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PLANNING AND DEVELOPMENT DIVISION 

4. PROPOSED OFFICIAL COMMUNITY PLAN/CITY CENTRE AREA

PLAN AMENDMENT, LANSDOWNE SHOPPING CENTRE FINAL

MASTER LAND USE PLAN
(File Ref. No.12-8060-20-010154 CP 15-717017) (REDMS No. 6575423 v. 6B)

PLN-493 See Page PLN-493 for full report 

PLN-642 See Page PLN-642 for Bylaw 10154 

Designated Speakers:  Wayne Craig and Diana Nikolic 

STAFF RECOMMENDATION 

(1) That Official Community Plan Amendment Bylaw 10154, which

proposes a number of amendments, including:

(a) In Schedule 1 of Official Community Plan Bylaw 9000, to

amend the shape of the designated “Park” and to extend the

“Downtown Mixed Use” designation to include a 7,269 m2

(78,242 ft2) area on the east side of Hazelbridge Way extension;

and

(b) In Schedule 2.10 (City Centre Area Plan) of the Official

Community Plan 7100 to:

(i) Amend the existing land use designations in the

Generalized Land Use Map, Specific Land Use Plan:

Lansdowne Village (2031), and reference maps

throughout the plan for the area bound by No. 3 Road,

Alderbridge Way, Kwantlen Street and Lansdowne Road

to:
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     • Reflect the proposed Major Park location and 

distribution; and 

     • Amend land use designations to reflect the proposed 

reorganization of building density and building 

heights;  

    (ii) Amend the Development Permit Special Precinct Key 

Map to include an area bound by No. 3 Road, 

Alderbridge Way, Kwantlen Street and Lansdowne Road 

and to add new Special Precinct Development Permit 

Guidelines; and 

    (iii) Make related minor map, text, page numbering, and table 

of contents amendments to the City Centre Area Plan;  

   be introduced and given first reading;  

  (2) That Bylaw 10154, having been considered in conjunction with: 

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

   (b) the Greater Vancouver Regional District Solid Waste and 

Liquid Waste Management Plans; 

   is hereby found to be consistent with said program and plans, in 

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

  (3) That Bylaw 10154, having been considered in accordance with OCP 

Bylaw Preparation Consultation Policy 5043, is hereby found not to 

require further consultation. 

  

 

 5. FARMING FIRST STRATEGY UPDATE 
(File Ref. No. 08-4050-10) (REDMS No. 6457642 v. 4) 

PLN-681  See Page PLN-681 for full report  

  
Designated Speaker:  Barry Konkin 

  STAFF RECOMMENDATION 

  (1) That the Farming First Strategy, as outlined in the report titled 

“Farming First Strategy” dated January 18, 2021 from the Director 

of Policy Planning, be endorsed; 

  (2) That Richmond Official Community Plan Bylaw 9000, Amendment 

Bylaw 10230, to replace the objectives and policies contained in 

Section 7.1 (Protect Farmland and Enhance Its Viability) of the OCP 

with the objectives and policies contained in the Farming First 

Strategy, be introduced and given first reading; 
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  (3) That Richmond Official Community Plan Bylaw 9000 Amendment 

Bylaw 10231, to amend the OCP’s Development Permit Guidelines to 

include specific agricultural buffer guidelines for lands adjacent to 

the Agricultural Land Reserve, be introduced and given first reading; 

  (4) That Richmond Official Community Plan Bylaw 9000 Amendment 

Bylaw 10232, to amend the OCP’s Development Permit Guidelines to 

revise the Environmentally Sensitive Area (ESA) DP exemption 

requirements for new farmers to reflect current practice, be 

introduced and given first reading; 

  (5) That Bylaws 10230, 10231 & 10232, having been considered in 

conjunction with: 

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

   (b) the Greater Vancouver Regional District Solid Waste and 

Liquid Waste Management Plans; 

   is hereby found to be consistent with said program and plans, in 

accordance with Section 477(3)(a) of the Local Government Act; 

  (6) That Bylaws 10230, 10231 & 10232, having been considered in 

accordance with OCP Bylaw Preparation Consultation Policy 5043, 

is hereby found not to require further consultation; 

  (7) That staff be directed to prepare a letter signed by the Mayor to the 

Minister of Agriculture identifying the agricultural issues identified 

through the Farming First Strategy consultation process that require 

Provincial action; and 

  (8) That staff be directed to report back to Council in one year regarding 

the implementation of the proposed actions associated with the 

Farming First Strategy. 

  
 

 6. MANAGER’S REPORT 

 

  
ADJOURNMENT 
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Report to Committee 

 

 

To: Planning Committee Date: January 20, 2021 

From: Wayne Craig 
Director, Development 

File: CP 15-717017 

Re: Proposed Official Community Plan/City Centre Area Plan Amendment, 
Lansdowne Shopping Centre Final Master Land Use Plan  

Staff Recommendation 

1. That Official Community Plan Amendment Bylaw 10154, which proposes a number of 
amendments, including:  

a) In Schedule 1 of Official Community Plan Bylaw 9000, to amend the shape of the 
designated “Park” and to extend the “Downtown Mixed Use” designation to include a 
7,269 m2 (78,242 ft2) area on the east side of Hazelbridge Way extension. 

b) In Schedule 2.10 (City Centre Area Plan) of the Official Community Plan 7100 to:  

i) Amend the existing land use designations in the Generalized Land Use Map, 
Specific Land Use Plan: Lansdowne Village (2031), and reference maps 
throughout the plan for the area bound by No. 3 Road, Alderbridge Way, Kwantlen 
Street and Lansdowne Road to: 

• Reflect the proposed Major Park location and distribution; and 

• Amend land use designations to reflect the proposed reorganization of 
building density and building heights. 

ii) Amend the Development Permit Special Precinct Key Map to include an area 
bound by No. 3 Road, Alderbridge Way, Kwantlen Street and Lansdowne Road 
and to add new Special Precinct Development Permit Guidelines.  

iii) Make related minor map, text, page numbering, and table of contents amendments 
to the City Centre Area Plan. 

be introduced and given first reading. 
 
2. That Bylaw 10154, having been considered in conjunction with: 

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

Plans; 
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is hereby found to be consistent with said program and plans, in accordance with 
Section 882(3)(a) of the Local Government Act. 

 
3. That Bylaw 10154, having been considered in accordance with OCP Bylaw Preparation 

Consultation Policy 5043, is hereby found not to require further consultation. 

 
Wayne Craig 
Director, Development 

WC:nd 
Att.  
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Law  
Community Social Development  
Parks Services   
Engineering  
Policy Planning  
Transportation  
Sustainability & District Energy                              
Community Services                                              
 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Vanprop Investments Ltd. has applied to the City of Richmond to amend Bylaw 9000, the City’s 
Official Community Plan (OCP) and Bylaw 7100, Schedule 2.10 of the OCP, the City Centre 
Area Plan (CCAP), for the property at 5300 No. 3 Road.  The site is approximately 20.2 hectares 
(50 acres) in area and is the location of the existing Lansdowne Centre shopping centre 
(Attachment 1).  Based on the size of the subject site and its prominent location at the centre of 
Lansdowne Village, and the applicant’s proposed necessary phased approach to redevelopment 
over a number of years, staff advised the applicant to prepare a Master Land Use Plan to guide 
future multi-phased redevelopment of the property.   
 
The scope of the subject application is limited to an OCP/CCAP amendment application only.  
The developer proposes amendments to the OCP and Schedule 2.10 (City Centre Area Plan) of 
the OCP to: 
• Locate and distribute the 4 hectares (10 acres) of Major Park that the CCAP identifies for the 

subject site into four distinct yet related public spaces; and 
• Reorganize on-site density and building heights while maintaining the density permitted by 

the approved CCAP.  No increase in density over the maximum currently permitted in the 
CCAP is proposed (Attachment 2).   

 
The subject application is unlike most OCP/CCAP amendment applications, which are usually 
made in conjunction with a rezoning application.  Subject to Council approval of the proposed 
Master Land Use Plan and associated bylaws and implementation strategy, the applicant would be 
required to submit individual rezoning and Development Permit applications for each phase of the 
redevelopment.  Should the proposed OCP/CCAP amendment application not proceed, 
redevelopment of the subject property would be consistent with the existing CCAP. 
 
Conditional to Council approval, the proposed Final Master Land Use Plan would facilitate 
incremental phased redevelopment of approximately 426,330 m2 (4.5 million ft2) of development 
(approximately 357,432 m2 (3.8 million ft2) of residential development and 63,923m2 (688,061 
ft2) of non-residential development, excluding any potential City-owned amenity space 
obligations).   

Future Incremental Rezoning and Development Permit Applications and Acquisition of Public 
Benefits  

While the OCP sets the vision, in order to realize development as envisioned by the proposed 
Final Master Land Use Plan, new development would be subject to individual rezoning and 
Development Permit (DP) applications.  Future rezoning applications would be required to 
comply with all City amenity contributions and infrastructure requirements that are in place at the 
time of future redevelopment, including but not limited to affordable/rental housing, public art, 
sustainability measures and other amenity requirements adopted by Council.  
 
Council will maintain its discretionary authority to secure amenities and contributions that are up 
to date at the time of rezoning as well as any new contributions, amenities and off-site works that 
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may be adopted by Council.  This approach ensures that Council retains the ability to apply future 
amenity contributions as they evolve which may be significant (e.g. Council amended the 
Affordable Housing (AH) Strategy in 2017 to secure 50% more AH, Council adopted an optional 
Market Rental Policy in 2018, future sustainability and rental housing initiatives are under 
consideration).   
 
Key features of the proposed Final Master Land Use Plan, which will be secured at the time of the 
associated rezoning, include the following: 
• 4 hectares (10 acres) of Major Park, consistent with the CCAP. 
• A minimum 0.85 hectares (2.11 acres) of additional public open space (plaza and green links). 
• Three new roads, a mews, expansion of the cycling network, and green connections 

throughout the site. 
• Two on-site mobility hubs, as well as introduction of an interim mobility hub that would be 

introduced during the proposed first phase of development to maximize transportation 
options.  

