brighouse Village. Despite
the project’s small site size, the proposed development is attractive and liveable, is expected to
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have minimum impacts on neighbouring residents, and proposes to retain significant trees along
Cook Road.

In response to the passage of time since the subject application was considered at Public Hearing
on April 11, 2011, the application and proposed zoning were revised. The rezoning
considerations were also adjusted to reflect current Policy (Attachment 7). On this basis, staff
recommend support of the application.

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10265 be introduced
and given first reading.

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 8618 be abandoned.

S Brdigat

Sara Badyal
Planner 2
(604-276-4282)

SB:blg

Attachments

Attachment 1: Location Maps

Attachment 2: Conceptual Development Plans

Attachment 3: Original Rezoning Staff Report (dated February 15, 2011)
Attachment 4: Development Application Data Sheet

Attachment 5: Specific Land Use Map: Brighouse Village (2031)
Attachment 6: Public Correspondence

Attachment 7: Rezoning Considerations

6657013

PLN - 27



#XL City of

Attachment 1

8320

=822 Richmond
| DT‘ L—‘_l‘_l_cm_l—|_|_l‘) LJ§ RAMI ZR1 } (‘;
— WIIESTMINSTER'H\JNY } M ALl
C[iTl B CDT1 RAMI 096* RA‘MI 131* RAMI1 ﬁl;
[ zmu7 o— o EHRZ
CDTI UL SI g— L_g
SABARD S | | | | | 1 E&Sﬁ.
8— ™~ RSI/E — 9_
E— | — | —z(]
T I —— B o - _ _ : EL’R]S
] "',_I,-‘ ZHRs . [ ] ;E PROROSED ] 5
g e " T _REZONING 7 — |
(2] E——
L 2 T
RTLI i . RILL A
COOKRD LL . 9
‘ ER PRI
o
14
s ¢ | W
R S =z
©
(@) 8431 8451
O
/O :
COOKRD
36.23 3 23.24 5
" 8360 8400

]

RZ 08-429600

Original Date: 07/28/08

Revision Date: 04/19/21

Note: Dimensions are in METRES

PLN - 28


SBadyal
Text Box
Attachment 1


WESTMINSTER HWY

SPIRES RD

SPIRES GATE COOK CR

SUBJECT  seresro
PROPERTY

COONEY RD
GARDEN CITY ROAD

|6500

COOK RD

ECKERSLEY RD
PIMLICO WAY

Original Date:07/28/08

RZ O 8 -4 2 9 6 O O Amended Date: 04/19/21

Note: Dimensions are in METRES

PLN - 29




ou Bmg

Conceptual

ep juiig

Attachment 2

8[e0s

Development Plans

908U

10 ‘umeiq

NY1d LIS
® V1vQ 193rodd

3L 1eaus

0202 §1 ver

'

120z el fe

2

1202 2 unp

€

uoisiney sjeq

ON

sluelNsuoQ

0g ‘puowyary
peoy Asuuo) 0059

3ISNOHNMOL
LINN-9

a1 108loid

INZSNOO NILLIHM HOle

ou|
aunjoslyoIy/ — —

wry _
yreuuey _

W0 =.8/1 308

I arEN

avod Y000
—
Z % ) %
HESRIEE "
(T
A/ _
Ny 8%, 5910 L/
39VH01S |,
I = = TS WW
Qv3H s3WNYH | © [ | N i |
H L %ré \g// LOTET —
== e B &) 1
g |2 =z T
& » | -
g g M 1? _ -1
] hE% |2 saovasonpvdol | —— | i
vyt z L R L , g
30} =] — o
. | - 8
d =7 &
WeL9r L _ s 1 3
= ]
N N N : ; g
" I = (R % s R S
\ /1) L[] Jil [} \_ 3nosy pieing 30.3nry/.
\ . A Y Y TN 2
o R i AT S CAN I 2
I NWfD: IA fpmﬁ_w; \ \\ / \\ / \\ \ /
SR
m\\ / v VY Y P o
Sasnoyumo). e — = E = e i
110 [ ,08°€01 1d
*uqﬂmwa = ., HLOI BNIGTiNg W 72 62
I £58 i

|
|
|

TE10Z 307 MY NGNS (TLYCRHT 95 6 |

98 W “TIVOH NGOG 0059

AHVININNS LO3rodd

@VOH Y009 LV INV1 NOHd MIIA

& OIOHd viHav 3LIS

PLN - 30

WSOdOHd LO3raNns 3HL 40 MIIA TVIH3Y

IN3INdOTIAIA ISNOHNMOL LINN 9 - a4 AINOOJ 0099



SBadyal
Text Box
Attachment 2

Conceptual Development Plans

SBadyal
Polygon

SBadyal
Polygon


.
—1 NI< W0 = Wb/ 308
st Y Nwidgootd 158
1202 2 unp o1ep Ui 7 7 7 7
©
aleos o, ! ! w\& ! o - ! (0@
S Fg L 24281 f¢
V\V\ PEHORUD | = on | dn A 0 dn | dn -
M T T i
70 e X N g
_ I 5 I
=
! J o J
! = = §
_ 01LYd 9 LIND , 01LYd & LINA 0ILYd ¥ LIND , 0ILYd € LIND 0ILYd Z LIN , 0ILYd £ LINA
NV1d 40074 1LSdH ' BT LTT 0 LOT-T1 0T-1T ..oﬁ.m 0117 JOf 0T-TT .&.N 82T
T e
3L 1eaus | %
_ o o § N o o
+ + " + + + ©
e | 1 1 | LS - L]@
2 = =23 <
(pesiray) 9| ‘| P S orwo | | W | | | d [P >
uoneoydde Buvozey | 120z el fen | 2 _ 1 - A W W | W W W F
T E £ £ T-L T oter T 1T 1 1T, T-L
Joe | e " e 3 ‘H_ 1 b - o L ‘H_ I d .
202 d s [ | - [
vauvind [l 3 | @ 1 M,F "y Job |k Wy 2
uoisiney 8eg | ON H3INHOD |, 3 + I L . + A RLEITRERE] N
| & 7 X | 8XLSSYD s I 7o II[E
! A fi Q,W/ “INY 39YHOLS S
f 7 e [ I
| - — : =I=—— b el WL =
B L e, s e S P X s S S 1V 4 [/ Z 7
+ | P et 1 e T e | >
“
SN | Ll L | o e 5 5
@ [ J ¢
> _ I I I I I | T I I
e AlE | i | | T | e ]
& = | T~ [
2l , W , B - “®
=2 _ : | | | | | WSZXINS'S _= NSTXNG'S 1= . '
Zg | | | 30dS QHVANVIS - — — 30VdS QHYONVLS _— — — Z
S ° = =
Boalle 7 | 7 7 I i 7 =
2 ! ~L] , | [ | | W - L n 1
E _ < m W 7 W Els 7 FISIV ONIAIEG WL9 7 ” — — 4 7 :_M
= = — ~— v
o , , - S~ b o
Iy | ! | ! ! | ! WSZXWS'S - WSZXWS'S =1 °
X | | | ﬁ VIS QHVANVLS  _  — 30VdS QHYONYLS _ wf —
i E 6 e e - T - —~ e ey Lé
Sjue)NSU0D | i | | gc — — EWcomf
| 7 7 =1
; , «\ “
94 ‘puowialy ) i , , @
peoy Aauuod 0059 ST k77T 7 1 7% ——— ot T - 5
3ISNOHNMOL O el | 1\ &y Pttt S W
X \ oL | > []\ 6 9 I s > + Joinpejnuepy 2 8 -
\ | e pouigioo [ > ]
1INN-9 AR I\ - IR / o v, st i L s 5
ey IV [ W i Ad—" 12 Tog " HI' b | L]a
i1 sloig _ - 1 1 ! 13708V ONIQTING 40 INT ,&N ZE 5] o g et
\ [ W0 \ ! \ | lwygg L : WY “HIIW gl
\ / ¥5191 \ / 40 \ / :m.,m—/ / . " 8
: c WESZT
NGENOD N L O Zuousi | \ Houisia | \ | \ /e — &
I ) ™7 1 [ :
[a.034 wo "NIW] z.,mwxs %“ szﬁq v‘mmxsmm \ ' XINS'S /
wzro | 30vds QuvaptyLs 3ovds auvaNvLs 30vkis auvalivis 00s Esz\z
Novalas _ \ \ \ T |
A\
\/
e \\ | ogsor %
« INIMOHO INIA ”
. 3A08Y %930 40 N <.
> ﬁ 504 0149 /M 30N H o
L0809 ) | BIEBELLBLL 1 o T o e T
| | wylgz | | |
HLOIM ONIQTING .+-26
OC_
[unjosNyoIy/ — — — Q
wry) _
r_«mcr_wv* _ _




¢cVv
ou Bma
1202 ‘2 unp Sjep g
04 = W/ 3OS
- ¥ NVIdHO0Td ANOOTS
M paosUD _|||||||| |||||||||||||||||||||||||||||||||||||||||||||||||||||||/
N
|t N
10 ‘umeiq | = w... N
H
_ o) m / N
g
2B N
3
2
NY1d __ HLQIM ONIGTING N
| 26 N
4004 NOD3S _ 558 wf
oL s \ 7 7 | (N0 381LE3MN0D) N
[ 9 1INN | G 1INn ¥ 1INN | € 1INn | ¢ 1INn | L 1INN //
4 | N
R ANOO1v8 L3NnT 7 ANOJTVE ANDDTvE 7 7 ANOD 178 L3nnT N
p— — = =t i = == =t = == - = 1 = K AT - L\@
e buvozsy | 12ozsl on| @ ! MO38 M0738 | mos MO8 | [ moms Mowg |
_ 0LN3d0 0LN3d0 i 0L N3d0 0LN3d0 6 6 \_’E N3d0 oL E%L AT Y6 1
(uorsin J]
vomoris Savermy | 120z 2onr| ¢ \ ] T N | | S—
| 1 | | 11 = =
uolsiney aleq | oN = = = = = £ M a
_ s I E E ] H H ] H 1 I ] =
E 3 3 3 E s | wo's "I :
" w — — | — 1 YOVAL3S W 67°E
|
_ PIETHOT T AFTTOT 20T _.\_r? =[] ._ 2 TT-0T 2T THOT T | — e
g s t_ r . w1y " A \‘\‘\\_rL
i [R— || S— ] 1 \@
_ y o y y 5 IS 2 '
| P S | — i O S | — i B oua & | _
“““““ 5
\ NS : |
© ZaN || P
S e M orvre | erweret | I S R | | N I | Sswrct | | P 7 1
Sl _ 9yd0Lq | pavsoL TETTET N
z[8 |
& - K 2
m T ONINID ONINIO ONINIO AL ONINIG ONINIG N ,TEJ, GWH m
S — o [
o
_ / NIHON |& _
1 w ,\T S 1
_ 135010 | _
_ PIETHOT I TTOT 20T e e 1, 2 TI0T ZTTTOT ; 4 | _
sjuejnsuo) N N I | e e T T 1 — i \\“““L\@
\ 2T “
_ W |2
08 ‘puowiyory ._ E d _
peoy Asuuo) 0059 WToo[wmos  |o 8€ 7 0L 0L e 1|e
| s B g | - =]
JISNOHNMOL _ OO namow |= NaHoL |~ A\ B |2 o |OO NIHOLIY e | 7 -
i 7 B &
1INN-9 o T D (- [ 141 340104 _
! B b | o Lo ] o o] L] o s | _
L 108lo1d — = o — — BIE 02 ‘\‘\\L\‘\‘\‘\LL\Q
i T _
_ 01LYd 9| LLvd § LIND 7 01Lvd ¥ LIND | ouvdednn olLvdZ LN _ N ¥d b LIND -
1NESNOD NALLEM HOR ' § | 1
w - !
LMOHLIM 030NT0HAY 5O G35 38 7ls _ n L , K e Ul
. & @ I | S N | o i S I N 2 e, Kol | A | et | o e B 1 2T X R | s gy &
SHL STLL TV L NIVINGE TIVHS =|” 5 o k b =3 - I _ :
GNY 34V NOIS3A ONY NY1d SHL | @ T i s , [ , , M
3N LHOIGA00 = 7 o 7 7 7 7 M 7
| e © :
1OFLHOEY = S 2 I
3HL OL ATALYIGINNI J3LEOd3H o | 1 0 I 0 0 | R é
v SHOHI3 TV — _ _ _
001 w0l MO39 STIVM 40 NI 7 7
TIV AN . |
TVHS HOLOVULNGD VL3N3D Shl [0 “Ni] H*, 7 7 7 _
GI0S 39 LON LSMA ONIMVIO SIHL Novalas w o | | | ﬁz.xz& €3N0 %03a nm>m._:z<oi | | | |
A,v 030dVS3ANY1 a3SOdOHd 7
I I I I I I I
L L L L L L L
05T 0T 0T OTHT 07T 25T
OC_
aInpayyoIy — — —
wry) _
Z«mccwx _ _

PLN - 32



gV

ouBmg
1202 'sL e Qlep 1uild

8BOS
R paxoauyD
10 “umeiq

NY1d 4004 AdIHL

ML 19aus
ozozsiuer | 1

(posinar)
dde Buvozay | 120261 ke | 2
uoisinay aleq | ON
SJUBJINSUOD
0g ‘puowyary
peoy Asuuo) 0059
3ISNOHNMOL
1INN-9
8y 108loid
“INZSNOO N3LLIHM HOWH

NOHLIM 030NAOHE3H HO 038N 38
LON A GNY ONI JHNLOALIHOY Wi
HLINNDY 40 ALEIdOHd INSMIOKE
SHL SINLL TIV Lv NIVWEH TIVHS

‘G3NH3S3H IHOBAIOD

HOM 40 INFWIONININOO O1 HOlkd
STIATT ONY SNOISNIWIO TIV AdIIA

TIVHS BOLOVHINOO TYHaNID JHL
I YOS 38 LON LSNW ONIMYHA SIHL

ou|
aInpayyoIy — — —

wry) _
yreuuey _ _

|

W0k = /L 3OS

NV1d HOO14 ddIHL

ﬁ Ay
| Elo N
| =32 AN
_ rﬂu B HLdIM ONIQTING N
| - W = W W A
"V \ \ i \ , (LN T181L83AN0D) AN
_ 9LINn 7 S LINN 7 v LINN 7 ¢ LINn 7 ZLIND 7 LLIND 7 AN
"
_ , M0738 4008 ﬂ 7 ﬂ 'dAL M0T38 4008 7 ﬂ 7 ﬂ “dAL MO39 4004 7 ﬂ 7 M0738 4004 , / N
! [ N N L Exa T
_ PO e o oI T oo o o o1 o
| g |l 2 gl & 2 = (3781L43ANOD)
v s | =il s B sl s - W 038 W |2 g2
[l |5 weoae weaas 2| 2w a3 waaas (2|2 we o3 5 Z
__ T vovas s_nw.n !
| 0/ OF S\ | (N0 OF R\ R ENO) N S - I . T
__ - = T, ﬁuw wﬂ» e e = JSN. J ) e, ( _._EmSzo@ " (32
| e PERrE] e e o g |
o1 ) UL E D! | A | e NSN3 (3 E T ET)I | Y " || S insNa (B[ &) aunsia || P , i !
gl i i || C i | i AT ! =
2 | ) ) o || . m Q ﬁ u . || — ) m g ﬁ u . —— g 5 _ =
Bl 5 | | 5 B 5 | | —— 5 e 5 —— = m | P
El Vs | & N — Mo T oS | & - - s T oS & — W 2 |
[ Fe—we ‘WY m He— g WY Hm He— |
1|5 Hve B H Hive (£ |[| & Hive Hiva || K Hive 7m |
p P |y IR
e, A Bllel _ellel A | I I
, — | — —\ |- — , |
— T80T 80T 80T 80T 80T 7 H —
e I efif |e = 2 ; i ki 1
M7 wuo3e oMl waaas T weoas ol weaas |G| |7 weaas o , E_Nq\_:.u : = '
_ m m m m m (1417 39nL04)| o . m@ 7 _
| I9VH0LS | I |
I -
I * * * I el R R
| dALMOT3E 4004 | | dALMOT3E 4004 | | MO39 4004 | _
| | | | | | .o
NIVELIS W 610 | | | | | “ | & _
| | | | - | _
@ 1
‘\;.F\‘\‘\‘\‘,\‘\‘\‘\‘L‘\‘\‘\‘\L’\‘\‘\‘\\F\‘\‘\‘\L\ m ‘\‘\‘L‘\‘\{q\“—é
i | | | | | | "
05T 1 LOT-9T | OTHT 1 LOT-PT 1 LOT-5T | 8T 1
| | | | |
T T T — T 1 T T Tt/ 7 IT T Tt/ T
| |




VeV

1202 ‘cL Rep 81ep Juld

ou Bmg

W0k = /L YOS

¢ NVId 4004 HIENOA

8[e0s

A paxoaU)

1 e _| |||||||||||||||||||||||||||||||||||||||||||||||||||||||||||||| BN

NY1d
40074 HLYNO4

EUTREEES

Ez:ﬂm:m%zoe .
9 1INN S 1INN ¥ LIND € 1INn Z1INn L LIND

7 08T W0-ST 7 N

0202 §1 ver

3A08Y 4004 40 3NN

MO0738 4004

(posiron)
idde Buozay | 1202 €1 Ae

WOT-T ﬂ\ WOT-T 0141 ﬂ\ WLT-FT
| |

W€
WC€

uoisiney 8jeQ | oN

0ILYd 9 LINN 01LYd S LINN

61T

0ILYd ¥ LINN

01LYd € LINN OLLYd | LINN

WZTGTT

= 0lvd Z LN
2

W1 G TT

!
1
|
|
x

ES
*
ES
e
<
%
%
ES
%
ES

7E
Z e

st 7

T

W11
STT

WL

‘INY Q39N ‘WY 039 ' ‘Nd a3g I

=

WBIT 0T

WL-0T WL-0T

L

e
=
=
a
2
|
=

STT

s
=
=
2
2
=]
=

W1 092

sluelNsuoQ

i
=
10
10
{imil
3
38
=1
>

@
T{
L

E.W@/L

L ey \Lwod

o . VS |

W1 T-9T

| S I B | B Sy VSTV | S p— T eal
98 ‘puowyaly TS )i BIIEY-8

WIE9-8 W STT-S m WIE9-8 - ST TS

L
=
E]
Y

C ]

9-2T
JIT-6

T 7 /W =
8y 108loid | | || 39VHOLS
|

| Il |
INZSNOO NILLIEM HOld
NOHLIM 030NAOHE3H HO 038N 38
LON A GNY ONI JHNLOALIHOY Wi T
HLINNDY 40 ALEIdOHd INSMIOKE

|
|
|
|
]
|
|
|

|
m_mDo_._._._/___/\,_\yo._o. mﬁﬁ E___M@z ] u@u W E__Umw_z ] 1
= 7 Lw (1411 36nLn4)| & 7

3A08Y 4004
403NN

ou|
aInpayyoIy — — —

wry) _
yreuuey _ _




. _ W04 =91/ TWIS

F MU < (dd AINOOD) NOILVATTI L1SIM
ou Bmq umoig wnipay E_:Omow

inoqyBis)

01 Bujpua4 AoeAld paluled POOM E

1202 ‘2 unp elep Juiig

umoig wnipey :4N010D

8[e0s

[¢

auum AIoAl :HNOT0D
e PRHORUD pajured -IOSE-/WII| POOM

AD umelqg Aeip WbM :¥NO100
pajured -81210u0)

vy I C - - . ] N
Z 1A T E e

umoig WnIPay :HNOT0D
SSED JO BpISINO.

® (paured) Sie|S POOM BAleI00aq /M
Z O _._.<>M|_ m spieny) Auoojeg ssejo/wn|y @
1SIM B HLNOS POOM PRIEINWISIHNOTOD FA

E.
oL 190US (en0019 g 8N @PIeogbucT 6'9) &2 _wm%_ J S N
(ausodwo) Jo (9818 ‘wnuIwn|y)

W07-6

V

Buipig eyuozuoH
nofe Buptied

o misodorg | O202EL LT

Aero BM:HNOT100

(posvor) Usiuig 0oonig ysepdels
uoneoydde Buuozay | 1202 €4 few

wiloL _

AReib 1B1110AIS:HNOT0D

oA T T T
F— Buyseld [e1oN 7Rl
fe Buiuozay 1202 £ unp

Ke1 s1e1S:HNOT00

uoisiney 8jeQ | oN ysiut4 00omg ysepdelg

WBTT

umoig WBIT:HNOTO0
BUIPIS UEIdaIpIeH [2U0ZUIoH

AN3OIT SIVIHILYIN ﬂv ”.M%mw.mv _

|
|
|
|
|
S e T
\

|
L
2AT09% 1 £6

556 . o

@Hﬁ _

W04 =.81/€ IS

(@4 X009) NOILYAT T3 HLNOS

sluelNsuoQ

24 ‘puowyoly
peoy Aauuog 0069

3ISNOHNMOL
LINN-9

a1 108loid

weyy_ |
ZiereT

016

'INISNOO NILLIHM HOMd wzys

NOHLIM 030NAOHATH HO G3SN 38 Siore ]
LON AV GNY “ONI JBNLOZLIHOEY Wi

HIINNGY 40 ALE3dOEd INSTIOXG

FHLSINLTIV LY NIVNIH TIVHS

ONY 35 NOISIA ONY NY1d SIHL

‘G3NH3S3H IHOBAIOD

1
I
I
|
I
\

07-8

103LIHOY
IHL OL ATALYIGINAI J3LEOd3H

SO 40 INSWEONINNOD O3 KO - ] _
'STIATT ANV SNOISNIAIQ TTV AdIA v ienaT T B B

I YOS 38 LON LSNW ONIMYHA SIHL

81T

32 9N 0’9 aAncoEA

It o S

J008 - T

ou|
aunjoa)yoIy/ — — — |

E_V_ _ 7 W0-ST WOT-4T WLOT-4T WOT-T 0T W0-ST
Uleuuayy _ _

PLN - 35



cev

ou Bmg

1202 ‘2 unp “alep Julid
E=

P pa8UD
AD ‘umesq

NOILYATT3
1SV3 R HLHON

3L 1eaus

wnofe Buped

o misodorg | O202EL LT

(posinar)
uoneojdde Buuozey | 1202 €4 e | 2

(uoisiAay oyges)

uoneoydde Buvozey | 1zozzune| €

uoisiney 8jeQ | oN

sluelNsuoQ

24 ‘puowyoly
peoy Aauuog 0069

3ISNOHNMOL
LINN-9

a1 108loid

'INISNOO NILLIHM HOMd
NOHLIM 030NAOHATH HO G3SN 38

‘G3NH3S3H IHOBAIOD

103LIHOY
IHL OL ATALYIGINAI J3LEOd3H

I YOS 38 LON LSNW ONIMYHA SIHL

32 9N 0’9 aAncoEA

fempeoig 1som £222-1 12
eoEp@YIRULY B
SLLO008V09') | BL686LEBLL 1

ou|
aunjoa)yoIy/ — — —

wry _
yreuuey _ _

wesy
N

umoig wnipey :4N010D
anoqyBieN
0} Buloue Aoeaud pajuied POOM

umoig wnipey :4N010D

pajured -efosed/wii POOM

AKe1n 16 :8N0100
pajured -81210u0)

umoig WnIPay :HNOT0D

SSE|D JO 8pISINO

® (pejured) Sie|S POOM BAlII008Q /M
spueno Auoojeg ssep/wnly @

POOM PelEINWIS:HNOT0O

(anoo19) g enbuo) @preoqbuo ‘69)
(ausodwo) Jo (9818 ‘wnuIwn|y)
Buipig eyuozuoH

Aei9 Wbr:EN0100
ysiui4 00onig ysepdels

Keip ajeis:HNOT100
ysiui4 0oomig ysepdels

gl
o
gl
[

umoig WBIT:HNOTO0
BUIPIS UEIdaIpIeH [2U0ZUIoH

AN3OIT SIVIHILYIN

,mes
ONIN3O 39YHYD 7

| -
e — -

3 6
eEvM‘\ JE—

€ [eAs

wior L I [
Terd1 ]

.96

016

078

81T

W01 =91/8 3TV

I

1

1

W0.b =.91/8 TWOS

NOILVAZT3 HLHON

W96

07-6

W07-8

1 ST

.0-ST

WBTT

PLN - 36




|7SL°LTE(FO9) TAL  odlb-ize Xvd eniio w10 uoresised vosi
€TC dEA - O JOAODA

1 Jo 310 3nss|
F I— VISV VSO vIeog
Wixzosolz mm.oz, 'SILVIDOSSY § NI aFad

[ovgzaus  'ON.LO3rowd| sNolsiAZA ewg |on HLAON
1I20T v speq Buuoid peoeyp (o pessilon
31V LNId)| “woid 6315 Meu oy Jed SO OISIAGY (184870 | 12T LU 1

