XL City of
sa®4% Richmond Public Hearing Agenda

Public Notice is hereby given of a Regular Council Meeting for Public Hearings being held on:

Monday, January 22, 2018 — 7 p.m.
Council Chambers, 1% Floor

Richmond City Hall

6911 No. 3 Road
Richmond, BC V6Y 2C1

OPENING STATEMENT

Page
1. OFFICIAL COMMUNITY PLAN BYLAW 7100, AMENDMENT

BYLAW 9215 AND RICHMOND ZONING BYLAW 8500,
AMENDMENT BYLAW 9216
(File Ref. No. 12-8060-20-009215; 12-8060-20-009216; RZ 14-672055) (REDMS No. 5630259 v. 2;
5655559; 5655561)

PH-6 See Page PH-6 for full report
Location: 4700 No. 3 Road
Applicant: Bene (No. 3) Road Development Ltd.
Purpose of To allow for an additional Village Centre Bonus of
OCP: Maximum 0.50 FAR on the subject site.
Purpose of To rezone the subject property from the “Auto-Oriented
Rezoning: Commercial (CA)” zone to a new “High Rise Office

Commercial (ZC44) — Aberdeen Village” zone, to permit
development of a 10-storey commercial and office use
building.

First Reading:  December 11, 2017
Order of Business:

1.  Presentation from the applicant.

PH-1
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PH-60

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Official Community Plan Bylaw
7100, Amendment Bylaw 9215.

2. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9216.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9755
(File Ref. No. 12-8060-20-009755; RZ 17-778596) (REDMS No. 5505704 v. 5; 5508951)

See Page PH-60 for full report

Location: 9211, 9251, 9271, 9291 Odlin Road
Applicant: Polygon Development 302 Ltd.
Purpose: To create the “Low Rise Apartment (ZLR31)” zone, and

rezone the subject properties from “Single Detached
(RS1/F)” zone to “Low Rise Apartment (ZLR31) -
Alexandra Neighbourhood (West Cambie)” zone, to permit
development of two 4 to 6 storey multi-family apartment
buildings over a common parkade.

First Reading:  December 20, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9755.
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PH-126

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9760
(File Ref. No. 08-4057-05; 12-8060-20-009760) (REDMS No. 5647136 v. 5; 5585520)

See Page PH-107 for full report

Location: City Wide
Applicant: City of Richmond
Purpose: To update the affordable housing contribution rates and

requirements for residential zones, and to increase the
density bonus provision for the Downtown Commercial 1
(CDT1) zone.

First Reading:  December 11, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9760.

2. Adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9760.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9780
(File Ref. No. 12-8060-20-009780; RZ 17-769242) (REDMS No. 5677534 v. 2; 5677535; 5599036)

See Page PH-126 for full report

Location: 8511 Capstan Way, 3280 and 3360 No. 3 Road, and 3131
Sexsmith Road

Applicant: Concord Pacific

Purpose: To amend the site-specific “Residential/Limited Commercial

and Artist Residential Tenancy Studio Units (ZMU25) -
Capstan Village (City Centre)” zone to include 8511 Capstan
Way, 3280 and 3360 No. 3 Road, and 3131 Sexsmith Road;
and
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To rezone the subject property from “Single Detached
”Auto-Oriented
Commercial (CA)”, and “Gas and Service Stations (CG1)” to
“Residential/Limited Commercial and Artist Residential
Tenancy Studio Units (ZMU25) - Capstan Village (City
Centre)” and “School and Institutional Use (S1)”, to permit a
high-rise, mixed use development adjacent to the future
Capstan Canada Line Station comprising 43,819 m2
(471,658 ft2) of residential uses (504 market dwelling units
and 29 affordable housing units) and 11,230 m2 (120,880
ft2) of office, retail, arts, and other commercial uses, together
with the extension of Hazelbridge Way and new public open

(RS1/F)”, *Roadside Stand (CR)”,

space.
First Reading:  December 20, 2017
Order of Business:

1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk

since first reading.
3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,

Amendment Bylaw 9780.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9790
(File Ref. No. 12-8060-20-009790; RZ 17-784715) (REDMS No. 5642763; 4573372; 5643095)

See Page PH-220 for full report

Location: 9071 Dayton Avenue
Applicant: Rav Bains
Purpose: To rezone the subject property from the “Single Detached

(RS1/B)” zone to the “Single Detached (RS2/K)” zone, to
permit the property to be subdivided to create two single-
family lots with vehicle access from Dayton Avenue.

First Reading:  December 11, 2017

Order of Business:

1.  Presentation from the applicant.
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Page
2. Acknowledgement of written submissions received by the City Clerk
since first reading.
3. Submissions from the floor.
Council Consideration:
1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9790.
6. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9812
(File Ref. No. 12-8060-20-009812; RZ 16-741722) (REDMS No. 5206079 v. 5; 5686380)
PH-236 See Page PH-236 for full report
Location: 9980 Westminster Highway
Applicant: Bene No 4 Development Ltd.
Purpose: To rezone the subject property from the “Gas & Service
Stations (CG2)” zone to a new “Town Housing (ZT83) -
North McLennan (City Centre)” zone, to permit development
of seventeen (17), three (3) storey townhouse units with a
driveway access from No. 4 Road.
First Reading:  December 20, 2017
Order of Business:
1.  Presentation from the applicant.
2. Acknowledgement of written submissions received by the City Clerk
since first reading.
3. Submissions from the floor.
Council Consideration:
1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9812.
ADJOURNMENT
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Report to Committee

RlChmond Planning and Development Division
To: Planning Committee Date: November 20, 2017
From: Wayne Craig File: RZ 14-672055
Director, Development
Re: Application by Bene (No. 3) Road Development Ltd. for Rezoning of the Property

at 4700 No. 3 Road from the “Auto-Oriented Commercial (CA)” Zone to a New
“High Rise Office Commercial (ZC44) — Aberdeen Village” Zone

Staff Recommendation

1.

That Official Community Plan Bylaw 7100, Amendment Bylaw 92135, to amend the Schedule
2.10 (City Centre Area Plan) by:

a) Amending the Overlay Boundary - Village Centre Bonus Map (2031) to allow for an
additional 0.5 FAR Village Centre Bonus on the subject site; and

b) Amending the Aberdeen Village — Detailed Transect Descriptions to allow for an
additional 0.5 FAR Village Centre Bonus on the subject site;

be introduced and given first reading.

That Bylaw 9215, having been considered in conjunction with:

e The City’s Financial Plan and Capital Program; and

e 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 Bylaw 92135, having been considered in accordance with OCP Bylaw Preparation
Consultation Policy 5043, is hereby found not to require further consultation.
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4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9216, for the creation of a new
“High Rise Office Commercial (ZC44) — Aberdeen Village” zone and for the rezoning of
4700 No. 3 Road from the “Auto-Oriented Commercial (CA)” zone to the new “High Rise
Office Commercial (ZC44) — Aberdeen Village” zone, be introduced and given first reading.

REPORT CONCURRENCE

ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Community Services

{/(Z (%

AN
Engineering V4
Policy Planning
Transportation

SCECY
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Staff Report
Origin
Bene (No. 3) Road Development Ltd. has applied to the City of Richmond for permission to
rezone 4700 No 3 Road from “Auto-oriented Commercial (CA)” to a new site-specific zone;
“High Rise Office Commercial (ZC44) — Aberdeen Village” (Attachment 1), in order to permit
the development of a high-density commercial and office use development on a property in the
City Centre’s Aberdeen Village. Key components of the proposal (Attachment 2) include:
e A single 10-storey tower with two floors of commercial retail units, six floors of office
space and four levels of parking.
e A total floor area of approximately 7,285.4 m? (78,415.5 ft*) comprised of approximately:
o 1,387.7m? (14,937 ft*) of commercial space.
o 5,897.4 m*(63,478.5 ft*) of office space.
e LEED Silver equivalent building designed and constructed to connect to a future district
energy utility (DEU) system.
e Replacement of the City’s Leslie sanitary sewer pump station located on the Leslie Road

frontage, including required equipment inside the proposed building in a required
Statutory Right-of-Way (SRW),

Associated Official Community Plan (OCP) bylaw amendments are proposed to facilitate
inclusion of additional transit oriented office use on the subject site.

Findings of Fact

A Development Application Data Summary (Attachment 3) is provided for comparison of the
proposed development with the proposed site-specific bylaw requirements.

Site and Surrounding Development

The subject site is located in Aberdeen Village (Attachment 4) at the corner of No. 3 Road and
Leslie Road, and is comprised of a single lot.

The site is currently vacant and was previously occupied by a single-storey restaurant building
surrounded by surface paving.

Surrounding development includes:
To the North:  Across Leslie Road, an existing two-storey auto repair building.
To the South:  An existing commercial development with one and two-storey buildings.

To the East: A surface parking area, and further east, an existing two storey commercial
building.

To the West:  Across No. 3 Road, an existing commercial development with one and
two-storey buildings.
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Related Policies & Studies
1. Official Community Plan/City Centre Area Plan

Official Community Plan: The Official Community Plan (OCP) designates the site as
“Commercial”. The proposed OCP amendment and proposed rezoning are consistent with this
designation.

City Centre Area Plan: The City Centre Area Plan (CCAP) Aberdeen Village Specific Land Use
Map designates the site as “Urban Centre T5 (35 m)”. The proposed rezoning is generally
consistent with this designation, except that OCP amendments are required to accommodate:

o The proposed 0.5 FAR additional Village Centre Bonus (VCB) which is not currently
included in the plan.

o Utilization of the entire additional Village Centre Bonus for office use. A legal
agreement will be secured through the rezoning to maximize flexibility through single
ownership, prohibiting strata-titling of the office area.

The proposed OCP amendments are further discussed in the Analysis section of this report.

2. Other Policies, Strategies and Bylaws

Flood Protection Management Strategy: The proposed redevelopment must meet the
requirements of the Richmond Flood Plain Designation and Protection Bylaw 8204 for Area
“A”. Registration of a flood indemnity covenant is required prior to final adoption of the
rezoning bylaw.

Aircraft Noise Sensitive Development Policy: The proposed development is located in Area 1A
(new aircraft noise sensitive land uses prohibited) on the Aircraft Noise Sensitive Development
Map. The proposed rezoning and associated OCP amendment are consistent with this Policy.
Registration of an aircraft noise covenant on title is required prior to rezoning adoption.

Ambient and Commercial Noise: The proposed development must address additional OCP
Noise Management Policies, specifically ambient noise and commercial noise. Requirements
include registration of a noise covenant on title before final adoption of the rezoning bylaw.

District Energy Utility Policy and Bylaws: The proposed development will be designed to utilize
energy from a District Energy Utility (DEU) when a neighbourhood DEU is implemented.
Connection to the future DEU system will be secured with a legal agreement registered on title
prior to final adoption of the rezoning bylaw.

Consultation

1. OCP Amendment

General Public: Development Application signage has been installed on the subject site. Staff
have not received any comments from the public in response to the sign. Should the Planning
Committee endorse this application and Council grant first reading to the bylaw, the bylaw will
be forwarded to a Public Hearing, where any area resident or interested party will have an
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opportunity to comment. Public notification for the Public Hearing will be provided as per the
Local Government Act.

External Agencies: Staff have reviewed the proposed OCP amendments with respect to the Local
Government Act and the City’s OCP Consultation Policy No. 5043 requirements. A referral was
made to TransLink through the rezoning process. Since no residential use is included in the
subject proposal, a referral was not made to the Richmond School Board in accordance with
Council policy. Consultation with other stakeholders was deemed unnecessary. Consultation
with external stakeholders is summarized below.

OCP Consultation Summary

Stakeholder Referral Comment (No Referral necessary)

BC Land Reserve Co. No refgrral necessary, as the proppsed ?mendment refers to density bonusing
for additional office use on the subject site only.

No referral necessary, as the proposed amendment refers to density bonusing
Richmond School Board for additional office use on the subject site only. As residential uses are not
permitted, there will be no impacts on School Board operation.