• Development of and transfer to the City of two on-site low carbon energy plants, which would 
enable Lulu Island Energy Company (LIEC) to provide service to the development proposed 
on the subject site, as well as, service to neighbouring properties in the future. 

• New and upgraded utility services, including a new sanitary pump station and provisions to 
design and construct a rainwater management system to the satisfaction of staff. 

• Retention of the existing mall during the initial phases of redevelopment to maintain 
commercial services within the neighbourhood throughout the phased redevelopment process. 

• Special Precinct Development Permit Guidelines to support development principles to create a 
vibrant mixed-use urban environment. 

• Conditional to the developer taking full advantage of the density bonusing provisions in the 
CCAP, the City would secure up to approximately 4,975 m2 (53,550 ft2) of on-site City-
owned community amenity space, or an equivalent cash-in-lieu contribution to the satisfaction 
of the City, which is discussed in detail in the Future Reports and Processes section of this 
report.  The proposed Final Master Land Use Plan identifies a potential location for a City-
owned amenity space at the northeast corner of the intersection of Lansdowne Road and No. 3 
Road (with convenient access to the Canada Line Station, a proposed Civic Plaza, and 
Lansdowne Linear Park).  A separate Council process will determine whether an on-site 
amenity space is desired in this location and if so, the intended use of the amenity space.  
 

A later section of this report outlines a range of implementation actions that would be secured as a 
condition of future rezoning applications or by way of an independent review process. 

Development Information 

An Application Data Sheet providing details about the proposed Master Land Use Plan is attached 
(Attachment 3).   
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Background 

 

Council Approved OCP/CCAP Amendment Application Review Process 

On December 11, 2017, Council authorized staff to undertake a three stage OCP/CCAP 
application review process.  Each stage includes a series of steps and an associated report to 
Council.  This report and the attached proposed Final Master Land Use Plan and associated 
bylaws mark the end of the final stage of the OCP/CCAP amendment application review process.  
The application review process is structured so that it does not limit Council’s decision making 
authority for any future rezoning and Development Permit (DP) application related to the subject 
property.  Attachment 4 provides a summary of the completed stages of the Council approved 
OCP/CCAP amendment application review process. 
 
Stage 3 (current stage) 
This report, which includes the proposed “Final Master Land Use Plan” and associated proposed 
bylaws, marks the end of the established OCP/CCAP amendment review process.  Conditional to 
the subject application receiving third reading, and as a requirement of OCP/CCAP amendment 
bylaw adoption, the applicant would submit a rezoning application to initiate the first proposed 
phase of development (Attachment 10).  Although redevelopment would be market driven, the 
applicant anticipates that the redevelopment process will occur over 15 to 20 years.  

Site and Surrounding Development 

There are currently no residential uses on the subject property.  The subject site is occupied by the 
Lansdowne Centre shopping centre and associated surface parking.  The site is located at the centre 
of the Lansdowne Village in the City Centre, is immediately adjacent to Lansdowne Station, and is 

Phase 1 

Prepare 
the 
Proposed 
Master 
Land Use 
Plan 

Stage 3: 
Subject Application 

Stage 2: Complete 

Council report date:  
Sept. 26, 2018 

 
Future Phased 
Rezoning & DP 
Applications 
 
Council 
approval 
required. 
 
Subject to all 
amenities & 
contributions 
that are in 
place at the 
time of 
application. 

Phase 7 

Report to 
Council 
including the 
Final Master 
Land Use Plan, 
OCP/CCAP 
bylaw 
amendments & 
Implementation 
Strategy 

Phase 6 

Finalize the 
Final Master 
Land Use Plan, 
OCP/CCAP 
bylaw 
amendments & 
Implementation 
Strategy 

Phase 5 

Report to 
Council 
summarizing 
the 
consultation 
& proposing 
the Concept 
Master Land 
Use Plan 
that Council 
was asked to 
endorse. 

Phase 2 

Report to 
Council to 
seek Council 
endorsement 
to undertake 
staff 
managed 
applicant led 
public 
consultation. 

Phase 3 
Consultation 

Phase 4 

Consultation 
Analysis & 
Revisions to 
the 
Proposed 
Master Land 
Use Plan  

Stage 1: Complete 

Council report date: 
Nov. 28, 2017 

Future 
Development  

Applications 

We are 

here 

OCP/CCAP Amendment Process 
Seeking Council approval of a Master Land Use Plan to guide future 
development on the subject site 
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bound by No. 3 Road, Alderbridge Way, Kwantlen Street and Lansdowne Road (Attachment 1).  
The subject site is zoned “Auto-Oriented Commercial (CA)”.   
 
Development surrounding the subject site is as follows: 
• To the north, Alderbridge Way and low/mid-rise office, commercial and hotel development, as 

well as undeveloped properties.  Properties in the area are zoned “Auto-Oriented Commercial 
(CA)”, “Pub & Sales (CP1)”, and “Land Use Contract (LUC) 79 and 40”.  The properties are 
designated “Commercial” in the Official Community Plan (OCP) and “Urban Centre T5 (25 m 
and 35 m)” and “Village Centre Bonus (VCB)” in the Aberdeen Village Specific Land Use Map 
of the CCAP.  
 

• To the east, Kwantlen Street and an existing high-rise residential development and Kwantlen 
Polytechnic University’s (KPU) Richmond Campus.  The properties are zoned 
“Residential/Limited Commercial (RCL1)” and “School and Institutional Use (SI)” respectively.  
The sites are designated “Mixed Use” and “School” in the OCP and designated “Urban Centre 
T5 (25 m)” and “Institution” in the Lansdowne Village Specific Land Use Map of the CCAP.  

  
• To the south, existing commercial and residential developments, including a development 

proposal at 5500 No. 3 Road to permit a 15 storey building with approximately 149 purpose-built 
market rental housing units, which was granted 3rd reading at the April 20, 2020 Public Hearing 
(RZ 19-858804, DP 20-896600).  The properties are zoned “Downtown Commercial (CDT1)” 
and “Medium Density Low Rise Apartments (RAM1)”.  The properties are designated 
“Downtown Mixed Use” and “Apartment Residential” in the OCP and “Urban Core T6 (45 m)”, 
“VCB”, and “General Urban T4 (15 m)” in the Lansdowne Village Specific Land Use Map of 
the CCAP.   

 
• To the west, new development including: 

o An approved high density mixed-use development (RZ 15-692485, DP 16-740262) that 
includes 18,720 m2 (201,500 ft2) of office and commercial floor area, and 822 residential 
units including 38 low-end market rental units, and 115 secured market rental units;   

o An approved high density mixed-use development (RZ 17-779262, DP 18-829141) that 
includes approximately 8,434 m2 (90,782 ft2) of office and commercial floor area, 558 m2 
(6,000 ft2) of City-owned community amenity floor area, and 383 residential units including 
20 low-end market rental units; and  

o An existing single storey car rental business.   
The properties are zoned “High Density Mixed Use (ZMU34) – Lansdowne Village (City 
Centre)”, “High Density Mixed Use (ZMU38) – Lansdowne Village (City Centre)”, and “Auto-
Oriented Commercial (CA)”.   The properties are designated “Downtown Mixed Use” and 
“Park” in the OCP and “Urban Core T6 (45 m)”, “VCB” and “Park” in the Lansdowne Village 
Specific Land Use Map of the CCAP. 
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Findings of Fact 

Related Policies & Studies 

Official Community Plan (OCP) 

The Official Community Plan (OCP) designates approximately 20% of the subject site “Park” and 
the remainder of the property “Downtown Mixed Use” and “Mixed Use”.  The subject application 
proposes to: 

• Amend the OCP to reflect the proposed Major Park location and distribution.   
• Extend the “Downtown Mixed Use” designation to include a 7,269 m2 (78,242 ft2) area on 

the east side of the proposed extension of Hazelbridge Way to support the existing 
designation of Hazelbridge Way in this area as a retail high street (Attached Bylaw 10154, 
Schedule A).  
 

The proposed amendments are consistent with fundamental objectives of the site’s existing OCP 
designations, including securing 20% of the site as City “Park” and supporting retail and office 
uses along No. 3 Road, and designated retail high streets. 

City Centre Area Plan (CCAP) 

The subject site is located at the centre of the Lansdowne Village in the CCAP.  The existing land 
use designations secure a 4 hectare (10 acres) Major Park, and permit mixed-use development 
throughout the site with the greatest building density and heights supported on the western portion 
of the site and an eastward transition to lower density and height.  The overall density supported 
by the property’s existing CCAP land use designations is 2.77 Floor Area Ratio (FAR) blended 
across the site.  
 
Two fundamental amendments to the Lansdowne Village Specific Land Use map are proposed 
including the following:  
1. Proposed Major Park Location and Distribution: To establish the location and distribution of 

the 4 hectares (10 acres) “Major Park” that the CCAP identifies for the site. 
2. Proposed Land Use Reorganization: To reorganize on-site land uses and building heights 

without increasing the overall blended on-site density of 2.77 FAR, which is supported by the 
existing CCAP.   

 
The proposed amendments are refinements to the plan, rather than significant modifications, and are 
consistent with fundamental CCAP objectives to support Transit Oriented Development (TOD) 
and to create a strong Village Centre by: 
• Locating the majority of the “Major Park” within a 5 minute walking distance (400 m) of a 

Village Centre;  
• Supporting the greatest density and building height within a 5 minute walking distance 

(400 m) of a Village Centre; and  
• Increasing the network of vehicle, cycle and pedestrian connections and opportunities to 

transition between modes of transportation within the City Centre.  

Proposed Major Park  
The CCAP currently shows a linear east/west oriented 4 hectares (10 acres) Major Park along the 
southern portion of the site abutting Lansdowne Road.  The CCAP amendment application will 
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facilitate a more desired park location.  The proposed Major Park location and distribution is 
consistent with CCAP objectives to: 
 
1. Maximize the amount of park within a 5 minute walking distance (400 m) from Lansdowne 

Station.  The proposed Major Park location and distribution will increase the amount of park 
area within a 5 minute walking distance from the Canada Line station by approximately 22% 
compared to the existing CCAP.   
 