W3/

3v0s|
T4

‘A8 Q3403HO)|
W

‘A8 NMYNG|

“UOI35N 1§EUSSBUIIND JUBWBAIOAUL J81 100y

fiaodos pouoid ssioquy Jod <o UO11P035UOD BULIND JUSWONOAUI 151I0GIY

( Raouunioug ) poyosioud pup pallsied o9 of paors|nog m Q Q Q w

. . 3u0des puo uoid s3siuoguy wed so

NvTd ONLINYT sfiuio uo o9v Wiz oip wer| X3 \Y = M po1ootd pud pousie ad of PaoAGIon

/ LIS IAVOSANYT 5 Fa0 U B84 WiT P WEO XI

(s0041 "|02 Wog)

a4 DN VITIEAY20dn=6d VIISvMELS
GBunig 0 ool - T e
OOTTARERED T s v e
> ﬁﬁ (TR SR
L il Ypo1ahy (s .
o 7 i S e Buius @k Z8\Td ¢
2 = L2 o’ N f
< Q0| i
= 7
olLva 'y, Ollya oIy
SN (|38 v LiNn € LINn
V Fijaas i3 Fiianis
£t = 9
] hbinion , , Q
sy g o 27 K BLLSSTT i 5 "
NOISIAZY 3 SRR 7 AL e =
2 2 : T = .
¥ 77 axEl : ol
Lo TR | e e .
4 R bl | e SRR N
e e = :
4 B PRI 2 ey ;
= e SRS sanoss 2 R
S L ]
- B i z =7 T
> il B2y 3 ity
z FARSE RES SIOVAS DNV OF | s & & 1
w 2 SR F9UHYS 4 ;
lE B 2 i .
o [B 3
A ¥ o
S -
WHLGT 05 2z
e g
NOLLYDIO30 54
W e o017
” 3
L I s N
WY 25|
1003yosy odoospuc OKF
SALVIDOSSY # NI dad i 7 7 7 il 7 =
S%
P
‘SINVLTINSNOD) vpye 5
™ =
: S0 & Kt
eunyonis/eousy ,09°€01 1d f X m m 7
Uo peuipy 29 o SSUA SO VINOINGD 2 WINid 1021y
¥3d013A3g SRV IOIEd ¥ VIONVEGH ‘pog Buguoid
. (950 uolINIIUET § Buuepuw] Jog pepnu 9q o} §1 29dg) .
08 ‘puouiyory j00Us 1%, @ UO S|IDIOT 3 SUCHDIIPeds odoospUD ees ‘Suewe.Ibe. Jouo (1D Jod 4 BuLICO|-t 1UBISe4 /M SpOgM
peoy Aeuoo) @omo “Uolyzedsul [plugtow woid Bunp Rugsiu sui 0 pauw.eIsp oq o3 spludfy sejousp ,aal ‘oft, ‘e 141dp ‘@snoyhiold |jows
‘JASQ [efUapISaY 1INN-9 pasodold PoIDIIPUI SEIMIBIO SSTIUn PIPPOS 9Q ([OUS SDID 55046 I T .
-193r0Nd| PIOBUDHS NNTDANT55G poe7xo 1O 100U [|DUS 5101030 uold iy | ELON VaEy Avd NIRATIHD
firoet ‘pig 30d gs | eeBupsphi Buguio SIAYTOLId V¥ YIONVATLH
Fusnd “14 P09 10d gk | WNUINGA pooMting 11GOOMENE NANAAEIA
W | ara MO 230l 1Sl ¥IGIN SXYL
W wese 3od T 9502 PUBIIPISA | WNITIIASS O34/ ¥2INOE IAIEN Y5O0
W wosg jod zu | uodpuepopoun JuoMa | (aaL ‘GPH) JEYMA NONANIAOAOHN
14 woog jod zp |eunor Fuieud NISAMT OLLO | SINNAE
WM w09 10d gy | DlowsO poomiia || COOMENE YTAVINSO
Fnoay j0d Jopuane ysibuz AYILENIN ¥2IdS ¥ NANVAY]
4 woog 10d i | LeBuBihi PUIG ONIG | AaIE TS VLVRRES YIONVAIM
M woop jod zy vlleay 4ioMa WIHONOD AMAYMAT VI TFaY
Jo Auedoud aAisn|oxe aie B Ip pue UBISap Sy L
P16 WGl | "0 Wog drde ¢
03NS LHOMAGOD P18 WEL'| “I° Wob G588 £ | ©Li4IoMeis Sseundeor VITENY20dNIS VIlvMALS | 9
M HWOy G3a euld e.Joys VLRNOINOD VLINOINOD SMNIa €
woo @ eutey Y Uy grg o9nids uoigues WHNOWO ¥IDId |
(009) e
“Jonroseh 3215 GIINVTE | INYN NOWWOD JAWN TYOINvLOE Ao
Kampoosa wom e222-112
xx-90-1Z0z® poropdh ( Fupu o )
i WINTOSO0IZ “oN 379(0id 1s17 LINvTd
aInjsNydI <

E_
il




o 98 oo ey oo 00g9 e e N
m —\ < - - G E e e _ _ _
- G | e T
o g | 0 wenl NY1d INTNIOVYNYIN 3341 3ISNOHNMOL LINN-9 ouamzawoy (T
- e o1 auL s oL oolord JR— e ETIE LI Lpsuu)
W09’ ABABP@ UOHIYAN "OABIS JusWwaalBy Buioinieg palinbai sreledss ein
P - T~ 8616-9YE-709 Pa1onJISuU0d pue paubisep aq 0} SHIOM 8)S-1O ||V -
- el ﬁ_ < O I v_ D O O UOIIYM 9A31S *S310ON
- // dnoun aoinosay Aeneq
p ™~ 1s1408YY 103royd )
 swied fg sad se paureial ag o) \ 1suoqg.e 108fo.d Jo uoisiaiedns j0a.Ip By} 0 LIS
wWg'g| eIQ UMD I3HL T3 BIQ WS L'L : : d o : e, o
1aumo Ang Jspun 8q 0O} seale Uoj08]104a 8341 UIYIM HIOM |/ e Ny NV1d 31IS INJWIDVNVIN 3341
rd N,
e /7 AN
@ /r
N 7 / w19 \ syied A9 Jad se paurejas aq o}
, = v wg e UM01) 3L T3 IO WG'0
NpGaLT AYMIANG \ NTYM3IQIS we'L m ,_ = 1aumg Ang
1 E
_ £ 5 77 ik =
7 Wiz (%) e & 1 = =
. # 2 2L2817d 87 1 —
b2l AL «< ek, ok kit —
il ) P 5 e R L= |
, =2 4 f
W \<m=< NOMLDIL0Hd UL /ﬁ /ﬁ m w. /ﬁ /ﬁ =
¥ 9LINN SLND =3 ¥ 1NN £LNN /hm.w,
2= ~ £ =
2 : ¥ \— i VIt LT rc N,\ 01-1T t o t £ “ 0T-1T ,\o f 0T-1T 0 i vV /Q«IWV\ ing 810y
3 e 2N ' S usnug
z SV B 4
77 e o
g 7N ™
: g fe2e o,
£
//// | z “ fis | o N
Y _ NE: ~ od
- N 7 , _
, i 1 = o
, 1
] 4, _ e m
& ] =
” o’ £ 1 i [wg “Ninl W IA
| S uze =1
| m | m m ® _ MVALIS INOHd _ M -
1 = 3 & ] 1 =
! z ﬂ =~ wﬂ ONIaTINg 103rans m o 7 (@)
, 3 :
_, | ) V8 b~
, ) H Ve
| ,
[ oo ) !
T ﬂ m wz (Flweeg wero
1 1
| | | | E— !
| , 3N08Y INIOTING 40 31T ] [t
| |
| d | i
| | ,ﬁ | i
X Il
I 7 2 ¥oLsIA } HOLISIA m W W —
| NS B v g : | Loy
{ | \ , R
,7 O 4 _
| o \. 108°€0T Td %
I > \ HLOIA ONIQTING W2 82 «b@
, Ele
| =53
|
|



SBadyal
Line


[Original Rezoning Staff Report] Attachment 3

City of Richmond .
Planning and Development Department Report to Committee

To: Planning Committee Date: February 15, 2011

From: Brian J. Jackson - :
Director of Development -File: RZ 08-429600

Re: Application by Interface Architecture Inc. for Rezoning at 6500 Cooney Road
from Low Density Townhouses (RTL1) to Parking Structure Townhouses
(RTP4)

Staff Recommendation

That Bylaw No. 8618, for the rezoning of 6500 Cooney Road from “Low Density Townhouses
(RTL1)” to “Parking Structure Townhouses (RTP4)”, be introduced and given first reading.

Brian J. Jackson
Director of Development

FOR ORIGINATING DEPARTMENT USE ONLY
ROUTED ToO: CONCURRENCE CONCURR‘ENCE OF GENERAL MANAGER
Affordable Housing YMNO
[

3142381v4
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[Original Rezoning Staff Report]


February 15,2011 -2-  RZ 08-429600

Staff Report
- Origin '

Interface Architecture Inc. has applied to rezone 6500 Cooney Road from “Low Density
Townhouses (RTL1)” to “Parking Structure Townhouses (RTP4)” to permit the construction of a
6-unit, 3-storey townhouse project over one level of parkmg A concurrent Development Permit
application (DP 09-505353) for the subject site is under review,

Findings of Fact

¢ A location map and acrial site photograph are provided in Attachments 1 and 2 respectively.

o A Development Application Data Sheet, including details about the subject development and
its proposed zoning, is provided in Attachment 3.

e Conceptual Development Plans are provided in Attachment 8.

Project Description

The subject rezoning is for a small-lot, infill development at the northeast corner of Cooney
Road and Cook Road in the City Centre Area Plan’s (CCAP) Brighouse Village area. The
project’s six townhouse units are designed as a single 3-storey building incorporating individual,
south-facing entries and yards along Cook Road, south-facing decks at the building’s upper
storey, and a sunny, common open space along Cooney Road. A secured, common parking
garage located beneath the units (with direct resident access to each unit) is concealed along the
site’s street frontages by landscaping. A public lane, to be constructed by the project along its
east side, will provide access to the project’s parking and an existing “parking structure
townhouse” project to its north.

Surrounding Development

To the North: A recently constructed, 20-unit, 3-4 storey townhouse development (including one
level of parking) fronting onto Cooney Road, with a landscaped courtyard and a
density of 1.11 floor area ratio (FAR), as per site-specific zone “Town Housing
(ZT53) — Cooney Road (Brighouse Village of City Centre)”. Vehicular access to
this property is currently via a driveway at Cooney Road; however, as per legal
agreements entered into as part of this site’s development approval process, vehicle
access will be relocated to Cook Road via a new lane to be constructed by the
applicant along the east side of the subject site. (Attachment 4)

To the East:  An older “Low Density Townhouses (RTL1)” project (i.e. 0.55 FAR, 2 storeys)
fronting Cook Road and accessed via a driveway along its west side (adjacent to
the public lane proposed for construction on the subject site). Existing shrubs and
a fence along the west side of this property’s existing driveway screen views to
the subject site. No redevelopment of this property is expected in the near term.
(Attachment 5)

To the South: Across Cook Road, an older single-family home designated under the CCAP for
“high-density townhouses” (1.2 FAR maximum), and a new 4-storey townhouse
development (including one level of parking) with a landscaped courtyard and
density of 1.1 FAR.
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To the West:  Across Cooney Road, older, “Low Density Townhouses (RTL1)” projects (i.e. 0.55
FAR, 2 storeys) designated under the CCAP for future redevelopment with mid-rise
(25 m), medium density (2 FAR maximum), apartment building(s).

Related Policies & Studies

Development of the subject site is affected by a range of City policies and related considerations
(e.g., CCAP, affordable housing, aircraft noise sensitive development). An overview of these
policies, together with the developer's proposed response, is provided in the “Analysis” section
of this report.

Advisory Design Panel (ADP)

A Development Permit application (DP 09-505353) for the subject site is currently under review
and was considered at ADP on May 5, 2010. The Panel found the project to be well designed and
noted that it would be a desirable model for future small-lot, townhouse developments elsewhere
in Brighouse Village. The Panel recommended that the project advance to the Development
Permit Panel, taking into account various considerations as follows:
e [Enhance the project’s Cooney Road, lane, and rear elevations to bring them up to the
standard of the project’s more successful Cook Road elevation;
~* Beitter incorporate Crime Prevention Through Environmental Design (CPTED) measutes in
the design and finishing of the parkade;
Enhance the project’s accessibility for people with impaired mobility; and
Revise the landscape design in order that it may better complement the project’s
contemporary character, incorporate sustainable features, and enhance urban agricultural
opportunities,

Public Input

The subject rezoning is consistent with the Official Community Plan (OCP) and CCAP. Signage
is posted on the subject property to notify the public of the proposed development. At the time
of writing this report, no public comment has been received. The statutory Public Hearing will
provide local property owners and other inferested parties with the opportunity to comment on
the subject application.

Staff Comments

Transportation

a) Road Works: Road widening and related works are required along both of the subject site’s
street frontages. Prior to rezoning adoption, the developer must satisfy the following:
¢ Cook Road: 1.8 m dedication;
» Cooney Road: 2.4 m dedication;
¢ Corner Cut: 5 m x 5 m dedication at the Cook/Cooney Road intersection; and
¢ Enter into the City’s standard Servicing Agreement (secured via a Letter of Credit) for road
construction along both frontages including, but not limited to:

i.  Along Cooney Road — Construction of frontage works behind the existing curb,
including removal of the existing sidewalk (including the “spur” north of the
subject site) and installation of a 2 m wide concrete sidewalk along the subject
site’s new property line (tied into the existing sidewalk to the north), a
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b)

4

treed/landscaped boulevard between the sidewalk and curb, and City Centre
streetlights; and ,

ii.  Along Cook Road (along the frontage of the subject site) — Construction of frontage
works including a new curb (the face of which shall be set 11.85 m north of the
existing south curb face), a concrete sidewalk, City Centre streetlights, a
treed/landscaped boulevard, and related road works.

Note: There are 3 mature trees along the frontage of the subject site that, as a result of
required road dedication, will be within the Cook Road right-of-way. Parks staff have
recommended retention of the most significant of these trees (west side of site) and
removal/replacement of the other two. To minimize road construction impacts on the
existing tree, staff recommend the construction of 1.5 m wide concrete sidewalk
along the back of the new curb and a landscaped boulevard along the property line
(rather than the City Centre’s standard 2 m wide sidewalk at the property line and

- boulevard at the curb).

New Lane: Dedication and construction (via the City’s standard Servicing Agreement, secured
with a letter of credit) of a 6 m wide City lane along the entire east side of the subject site. (Note:
The property east of the subject site may be required to widen the lane in the future when
redevelopment occurs.) Lane construction must include the extension and repair or replacement
of the existing fence along the entire property line of 8491 Cook Road (i.e. immediately east of
the proposed lane), to the satisfaction of the City. Importantly, there is a large, mature within the
Cook Road right-of~way, immediately east of the proposed lane, that has been identified for
retention by Parks staff. It is not feasible to reduce impacts on this tree by relocating the lane,
reducing its size, or delaying its construction. In light of this, staff recommend that impacts are
reduced via special lane construction measures (e.g., permeable paving, light weight fill), the
detailed design of which shall be determined, to the satisfaction of the City, via the Servicing
Agreement process.

Shared Driveway: Registration of a Public Right of Passage statutory right-of-way along a
portion of the north side of the subject site for Public Right of Passage purposes. This right-of-
way shall act to complete the existing area located on 6468 Cooney Road (Attachment 4),
secured by an easement in favour of the subject site (registered under number BX442223), and
intended for use as 50% of a shared driveway. The subject developer will be responsible for the
costs of constructing and maintaining the portion of the driveway situated on 6500 Cooney Road.
The design of the full driveway, including any agreements providing for the construction and
maintenance of the portion of the driveway on 6468 Cooney Road, must be demonstrated to the
satisfaction of the City at Development Permit stage and the portion situated on 6500 Cooney
must be secured as part of the City’s standard Development Permit landscape bond. (Note that
the City may also require an easement to be registered on the Public Right of Passage area in
favour of the owner of 6468 Cooney Road.)

Temporary Driveway Closure at 6468 Cooney Road (Attachment 4): A covenant registered on
6468 Cooney under number BX442227 requires that when the proposed lane is available, the
owner of 6468 Cooney shall permanently close and landscape the temporary access area. Based
on staff review, while it is intended that the proposed lane will ultimately accommodate all
vehicle access to the subject site and to 6468 Cooney, it will not be possible to provide garbage
and recycling pick-up via the lane until it is extended north from Cook Road to another public
road. Therefore, in the meantime, while resident access will be via the lane, garbage and
recycling pick-up will be accommodated on street at both properties. To facilitate this, the design
of the closure of the temporary driveway at 6468 Cooney Road (which shall be undertaken by
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the City at the sole cost of 6468 Cooney Road) must incorporate a letdown at the
sidewalk/boulevard to accommodate the movement of garbage bins and recycling carts, the
design of which must be to the satisfaction of the City.

On-Site Parking: The subject development complies with Richmond’s Zoning Bylaw, except
that 2 of its 10 parking spaces are small car spaces (i.e. small car parking is not permitted for
residential projects with less than 30 units) and a third space assigned to the project’s
“convertible unit” does not meet the City’s handicapped parking space requirements.
Nevertheless, staff support the developer’s proposal on the basis that:

o The two small car spaces are tandem spaces assigned to two separate residential units, each
of which will also have use of a standard sized space (as per the City’s standard tandem
parking covenant, which will be registered on the subject site prior to rezoning); and

» The parking bylaw only requires one handicapped space on the subject site, which the
developer proposes to provide as visitor parking, such that the proposed “sub-standard”
handicapped space is additional handicapped parking over and above the bylaw
requirement. In light of the fact that the “sub-standard” handicapped space is provided as
an “added convenience” for the project’s “convertible unit” and the subject site is small,
while it would be preferable for the size of this space to meet the City’s handicapped
requirements, the proposed dimensions (i.e. 0.5 m wider than a standard space, but 0.3 m
shorter).are preferable to a narrower standard-sized space and its location adjacent to the
“convertible” unit’s vertical lift will make it convenient for residents.

Sanitation & Recycling

a)

b)

Subject Site Requirements: The development must provide for an enclosure within the building
to accommodate 3 recycling carts and 1 garbage dumpster with wheels (3 cubic yards in size).
Until the lane is extended north from Cook Road to another public road, pick-up will occur on
street on Cook Road. Design development is required via the Development Permit (DP) approval
process.

6468 Cooney Road, North of the Subject Site (Attachment 4): As with the subject site, until the
lane is extended north from Cook Road to another public road, pick-up will occur on street. As
noted by Transportation, the design of the closure of the temporary driveway at 6468 Cooney
Road (which shall be undertaken by the City at the sole cost of 6468 Cooney Road) must
incorporate a letdown at the sidewalk/boulevard to accommodate the movement of garbage bins
and recycling carts, the design of which must be to the satisfaction of the City. The relocation or
redesign of the development’s existing garbage/recycling room and any other on-site changes
undertaken at the sole cost of the owner shall be at the discretion of the owner, provided that City
services are not compromised.

Engineering: Capacity Analysis

a)

b)

c)

Sanitary: No sanitary sewer analysis is required. Prior to rezoning adoption, the developer must
contribute $2,834.50, based on consortium committed upgrades for the Eckersley B sanitary area.

Storm: No drainage analysis is required. Prior to rezoning adoption, the developer must contribute
$1,553.64, based on consortium committed upgrades for the Cook and Cooney drainage area.

Water: The applicant has undertaken a capacity analysis to the satisfaction of the City, and has
determined that the subject development has adequate flow available to meet FUS fire flow
requirements combined with peak hour demand and that, on this basis, no upgrades are required.
Based on this:
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o The City requires that the applicant’s calculations are included on the development’s Servicing
Agreement design drawings; and

e Prior to Building Permit issuance, the developer must submit fire flow calculations, signed and
sealed by a professional engineer based on the Fire Underwriter Survey to confirm that there is
adequate available flow.

d) Servicing Agreement (SA): Prior to rezoning adoption, the developer is required to enter into the
City’s standard SA (secured via a Letter of Credit) for the design and construction, to the
satisfaction of the City, of all:

e Sanitary and storm sewer improvements along the frontage of the subject site; and
¢ Service connections.

Analysis

The subject site is situated in part of the City Centre designated for compact, grade-oriented,
multiple-family housing. Several years ago when such a project was proposed north of the
subject site, the owner declined to consolidate the two properties. Today, redevelopment of that
neighbouring site is complete (Attachment 4) and the subject site is effectively landlocked. As a
result, development of the subject site has proven to be challenging — made most difficult by
required road dedications, which reduce the gross site size by 27% to just 631.93 m>.
Nevertheless, the proposed development is well designed, livable, and consistent with City
objectives for the local area as follows:

a) City Centre Area Plan (CCAP): The Plan designates the subject site and properties to its
north, south, and cast for “high-density townhouses” (1.2 FAR maximum) designed to meet
the needs of families and others preferring higher density, grade-oriented housing options.

e The subject development is consistent with the CCAP’s transit-oriented development
objectives and land use designations, and presents a viable model for other small-lot/infill
townhouse projects in Brighouse Village.

b) Aircraft Noise Sensitive Development (ANSD): City policy designates the subject site as
“Area 47, which permits residential uses provided that the City’s standard Aircraft Noise
Covenant is registered on title, a registered professional qualified in acoustics submits an
Acoustics Report identifying the measures required to ensure the building’s compliance with
the “Noise Management” standards set out in the OCP, and all necessary noise mitigation
measures are incorporated. On this basis, the developer has agreed that:

e Prior to rezoning adoption, the City’s standard ANSD covenant will be registered on title;
¢ Prior to Development Permit (DP) approval, the required Acoustics Report will be
~ submitted by a registered professional qualified in acoustics; and
e Prior to Building Permit issuance, a second Acoustics Report will be submifted by a
registered professional qualified in acoustics confirming that the building design
incorporates all necessary noise mitigation measures identified prior to DP approval.

¢) Affordable Housing: The CCAP and proposed zoning, “Parking Structure Townhouses
(RTP4)”, allow a maximum residential density on the subject site of 0.6 FAR, plus an
additional 0.6 FAR (1.2 FAR in total) for developments that comply with Richmond’s
Affordable Housing policy. On this basis, the developer has agreed that:
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)

g)

» Prior to rezoning adoption, as per City policy with regard to townhouses, the developer
will voluntarily contribute $2/ft> of buildable floor area towards the Affordable Housing
Reserve (i.e. $16,126 estimate).

Accessible Housing: The City encourages housing choices supportive of Richmond’s aging

population and people who are mobility impaired. This objective can be difficult to satisfy in

projects such as the subject development where limited site size requires that all the units are

multi-storey. Nevertheless, the developer has agreed to the following:

¢ One of the subject development’s 6 units is designated as a “convertible” dwelling (i.e.
designed for ready conversion to use by a person in a wheelchair); and

e All dwellings will incorporate “aging in place” measures {(e.g., lever handles, blocking in
walls for grab bars).

Flood Management Strategy: The CCAP encourages measures that will enhance the ability

of developments to “adapt” to the effects of climate change. To this end, the Plan encourages

City Centre developers to build to the City’s recommended Flood Construction Level (FCL)

of 2.9 m geodetic and minimize exemptions, wherever practical. In light of this, the

developer and staff have agreed that the project will satisfy the City’s flood construction

level bylaw as follows:

o The project’s unit foyers (at both the front door and parkade levels), bike storage, and
mechanical and electrical rooms will have a minimum elevation of 0.3 m above the crown of
the fronting street;

» All other habitable spaces will have a minimum elevation of 2.9 m geodetic or higher; and

¢ Prior to rezoning adoption, the City’s standard Flood Indemnity Covenant will be registered
on title.

Public Art: As the proposed development has less than 20 dwellings, City policy encouraging
contributions towards Richmond’s Public Art Program is not applicable.