The Board of the Greater Vancouver Regional No referral necessary, as the proposed amendment refers to density bonusing
District (GVRD) for additional office use on the subject site only.

No referral necessary, as adjacent municipalities are not affected, and the
The Councils of adjacent Municipalities proposed amendment refers to density bonusing for additional office use on
the subject site only.

First Nations (e.g., Sto:lo, Tsawwassen, No referral necessary; the proposed amendment refers to density bonusing for
Musqueam) additional office use on the subject site only.

The proposed amendment refers to density bonusing for additional office
use on the subject site only; no transportation road network changes are
proposed. The proposal was referred to TransLink through the
associated rezoning application.

TransLink

Port Authorities (Vancouver Port Authority and No referral necessary, as the proposed amendment refers to density bonusing

Steveston Harbour Authority) for additional office use on the subject site only.
Vancouver International Airport Authority No referral necessary, as the proposed amendment refers to density bonusing
(VIAA) (Federal Government Agency) for additional office use on the subject site only.

No referral necessary, as the proposed amendment refers to density bonusing

Richmond Coastal Health Authority for additional office use on the subject site only.

No referral necessary, as the proposed amendment refers to density bonusing

Community Groups and Neighbours for additional office use on the subject site only.

All relevant Federal and Provincial Government | No referral necessary, as the proposed amendment refers to density bonusing
Agencies for additional office use on the subject site only.

2. Rezoning

General Public: A rezoning application sign has been installed on the subject site. Staff have not
received any comments from the public in response to the sign. Should the Planning Committee
endorse this application and Council grant first reading to the 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.
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External Agencies: The rezoning application was referred to the following external agency.

o South Coast British Columbia Transportation Authority (TransLink): Staff referred the
proposed OCP amendment and rezoning to TransLink due to proximity to the Canada Line
guideway. Further, the property owner has entered into an agreement with TransLink for
formal review through the Adjacent and Integrated Development (AID) program. TransLink
has provided staff with preliminary comments regarding the development proposal, advising
that TransLink is not opposed to an OCP amendment and rezoning staff report being
advanced to Council for consideration. The proposal is not expected to impact transit
operations, goods movement, the Major Road Network, or regional cycling facilities. Atthe
AID consent level, TransLink staff have stated that they are not at the point in the review to
provide final comment, but expect that the applicant will work cooperatively to address all
concerns, as well as obtain TransLink consent prior to any site work or construction. Staff
note that the proposed development meets the CCAP 6.0 m Canada Line setback requirement
established with TransLink's input. Further, the rezoning considerations require the
registration of a legal agreement restricting Building Permit issuance prior to final approval
being received from TransLink.

Analysis

Staff have reviewed the proposed rezoning and proposed associated OCP (CCAP) amendments
and find that they are generally consistent with City objectives including, but not limited to:
public and private infrastructure, land use, density, height, siting conditions, and community
amenities.

1. Proposed OCP and Zoning Bvlaw Amendments

Proposed OCP (CCAP) Amendment

Land Use: The proposed office and commercial uses are permitted by the CCAP. The OCP
(CCAP) amendments will allow additional transit-oriented office uses on the subject site.

Density: The proposed amendments are structured to permit an additional 0.5 FAR of office
floor area as a component of the Village Centre Bonus (VCB) floor area (increasing the VCB
from 1.0 FAR to 1.5 FAR for the subject site). This is intended to ensure that the site is
developed primarily with transit oriented office use. ‘

There is an increasing demand for office space around rapid transit stations as companies seek
amenity rich locations that aid in their talent attraction and retention efforts. Large contiguous
spaces are especially difficult to find in these locations. The office vacancy rate along the
Canada Line is at a low critical level of 2.3% and no substantial large floor plate product has
been added in all of Richmond, including in the City Centre, for nearly a decade.

The subject site benefits from bus service along it’s No. 3 Road frontage and the site is within
walking distance of the Aberdeen Canada Line station (within approximately 450 m).
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The proposed OCP amendment would increase the existing Village Centre Bonus incentive to
develop office uses on the subject site to respond to the demand for transit oriented office space.
The proposal would also increase employment opportunities, enhance the City’s fiscal
sustainability by expanding and diversifying the tax base, while also expanding the range of
services offered to the City’s residents and businesses. Staff note that the applicant has agreed to
maintain the office floor area under a single owner so that it can be easily converted to large
tenant office space to accommodate a wider range of future potential office tenants. Registration
of a legal agreement on title to prohibit subdivision of the office space on the upper floors of the
building into either strata lots or air space parcels is a requirement of rezoning.

The proposed increase in density is for transit oriented office uses in a village centre, so would
not impact the CCAP population target and would provide additional services for residents and
additional employment opportunities in the City. The proposed office density increase would not
generate the same demands on City utilities and City community amenities that additional
residential floor area would (including park space, libraries, art facilities, emergency services,
health care facilities, etc.).

On the basis of the benefits that additional transit oriented office uses provides to the City, staff
support the proposed density increase for additional non-residential floor area. However, staff
do not generally support density increases for additional residential floor area as the resulting
additional population would strain access to City amenities and health services, and stress
existing city and private infrastructure, including the transportation network. If the residential
population increased within the City Centre, projections based on the existing CCAP framework
would no longer be valid. Strategic plans, such as the City Centre Transportation Plan, the Parks
and Open Space Plan and the City’s Development Cost Charges program would require revision
and expensive upgrades would be required.

Proposed Rezoning

The proposed rezoning is consistent with the Aberdeen Village Specific Land Use Map, Urban
Centre T5 (35 m) transect (except for the additional office use as proposed in the applicant’s
requested OCP amendment). A new site-specific zone is proposed, “High Rise Office
Commercial (ZC44) — Aberdeen Village". The proposed new ZC44 zone includes provisions
regulating the permitted land uses, maximum floor area, density bonus for office floor area,
maximum building height, siting parameters and parking. Rezoning considerations are provided
(Attachment 5).

2. Community Amenities

The proposed rezoning includes the following contributions in support of City Centre
densification and the associated increased demand for community amenities.
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Community Amenity Space: The proposed rezoning is located in the “Village Centre Bonus
(VCB)” area shown on the CCAP Aberdeen Village Specific Land Use Map. The applicant
proposes to take advantage of the following available density bonus provisions:

o VCB density increase of 1.0 FAR with 5% of this area expected to be provided back to
the City in the form of floor area for a community amenity (104 m* calculated using the
proposed floor area [1.0 x 0.05 x 2,082 m?]).

o VCB additional density increase of 0.5 FAR with 10% of this area expected to be
provided back to the City in the form of floor area for a community amenity
(104 m? calculated using the proposed floor area [0.05 x 0.1 x 2,082 m?]).

Community Services staff have reviewed the property location, and limited amount of
community amenity floor area that would be generated (208 m* or 2,241.6 ft*) against
neighbourhood needs and recommend that the City accept a cash-in-lieu contribution to the City
Centre Facility Development Fund for the finished value of the space ($1,456,392.94 calculated
using the proposed floor area [2,241.6 ft* x $650 /ft’]). Should the contribution not be provided
within one year of the application receiving third reading, the construction value multiplier
($650 /ft*) will be adjusted annually thereafter based on the Statistics Canada “Non-residential
Building Construction Price Index” yearly quarter to quarter change for Vancouver, where the
change is positive.

Community Planning: The proposed rezoning is subject to a community planning
implementation contribution for future community planning, in accordance with the CCAP
Implemezntation Strategy ($19,605.29 calculated using the proposed floor area [78,421.16 ft* x
$0.25 /7).

Public Art: The proposed development is subject to the Richmond Public Art Policy. As the
project is of a modest size and there are limited opportunities for locating Public Art on the site,
the applicant is proposing to provide a voluntary contribution to the Public Art Reserve for City-
wide projects on City lands. The contribution will be secured before rezoning adoption, based

on the current contribution rate ($34,505.31 calculated using the proposed floor area
[78,421.16 ft* x $0.44 /ft*)).

3. Utility Infrastructure

City Utilities: The developer is required to enter into a Servicing Agreement for the design and
construction of a variety of water, storm water drainage and sanitary sewer frontage works.
Included are:

* Water main upgrade on Leslie Road frontage.

+ Storm sewer upgrade on Leslie Road frontage.

» Sanitary sewer upgrade, pump station and force main replacement on Leslie Road
frontage and east edge of site, including new equipment in a SRW inside the building,
and force main in a SRW along the east edge of the site.

« Various frontage improvements including street lighting.

A more detailed description of infrastructure improvements is included in the Rezoning
Considerations (Attachment 5).
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Private Utilities: Undergrounding of private utility lines and location of private utility equipment
on-site are required.

4. Transportation

Transportation Network: The CCAP encourages completion and enhancement of the City street
network. The following frontage and intersection improvements are required.

o Leslie Road: Leslie Road will be widened to accommodate a left-turn lane. The
back of-curb cross-section will be improved to accommodate a grass boulevard with street
trees and a sidewalk. A property dedication is required across the frontage and at the corner.

o Traffic Signals: The existing traffic signal at the No. 3 Road and Leslie Road intersection is
required to be upgraded to accommodate the road widening.

A more detailed description of road improvements is included in the Rezoning Considerations
(Attachment 5). Road enhancements along Leslie Road will be eligible for DCC credits. Road
dedication and all other works will be the sole responsibility of the developer and are not eligible
for DCC credits.

Site Access On-site: Vehicular access will be provided via a single driveway connecting to
Leslie Road. Truck access and loading will be provided, and will be the subject of further
review during the Development Permit review process.

Vehicle Parking On-site: Transportation Department staff support the parking proposal.

The proposed parking rate is consistent with the parking provisions of the Richmond Zoning
Bylaw (City Centre Zone 1).

In accordance with the Zoning Bylaw 8500, the parking proposal includes a 10 percent reduction
with the provision of the following Transportation Demand Management (TDM) measures as
requirements of rezoning:

* Voluntary contribution of $50,000 towards the provision of two transit shelters at existing
bus stops nearby along No. 3 Road.

» Provision of two electric vehicle (EV) quick-charge (240V) charging stations on-site for
the use of units and visitors. The charging stations should be located to provide for
convenient use by vehicles parked in any of four parking spaces. The provision of the
charging stations for the shared use of units and visitors will be secured with a legal
agreement registered on title prior to final adoption of the rezoning bylaw.

The proposed new ZC44 site specific zone has been drafted to allow for the provision of a
maximum of sixteen tandem parking spaces located in the upper parking levels (third and fourth
floor) for employee parking only and each pair of the tandem parking spaces are to be assigned
to a single tenant/unit. The eight parking spaces that do not have direct access to a drive aisle
represent 7.6% of the total 106 proposed parking spaces. The tandem parking would be for office
space under single ownership, which is characterized with regular office hours and parking use
that the applicant believes will work for tandem parking. As the office space will be required to
remain under single ownership, property management will manage the tandem parking.
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Similarly, the provision of some tandem parking spaces restricted to employee use only was also
approved for the stratified Aberdeen expansion for retail and office space (DP 09-494545) and
staff are not aware of any issues with the arrangement. The detailed parking design will be the
subject of further review during the Development Permit review process.

Truck Loading On-site: The Richmond Zoning Bylaw requires two medium size loading spaces
and one large size loading space for the proposed development. The applicant is proposing to
provide two medium size loading spaces. The provision of loading spaces for the shared use of
all units will be secured with a legal agreement registered on title prior to final adoption of the
rezoning bylaw. Transportation Department staff support the variance request to not provide one
large truck loading space, as the proposed retail and office uses would not typically involve
deliveries with large semi-trailers. The variance request will be the subject of further review
during the Development Permit review process.

Bicycle Parking On-site: The proposed bicycle parking rates are consistent with the parking
provisions of the Richmond Zoning Bylaw. The detailed design of secure class 1 storage and
short-term class 2 bicycle racks will be the subject of further review during the Development
Permit review process. Provision of class 1 bicycle storage for the shared use of all units will be
secured with a legal agreement registered on title prior to final adoption of the rezoning bylaw.