2. Provide urban residents with park spaces to recreate and socialize.  The proposed Master Land 
Use Plan proposes to establish a series of four distinct and well-connected civic park spaces in 
visually and physically prominent locations that will be designed to encourage a range of 
active and passive public park uses.  The scope of the subject OCP/CCAP amendment is 
limited to establishing the Major Park location and distribution with consideration of the 
intended park uses and functions.  The intended park spaces are discussed in detail in a 
subsequent section of this report. 

Proposed Land Use Reorganization 
The CCAP supports concentrating the greatest building density, mix of land uses and building 
heights within a 5 minute walking distance (400 m) from a Canada Line station and/or Village 
Centre.  The existing Lansdowne Village Specific Land Use Map delineates the westerly 1/3 of 
the subject site for high density mixed use high-rise development and designates the easterly 2/3 
of the site for a lower gradient of mixed use building density and building heights (Attachment 5).  
Consistent with overall CCAP objectives, the property owner proposes amendments to the 
Lansdowne Village Specific Land Use Map to permit high density development and taller 
buildings within the portion of the site that is within a 5 minute walking distance from Lansdowne 
Station as summarized in Table 1.  Lower density and building heights are proposed on the 
eastern portion of the subject site (Attached Bylaw 10154, Schedule CC).  No increase in density 
over the maximum currently permitted in the CCAP is proposed.  
 
Table 1: Existing CCAP compared to proposed Master Land Use Plan  

 Floor Area Ratio (FAR) and 
building height 

Existing 
CCAP 

Proposed Master 
Land Use Plan 

Western 1/3 of subject site (portion of the site located west of Hazelbridge Way 
extension) 

4.0  
45 m 

3.0  
45 m 

Central 1/3 of subject site (portion of the site located east of Hazelbridge Way 
extension and west of Cooney Road extension)  

2.0  
25 m 

3.14  
35 m* 

Eastern 1/3 of subject site (portion of the site located east of Cooney Road 
extension) 

2.0  
25 m 

2.1 
25 m - 35m* 

OVERALL ON-SITE BLENDED DENSITY 2.77 FAR 2.77 FAR 

* With provisions for additional building height in accordance with proposed Special Precinct Development Permit Guidelines 
 
The proposed amendment remains consistent with fundamental existing CCAP objectives that 
include the following:  
 
1) Maintain the overall on-site blended density that is supported by the existing CCAP.  The 

proposed overall on-site blended density, over the 20 hectares (50 acres) property, exclusive 
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of the Major Park and DCC eligible road area, would remain the same as supported by the 
existing CCAP.  No additional density is proposed on the site.    
 

2) Preserve the distribution of on-site density that is supported by the existing CCAP.  The 
existing CCAP allocates 76% of the overall supported on-site density to a portion of the 
subject site that is within a 5 minute walking distance (400 m) from Lansdowne Station.  The 
proposed Master Land Use Plan proposes to maintain 74% of the overall proposed on-site 
density within a 5 minute waking distance from the Canada Line station.  

 
3) Achieve the on-site City-owned amenity space obligations that are intended by the existing 

CCAP.  The CCAP includes density bonusing provisions, which are used to negotiate and 
secure City-owned amenity spaces that keep pace with growth within the City Centre, 
including affordable housing, child care, City-owned amenity space, etc.  Should the 
developer utilize the full density bonusing provisions associated with the “Village Centre 
Bonus (VCB)” and “Urban Core T6” land use designations, approximately 4,975 m2 (53,550 
ft2) of on-site indoor City-owned amenity space will be secured through the redevelopment 
process.  Should Council decide to forego an on-site amenity space(s), the City will secure an 
equivalent cash contribution from the developer at the time of rezoning as outlined in 
Attachment 10.   
 

4) Concentrate the greatest building heights within a 5 minute walking distance (400 m) from 
Lansdowne Station.  The proposed Master Land Use Plan is consistent with existing CCAP 
objectives to establish a gradual transition to lower building heights outside a designated 
Village Centre, and to achieve a mix of building heights to create a varied skyline and a 
distinct village character. 

OCP Amendment Bylaw 10154  
Proposed Official Community Plan Amendment Bylaw 10154, would amend Schedule 2.10 of 
Official Community Plan Bylaw 7100 (City Centre Area Plan) as follows:  
1) Amend the Lansdowne Village Specific Land Use Map (Attached Bylaw 10154, Schedule CC).  

The proposed designations include the following: 
o “Urban Centre T5” (Residential and Mixed Uses) and “Village Centre Bonus (VCB)” on the 

westerly 1/3 of the subject site.  The proposed permitted maximum density is up to 2.0 Floor 
Area Ratio (FAR), with a provision for optional bonus non-residential density up to 1.0 FAR 
provided that the conditions of the VCB are addressed.  The maximum building height is 47 
m geodetic. 
 

o “Urban Core T6” (Residential and Mixed Uses) on the central 1/3 of the subject site and 
VCB on a 7,269 m2 (78,242 ft2) area abutting Hazelbridge Way extension.  The proposed 
permitted maximum density is 3.0 Floor Area Ratio (FAR).  A limited area is designated 
VCB, which permits optional additional non-residential density, provided the conditions of 
the VCB are addressed.  The maximum building height is 35 m, with provisions for 
additional height as outlined in the proposed Special Precinct Development Permit 
Guidelines (and discussed in a subsequent section of this report).   
 
An associated text amendment is proposed to introduce a new sub-category for the Urban 
Core (T6) designation (“Urban Core T6 (35m)”) to reflect the plan’s intention to allow 
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increased density while limiting the potential number of tall buildings.  Tall buildings are 
subject to provisions in the proposed Special Precinct Development Permit Guidelines.  
 

o “Urban Centre T5” (Residential and Mixed Uses) and a 6,795 m2 (73,140 ft2) area designated 
“Urban Core T6” on the eastern 1/3 of the site.  The maximum building height is 25 m and 
35 m respectively with provisions for additional height as outlined in the proposed Special 
Precinct Development Permit Guidelines; and 
 

o “Major Park” organized as a series of distinct and well-connected civic park spaces along the 
southern portion of the site abutting Lansdowne Road and the central area of the site. 

 
2) Amend the Generalized Land Use Map (2031) to reflect the proposal to reorganize on-site 

land uses (Attached Bylaw 10154, Schedule AA). 
3) Amend supporting maps that are embedded in the CCAP (Attached Bylaw 10154 and 

summarized in Attachment 6) and insert clarification text as required to refer to the proposed 
Special Precinct Development Permit Guidelines for height provisions.  

 

Supporting CCAP amendments are discussed in the Analysis section of this report. 

Consultation 

Staff reviewed the proposed OCP amendments with consideration of the Local Government Act 
and the City’s OCP Bylaw Preparation Consultation Policy 5043 requirements and developed a 
community consultation plan, which was approved by Council on December 11, 2017.   
 
The community consultation process and outcomes included: 

• Meetings with key stakeholders (Kwantlen Polytechnic University (KPU), Richmond 
School District No. 38, TransLink, Vancouver Airport Authority); 

• An on-site Information Centre, provided by the developer, that was visited by 
approximately 1,900 people; 

• Two public information meetings that were attended by approximately 500 people;  
• On-site notification signage regarding the proposed OCP/CCAP amendment; and 
• Using the City’s interactive discussion and community engagement website, 

LetsTalkRichmond.ca to both share information with the public about the Proposed 
Master Land Use Plan and to collect feedback.  190 on-line feedback form responses were 
submitted to the City.   

 
The September 26, 2018 report to Council provided a detailed summary of the Council approved 
community consultation process and the feedback that was received.  Stakeholders and the 
community were generally supportive of the Proposed Master Land Use Plan, with approximately 
71% of those who completed a feedback form either supporting or having a neutral opinion of the 
proposed amendments to the OCP/CCAP.   
 
Staff have maintained ongoing communication regarding the proposed application with key 
stakeholders and remain available to discuss the project with the public.  Since late 2018, staff 
have received 18 calls from the general public regarding the subject application.  Discussion 
focused on clarifying the scope of the OCP/CCAP application, responding to inquiries related to 
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the status of the OCP/CCAP amendment review process, and discussing existing land use 
designations for nearby properties.   
 
Attachment 7 provides a summary of recent discussions with and submissions from stakeholders 
and other related updates subsequent to the Concept Master Land Use Plan being endorsed by 
Council in October 2018.  Attachment 7 includes a summary of the Long Range Facilities Plan 
(LRFP) that was adopted by the School Board in June 2019.  The subject site is not included as a 
possible option to accommodate student growth needs to 2033.  The incremental phased 
redevelopment of the site means there are on-going opportunities for the School Board to secure a 
school site on the subject site to accommodate post 2033 student growth should the School Board 
determine a school site is warranted.  Further, the implementation strategy has been developed to 
accommodate a school should the School Board pursue a school on the site. 
 
Three TransLink statutory right-of-ways (SRW) are registered on the subject site.  A summary of 
the existing agreements and their locations are provided in Attachment 7.  As part of the rezoning 
review and bylaw adoption process for affected areas of the subject site, the property owner will 
be required to work with TransLink to amend or discharge the agreements to the City’s 
satisfaction, at no cost to the City.  No amendments/discharges to existing agreements that are 
registered on the subject site are required as a condition of OCP/CCAP amendment bylaw 
adoption.   
 
During the course of the subject OCP/CCAP amendment review process, the Vancouver Airport 
Authority (VAA) submitted an application to Transport Canada to enact new Airport Zoning 
Regulations (AZR) to protect airspace for a possible future parallel south runway, which would 
limit the maximum height of buildings and structures in specific areas in Richmond’s City Centre, 
including the subject site.  As a key stakeholder, the VAA was consulted regarding the subject 
proposal and the proposed building heights are consistent with the VAA’s application to 
Transport Canada.  The developer will be required to confirm that building heights comply with 
AZR regulations that are in place at the time of redevelopment as part of the standard rezoning 
and Development Permit review process.   

Analysis 

Key Planning Objectives and Related Proposed Master Land Use Plan Elements  

The proposed Master Land Use Plan is organized around two key elements: 
• The desired Major Park location and distribution; and  
• Consistency with CCAP objectives to support the greatest density, building height and mix of 

uses within a 5 minute walking distance (400 m) of a Canada Line station/Village Centre.   
  