Transportation Improvements: The CCAP designates the two streets fronting the subject site,

Cooney and Cook Roads, as “major streets” and intends that they provide for high traffic

volumes, together with various pedestrian/bike amenities, There is currently no sidewalk

along the north side of Cook Road between Cooney Road and Cook Gate (at Cook School),
which makes the construction of this sidewalk a priority. In addition, road widening is
required along both site frontages (i.e. for lefi-turn lanes, etc.) and a new lane must be
constructed to minimize driveway interference. Unfortunately, even with road dedication
from the subject site, the City’s ultimate street cross-section is not achievable and will have
to wait until additional dedication can be secured from other properties. In addition, the
location of existing trees along Cook Road conflicts with the City’s standard lane and
sidewalk/boulevard construction requirements. In light of this and the importance of Cook

Road as both a pedestrian and vehicle link, staff recommend that:

o The developer must provide road dedication and undertake improvements via the City’s
standard Servicing Agreement (at the developer sole cost and secured via a Letter of
Credit), including a new sidewalk and boulevard along both frontages and a new 6 m
wide public lane; ,

o The City’s typical road/lane construction standards should be modified to be responsive to:

i. Narrow interim rights-of-ways on Cook and Cooney Roads; and
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ii. Provide for tree retention (e.g., 1.5 m versus 2 m wide sidewalk along Cook
Road; special measures such as permeable paving and light weight fill in the
lane); and

Sidewalk/boulevard construction along the north side of Cook Road between the subject
site and Cook Gate should be considered a priority for the City to implement (regardless
of development activity along the block) within the next 3-4 years.

A voluntary cash contribution towards accessible pedestrian enhancements of the Cook
Rd/Cooney Rd traffic signal will also be provided.

h) Tree Retention & Replacement: Richmond’s Tree Protection Bylaw aims to sustain a viable
urban forest by protecting trees with a minimum diameter of 20 cm DBIH from being
unnecessarily removed (measured 1.4 m above grade) and setting replanting requirements.
The developer has submitted an arborist’s report and landscape concept. Due to the small
size of the subject site and the City’s requirement for road widening and lane construction,
staff have determined that:

Several trees, which are in poor or fair condition, should be removed and replaced (at 2
replacements for each tree removed);

One tree in good condition along the site’s Cook Road frontage (within the proposed road
dedication) should be retained, the proposed sidewalk should be narrowed to minimize
impacts, and, at the Development Permit stage, the project’s raised patios should be set
back outside the drip line of the tree; and

One very large tree in good condition located east of the proposed lane should be retained
and special measures should identified by the developer/arborist via the Servicing
Agreement process to mitigate the potential impacts of lane construction, to the
satisfaction of the City. Measures to be considered may include, but may not be limited to
light weight fill, permeable paving, etc.

Replacement evergreen
frees on-site including:

2 evergreens @ Within the building

Ggste 40 & 50 cm DBH Pagr footprint Remove (2) | J'»> @ 5mmin. all &
* 2 @ 5.5m min. tall
1 B IEE _ Replacement decid_uods
On-site - Poor Within new lane Remove (1) trees on-site including:

@ 40 cm DBH s 2@ 9 cm calliper min.

Cook Road @ | 2 deciducus tree

e r— Replacement deciduous

: Fair o i Remove (2) trees on-site including:
Site @ 40 cm DBH building & sidewalk « 2@ 9 cm calliper min.
+ Relocate/reduce sidewalk
Cook Road @ i width via Servicing
: 1 deciduous tree Confined hetween ;
West Side of Good o : Retain Agreement
Site @ 40 cm DBH building & sidewalk « Relocate ralsed patios
] outside drip line via DP
s Madify lane design to
Cook Road @ | 1 declduous tree New lane fully within . il
EastofLane | @ 1.1 m DBH Good drip line il Q'”"T".Z‘a impacts via
: ervicing Agreement

i) Sustainability Development Measures: The CCAP recommends that all rezoning applications

proposing a buildable floor area in excess of 2,000 m? should demonstrate equivalency to
LEED Silver. As the subject development is only 749.1 m? in size, this CCAP pohcy does
not apply. Nevertheless, it should be noted that the:
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Subject site is well located from a sustainable development perspective, as it has a bus stop at
its doorstep and is within a 5-minute walk of the Canada Line, Cook School, and Richmond
Centre; a 10-minute walk of major parks and the Richmond Cultural Centre; and, a 15-minute

)

k)

D

walk of two secondary schools;
e Project includes space for residents to garden and features that support aging in place; and
¢ Developer has agreed to consider incorporating additional sustainable development features
via the Development Permit (DP) process (e.g., materials with recycled content, waste
reduction measures, low-flow fixtures, energy efficient appliances).

Residential Amenity Space - Indoor The OCP directs that multiple-family projects should

provide a minimum of 70 m* of common indoor space or, in the case of small projects, pay

cash-in-lieu. On this basis, the developer has agreed that:

e Prior to rezoning adoption, the developer will voluntarily contribute $1,000 per dwelling
unit in-lieu of providing indoor amenity space (i.e. 6 units x $1,000/unit = $6,000).

Residential Amenity Space - Qutdoor: The OCP recommends that 6 m* of common outdoor

space is provided per unit for active/passive recreation and children’s play. In addition, the

CCAP recommends that 10% of net site area is provided as landscaping, 1nclud1ng features

such as planting areas, paths, and garden plots, Together, this represents 99 m? of common

outdoor space. The developer proposes to:

e Exceed the OCP and CCAP recommendations with the provision of 104 m? of outdoor
space along the site’s west-facing Cooney Road frontage, including space for gardening,
socializing, and children’s play.

Community Planning: As per the CCAP, the City may negotiate developer contributions to

assist with its community planning program. In light of this, staff recommend and the

developer has agreed that:

e The developer makes a voluntarily contribution of $2,016 (i.e. $0.25/ft* of buildable floor
area) towards Richmond’s community planning fund.

m) Form of Development: The CCAP Development Permit (DP) Guidelines encourage an urban
- form of development characterized by low-rise, streetwall buildings with generally consistent

setbacks and heights, flat roofs, roof decks and balconies, concrete and masonry cladding
complemented by metal and wood features, and a formal landscape vocabulary including
planters and terraces. In addition, given the area’s proposed compact housing form, careful
aftention must be paid to issues of privacy/overlook, shading, garbage/recycling access, and
Crime Prevention through Environmental Design (CPTED), Recognizing this and based on
input from staff and the Advisory Design Panel, the developer proposes to:
e Minimize overlook by orienting the development’s balconies and outdoor spaces to the
south and west and limiting windows on its north and east facades;
e Minimize shading of neighbouring properties (Attachment 6);
e Maximize on-site, usable open space by raising the private front yards above the street
grade, providing private roof decks, providing a raised walkway along the rear of the
_ units with direct access to the site’s common outdoor space, orienting outdoor spaces -
~ (except for the rear walkway) to the south and west, providing for a variety of outdoor
activities, and working to retain mature trees along Cook Road frontage;
e Provide for an attractive, urban form and character; and
s Prior to rezoning adoption, processing of a Development Permit application (DP 09-
505353) to the satisfaction of the Director of Development, paying attention to:
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i.  Enhancing the project’s Cooney Road, lane, and rear elevations to bring them up
to the standard of the project’s more successful Cook Road elevation;

ii.  Ensuring the incorporation of effective Crime Prevention Through Environmental
Design (CPTED) measures and necessary garbage/recycling features in the design
and finishing of the parking level;

iii.  Enhancing the project’s accessibility for people with impaired mobility;

“iv,  Refining the garbage/recycling enclosure within the building to ensure that its use
will not conflict with vehicle movement/safety and its design will appear
attractive, tidy, and well maintained (i.e. durable materials);

v.  Revising the landscape design so that it may better complement the project’s
contemporary character, incorporate sustainable features, enhance urban
agricultural opportunities, and facilitate the retention of the westernmost tree
along the site’s Cook Road frontage (i.c. set back the raised patios outside the
tree’s drip line); and

vi. Demonstrating the design of the shared driveway to the satisfaction of the
Director of Transportation and securing it as part of the City’s standard
Development Permit landscape bond.

n) Anticipated Zoning Variances: Parking Structure Townhouses (RTP4) is a new zone, drafted
for use in City Centre locations designated for “high-density townhouses”, such as the
subject site; however, due to this site’s small size, the applicant requests to vary the
provisions of Richmond Zoning Bylaw 8500 to:

3142381v4

Reduce the minimum allowable lot size as follows:
i, From 40.0 m to 37.6 m for minimum lot width;
ii.,  From 30.0 m to 20.3 m for minimum lot depth; and
iii, From 2,400 m? to 631.93 m? for minimum lot area,
Staff support the proposed variances as the applicant has demonstrated that the subject
development’s ability to satisfy the objectives of the CCAP and other City policies is not
compromised by the site’s smaller size.

Vary the maximum allowable lot coverage as follows:
- 1. For buildings, increase from 50% to 54%;
il. For non-porous surfaces, increase from 80% to 87%; and
ili. For planting, decrease from 20% to 13%.
Staff support the proposed variances as the increase in lot coverage for buildings is
negligible and the changes in non-porous surfaces and planting is a result of City
requirements to accommodate driveway access to a neighbouring site.

Reduce the minimum allowable building setback at a lane:

i, From12mto0.1 m.
Staff support the proposed variance on the basis that the proposed location of the building
is not expected to compromise the functioning or safety of the lane, and any increase in the
proposed setback would necessitate a reduction in density.

Increase the maximum allowable number of small car parking spaces:

i. From nil to 2. :
Staff support the proposed variance as the two proposed small car spaces are tandem
spaces assigned to two separate residential units, each of which also have use of a standard
sized space, as per the City’s standard tandem parking covenant, which will be registered
on the subject site prior to rezoning.
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¢ Reduce the minimum allowable size of one handicapped parking space (adjacent to a wall):
i. From 4.0 m wide to 3.3 m, and from 5.5 m long to 5.2 m, ’
Staff support the proposed variance as the Bylaw requires only one full-size handicapped
space on site (which is proposed as visitor parking) and the proposed space is expected to
better meet the needs of the project’s designated “convertible” unit than would a standard
parking space.

Financial or Economic Impact
None.
-Conclusion

The subject rezoning application is supportive of City policies for compact, grade-oriented,
multi-family housing and CCAP objectives for the Brighouse Village area. The proposed zoning,
“Parking Structure Townhouses (RTP4)”, is a new zone, drafted for use in City Centre locations
designated for “high-density townhouses”, such as the subject site. Despite the project’s small
site size, the proposed development is attractive and livable, is expected to have minimum
impacts on neighbouring residents, and proposes to take steps to retain key significant trees
along Cook Road. On this basis, the subject application warrants favourable consideration.

Svomre. OvEr B .

Suzanne Carter-Huffman
Senior Planner/Urban Design
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Development Application
Data Sheet

Development Applications Division

City of Richmond

6911 No., 3 Road
Richmond, BC, V6Y 2Cl1
www.richmond.ca

g 22
RZ 07-380222

Address: 6500 Cooney Road

Applicant: Interface Architecture Inc. Owner; 051746 BC Ltd.

Planning Area(s): City Centre Area (Brighouse Village)

Floor Area 749.1 m® (8,063.2 f), excluding standards zoning exclusions (e.g., parking)
Existing Proposed
.  ar A m? n 2 Net Site: 631.93 m* (6,802.26 ft°)
Site Area 869.6 m"(9,361.01t) Road Dedication: 237.7 m* (1,260.9 ft)
. . 3-storey townhouses cver a
Land Uses Single-family house 1-storey shared parking structure
. General Urban T4 (15 m): _
City Centre Area ¢ 12 FAR maxi
. aximum . .
Sf;ég aCtigtI: ) ¢ Ground-oriented residential As per City policy

* 15 m typical maximum height

“Area 4" All aircraft noise sensitive uses are
permitied, provided that:

* ANSD Restrictive Covenant is registered

Aircraft Noise

gzczllg\;’)?nent on title;. . | As per City policy
(ANSD) . Acc_;ustlc_s_ Re_port is prepared; and
+ Noise mitigation measures are
incorporated to the City's satisfaction.
Low Density Townhouses (RTI-1); Parking Structure Townhouses (RTP4).
s (.55 FAR maximum ¢ 1.2 FAR maximum
» Townhouses & single-family houses ¢ Townhouses
Zoning + 40% lot coverage ¢ 50% lot coverage
¢ 6 m setback along streets, 3 m at interior * 3 m setback along streets, 1.5 m at interior
side yards & 6 m at a lane side yards & 1.2 m at a lane
* 9 m maximum height e 15 m & 4 storeys maximum height
Number of Units 1 6
Bylaw Requirement Proposed Variance
Floor Area Ratio 1.2 FAR 1.2 FAR " None permitted

Lot Coverage — * Buildings: 50% makx, + Buildings: 54% max. B Buildings: 4% increase
Buildings & Roofs | « Non-porous: 80% max. s Non-porous: 87% max. | « Non-porous: 7% increase
over Parking ¢ _Planting: 20% min. ¢ Planting: 13% min. ¢ Planting: 7% decrease
. o Cook Road: 4.5 m

Setback —Road | s 3.0 m min. «_Cooney Road 3.2 m N/A

Sotback —Interlor | o 1.6 m min. e North: 1.9'm N/A

E:rtlbeaCk —Public | 045 min, o East 0.1m + 1.1 m decrease

Height: * 15.0 m max. e 150m N/A

o 4 storeys max. (excl parking}| « 3 storeys over parking
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Lot Size (min.)

Bylaw Requirement

e Cook Rd (width): 40.0 m
¢ Cooney Rd (depth): 30.0m
o Area; 2,400 m*

Proposed
» Cook Rd:37.6m

¢ Coohey Rd: 20.3 m
¢ Area: 631.93 m®

Attachment 3

Variance

» Cook Rd: 2.4 m decrease
¢ Cooney Rd: 9.7 m decrease
¢ Area: 1,768.07 m® decrease

Smali Car
Parking

* Not permitted for projects
with less than 30 units

handicapped space for
the use of the project’s
“convertible” unit (in
addition to the project's
full-size handicapped
space)

Off-Street
Parking:
+ Residents e 7.2 spaces @ 1.2/unit ¢ 8 spaces N/A
»  Visitors e 1.2 spaces @ 0.2/unit e 2 spaces
s (Handicapped) | » (1 space) ¢ (1 space for visitors)
¢ Total ¢ 10 spaces ¢ 10 spaces
¢ 2 small car spaces . L
. 1 "sub-standgrd" 2 space increase in small

car spaces

1 “sub-standard
handicapped” space
{provided in place of bylaw
requirements for a standard
space)

Tandem Parking

o Permitted

e 2 pairs of spaces
{serving 2 dwellings)

N/A

Common Indoor
Amenity Space

e Min. 70 m* - OR -
o Cash-in-lieu @ $1,000/unit

s Cash-in-lieu (6 units @
$1,000/unit = $6,000)

N/A

Common Qutdoor
Amenity Space

« OCP: 36 m* @ 6 m’/unit for
active/passive recreation &
children’s play

¢ CCAP: 63 m” @ 10% of net
site area for planting, paths,
garden plots, etc.

« Total: 99 m?

o 104 m®situated along
the property's Cooney
Rd frontage

N/A

Private Qutdoor
Amenity Space
(CCAP).
Grade-Oriented &
Equivalent
Dwellings

(i.e. townhouses)

¢+ Area: 37 m*unit

s Distribution: Each unit's
private outdoor area may be
made up of a maximum of 3
spaces (e.g., garden,
balcony, roof deck)

» Depth: Each space must be
at least 3 m deep

¢ Area: 37 - 61 m*unit

¢ Distribution: Every unit
has a south-facing
front yard & roof deck

o Depth: 4.5 m min.

N/A

Accessible
Dwalling
Measures

s Developers are encouraged
to incorporate measures
that help to accommodate
wheelchairs and people
who are mobility impaired.

o 1 “convertible” unit (i.e.
larger washroom &
kitchen, plus space for
a future vertical lift)

e “Aging in place”
features in all units
(e.g., lever handles,
blocking in walls for
grabs bars).

N/A

Minimum
Habitable Floor
Elevation
(excluding
parking)

"Area A" Flood Construction

Level (FCL}):

» Min. 2.9 m geodetic
encouraged, but exemption
permitted to 0.3 m above
the crown of the fronting
street

s 2.9 m geodetic (min.)
for all habitable
spaces, except 0.3 m
above the crown of the
fronting street for
mechanical & electrical
rooms, foyers & bike
storage.

N/A

Other: Tree replacement compensation required for any loss of significant trees.
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Adjacent Development @ 6468 Cooney Road

View Looking North Across the Subject Site to 6460 Cooney Road
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View Looking NE Across 8491 Cook Road Towards the Subject Site

An existing 8 ft. high fence and shrubs screen views of the subject site from the neighbour. The
shrubs must be removed to facilitate construction of the proposed lane; however, the subject
developer will repair and extend the fence to ensure the neighbour’'s privacy is maintained.

The large deciduous tree in the foreground is focated within the Cook Road right-of-way. The
proposed lane situated on the subject site will be within the drip line of the free. Steps will be taken
via the Servicing Agreement process to minimize impacts on the tree and maintain its health.
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Shadow Diagrams

March 20 @ 10 am, 12 noon, 2 pm & 4 pm September 23 @ 10 am, 12 noon, 2 pm & 4 pm
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[Original Rezoning Staff Report] Attachment 7

Rezoning Considerations

6500 Cooney Road
RZ 08-429600

Prior to final adoption of Zoning Amendment Bylaw 8618, the developer is required to complete

the following:

L.
2.

10.

1.

12.

6 m lane dedication along the entire east property line.

1.8 m road dedication along the entire south frontage, 2.4 m road dedication along the entire
west frontage, and a 5 m-by-5 m corner cut road dedication at the intersection of Cook Road
and Cooney Road.

Registration of a Public Right of Passage statutory right-of-way along a portion of the north
side of the subject site for Public Right of Passage purposes. This right-of-way shall act to
complete the existing area located on 6468 Cooney Road, secured by an easement in favour
of the subject site (registered under number BX442223), and intended for use as 50% of a
shared driveway. The subject developer will be responsible for the costs of constructing and
maintaining the portion of the driveway situated on 6500 Cooney Road. The design of the
full driveway, including any agreements providing for the construction and maintenance of
the portion of the driveway on 6468 Cooney Road, must be demonstrated to the satisfaction
of the City at Development Permit stage and the portion situated on 6500 Cooney must be
secured as part of the City’s standard Development Permit landscape bond. (Note that the
City may also require an easement to be registered on the Public Right of Passage area in
favour of the owner of 6468 Cooney Road.)

Registration of a legal agreement on title ensuring that the only means of vehicle access to
the subject site shall be via the required lane dedication across the site’s east side and that
there shall be no direct vehicle access to Cook Road or Cooney Road.

Registration of an aircraft noise sensitive use covenant on title.
Registration of a flood indemnity covenant on title.

City acceptance of the developer’s offer to voluntarily contribute $2/ft* of buildabie floor
arca towards the Affordable Housing Reserve (i.e. $16,126 estimate).

City acceptance of the developer’s offer to voluntarily contribute $1,000 per dwelling in-lieu
of providing indoor amenity space (i.e. $6,000 in total).

City acceptance of the developer’s offer to voluntarily contribute $0.25/¢ of buildable floor
area towards Richmond’s community planning fund (i.e. $2,016 in total).

City acceptance of the developer’s offer to voluntarily contribute $6,000 towards accessible
pedestrian enhancements of the Cook Road/Cooney Road traffic signal.

City acceptance of the developer’s offer to voluntarily contribute $2,834.50, based on
consortium committed upgrades for the Eckersley B sanitary area.

City acceptance of the developer’s offer to voluntarily contribute $1,553.64, based on
consortium committed upgrades for the Cook and Cooney drainage area.
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Attachment 7

13. Registration of a legal agreement on title ensuring that where two parking spaces are provided
in a tandem arrangement, both parking spaces must be assigned to the same dwelling unit.

14. Enter into the City’s standard Servicing Agreement (SA)* for the design and construction, at
the developer’s sole cost, of frontage works, a new public lane, and related improvements.
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, and
Director of Transportation. All works must be completed prior to final Building Permit
inspection granting occupancy for the subject site. Works are at the developer’s sole cost.
Development Cost Charge (DCC) credits may apply. Works include, but are not limited to:

Transportation:

a) Cooney Road: Frontage works are required behind the existing curb, including the
removal of the existing sidewalk (including the “spur” north of the subject site) and
installation of a 2 m wide concrete sidewalk along the subject site’s new property line
(tied into the existing sidewalk to the north), a grassed boulevard between the
sidewalk and curb with street {rees planted at 9 m on centre (including reinstatement
of the boulevard north of the subject site where sidewalk must be removed), and City
Centre streetlights in the boulevard (Type 3, powder coated blue, 9.14 m pole, and

- 250w MH lamp, except without pedestirian luminaires, banner arms, flowerpot
holders, receptacles, or irrigation).

b) Cook Road: Construction of frontage works including removal of the existing on
street walkway and extruded curb and the construction of a new curb and gutter (the
face of which curb shall be set 11.85 m north of the existing south curb face),a 1.5 m
wide concrete sidewalk along the back of curb, City Centre streetlights (T'ype 3,
powder coated blue, 9.14 m pole, and 250w MH lamp, except without pedestrian
luminaires, banner arms, flowerpot holders, receptacles, or irrigation), and a grassed
boulevard between the sidewalk and property line. The boulevard is intended to
accommodate the retention of an existing significant tree near the west side of the
site, together with the planting of new street tree(s) as space allows. The letdown at
the lane shall be aligned with the sidewalk and must be designed to facilitate safe,
convenient pedestrian movement between the new sidewalk at the subject site and the
on street walkway east of the subject site.

¢) Public Lane: Construction of a new 6 m wide lane is required, including, but not
limited to, City Centre lighting along the lane’s east side, the extension and repair or
replacement of the existing fence along the entire property line of 8491 Cook Road
(i.e. immediately east of the proposed lane), and special measures aimed at mitigating
impacts on the existing significant tree east of the proposed lane as determined by an
arborist (e.g., permeable paving, light weight fill), to the satisfaction of the City. Any
grade differential between the lane and adjacent sites must be resolved via the design
review/approval process. '

Engineering:

d) Sanitary & Storm Sewer: Construction of all improvements along the frontage of the
subject site is required.
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Attachment 7

e) Service Connections: Connections for the development site are required and must be
indicated on the SA design drawings.

Note: The applicant’s water calculations must be indicated on the SA design drawings.

The submission and processing of a Development Permit* completed to a level deemed
acceptable by the Director of Development.

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

1,
2.

Adoption of the subject rezoning (RZ 08-429600).

Submission of a Letter of Credit for landscaping (including the shared driveway along the
north side of the subject site), the amount of which is to be based on a sealed estimate
prepared by the developer’s landscape architect.

Submission of an Acoustics Report by a registered professional qualified in acoustics
recommending the noise mitigation features necessary to ensure the subject development’s
compliance with the standards set out in Richmond’s Official Community Plan (OCP),
Section 5.4, Noise Management.

Incorporation of accessibility measures in Development Permit (DP) plans, including:

a) One “convertible” dwelling designed as per the City’s “Convertible Housing
Standards” (i.e. the unit and its convertible housing features must be clearly labelled
on the drawings, together with a copy of the City’s standards); and

b) “Aging in place” features (i.e. lever handles) incorporated into all dwellings and
labelled on the drawings.

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 confrols as
per Traffic Control Manual for works on Roadways (by Ministry of Transportation) and
MMCD Traffic Regulation Section 01570.

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

Submission of an Acoustics Report by a registered professional qualified in acoustics
confirming that the building design incorporates all the noise mitigation features necessary to
ensure its compliance with the standards set out in Richmond’s Official Community Plan
(OCP), Section 5.4, Noise Management, as determined via the Development Permit process.

Submission of fire flow calculations, signed and sealed by a professional engineer and based
on the Fire Underwriter Survey, to confirm that there is adequate available flow.

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.
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Note:
*  Item requiring a separate application.

o 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. N

o Al 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.

o 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,

[Signed original on file]

Signed Date
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;:14‘ City of
! Richmond  Bylaw 8618

Richmond Zoning Bylaw 8500
Amendment Bylaw 8618 (RZ 08-429600)
6500 COONEY 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 Bylaw 8500, is amended by repealing the existing zoning designation
of the following area and by designating it PARKING STRUCTURE
TOWNHOUSES (RTP4). :

P.ILD. 000-600-555
Lot 20 Except: Firstly: Part on Bylaw Plan 53627 and Secondly: Parcel A (Bylaw Plan
74724), Section 9 Block 4 North Range 6 West New Westminster District Plan 15292

2 This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw

8618”.
FIRST READING MAR 14 2011 oo
e
A PUBLIC HEARING WAS HELD ON by
SECOND READING %S‘L?E;L’E?
ligitor
THIRD READING '

OTHER REQUIREMENTS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

2912533
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Attachment 4

City of

%+ Richmond Development Application Data Sheet
Development Applications Department
RZ 08-429600
Address 6500 Cooney Road
Applicant Kenneth Kim Architecture Inc.