5. Development Concept Review

The CCAP includes a variety of policies intended to shape development to be liveable,
functional and complementary to the surrounding public and private realm. Those policies most
applicable to the development concept at the rezoning stage are reviewed below.

Massing Strategy: The massing of the proposed development is generally consistent with the
urban design objectives of the CCAP and is arranged to address the site’s configuration, specific
constraints (proximity to the Canada Line and requirement for the City sanitary pump station
replacement), urban design opportunities (corner location) and combination of uses (commercial
and office). There is one full height main tower element and a lower height podium element.

Adjacencies: The relationship of the proposed development to adjacent public and private
properties is assessed with the intent that negative impacts are reduced and positive ones
enhanced. The proposed development is surrounded on two sides by No. 3 Road and

Leslie Road, which mitigates potential impacts on both the surrounding public realm and
surrounding private development. On the other two sides, the subject site abuts an adjacent
commercial site and the applicant has provided conceptual drawings demonstrating its potential
for future redevelopment.

Living Landscape: The CCAP looks to development to support ecological function in City
Centre through the creation of an interconnected landscape system. Further review of the
landscape design will occur through the Development Permit and Servicing Agreement
processes and is anticipated to contribute to the ecological network, including:

+ Retention of existing street trees on the No. 3 Road frontage.

* Provision of street trees on the Leslie Road frontage.

* Provision of landscaped roof area.
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There are no on-site trees. On the advice of Parks Department staff, the two existing street trees
in the Leslie Road frontage will be removed. A contribution of $2,600 (2 trees x $1,300) to the
Tree Compensation Fund is required before rezoning adoption. Tree protection is required for
the three existing street trees in the No. 3 Road frontage. Confirmation of a contract with an
arborist and installation of tree protection fencing are required before rezoning adoption.

Greening of the Built Environment: The proposed development will be designed to achieve a
sustainability level equivalent to the Canada Green Building Council LEED Silver certification.

Development Permit: Through the Development Permit Application process, the form and
character of the proposed development is assessed against the expectations of the Development
Permit Guidelines, City bylaws and policies. The detailed building and landscape design will be
the subject of further review during the Development Permit review process, including the
following features.

o  Form and Character: The design will be further detailed to provide massing, height and
facade expression, and active street frontages.

e Parking and Loading: A draft functional plan, showing truck manoeuvring, has been
provided and will be further developed within the Development Permit process.

o Waste Management: A draft waste management plan has been submitted and will be further
developed within the Development Permit process.

e Rooftop Equipment:. Rooftop mechanical equipment and building mounted telecom
equipment can be unsightly when viewed from the ground and from surrounding buildings.
To prevent diminishment of both the architectural character and the skyline, a more detailed
design strategy for rooftop equipment/enclosures is required will be reviewed within the
Development Permit process.

o Crime Prevention through Environmental Design (CPTED): The City has adopted policies
intended to minimize opportunities for crime and promote a sense of security. A CPTED
checklist and plans demonstrating natural access, natural surveillance, defensible space and
maintenance measures will be reviewed within the Development Permit process.

o Accessibility: The proposed development will be required to provide good site and building
accessibility. Design implementation will be reviewed within the Development Permit and
Building Permit processes.

o Sustainability: Integration of sustainability features into the site, building, and landscape
design will be reviewed within the Development Permit process.
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Financial Impact or Economic Impact

As a result of the proposed development, the City will take ownership of developer-contributed
assets such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees
and traffic signals. The anticipated Operating Budget Impact (OBI) for the ongoing maintenance
of these assets is estimated to be $6,000, this will be considered as part of the 2018 Operating
Budget.

Conclusion

The application by Bene (No. 3) Road Development Ltd. to amend the OCP and to rezone the
property at 4700 No. 3 Road in order to develop a high-density, mixed commercial and office
building is consistent with City objectives as set out in the OCP, CCAP and other City policies,
strategies and bylaws. The proposed office use will contribute towards addressing the need for
transit-oriented office space in the City Centre. The proposed commercial uses will activate both
street frontages and both uses will support future development in Aberdeen Village. The built
form will provide a strong identity for the site’s corner location, and public realm enhancements
will improve the pedestrian experience at this high traffic location. Engineering and
transportation improvements, along with voluntary contributions for Public Art, community
planning, bus shelters and cash-in-lieu density bonusing, will help to address a variety of
community development needs.

On this basis, it is recommended that Official Community Plan Bylaw 7100, Amendment Bylaw
9215 and Zoning Bylaw 8500, Amendment Bylaw 9216, be introduced and given first reading.

Sara Badyal
Planner 2
(604-276-4282)

SB:blg

Attachments:

Attachment 1: Rezoning Location Map and Aerial Photograph
Attachment 2: Rezoning Proposal Conceptual Plans

Attachment 3: Development Application Data

Attachment 4: City Centre Aberdeen Village Specific Land Use Map
Attachment 5: Rezoning Considerations
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% City of
! Richmond

Attachment 3

Development Application (RZ)
Data Summary

‘**“*M L
RZ 14-672055

Address: 4700 No. 3 Road

Applicant:

Bene (No. 3) Road Development Ltd.

Planning Area(s):

City Centre Area Plan — Aberdeen Village — Urban Centre T5 (35m) — VCB Overlay — DPG

Sub-Area A4
Other Areas(s): Aircraft Noise Sensitive Use Area 1A — Flood Construction Level Area A
l Existing | Proposed
OCP Designation: Commercial Complies
Land Uses: Vacant Office/Retail Mixed Use
Zoning: Auto-Oriented Commercial (CA) tiiggeljésgaegf\?ic”z;ommercial (2C44)
Sggicl;\;fiz'gls))e:fore and after 2 167.2 m? 2081.6 m’
e e o (| 20816
Number of Residential Units: 0 0
| Bylaw Requirement ] Proposed | Variance
Base FAR (Max.): 2.0 2.0
Village Centre Bonus (VCB) (Max.): 1.5 1.5
Total FAR (Max.): 3.5 35
Commercial FAR (Max.): 2.0 0.67
Office FAR (Max.): 3.5 2.83
Commercial (Max.): 4,163.2 m? 1,388 m?
Office (Max.): 7,285.6 m? 5,897.4 m?
Floor Area (Max.): 7,285.6 m? 7,285.4 m?
Lot Coverage (Max.): 90 % 57 %
Setback — No. 3 Road (Min.): 6m 3.3m
Setback - Leslie Road (Min.): 3m 3m
Setbvack — Interior Side Yard (Min.): 0Om Om
Setback — Rear Yard (Min.): 0m 3m
Height Dimensional (Max.): 35m 35m
Height Accessory (Max.): 5m N/A
Subdivision/Lot Size (Min.): 2,000 m? 2,081.5 m?
Off-street Parking — City Centre Zone 1 (Min.): 101 106 See note 1

5630259
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| Bylaw Requirement | Proposed l Variance
TDM Reduction (Max.): 10% 10%
Tandem Parking Spaces (Max.): None permitted 16 pa:lfi;agng:an(‘:es
Class 1 Bicycle Parking (Min.): 19 19
Class 2 Bicycle Parking (Min.): 28 28
Loading Space — Medium (Min.): 2 2
Loading Space — Large (Min.): 1 0 No WB-17

loading space

General Note: All figures are based on the preliminary site survey site area and are subject to change with final
. survey dimensions. Further, the proposed development figures above have been modified to reflect the

preliminary site survey site area and may differ slightly from the figures provided on the conceptual architectural
drawings.

Note 1: Parking figures are based on the calculation methodology provided in the Transportation Study. Where
base information changes (e.g. floor areas), final parking requirements will be determined using the same
methodology at the time of Development Permit approval.

5630259 PH -44



ATTACHMENT 4

Specific Land Use Map: Aberdeen Village (2031)
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ATTACHMENT 5

City of Rezoning Considerations

Development Applications Department

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

Address: 4700 No. 3 Road File No.: RZ 14-672055

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9216, the developer is
required to complete the following:

1. Final Adoption of OCP Amendment Bylaw 9215.

2. Road dedication of 1.5 m along the entire Leslie Road frontage and 4 m x 4 m corner cut measured from the new
property lines.

3. Granting of an approximately 114 m? (1,227 fi*) statutory right-of-way (SRW) public-rights-of-passage (PROP) and
utilities for the purposes of a sanitary pump station, including equipment, underground structures and pipes, and
required clearances, access and working areas (see Appendix A). The right-of-way (ROW) for the pump station
equipment and underground structures and pipes shall be minimum 15.8 m long, measured from the new north
property line and 8.0 m wide, less a 7.4 m by 2.8 m notch for the building’s stairwell at the southwest corner of the
right-of-way. The right-of-way shall have minimum 5.0 m of vertical clearance above grade. Any works essential for
public access and utilities within the required statutory right-of-way (SRW) are to be included in the Servicing
Agreement (SA) and the 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 Servicing Agreement related works. Works to be secured via Servicing Agreement (see
SA requirements below).

4. Registration of a flood indemnity covenant on Title (Area A).

5. Registration of an aircraft noise restrictive covenant on Title suitable for Area 1A (new aircraft noise sensitive land
uses prohibited) and granting of a Statutory Right-of-Way in favour of the Airport Authority.

6. Registration of a legal agreement on Title, stipulating that the mixed use commercial/office 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.

7. Registration of a legal agreement on Title, prohibiting subdivision (including stratification and/or air space parcels) of
the office space (single owner for office space).

8. Registration of a legal agreement on Title, ensuring that no more than 16 parking spaces are provided in a tandem
arrangement and are limited to employee parking use only, any pair of tandem parking spaces must be assigned to the
same tenant/unit and conversion of tandem parking area into habitable space is prohibited.

9. Registration of a legal agreement on Title, ensuring that all parking spaces (except tandem parking spaces) are
provided for the shared use of all tenants/units and are not permitted to be assigned to specific tenants/units. This
includes four parking spaces provided with two electric vehicle quick-charge (240V) charging stations provided as a
Transportation Demand Management (TDM) measure. The charging stations should be located to provide for
convenient use by vehicles parked in any of the four spaces.

10. Registration of a legal agreement on Title, ensuring the loading spaces are provided for the shared use of all
tenants/units and are not permitted to be assigned to specific tenants/units.

11. Registration of a legal agreement on Title, ensuring bicycle storage is provided for the shared use of all tenants/units
and is not permitted to be used for habitable space (e.g., other storage uses). '

PH - 46
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12. Registration of a legal agreement on Title, stipulating that no Building Permit for all or any part of the development
shall be issued until the applicant has provided the City with satisfactory written confirmation that all terms required
by the South Coast British Columbia Transportation Authority (TransLink) as a condition of issuance of any Building
Permit for the development have been addressed and met, including for the following items to ensure protection of
transit infrastructure:

13.

a)

b)

d)

Applicant to submit preload, excavation and shoring plans and associated mitigation plan for the development for
TransLink’s review and acceptance;

Applicant to conduct a precision survey of the existing Canada Line track geometry prior to any site
preloading/construction work, undertake a settlement monitoring program (as established by a qualified
geotechnical engineer) and conduct a repeat of the survey post development construction;

Applicant to submit final (detailed) design drawings of the development for TransLink’s review and acceptance;
and

Applicant to address TransLink’s guideway protection requirement, which is TransLink’s response to concerns
related to trespass and debris on the guideway. The applicant and TransLink will work together to identify a
suitable response. Any option that affects the public realm and/or building form and character must also be
approved by the City. Options are not limited to the following:

e Option 1: Introduction of a physical canopy. The canopy may be self-supported or fixed to the proposed
building. In these scenarios, the public realm and/or building design would be affected; thereby affecting the
Development Permit. The applicant would be responsible for proposing a design solution that is supported
by the City and would be required to seek reconsideration by the Development Permit Panel.

e Option 2: Registration of an agreement between the owner and TransLink to assign responsibility for
intentional or unintentional damage to the guideway to the owner/strata corporation. The City is not a party
to this agreement. The agreement would be a private agreement between TransLink and the owner/strata
corporation. '

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

a) No Building Permit will be issued for a building on the subject site unless the building is designed with the

b)

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

If a DEU is available for connection, no final building inspection permitting occupancy of a building will be

granted until:

i) The building is connected to the DEU, which may include the owner’s supplied and installed central energy
plant to provide heating and cooling to the building, at no cost to the City, or the City’s DEU service provider,
Lulu Island Energy Company, on the subject site satisfactory to the City.

ii) If the City so elects, the owner transfers ownership of the central energy plant on the site, if any, at no cost to
the City, or City’s DEU service provider, Lulu Island Energy Company, to the City and/or the City’s DEU
service provider, Lulu Island Energy Company, on terms and conditions satisfactory to the City.

iii) The owner enters into a Service Provider Agreement with the City and/or the City’s DEU service provider,
Lulu Island Energy Company, on terms and conditions satisfactory to the City.

iv) The owner grants or acquires the Statutory Right-of-Way(s) and/or easements necessary for supplying the
DEU services to the building and the operation of the central energy plant, if any, by the City and/or the
City’s DEU service provider, Lulu Island Energy Company.