In addition, the plan includes supporting elements, some of which are associated with minor 
OCP/CCAP amendments, which are discussed below.  Implementation details are discussed in a 
subsequent section of this report.   

Park Objectives and Major Park Elements  
The subject OCP/CCAP amendment proposes to establish the Major Park location and 
distribution with consideration of the intended park uses and functions while complying with 
fundamental CCAP objectives to maximize the amount of park area within a 5 minute walking 
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distance (400 m) of a Village Centre.  Four distinct and connected spaces are proposed 
(Attachment 10, Schedule 4).   
 
1) Civic Plaza is proposed at the intersection of Lansdowne Road and No. 3 Road, which is the 

centre of the City Centre.  The space would be designed to facilitate gathering, cultural 
activities, significant public art and pedestrian circulation.  (Size: 0.61 ha (1.51 acres), Event 
attendance capacity: 2,500 -5,000 people 
 
The proposed Special Precinct Development Permit Guidelines identify a general location and 
design objectives for a “Landmark” building that relates to the abutting Civic Plaza and 
subject site’s significant civic amenities and premier location at the centre of the City Centre.  
At Council’s discretion, the “Landmark” building may be a City-owned community amenity 
building or building that includes City-owned community amenity space. 

 
2) Lansdowne Linear Park is proposed along the site’s Lansdowne Road frontage.  The linear 

park would be the signature central section of the City’s east/west civic spine and would 
function as a major pedestrian and cycling connection and an art walk with landscaping that 
includes mixed resilient plant species.  The linear park is a component of a larger linear park 
network that is being incrementally introduced to connect the Richmond Olympic Oval and 
waterfront with the Garden City Lands (Size: 0.80 ha (1.98 acres)).  
 

3) Centre Park would be entirely located within the portion of the subject site that is within a 5 
minute walking distance of Lansdowne Station, within the central third of the subject site, and 
directly connected to the other Major Park elements.  Centre Park would include facilities to 
accommodate active and passive neighbourhood users, as well as festivals and major events. 
(Size: 1.9 ha (4.71 acres), Event attendance capacity: 8,600-17,300 people) 

 
4) Neighbourhood Plaza, at Lansdowne Road and Kwantlen Road, is intended to provide space 

for informal gathering and smaller community events. (Size: 0.17 ha (0.42 acre)) 
 

5) Park Frontage Enhancement Area includes areas identified in the CCAP that facilitate 
transition between public and private spaces, including balancing a lively public realm with 
residential expectations related to quiet and enjoyment of personal space.  Consistent with the 
intention of the CCAP, the proposed park frontage enhancement right-of-way areas would 
abut the Major Park and would be designed in accordance with CCAP guidelines and 
proposed Special Precinct Development Permit Guidelines to activate these areas while 
providing sensitive and respectful transitions between public and private spaces.  (Size: 0.49 
ha (1.23 acres))   

 
Public Open Space Objectives and Public Open Space Elements  
Consistent with CCAP objectives to create a green, connected, urban centre that includes plazas 
and green links, the proposed Master Land Use Plan proposes adjustments and expansion of the 
pedestrian linkages network and public open space areas outlined in the CCAP to maximize use 
of and access to the Major Park areas and commercial and transportation nodes, and to increase 
the overall amount of on-site open space.  The obligation to secure these spaces using right-of-
way agreements on private properties would be secured as a condition of the proposed 
OCP/CCAP amendment.  A minimum 0.85 hectares (2.11 acres) of public open space would be 
secured and includes the following spaces (Attachment 10, Schedule 4): 
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1) Plaza 

a) No. 3 Road Wedge is proposed along the site’s No. 3 Road frontage and would extend 
south toward the proposed Civic Plaza.  The plaza would be designed to encourage public 
gathering along the site’s No. 3 Road frontage.  The wedge shape would be achieved by 
requiring buildings to be setback between 8 m and 30 m (26 ft. to 98 ft.) from No. 3 Road.  
Introducing this plaza space is consistent with the CCAP’s designation of the area under 
and abutting the Canada Line between Aberdeen and Lansdowne Village Centres as a 
“flexible street festival zone” and the designation of No. 3 Road as a “Great Street”. 
(Area: 0.16 ha (0.42 acre)) 

 
2) Green Links 

a) Plaza to Park Connector is a proposed new diagonal green link that would connect Civic 
Plaza and Centre Park and improve circulation during major events hosted at Centre Park.  
Plaza to Park Connector would also be a designated secondary retail street that would be 
closed to motorized traffic and characterized by smaller grain storefronts and design 
features that prioritize pedestrians. (Area: 0.14 ha (0.23 acre)) 

b) North/South Green Link is a proposed broad north/south public connection between 
Alderbridge Way and Centre Park.  The green link would be characterized by its park-like 
character, inclusion of large trees and spaces for small groups to gather, and 
accommodation of the Neighbourhood Mobility Hub, which is discussed in detail in a 
subsequent section of this report.  (Area: 0.14 ha (0.36 acre)) 

c) Minor Green Links are concentrated east of Cooney Road extension.  The proposed Minor 
Green Links would increase the site’s overall permeability and would be designed to 
encourage pedestrian circulation.  (Area: 0.39 ha (0.98 acre)) 

 
Building Height Objectives and Building Height Elements  
Consistent with CCAP objectives to concentrate the greatest building heights (up to 45 m (147 
ft.)) at a designated Village Centre and to achieve a varied, attractive skyline with a diversity of 
building heights, the applicant proposes the following: 
 
1) Transition to lower building heights.  The proposed Master Land Use Plan proposes to 

concentrate the greatest building heights within a 5 minute walking distance (400 m) from 
Lansdowne Station and transition to lower mid-rise building heights (25 m (82 ft.), 
approximately 8 storeys) east of the proposed Cooney Road extension (Attached Bylaw 10154, 
Schedule CC). 
 

2) Special Precinct Development Permit Guidelines.  The CCAP defines building height that 
exceeds 25 m (82 ft.) in height as a tower.  The proposed guidelines include provisions for 
tower buildings, including the following (Attached Bylaw 10154, Schedule X): 

a) Location guidelines.  The proposed guidelines intend to limit towers with greater than 
35 m (114 ft.) height to locations on the subject site that are generally within a 5 
minute walking distance (400 m) from Lansdowne Station.   

b) Frame park area and significant public open spaces.  The proposed guidelines intend to 
use towers that are greater than 35 m (114 ft.) in height to frame and identify park 
areas and significant public open spaces.   

c) Encourage varied tower forms.  The proposed guidelines organize towers into two 
categories: 
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i) Towers with a maximum height between 25 m to 35 m (82-114 ft.).  These lower 
tower forms are encouraged to be characterized by stepping massing and varied 
building articulation. 

ii) Towers with a maximum height between 35 m to 45 m (114-147 ft.).  Within this 
category, the proposed design guidelines include “Feature” towers, which are 
towers up to 45 m (147 ft.) in height that exhibit unique architectural design and 
are sited in key locations to draw attention to public gathering spaces and feature 
park areas.  The remaining towers would be consistent with existing CCAP 
Development Permit guidelines for “signature” Richmond style towers. 

 
Vibrant Retail/Commercial Environment Objectives and Retail/Commercial Elements 
The entire subject site is within an approximately 8 minute walking distance from Lansdowne 
Station.  The CCAP supports mixed use development throughout the site to reduce non-work trips 
and travel outside the neighbourhood, and to support social interactions, community vibrancy and 
commercial viability.   
 
Consistent with OCP objectives, the subject application proposes to:  
 
1) Maintain on-site population serving businesses and minimize impacts on existing businesses.  

The proposed phasing strategy, which is discussed in a subsequent section of this report, 
would maintain operation of the existing on-site shopping mall until approximately 56% of 
the overall projected on-site non-residential floor area is constructed in proposed Phases 1-4 
and space is available for existing and/or new commercial uses to locate/relocate to within the 
newly constructed buildings.  Limited demolition of the existing mall is proposed in Phase 2; 
complete demolition is proposed in Phase 5. 
 

2) Encourage non-residential uses within a 5 minute walking distance (400 m) of Lansdowne 
Station.  The proposed Master Land Use Plan would expand the retail street network by 
designating the proposed Plaza to Park Connector a Pedestrian-Oriented Retail Precincts-
Secondary Retail Street and Linkage.  It would also support the existing CCAP’s designation 
of Hazelbridge Way extension as a Pedestrian-Oriented Retail Precincts-High Street by 
including a limited area along the eastern side of Hazlebridge Way extension as Village 
Centre Bonus (VCB) designated area and permitting tower development within this area. 
   

Transportation Objectives and Transportation Elements  
The CCAP includes objectives to enhance transportation infrastructure and travel options 
including creating a hierarchy of streets and linkages that support various modes of travel.  The 
plan proposes to establish a tighter circulation grid, favor pedestrians at traffic controlled 
intersections, and introduce mobility hubs to maximize first-to-last kilometre connectivity.   
 
Consistent with existing CCAP polies, the proposed Master Land Use Plan proposes to 
(Attachment 8): 
 
1) Provide new and improved transportation infrastructure.  The plan includes new roads, 

improvements to surrounding roads and intersections, accommodation of on-street parking for 
car share services, shops and services, and new on-site vehicle circulation patterns. 
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2) Introduce a new east/west mews.  The developer would register right-of-way agreements to 
introduce a mews that contributes to a finer grain circulation grid.  The obligation would be 
secured as a condition of the OCP/CCAP amendment bylaw adoption.  Although the mews 
would accommodate vehicles, the design would prioritize pedestrians and cyclists (i.e. 
flanking residential patios, secondary lobby entrances, traffic calming measures, and 
landscaping opportunities).  

 
3) Prioritize pedestrians at key intersections. New and/or enhanced crossing provisions have 

been identified for future implementation at key intersections as listed in Attachment 8 (i.e. 
raised crossings, wider design, signalization, special paving for crossings providing 
connection to Civic Plaza and Centre Park).   
 

4) Improve cycling infrastructure.  The functional road design for the proposed Cooney Road 
extension includes an asphalt off-street bike path along both sides of the street.  The section of 
the existing bike lane abutting the site’s No. 3 Road frontage would be improved with 
replacement of the existing rollover curb with a barrier curb to better protect cyclists from 
moving traffic and to increase the effective width of the bike lane.  Lansdowne Linear Park 
would include a separated two-way bike path. 