Owner 1077972 B.C. Ltd. (Incorporation No. BC 1077972)
Planning Area(s) City Centre Area (Brighouse Village)
Existing Proposed
Site Size 869.6 m? 631.8 m?
Land Uses Vacant Multiple-Family Residential
OCP Designation Neighbourhood Residential Complies
CCAP Designation General Urban T4 /1.2 FAR Complies
. . Parking Structure Town Housing (ZT93) -
Zoning Low Density Townhouses (RTL1) Brighouse (City Centre)
Number of Units 0 6 townhouses
| Bylaw Requirement ‘ Proposed ‘ Variance
Floor Area Ratio Max. 1.2 (758 m?) 1.2 (747 m?) None
permitted
Building: Max. 56% Building: 56%
Lot Coverage Non-porous Surfaces: Max. 80% Non-porous Surfaces: 76% None
Planting: Min. 20% Planting: 20%
Setback — Cooney Road Min. 3 m 3m None
Setback — Cook Road Min. 3 m 3m None
Setback — Side Yard Min. 1.5 m 1.5m None
Setback — Rear Lane Om Om None
Building Height Max. 15 m (4 storeys) 13 m (4 storeys) None
Width: Min. 20 m Width: 20.3 m
Lot Size Depth: Min. 30 m Depth: 31.6 m None
Area: Min. 600 m? Area: 631.8 m?
City Centre Zone 2
Parking Spaces Residents: 8 Residents: 8 None
9=p Visitors: 2 Visitors: 2
Total: 10 Total: 10
Accessible Parking Spaces Not required 0 None
Tandem Parking Spaces Max. 50% of resident spaces 50% of resident spaces None
Bicycle Spaces Class 1: 8 Class 1: 8 None
Class 2: 2 Class 2: 2
EV (Er_werglzed) Car 100% of resident parking spaces 100% of resident parking spaces None
Charging
Amenity Space — Indoor Min. 50 m? Cash-in-lieu None
Amenity Space — Outdoor Min. 36 m? 36 m? None

6657013
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Attachment 5

Specific Land Use Map: Brlghouse Village (2031)
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Attachment 6

Public Correspondence

Elizabeth Kwan April 12,2011
Jenny April 17,2011
Jonathon Yonghong Li April 18,2011
Strata Owners of BCS2683 June 4, 2012

December 20, 2018

6661605
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To Public Hearing Schedule 1 to the Minutes of the
Date:. fpcil (14, 2o Public Hearing held on Monday,
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Send a Submission Online (response #<49 ~ Page 1 of 1

- Schedule 2 to the Minutes of the

_ 'Public Hearing held on Monday, D :ﬁ, F;‘ﬁ?’,'ﬁ l;lge 322?(
MayorandCouncillors April 18, 2011, litom 2 2. .
From: City of Ric.hmond Website [wébgraphics@richmond.ca] “,“-‘ P}“i‘w AR
‘Sent:  April 17, 2011 7:51 PM
To: MayorandCoungillors

Subject: Send a Submission Online (response #548)

Send a Submission Online (response'#548)

Survey Information

Site: | City Website

Page Title: | Send a Submission Online

URL; http:Ilcms.city.richmond.bc.calPage'l793:éébk -
Submission Time/Date: | 4/17/2011 7:51:16 PM

Survey Response

Your Name: Jenny

Your Address: 6468 Cooney- Road, Richmond-

Subject Property Address OR i Zoning Amendment Bylaw 8618 (RZ 08-
Bylaw Number: 429600)

1. Is this area big enough to permit
development of a 6 unit townhouse? 2. All
Comments: trees in this area should be maintained very
well 3. Do not want any negative affection on
the surroundings Thanks for considering.
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Send a Submission Online (respore= #8AON Page 1 of 1
'Schedule 3 to the Minutes of the To w Hearing
- i Public Hearing held on Monday, Date: ) 1% Zell
MayorandCouncillors April 18, 2011, Item #
From: City of Richmond Wébsite [webgraphics@richmond.ca]
Sent: Aprit 18, 2011 1:22 PM
To: MayorandCouncillors

Subject:  Send a Submission Online (response #549)

Categories: UCRS / FILE NUMBER: 12-8060-20-8618 (RZ 08-429600), UCRS / FILE NUMBER: 01-0190-02
- City Page, UCRS CODE / FILE NUMBER: 12-8060-20-8618

Send a Submission Online (response #549) -

Survey Information

Site: | City Website

Page Title: Send a Submission Online

Survey Response

Your Name:

URL: http:ﬂcms.city.richfﬁénd.bc,ca/F’ageﬁég;égpx -
Submission Time/Date: | 4/18/2011 1:21:34 PM

Your Address:

#5-64_68 Cooney RD

[S—— H

Subject Property Address OR
Bylaw Number:

Byl.aw 8618 (RZ 08-429600)

Comments:

I am the owner of unit 5-6468 cooney RD and
oppose to build 6 units in the samll corner
place, which was only one samll single house
before. As a council memeber of 6468 cooney
Rd, | also have the follow concerns: 1.
sunshine (may affect the units 7, 8, 11 and 12
of our strata) 2. driveway is so close to stop
sign. 3. sidewalk will be too narrow, especially
on Cook road, it will affect passenger and be
worse influence to the traffic in the future
since it is the centre area of richmond. 4.
trees should be protected. in my personal
opinion, 3 to 4 units should he enough for the

rezone area. thanks Jonathan 604-8025856

04/18/2011
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| The Owner’s Strata Plan BCS2683

6468 Cooney Road, Richmond, B.C., V&Y 2Jé

June 4% 2012
To: City of Richmond Fax: (604)276-4063
6911 No. 3 Road,

Richmond, B.C.,
V6Y 2Cl1

Attn.: Planning Department
From: The Owner’s strata Plan BCS2683

Re: Right of Way at New Development South to 6468 Cooney Road, Richmond, B.C., BCS2683
“Zoning Amendment Bylaw 8618 (RZ 08-429600)"

Dear Sir/Mdm.,

We refer to the new development with the above zoning number code at the South side of our
complex. Recently we found out there will be a driveway from the new development through our
cover driveway at our garage level to Cooney Road. We strongly opposed to the construction and
having the owners of the new development using our driveway based on the following:

1.  We were not informed about the fact that there will be a planning of the driveway in the
beginning.

2. Due to safety & security concern, we do not want other vehicle driving through the cover
driveway where our garages are located. Vehicles from new development will jeopardize
our safety when we drive our vehicles into & out from our garages.

Attached please find our petition signed by our owners in the strata regarding our concern on the
subject during the AGM. Please advise the developer accordingly and let us have your reply
asap. Thank you for your attention.

Should there be any question please feel free to contact the council below. Looking forward to
receiving your reply.

Sincerely Yours,

David Wong, Council President (unit 20), kinggreat@126.com, phone: 604-720-6328
Serena Wong, Vice-President (unit 12), ser36ena83@yahoo.ca, phone: 778-855-5715
Jenny Zhou, Secretary (unit 15), zhouminwh@yahoo.com, phone: 604-821-6685
Jonathan Li, Treasurer (unit 5), JonathanCGA@yahoo.com ,phone: 604-802-5856

Citybase Management Ltd. (agent for the strata corporation BCS2683)
Tel: 604-708-8998 Ext: 302, Fax: 604-708-9982
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Owners Stirata Plan BCS2683

Petition on No Driveway through Redwood Cooney Residences

Signature signed by Owners

Strata

Unit | 0% Owners By Owner
1 1 Chan, Ching Wah (Aeier only)
2 2 Edward Po Wah Yee ~Y
3 3 Yu Liao ‘Fw{/&/

4 4 Cui Ling Su & Zu Sheng Xie F}“{: ;’j—f ’%‘ﬂ_ﬁ%

5 5 Yong Hong Li ;L,@#m%

6 6 Jie an & Lang Ji Tan }/l;/"‘/fw

7 7 Jane Ly Lee %12%;MJ@7§XAA%LW&

8 8 Bik Chor Louie O e

9 9 Yao, Ki Ching & Sun Yeng Chin };2»)( f“{/(/\w

10 10 Yu-Liu Huang Yen >@\/ \/v L - Z LA

11 11 Jiang Wang & Bo Hou !{;éf 2y, ?/"Z-I ( Renlor 072»/;/)

12 12 Wing Tsun Lai ;«, 6@:? ) @//

13 13 Aleem Meralli & Farin Meralli /}{Qj{jvﬂ@tw

14 14 Wan, Hua (V@LW@U()
T

15 15 Xu, Yaoxian & Zhou Min- i?’// ~

16 16 Bill Churk Ming Lai b [ — \DL

17 17 Jung-Chen Chiang & Su-Hun Lin % d\u’l m

18 18 Zhi Liang Wang TZ,Z?§\(E;

19 19 John Paul Aludino & Karl S. Alavarta %(@ £ Ot

20 20 Wei Wang & Jing-Wen Wu
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Badyal,Sara

From: Benjamin Li <ben@aaproperty.ca>

Sent: December 20, 2018 4:30 PM

To: Badyal,Sara; KENNETH KIM

Cc: Anthony; Leoni Mallari; Ravi Punn; Ron Xu; Aaron Leung; 'Ricky Jiang'
Subject: RE: 6500 and 6468 Cooney Road - driveway, interface and discussion
Attachments: BCS 2683 - petition to discharge BX442223.pdf

Hi Sara,

Regarding the proposed development of 6500 Cooney, and the easement covenant BX442223, the Strata
Owners of BCS 2683 held a special general meeting to fully discuss the matter. Finally, Owners resolved
unanimously to deny the requests from the neighbor developer and sign a petition to the City to formally object
to the neighbor developer’s requests and ask the City to discharge the covenant BX442223.

Please find the attachment with all the unit owners’ signature for your record and kindly review and approve
the petition.

Thanks & regards,

Benjamin Li

AA Property Management Ltd.

Email: ben@aaproperty.ca

Direct: 604-242-1890

Main: 604-207-2002

Fax: 604-207-2008

Address: 150-8600 Cambie Road, Richmond, BC, V6X 4J9

The information in this e-mail is confidential and may be privileged. If you are not the intended recipient,
please destroy this e-mail and notify the sender immediately. You should not retain, copy, distribute or use this
e-mail for any purpose, nor disclose any of its contents to any other person.

From: Badyal,Sara

Sent: Tuesday, October 30, 2018 5:03 PM

To: KENNETH KIM ; Benjamin Li

Cc: Anthony ; Leoni Mallari ; Ravi Punn ; Ron Xu ; Aaron Leung ; 'Ricky Jiang'
Subject: 6500 and 6468 Cooney Road - driveway, interface and discussion

Hi Ken and Benjamin,

6468 Cooney Road existing driveway and temporary driveway legal agreement
I have some new information to share with the development team for 6500 Cooney Road and the neighbouring
strata BCS 2683 at 6468 Cooney Road. Our Transportation Engineer Sonali Hingorani has reviewed the file
and advises that in light of the correspondence from the strata, Transportation would not seek the closure of the
existing driveway access for 6468 Cooney Road as part of the development of 6500 Cooney Road. The existing
driveway access has not created any operational issues and all site traffic being redirected to Cook Road until

1
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such time that an alternate route is available from a functional rear lane connecting to Spires Gate, may add
additional traffic load closer to the Cook Road/Cooney Road intersection.

The temporary driveway would continue to be used and the covenant would remain registered on title to 6468
Cooney Road as the existing driveway access closure may be pursued in the future when the rear lane system is
extended.

6468 Cooney Road easement area and legal agreement

The site plan currently shows proposed asphalt paving on 6468 Cooney Road beyond the easement area, which
would require written confirmation from the strata of their permission for this work. Without such permission,
any work needs to be limited to the easement area and project site plan revised.

The development would result in the neighbouring townhouse development at 6468 Cooney Road:
(1) having fencing removed and asphalt paving installed in their easement area, constructed by the
project; and
(i)  having rear lane and shared driveway access to their parking structure and yours, constructed by the
project.

There would be no impact to garbage and recycling collection, which would continue to be collected from
Cooney Road.

Please confirm whether the project would be paying for the shared driveway and fencing impacts design and
construction.

Please confirm that you recently discussed the easement construction impacts with the neighbouring strata
(provide date and circumstances).

Please confirm that the neighbouring strata has been provided with the current architectural and landscape
design and whether they have any comments (provide date and circumstances).

Regards,

Sara Badyal, M. Arch, RPP

Planner 2

Development Applications Department
City of Richmond

604-276-4282

www.richmond.ca
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Attachment 7

City of Rezoning Considerations

Development Applications Department

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

Address: 6500 Cooney Road File No.: RZ 08-429600

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10265, the developer is
required to complete the following:

1. [Contributions] City acceptance of the developer’s offer to provide the following voluntary contributions and should
the contributions not be provided within one year of the subject rezoning application bylaw receiving third reading,
the contributions rates will be increased annually to reflect current contribution rates:

a) $69,366.51 towards the Affordable Housing Reserve Fund (i.e. $8.50 /ft* of buildable floor area).

b) $10,830.00 towards the development of future City facilities, in-lieu of providing indoor amenity space on-site
(i.e. $1,805 per dwelling unit).

c) $2,529.84 to future City community planning studies, as set out in the City Centre Area Plan (i.e. $0.31 /ft* of
buildable floor area).

d) $9,000 towards accessible pedestrian enhancements of the Cook Road and Cooney Road traffic signal.
e) $2,600.00 to the City’s Tree Compensation Fund for the planting of replacement trees within the City.

2. [Tree Survival Security] Entering into a legal agreement and submission of a Tree Survival Security to the City in
the amount of $27,100 for the two City trees to be retained for a maintenance period of one year after construction
completion and entering into tree survival security legal agreement.

3. [Tree Protection Fencing] Installation of appropriate tree protection fencing around all trees to be retained as part of
the development prior to any construction activities occurring on-site.

4. [Arborist Contract] Submission of a Contract entered into between the applicant and a Certified Arborist for
supervision of any on-site and off-site works conducted within the tree protection zone of the trees to be retained and
to supervise the installation of special measures for tree retention (e.g., aeration tubes). 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.

5. [Road Dedication] Road dedication of:
a) 1.8 m along the entire South property line Cook Road frontage.
b) 2.4 m along the entire West property line Cooney Road frontage.
¢) 5mx 5 mcorner cut road dedication at the intersection of Cook Road and Cooney Road.
d) 6 m along the entire East property line for a new rear lane.

6. [SRWs] Granting of the following statutory rights-of-way for the purposes of public right-of-passage and utilities to
be confirmed with a functional road plan:

a) For tree retention along Cooney Road, approximately 5.4 m? minimum area to allow the City sidewalk to
encroach into the site to allow for tree retention in the City boulevard. This statutory right-of-way is for the
purposes of public-rights-of-passage and utilities, allowing for the area to be used as if it were a City street
sidewalk. Any works essential for public access within the required statutory right-of-way (SRW) are to be
included in the Servicing Agreement (SA) and City maintenance & liability responsibility is to be clearly noted.
The design must be prepared in accordance with City specifications & standards and the construction of the works
will be inspected by the City concurrently with all other SA related works. Works to be secured via SA.

b) For tree retention at the new rear lane, approximately 2.6 m* minimum area to allow the City lane to encroach into
the site to allow for tree retention adjacent to the new lane. This statutory right-of-way is for the purposes of
public-rights-of-passage and utilities, allowing for the area to be used as if it were a City street. Any works
essential for public access within the required statutory right-of-way (SRW) are to be included in the Servicing
Agreement (SA) and City maintenance & liability responsibility is to be clearly noted. The design must be
prepared in accordance with City specifications & standards and the construction of the works will be inspected
by the City concurrently with all other SA related works. Works to be secured via SA.
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10.

11.

12.

13.

14.

.

[Aircraft Noise] Registration of an aircraft noise sensitive use covenant on title (Area 4).
[Floodplain] Registration of a flood indemnity covenant on title (Area A).

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

[Rental and Age-Based Strata Bylaws] Subject to Council adopting policies regarding age and rental restrictions in
strata-titled buildings prior to the subject rezoning application bylaw receiving third reading, registration of a
restrictive covenant prohibiting (a) the imposition of any strata bylaw that would prohibit any residential dwelling unit
from being rented; and (b) the imposition of any strata bylaw that would place age-based restrictions on occupants of
any residential dwelling unit. This consideration will not be required if Council does not adopt these policies.

[Tandem Parking] Registration of a legal agreement on title ensuring that where two parking spaces are provided in
a tandem arrangement both parking spaces must be assigned to the same dwelling unit.

[Shared Bicycle Storage] Registration of a legal agreement on title ensuring that: secure bicycle parking area is
provided onsite for the shared common use of all residents; and conversion of any of the bicycle parking areas in this
development into any other use (e.g., habitable space or general storage area) is prohibited.

[Development Permit*] The submission and processing of a Development Permit* completed to a level deemed
acceptable by the Director of Development.

[Servicing Agreement*] Enter into a Servicing Agreement™ for the design and construction of frontage
improvements and utility works. A Letter of Credit security for the value of the Service Agreement works, as
determined by the City, will be required as part of entering into the Servicing Agreement. Works include, but may not
be limited to the following.

a) Functional Road Plan: A functional road plan is to be prepared and submitted as part of the Servicing Agreement
to the satisfaction of the Director of Transportation for the interim and ultimate design of the roadworks described
below and infrastructure works as developed through the functional design process to current City standards and
policies and to confirm the SRW areas (amounts and geometry) described above, as noted in these considerations.

b) Cooney Road: Frontage works are required behind the existing curb, including the removal of the existing
sidewalk (including the "spur" north of the subject site) and installation of a 2 m wide concrete sidewalk along the
subject site's new property line (tied into the existing sidewalk to the north), a grassed boulevard between the
sidewalk and curb with street trees planted at 9 m on centre (including reinstatement of the boulevard north of the
subject site where sidewalk must be removed), and City Centre streetlights in the boulevard (Type 3, powder
coated blue, 9.14 m pole, and 250w MH lamp, except without pedestrian luminaires, banner arms, flowerpot
holders, receptacles, or irrigation). All utility poles to be underground.

¢) Cook Road: Construction of frontage works including removal of the existing on street walkway and extruded
curb and the construction of a new curb and gutter (the face of which curb shall be set approximately 11.85 m
north of the existing south curb face to be finalized based on functional road plan and tie in to existing sidewalk
on Cook Road to the east), a minimum 1.5 m wide concrete sidewalk along the back of curb, City Centre
streetlights (Type 3, powder coated blue, 9.14 m pole, and 250w MH lamp, except without pedestrian luminaires,
banner arms, flowerpot holders, receptacles, or irrigation), and a grassed boulevard between the sidewalk and
property line. The boulevard is intended to accommodate the retention of an existing significant tree near the west
side of the site, together with the planting of new street tree(s) as space allows. The letdown at the lane shall be
aligned with the sidewalk and must be designed to facilitate safe, convenient pedestrian movement between the
new sidewalk at the subject site and the on street walkway east of the subject site. The road widening and new
curb location on the north side of Cook Rd. with new 9m corner curb radius will require traffic signal
modifications. A traffic signal design is required as part of the servicing agreement to identify the scope of works
related to the traffic signal modifications and upgrades. All new curb ramps to have accessible tactile warning
strips.
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d)

g)

h)

_3-

Public Lane: Construction of a new 6 m wide lane is required, including, but not limited to, City Centre lighting
along the lane's east side, the extension and repair or replacement of the existing fence along the entire property
line of 8491 Cook Road (i.e. immediately east of the proposed lane), and special measures aimed at mitigating
impacts on the existing significant tree east of the proposed lane as determined by an arborist (e.g., permeable
paving, light weight fill), to the satisfaction of the City. Any grade differential between the lane and adjacent sites
must be resolved via the design review/approval process. The functional road plan required for the public lane is
to illustrate the swept path for two-way vehicle movements at the new lane/6468 Cooney Road easement
intersection and any additional traffic control measures or devices to support the design.

Water Service:
At owner’s cost, owner is to:

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

*  Provide a right-of-way for the water meter and meter chamber, at no cost to the City. Exact right-of-way
dimensions to be finalized during the servicing agreement process.

At owner’s cost, the City is to:

» Cut, cap, and remove all existing water service connections and meters to the development site.
» Install one new water service connection, meter to be located onsite in a right of way.

Storm Sewer:

At owner’s cost, owner is to:

*  Provide drainage along the proposed lane.

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

At owner’s cost, the City is to:

» Install one new storm service connection, complete with inspection chamber located in a right-of-way onsite.
* Cut and cap all existing storm service connections to the development site and remove inspection chambers.
Sanitary Sewer:

At owner’s cost, owner is to:

» Replace the existing sanitary connection and inspection chamber serving the development site with
approximately 31 m of new 200 mm sanitary sewer from manhole SMH1022 to a new manhole at the
adjoining property line of 6468 Cooney Road and the development site.

* Install one new sanitary service connection off of the new manhole to serve the development site.

» Design the service connection to be able to connect to a future sanitary sewer in Cooney Road. The
configuration of the alternative sanitary connection shall: be confirmed at the servicing agreement stage,
extend to Cook Road, and be ready to connect to the future sanitary sewer with minimal effort.

* Not start onsite excavation or foundation construction prior to completion of rear-yard sanitary works by City.
At owner’s cost, the City is to:
* Reconnect the existing sanitary connection to 8431 Cook Road to the new sanitary sewer.
*  Perform all tie-ins between the proposed works and existing City infrastructure.
Frontage Improvements:
At owner’s cost, owner is to:
* Review and upgrade street lighting as required on all frontages.
*  Coordinate with BC Hydro, Telus and other private communication service providers:
0 To underground overhead service lines.
0 To pre-duct for future hydro, telephone and cable utilities along all road frontages.

0 To locate all proposed underground structures (e.g. junction boxes, pull boxes, service boxes, etc.) outside
of bike paths and sidewalks.
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0 Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.

0 To locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground utility cabinets and kiosks located along the development’s frontages,
within the developments site (see list below for examples). A functional plan showing conceptual
locations for such infrastructure shall be included in the development process design review. Please
coordinate with the respective private utility companies and the project’s lighting and traffic signal
consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the locations for the
aboveground structures. If a private utility company does not require an aboveground structure, that
company shall confirm this via a letter to be submitted to the City. The following are examples of
statutory right-of-ways that shall be shown on the functional plan and registered prior to SA design

approval:

BC Hydro LPT Confirm size with BC Hydro, approximately 3.5 mx 3.5 m
BC Hydro PMT Confirm size with BC Hydro, approximately 4.0 m x 5.0 m
BC Hydro Vista Confirm size with BC Hydro

Street light kiosk Approximately 2 mx 1.5 m

Traffic signal controller cabinet |[Approximately 3.2 mx 1.8 m

Traffic signal UPS cabinet Approximately 1.8 m x 2.2 m

Show possible locations in functional plan of the following:

Shaw cable kiosk Confirm size with Shaw, approximately 1.0 m x 1.0 m

Telus FDH cabinet Confirm size with Telus, approximately 1.1 mx 1.0 m

General Items:

At owner’s cost, owner is to:

Not encroach into the rear-yard sanitary right-of-way with proposed trees, retaining walls, non-removable
fences, or other non-removable structures. No fill may be placed within the right-of-way without the City’s
review and approval.

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

Provide a video inspection report of the existing storm and sanitary sewers along the development’s frontages
prior to start of site preparation works or within the first servicing agreement submission, whichever comes
first. A follow-up video inspection report after site preparation works are complete (i.e. pre-load removal,
completion of dewatering, etc.) is required to assess the condition of the existing utilities and provide
recommendations. Any utilities damaged by the pre-load, de-watering, or other development-related activity
shall be replaced at the Developer’s cost.

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

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

1.

3.

[Aircraft Noise Sensitive Development] Confirmation that the proposed development is designed in a manner that

mitigates potential aircraft noise to the proposed dwelling units, including submission of:

a) Acoustic report prepared a registered professional confirming design achieves the following CMHC interior noise
level guidelines:

Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

b) Mechanical report prepared a registered professional confirming design achieves the ASHRAE 55-2004 “Thermal
Environmental Conditions for Human Occupancy” standard for interior living spaces.