If a DEU is not available for connection, no final building inspection permitting occupancy of a building will be
granted until:

i) The City receives a professional engineer's certificate stating that the building has the capability to connect to
and be serviced by a DEU.

ii) The owner enters into a covenant and/or other legal agreement to require that the building connect to a DEU
when a DEU is in operation.

PH - 47
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14.

16.
17.

18.
19.
20,

21.

22.

-3

iii) The owner grants or acquires the statutory right-of-way(s) and/or easements necessary for supplying DEU
services to the building.

iv) The owner provides to the City, a Letter of Credit, in an amount satisfactory to the City, for costs associated
with acquiring any further statutory right-of-way(s) and/or easement(s) and preparing and registering legal
agreements and other documents required to facilitate the building connecting to a DEU when it is in
operation.

City acceptance of the developer's voluntary contribution in the amount of $1,456,392.94 towards City Centre
Community Services facilities (e.g. $650.00 per square foot of 5% of the 1.0 FAR village centre bonus and 10% of the
additional 0.5 FAR village centre bonus). Should the contribution not be provided within one year of the application
receiving third reading, the construction value multiplier ($650 /ft2) will be adjusted annually thereafter based on the
Statistics Canada “Non-residential Building Construction Price Index” yearly quarter to quarter change for

. Vancouver, where the change is positive,
15.

City acceptance of the developer's voluntary contribution in the amount of $19,605.29 (i.e. $0.25 per buildable square
foot) to future City community planning studies, as set out in the City Centre Area Plan.

City acceptance of the developer's voluntary contribution in the amount of $34,505.31 (i.e. $0.44 per buildable square
foot of commercial/office space) to the City's Public Art Program.

City acceptance of the developer's offer to voluntarily contribute $50,000 towards the provision of two transit shelters
at existing bus stops nearby along No. 3 Road as a Transportation Demand Management (TDM) measure.

City acceptance of the developer's offer to voluntarily contribute $2,600 to the City's Tree Compensation Fund for the
planting of replacement trees within the City in compensation for the removal of two street trees along the
Leslie Road frontage.

Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of trees to be retained along No. 3 Road. 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.

Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to
any construction activities; including building demolition, occurring on-site.

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

Enter into a Servicing Agreement* for the design and construction of road and infrastructure works. Works include,
but may not be limited to:

a) Road Works:
Note: Leslie Road works are on the Roads DCC program and would be eligible for Roads DCC credits.
i. Leslie Road frontage improvements (measured from north to south):

e Maintain existing centre line and widen road southward to provide a total driving surface of (minimum)
7.4 m wide for eastbound traffic, east of No. 3 Road, and new 0.15 m wide curb and gutter.

e New 1.5 m wide boulevard planted with grass and street trees.
e New 2.0 m wide concrete sidewalk.

ii. No. 3 Road frontage improvements:
e Remove existing driveway letdown.

iii. Traffic Signal improvements:

e Upgrade the existing traffic signal at the No. 3 Road/Leslie Road intersection to accommodate the road
widening noted above to include, but not limited to: upgrade and/or replace signal pole, controller, base
and hardware, pole base, detection, conduits (electrical & communications), signal indications,
communications cable, electrical wiring, service conductors, APS (Accessible Pedestrian Signals) and
illuminated street name sign(s) as necessary.

b) Water Works:
Using the OCP Model, there is 169.7 L/s of water available at a 20 psi residual at the Leslie Road frontage. Based
on your proposed development, your site requir<i§ Ia_lm_irz'_rgum fire flow of 200 L/s.
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i.  The Developer is required to:

e Upgrade the watermain along Leslie Road from 150 mm to 300 mm from approximately the
developments east property line to the existing 300 mm watermain on No. 3 Rd, complete with additional
hydrants to achieve City spacing requirements.

ii. Developer’s cost, the City is to:

e Cut and cap the existing water service connection at the watermain along No. 3 Road frontage, and
complete all water main tie-ins,

Storm Sewer Works:
i. The Developer is required to:

e Install a new 750 mm storm sewer within the centre of the road from the developments east property line
tying into the No. 3 Road box culvert and remove the existing adjacent sewer. Tie-in to the existing
storm sewer to the east is required. Tie-in all existing storm service connections and catch-basin leads to
the new main.

e Cut and cap the existing storm service connections along the No. 3 Road frontage. The northern
connection shall be capped at main and its inspection chamber removed, the southern connection shall be
capped at inspection chamber. )

¢ Provide, at no cost to the City, a 1.5 m wide SRW (perpendicular to No. 3 Road) at the southwest corner
of the development site, extending 1.0 m past the existing inspection chamber.

¢ Install a new storm service connection, complete with inspection chamber, off of the proposed 750 mm
storm sewer along the Leslie Road frontage.

ii. At Developer’s cost, the City is to:
e Complete all tie-ins of the proposed works to existing City infrastructure.
Sanitary Sewer Works:

i. The Developer has requested to place a driveway entrance in the same alignment as the existing sanitary
pump station; to achieve this, the Developer has agreed to relocate/replace the pump station through the
Servicing Agreement works. The City will pay for the sanitary pump station and force main design and
construction; however, costs incurred above and beyond a regular pump station replacement project will be
the Developer’s responsibility (e.g. the need to extend gravity pipework to accommodate the development’s
driveway access and the need to remove sections of gravity sewer and forcemain).

ii. The decommissioning of the existing pump station and construction of the new pump station and all
associated sanitary sewer realignments shall be complete prior to driveway construction.

iii. The Developer is required to provide the following at the City’s cost:
e Design and build the sanitary pump station through the Servicing Agreement to meet location specific

engineering specifications. The location will be generally as per the attached sketch and will be finalized
through the Servicing Agreement process.

e Design and build the required pump station kiosk, BC Hydro PMT, and back-up generator, and locate
them such that they meet operational requirements and are appropriate for the streetscape.

e Design and build the required valve chamber; complete with flow meter and related appurtenances for the
pump station and access chambers for the forcemain for maintenance purposes.

¢ In conjunction with the pump station works, replace the existing 350 mm sanitary forcemain from the
proposed pump station into and across the No. 3 Road/Leslie Road intersection (approximately 62 m) into
the Leslie Road travel lane. If the forcemain is damaged by site preparation or construction works, the
replacement of the forcemain into the Leslie Road travel lane shall be at the Developer’s cost.
iv. The Developer is required to provide the following at the Developer’s cost:

¢ Design the proposed development to accommodate future sanitary sewer maintenance or replacement
without causing undue cost to the City. Building designs should consider how temporary access will be
provided during future construction works.

PH - 49
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Provide a clear and competitive tendering process to ensure that the work paid for by the City represents
good value for money. This process must be agreed to by the City prior to tendering or else the City may
not be able to fund the works.

Provide right-of-way(s) for the pump station and related structures, to be refined through the Servicing
Agreement drawings and provided to the City at no cost. The right-of-way for the pump station
equipment and underground structures and pipes shall be minimum 15.8 m long measured from the new
north property line and 8.0 m wide, less a 7.4 m by 2.8 m notch for the building’s stairwell at the
southwest corner of the right-of-way (see appendix A). The right-of-way shall be on grade and have
minimum 5.0 m of vertical clearance, and be accessible by a 7.5 x 2.5 m service truck with 1.3 m
stabilizers. Both the SRW and the parking area for the truck shall be flat. The SRW shall be designed to
accommodate:

o A BC Hydro transformer with minimum 3.0 m clearance between the PMT and any other electrical
components such as the generator or kiosk. The SRW for the PMT shall be designed to BC Hydro’s
specifications.

o An approximately 1.5 x 2.6 m kiosk. There shall be minimum 1.0 m clearance on the short sides of
the kiosk and 2.0 m clearance on the long sides, or as required to allow for safe access of the doors
located on all four faces of the kiosk. A line-of-sight must be maintained between the kiosk and the
wet well hatches.

o An approximately 3.0 x 1.5 m emergency generator with minimum 1.0 m clearance on all sides.

o Any other equipment or utilities required to service the pump station, including underground conduits
and water service connection.

Provide additional SRW for the 10.0 m-tall SCADA antenna, unless located within the boulevard. The
antenna SRW shall be on grade and have no overhanging structures.

Provide enough space for a 7.5 x 2.5 m service truck with 1.3 m stabilizers to access the pump station
hatch for removal of the pump during servicing, usually once per year, while maintaining pedestrian
movement around the working area. The parking area for the truck shall be flat and paved with
broom-finished concrete with expansion/contraction joints.

Provide and maintain a removable enclosure around the pump station equipment. The detailed design of

the enclosure will be done through the Servicing Agreement, however the enclosure itself is considered to

be part of the building design and will be maintained by the Owner. The enclosure must:

o Exhaust the generator.

o Not obstruct any equipment access doors (e.g., doors on all sides of the kiosk).

o Exclude fixed structures (i.e. walls, columns, etc.).

o Enable a single operator to easily access and use all the equipment within the enclosure under all
conditions (including during power outages).

o Enable an equipment operator to maintain a line of sight with the pump station from every portion of
the pump station equipment.

o Be durable and low-maintenance,

o Provide for the convenient, cost-effective removal, repair, replacement, and installation of equipment
(e.g., PMT, generator, and kiosk) and related features within the enclosure.

Protect the existing sanitary sewers during the development’s construction. Pre- and post- ground
improvement and construction surveys and CCTV will be required. Any damage to be repaired and any
required replacement shall be at the Developer’s sole cost.

Extend the existing 450 mm Sanitary main at Leslie Road from existing manhole SMH57098
approximately 26 m to the west, complete with a new manhole at the west end of the new main and at the
tie-in to the to the existing north-south aligned 350 mm sanitary sewer.

Provide a 450 mm sanitary main going south from the new manhole at Leslie Road and tie-in to the new
Leslie sanitary pump station.

Tie-in the existing 350 mm FRP sanitary main aligned north-south along the east property line of
4660 No. 3 Road to the proposed 450 mm sanitary main along Leslie Road via a new manhole.

PH - 50
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Convert the existing Leslie sanitary pump station wet well into a manhole and extend north the existing
200 mm sanitary main aligned north-south along the east property line of 4700 No 3 Road and connect it
to the new manhole just north of the existing Leslie sanitary pump station.

Install a new sanitary service connection, complete with inspection chamber.

v. At Developers cost, the City is to:

Complete all tie-ins of the proposed works to existing City infrastructure.

e) General Items: '

i

As the geotechnical report provided by the Developer indicates there will be significant settlement caused by
preload, resulting in an unacceptable level of risk to critical infrastructure, preloading of the site will only be
permitted if:

e}

e}

Physical mitigation measures to the satisfaction of the GM of Engineering and Public Works are
implemented to protect City infrastructure. _
Approval is provided by the GM of Engineering and Public Works.

The Developer is required to:

Review street lighting levels along the No. 3 Road and Leslie Road frontage and upgrade lighting as
required.

Building overhangs above SRW will be permitted but must accommodate machinery movements to
excavate existing mains. Consultant assessment will be required.