 
5) Introduce multi-modal hubs.  The hubs are transportation nodes that integrate multiple travel 

options to encourage alternative forms of travel and transition between modes of travel to 
support a culture of walking, cycling and transit use.  Building on the subject property’s 
proximity to Lansdowne Station, the developer would introduce on-site mobility hubs through 
the associated rezoning and Development Permit review process and would include provisions 
for the following (Attachment 10, Schedule 5):    

a) City Scale Mobility Hub.  This hub would be located on private property abutting 
Civic Plaza and Lansdowne Station and would include above and below ground 
elements to facilitate transportation connections between the subject site and City and 
regional destinations.   

b) Neighbourhood Scale Mobility Hub.  This hub would be located north of the proposed 
new East-West Road on private property within a southern portion of the proposed 
North/South Green Link.  The Neighbourhood Scale Mobility Hub would provide 
neighbourhood oriented mobility options. 

c) Interim Mobility Hub.  This hub would be a temporary hub initiated in Phase 1 and 
would remain in place until its replacement by the permanent City Scale 
Neighbourhood Hub in Phase 6. 

 
Mobility hub elements would include but would not be limited to those listed in Attachment 8. 
 
Neighbourhood Character Objectives and Proposed Special Precinct Development Permit 
Guidelines  
Development of the subject site is intended to provide significant public amenities and to 
establish an animated, mixed use development.  Special Precinct Development Permit Guidelines 
are proposed to achieve the intended balance of vibrant civic and public open spaces, a variety of 
downtown commercial businesses, urban pedestrian-oriented streets and development that 
prioritizes pedestrians and efficient transportation options.   
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To achieve these objectives, the proposed Special Precinct Development Permit Guidelines 
propose to introduce three character areas that are linked along their southern edge by the Major 
Park.  The proposed guidelines intend to establish the following character areas: 
 
1) Station District is the westernmost character area that abuts Lansdowne Station and No. 3 

Road.   The proposed guidelines intend to establish well defined pedestrian-oriented retail 
high streets and to encourage commerce, gathering, cultural activities and pedestrian 
circulation as part of everyday urban life.   

 
2) Centre Park Neighbourhood is the central character area and is characterized by residential 

development and the precinct’s major city servicing green space, Centre Park.  Proposed 
Special Precinct Development Permit Guidelines would establish a vibrant and comfortable 
relationship between ground level uses and abutting Major Park, public open spaces, and 
streets.  
 

3) Kwantlen Neighbourhood is the eastern most character area that extends to Kwantlen Road.  
The character area is a medium density, primarily residential neighbourhood that would 
accommodate a network of green links within private developments. 

Implementation Strategy 

The proposed Implementation Strategy applies a development-led approach to realize the 
proposed Master Land Use Plan and includes a strategy for the acquisition and development 
phasing of: 

• Major Park and public open spaces; 
• Transportation infrastructure, including Transportation Demand Management (TDM) 

strategies; 
• Engineering services; 
• District Energy and low carbon energy sources; 

 
The strategy addresses the pace of amenity acquisition and development to meet the needs of new 
and existing residents.   
 
Legal agreements, as detailed in the attached OCP/CCAP Considerations would secure the 
developer’s obligation to undertake the proposed implementation strategy (Attachment 10).  Due 
to the long projected development timeframe, it is anticipated that minor amendments to the 
proposed implementation may be proposed as part of future development applications and in 
response to new and/or updated Council policies and bylaws that apply at the time of application.     

Development Phasing  
The applicant proposes a multi-phase development strategy that includes seven (7) phases of 
development (Attachment 10, Schedule 1).  The proposed phasing reflects the developer’s 
objectives to incrementally introduce Major Park and amenities, while maintaining operation of 
the mall until replacement commercial floor area is constructed.  It also considers site specific 
conditions including construction phasing, parking requirements, and leasing commitments.   
 
Redevelopment is proposed to start in the northeast corner of the site with a series of residential 
developments (proposed Parcel 8, 9, 5, 10, 2) followed by a large mixed use development on a 
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parcel that abuts No. 3 Road (proposed Parcel 1A-2).  The proposed development sequence would 
proceed around the existing shopping centre until the building is demolished as part of proposed 
Phase 5 (Attachment 10, Schedule 1).     
 
Development Subdivision  
The applicant proposes to subdivide the site generally as indicated in the attached Preliminary 
Subdivision Plan to create 15 fee simple lots (Attachment 10, Schedule 2).  The preliminary 
subdivision plan includes road dedications as referenced in the attached Preliminary Road 
Functional Plan, and Major Park as shown in the attached Major Park and Open Space Plan 
(Attachment 10, Schedule 3 and 4).   
 
As a condition of OCP/CCAP amendment bylaw adoption, the owner will be required to register 
an agreement to ensure that applications to subdivide are generally consistent with the 
Preliminary Subdivision Plan.  Further, to ensure that legal agreements and business terms 
associated with the development proposal are realized as intended, the applicant will be required 
to register a legal agreement that restricts the owner’s ability to sell or otherwise transfer a 
subdivided lot without prior approval from the City (Attachment 10).  
 
Major Park 
Ownership 

In accordance with the existing CCAP, a 4 hectares (10 acres) Major Park will be secured on the 
subject site via future rezoning applications.  The Major Park area (4 hectares (10 acres)) 
includes: 
 
1) City-owned park area (3.54 hectares (8.77 acres)), which includes 607 m2 (0.15 acres) of 

existing City-owned land at the northeast corner of the site and 3.49 hectares (8.62 acres) of 
City-owned park area that will be acquired through the redevelopment process. 

 
2) Park Frontage Enhancement Areas (0.49 hectares (1.23 acres)), these areas will be located on 

private property and secured as public statutory right-of-way at the time of rezoning.  Detailed 
design of the Park Frontage Enhancement Areas will be undertaken as part of future rezoning 
and Development Permit applications in consultation with Parks staff and in accordance with 
the existing CCAP and the proposed Special Precinct Development Permit Guidelines.  These 
areas will be privately owned, maintained and managed. 
 

Major Park Acquisition and Development Phasing  

The proposed phased acquisition and development of Major Park and Park Frontage 
Enhancement Areas considers park space demand needs, as well as the function and appeal of 
Major Park space in the context of an operating shopping centre that is undergoing phased 
redevelopment.  The objective of the proposed acquisition phasing strategy is to achieve a balance 
between the percentage of new residents and the percentage of the total area of Major Park area to 
be provided in order to ensure residents in the larger Lansdowne Village have access to standard 
park service levels.  The percentage of overall Major Park area per development phase relates to 
the percentage of overall proposed residential occupancy as summarized in Attachment 8. 
 
Portions of Major Park area, including Park Frontage Enhancement Areas will be secured at the 
time of phased rezoning as:   
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• Permanent Major Park and/or Park Frontage Enhancement Areas: which includes park areas 
that are designed, constructed and ownership (fee simple/ROW) secured to its final condition.  

• Interim Major Park and/or Park Frontage Enhancement Areas: which includes park areas that 
are designed and constructed to an interim condition and ownership is either secured to its 
final condition or will change before the park area is redeveloped to its final condition.    

 
Attachment 8 summarizes the proposed Major Park acquisition and development phasing 
strategy. 

Public Open Space  
The proposed Master Land Use Plan includes enhanced pedestrian linkages and an open space 
network that will introduce No. 3 Road Wedge, Plaza to Park Connector, North/South Green 
Link, and Minor Green Links (Attachment 10, Schedule 4).  As a condition of OCP/CCAP 
amendment adoption, the developer will register an agreement on title to secure the property 
owner’s obligation to provide public open space within right-of-ways on private properties 
generally as shown in the Major Park and Public Open Space Plan.  Detailed design will be 
undertaken as part of future rezoning and Development Permit applications in consultation with 
Parks staff and in accordance with the proposed Special Precinct Development Permit Guidelines.  
Attachment 8 provides a summary of the proposed public open space areas and the proposed 
acquisition and development schedule. 
 
Transportation Infrastructure & Alternative Travel Options  
The proposed Master Land Use Plan proposes transportation infrastructure and alternative travel 
options that are consistent with existing CCAP objectives, as discussed in a previous section of 
this report.  The applicant has provided a preliminary road functional plan and a Mobility Hub 
strategy that includes phased implementation of transportation infrastructure and Transportation 
Demand Management (TDM) provisions (Attachment 10).  Transportation improvements are 
required prior to occupancy of the first rezoning application in the applicable phase of 
development or to the satisfaction of staff as determined through the associated rezoning 
application review process.  
 
The proposed transportation phasing strategy includes permanent and interim elements, which are 
summarized in Attachment 8.  The phasing strategy reflects objectives to improve interim travel 
options for vehicles, cyclists and pedestrians, address site specific constraints (including 
maintaining access to commercial services during redevelopment and transitional lot grading), 
and meets required on-site parking requirements.  
 
In order to help to meet the anticipated public parking demands, including parking for events 
hosted at Major Park, the developer will register a legal agreement on title to secure the property 
owner’s obligation to provide shared parking that is available for public use.  The parking 
agreements will be based on the findings of a parking implementation assessment/study that will 
be required as part of the rezoning application review for mixed use development (Attachment 
10). 
 
Development Cost Charge (DCC) credits will apply to works included in the DCC program 
(Cooney Road, Lansdowne Road) and these roads, unlike Hazelbridge Way extension and East-
West Road are not eligible for density calculation purposes.   
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Engineering Servicing 
Staff have determined the scope and the phasing of upgrades to the existing services that are to be 
undertaken by the applicant.  Improvements include but are not limited to the following: 

• Typical water works, storm sewer and sanitary sewer works, and frontage improvements, 
including interim and permanent works. 

• Replace and upgrade the Alderbridge Sanitary Pump Station, which shall be sited outside 
Major Park area. 

• Design and construct a rainwater management feature within Centre Park to the 
satisfaction of staff, in addition to incorporating on-site rainwater management provisions 
on private development sites. 