[Energy Step Code] Submissions from the Coordinating Registered Professional, including:

a) A statement identifying the applicable Energy Step Code performance target, confirmation that the required target
has been considered in design, and that a Qualified Energy Modeller has been engaged to ensure that the proposed
design can achieve the applicable performance targets.

b) A summary (e.g., one page) of the envelope energy upgrades and other energy efficiency measures (e.g. effective
R-values of typical wall assemblies, U-values and solar heat gain coefficients of fenestration, window-to-wall
ratios, thermal breaks in balconies and similar features) must be presented in the DP application such that the
passive energy performance of the building can be assessed and discussed by the Advisory Design Panel.

[Landscape Security] Entering into a legal agreement and submission of a Letter of Credit for landscaping (as per
sealed cost estimate prepared by landscape architect).

Prior to Building Permit* Issuance, the developer is required to complete the following:

1.
2.

[Legal Agreements] Confirmation of compliance with existing, Rezoning and Development Permit legal agreements.

[Rezoning/Development Permit] Incorporation of features in Building Permit (BP) plans as determined via the
Rezoning and/or Development Permit processes, including accessibility, sustainability, amenity and landscape design
measures. All landscaped areas are to be provided with an irrigation system.

[Aircraft Noise Sensitive Development] Submission of an Acoustics Report by a registered professional confirming
that the building design incorporates all the noise mitigation features necessary to ensure compliance with the
standards set out in the OCP.

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

[Latecomer Works] If applicable, payment of latecomer agreement charges, plus applicable interest associated with
latecomer works.

[Construction Hoarding*] 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.

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.
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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.

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

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

[signed copy on file]

Signed Date
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ichmond Bylaw 10265

Richmond Zoning Bylaw 8500
Amendment Bylaw 10265 (RZ 08-429600)
6500 Cooney Road

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

1.

Richmond Zoning Bylaw 8500, as amended, is further amended at Section 5.15 [Affordable
Housing] by inserting the following into Section 5.15.1.c, in alphabetic numerical order:

ZT93 $8.50 for housing, town
2. Richmond Zoning Bylaw 8500 is amended by inserting the following into Section 17 (Site
Specific Residential (Town Houses) Zones), in numerical order:
“17.93 Parking Structure Town Housing (ZT93) — Brighouse (City Centre)
17.93.1 Purpose
The zone accommodates high density town housing with a parking structure and
other compatible uses in the City Centre. Additional density is provided to achieve,
among other things, City objectives in respect to affordable housing.
17.93.2 Permitted Uses
e child care program
¢ housing, town
17.93.3 Secondary Uses
e boarding and lodging
e community care facility, minor
e home business
e home-based business
17.93.4 Permitted Density

1. The maximum floor area ratio is 0.60.

2. Notwithstanding Section 17.93.4.1, the reference to “0.6” is increased to a higher
density of “1.2” if the owner pays into the affordable housing reserve the sum
specified in Section 5.15 of this bylaw, at the time Council adopts a zoning amendment
bylaw to include the owner’s lot in the ZT93 zone.

Document Number: 6643197 Version: 1

6661750
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17.93.5

17.93.6

Notwithstanding Section 17.93.4.1 and Section 17.93.4.2 of this bylaw, the following
items are not included in the calculation of maximum floor area ratio for town housing:

a) enclosed parking with a building or structure located on site;

b) bicycle, loading, garbage and recycling facilities located within an enclosed
parking area;

c) common mechanical, heating, ventilation, electrical, telephone and air conditioning
service rooms that are not intended as habitable space and located within an
enclosed parking area;

d) common stairwells and common elevator shafts; however, the ground level of
common stairwells and common elevator shafts are included in the calculation of
maximum floor area ratio for town housing;

e) an area of up to 10 m? per dwelling unit used exclusively for staircase purposes;
and

f) an area of up to 10 m? per dwelling unit on the highest storey of a dwelling unit
that is open to the staircase area below.

Notwithstanding Section 4.4.2 of this bylaw, any portion of floor area in a principal
building with a ceiling height which exceeds 5.0 m shall be considered to comprise
two floors and shall be measured as such for the purposes of calculating density.
Permitted Lot Coverage

The maximum lot coverage is 56% for buildings.

No more than 75% of the lot may be occupied by buildings, structures and non-
porous surfaces, except that the reference to “75%” may be increased to 80%, as
specified in a Development Permit approved by the City.

20% of the lot area is restricted to landscaping with live plant material.

Yards & Setbacks

The minimum front yard, exterior side yard or road setback is 3.0 m.

The minimum interior side yard, rear yard and walkway setback shall be 3.0 m;
except that an interior side yard, rear yard and walkway setback may be reduced to
1.5 m, as specified in a Development Permit approved by the City.

The minimum setback from a lane is 0 m.

Notwithstanding Section 4.9 of this bylaw, the following projections shall be permitted in
this zone and are subject to the Building Code:

a) portions of the principal building which are less than 5.0 m in height and are open
on those sides which face a road or walkway may project into the road setback
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b)

c)

Page 3

and walkway setback a distance of not more than 0.6 m, but shall be no closer
than 2.4 m to a road and walkway;

balconies, bay windows, porches may project into the road setback and
walkway setback a distance of not more than 0.6 m, but shall be no closer than
2.4 m to a road and walkway; and

entry stairs may project into the road setback and walkway setback a distance of
not more than 2.0 m, but shall be no closer than 0.6 m to a road and walkway.

17.93.7 Permitted Heights

1. The maximum height for buildings is 15.0 m (4 storeys).

2. The maximum height for accessory buildings is 5.0 m.

3.  The maximum height for accessory structures is 9.0 m.

17.93.8 Subdivision Provisions

1. The minimum lot width is 20 m.

2. The minimum lot depth is 30 m.

3.  The minimum lot area is 600 mZ.

17.93.9 Landscaping & Screening

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

6.0.

17.93.10 On-Site Parking and Loading

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

2. Notwithstanding Section 7.5.6 and Section 7.5.6A,

a)

b)

where residents of a dwelling unit intend to use two parking spaces, the spaces
may be provided in a tandem arrangement with one standard parking space
located behind another one standard parking space, and both standard parking
spaces may be set perpendicular to the adjacent manoeuvring aisle; and

a maximum of 50% of the required resident parking spaces may be provided in a
tandem arrangement.

17.93.12 Other Regulations

1. In addition to the regulations listed above, the General Development Regulations in
Section 4.0 and the Specific Use Regulations in Section 5.0 apply.”
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3. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “PARKING STRUCTURE TOWN HOUSING
(ZT193) - BRIGHOUSE (CITY CENTRE)”.

P.1.D. 000-600-555
Lot 20 Except: Firstly: Part on bylaw Plan 53627 and Secondly: Parcel A (Bylaw
Plan 74724), Section 9 Block 4 North Range 6 West New Westminster District Plan 15292

4. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw
10265”.

FIRST READING

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

APPROVED

S8

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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£%D City of

0. Report to Committee
¥ Richmond P

To: Planning Committee Date: April 19, 2021

From: John Hopkins File:  08-4057-08/2021-Vol
Director, Policy Planning 01

Re: Options to Secure Market Rental Housing in New Development and Options

to Increase Low End Market Rental (LEMR) Contributions

Staff Recommendations

1. That Richmond Official Community Plan Bylaw 7100 and Bylaw 9000, Amendment
Bylaw 10255, which proposes to amend the following:

a) in Schedule 1 of Richmond Official Community Plan Bylaw 9000, amend Section 3.3
“Diverse Range of Housing Types, Tenure and Affordability” by introducing City-wide
market rental housing provisions for new development including:

i) inserting language to clarify a purpose-built market rental housing requirement in
new development that includes more than 60 apartment units, and an associated
density bonus (0.1 floor area ratio), which applies to the site;

i) inserting language to establish that for townhouse development with 5 or more
units and apartment development with 5 to 60 apartment units, a community
amenity contribution may be accepted through a rezoning application; and

iii) inserting language to clarify that 100% market rental housing projects would be
exempted from affordable housing requirements.

b) in Schedule 2.10 (City Centre Area Plan) of Richmond Official Community Plan
Bylaw 7100, insert language to clarify City Centre Area Plan density bonusing
requirements with respect to the Richmond Affordable Housing Strategy and Official
Community Plan Market Rental Housing Policy; and

c¢) in Schedule 2.2A (Thompson Area Dover Crossing Sub-Area Plan), Schedule 2.4
(Steveston Area Plan), Schedule 2.10C (McLennan North Sub-Area Plan), Schedule 2.12
(Bridgeport Area Plan), and Schedule 2.14 (Hamilton Area Plan) of Richmond Official
Community Plan Bylaw 9000, insert language to support density bonus provisions with
respect to the Official Community Plan Market Rental Housing Policy,

be introduced and given first reading.

6650441
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2. That Richmond Official Community Plan Bylaw 7100 and Bylaw 9000, Amendment
Bylaw 10255, having been considered in conjunction with:

o the City’s Financial Plan and Capital Program; and
o the Greater Vancouver Regional District Solid Waste and Liquid Waste Management
Plans;

is hereby found to be consistent with said program and plans, in accordance with
Section 477(3)(a) of the Local Government Act.

3. That Richmond Official Community Plan Bylaw 7100 and Bylaw 9000, Amendment
Bylaw 10255, having been considered in accordance with Section 475 of the Local
Government Act and the City’s Official Community Plan Bylaw Preparation Consultation
Policy 5043, is found not to require further consultation.

4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10256, to insert a definition for
residential rental tenure, to clarify habitable area, to make a series of updates to existing
zones to reflect changes to the Official Community Plan Market Rental Housing Policy, to
update Low End Market Rental housing construction requirements, and to increase the
density bonus provisions in the CDT zone be introduced and given first reading.

5. That in-stream rezoning applications received prior to Council’s adoption of the proposed
recommendations be processed under the existing Official Community Plan Market Rental
Housing Policy and Low End Market Rental program provisions provided that the
application achieves 1% reading within one year of the adoption of Richmond Official
Community Plan Bylaw 7100 and Bylaw 9000, Amendment Bylaw 10255 and Richmond
Zoning Bylaw 8500, Amendment Bylaw 10256. New applications received after Council’s
adoption of Richmond Official Community Plan Bylaw 7100 and Bylaw 9000, Amendment
Bylaw 10255, and Richmond Zoning Bylaw 8500, Amendment Bylaw 10256, are subject to
the updated requirements.

6. That staff report back to Council regarding key findings related to the implementation of
updates to the Official Community Plan Market Rental Housing Policy after the program
provisions are in place for two years.

6650441
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7. That staff be directed to share information with key stakeholders, including the Urban
Development Institute and non-profit housing providers, regarding opportunities for public
input, particularly the proposed public hearing associated with Richmond Official
Community Plan Bylaw 7100 and Bylaw 9000, Amendment Bylaw 10255 and Richmond
Zoning Bylaw 8500, Amendment Bylaw 10256 and the bylaw amendment described in the
companion report titled “Low End Market Rental (LEMR) Contribution Rate Review”.

S

John Hopkins
Director, Policy Planning
(604-276-4279)

Att. 4
REPORT CONCURRENCE
ROUTED To: CONCURRENGCE | CONCURRENGE OF GENERAL MANAGER
Affordable Housing i} % M
Development Applications & /
Law ]
Finance 1]
SENIOR STAFF REPORT REVIEW '}% 4

6650441
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Staff Report
Origin
The following referral motion was passed at the October 19, 2020 Public Hearing:
That staff provide suggestions and options for a market rental policy and report back.

At the February 8, 2021 meeting, Council requested that the above noted referral be prioritized
and brought forward as soon as possible for consideration. This was based on Council’s
deliberations on Polygon’s mixed-use, mid-rise development proposal at Cambie Road and
Sexsmith Road/Garden City Road (Talisman Park Ltd.) where members of City Council
expressed interest in the feasibility of a mandatory approach to securing market rental housing
units, in addition to the feasibility of expanding the Low End Market Rental (LEMR) program
construction and cash-in-lieu rates. Following the discussion, City Council expressed a desire to
receive rental housing recommendations in advance of considering large development proposals
that are well suited to the provision of rental housing. With this direction, staff retained an
economic development consultant to assess the financial feasibility of various options to expand
the City’s rental housing approach, which are discussed in this report and a companion report,
“Low End Market Rental (LEMR) Contribution Rate Review” from the Director, Community
Social Development dated April 19, 2021.

To expedite staff’s response to the Council referral and to minimize scheduling impacts on
development applications that are preparing for consideration by Council, staff recommend that
public consultation regarding the policy changes discussed in this report occur as part of
Council’s consideration of the proposed amendment bylaws. The statutory bylaw amendment
process will provide stakeholders with multiple opportunities to share their views with City
Council.

This report responds to the referral and includes the following:

1. a summary of the existing Official Community Plan (OCP) Market Rental Housing
Policy and the outcomes of its implementation;

2. asynopsis of existing in-stream market rental projects and estimated demand for market

rental housing;

a summary of other municipal approaches to securing market rental housing; and

4, options to increase the supply of secured and constructed market rental housing in new
apartment development and an option to accept a community amenity contribution rather
than constructed market rental housing in smaller development based on the findings of a
financial feasibility analysis.

98]

This report is being brought forward for consideration with a companion report and the analysis
and options included in this report are coordinated with those outlined in the companion report.

A report that considers using zoning to preserve and to protect existing purpose built,
100 percent rental buildings will be brought forward for consideration in the future.

6650441
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This report supports Council’s Strategic Plan 2018-2022 Strategy #6 Strategic and Well-Planned
Growth:

Leadership in effective and sustainable growth that supports Richmond's physical and
social needs.

6.1 Ensure an effective OCP and ensure development aligns with it,

6.5 Ensure diverse housing options are available and accessible across the housing
continuum.

In response to Council’s referral to staff, this report suggests options to secure market rental
housing in new development with more than 60 apartment units, It also introduces a community
amenity contribution that the City may accept through rezoning for smaller developments. The
following analysis and options are being brought forward for consideration alongside a
companion report, “Low End Market Rental (LEMR) Contribution Rate Review” from the
Director, Community Social Development dated April 19, 2021. The companion report responds
to a referral motion that was passed at the December 17, 2019 Planning Committee meeting that
directed staff to explore options to increase the affordable housing requirement to above 10%.
The companion report evaluates the feasibility of expanding LEMR construction and cash-in-lieu
rates. The options included in this report and the companion report from Community Social
Development are a coordinated response to both housing referrals.

The recommended approach includes the following City-wide updates that would apply to new
development:

* OCP Market Rental Housing Policy: Replacing the voluntary incentives based approach
to securing market rental housing units in mixed market rental and strata buildings with
the following provisions:

o Requiring at least 10% of the total residential floor area in a building that includes
more than 60 apartment units to be secured as market rental housing, An
associated 0.1 floor area ratio (FAR) density bonus will apply to the site.

o Inserting language to establish that for townhouse developments with 5 or more
units and apartment developments with 5 to 60 apartment units, a community
amenity contribution may be accepted through a rezoning application.
Alternatively, the owner may secure and construct 10% of the total residential
floor area in the building as market rental housing. An associated 0.1 FAR
density bonus will apply to the site.

* Low End Market Rental (LEMR) program: Expanding the existing LEMR program to
secure at least 15% of the total residential floor area in new developments inside of the
City Centre Area Plan as affordable housing units, Maintaining the existing LEMR
program outside of the City Centre Area Plan, which secures 10% of the total residential
floor area in new developments as affordable housing units,

Analysis

Existing OCP Market Rental Housing Policy

The OCP Market Rental Housing Policy includes provisions to:

6650441
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e protect and to enhance the existing stock of market rental housing;
e support tenants at the time existing market rental housing is redeveloped; and
s encourage the development of new purpose-built market rental housing units.

Since the OCP Market Rental Housing Policy was adopted in 2018, 568 market rental units have
been secured. An additional 134 market rental units are proposed within development
applications that are in pre-application discussions or early stages of the standard development
application review process. These units will be secured through zoning and/or housing
agreements and will be available to tenants at market rates once they are constructed. Recent
notable projects include the following:

s adevelopment by Headwater Living Inc. that will provide approximately 149 purpose-
built market rental housing units at 5500 No. 3 Road;

¢ the “Atmosphere” development at 7960 Alderbridge Way, which will provide
approximately 112 market rental units in a mixed use development;

o adevelopment by Mosaic Homes, which will provide approximately 33 secured market
rental units in a four storey mixed use building at the intersection of No.3 Road and
Williams Road; and

¢ amixed use, mid-rise development by Colliers International Consulting on Bennet Road
that includes a church and approximately 142 purpose built rental units, including
approximately 122 market rental and moderate income units, and 20 LEMR units.

A summary of the OCP Market Rental Housing Policy incentives to increase the supply of
market rental housing units is provided in Attachment 1. This report includes options to secure
purpose-built market rental housing units in new development that includes more than 60
apartment units and an option to accept a contribution toward the City’s affordable housing
objectives through rezoning applications for smaller developments that do not include market
rental housing.

Market Rental Housing's Contribution to the Housing Continuum

Market rental housing is an important element of the housing continuum. Market rental housing
rates are established by the market and while available to all income thresholds, new market
rental units are generally rented by households with an annual income that is greater than
$70,000. Market rental housing accommodates a broad section of the community and may be
preferred by households that require flexibility, and households that are either not able to afford
home ownership or are not interested in ownership at a particular life stage.

It is estimated that Richmond’s rental housing stock includes approximately 7,700 primary rental
units (e.g., purpose built rental that is secured for the long term) and 13,800 secondary rental
units (e.g., not included in the primary rental market and rented out by an owner), which does not
include the new market rental units that have been secured to date by the existing OCP Market
Rental Housing Policy. While existing City policies have increased the supply of rental housing
across the housing continuum and Census data indicates approximately 30% of new development
enters the secondary rental market, the City’s average vacancy rate between 2015 and 2019 was
0.7%. Based on data from Canada Mortgage and Housing Corporation, the vacancy rate for
private market apartments was 1.9% in October 2020. A balanced vacancy rate is between 3% to
5%.

6650441
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Based on projected population growth and current demand rates, the estimated annual demand
for market rental housing that accommodates households with an annual income greater than
$70,000, is approximately 190 market rental units per year. However, this estimate does not
account for latent demand, which is difficult to quantify. Richmond’s smaller proportion of
renters compared to local municipalities (Attachment 2) suggests an existing latent demand for
rental housing and may include the following:
¢ People who work in Richmond but do not live in Richmond. The City’s strong
employment market results in a net incoming flow of more than 30,000 workers.
¢ Households that need flexibility and/or prefer rental housing (e.g., students, contract
workers, etc.).
¢ Households that are not adequately housed and would move to more suitable housing
(i.e. spending more than 30% of household income on housing, housing that requires
major repairs and/or inadequate size/composition of bedrooms).
¢ Households that can afford to purchase housing but choose to rent.

Increasing the market rental housing supply would contribute to the overall availability of
housing options in the City and would respond to the City’s low vacancy rate.

Other Municipal Approaches to Market Rental Housing

Staff surveyed a number of municipalities regarding their approach to rental housing and
~ received responses from the following municipalities: Burnaby, Coquitlam, Delta, Kelowna,
New Westminster, North Vancouver, Surrey, Vancouver and Victoria. All municipalities that
completed the survey apply a voluntary incentives approach to securing market rental housing.
Staff did not find any examples of a jurisdiction that mandates the provision of market rental
housing in new development. Municipalities that reported using density bonus incentives to
secure market rental housing listed the following approaches:
¢ site specific consideration of additional density (e.g., Delta, New Westminster,
Vancouver, Victoria);
¢ identifying areas within the city where market rental development is most desirable and
establishing a voluntary minimum market rental housing requirement with provisions for
associated additional density (e.g., Coquitlam, North Vancouver, Vancouver); and
¢ supporting conversion of a portion of commercial density to market rental housing
(e.g., Burnaby),

Municipal incentives that are unrelated to density bonus provisions include parking reductions,
amenity relaxations, municipal fee and/or property tax reductions/waivers, reduced servicing
requirements, unit size relaxations, design relaxations, and expedited development application
processing. Attachment 2 summarizes the survey responses and highlights similarities between
the reported municipal approaches and Richmond’s existing OCP Market Rental Housing Policy.
Attachment 1 summarizes current market rental housing incentives and incentives that have been
considered.

6650441
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Options to Simultaneously Secure Market Rental Housing Units and to Expand the Low End
Market Rental Program

Building upon the City’s demonstrated commitment to playing a leadership role within the
housing sector, and in response to existing housing referrals, the City hired an experienced
economic development consultant to assess the feasibility of simultaneously undertaking the
following in new construction that includes more than 60 apartment units:

e introducing a requirement to secure and construct market rental housing in new
development with an associated 0.1 floor area ratio (FAR) density bonus applied to the
site; and

¢ increasing the LEMR construction requirement inside of the City Centre Area Plan
(currently 10% of residential floor area is secured as LEMR units).

The recommended threshold for construction of market rental units (more than 60 apartment
units in a development) is consistent with the threshold that was established for the LEMR
program for the construction of affordable housing units based on recommendations by
independent economic development consultants. It also acknowledges the challenges associated
with securing a small number of units within smaller developments and the property
management resources required to effectively manage the units. While more than 60 apartment
units is the threshold for requiring construction of market rental housing units, the same density
bonusing provision (0.1 FAR applied to the site) applies to a development with 5 or more units
that secures and constructs 10% of the residential floor area of the building as market rental
housing,

To balance a developer’s contribution to the City’s affordable housing objectives between
projects of various size and type, the feasibility analysis evaluates and recommends community
amenity contribution rates for townhouse developments with 5 or more units and apartment
developments with 5 to 60 apartment units, which are not required to construct market rental
housing units. The recommended contribution rates are discussed in a subsequent section of this
report. Contributions to the Affordable Housing Reserve Fund (Reserve Fund Bylaw 7812)
would be directed to support affordable housing projects that target low and moderate income
households. This approach aligns with the overall OCP Market Rental Housing approach, which
secures rental replacement units as affordable housing in redevelopment projects. The LEMR
program includes cash-in-lieu contribution rates that apply when the threshold for built LEMR
units is not met. Updated LEMR cash-in-lieu rates are discussed in the companion report.

Attachment 1 summarizes existing incentives to increase the supply of market rental housing and
references an amendment to clarify that 100% market rental housing projects would be exempted
from affordable housing requirements. Other elements of the OCP Market Rental Housing
Policy and LEMR program remain unchanged, including existing density bonus provisions for
100% market rental development.

Financial Feasibility Analysis Summary

Acknowledging that without a reasonable profit, a developer/property owner will seek other
forms of investment, the City hired an experienced economic development consultant to assess
the financial feasibility of amendments to the existing OCP Market Rental Housing Policy and
LEMR program. The financial feasibility analysis applied the following criteria:
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¢ Market rental and/or LEMR floor area includes only habitable floor area and is a percent
of the residential floor area ratio in the building.

¢ A 0.1 FAR density bonus applies to the site and market rental floor area in a mixed
market rental and strata building is not exempted from affordable housing requirements.

¢ Analysis includes consideration of median rental rates, base land values that reflect recent
land sale transactions, and land lift for a range of building density and construction types
(i.e. concrete construction high density development and wood construction medium to
medium/low density development inside of the City Centre Area Plan and medium/low
density development elsewhere).

¢ Amenity contribution exemptions and lower parking rates apply to both market rental and
LEMR units,

¢ The financial feasibility ranking applied to the scenarios reflects an industry average
profit expectation (i.e. 15% profit for the strata portion of the project weighted to reflect
the proportionate share of the building that represents strata development, and 3.5%
capitalization rate applied to the rental component). A summary of the applied financial
feasibility ranking system is outlined in Attachment 3 following the consultant’s
executive summary.

Land costs are a key variable in the analysis. While the proposed approach includes 0.1 FAR of
density bonus to be applied to the site, the financial impact of securing market rental housing
units and increasing the existing LEMR contribution will vary between individual property
owners. The base land values used in the study are current land values and do not represent the
full continuum of land sales in the City; therefore, owners who purchased land at values that are
significantly higher than the base values would face less financially feasible redevelopment
conditions. Although the recommended approach includes a density bonusing provision, the
Local Government Act permits a local government to secure housing with rental zoning without
an associated bonus density. This is unlike the terms that apply to securing rental housing with
below market rental rates, eligibility criteria, and other conditions.

To reflect differences in land values and density, options were studied for sites both inside of the
City Centre Area Plan and outside of the City Centre Area Plan. Securing LEMR units is
prioritized based on the low probability of LEMR units being included in market development
independent of the Affordable Housing Strategy.

Tables 1 and 2 summarize both the OCP Market Rental Housing Policy and the LEMR program
scenarios that were considered and their associated cumulative financial feasibility scores. The
analysis supports a higher percent of secured rental housing inside of the City Centre Area Plan
compared to outside of the City Centre Area Plan based on land values and achievable densities.