Coordinate with BC Hydro, Telus and other private communication service providers:

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

o  When relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.

o To locate all above-ground utility cabinets and kiosks required to service the proposed development
within the development 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 above-ground structures. If a private utility company does not require an above-ground 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 in the functional plan and registered prior to Servicing
Agreement design approval:

BC Hydro PMT 4mx5m (width x depth)
BC Hydro LPT 3.5mx35m
Street light kiosk I1.5mx1.5m
Traffic signal kiosk Imx1lm
* Traffic signal UPS 2mx1.5m
Shaw cable kiosk Imx1lm show possible location in functional plan
Telus FDH cabinet I.imx1m  show possible location in functional plan

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, ground improvements or other activities
that may result in settlement, displacement, subsidence, damage or nuisance to City and private utility
infrastructure.

PH - 51
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Prior to Building Permit Issuance, the developer must complete the following requirements:

23.

24.

25.

26.

27.

Incorporation of special features in Building Permit (BP) plans as determined via the Rezoning and/or Development
Permit processes (e.g., accessibility, sustainability, TDMs).

The applicant is required to demonstrate to the City that approval from TransLink has been granted in writing,
including for the items listed in item #12 above to ensure protection of transit infrastructure,

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.

If applicable, payment of Latecomer Agreement charges, plus applicable interest associated with eligible latecomer
works.

Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals
Department at 604-276-4285.

Note:

*

This requires a separate application.

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

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

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

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

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 Date
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City of
e840 Richmond Bylaw 9215

Richmond Official Community Plan Bylaw 7100
Amendment Bylaw 9215 (RZ 14-672055)
4700 No. 3 Road

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

1. Richmond Official Community Plan Bylaw 7100, Schedule 2.10 (City Centre Area Plan),
is amended by:

a) Repealing the existing Overlay Boundary - Village Centre Bonus Map (2031) on page
M-4 of the CCAP and replacing it with the revised Overlay Boundary - Village Centre
Bonus Map (2031) as contained in Schedule A attached to and forming part of this
bylaw.

b) Inserting the following text in Specific Land Use Map: Aberdeen Village — Detailed
Transect Descriptions (Maximum Average Net Development Site Density for Urban
Centre (T5) Village Centre Bonus) on page M-13 of the CCAP, in alphabetical order:

“c)the southeast corner of Leslie Road and No. 3 Road the Village Centre Bonus shall
be maximum of 1.5 FAR for the provision of office uses only.”

and renumbering the current “c” to “d”.

2. This Bylaw may be cited as “Richmond Official Community Plan Bylaw 7100,

Amendment Bylaw 9215”.
FIRST READING DEC 112007 RICHMOND
_/W;'&E'D"
PUBLIC HEARING Y

SECOND READING [T
ikitor |
THIRD READING /f/ﬁ/

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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Schedule A attached to and forming part of Bylaw 9215

Bylaw 9593

Overlay Boundary - Village Centre Bonus Map (2031) 20170506
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ichmond Bylaw 9216

Richmond Zoning Bylaw 8500
Amendment Bylaw 9216 (RZ 14-672055)
4700 No. 3 Road

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

1. Richmond Zoning Bylaw 8500 is amended by inserting into Section 22 (Site Specific
Commercial Zones), in numerical order:

“22.44

22.441

22.44.2

22.44.4

5655561

High Rise Office Commercial (ZC44) — Aberdeen Village
Purpose

The zone provides for a range of commercial related uses in the City Centre. The zone
provides for density bonuses that would be used for rezoning applications in the Village
Centre Bonus Map area of the City Centre to achieve City objectives for amenity and
commercial use.

Permitted Uses 22.44.3 Secondary Uses
government service * nla
health service, minor

office '

restaurant

retail, convenience

retail, general

service, business support

service, financial

service, household repair

service, personal

Permitted Density
The maximum floor area ratio of the site is 2.0.

Notwithstanding Section 22.44.4.1, the reference to “2.0” is increased by a maximum
density bonus floor area ratio of 1.0 provided that:

a) the lot is located within the Village Centre Bonus Area designated by the City Centre
Area Plan;

b) the owner uses the density bonus floor area ratio of 1.0 for office use only; and
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22.44.5

22.44.6

22.44.7

5655561

c)

Page 2

if, at the time Council adopts a zoning amendment bylaw to create the zone and/or to
include the lot in the zone, the owner pays a sum to the City (City Centre Facility
Development Fund) calculated as 5% of the density bonus floor area ratio (i)
multiplied by the “equivalent to construction value” rate of $6,997 /sq. m., if the payment
is made within one year of third reading of the zoning amendment bylaw, or (ii)
thereafter, multiplied by the “equivalent to construction value” rate of $6,997 /sq. m.
adjusted by the cumulative applicable annual changes to the Statistics Canada “Non-
residential Building Construction Price Index” for Vancouver, where such change is
positive.

Notwithstanding Section 22.44.4.1 and Section 22.44.4.2, the maximum floor area ratio is
increased by an additional maximum density bonus floor area ratio of 0.5 provided that:

a)

b)

c)

the lot is located within the Village Centre Bonus Area designated by the City Centre
Area Plan;

the owner uses the additional density bonus floor aréa ratio of 0.5 for office use
only; and

if, at the time Council adopts a zoning amendment bylaw to create the zone and/or to
include the lot in the zone, the owner pays a sum to the City (City Centre Facility
Development Fund) calculated as 10% of the additional density bonus floor area ratio
(i) multiplied by the “equivalent to construction value” rate of $6,997 /sq. m., if the
payment is made within one year of third reading of the zoning amendment bylaw, or (ii)
thereafter, multiplied by the “equivalent to construction value” rate of $6,997 /sq. m.
adjusted by the cumulative applicable annual changes to the Statistics Canada “Non-
residential Building Construction Price Index” for Vancouver, where such change is
positive. :

Permitted Lot Coverage

The maximum lot coverage for buildings is 90%.

Yards & Setbacks

Minimum setbacks from lot lines and areas granted to the City via statutory right-of-way
for road and lane purposes shall be:

a)

for No. 3 Road, 6.0 m;

for Leslie Road, 6.0 m, but this may be reduced to 3.0 m subject to a Development
Permit approved by the City;

for rear yards, lanes and lanes that are roads, 0.0 m; and

for interior side yards, 0.0 m.

The minimum setbacks from the drip line of the Canada Line shall be 6.0 m.

Permitted Heights

The maximum height for principal buildings is 35.0 m.

The maximum height for accessory buildings and structures is 5.0 m.
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22.44.8
1.

2.
22.44.9
1.
22.44.10

1

22.44.11

1.

Page 3

Subdivision Provisions/Minimum Lot Size

The minimum lot area is 2,000 sq. m.

There are no minimum lot width and lot depth requirements.

Landscaping & Screening

Landscaping and screening shall be provided according to the provisions of Section 6.0.
On-Site Parking and Loading |

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

Notwithstanding Section 22.44.10.1, for the purposes of this zone, the minimum parking
requirement is 3.75 spaces per 100.0m” of gross leasable floor area on the first 2 floors of
a building; and 1.275 spaces per 100.0m’ of gross leasable floor area for all floors above
the first 2 floors of a building.

Notwithstanding Section 22.44.10.1, for the purposes of this zone, a maximum of 16
parking spaces in a tandem arrangement and limited to employee parking only is
permitted. Any pair of parking spaces in a tandem arrangement must be assigned to the
same tenant/unit.

Other Regulations
For the purposes of this zone, only the following uses are permitted to be located above the
first 2 floors of a building: government service, minor health service, office, and

financial service.

In addition to the regulations listed above, the General Development Regulations in Section
4.0 and the Specific Use Regulations in Section 5.0 apply.”

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the following
area and by designating it “HIGH RISE OFFICE COMMERCIAL (ZC44) - ABERDEEN
VILLAGE”.

P.1.D. 003-795-705
Lot 95 Section 33 Block 5 North Range 6 West New Westminster District Plan 56151

5655561
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3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9216”.

FIRST READING | DEC 11 2017 A
APPROVED
A PUBLIC HEARING WAS HELD ON S’%?

SECOND READING [ APPROVED |

by Director
or Solicitor

THIRD READING

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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City of

Report to Committee

RlChmond Planning and Development Division
To: Planning Committee Date: December 13, 2017
From: Wayne Craig File: RZ17-778596
Director, Development
Re: Application by Polygon Development 302 Ltd. for Rezoning at
9211/9251/9271/9291 Odlin Road from Single Detached (RS1/F) to Low Rise
Apartment (ZLR31)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9755 to create the “Low Rise
Apartment (ZLR31)” zone, and to rezone 9211/9251/9271/9291 Odlin Road from “Single
Detached (RS1/F)” zone to “Low Rise Apartment (ZLR31) — Alexandra Neighbourhood (West
Cambie)” zone, be introduced and given first reading.

REPORT CONCURRENCE
ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
/7 M 7
Affordable Housing E/ /;(/ el /C’/
Parks Services o V4 =

P d

5505704
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December 13, 2017 -2~ RZ 17-778596

Staff Report
Origin
Polygon Development 302 Ltd. has applied to the City of Richmond for permission to rezone
9211, 9251, 9271, 9291 Odlin Road from “Single Detached (RS1/F)” to a new site specific zone,
“Low Rise Apartment (ZLR31) — Alexandra Neighbourhood (West Cambie)” in order to
construct two 4 to 6 storey multi-family apartment buildings over a common parkade. The
proposed development will contain approximately 265 residential apartment units including 13
affordable housing units. The net area of the proposed buildings is approximately 24,990 m*
(268,989 ft). A Statutory Right of Way (SRW) will be provided along the east side of the
development site along with provisions for the completion of the existing interim pedestrian
greenway. Road dedications will be required along the western side of the site for the

construction of a portion of the new Dubbert Street and along portions of Odlin Road. Two of
the properties have single family dwellings that will need to be demolished.

A location map is provided in Attachment 1. The site’s context in the Alexandra Neighbourhood
Land Use Map is shown in Attachment 2. Conceptual Development Plans are provided in
Attachment 3 and a Development Application Data Sheet providing technical details about the
development proposal is provided in Attachment 4.

Findings of Fact

The proposed development will require the consolidation of the four properties and the
installation of various services and utilities. The most significant Engineering Servicing
requirements to accommodate the proposed development are as follows:

e Partial construction of Dubbert Street to an interim ‘half road’ standard, along the site’s
western frontage;

¢ Road widening of Odlin Road along the site’s entire frontage;

e Installation of approximately 160 m of new watermain along the new section of Dubbert
Street;

¢ Installation of new fire hydrants along the new section of Dubbert Street;

o Installation of new storm sewer service along approximately 160 m of Dubbert Street;

o Installation of sidewalks and landscaped boulevards along the Dubbert Street and Odlin
Road frontages;

e Provision of street lighting along Odlin Road and Dubbert Street frontages;

e Undergrounding of existing private utility overhead lines (e.g. hydro, Telus and Shaw)
along Odlin Road; and

e Preducting for future hydro, telephone and cable utilities along the Odlin Road and
Dubbert Street frontages.

“The detailed list of Engineering Servicing requirements is included in the Rezoning
Considerations (Attachment 6).

5505704
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Surrounding Development
Surrounding development is as follows:

To the North: Four vacant lots to be consolidated and rezoned to “Town Housing (ZT79)” under
RZ 15-692812 (pending adoption). The proposed development is for 59 three-storey townhouse
units. The proposal’s Development Permit (DP 17-760368) has been reviewed and endorsed by

Development Permit Panel on July 12, 2017,

To the South (across Odlin Road): Three 4-storey apartment buildings approved under
RZ 06-344033 and consisting of approximately 259 dwelling units. The site is zoned “Low Rise
Apartment (ZLR20)”

To the East: An existing 5 m (16.4 ft.) wide pedestrian greenway and an existing medium
density multi-family residential apartment complex (approved under RZ 10-537689 - Mayfair
Place Homes) consisting of 4 four storey buildings over a common parking podium on a property
zoned “Low Rise Apartment (ZLR24)”. The existing greenway will be doubled in width as a
result of the subject proposal.