 
The applicant has provided Preliminary Utility Servicing Plans and Cross Sections (Attachment 
10, Schedule 6), to the satisfaction of staff.  The engineering servicing acquisition and 
development strategy includes permanent and interim elements, as summarized in Attachment 8.    

District Energy and Low Carbon Energy Sources   
The City’s OCP and Community Energy and Emissions Plan (CEEP) includes objectives to 
secure building infrastructure to reduce energy use and greenhouse gas (GHG) emissions.  
Consistent with these objectives, the applicant will provide an on-site low carbon district energy 
system capable of supplying at least 70% of each of the subject sites’ individual space heating, 
space cooling, and domestic hot water annual needs from a renewable (non-carbon) energy 
source.  Further, the on-site low carbon district energy system will also have the ability to connect 
and be serviced by a City District Energy Utility (DEU), at no cost to the City or its DEU service 
provider the Lulu Island Energy Company (LIEC).  The strategy includes provisions to facilitate 
the expansion of the system to provide service to off-site developments.  The low carbon district 
energy system phasing strategy is summarized in Attachment 9.  The proposed servicing strategy 
was considered and supported by the LIEC Board of Directors in November 2019.      

  
As a condition of OCP/CCAP amendment bylaw adoption, the applicant will be required to 
undertake to enter into various DEU covenants for each phase and/or sub-phase of development 
that will obligate the developer to design and construct the low carbon district energy system in 
accordance with the terms outlined in Attachment 10 prior to the applicable rezoning.   

Future Reports and Processes 

Subject to adoption of the Final Master Land Use Plan and associated bylaws, Council will 
receive a series of reports regarding matters that are related to the future redevelopment of the 
subject site:   
 
1) City-owned Amenity Building/Space: The subject OCP/CCAP amendment ensures that City-

owned community amenity building/space considerations as currently established in the 
existing CCAP are retained.  Through the proposed OCP/CCAP amendment staff identified a 
possible location for a consolidated City-owned amenity building/space (i.e. the prominent 
intersection of No. 3 Road and Lansdowne Road adjacent to the proposed Civic Plaza) should 
Council decide to pursue a City facility on the site.  Conditional to the developer taking full 
advantage of the CCAP’s density bonus provisions, through future rezoning applications, the 
developer would be obligated to provide the City with on-site City owned amenity or an 
equivalent cash contribution based on estimated construction value for providing the 
following:   
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• The equivalent of up to 1% of residential building area within area designated Urban 
Core Transect (T6 area) secured for child care space unless otherwise directed by 
Council.  Approximately 1,778 m2 (19,138 ft2) of child care space or equivalent value 
would be secured through development.   
 
In light of the residential and employment density supported within the neighbourhood 
staff believe there will be a need for child care in the neighbourhood.   
 

• The equivalent of up to 5% of the additional 1.0 FAR permitted for non-residential 
area (VCB area) secured for either child care space or, another type of community 
facility if the provision of child care space is not the priority.  Approximately 3,196 m2 
(34,400 ft2) of amenity space or equivalent value would be secured through 
development. 

 
Through a separate process, staff will prepare a report to review potential uses for the City-
owned community amenity building/space. Council may endorse construction and transfer of 
ownership of the City-owned community amenity building/space or may direct staff to collect 
an equivalent value contribution in lieu of physical space at the subject site.  

 
As a condition of adoption of the amendment bylaw, the property owner will register an 
agreement on title to ensure that construction obligations, which would be deferred until 
Phase 7, are realized.  Security for the proportion of City-owned amenity space associated 
with the subject phase of development will be secured at the time of rezoning in accordance 
with CCAP density bonusing provisions (Attachment 10).   

 
2) District Energy: Amendments to the City Centre District Energy Utility Service Area Bylaw 

for the subject site will be presented for consideration by Council under separate reports from 
Sustainability staff.  
 

3) Major Park Plan: Prior to the final adoption of the first rezoning application in Phase 1 being 
considered by Council, Parks Services staff will prepare a Major Park Master Plan for 
Council’s consideration intended to include: 
• Results of community consultation on the proposed park program and facilities; 
• Program priorities and operation models; and 
• A conceptual design framework for the Major Park. 

 
Subsequent reports seeking Council approval for design for portions of Major Park will be 
undertaken at the time the owner applies to rezone the associated phase of development and 
the Major Park area is acquired.  
 

4) Public Art: As a condition of adoption of the amendment bylaw, the owner will register an 
agreement on title accepting the obligation to develop a public art plan for the developable 
portion of the subject site as a condition of adoption of a rezoning bylaw for the first proposed 
phase of development through a separate process that is led by the Public Art Planner, to the 
satisfaction of the City.   
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A public art strategy for Major Park, particularly Civic Plaza and Lansdowne Linear Park, is 
included in the City Centre Public Art Plan.  The plan intends to introduce large scale iconic 
works, interactive pieces and interesting street furniture in these areas.  The site’s No. 3 Road 
frontage is also identified in the plan as a possible location for public art.  Installation of 
public art is subject to the Council process that in place at the time of rezoning. 

Financial Impact or Economic Impact 

The proposed OCP/CCAP amendment will not result in the City taking ownership of developer 
contributed assets; therefore there is no Operating Budget Impact (OBI) associated with the 
proposed OCP/CCAP amendment.   
 
Future rezoning applications will result in the City incrementally taking ownership of developer 
contributed assets to introduce 4 hectares (10 acres) of Major Park, potential for approximately 
4,975 m2 (53,550 ft2) of City-owned community amenity building/space (conditional to the 
developer taking full advantage of the CCAP’s density bonus provisions and Council direction to 
secure construction and transfer ownership of the community amenity building/space), two 
district energy plants and their associated infrastructure, roadworks, waterworks, storm and 
sanitary sewers, street lights, street trees, and traffic signals.  The anticipated Operating Budget 
Impact (OBI) for these assets will be further detailed at the time of the associated rezoning. 

Conclusion 

It is recommended that Official Community Plan Bylaw 7100 and Richmond Official Community 
Plan Bylaw 9000, Amendment Bylaw 10154 be introduced and given first reading.   
 
The developer approached staff to redevelop the subject site, which is a 20 hectares (50 acres) site 
at the centre of Lansdowne Village and the location of the existing Lansdowne Centre shopping 
centre.  Based on the size, visual prominence and complexity associated with incrementally 
redeveloping the subject site while continuing to operate the existing mall during early phases of 
development, the applicant was advised to develop a master land use plan to guide the phased 
redevelopment process.   
 
The proposed Final Master Land Use Plan includes amendments to the existing OCP/CCAP that 
are refinements rather than significant changes.  The subject application proposes to amend the 
OCP and Schedule 2.10 (City Centre Area Plan) of the OCP to permit: 
1. Changes to the location and distribution of the 4 hectares (10 acres) Major Park that the 

CCAP identifies for the subject site to establish four distinct yet related public spaces; and 
2. Reorganization of on-site density and building heights while maintaining the overall blended 

on-site density that is permitted by the existing approved CCAP.  No increase in density is 
proposed.   

 
Supporting amendments (an expanded network of public open spaces, green links, supplementary 
pedestrian-oriented retail streets, provisions for alternative transportation options, and related 
features) are proposed, as well as Special Precinct Development Permit Guidelines.  The proposed 
amendments are consistent with fundamental CCAP planning and development priorities for the 
City Centre that include, but are not limited to: 
• Acquiring well located, highly used public parks and community amenities;  
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• Establishing high density transit villages; and 
• Contributing transportation and utility improvements. 
 
On this basis, it is recommended that Official Community Plan Bylaw 7100 and Richmond 
Official Community Plan Bylaw 9000, Amendment Bylaw 10154, be introduced and given first 
reading.  If the proposed amendment bylaw is not adopted, then future development would 
proceed consistent with the existing CCAP. 
 
 
 
 
 
 
Diana Nikolic, MCIP 
Senior Planner/Urban Design 

DN:cas 
 
Attachment 1: Location Map 
Attachment 2: Final Master Land Use Plan  
Attachment 3: Data Sheet 
Attachment 4: Summary: Completed Stages of Council Approved OCP/CCAP Amendment 
Application Review Process 
Attachment 5: Existing Specific Land Use Map: Lansdowne Village (2031) 
Attachment 6: Summary: Proposed Supporting Map and Minor Text Amendments 
Attachment 7: Stakeholder Consultation Summary 
Attachment 8: Summary: Acquisition and Development Phasing (including Major Park, Public 
Open Space, Transportation and Related Infrastructure, On-site Mobility Hub Elements, 
Engineering Servicing) 
Attachment 9: Phasing Summary: District Energy and Low Carbon Energy Sources  
Attachment 10: OCP/CCAP Considerations 
 Schedule 1: Phasing Plan 
 Schedule 2: Preliminary Subdivision Plan 
 Schedule 3: Preliminary Road Functional Plan 
 Schedule 4: Major Park and Public Open Space Plan 
 Schedule 5: Mobility Hub Vision 
 Schedule 6: Preliminary Utility Servicing Plans and Cross Sections 
 Schedule 7: District Energy Servicing Strategy 
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Application Data Sheet
Development Applications Department

OCP Attachment 3

Address: 5300 No. 3 Road

Applicant: Vanprop Investments Ltd. Inc. No. 270547

Planning Area(s): City Centre Area Plan

Existing Proposed

Owner:
Vanprop Investments Ltd. Inc. 
No. 270547

Vanprop Investments Ltd. Inc. 
No. 270547

Site Size (m2):
20.21 hectares (49.93 acres) No change.  Road dedications to 

be secured through incremental 
rezoning applications.