For areas inside of the City Centre Area Plan, staff recommend Option 1 which would secure a
total of 25% of the residential floor area as rental housing and represents the highest percent of
combined market rental and LEMR housing floor area that retains a strong financial feasibility
ranking for most developers. Staff did not find nearby examples of mandated market rental
housing requirements in new development.

Staff have provided two other options that would increase the total percent of market rental and
LEMR housing floor area inside of the City Centre Area Plan, but it would impact developers
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who purchased land at significantly higher values and may impact their financial feasibility.
Further, staff recognize that there are other referrals that staff are reviewing which relate to non-
residential space (e.g., non-profit space needs) that may also impact the financial feasibility for
multiple-family development.

Table 1: Program Options Summary Inside nf tha Citv Cantra Arag Plan

Current Policy Option 2 Option 3
Market Rental Floor | Voluntary, Incentives 10% 15%
Area Contribution Based
Rate
LEMR Floor Area 10% 20% 15%
Contribution Rate
Financial Feasibility 30f5 30of5
Score*

*See Attachment 3 for supplementary informatiun reraeu w e nmanviar isaswiny suale ranking system.

For areas outside of the City Centre Area Plan, staff recommend Option 2, which suggests
maintaining the existing LEMR construction rate (10% of residential floor area) and introducing
a market rental housing requirement of 10%. The lower recommended rate reflects the lower
densities that characterize areas outside of the City Centre Area Plan. Staff have provided an
option to introduce the market rental housing requirement of 10% and to increase the LEMR
contribution to 15% of residential floor area; however, the financial feasibility drops
significantly.

Table 2: Program Options Summary Outside of the City Centre Area Plan

Current Policy Option 1 (no Ontinn 2 Option 3

change to current R nded

program)
Market Rental Floor Voluntary, Incentives | Voluntary, Incentives - Voluntary, Incentives
Area Contribution Rate Based Based ) Based
LEMR Floor Area 10% 10% 15%
Contribution Rate
Financial Feasibllity 30of5 1of5
Score*

*See Attachment 3 for supplementary information related to the financial feasibility scale ranking system

Staff recommend introducing the provisions outlined in Option 1 (Table 1) and Option 2
(Table 2) respectively inside and outside of the City Centre Area Plan in development with more
than 60 apartment units as outlined below:
¢ Inside of the City Centre Area Plan:
o Secure 10% of residential floor area as market rental housing, with an associated
0.1 FAR density bonus applied to the site, utilising zoning, as applicable, to
secure market rental housing units; and
o Secure 15% of residential floor area as LEMR housing units (as recommended in
the companion report).
¢ Qutside of the City Centre Area Plan:
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o Secure 10% of residential floor area as market rental housing, with an associated
0.1 FAR density bonus applied to the site, utilising zoning, as applicable, to
secure market rental housing units; and

o Secure 10% of residential floor area as LEMR housing units (as recommended in
the companion report).

In addition to the analysis summarized in the preceding section of this report, the economic
development consultant completed an assessment of the cash value to offset eliminating the
requirement for market rental housing and instead assigning the space to development of market
apartments in smaller developments. For townhouse developments with 5 or more units and
apartment developments with 5 to 60 units, a community amenity contribution may be accepted
through a rezoning application. The recommended contributions, which are listed below, are
comparable with requiring 10% of the residential floor area to be secured and constructed as
market rental housing:
¢ for townhouse development: $18.84 per m? ($1.75 per ft2);
¢ for apartment development inside of the City Centre Area Plan: $37.67 per m?
(83.50 per ft?); and
o for apartment development outside of the City Centre Area Plan: $21.53 per m?
($2.00 per ft?),

The contribution rates would be regularly adjusted to reflect inflation increases using the
administrative mechanism that is used to adjust other amenity contribution rates that are
collected through the development process.

Other key findings from the financial feasibility analysis include the following:

e The financial feasibility of constructing 100% or even 50% market rental housing is not
viable unless the land is acquired at a significant discount. 100% market rental housing
in high density concrete construction is not financially feasible even if the land is free.
Recent developments that secure a high percent of rental housing are characterized as
partnerships that acquired land at low or no cost, which is consistent with the findings in
the consultant’s analysis.

e Development Cost Charge waivers that apply to the rental housing component of the
development would have a small impact on a project’s profit and would not offset the
costs associated with providing secured rental housing in the project.

Implementation and Amendment Bylaws

Proposed Official Community Plan (OCP) and Zoning Bylaw Amendments

Conditional to Council’s approval of recommended Option 1 (Table 1) and Option 2 (Table 2),
respectively for property both inside and outside of the City Centre Area Plan, amendments to
the OCP Market Rental Housing Policy and Zoning Bylaw 8500 are required. Amendment
Bylaws 10255 (amendments to both the OCP and related Area Plans) and 10256 (Zoning Bylaw)
include the amendments that are required to implement the recommended options, which suggest
an approach that would simultaneously:

o secure market rental housing units in new development with more than 60 apartment

units;
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e secure a comparable contribution toward the City’s rental housing objectives from new
townhouse development with 5 or more units and apartment developments with 5 to 60
units; and

e increase the LEMR housing contribution requirement in development with more than 60
dwelling units.

While the amendments required to implement the recommendations are referenced in
Attachment 4, the elements that are specific to the LEMR program, are discussed in detail in the
companion report, “Low End Market Rental (LEMR) Contribution Rate Review”.

Conditional to Council supporting the amendment bylaws, it is recommended that staff report
back to Council regarding key findings related to the implementation of the updates to the OCP
Market Rental Housing Policy after the program provisions are in place for two years. Further,
staff will share the updated policy and program details with the public using the City’s website
and will share information with key stakeholders, including development industry and non-profit
housing providers in the community,

Provisions for In-stream Applications

Subject to Council approval of Bylaw 10255 and Bylaw 10256, the amendments would be
implemented at the time of bylaw adoption. To provide the development community with an
opportunity to make adjustments, a one year ‘grandfathering” period for in-stream development
applications is recommended that includes the following provisions:
¢ Rezoning applications that are received prior to Council’s adoption of the proposed
amendment bylaws may be processed under the existing OCP Market Rental Housing
Policy and the existing LEMR program, provided that the application achieves 1% reading
within one year of the effective date of the revised OCP Market Rental Housing Policy
and revised LEMR program provisions.
e New applications that are received after Council adoption of the proposed amendment
bylaws are subject to the terms in the revised OCP Market Rental Housing Policy and
revised LEMR program provisions.

Public Consultation

The provision of rental housing is a fundamental component in meeting the City’s housing
objectives. City Council has also expressed a desire to see rental housing policies advanced in a
timely manner. Accordingly, staff recommend that public consultation regarding the policy
changes contemplated in this report occur as part of Council’s consideration of the proposed
OCP amendment bylaw. This approach will provide interested stakeholders with multiple
opportunities to share their views to City Council as part of the statutory bylaw amendment
process.

Should Planning Committee endorse the OCP amendment bylaw, the bylaw will be forwarded to
the next open Council Meeting for City Council’s consideration. Should City Council grant first
reading to the OCP amendment bylaw, the bylaw will be forwarded to a Public Hearing. The

Council Meeting and Public Hearing will provide stakeholders and the public with opportunity to
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provide comments directly to City Council at the Public Hearing. Public notification for the
Public Hearing will be provided in accordance with the Local Government Act.

Staff have reviewed the proposed OCP amendments, with respect to the Local Government Act
and the City’s OCP Consultation Policy No. 5043 requirements and recommend that this report
does not require referral to external stakeholders.

The table below clarifies this recommendation as it relates to the proposed OCP amendment.

Stakeholder Referral Comment (No Referral necessary)

Agricultural Land Commission (ALC)

No referral necessary because the Land Reserve is not affected,

Richmond School Board

No referral necessary; however, staff did meet with School District
staff to discuss the proposed amendments.

The Board of Metro Vancouver

No referral necessary because the Regional District is not affected

The Councils of adjacent Municipalities

No referral necessary because adjacent municipalities are not
affected.

First Nations (e.g., Sto:lo, Tsawwassen,
Musqueam)

No referral necessary because First Nations are not affected.

TransLink

No referral necessary because the proposed amendments will not
result in road network changes.

Port Authorities (Vancouver Port Authority
and Steveston Harbour Authority)

No referral necessary because the Port is not affected.

Vancouver International Airport Authority
(VIAA) (Federal Government Agency)

No referral necessary because the proposed amendments do not
affect Transport Canada's maximum permitted building height or the
OCP Aircraft Noise Sensitive Development (ANSD) Policy.

Richmond Coastal Health Authority.

No referral necessary because the Health Authority is not affected.

Community Groups and Neighbours

Community Groups including the Urban Development Institute and
Richmond Community Services Advisory Committee will be notified
when this report is made public and will have the opportunity to
comment on the proposed OCP amendment at Planning Committee
and at a Public Hearing.

All relevant Federal and Provincial
Govermnment Agencies

No referral necessary because Federal and Provincial Government
Agencies are not affected.

Financial Impact
None.

Conclusion

The City of Richmond has demonstrated a leadership role within the rental housing sector by
applying a range of approaches to increase the supply of non-market affordable housing, LEMR
housing, and market rental housing. In response to Council’s referral to staff to provide
suggestions and options for a revised market rental housing policy, staff completed an analysis of
options that would simultaneously increase the supply of market rental housing in new
development and respond to a companion housing referral to explore opportunities to increase
the existing LEMR housing program. Staff retained an economic development consultant to
assess the financial feasibility of various options to expand the City’s rental housing approach.
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Based on the findings of the financial feasibility analysis and consideration of demonstrated
housing need in the City, staff recommend an approach to secure the following in development
with more than 60 apartment units by way of agreement and, where applicable, zoning:
e For development inside of the City Centre Area Plan:
o Secure 10% of residential floor area as market rental housing, with an associated
0.1 FAR density bonus applied to the site; and
o Secure 15% of residential floor area as LEMR housing units.
o For development outside of the City Centre Area Plan: '
o Secure 10% of residential floor area as market rental housing, with an associated
0.1 FAR density bonus applied to the site; and
o Secure 10% of residential floor area as LEMR housing units.

For townhouse developments with 5 or more units, and apartment developments with 5 to 60
units, a community amenity contribution may be accepted through a rezoning application. The
recommended contributions are comparable with requiring 10% of the residential floor area to be
secured and constructed as market rental housing.

The bylaw amendments that are required to implement the recommended approach are attached
to this report and the companion report. It is recommended that Richmond Official Community
Plan Bylaw 7100 and Bylaw 9000, Amendment Bylaw 10255 and Richmond Zoning

Bylaw No. 8500, Amendment Bylaw No. 10256 be introduced and given first reading.

Senior Planner/Urban Design
(604-276-4040)

DNi:cas

Attachment 1: Existing Incentives to Increase the Supply of Market Rental Housing
Attachment 2: Municipal Approaches Survey Summary (Market Rental Housing)
Attachment 3: Financial Review Executive Summary

Attachment 4: Proposed Official Community Plan (OCP) and Zoning Bylaw Amendments
Summary
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ATTACHMENT 1

Existing Incentives to Increase the Supply of Market Rental Housing

The existing Market Rental Housing Policy in the Official Community Plan applies an incentives
based approach to securing new market rental housing. Bonus density may be considered for new
development that provides 100% of the residential units at the site as secured market rental housing at
the following rates:

¢ Townhouse: 0.20 Floor Area Ratio (FAR) bonus density; and

e Concrete buildings in City Centre: 0.25 FAR bonus density.

Further, the existing OCP Market Rental Housing Policy supports the following:

¢ 0.1 FAR bonus density for mixed market rental and strata buildings, with bonus density applying
only to the portion of the new development that contains market rental housing.

¢ An undefined amount of bonus density on a site specific basis for projects that prov1de additional
rental housing to address community need.

The policy also includes incentives that are not related to density, including the following:

¢ Lower parking rates for secured rental housing. In 2018, Zoning Bylaw 8500 was amended to
apply reduced parking rates for secured market rental housing, which may be eligible for
additional parking reductions subject to provision of Transportation Demand Management (TDM)
measures.

e Staff “fast track’” the review of 100% market rental development proposals ahead of in-stream
market housing applications.

OCP Amendment Bylaw 10255 would limit a provision that exempts market rental housing in new
development from affordable housing requirements by specifying that the exemption applies to 100%
market rental development.

A March 25, 2019 report from the Manager, Policy Planning, “Market Rental Housing Policy and
Approaches for Residential Rental Tenure Zoning” included detailed consideration of approaches to
incentivize market rental housing including the following;

o Further parking reductions. While staff did not support further reduction of parking and the
original lower parking rates, which are based on a comprehensive assessment of market rental
sites, staff reiterated continued support to consider enhanced Transportation Demand
Management measures on a site-specific basis that may result in additional parking reductions for
new market rental developments.

o  DCC waivers. Staff did not recommend waiving DCCs. Staff retained a consultant to assess the
impact of potential DCC waivers on the financial performance of new market rental development.
While DCC waivers would enhance the profit potential for a market rental housing project, the
impacts would be small and would not offset the high land costs that primarily impact the
project’s profit margin. The findings of the original assessment (in 2019) have been reiterated by
the financial analysis that was completed for this report (Attachment 3).

e Additional density. The proposed approach will apply a density bonus of 0.1 FAR to the site.
The City faces unique constraints that limit density bonusing opportunities, including building
height constraints imposed on development in the City Centre by the YVR flight path. While
staff do apply some flexibility related to design for significant rental housing projects, additional
bonus density would be challenging to incorporate into development without significant impacts
on urban design and built form.
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Municipal Approaches Survey Summary (Market Rental Housing)

ATTACHMENT 2

Municipality
Name

Approach to
Secure NEW
Market Rental
Housing

Voluntary or

Bonus Density for Provision of Market Rental
Housing

Incentives to Construct
Rental Housing (Market
Rental)

Mandatory
Richmond Voluntary Yes Parking reductions
Bonus density for 100% market rental Exempt from all/portion
development: of affordable housing
-Townhouse: 0.20 FAR requirements
-Concrete buildings in City Centre: 0.25 FAR
-Mixed market rental and strata buildings: Exempt from public art
0.1 FAR, with bonus density applying only tothe | and community planning
portion of the new development that contains contributions
market rental housing.
Fast Track processing
Bonus density may be increased on a site specific
basis.
M Lo
Burnaby Voluntary Select reassignment of density Parking reductions
Voluntary rental rezoning applications can apply
up to 49% of their commercial density toward
market rental housing (if a project has met other
inclusionary rental requirements)
No associated affordability requirement
Coquitlam Voluntary Yes Parking reductions
Designated high-density development areas Amenity relaxations
qualify for up to 1.5 FAR of bonus residential
density for Priority Housing Types {i.e. below Design relaxations
market, accessible and three plus bedroom (reduced upper level
rental units) building setbacks)
Tier 1: Additional 1.0 FAR with 20% of the units
within the additional density composed of
Priority Unit Types.
Tier 2: Additional 0.5 FAR (in addition to the
existing 1.0 FAR density bonus) on a site specific
basis with 40% of the additional 0.5 FAR being
below market or non-market rental units.
Delta Voluntary Yes Site specific
Site specific
Kelowna Voluntary No Parking reduction
Municipal fee, property
tax reductions/waivers
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Approach to Bonus Density for Provision of Market Rental Incentives to Construct
Secure NEW Housing Rental Housing {Market
L Market Rental Rental)
Municipality X
Housing
Name
Voluntary or
Mandatory
New Voluntary Yes Parking reductions
Westminster
New secured market rental housing may qualify | Consideration of
for bonus density if secured through zoning for reduced servicing
the long term, stratifications are restricted and requirements
the development is managed by one entity.

North Voluntary Yes None listed

Vancouver

Two OCP density bonus categories for rental

housing secured through zoning.

Category A: density up to OCP Schedule ‘A’

density

Category B: An increase in density that exceeds

the OCP Schedule ‘A’ density up to the maximum

bonus outlined in the OCP as outlined below:

e 100% rental housing: 10% of rental units
must be mid-market rental

e Portion as non-market housing: 30% of
incremental/bonus amount provided as non-
market rental housing {remainder may be
market strata development).

¢ Rental retention: maintain existing rental
building with bonus density transfer to
another site (with business plan outlining
building repair and upgrades)

Surrey Voluntary No Parking reductions
Exempt from
community amenity
contributions

Vancouver Voluntary Yes Parking reductions

Development applications that include rezoning | Municipal fee reductions
may qualify for additional density when 100% of | or waivers
the residential floor space is secured rental
housing. Mixed use projects that contain a Unit size relaxations
commercial component may also qualify.
Fast Track processing
Rental incentives are also included in Community
Plans:
e Cambie Corridor Plan allows additional
height and density for projects that deliver
100% of the residential floor area as secured
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market rental housing.

e Grandview-Woodland Community Plan
allows additional height and density for new
rental housing in appropriate locations.

e West End Community Plan creates
opportunities for new secured market rental
housing through density bonusing.

Victoria

Voluntary

Yes

Site specific consideration

Parking reductions

Community amenity
waivers

Fast Track processing

Renter Households (Municipal Comparison)

60%

5

40%

36%

2nter He 5, 20

Source: Data from Statistics Canada
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ATTACHMENT 3

City of Richmond Housing Program financiat Review, Executive Summary

G. P. Rollo & Assodiates (GPRA) has been retained by the City of Richmond (the City) to prepare an analysis to complete a
financial review of two City Housing programs:

¢ The Low End Market Rental {LEMR} housing program; and
¢ A proposed market rental housing program, which would require a minimum fioor area allocation for market
rental as part of private market condominium developments.

Specifically, the City has requested assistance in ensuring the program parameters are financially feasible and
appropriate relative to current market conditions and needs.

GPRA has completed this analysis and has the following to report:

1. Rental Survey: We found that the median rental rate for units listed for rent were around $2.70 per square foot,
with that translating to an average monthly rent of $2,300 for a two bedroom 855 square foot unit and require
a household income of at least $88,200 a year to meet CMHC guidelines for affordability. Purpose built rental
buildings only had Studio to two bedroom units which were smaller on average than the listings on the web and
thus resulted in smaller monthly rents for tenants, and we note that there is generally an inverse relationship
between unit size and rent per square foot {i.e. as units increase in size therental rate per square foot goes down
and vice versa). This in part explains the lower rental rate outside City Centre as units in wood frame tend to be
somewhat farger than concrete units.

2. EconomicAnalysis of Variable Mixes of Market Rental and LEMR: GPRA prepared proforma analysis to determine

the land values that could be supported by a hypothetical two acre site in Gty Centre developed in concrete, in
wood frame, and townhouse, as well as outside City Centre in wood frarne at 1.2 FSR with 10%, 15%, 20%, 50%,
and 100% of the residential floor area rented at the median market rent identifled through our survey. Our
analysis indicates that the City could require 15% of the gross building area for market rentals if LEMR
requirements do not change. With an increase in built LEMR requirements to 15% GPRA recommends requiring
no more than 10% of the gross building area for market rentals. Although the analysis doesindicate that projects
could be viable with a stacked contribution of 15% market rental and 15% LEMR GPRA has based its viability on
being able to support the lowest of fand value ranges provided by the City's real estate staff. As such we have
concems that there are a significant number of properties in the City that may trade for well above the lowest
values indicated and as such our recommendation is intended to reflect this reality, To recommend otherwise
would risk pushing many developments into being economically unfeasible at this time.

3. [mpact Mitigation: In general, best practices would be to inform builders and developers early in advance of
proposed changes and to grandfather in-streamn applications and consider a graduated roll out to allow for
developers to make adjustments in their decision making processes. The graduated rollout is recommended
specifically because there is a wide range of fand values reported by the City’s real estate staff and this would
allow time for expectations at the higher end of pricing to be curtailed. GPRA is of the opinion that there is little
the City can do to significantly improve the economics of private developments through fees waivers or
reductions.

4, Potential to Increase LEMR Cash-In-Lieu Rates, introduce MR ClL; GPRA prepared economic analysis using current
market revenues and costs to determine the Cash-In-Lieu rate for LEMR that would be the equivalent to
providing built LEMR units. GPRA suggests that the City consider increasing rates to $12 per square foot for
townhouses and $15 per square foot for apartments, These increases are close to a 50% increase over current
rates for townhouses and wood frame apartments and thus we suggest that the single family rate be increased
from 34 to $6 per square foot. Additional analyses have been prepared to estimate the equivalent Cil rates
should the City increase built LEMR requirements from 10% to either 15% or 20%. GPRA has also prepared
analysis for a CiL for a 10% market rental requirement with recommended rates of $3.50 for wood frame
apartments and $1.75 per square foot buildable for townhouses in City Centre, and $2.00 for wood frame
apartments and $1.75 per square foot buifdable for townhouses Outside City Centre.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssoclates.com * E-Mall: gerry@rolloassociates.com
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Financial Feasibility Scoring Summary

1
Financial
difficulty: Very
challenging

Land acquisition
is generally not
supported by
base land values

Financial risks
for some
developers

Financial
difficulty: Neutral

Land value is
lower than base
land prices

Financial risks
for some
developers

3*

=  Financial
difficulty: Neutral

= Supports land

acquisition at

base land prices

=  Financial risks

for some
developers

Financial
difficulty:
Feasible

Land value is
sufficiently
higher than the
base land
prices

Low financial
risk for most
developments

5
Financial
difficulty: High
degree of
feasibility

Land value is
greater than
base land prices

Financial risks
not expected
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ATTACHMENT 4

Proposed Official Community Plan (OCP) and Zoning Bylaw Amendments Summary

Amendment Bylaw 10255: OCP Amendments

Market Rental Housing Amendments

1.

Amendments to the OCP Market Rental Housing Policy to introduce requirements for market
rental housing in new development with more than 60 apartment units. The existing OCP
Market Rental Housing Policy includes a voluntary 0.1 FAR density bonus that applies to the
portion of a new development that includes market rental housing units in a mixed market
rental and strata building. Amendment Bylaw 10255 proposes the following amendments:

a) Delete the existing provisions for voluntary development of market rental housing
units in a mixed market rental and strata building.

b) Introduce a mandatory, rather than a voluntary, approach to securing market rental
housing within development with more than 60 apartment units that includes the
following:

o Secure 10% of the residential floor area as purpose-built market rental
housing units.
e 0.1 FAR density bonus to be applied to the site.

¢) Insert language to establish that for townhouse development with 5 or more units and
apartment developments with 5 to 60 units, a community amenity contribution may
be accepted through a rezoning application.

d) Insert language to clarify that only 100% market rental housing projects would be
exempted from affordable housing requirements.

Amendments to Thompson Area Dover Crossing Sub-Area Plan, Steveston Area Plan,
MeclLennan North Sub-Area Plan, Bridgeport Area Plan, and Hamilton Area Plan.
Amendment Bylaw 10255 would clarify existing sub-area plan maximum density references
to align provisions in the plans to permit an additional 0.1 FAR (applied to the site) for
development that secures market rental housing units. The bylaw would also update a
reference to the LEMR program in the Hamilton Area Plan.

Market Rental Housing and LEMR Program Amendments
3. Amendments to the City Centre Area Plan (CCAP) to clarify CCAP density bonusing

requirements with respect to the LEMR program and the QCP Market Rental Housing
Policy. The amendments are required to achieve the following:

o To give Council the flexibility to both permit additional bonus density (without
amending the CCAP) for rezoning applications that exceed the current density that is
referenced in the plan (applicable to rental housing secured by the LEMR program or
the OCP Market Rental Housing Policy).

o To align the CCAP with the recommended proposal to permit an additional 0.1 FAR
(applied to the site) for development that is subject to mandatory provision of market
rental housing units:
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Amendment Bylaw 10256 Zoning Bylaw Amendments

Marlket Rental Housing and LEMR Program Amendments
1. Amendments to Zoning Bylaw 8500 to clarify the implementation of the proposed policy
changes. The amendments include:

e Introducing a definition for “residential rental tenure”, which includes market rental
units, non-market housing units, and cooperative housing units, and associated
definitions for cooperative housing and non-market housing units.

o Clarifying the calculation of habitable area of a dwelling unit for the purpose of
calculating dwelling unit floor area,

2. Amendments to Zoning Bylaw 8500 to five existing residential and mixed use zones to
reflect the recommended OCP Market Rental Housing Policy and LEMR program
amendments. The affected zones include the following:

» Low Density Low Rise Apartments (RAL1, RAL2),

s Medium Density Low Rise Apartments (RAM1, RAM2, RAM3),

» High Density Low Rise Apartments (RAHI1, RAH2);

» Residential/Limited Commercial (RCL1 RCL2, RCL3, RCL4, RCL5); and
» Downtown Commercial (CDT1, CDT2, CDT3).