To the West: (Across the future Dubbert Street): Several large lots currently zoned “Single
Detached (RS1/F)”. These lots are part of a 10 lot consolidation and development application
currently under staff review (RZ 14-654114). The development proposal is for a mixed-use
building with approximately 320 residential units and 6,668 m* (71,774 ft*) of office/commercial
uses.

Related Policies & Studies

Official Community Plan/West Cambie Area Plan — Schedule 2.11A
Alexandra Neighbourhood Land Use Map

The Official Community Plan (OCP) land use designation is “Apartment Residential (APT)”.
The proposed four, five and six storey apartment development complies.

The proposed development site is located within the West Cambie Area Plan’s “Medium Density
Housing (Character Area 4)” area which permits street-oriented townhouses and apartments,
typically between two and four storeys in height. The Plan does allow for up to six storey
residential buildings provided that no additional overshadowing of neighbouring properties
occurs and increased open space is provided.

The development proposal maintains four storeys for both buildings within the northern 48 m
(157 ft.) of both buildings “A” and “B”. The balance of the eastern building (“building B”)
adjacent to the greenway is then raised to five storeys. The western building, “building A”, steps
up to five storeys for the middle portion of the building’s length and then to six storeys within its
southern 54 m (177 ft.) of the property (i.e. adjacent to Odlin Road).

This height arrangement allows the development’s buildings to be pulled away from the property
to the north increasing the building separation between the two projects to approximately 18 m
(59 ft.). Although building B does increase to five storeys for the southern two thirds of its

5505704
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December 13,2017 -4 - RZ 17-778596

length, the building to building separation with the existing development to the east (9399 Odlin
Road) will be a minimum of 15 m (49 ft.) reducing potential overshadowing by the additional
storey.

The extra height also contributes to the provision of approximately 30% more outdoor open
space on the site than required under the Official Community Plan. Without the additional
height the building’s mass would need to use more ground space to achieve the same density.
From both these perspectives the proposal complies with the height conditions outlined in the
West Cambie Area Plan Character Area 4. The proposed Amendment Bylaw 9755 ensures that
the building massing respects the objectives established in the Area Plan.

Per the Alexandra Neighbourhood Land Use Map, the permitted base density at the subject site is
1.50 FAR increasing to a base density maximum of 1.70 FAR with the addition of a density
bonus for affordable housing and amenity space. The proposed development will comply with
the Alexandra Neighbourhood Land Use Map by providing thirteen built affordable housing
units in the development.

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.

Analysis
Built Form and Architectural Character

The proposed development will have two 4 to 6 storey buildings constructed on top of a common
parkade. The two buildings will run parallel to each other with a common courtyard area
running north-south between them. The western most building (Building A) is proposed to have
three different heights from four storeys at the north end to five storeys in the middle section and
six storeys closest to Odlin Road in the south. The eastern most building (Building B) is
proposed to have two different heights from four storeys at the north end to five storeys at the
southern end. In addition to the variations in height the buildings are proposed to be designed to
reflect three distinct segments in terms of the exterior finishes and color patterns.

Terraces of landscaping and access stairways leading from the podium units are proposed to line
both the Dubbert Street frontage as well as the greenway side (east side) of the development
providing a softer edge to the development and allowing for greater animation of the street and
greenway. The interior courtyard will be accessible from both apartment buildings via separate
entrances as well as a grand stairway connecting to Odlin Road.

The preliminary designs are consistent with West Cambie Area Plan’s Medium Density Housing
(Character Area 4) and compatible with developments in the surrounding area.
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December 13, 2017 -5- RZ 17-778596

Existing Legal Encumbrances

A restrictive covenant (AB224298) is currently registered on the title of 9291 Odlin Road. The
covenant permits only one residential dwelling on that property and will need to be discharged to
accommodate the development proposal. The Rezoning Considerations include a requirement
for this restrictive covenant to be discharged from title prior to rezoning adoption.

Transportation and Site Access

The vehicle parkade entrance is proposed to be located on the Dubbert Street frontage while the
building’s two lobbies will be oriented toward Odlin Road. Two (2) loading areas are proposed
— one at the south-east corner of the site and the other at the north-west corner of the site
providing each building with its own loading bay.

The Zoning Bylaw No. 8500 parking space requirement for apartments is currently 1.50 spaces
for residents and 0.2 spaces for visitors. The applicant has requested a reduced parking rate for
the proposal of 1.44 spaces (1.26 spaces for residents + 0.18 spaces for visitors) per dwelling
unit. The rationale for the requested reduction is provided via a parking analysis prepared by
Bunt and Associates (dated November 22, 2017). The report notes that the subject site has high
access to transit services in the area and is similar to another nearby Polygon development
(Trafalgar Square at 9500 Tomicki Avenue) which was provided with the same parking variance
(DP 16-740665). A detailed parking demand survey undertaken for the Trafalgar Square
concluded that, based on observations of parking demand for several existing apartments in the
area, the parking requirements of the Zoning Bylaw overestimates supply needs for both resident
and visitor parking spaces within the local area. Bunt and Associates’ parking analysis
concludes that the same conditions apply to the subject site.

The report has been reviewed and accepted by the Transportation Department. Based on the
technical findings from the report, staff recommend support of the requested reduced a parking
rate subject to the provision of the following Transportation Demand Measures (TDM):
¢ Construct an interim 1.5 m wide walkway along the north side of Odlin Road, separated
by physical barriers from traffic lanes and parking area, from Dubbert Street to Garden
City Road;
e Curb extensions on the south side of Odlin Road at Dubbert Street and at existing
greenway crossing near the eastern limit of the site;
¢ Enhanced crossing treatment (raised crosswalk) at the existing greenway crossing near
the eastern limit of the site; and
e Provide 120 v electric plug-ins for electric bikes, one for every 40 bicycle storage racks
(if there are fewer than 40 bicycle racks in a storage compound, one 120 v electric plug-
in is required).

The proposed TDM measures are similar to those provided by other developments in the area.
The TDM conditions have been accepted by the developer and are incorporated into the
Rezoning Considerations for Council’s consideration.

The conceptual design plans (Attachment 3) provide for 352 resident parking spaces, 49 visitor
parking spaces, 2 SU9 loading spaces and 8 handicapped parking spaces.
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Regarding the provision of bicycle spaces, the conceptual plans include 332 Class 1 spaces
(secured at 1.25 spaces/unit) and 53 Class 2 spaces (unsecured at 0.2 spaces/unit). These
provisions meet the Zoning Bylaw No. 8500 requirements of 1.25 Class 1 spaces per unit and 0.2
Class 2 spaces per unit. All the Class 1 spaces are contained in rooms with a maximum of 40
bicycle spaces in compliance with provisions of Zoning Bylaw 8500.

The Rezoning Considerations also include a requirement for the submission of a construction
parking and traffic management plan prior to the issuance of a Building Permit.

Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report (Pacific Sun Tree Services dated Nov.
13, 2017) which identifies on-site and off-site tree species, assesses tree structure and condition,
and provides recommendations on tree retention and removal relative to the proposed
development. The Report indicates that 56 bylaw sized trees are located on the subject property,
nine additional trees are located along Odlin Road boulevard, one tree is shared with the City
along Odlin Road and another tree is located on private property to the north (9300 Cambie
Road).

The report recommends retention and protection of the ten street trees and the single shared tree.
All 56 trees on site are recommended for removal due to poor condition or in conflict with the
proposed building footprint.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
Arborist’s findings. The Coordinator notes that all retained trees should be protected as per City
of Richmond’s Tree Protection Information Bulletin Tree-03. Replacement trees should be
specified at 2:1 ratio as per the OCP.

Tree Replacement

The applicant wishes to remove 56 on-site trees (as indicated in Attachment 5). The 2:1
replacement ratio would require a total of 112 replacement trees. The applicant has agreed to
plant approximately 161 trees on the lot. The tree species and sizes will be reviewed through the
Development Permit.

Tree Protection

The nine street trees plus the shared tree along Odlin Road (#203, 204 and A-H) as well as the
single tree (#478) on a neighbouring property to the north (9300 Cambie Road) shown on
Attachment 5) are currently proposed to be retained and protected under the proponent’s tree
protection plan. Given the extent of proposed frontage and greenway works these trees will need
to be assessed through the required Servicing Agreement. In the interim, to ensure that the trees
identified for retention are protected at development stage, the applicant is required to complete
the following items:

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. The contract must include the scope of work required, the number of
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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 Prior to demolition of the existing dwellings on the subject site, 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.

Should it be necessary to remove any of these protected trees as a result of the required frontage
works, appropriate compensation, relocation or replacement measures will be determined by
Parks staff through the Servicing Agreement.

Affordable Housing Strategy and Basic Universal Housing

The rezoning application seeks a density of 1.70 including a density bonus of 0.2 FAR with the
provision of affordable housing. Under the West Cambie Area Plan, 1/3 of the density bonus of 0.2
FAR (i.e. approximately 980 m* / 10,549 ft*) must be provided for affordable housing. The
conceptual plans submitted with the rezoning application indicate that an area of approximately
995 m* (10,711 ft) of floorspace is proposed to be allocated for affordable housing creating a total
of 13 affordable units. The developer is proposing to undertake the construction in two phases with
approximately half of the affordable housing units in each building. The proposed unit types and
sizes have been reviewed and supported by Affordable Housing staff. The proposed unit types and
allocation between the two phases is shown in the table below

Phase 1 Building B — Affordable Housing Unit Types and Floor Space

Unit T Number Minimum Unit . Dﬁ;x‘?;:;m Total Maximum
mit Lype of Units Area 'on y. Household Income**
Unit Rent**

One Bedroom + 59.9 m*

Den ' 2 (645 ) $975 $38,250 or less
73.9 m?

Two Bedroom 2 (795 £7) $1,218 $46,800 or less

Two Bedroom + 87.1 m*

Den 2 938 ftz) $1,218 $46,800 or less

Phase 2 Building A — Affordable Housing Unit Types and Floor Space

. Number Minimum Unit Maximum Total Maximum
Unit Type of Units Area Monthly Household Income**
Unit Rent**
7
Two Bedroom 1 (77392 fr?z) $1,218 $46,800 or less
2
Two Bedroom 6 (78963 fr?z) $1,218 $46,800 or less

** May be adjusted periodically as provided for under adopted City policy.
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The Rezoning Considerations include requirements for the registration of the City’s standard
Housing Agreement to secure the affordable housing units. Staff have also encouraged a range of
unit sizes for the affordable units and partnerships with a non-profit agency to own/manage the
secured units. These details plus the specific locations of the affordable units will be refined
through the forth coming Development Permit and subsequent legal agreements.

In addition to the affordable housing units the proposal includes 19 basic universal housing units, all
of which will be three bedroom corner units spread throughout the two buildings.

Renewable Energy

The subject site is within the Alexandra District Energy Utility and connection to the utility will
be required for this development. The Rezoning considerations include requirements for the
registration of legal agreements ensuring that the building will be capable of accommodating the
ADEU connection and ensuring that the service connection will be made prior to occupancy.

Amenity Space

The proposed Bylaw 9755 provides for additional 0.1 FAR provided that it is used entirely for
amenity space. The proposed development provides 477.15 m* (5,136 ft*) of indoor amenity
space via a 67 m? (721 ft) library space on the main floor and a two level 410 m* (4,415 ft)
fitness centre, music practice rooms and study lounges at the southern end of Building B, which
will meet the minimum requirements.

The outdoor amenity courtyard covers approximately 2,075 m? (22,335 ft*) and will contain an
open lawn area, a central plaza, a raised patio overtop of a mounded electrical/mechanical room,
a children’s play area and an outdoor social rooms area. The children’s play area complies with
the Official Community Plan policies at 600 m” (6,459 ft*) and is proposed to include a variety of
play structures.

Greenway

Included in the Servicing Agreement requirements outlined in the Rezoning Considerations is a
requirement for the provision of a 5 m wide SRW and the design and construction of the
pedestrian greenway along the entire east side of the site. An existing 5 m (16.4 ft.) wide SRW
and interim pedestrian pathway was constructed along the corridor as part of a previous Polygon
development to the east at 9399 Odlin Road (Mayfair Place Homes RZ 10-537689).