Land Uses: Shopping centre Mixed use

OCP Designation:
Park, Downtown Mixed Use, 
Mixed Use

Park, Downtown Mixed Use, 
Mixed Use

Area Plan Designation: Urban Core T6, Village Centre 
Bonus, Urban Centre T5, Park

Park, Urban Core T6, Urban 
Centre T5, Village Centre Bonus

Zoning:
Auto-Oriented Commercial (CA) Future incremental rezoning 

applications required to realize 
Master Land Use Plan

Number of Units:
0 Estimate based on Master Land 

Use Plan: 4,360

Residential floor area
0 Estimate based on Master Land 

Use Plan: 357,432 m2

(3.8 million ft2)

Non-residential floor area:
55,667 m2 (599,195 ft2) Approximately: 63,923 m2

(688,061 ft2) excluding 
community amenity obligations)

Major Park 4 hectares (10 ac) 4 hectares (10 ac)

On Future
Subdivided Lots

Existing CCAP 
Proposed Master 

Land Use Plan
Variance

Floor Area Ratio:
Overall blended on-site density

2.77 2.77 none permitted

Height (m): 45 to 25 m 45 to 25 m none

Urban Core Transect (T6 area) 
and Village Centre Bonus 
amenity

Approximately 4,975 m2

(53,550 ft2) or equivalent 
value at Council’s 
discretion*

Approximately 4,975 m2

(53,550 ft2) or equivalent
value at Council’s 
discretion*

none

* Conditional to the developer taking full advantage of the CCAP’s density bonus provisions, through future 
rezoning applications.
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Summary: Completed Stages of Council Approved OCP/CCAP Amendment 
Application Review Process

To evaluate the applicant’s proposal, a multi-phase development review process was established 
that includes three reports to Council and sequential updates to the draft Master Land Use Plan 
including a “Proposed”, “Concept” and “Final” Master Land Use Plan. The following provides a 
summary of the completed stages in the application review process. 

Stage 1 - complete 
Staff Report: Proposed Official Community Plan/City Centre Area Plan Amendment, Lansdowne 
Shopping Centre Master Land Use Plan – Request to Endorse Applicant Led Public 
Consultation (November 28, 2017) 
On December 11, 2017, Council authorized staff to manage an applicant undertaken community 
consultation process regarding the first iteration of the site specific land use plan, the “Proposed 
Master Land Use Plan” for the Lansdowne Centre shopping centre site.  
The November 28, 2017, report included: 

An overview of the proposed OCP/CCAP amendments;
A proposed process to advance the OCP/CCAP amendment application; and
A recommended community consultation plan that Council was asked to endorse.

Stage 2 - complete
Staff Report: Proposed Official Community Plan/City Centre Area Plan Amendment, Lansdowne 
Shopping Centre Master Land Use Plan – Public Consultation Summary and Request to Endorse 
the Concept Master Land Use Plan (September 26, 2018) 
On October 9, 2018, Council endorsed the second iteration of the plan, the “Concept Master 
Land Use Plan” for the Lansdowne Centre shopping centre site to proceed toward finalizing the 
final version of the plan, the “Final Master Land Use Plan”.  The September 26, 2018 report 
included:

A comprehensive summary of the community consultation process that was supported by 
Council and a summary of the feedback that was received from stakeholders and the 
community.   
Refinements to the plan resulting from analysis of the feedback that was received during the 
community consultation process, as well as items that were identified through the standard 
review process (i.e. decreasing the heights of some tall buildings, revising building forms to 
maintain the concentration of building floor area within a 5 minute walking distance (400 m) 
from Lansdowne Station without increasing the number of proposed tall buildings).
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Summary: Proposed Supporting Map and Minor Text Amendments

Map Type of Amendment
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City Centre 
Neighbourhoods & 
Village Areas Map (2-6) 

Cycling Network Map 
(2031) (2-38)

Arts & Culture Map 
(2031)  (2-46)

Public Spaces & Places 
Map (2031) (2-50) 

Public Art Opportunities 
Map (2-51)

Major Parks Map (2-67)

Riverfront Features & 
Destinations Map (2-91)

Park Frontage 
Enhancement Areas Map 
(3-13)

Park & Open Spaces 
Map (2031) (4-11)

City Centre Framework 
Map (1-12) 

City Centre 
Neighbourhoods & 
Village Areas Map (2-6)

Generalized Land Use 
Map (2031) (M-3)

Specific Land Use Map: 
Lansdowne Village 
(2031) (M-14)

Pedestrian Environment
Map (2-36)

PLN - 522 



- 2 -

6413734

Map Type of Amendment

M
a

jor P
a

rk 
S

h
a

pe

L
an

d
 U

se
 

O
rg

an
iza

tio
n

P
u

b
lic O

p
e

n 
S

p
ace

 
S

ystem

B
u

ild
in

g 
H

e
ig

h
t

V
ib

ran
t 

R
e

ta
il 

E
n

viro
nm

e
n

t

M
o

b
ility 

N
e

tw
o

rk

F
orm

 an
d

 
C

h
ara

cte
r

A Base for Building a 
Living Landscape Map (2-
60)

Base Level Parks & Open 
Space Map (2031) (2-65)

Pedestrian Linkages Map 
(2-71)

Designated Green Link & 
Linear Park Location Map 
(3-16)

Key Commercial Areas 
Map (2-17)

Public Realm Areas Map 
(2-88)

Overlay Boundary –
Village Centre Bonus 
Map (2031) (M-4)

Density Bonusing Map 
(2031) (4-13)

Maximum Building Height 
Map (2-109)

Text amendment:
Add: *** after 35 m (115 ft.)
“*** Increased building 
height may be permitted 
subject to Lansdowne 
Centre (Lansdowne 
Village) Special Precinct 
Guidelines”

Tower Spacing & 
Floorplate Size Map (2-
113)

Text Amendment:
“24 m separation may be 
permitted for 
developments that 
comply with the 
provisions of the 
Lansdowne Centre 
(Lansdowne Village) 
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Map Type of Amendment
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Special Precinct Design 
Guidelines”

Jobs & Business Concept 
Map (2-13) 

Pedestrian-Oriented 
Retail Precincts Map (2-
20)
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Stakeholder Consultation Summary

Staff have maintained ongoing communication regarding the application proposal with key stakeholders 
throughout the application review process.  The following table summarizes recent discussions and 
submissions from stakeholders and other related updates since late 2018. Consultation prior to October 
2018 is summarized in the Stage 2 report, Proposed Official Community Plan/City Centre Area Plan 
Amendment, Lansdowne Shopping Centre Master Land Use Plan – Public Consultation Summary and 
Request to Endorse the Concept Master Land Use Plan (September 26, 2018). 

October 2018 - March 2020 Consultation with Key Stakeholders 

Stakeholder Stakeholder Consultation Updates 

Richmond 
School District 
No. 38

The School Board adopted a Long Range Facilities Plan (LRFP) in June 2019.  The LRFP 
advises that within the North Central Area, which includes the subject site, anticipated 
student growth needs to 2033 can be accommodated with permanent additions to existing 
schools and a new school at Dover Park, which is owned by the School District.
The LRFP references the possibility of a future new school site within the North Central Area 
of the City Centre as an option to accommodate growth after 2033, subject to demand being 
substantiated by future demographics.  The Lansdowne Centre shopping mall is referenced 
as a possible location for a new school site to accommodate possible post 2033 demand.
Possible on-site future school locations have been considered, including proposed Parcel 4 
and 7, which would abut Centre Park and are proposed in a later phase of development 
(Phase 5), which corresponds with demolition of the remainder of the mall.
The proposed Master Land Use Plan maintains options for the inclusion of a future school on 
the site.  Phased redevelopment of the site means there are on-going opportunities for the 
School Board to secure a site in this location. 
The School Board, in consultation with the Ministry of Education, will decide whether to 
pursue acquisition of a school site on the property.
The site’s existing CCAP Urban Core (T6) and Village Centre Bonus (VCB) designations do 
not include provisions to acquire land/building for the School District.  The City administers 
the collection of School Site Acquisition Charges (SSAC) on all residential development.  The 
money that is collected is distributed to the School District. 

TransLink TransLink is generally supportive of the proposed Master Land Use Plan.
It is understood that accommodation of the HandyDART bay while maintaining access for 
TransLink service vehicle parking would be revisited during proposed Phase 2.
TransLink is the holder of various statutory rights of ways (SRWs) over limited portions of the 
subject site.  No action is required as part of the proposed OCP/CCAP amendment 
application.  Further action by the developer (discharge and/or modification of existing 
agreement(s)) would be required in association with adoption of future rezoning bylaws.  

Vancouver 
Airport 
Authority 
(YVR)

Vancouver Airport Authority (YVR) staff acknowledge that the building and site layout in the 
proposed Master Land Use Plan appear to meet the requirements set out in their Airport 
Zoning Regulations (AZR) application to Transport Canada.
The developer is ultimately responsible for ensuring all structures on the site meet any new 
AZR requirements.
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RICHMOND SCHOOL DISTRICT

Stakeholder Meeting Summary 

Meeting Date 

20 August 2019

Attendees:

Umur Olcay, Manager of Facilities Planning, Richmond School District SD#38
Joseph Balderston, Facilities Planner, Richmond School District SD#38
Jesse Galicz, Vice President, Development, Vanprop Investments Ltd.
Kim McInnes, Chief Executive Officer, Vanprop Investments Ltd. 
Diana Nikolic, Senior Planner, City of Richmond

Meeting Purpose:

On October 9, 2018 Council endorsed the Proposed Master Land Use Plan for the Lansdowne Centre 
shopping mall site to proceed toward finalizing the Final Master Land Use Plan and associated bylaws for 
the phased redevelopment of the Lansdowne Center shopping mall site.  

The Proposed Master Land Use Plan that was endorsed by Richmond City Council was developed in 
consultation with stakeholders, including the School District.  
Link to report: 
https://www.richmond.ca/__shared/assets/_19_LandsdownPlan_CNCL100918_51744.pdf

Consultation with the School District includes:
Upon receipt of the application, City staff notified the School District with a first, early notification 
and opportunity to comment regarding the Proposed Master Land Use Plan for phased redevelopment 
of Lansdowne Centre.
Meetings with individual School District employees – ongoing.
January 11, 2018 stakeholder meeting hosted at the Vanprop office at Lansdowne Centre. 
June 18, 2018 stakeholder meeting hosted at the Vanprop office at Lansdowne Centre.
August 20, 2019 stakeholder meeting hosted at the City of Richmond.