The bylaw also includes housekeeping amendments to address inconsistencies related to the
implementation of the LEMR program.

LEMR Program Amendments

3. Increase existing density bonus provisions in the CDT1, CDT2 and CDT3 zone to address
challenges with securing LEMR units in pre-zoned CDT] sites. The changes are proposed to
provide an incentive to developers to contribute to the LEMR program on pre-zoned CDT]
sites.” No changes are proposed to existing parking reductions on CDT1 zoned sites, provided
LEMR units are secured in the development. The amendments also include provisions for
in-stream applications that would maintain the current LEMR housing construction rate
(10%) for one year provided that the application achieves 1% reading within one year of the
adoption of Amendment Bylaw 10256.
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Richmond Official Community Plan Bylaw 7100 and 9000,
Amendment Bylaw 10255
(Market Rental and Low End Market Rental Housing Amendments)

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

1. Richmond Official Community Plan Bylaw 9000, as amended, is further amended at
Schedule 1 (Official Community Plan), Section 3.3, Objective 4 [Encourage the
development of new purpose-built market rental housing units] by:

a) Inserting the following as a new section d) and renumbering the remaining sections
accordingly:

“d) for new development, City-wide market rental provisions include the
following:

o for new development that includes more than 60 apartment units, the owner
shall provide purpose-built market rental housing units in the building. The
combined habitable space of the market rental housing units will comprise at
least 10% of the total residential floor area ratio in the building by utilising
residential rental tenure zoning, where applicable. The associated density
bonus is 0.1 floor area ratio above the base density set out in the OCP or
Area Plan, which is applied to the site.

e for new townhouse development with 5 or more townhouse units, and for
new apartment developments with 5 to 60 units:

0 acommunity amenity contribution may be accepted through a
rezoning application. Community amenity contributions will be
collected in the Affordable Housing Reserve Fund and calculated on
the total residential floor area of the development, excluding
residential floor area secured as affordable housing, as follows:

- for townhouse development: $18.84 per m? ($1.75 per ft%);

- for apartment development inside of the City Centre Area
Plan: $37.67 per m? ($3.50 per ft?); and

~  for apartment development outside of the City Centre Area
Plan: $21.53 per m? ($2.00 per f%); or

o The owner will provide purpose-built market rental housing units in
the building. The combined habitable space of the market rental
housing units will comprise at least 10% of the total residential floor
area ratio in the building by utilising residential rental tenure zoning,
where applicable. The associated density bonus is 0.1 floor area ratio
above the base density set out in the OCP or Area Plan, which is
applied to the site.”;
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b)
c)

113

Page 2

Deleting the third bullet under former section ¢) and now renumbered section f); and
Deleting the third bullet under former Section f) and now renumbered Section g) and
replacing it with the following:

. for new developments that secure 100% of the residential use at the site as
market rental, exemption from all or a portion of the affordable housing
requirements in recognition of the significant community benefit provided
by the proposed market rental housing units;”.

Richmond Official Community Plan Bylaw 9000, as amended, is further amended at
Schedule 2.14 (Hamilton Area Plan) by:

a)

b)

At Section 3.3, Objective 12: Density Bonusing and Community Amenities,
Provision of Community Amenities at the second bullet under Section a) deleting
the words “5% of the gross residential floor area of apartment and mixed-use
developments with over 80 units” and replacing them with “10% of the gross
residential floor area of apartment and mixed-use developments with over 60 units”;

At Section 3.3, Objective 12: Density Bonusing and Community Amenities,
Provision of Community Amenities adding the following as a new bullet under
subsection a):

. A density bonus approach will apply to new development that includes
market rental housing that satisfies the requirements of the OCP market
rental housing density bonus provisions, over and above that permitted by
the development site’s designation in the Land Use Map.”; and

Deleting the notation that is included in the Land Use Map on page 12-4, “The
densities (in FAR) for each land use designation below are the maximums permitted
based on the net parce] area and including any density bonus that may be permitted
under the Plan’s policies.”, and replacing it with the following text:

“The densities (in FAR) for each land use designation below are the maximums
permitted based on the net parcel area including any density bonus that may be
permitted under the Plan’s policies, except any density bonus for market rental
housing in a new development that satisfies the requirements of the OCP market
rental housing density bonus provisions.”.

Richmond Official Community Plan Bylaw 7100, as amended, is further amended at
Schedule 2.10 (City Centre Area Plan), Section 4.0 [Implementation & Phasing Strategies]
by deleting policy 4.1(n) and replacing it with the following:

(‘n)

Density Bonusing- Affordable Housing & Market Rental Housing
The density bonus approach will be used for rezoning applications in the City Centre
that satisfy the requirements of the:
» Richmond Affordable Housing Strategy (i.e. permitting use of the CCAP
Affordable Housing Bonus application to the development site); or
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= OCP market rental housing density bonus provisions (i.e. permitting use of
additional density, as specified in the OCP, over and above that permitted by
the development site’s CCAP Land Use Map Designation).
Furthermore, as determined to the satisfaction of the City, the applicable density
bonus may be increased on a site-specific basis for rezoning applications that
provide additional affordable housing and/or market rental housing to address
community need.”.

Richmond Official Community Plan Bylaw 7100, as amended, is further amended at
Schedule 2.2A (Thompson Area Dover Crossing Sub-Area Plan) by inserting the following
footnote on the Land Use Map on page 21:

“A density bonus approach will apply to new development that includes market rental
housing that satisfies the requirements of the OCP market rental housing density bonus
provisions.”.

Richmond Official Community Plan Bylaw 7100, as amended, is further amended at
Schedule 2.4 (Steveston Area Plan) by inserting the following footnote on the Steveston
Village Land Use Density and Building Height Map on page 9-69:

“A density bonus approach will apply to new development that satisfies the requirements of
the OCP market rental housing density bonus provisions.”.

Richmond Official Community Plan Bylaw 7100, as amended, is further amended at
Schedule 2.10C (McLennan North Sub-Area Plan) by inserting the following footnote on
the Land Use Map on page 23;

“A density bonus approach will apply to new development that satisfies the requirements of
the OCP market rental housing density bonus provisions.”.

Richmond Official Community Plan Bylaw 7100, as amended, is further amended at
Schedule 2.12 (Bridgeport Area Plan) by inserting the following footnote on the Land Use
Map — Bridgeport on page 27:

“For area designated Residential Mixed-Use, a density bonus approach will apply to new
development that satisfies the requirements of the OCP market rental housing density bonus
provisions.”.
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8. This Bylaw may be cited as “Richmond Official Community Plan Bylaw 7100 and
Bylaw 9000, Amendment Bylaw 10255”.
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Richmond Zoning Bylaw 8500
Amendment Bylaw 10256 (Market Rental and Low End Market Rental
Housing Requirements)

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

L. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 3.4 [Use and
Term Definitions] by adding the following new definitions in the correct alphabetical order:

“Cooperative housing unit means a dwelling unit in a multi-family residential
development owned and operated by a housing
cooperative association incoiporated under the
Cooperative Association Act, as may be amended or
replaced from time to time.

Non-market housing unit means a dwelling unit that

a)  has received upfront (capital) and/or ongoing
(operating) direct government funding,

b) has arental rate at or below average rent in the
City of Richmond as defined by the Canada
Mortgage and Housing Corporation, or such
other national governmental housing agency
as may replace the Canada Mortgage and
Housing Corporation, and

c) is targeted for occupancy by households who
earn less than median income.

Residential rental tenure means, in relation to a dwelling unit in a multi-
family residential building:

a)  occupancy of a dwelling unit, including a
market rental unit, non-market housing
unit, or affordable housing unit, governed
by a tenancy agreement that is subject to the
Residential Tenancy Act (BC), as may be
amended or replaced from time to time;

b)  occupancy of a non-market housing unit

govermned by a tenancy agreement which may
or may not be subject to the Residential

6652172
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Tenancy Act (BC), as may be amended or
replaced from time to time, and where the
landlord is B.C. Housing Management
Commission or a non-profit society
incorporated under the Society Act (BC), as
may be amended or replaced from time to
time, where the society’s objectives include
the provision of rental housing; and

c) occupancy of a cooperative housing unit.”

Richmond Zoning Bylaw 8500, as amended, is further amended at Section 4.2 [Calculation
of Density in All Zones] by adding the following as a new Section 4.2.3:

“4,2.3 Habitable area of a dwelling unit shall be measured to the exterior face of the
dwelling unit’s exterior wall and the centre line of the partition walls that demise
the unit from neighbouring dwelling units and the common corridor and/or space.”

Richmond Zoning Bylaw 8500, as amended, is further amended at Section 8,10 [Low
Density Low Rise Apartments (RALL, RAL2)] by:

a) deleting Section 8.10.1 and replacing it with the following:

“8.10.1 Purpose

The zone provides for 3 to 4 storey apartments outside the City Centre, plus
compatible uses. The zone is divided into 2 sub-zones, RAL1 and RAL2. The
zone includes density bonus provisions in order to help achieve the City’s
affordable housing and market rental housing objectives.”;

b) inserting the following as a new Section 8.10.4 and renumbering the remaining
sections accordingly:

“8.104 Residential Rental Tenure
L. Residential rental tenure may be located anywhere in this zone.
2, For apartment housing including more than 60 dwelling units:
a) residential rental tenure shall apply to dwelling units on the site

with a combined habitable space equal to at least 10% of the total
residential floor area of the buildings, being market rental
units,; and

b) notwithstanding section 8.10.4.2(a) above, the reference to “10%”
is increased to “20%” if affordable housing units are provided on
the site in compliance with Section 8,10.5.3 below and such
additional residential rental tenure dwelling units shall be
affordable housing units.”;
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¢) deleting Sections 8.10.5.1 and 8.10.5.2 from the now renumbered Section 8.10.5
[Permitted Density] and replacing them with the following;

“l. For apartment housing and town housing zoned RAL1, the maximum floor
area ratio is 0.80, together with an additional:

a) 0.1 floor area ratio provided that it is entirely used to accommodate
amenity space; and

b) 0.1 floor area ratio provided that market rental units are provided
pursuant to Section 8.10.4.2(a).
2. For apartment housing zoned RAL?2, the maximum floor area ratio is 0.80,
together with an additional:

a) 0.1 floor area ratio provided that it is entirely used to accommodate
amenity space; and

b) 0.1 floor area ratio if market rental units are provided pursuant to
Section 8.10.4.2(a).”; and

d) at now renumbered Section 8.10.3, deleting the reference to “Section 8.10.4.2” and
replacing it with “Section 8.10.5.2”.

4, Richmond Zoning Bylaw 8500, as amended, is further amended at Section 8.11 [Medium
Density Low Rise Apartments (RAMI, RAM2, RAM3)] by:

a) deleting Section 8.11.1 and replacing it with the following;

“8.11.1 Purpose

The zone provides for 4 to 5 storey apartments within and outside the City
Centre, plus compatible uses. The zone is divided into 3 sub-zones, RAMI,
RAM?2 and RAM3. The zone includes density bonus provisions in order to help
achieve the City’s affordable housing and market rental housing objectives.”,

b) inserting the following as a new Section 8.11.4 and renumbering the remaining
sections accordingly:

“8.11.4 Residential Rental Tenure

1. Residential rental tenure may be located anywhere in this zone.
2. For apartment housing including more than 60 dwelling units:
a) If the site is located in the City Centre:
i) residential rental tenure shall apply to dwelling units on

the site with a combined habitable space equal to at least
10% of the total residential floor area of the buildings,
being market rental units; and

6652172
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ii) notwithstanding section 8.11.4.2(a)(i) above, the reference
to “10%” is increased to “25%” if affordable housing
units are provided on the site in compliance with Section
8.11.5.3 below and such additional residential rental
tenure dwelling units shall be affordable housing units.

b) If the site is located outside the City Centre:

i) residential rental tenure shall apply to dwelling units on
the site with a combined habitable space equal to at least
10% of the total residential floor area of the buildings,
being market rental units; and

ii) notwithstanding section 8.11.4.2(b)(i) above, the reference
to “10%” is increased to “20%” if affordable housing
units are provided on the site in compliance with Section
8.11.5.3 below and such additional residential rental
tenure dwelling units shall be affordable housing units.”;

c) deleting Sections 8.11.5.1 and 8.11.5.2 from the now renumbered Section 8.11.5
[Permitted Density] and replacing them with the following:

“1. For apartment housing and town housing zoned RAM]1, the maximum floor
area ratio is:

a) 0.60 for the first 3,000.0 m? of lot area;

b) 0.9 for the next 6,000.0 m? of lot area; and
c¢) for portions of the lot area over 9,000.0 m?,
together with an additional:

i) 0.1 floor area ratio provided that it is entirely used to accommodate
amenity space; and

ii) 0.1 floor area ratio if market rental units are provided pursuant to
Section 8.11.4.2(a)(i) or Section 8.11.4.2(b)(i).

2. For apartment housing zoned RAM2 or RAM3, the maximum floor area
ratio is 1.2, together with an additional:

a) 0.1 floor area ratio provided that it is entirely used to accommodate
amenity space; and

b) 0.1 floor area ratio if market rental units are provided pursuant to
Section 8.11.4.2(a)(i) or Section 8.11.4.2(b)(1).”;

d) at Section 8.11.3, deleting the reference to “Section 8.11.4.2” and replacing it with
“Section 8.11.5.2”; and
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e) at Section 8.11.3(b)(i), deleting the text “10%” and replacing it with “15%”, and
inserting the following at the end of the first bullet, “for development in the City
Centre and 10% elsewhere;”.

5. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 8.12 [High
Density Low Rise Apartments (RAH1,RAH2)] by:

a) deleting Section 8.12.1 and replacing it with the following:

“8.12.1 Purpose

The zone provides for 4 to 6 storey apartments within and outside the City
Centre, plus compatible uses. The zone is divided into 2 sub-zones, each
provides for density bonus that would be used in order to help achieve the City’s
affordable housing and market rental housing objectives.”;

b) inserting the following as a new Section 8.12.4 and renumbering the remaining
sections accordingly:

“8.12.4 Residential Rental Tenure
L. Residential rental tenure may be located anywhere in this zone.

2. For apartment housing including more than 60 dwelling units:

a) If the site is located in the City Centre:

1) residential rental tenure shall apply to dwelling units on
the site with a combined habitable space equal to at least
10% of the total residential floor area of the buildings,
being market rental units; and

ii) notwithstanding section 8.12.4.2(a)(i) above, the reference
to “10%"” is increased to “25%” if affordable housing
units are provided on the site in compliance with Section
8.12.5.2 below and such additional residential rental
tenure dwelling units shall be affordable housing units.

b) If the site is located outside the City Centre:

i) residential rental tenure shall apply to dwelling units on
the site with a combined habitable space equal to at least
10% of the total residential floor area of the buildings,
being market rental units; and

i) notwithstanding section 8.12.4.2(b)(i) above, the reference
to “10%” is increased to “20%” if affordable housing
units are provided on the site in compliance with Section
8.12.5.2 below and such additional residential rental
tenure dwelling units shall be affordable housing units.”;
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deleting Section 8.12.5.1 from the now renumbered Section 8.12.5 [Permitted
Density] and replacing it with the following:

“1. The maximum floor area ratio is 1.2, together with an additional:

a) 0.1 floor area ratio provided that it is entirely used to accommodate
amenity space.

b) 0.1 floor area ratio if market rental units are provided pursuant to
Section 8.12.4.2(a)(i) or Section 8.12.4.2(b)(i).”;

at Section 8.12.5.2, deleting the reference to “Section 8.12.4.1” and replacing it with
“Section 8.12.5.1”;

at Section 8.12.5.2(b)(i), deleting the reference to “10%” and replacing it with
“15%”, and inserting the following to the end of the first bullet, “for development in
the City Centre and 10% elsewhere;”;

at Section 8.12.5.3, deleting the reference to “Section 8.12.4.2” and replacing it with
“Section 8.12.5.2”"; and

at Section 8.12.5.3(a), deleting the reference to “Section 8.12.4.2 a)” and replacing it
with “Section 8.12.5.2 a)”, and deleting the reference to “Section 8.12.4.2 b)” and
replacing it with “Section 8.12.5.2 b)”.

Richmond Zoning Bylaw 8500, as amended, is further amended at Section 9.3 [Downtown
Commercial (CDTI1, CDT2, CDT3)] by:

a)

b)

deleting Section 9.3.1 and replacing it with the following”
“9.3.1 Purpose

The zone provides for a broad range of commercial, service, business,
entertainment and residential needs typical of a City Centre. The zone is divided
into 3 sub-zones, CDT1, CDT2 and CDT3. Each provides for a density bonus
that would be used in order to help achieve the City’s affordable housing and
market rental housing objectives. CDT3 provides an additional density bonus
that would be used for rezoning applications in the Village Centre Bonus Area of
the City Centre in order to achieve the City’s other objectives.”;

inserting the following as a new Section 9.3.4 and renumbering the remaining
sections accordingly:

“9.3.4 Residential Rental Tenure
1. Residential rental tenure may be located anywhere in this zone.

2, For apartment housing including more than 60 dwelling units:
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a) residential rental tenure shall apply to dwelling units on the site
with a combined habitable space equal to at least 10% of the total
residential floor area of the buildings, being market rental units;
and

b) notwithstanding section 9.3.4.2(a) above, the reference to “10%” is
increased to “25%” if affordable housing units are provided on
the site in compliance with Section 9.3.5.4, Section 9.3.5.5, and/or
Section 9.3.5.8 below and such additional residential rental
tenure dwelling units shall be affordable housing units.”;

c) deleting Sections 9.3.5.2 and 9.3.5.3 from the now renumbered Section 9.3.5

d)

g)

[Permitted Density] and replacing it with the following:

“2, For downtown commercial sites zoned CDT1, the maximum floor area ratio

is 3.0 together with an additional:

a) 0.1 floor area ratio provided that it is entirely used to accommodate
amenity space.

b) 0.2 floor area ratio provided that it is entirely used to accommodate
community amenity space.

c) 0.1 floor area ratio if market rental units are provided pursuant to
Section 9.3.4.2(a).

. For downtown commercial sites zoned CDT2 and CDT3, the maximum floor

area ratio is 2.0 together with an additional:

a) 0.1 floor area ratio provided that it is entirely used to accommodate
amenity space.

b) 0.2 floor area ratio provided that it is entirely used to accommodate
community amenity space.

¢) 0.1 floor area ratio if market rental units are provided pursuant to
Section 9.3.4.2(a).”;

at Section 9.3.5.4, deleting the reference to “Section 9.3.4.2” and replacing it with
“Section 9.3.5.2”, deleting the reference to “July 24", 2017” and replacing it with
“June 21%, 2022”, and deleting the reference to “3.15” and replacing it with “3.3”;
at Section 9.3.5.4(a), deleting the reference to “5%” and replacing it with “10%”;

at Section 9.3.5.5, deleting the reference to “Section 9.3.4.2” and replacing it with
“Section 9.3.5.2”, and deleting the reference to “3.30” and replacing it with “3.45”;

at Section 9.3.5.5(a), deleting the reference to “10%” and replacing it with “15%”;

at Section 9.3.5.6, deleting the reference to “Section 9.3.4.4 and replacing it with
“Section 9.3.5.4”, deleting the reference to “3.15”" and replacing it with “3.3”;
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at Section 9.3.5.7, deleting the reference to “Section 9.3.4.5” and replacing it with
“Section 9.3.5.5”, removing the reference to “3.30” and replacing it with “3.45”, and
replacing the reference to “3.33” and replacing it with “3.48”;

at Section 9.3.5.8, deleting the reference to “Section 9.3.4.3” and replacing it with
“Section 9.3.5.3”, and adding the following new text after CDT2, “and CDT3”;

at Section 9.3.5.8(a), deleting the reference to “80 or less apartment housing
dwelling units” and replacing it with “60 or less dwelling units”, and adding the
following new text after CDT2, “and CDT3”,

at Section 9.3.5.8(b), deleting the reference to “60 apartment housing dwelling
units” and replacing it with “60 dwelling units”’;

Amending Section 9.3.5.8(b)(i), deleting the reference to “5%” and replacing it with
(Gl 5%7,;

at Section 9.3.5.9, deleting the reference to “Section 9.3.4.6” and replacing it with
“Section 9.3.5.8”; and

at Section 9.3.5.10, deleting the reference to “Section 9.3.4.7a)” and replacing it with
“Section 9.3.5.9 a)”. ‘

Richmond Zoning Bylaw 8500, as amended, is further amended at Section 9.4
[Residential/Limited Commercial (RCLI1, RCL2, RCL3, RCL4, RCL5)] by:

a)

b)

deleting Section 9.4.1 and replacing it with the following:
“04.1 Purpose

The zone accommodates mid- to high-rise apartments within the City Centre,
plus a limited amount of commercial use and compatible secondary uses. The
zone is divided into 5 sub-zones, RCL1, RCL2, RCL3, RCL4 and RCL5. Each
provides for a density bonus that would be used in order to help achieve the
City’s affordable housing and market rental housing objectives., RCL3
provides for an additional density bonus that would be used for rezoning
applications in the Village Centre Bonus Map area of the City Centre in the City
Centre Area Plan to achieve City objectives for child care, amenity, and
commercial use. RCL4 and RCLS5 provide for a density bonus that would be
used for rezoning applications in the Capstan Station Bonus Map area designated
by the City Centre Area Plan to achieve, among other things, City objectives in
respect to the Capstan Canada Line station.”;

inserting the following as a new Section 9.4.4 and renumbering the remaining
sections accordingly:
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“94.4 Residential Rental Tenure
L. Residential rental tenure may be located anywhere in this zone.
2. For apartment housing sites including more than 60 dwelling units:
a) residential rental tenure shall apply to dwelling units on the site

with a combined habitable space equal to at least 10% of the total
residential floor area of the buildings, being market rental units;
and

b) notwithstanding section 9.4,4.2(a) above, the reference to “10%” is
increased to “25%” if affordable housing units are provided on
the site in compliance with Section 9.4.5.3 and/or Section 9.4.5.4
below and such additional residential rental tenure dwelling
units shall be affordable housing units.”;

c) deleting Sections 9.4.5.1 and 9.4.5.2 from the now renumbered Section 9.4.5
[Permitted Density] and replacing them with the following:

“1. For residential/limited commercial sites zoned RCL1, the maximum floor
area ratio is:
a) 0.70 for lots less than 3,000.0 m? in lot area;
b) for lots between 3,000.0 m? and 6,000.0 m? in lot area; and
c) for lots 6,000.0 m? or larger in lot area,
together with an additional:

i) 0.1 floor area ratio provided that it is entirely used to
accommodate amenity space.

ii) 0.1 floor area ratio provided that is entirely used to
accommodate community amenity space.

iii) 0.1 floor area ratio if market rental units are provided
pursuant to Section 9.4.4.2(a).

2. For residential/limited commercial sites zoned RCL2, RCL3, RCL4, or
RCLS, the maximum floor area ratio is 1.2, together with an additional:

a) 0.1 floor area ratio provided that it is entirely used to
accommodate amenity space.

b) 0.1 floor area ratio provided that it is entirely used to
accommodate community amenity space.

c) 0.1 floor area ratio provided that market rental units are
provided as outlined in Section 9.4.4.2(a).”;

d) at Section 9.4.5.3, deleting the reference to “9.4.4.2” and replacing it with “9.4.5.2”;
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at Section 9.4.5.3(b)(i), deleting the reference to “10%” and replacing with “15%";

at Section 9.4.5.4, deleting the reference to “Section 9.4.4.2” and replacing it with
“Section 9.4.5.2”;

at Section 9.4.5.4(d)(ii), deleting reference to “10%” from the first bullet and
replacing it with “15%”;

at Section 9.4.5.5, deleting reference to “Section 9.4.4.3” and replacing it with
“Section 9.4.5.3”; and deleting reference to “Section 9.4.4.4” and replacing it with
reference to “Section 9.4.5.4”;

at Section 9.4.5.6, deleting reference to “Section 9.4.4.3” and replacing it with
“Section 9.4.5.3”;

at Section 9.4.5.7, deleting reference to “Section 9.4.4.3” and replacing it with
“Section 9.4.5.3”;

at Section 9.4.5.7(a), deleting reference to “Section 9.4.4.3(a) or (b)” and replacing it
with “Section 9.4.5.3(a) or (b)”;

at Section 9.4.5.8, deleting by deleting reference to “Section 9.4.4.4” and replacing it
with “Section 9.4.5.4”.; and

at Section 9.4.5.8(a), deleting reference to “Section 9.4.4.4” and replacing it with
“Section 9.4.5.4”.

8. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw

10256”.
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. Report to Committee
Richmond P

To: Planning Committee Date: April 19, 2021

From: Kim Somerville File:  08-4057-08/2021-Vol
Director, Community Social Development 01

Re: Low End Market Rental Contribution Rate Review

Staff Recommendations

1.

That the following changes to the Low End Market Rental program be adopted as described
in the report titled “Low End Market Rental Contribution Rate Review,” dated April 19,
2021, from the Director, Community Social Development:
a. An increase in the built unit contribution rate for apartment developments with more
than 60 units within the City Centre Plan Area from 10 per cent to 15 per cent of
residential floor space;

That Zoning Bylaw 8500, Amendment Bylaw 10256, associated with Recommendation 1
above, be considered through the companion report titled “Options to Secure Market Rental
Housing in New Development and Option to Increase Low End Market Rental (LEMR)
Contributions,” dated April 19, 2021, from the Director, Policy Planning;

That the following cash-in-lieu contribution rates be adopted within the City Centre Plan
Area:

a. $8 per square foot for single family rezonings;

b. $18 per square foot for townhouse developments; and

c. $25 per square foot for wood-frame and concrete apartment developers;

That the following cash-in-lieu contribution rates be adopted for all areas excluding the City
Centre Plan Area:

a. $6 per square foot for single family rezonings;

b. $12 per square foot for townhouse developments; and

c. $1S per square foot for wood-frame and concrete apartment developers;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10260, to update the affordable
housing contribution rates, be introduced and given first reading;

That in-stream zoning applications received prior to Council’s adoption of the proposed
recommendations be processed under the existing Low End Market Rental program
parameters, provided that the application achieves first reading within one year of the
adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10256 and Bylaw 10260.
New applications received after Council’s adoption of Richmond Zoning Bylaw 8500,
Amendment Bylaw 10256 and Bylaw 10260, are subject to the updated requirements; and
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7. That staff be directed to share information with key stakeholders, including the Urban
Development Institute and non-profit housing providers, regarding opportunities for public
input, particularly the proposed public hearing associated with the bylaw amendments
described in the companion report titled “Options to Secure Market Rental Housing in New
Development and Option to Increase Low End Market Rental (LEMR) Contributions”.

it —__

Kim Somerville
Director, Community Social Development
(604-247-4671)

Att: 3
REPORT CONCURRENCE
ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
Finance Department o4}
Development Applications “
Policy Planning |
SENIOR STAFF REPORT REVIEW INmALS: | A
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Staff Report
Origin
Atthe December 17, 2019 Planning Committee meeting the following referral was approved:

o That staff explore options to increase the affordable housing requirement to above
10%.

At the February 8, 2021 meeting, Council requested that the above noted referral be prioritized
and brought forward as soon as possible for consideration. Further, members of City Council
expressed interest in the feasibility of a mandatory approach to securing market rental housing
units. City Council also expressed a desire to receive rental housing recommendations in advance
of considering large development proposals that are well-suited to the provision of rental
housing. As a result, staff retained an economic development consultant to assess the financial
feasibility of various options to expand the City’s rental housing approach, which are discussed
in this report and a companion report, “Options to Secure Market Rental Housing in New
Development and Option to Increase Low End Market Rental (LEMR) Contributions,” dated
April 19, 2021, from the Director, Policy Planning.

To expedite staff’s response to the Council referral and to minimize the scheduling impacts on
development applications that are preparing for consideration by Council, staff recommend that
public consultation regarding the policy changes discussed in this report occur as part of Council
consideration of the proposed amendment bylaws. The statutory bylaw amendment process will
provide stakeholders with multiple opportunities to share their views with City Council.

The purpose of this report is to provide an overview of the City’s existing Low End Market
Rental program and summarize options for increasing the program’s floor area contribution rate
above 10 per cent. Recommendations are provided regarding the floor area requirement and a
zoning bylaw amendment related to updated cash-in-lieu contribution rates. Other proposed
bylaw amendments regarding the floor area requirement are summarized in the companion report
titled “Options to Secure Market Rental Housing in New Development and Option to Increase
Low End Market Rental (LEMR) Contributions.”

This report supports Council’s Strategic Plan 2018-2022 Strategy #6 Strategic and Well-Planned
Growth:

6.5 Ensure diverse housing options are available and accessible across the housing
continuum,

The report also supports the following actions from the City’s Affordable Housing Strategy
(2017-2027):

Review bi-annually the overall built LEMR contribution and threshold requirement and
assess with changing market conditions; and
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Review bi-annually cash-in-lieu contributions and assess with changing market
conditions.

Analysis

Housing affordability continues to be a critical challenge for many households in Richmond.
This issue affects a diverse mix of households, including individuals living alone, families,
seniors and individuals experiencing or at risk of homelessness. Within this context, the City of
Richmond is committed to playing a leadership role within the housing sector.

The City has achieved significant success by securing more than 1,500 affordable housing units
and $49 million in cash-in-lieu and value transfer contributions, Examples of the City’s
affordable housing achievements include the following;:

e More than 900 units secured through the Low End Market Rental program;

e More than 600 affordable housing units in standalone affordable housing buildings.
Examples of this approach include Storeys, Kiwanis Towers, the Pathways
Affordable Housing, and the Alderbridge Supportive Housing development.

¢ The development of the Richmond House Emergency Shelter, a partnership between
the City, BC Housing and the Salvation Army, which provides 36 shelter spaces for
men and women experiencing homelessness in Richmond; and

e The Brighouse United Church housing development, which will include a mix of
renta] housing types.

Low End Market Rental

The LEMR program was introduced in 2007 and has achieved much success. As approved by
City Council on July 24, 2017, the LEMR program currently secures a floor area allocation of 10
per cent in multi-family condominium developments with more than 60 units. The LEMR
program also secures cash-in-lieu contributions for rezoning applications with 60 or fewer units.
These contributions are directed to the City’s Affordable Housing Reserve and are used to
provide financial support for standalone affordable housing developments in Richmond.

The current cash-in-lieu rates are the following:
e Detached homes: $4 per square foot;
o Townhouses: $8.50 per square foot;
e  Wood-frame multi-family developments: $10 per square foot; and
e Concrete multi-family developments: $14 per square foot.

Affordable Housing Density Bonus Programs

Four other municipalities (Burnaby, New Westminster, City of North Vancouver and Victoria)
have recently adopted programs similar to the LEMR program. All four programs secure
affordable housing units in exchange for a density bonus.

Richmond’s LEMR program remains a leader in several aspects. For example, the LEMR
program is the only program that applies to all residential built forms and in all areas of the city.
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In contrast, other municipal programs generally focus on medium to higher density
developments and only apply in specific locations, such as areas designated for higher density
development. LEMR also establishes lower base densities than the other programs, which creates
a greater incentive for developers to access the density bonus in order to develop medium or
high-density apartment housing.

Methods for establishing affordable housing contribution rates vary across these programs,
which presents some challenges when comparing contribution rates with the City’s current
LEMR contribution rate of 10 per cent. In general, these programs have comparable or slightly
higher contribution rates. One exception is the City of Victoria, which requires a 20 per cent
floor area contribution rate. See Attachment 1 for more information regarding these programs.

Housing Demand Estimates

Housing affordability guidelines established by the Canadian Mortgage and Housing Corporation
state that housing costs should not exceed 30 per cent of a household’s annual before-tax income.
In 2016, 4,860 renter households in Richmond living in private-market housing spent more than
30 per cent of their income on housing costs.

Of these households, 33 per cent have moderate incomes (340,000 to $70,000) and generally
qualify for a LEMR unit. Based on this information, there is an estimated demand for 1,600
LEMR housing units for current renter households in Richmond. In addition, based on data from
Metro Vancouver regarding updated demand estimates for rental housing, City staff forecast a
need for an additional 1,200 LEMR housing units due to expected population growth over the
next ten years.

Based on all information available, there is a need to secure at least 2,000 additional LEMR units
to meet current and future housing needs within the next 10 years or approximately 200 LEMR
units per year.

Program Options

In February 2021, the City hired an economic consultant to assess the feasibility of increasing the
LEMR floor area contribution and introducing a new market rental floor area requirement
(Attachment 2). This work analyzed the financial impact of the increased rental requirements on
hypothetical condominium developments, Varying floor area contribution rates were tested and
evaluated on a score of one to five. A score of one indicated challenging financial feasibility due
to the increased rental floor area requirements, while a score of four or five indicated positive
financial feasibility.

A key variable in the analysis was land costs, which were based on base prices from recent land
transactions. A score of three in the analysis indicated a “neutral” financial impact and suggested
that a development could support land acquisition at base land prices. However, given that land
costs are variable and could be higher than base prices, floor area options with a score of three
could present financial risks for some developments. In these cases, floor area requirements with
a score of three could prevent some developments from moving forward.
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Taking into consideration the economic analysis, two distinct program options are presented.
First, for properties located within the City Centre Area Plan, staff recommend a LEMR
contribution rate of 15 per cent and a market rental rate of 10 per cent (Table 1). For properties
outside of City Centre, staff recommend a LEMR contribution rate of 10 per cent and a market
rental rate of 10 per cent (Table 2). These scenarios maximize the number of rental units that can
be achieved without creating significant financial risks for developments.

This report seeks Council direction regarding the LEMR program. Additional information
regarding proposed bylaw amendments and the proposed market rental requirement are provided
in the companion report titled “Options to Secure Market Rental Housing in New Development
and Option to Increase Low End Market Rental (LEMR) Contributions”.

Table 1: Program Options Summary Insida of tha Citv Cantra Area Plan

Current Policy Option 2 Option 3
Market Rental Floor | Voluntary, Incentives 10% 15%
Area Contribution Based
Rate
LEMR Floor Area 10% 20% 15%
Contribution Rate
Financial Feasibility 30of5 3of5
Score*

(SR VI IRV

*See Attachment 3 for supplementary information related to the financial feasibility scale ranking system.

Table 2 presents a set of scenarios specific to properties outside of City Centre. The proposed
options include lower contribution rates due to the lower densities that are permitted outside of
City Centre. In general, a higher floor area requirement presents greater financial risks for
developments that achieve a 1.2 floor area ratio or lower. Accordingly, staff recommend a
maximum floor area requirement of 10 per cent LEMR and 10 per cent market rental. The
identified companion report provides more information regarding required bylaw amendments
and the market rental requirement.

Table 2: Program Options Summary Outside of the City Centre Area Plan

Current Policy Option 1 (no Option 3

change to current

program)
Market Rental Floor Voluntary, Incentives | Voluntary, Incentives Voluntary, Incentives
Area Contribution Rate Based Based Based
LEMR Floor Area 10% 10% 15%
Contribution Rate
Financlal Feasibility 30of5 10f5
Score*

*See Attachment 3 for supplementary information related to the financial feasionity scaie ranking system

Based on recent housing market trends, City staff estimate that a 15 per cent LEMR contribution
rate would secure approximately 150 to 200 LEMR units per year. A 20 per cent contribution
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rate would likely secure an average of 200 to 250 LEMR units per year assuming that there is no
change to general market trends.

Updated Cash-In-Lieu Rates

In addition to the analysis summarized above, the economic consultant completed an assessment
of cash-in-lieu rates for the LEMR program. The analysis provided updated cash-in-lieu rates
based on current market trends. Based on the findings, staff recommend increasing cash-in-lieu
rates to correspond with the overall floor area requirement as follows:

Table 3: Proposed Cash.in.l iai1 Rates — Citv Cantre Plan Area

Housing Type 20% LEMR Contribution Rate
Single-detached $12 per square foot
Townhouses $25 per square foot
Wood-frame $40 per square foot
apartments

Concrete $40 per square foot
apartments

Table 4: Proposed Cach-in.l ian Ratae — Pranartiac Dutside of City Centre

Housing Type 15% LEMR Contribution Rate
Single-detached $8 per square foot
Townhouses $18 per square foot
Wood-frame $25 per square foot
apartments

Concrete $25 per square foot
apartments

Cash-in-lieu contributions will continue to be directed to the City’s Affordable Housing Reserve
and used to support standalone affordable housing developments.

Cash-In-Lieu Bylaw Amendment

Section 5.15 in the Zoning Bylaw includes reference to original cash-in-lieu rates (2007) and
updates that were adopted in 2016 and again in 2017. Amendment Bylaw 10260 would introduce
additional tables to reflect the proposed updated rates for development both inside and outside
City Centre. The amendment would also maintain provisions for in-stream applications. It is
necessary to retain the serial tables, The bylaw amendment reflects the recommended cash-in-
lieu rates defined above.

Other key elements of the LEMR program, specifically the floor area contribution rate, are also
embedded in the zoning bylaw. Amending this component of the zoning bylaw would be
necessary to update the LEMR program pursuant to Council direction. The companion report
titled “Options to Secure Market Rental Housing in New Development and Option to Increase
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Low End Market Rental (LEMR) Contributions™ provides more information about proposed
amendments regarding the floor area contribution rate.

Implementation

Staff recommend that in-stream rezoning applications received prior to Council’s adoption of the
proposed recomimendations be processed under the existing LEMR parameters provided that the
application achieves first reading within one year of the adoption of the bylaw amendments
described in this report and the identified companion report. New applications received after
Council’s adoption of the proposed bylaw amendments are subject to the updated requirements.

Stakeholder Engagement

The provision of affordable and market rental housing is a fundamental component in meeting
the City’s housing objectives. City Council has also expressed a desire to see rental housing
policies advanced in a timely manner. Accordingly, staff recommend that public consultation
regarding the policy change contemplated in this report occur as part of Council’s consideration
of the proposed OCP bylaw. This approach will provide interested stakeholders with multiple
opportunities to provide their views to City Council as part of the statutory bylaw amendment
process.

Should Planning Committee endorse this bylaw, the bylaw will be forwarded to the next open
Council Meeting for City Council’s consideration. Should City Council grant first reading to the
OCP amendment bylaw, the bylaw will be forwarded to a Public Hearing. The Council Meeting
and Public Hearing will provide any interested party an opportunity to provide comments
directly to City Council.

Next Steps

Pursuant to Council direction, City staff will complete the following next steps:
e Prepare an updated Information Bulletin that summarizes the updated LEMR program
requirements;
o Inform UDI, other development industry stakeholders and non-profit housing providers
about any changes to the LEMR program; and
e Publish updated program information on the City’s website.

Financial Impact

None.
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Conclusion

The City’s Low End Market Rental program is an important part of the City’s approach to
meeting the housing needs of Richmond residents. In combination with the proposed market
rental requirement, the City will continue to provide diverse housing options to meet the housing
needs of Richmond residents.

e

Cody Spencer
Program Manager, Affordable Housing
(604-247-4916)

Att. 1: Rental Housing Density Bonus Programs
2: GP Rollo Financial Analysis Summary
3: Financial Feasibility Scoring System
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ATTACHMENT 1
Summary of Rental Housing Density Bonus Programs

This attachment provides a summary of municipal density bonus programs that secure affordable
housing units in private market strata developments.

Municipality and Program Summary Differences Relative to
Program Name Richmond’s LEMR Program
City of Richmond, Approved in 2007, the City of N/A

Low End Market Richmond’s Low End Market

Rental Program Rental program currently secures

10% of floor area in multi-family
developments as affordable
housing. Rental rates for the
program are currently established
at 10% below average market rent.

In contrast to the programs
described below, LEMR is the
only program that secures either
cash-in-lieu contributions or units
in all residential rezoning
applications and in all areas of the
city. LEMR also establishes lower
base densities than the other
regional programs, which creates a
greater incentive for developers to
access the density bonus in order
to develop medium or high-density
apartment housing,.

In total, the City has secured more
than 1,500 affordable housing
units, including 905 units through

the LEMR program.
City of Burnaby, In May 2019, the City of Burnaby | In contrast to LEMR, Burnaby’s
Inclusionary Rental | approved the Rental Use Zoning program only applies in specific
Policy Policy, which secures 20% of units | areas of the city, particularly

in new multi-family developments | areas identified as Town Centres;
as affordable housing (calculated | does not secure cash-in-lieu or
from the total number of market units for single-detached or

units derived from base densities). | duplex rezonings; and establishes
Rental rates for these units are set | higher base densities. Burnaby’s
at 20% below CMHC median program also establishes lower
market rent. Burnaby’s program rental rates of 20% below median
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has secured 728 inclusionary
housing units to date, with 505 of
these units resulting from one
large scale, master planned
development.

market rent compared to the
LEMR rate of 10% below
average market rent.

City of New
Westminster,
Inclusionary
Housing Policy

In December 2019, New
Westminster approved the
Inclusionary Housing Policy,
which secures 5% to 20% of floor
area in new multi-family
developments as affordable
housing. Rents are set at either
10% below average market rent or
at shelter rates ($375 per month).

Projects that request an OCP
amendment or exceed the standard
density bonus must provide 20%

of floor area as affordable housing,

Other projects that access the
standard density bonus provision
are required to provide either 10%
of floor area at moderate-income
rental rates or 5% of floor area at
low-income rental rates. Projects
that provide 5% must transfer
ownership of the units to a non-
profit housing provider or BC
Housing at no cost. No units have
been secured to date since current
development applications were
received prior to the approval of
the policy.

Whereas the LEMR program
applies to all residential building
types, New Westminster’s
program targets units in medium
and higher density apartment
developments. Applicable
properties are generally located
in the Downtown Plan Area
rather than city-wide, The
standard rental rates for this
program are similar to LEMR,
although the program also
establishes the option of securing
units at shelter rates ($375 a
month).

City of North
Vancouver, Density
Bonus and
Community
Amenity Policy

Approved in 2017, the City of
North Vancouver’s Density Bonus
and Community Benefits Policy
secures affordable rental units in
exchange for a maximum density
bonus of 1.0 FAR in medium and
high density residential and
mixed-use zones. 30% of the
density bonus area must be
provided as non-market housing,
while the remainder of the bonus

In contrast to LEMR, North
Vancouver’s program has fewer
defined parameters related to
rental rates and other operational
requirements. Accordingly, some
project details are determined
through negotiation.
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area can be sold as strata
condominium units. To date,
Richmond City staff have been
unable to confirm the number of
units secured through this
program,

City of Victoria,
Inclusionary
Housing Policy

Approved in June 2019, Victoria’s
Inclusionary Housing Policy
establishes a contribution rate of
20% with rents charged between
$875 and $1,750 per month. The
program applies to all multi-family
developments with more than 3
units. Similar to LEMR,
developments comprised of 3 to
60 units are required to provide
cash-in-lieu contributions rather
than units. 130 affordable rental
units have been secured to date.

In contrast to LEMR, Victoria’s
program does not secure cash-in-
lieu or secondary suites for
single-family or duplex
rezonings.

6653203

PLN - 179




ATTACHMENT 2

City of Richmond Housing Program Financial Review, Executive Summary

G.P. Rollo & Associates (GPRA) has been retained by the City of Richmond (the City) to prepare an analysis to
complete a financial review of two City Housing programs:

The Low End Market Rental (LEMR) housing program; and
A proposed market rental housing program, which would require a minimum floor area allocation for
market rental as part of private market condominium developments.

Specifically, the City has requested assistance in ensuring the program parameters are financially feasible and
appropriate relative to current market conditions and needs.

GPRA has completed this analysis and has the foilowing to report:

1.

6653336

Rental Survey: We found that the median rental rate for units listed for rent were around $2.70 per square
foot, with that translating to an average monthly rent of $2,300 for a two bedroom 855 square foot unit and
require a household income of at least $88,200 a year to meet CMHC guidelines for affordability. Purpose
built rental buildings only had Studio to two bedroom units which were smaller on average than the listings
on the web and thus resulted in smaller monthly rents for tenants, and we note that there is generally an
inverse relationship between unit size and rent per square foot (i.e. as units increase in size the rental rate
per square foot goes down and vice versa). This in part explains the lower rental rate outside City Centre as
units in wood frame tend to be somewhat larger than concrete units.

Economic Analysis of Variable Mixes of Market Rental and LEMR: GPRA prepared proforma analysis to
determine the land values that could be supported by a hypothetical two acre site in City Centre developed
in concrete at 3.0 FSR and in wood frame at 2.0 FSR, and townhouse at 1.2 FSR, as well as outside City Centre
in wood frame at 1.2 FSR with 10%, 15%, 20%, 50%, and 100% of the residential floor area rented at the
median market rent identified through our survey. Our analysis indicates that the City could require 15%
of the gross building area for market rentals if LEMR requirements do not change. With an increase in built
LEMR requirements to 15% GPRA recommends requiring no more than 10% of the gross building area for
market rentals. Although the analysis does indicate that projects could be viable with a stacked contribution
of 15% market rental and 15% LEMR GPRA has based its viability on being able to support the lowest of
land value ranges provided by the City’s real estate staff. As such we have concerns that there are a
significant number of properties in the City that may trade for well above the lowest values indicated and
as such ourrecommendation is intended to reflect this reality. To recommend otherwise would risk pushing
many developments into being economically unfeasible at this time.

Impact Mitigation: In general, best practices would be to inform builders and developers early in advance
of proposed changes and to grandfather in-stream applications and consider a graduated roll out over a
period of time to allow for developers to make adjustments in their decision making processes. The
graduated rollout is recommended specifically because there is awide range of land values reported by the
City’s real estate staff and this would allow time for expectations at the higher end of pricing to be curtailed.
GPRA is of the opinion that there is little the City can do to significantly improve the economics of private
developments through fees waivers or reductions.

Potential to Increase LEMR Cash-In-Lieu Rates: GPRA prepared economic analysis using current market
revenues and costs to determine the Cash-In-Lieu rate for LEMR that would be the equivalent to providing
built LEMR units. GPRA suggests that the City consider increasing rates to $12 per square foot for
townhouses and $15 per square foot for apartments. These increases are close to a 50% increase over
current rates for townhouses and wood frame apartments and thus we suggest that the single family rate
be increased from $4 to $6 per square foot. Additional analyses have been prepared to estimate the
equivalent CIL rates should the City increase built LEMR requirements from 10% to either 15% or 20%.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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Financial Feasibility Scoring Summary

ATTACHMENT 3

1
Financial
difficulty: Very
challenging

Land acquisition
is generally not
supported by
base land values

Financial risks
for some
developers

2
Financial
difficulty: Neutral

Land value is
lower than base
land prices

Financial risks
for some
developers

3*
Financial
difficulty: Neutral

Supports land
acquisition at
base land prices

Financial risks
for some
developers

4
Financial
difficulty:
Feasible

Land value is
sufficiently
higher than the
base land
prices

Low financial
risk for most
developments

5
Financial
difficulty: High
degree of
feasibility

Land value is
greater than
base land
prices

Financial risks
not expected

6659648
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*A score of 3 indicates a “neutral’ financial impact and suggests that land acquisition at base land prices is supported.
However, a score of 3 could present financial risks for some developments based on the variability of fand costs.
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7 City of
a2 Richmond Bylaw 10260

Richmond Zoning Bylaw 8500
Amendment Bylaw 10260 (Low End Market Rental Program
Requirements)

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

1. Richmond Zoning Bylaw 8500, as amended, is finther amended at Section 5.15 [Affordable
Housing] by deleting Section 5.15.1 in its entirety and replacing it with new Section 5.15.1
as set out in Schedule “A” attached hereto and forming part of this Bylaw 10260,

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

10260”.
FIRST READING RIGHMOND
_KFFII?)—OVET

PUBLIC HEARING !
S

SECOND READING ﬁzﬁm\:&?
ar Sajicitor

THIRD READING %

ADOPTED

MAYOR CORPORATE OFFICER
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Schedule A to Bylaw 10260

“5.15.1 Where an owner pays into the affordable housing reserve in accordance with this
bylaw, as amended or replaced from time to time, the sum shall be determined as listed
below:

a) Where an amendment to this bylaw was considered by Council on or before
September 24, 2016, and where an owner pays into the affordable housing
reserve according to the density bonusing provisions of this bylaw, the following
sums shall be used:

Sum Per Buildable Square Foot of

Permitted Principal Building

RC2 $1.00
2822 $1.00
RTL2 $2.00
RTM2 $2.00
RTHA1 $2.00
RTH2 f.*’f o B i : $2 -1(:):('): e
RTH3 $2.00
RTP1 $2.00

RTP2 -
RTP3 $2.00

RTP4
RAL2 $4.00

RAM2 o : 0.
RAM3 $4.00
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Bylaw 10260

cDT2

Zone

RAH2

RCL2

ZR7

ZMU20

ZMU22

MU

ZMU26

Sy

ZT70

7823

ZLR26

D5

ZT80

Sum Per Buildable Square Foot of
Permitted Principal Building

$4.00

$2.00 for housing, town,
$4.00 for housing, apartment

S $2.00 fBv