With this development the greenway will be widened to the ultimate width of 10 m (33 ft.) with
the pathway realigned and new landscaping installed. Entry nodes will be located at both the
Odlin Road and McKim Way entry points and a new central node will be created with unit
pavers and seating within the 10 m (33 ft.) wide corridor. New lighting will be provided along
the length of the greenway. Pedestrian connections are also proposed from the podium units of
the subject development to the greenway to further animate the greenway.

The conceptual design and cross section for the greenway is included in the Conceptual
Development Plans in Attachment 3. Once the greenway has been completed to the satisfaction
of the City, the maintenance and liability will be the responsibility of the City as outlined in the
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Rezoning Considerations. The proposed “Low Rise Apartment (ZLR31) — Alexandra
Neighbourhood (West Cambie)” bylaw ensures that building separations of at least 15 m (49 ft.)
are maintained with the existing development to the east (9399 Odlin Road) and that the subject
site’s buildings are setback from the greenway by at least 2.5 m (8.2 ft.).

West Cambie Area Plan Developer Contributions

In compliance with section 9.3.2 of the West Cambie Area Plan the City will accept required
developer contributions as follows:

o Child Care: $6.45 per m* ($0.60 per ft*) estimated at $163,690.20 based on the
submission.

e City Beautification: $6.45 per m? ($0.60 per ft*) estimated at $163,690.20 based on the
submission.

e Community and Engineéring Planning Costs: $0.75 per m” ($0.07 per ft*) estimated at
$19,097.19 based on the submission.

Prior to Building Permit Issuance payment of the Supplementary Local Area DCC for the
Alexandra Neighbourhood will be required. The payment will be based on $7.56 per ft* net
buildable (estimated at $2,033,556).

These contributions have been included in the Rezoning Considerations.
Public Art

A public art contribution based on $0.83 per buildable square foot (e.g. $217,548.00) is included
in the Rezoning Considerations. The contribution will be made to the City’s public art fund for
public art to be incorporated with the new West Cambie Neighbourhood Park or alternatively
other neighbourhood Greenway opportunities. The amount is based on 262,106 ft* net floor area
(excluding Affordable Housing) at $0.83/ft%.

Site Servicing and Frontage Improvements

The Rezoning Considerations include a requirement for a 10 m (33 ft) wide road dedication
along the entire western side of the property to accommodate the partial construction of Dubbert
Street. The developer will be responsible for the design and construction of frontage
improvements including an interim 6 m wide driving surface, a 1 m wide paved shoulder on the
western road edge and along the east road edge a curb/gutter, a 2 m wide sidewalk and an interim
boulevard.

Along Odlin Road (i.e. along the southern property boundary) the developer will be responsible
for widening the entire frontage to the ultimate cross section inclusive of an 11.2 m wide road
pavement with curb and gutter, a 2 m wide sidewalk and a treed and grassed boulevard. A
design review will be undertaken through the Servicing Agreement to determine whether any
further road dedications will be required to accommodate the ultimate cross section.

Street lighting will be required along both the Dubbert Street and Odlin Road frontages.

5505704

PH - 68



December 13, 2017 -10 - RZ 17-778596

A four by four corner cut dedication will also be required at the northeast corner of Odlin Road
and Dubbert Street.

The combined gross area of the four lots is approximately 16,210.08 m* (174,483.9 ft%). After

the aforementioned road dedications the net site will be approximately 14,699.96 m*
(158,229 ft%).

Latecomer Agreement (Alexandra Neighborhood Development Agreement

The proposed development is within the Alexandra Neighbourhood Development Agreement
area and is therefore subject to a latecomer charge ($1,836.72) for each unit constructed plus
applicable interest in accordance with that agreement, which must be paid prior to Building
Permit issuance.

Issues to be Addressed at Development Permit Stage

Refine the garbage / recycling loading area

A waste management overlay plan will need to be submitted and reviewed

Refine the greenway landscaping and design

Finalize the overall site landscaping plan

Confirm the location, size and configuration of the affordable housing units

e Verify maximum heights and setbacks to ensure compliance with the new site-specific
zone

e Identify site lighting

e Review and adjust vehicle parking spaces as necessary

e Verify that non-monetary TDM measures are incorporated into the design

Financial Impact or Economic Impact

As a result of the proposed development, the City will take ownership of developer contributed
assets such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees
and traffic signals. The anticipated operating budget impact for the on-going maintenance of
these assets is $2,921.85. This will be considered as part of the 2019 Operating budget.

This initial OBI does not include costs for bike lanes and traffic signals.
Conclusion

The proposed rezoning is to accommodate approximately 265 residential apartment units,
including 13 on-site affordable housing units within two (2) four, five and six storey wood
framed apartment buildings over a common parking podium.

The proposal generally conforms to the Official Community Plan, the West Cambie Are Plan
and the Alexandra Neighbourhood Land Use Map designations. Staff recommend that
Richmond Zoning Bylaw 8500, Amendment Bylaw 9755 to create the “Low Rise Apartment
(ZLR31) — Alexandra Neighbourhood (West Cambie)” zone, and to rezone 9211, 9251, 9271,
9291 Odlin Road from “Single Detached (RS1/F)” to “Low Rise Apartment (ZLR31) —
Alexandra Neighbourhood (West Cambie)”, be introduced and given first reading.
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It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9755 be introduced
and given first reading.
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, City of
¥ Richmond

Development Application Data Sheet
Development Applications Department

RZ 17-778596 Attachment 4

Address:

9211/9251/9271/9291 Odlin Road

Applicant:

Polygon Development 302 Ltd.

Planning Area(s):

West Cambie — Alexandra Neighbourhood (Schedule 2.11 A)

Owner:

Existing
Polygon Development 302 Ltd.

|

Proposed

Same

Site Size (m?):

16,210.08 m?

14,699.96 m? (158,229 ft°) after
road dedications

Land Uses:

Residential

Same

OCP Designation:

Apartment Residential (Apt)

Same

Area Plan Designation:

Residential Area 1. Townhouse,
low-rise apartments. Max 1.7 FAR
with affordable housing plus up to
0.1 FAR for amenity.

Stepped 4, 5 and 6 storey
apartments with affordable
housing plus amenity areas.
1.73 FAR

Zoning:

Single Detached (RS1/F)

“Low Rise Apartment (ZLR31) —
Alexandra Neighbourhood (\West
Cambie)”

Number of Units:

Two vacant lots. Two lots with
Single Detached dwellings.

265 apartment residences

Noise Exposure Forecast

Area 2 High Aircraft Noise Area

Same ~ restrictive covenants and
acoustic reports required. Noise
mitigation required.

Alexandra District Energy Utility gr?gpgeycgc:irl]itiloIielz)il?rr:ec:ira District Same
2.6 (West Cambie) Same

Flood Construction Level

On Future

Variance

Subdivided Lots

Floor Area Ratio:

Bylaw Requirement

Max 1.7 FAR with
affordable housing plus
up to 0.1 FAR for
amenity.

Proposed

Stepped 4, 5 and 6 storey
apartments with
affordable housing plus
amenity areas. 1.73 FAR

None permitted

Buildable Net Floor Area (m?):*

Max. 25,467.07 m?
(274,125.30 it?)

25,345.5 m? (272,817 ft?)

None permitted

Lot Coverage (% of lot area): Max. 40% Total: Max. 38% None
Lot Size: (consolidated) Min. 14,500 m? 14,699.96 m? None
Lot Dimensions (m): No Minimum Width: 96.5 m None

Depth: 147.9m

5505704
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November 30, 2017

On Future

Subdivided Lots

Bylaw Requirement

North and South property
line: Min. 6.0 m
West property line: 5.0 m
East: Min. 7.5 m provided

RZ 17-778596

Proposed

North property line: 14m.
South property line:7.0 m
West property line: 5.0 m
East: Min. 7.5 m provided

Variance

West Building 22.6 m

West Building 22.5 m

Setbacks (m): that 15 m building to that 15 m building to None
building separation building separation
maintained. maintained.
Provisions for parkade Provisions for parkade
encroachments encroachments
Height (m): East Building 19.51 m East Building 19.51 m None

Off-street Parking Spaces —

1.26 (R) and 0.18 (V) per

1.33 (R) and 0.18 (V) per

Rate reduction
included in the

Regular (R) / Visitor (V): unit with TDM unit zone schedule
Off-street Parking Spaces — Total: 382 401 None
Tandem Parking Spaces: N/A None ‘None
oyl Spaces (ate) | Gl | e
Bicycle Spaces (totals) 385 385 None
Amenity Space — Indoor: 100 m? (1,076 ft?) 477.15 m* (5,136 ft) None
Amenity Space — Outdoor: 1,590 m? (17,115 ft?) 2,075 m? (22,335 ft%) None

Other: Tree replacement compensation required for loss of significant trees.

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance

review at Building Permit stage.

5505704
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ATTACHMENT 6

Rezoning Considerations

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

Address: 9211/9251/9271/9291 Odlin Road File No.: RZ 17-778596

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9755, the developer is
required to complete the following:

I.
2.

10.

I1.

Provide a 10 m wide road dedication along the entire western frontage for the interim construction of Dubbert Street.

Provide a 4 m by 4 m corner cut dedication at the intersection of Odlin Road and Dubbert Street on the northeast
corner of the intersection.

Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings).

Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to
any construction activities, including building demolition, occurring on-site.

Granting of an approximately 5 m (16.4 ft) wide statutory right-of-way for the purposes of a pedestrian greenway with
public right of passage (PROP) along the entire eastern property boundary. Any works essential for public access
within the required statutory right-of-way (SRW) are included in the Servicing Agreement (SA) and the maintenance
& liability, post construction, will be the responsibility of the City. 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.

Registration of an aircraft noise sensitive use covenant on title.

Registration of a legal agreement on title identifying that the proposed development must be designed and constructed
in a manner that mitigates potential aircraft noise to the proposed dwelling units. Dwelling units must be designed
and constructed to achieve:

a) CMHC guidelines for interior noise levels as indicated in the chart below:

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

b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living
spaces.

Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.6 m GSC (Flood Plain
Designation and Protection Bylaw No 8204 Section 4.5 exemption for West Cambie Area).

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

City acceptance of the developer’s offer to voluntarily contribute $0.83 per buildable square foot (e.g. $217,548.00) to
the City’s public art fund for public art to be incorporated with the new West Cambie Neighbourhood Park or
alternatively other neighbourhood Greenway opportunities. The amount is based on 262,106 SF net floor area
(excluding Affordable Housing) at $0.83/SF = $217,548.

Registration of the City’s standard Housing Agreement to secure 13 affordable housing units, the combined habitable
floor area of which shall comprise at least 1/3 of the density bonus of 0.2 FAR as outlined in the West Cambie Area
Plan, Occupants of the affordable housing units subject to the Housing Agreement shall enjoy full and unlimited
access to and use of all on-site indoor and outdoor amenity spaces. The terms of the Housing Agreements shall
indicate that they apply in perpetuity and provide for the following:

PH - 97 Initial:



12.

13.

14.

15.

16.

17.

18.

18.

19.

-0

Phase 1 Building B — Affordable Housing Unit Types and Floor Space
Maximum

. Number of Minimum Unit Total Maximum
Unit Type Units Ar Monthly Household Income**
ca Unit Rent** " ome
One Bedroom + 59.9 m*
Den 2 (645 1) $975 $38,250 or less
73.9 m*
Two Bedroom 2 (795 ﬂ2> $1,218 $46,800 or less
Two Bedroom + 87.1 m’
Den 2 (938 ) $1,218 | $46,800 or less

Phase 2 Building A — Affordable Housing Unit Types and Floor Space

. Number of Minimum Unit Maximum Total Maximum
Unit Type Units Are Monthly Household In *%
2 Unit Rent** come
73.9 m*
Two Bedroom 1 (795 ftz) $1,218 $46,800 or less
79.9 m*
Two Bedroom 6 (860 ) $1,218 $46,800 or less

** May be adjusted periodically as provided for under adopted City policy.

Registration of a legal agreement(s) specifying that no final inspection granting occupancy of the first building
constructed (i.e. Phase 1) will be issued until all of the affordable housing unit types and floor space specified in
Consdieration #11 for Phase 1 have been provided and accepted by the City.

Registration of a legal agreement(s) specifying that no final inspection granting occupancy of the second building
constructed (i.e. Phase 2) will be issued until all of the affordable housing unit types and floor space specified in
Consdieration #11 for Phase 2 have been provided and accepted by the City.

Discharge from title of restrictive covenant (AB224298) which is currently registered on the title of 9291 Odlin Road
and permits only one dwelling on that property.

City acceptance of the developer’s offer to voluntarily contribute $0.60 per buildable square foot (e.g. $163,690.20) to
the City’s child care fund.

City acceptance of the developer’s offer to voluntarily contribute $0.60 per buildable square foot (e.g. $163,690.20) to
the City’s beautification fund.

City acceptance of the developer’s voluntary contribution in the amount of $19,097.19 (i.e. $0.07/ft" of buildable area,
excluding affordable housing) to community and engineering planning costs, as set out in the West Cambie Area Plan.

Registration of a legal agreement(s) regarding the developer's commitment to connect to the West Cambie District
Energy Utility (DEU), including the operation of and use of the DEU and all associated obligations and agreement as
determined by the Director of Engineering.

Enter into a Servicing Agreement* for the design and construction of a publically accessible greenway within the full
10 m wide greenway SRW along the western property boundary of the subject property. Works include, but may not
be limited to a 3.5 m (11.5 ft) wide asphalt pedestrian pathway, lighting, two entry nodes with saw cut concrete
patterns, a central node with unit paving and seating, landscaping. All works to be to the satisfaction of the Manager,
Parks Planning, Design and Construction, 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.

Enter into a Servicing Agreement* for the design and construction of frontage works and services along Dubbert
Street and Odlin Road. Works include, but may not be limited to;

Transportation Requirements:
Developer responsible for the design and construction of the frontage improvements, and the associated land
dedication, as noted below:

New north/south road (Dubbert Street) along the west property line of 9211 Odlin Road:

Initial:
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e Require 10m wide land dedication

¢ Design and construct the Dubbert Street interim roadway to include: min. 6m wide driving surface, 1m wide
paved shoulder along west road edge, and along the east road edge, a 0.15m wide interim curb/gutter, 2m wide
sidewalk, and the remaining to be interim boulevard.

Odlin Road; Road widening within the existing right-of-way along the entire Odlin Road frontage to complete the
following ultimate cross-section (from existing curb/gutter on the south side to north):

¢ 11.2m wide road pavement

¢ (.15m wide curb and gutter

e 2.0m wide sidewalk at the property line

¢ Treed/grassed boulevard between the sidewalk and the curb and gutter

4m x 4m corner cut (as dedication):
¢ (Odlin Road/Dubbert Street: on the northeast corner of the interséction

Engineering Servicing Requirements:
Scope: POLYGON DEVELOPMENT 302 LTD has applied to the City of Richmond for permission to rezone 9211/

9251/9271/ 9291 Odlin Rd from Single Detached Family (RS1/F) to CD zone in order to construct four and five
storey Multi-Family Apartment buildings.

A Servicing Agreement is required to design and construct the following works:
Water Works:

¢ Using the OCP Model, there is 347 L/s of water available at a 20 psi residual at the hydrant located at the frontage
of 9251 Odlin Road and 333 L/s available at 20 psi residual at the hydrant located at the frontage of 9291 Odlin
Road. Additionally, with the upgrades proposed below, there is 160 L/s of water available at a 20 psi residual at
the hydrant located at the north property line along Dubbert St. and 192.0 L/s available at 20 psi residual at the
proposed hydrant along Dubbert St. Based on your proposed development, your site requires a minimum fire flow
of 220 L/s.

¢ The Developer is required to:

¢ Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the 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 designs at Building Permit
stage.

o Install approximately 160 meters of new 200mm watermain along the proposed Dubbert Street, complete with
blow-off. The new watermain shall be tied-in to the existing watermain along Odlin Road.

¢ Install fire hydrants spaced as per City standard along the proposed development’s Dubbert Street frontage.
* Atthe Developer’s cost, the City will:
¢ Install a new water service connection off of the 200mm watermain along Odlin Rd., complete with water

meter. The meter will be located on site (ex. Mechanical room), and will require a right of way to be finalized
during the servicing agreement process.

¢ Cut, cap, and remove all existing water service connections SCON20684, SCON 20683, SCON51710, &
SCON20686 along Odlin Road.

Storm Sewer Works:

. Initial:
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The Developer is required to:

Install approximately 160 meters of 600 mm diameter storm sewers along the development’s Dubbert Street
frontage, complete with new manholes spaced as per City standard. Tie-ins shall be to the 900 mm diameter
storm sewer along Odlin Rd.

At the Developer’s cost, the City will:

Cut, cap, and remove all existing storm service connections and IC: STCN116661, STCN116669
SLATI126542, STCN11664, STCN126548, STCN126549, & STCN116672.

Install a new storm service connection, complete with IC, along the Odlin Rd. frontage of the proposed
development.

Complete the proposed storm sewer tie-in to the 900 mm diameter storm sewer along the Odlin Rd. frontage.

Sanitary Sewer Works:

At the Developer’s cost, the City will:

Install a sanitary service connection, complete with an Inspection Chamber, off of the 200 mm diameter
sanitary line along the Odlin Street frontage of the property.

Frontage Improvements:

5505704

The Developer is required to:

Provide other frontage improvements as per Transportation’s requirements. Improvements shall be built to the
ultimate condition wherever possible.

Provide street lighting along Odlin Road and Dubbert Street frontages and refer to drawing L12.5. Use a type
1 decorative Luminaire pole, complete with LED lights, and powder coated gloss black (paint no. RAL9005).

Remove or put underground the existing private utility overhead lines (e.g., BC Hydro, Telus and Shaw)
along the Odlin Road frontage of the development site. The developer is required to coordinate with the
private utility companies.

Pre-duct for future hydro, telephone and cable utilities along the Odlin Road and Dubbert Street frontages of
the property.

Confirm with BC Hydro (Transmission) whether the clearance between the proposed building and the
existing BC Hydro transmission lines are acceptable.

Locate all above ground utility cabinets and kiosks required to service the proposed development 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
right of way requirements 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 SRWs that shall be shown in the functional plan and registered prior to SA
design approval:

¢ BCHydro Vista - Confirm SRW dimensions with BC Hydro
¢ BC Hydro PMT — Approximately 4mW X 5m (deep) — Confirm SRW dimensions with BC Hydro
¢ BC Hydro LPT — Approximately 3.5mW X 3.5m (deep) — Confirm SRW dimensions with BC Hydro

PH - 100 Initial:
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e Street light kiosk — Approximately 2mW X 1.5m (deep)
¢ Traffic signal controller cabinet — Approximately 3.2mW X 1.8m (deep)
e Traffic signal UPS cabinet — Approximately 1.8mW X 2.2m (deep)
e Shaw cable kiosk — Approximately ImW X 1m (deep) — show possible location in functional plan.
" Confirm SRW dimensions with Shaw
e Telus FDH cabinet - Approximately 1.1mW X 1m (deep) — show possible location in functional plan.
Confirm SRW dimensions with Telus

General Items:
e The Developer is required to:

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,

¢ Pre and post construction elevation surveys of adjacent roads, underground utilities (¢.g. manhole rims,
manhole inverts, service boxes, etc.) and property lines to determine settlement amounts.

¢ Pre and post construction video inspections of adjacent sewer mains to check for possible construction
damage. At their cost, the developer is responsible for rectifying construction damage.

¢  Video inspections of the adjacent storm sewer main along Odlin Road to confirm its condition are required
prior to start of soil densification and preload and after preload removal to check for damages. At their cost,
the developer is responsible for rectifying construction damage.

Prior to a Development Permit” being forwarded to the Development Permit Panel for consideration, the developer
is required to:

I.

Complete an acoustical and thermal report and recommendations prepared by an appropriate registered professional,
which demonstrates that the interior noise levels and noise mitigation standards comply with the City’s Official
Community Plan and Noise Bylaw requirements. The standard required for air conditioning systems and their
alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 “Thermal
Environmental Conditions for Human Occupancy” standard and subsequent updates as they may occur. Maximum
interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows:

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

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

I.

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.

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

3. Payment of the Supplementary Local Area DCC for the Alexandra Neighbourhood based on $7.56 per ft’.

5505704 PH - 101 Initial:
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4. Payment of the latecomer multifamily dwelling unit per unit charge ($1,836.72) plus applicable interest, in accordance
with the Alexandra Neighbourhood Development Agreement.

5. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals
Department at 604-276-4285.

Note:
*  This requires a separate application.

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

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

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

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.

s  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 Date

5505704 PH - 102



City of

Sl Richmond Bylaw 9755

Richmond Zoning Bylaw 8500
Amendment Bylaw 9755 (RZ17-778596)
9211, 9251, 9271, 9291 Odlin Road

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

1.

5508951

Richmond Zoning Bylaw 8500 is amended by inserting as Section 18.31 thereof the
following:

“18.31Low Rise Apartment (ZLLR31) — Alexandra Neighbourhood (West Cambie)

18.31.1 Purpose

The zone provides for medium density residential apartment development with
a density bonus for the construction of affordable housing.

18.31.2 Permitted Uses ‘ 18.31.3 Secondary Uses
¢ housing, apartment ¢ boarding and lodging
e community care facility, minor
¢ home business

18.31.4 Permitted Density

1. The maximum floor area ratio is 1.50, together with an additional 0.1 floor area
ratio provided that it is entirely used to accommodate amenity space.

2 Notwithstanding Section 18.31.4.1, the reference to “1.50” is increased to a higher

density of “1.70” if, prior to first occupancy of a building, the owner:
a) Provides on the lot not less than 13 affordable housing units having a
combined habitable space of at least 0.066 of the “0.2” floor area density

bonus; and

b) Enters into a housing agreement for the affordable housing units with the
City and registers the housing agreement against the title to the lot, and files
a notice in the Land Title Office.
18.31.5 Permitted Lot Coverage

1. Maximum Lot Coverage is 40% for buildings.
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18.31.6 Yards & Setbacks

1. The minimum property line setback is:

a. 5.0 m from the west property line;
b. 6.0 m from the north or south property lines;
c. 7.5 m from the east property line provided that a minimum building face to

building face separation of 15.0 m is maintained between the buildings on
the site and any buildings on 9399 Odlin Road.

2. Notwithstanding Section 18.31.6:

a.

A parking structure may project into the property line setback a maximum
of 2.4 m provided that such encroachment is landscaped or screened by a
combination of trees, shrubs, ornamental plants or lawn as specified by a
Development Permit approved by the City; and

Entry stairs may project into the public road setback or the property line
setback for a maximum distance of 2.5 m.

18.31.7 Permitted Heights

1. The maximum height for buildings is 19.5 m and 5 habitable storeys, except
that:

a.

The maximum height for portions of the buildings within 48 m of the north
property line is 16.5 m and may contain not more than 4 habitable storeys
and;

b. The maximum height for portions of the buildings within 54 m of the south
property line and within 39 m of the west property line is 22.6 m and may
contain not more than 6 habitable storeys.

2. The maximum height for accessory buildings and structures is 9.0 m.

18.31.8 Subdivision Provisions/Minimum Lot Size

1. There are no minimum lot width, lot depth or lot area requirements.

2. The minimum lot size is 14,500 m®,

18.31.9 Landscaping & Screening

1. Landscaping and screening shall be provided according to the provisions of
Section 6.0.

5508951
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5508951

18.31.10 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, except that the number of on-site parking
spaces required for apartment housing shall be: '

a) 1.26 spaces per dwelling unit for residents; and

b) 0.18 spaces per dwelling unit for visitors.
18.31.11 Other Regulations

1. . In addition to the regulations listed above, the General Development Regulations
in Section 4.0 and the Specific Use Regulations in<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>