Updates:

Long Range Facilities Plan (LRFP) 
A Long Range Facilities Plan (LRFP) was adopted by the School Board in June 2019 
(https://pd.sd38.bc.ca/sites/default/files/SD38_Long_Range_Facilities_Plan_2019.pdf#zoom=100).  The 
School Board approved the report’s preferred option to accommodate anticipated student growth needs to 
2033 for a northern portion of the City Centre (“North Central” school region) by undertaking permanent 
additions to existing schools including:

Four classroom additions to William Cook and T.A. Tomsett;
Future permanent additions as Samuel Brighouse, R.C. Talmey; and 
Future second phase additions to William Cook and T.A. Tomsett.  
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The Board supported option to accommodate growth needs within the North Central School Region also 
includes a new school at Dover Park, which is owned by the School District.  The permanent additions 
and a new school at Dover Park would provide a total of 1,162 permanent new seats within the North 
Central area, which would meet the District’s estimated needs within the North Central area to 2033.

Image: North Central School Region 

The possibility of a future new school site within the North Central area is presented as an option to 
accommodate growth after 2033, subject to demand being substantiated by future demographics analysis.  
Within this context, the Lansdowne Centre site is referenced as a possible location for a new school site to 
accommodate post 2033 demand.  The LRFP acknowledges that acquiring a new school site is associated 
with high costs and uncertainty and acquisition of a new school site is not suggested at this time.  The 
Board approved LRFP suggests that the School District continue to engage with the City of Richmond and 
the development community regarding the possibility of accommodating growth needs beyond 2033.  

Discussion:

Development application review process status
The applicant provided a general overview of the proposed amendments to the City’s Official Community 
Plan (OCP) and City Centre Area Plan (CCAP), which are refinements rather than significant 
modifications to the existing plans.  No additional density is proposed.  The proposed density is consistent 
with the CCAP supported density over the site.  The applicant advised that the proposed Final Master 
Land Use Plan is substantively the same as the Proposed Master Land Use Plan, which was endorsed by 
Council and was considered by School District staff during previous stakeholder engagement. 

The applicant provided information about the current status of the application review process and an 
update regarding how the Proposed Master Land Use Plan responded to proposed changes to the Airport 
Zoning Regulations (AZR) for Vancouver International Airport (YVR) that are subject to approval by 
Transport Canada (i.e. building heights in affected areas were reduced by up to 2 storeys and the 
associated floor area was accommodated within the affected proposed lot).

Developer’s proposed development phasing schedule
The applicant’s intended development phasing schedule has been shared with the School District.  The 
plan includes retention of a portion of the mall during the earlier phases of development.  The overall 
development time frame would be market driven and is estimated to be approximately 20 years.
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Reference to a possible new school within the North Central area 
In the context of referencing the Lansdowne Centre site as a possible location for a future school to 
accommodate growth needs after 2033, the LRFP references a preference to locate a school adjacent to the 
proposed Centre Park.  Both proposed Parcel 4 and 7 abut the proposed Centre Park and both are proposed 
in a later stage of development (Phase 5), which coincides with demolition of the remainder of the mall.  
Parcel 4 and 7 are circled in red in the image below.

The applicant prepared a study of preferred locations for a school at the subject site, which was shared at a 
previous stakeholder meeting and included as Attachment 5 to the October 9, 2018 staff report to Council 
(https://www.richmond.ca/__shared/assets/_19_LandsdownPlan_CNCL100918_51744.pdf).  The study 
suggested proposed Parcel 3 or 12 as a possible location for a future school.  Proposed Parcel 3 and 12 are 
both proposed during an earlier phase of development (Phase 3) and are circled in blue in the image 
below.  Although neither parcel abuts the future Centre Park, both parcels would abut publically 
accessible outdoor space. 

Image: Lansdowne Centre Proposed Phasing Strategy 

Acquisition of a future school site, which may be limited to securing an air space parcel, either at the 
Lansdowne Centre site or an alternative location, would be subject to a series of factors including 
feasibility of acquisition (cost, timing and parcel location) and School Board approval (allocation of 
funds).  

Noting that a new school within the North Central area is identified as a means to accommodate as yet 
unsubstantiated growth beyond 2033, a new school (or learning centre) may range in size between 
approximately 2,100 m2 for a 200 nominal capacity school and 2,760 m2 for a 300 nominal capacity 
school.  The school would be associated with approximately 3,300 m2 to 3,400 m2 of play field, as well as 
a children’s playground space of approximately 300 m2, which may include co-used outdoor area that is 
located on City owned Park in accordance with the existing use agreement between the School and the 
School District.  Assuming a three storey building, the total land area required would range in size 
between approximately 700 m2 to 920 m2 for the building, and additional area or underground space for 
parking and drop-off.
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TRANSLINK

From: Nikolic,Diana 
Sent: November 19, 2019 3:58 PM
To: 'Kip, Nathalie' <Nathalie.Kip@Translink.ca>
Cc: Navarra, Jon <Jon.Navarra@Translink.ca>; Forrest, Tessa <Tessa.Forrest@Translink.ca>; Lin, Fred 
<FLin@richmond.ca>; Hoffard,Grant <GHoffard@richmond.ca>
Subject: RE: TransLink Comments Regarding Draft Mobility Strategy for OCP Amendment at 
Lansdowne Centre (CP 15-717017)  

Greetings Nathalie,

Thank you for TransLink’s updated review comments. The following includes a couple clarifications in 
response to your October 17, 2019 email.

Service Vehicles & HandyDART
Further detailed consideration related to placement of the HandyDART bay and to maintaining 
simultaneous access to the HandyDART bay and TransLink service vehicle parking would be revisited 
during Phase 2 when a western portion of the new East/West Road would be secured as a condition of 
rezoning bylaw adoption.

Bike Lockers
References in the proposed Mobility Hub strategy to bike racks and lockers refer to facilities that would be 
located on the subject site and provided by the developer as part of future on-site Mobility Hubs. These 
facilities would be supplementary to the existing off-site TransLink lockers. 

Thank you again for your updated comments. Staff look forward to continuing to work toward our 
common objectives to advocate and improve transportation options and incentives that support alternative 
transportation.

Regards,

Diana Nikolic, MA (Planning), MCIP, RPP

Senior Planner (Urban Design)
Policy Planning Department
Tel: 604-276-4040
dnikolic@richmond.ca

www.richmond.ca

From: Kip, Nathalie [mailto:Nathalie.Kip@Translink.ca]
Sent: Thursday, 17 October 2019 11:53
To: Nikolic,Diana
Cc: Navarra, Jon; Forrest, Tessa
Subject: TransLink Comments Regarding Draft Mobility Strategy for OCP Amendment at Lansdowne Centre (CP 
15-717017) 
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Dear Ms. Nikolic, 

Thank you for your letter dated September 9, 2019, and for the opportunity to provide additional input 
regarding elements of the draft mobility strategy for the Lansdowne Centre redevelopment (CP 15-
717017).  

Upon review of the referral materials provided, we have the following feedback: 

Service Vehicles & HandyDART 
Per the HandyDART Bay Concept Plan provided, we understand that the HandyDART bay is proposed to 
be relocated along the new East-West Road (existing Lansdowne Mall access).  If so, that would put the 
HandyDART bay further away from the Lansdowne Station entrance than it is currently (which is 
60m).  As previously noted in our letter dated July 4, 2019, this existing 60 metre distance would need to 
be maintained, at a minimum, in addition to a clear line of sight between the HandyDART operator and 
their vehicle. Additional passenger elements of the HandyDART Bay such as shelter, seating, tactile pad, 
etc. are currently not shown on the Concept Plan.  As design progresses, it is required that these elements 
should not conflict with the service vehicle access or stalls.

In regard to service vehicle access, the Concept Plan appears to show the access in conflict with the 
proposed HandyDART bay/parking stall.  Our understanding is that based on this configuration, when a 
HandyDART vehicle is occupying its bay, it would be blocking access for TransLink/InTransit BC service 
vehicles. It is necessary for both vehicles to be able to access their stalls and operate independently.

Bike Lockers
Your letter dated September 9, 2019 notes that bike lockers are envisioned within the City-Scale Mobility 
Hub. We kindly request clarification on whether this includes a proposal to relocate the existing 
TransLink-owned bike lockers. As the Mobility Hubs are further defined, we would appreciate the 
opportunity for further input. 

Ongoing Collaboration  
Thank you again for the opportunity to provide additional feedback on elements of the proposed OCP 
Amendment at Lansdowne Centre. Please feel free to let me know if you have any questions, or wish to 
discuss further. We look forward to ongoing collaboration on this Project.  

Kind regards, 

NATHALIE KIP, LEED Green Associate

Planner, Partner Planning 
Transportation & Land Use Planning
T: 778.375.7597 | translink.ca

TransLink
400-287 Nelson’s Court, New Westminster, BC, V3L 0E7, Canada
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ATTACHMENT 8

Summary: Acquisition and Development Phasing

MAJOR PARK: ACQUISITION & DEVELOPMENT PHASING STRATEGY

Phase* Permanent Major Park
– secured as fee 
simple parcel 
(hectares)

Permanent Park 
Frontage 
Enhancement Area–
secured as ROW 
areas (m2 and
hectares as noted)

Interim Major Park –
secured as fee 
simple parcel 
(hectares) 

Interim Major Park
and/or Park 
Frontage 
Enhancement Area
– secured as ROW 
(hectares)

Cumulative 
Total 
(hectares)

1 Neighbourhood Plaza: 
0.17 (0.42 ac)
(complete)

Eastern Lansdowne 
Linear Park: 0.24
(0.60 ac)(complete)

City owned southeast 
corner: 0.06 (0.15 ac)
(complete)

- Western Lansdowne 
Linear Park: 0.27 
(0.66 ac) (of total 
0.33 (0.81 ac))

Centre Lansdowne 
Linear Park: 0.16
(0.40 ac) (of total 
0.23 (0.57 ac))

0.91
2.23 ac

2 - Civic Plaza: 0.43 
(1.06 ac) (of total 
0.61 (1.51 ac))

1.33
3.29 ac

3 - Neighbourhood Plaza
Park Frontage 
Enhancement Area: 
526 m2 (0.13 ac)
(complete)

Eastern Lansdowne 
Linear Park Frontage 
Enhancement Area: 
769 m2 (0.19 ac)
(complete)

Centre Park: 0.34 
(0.84 ac) (of 1.91 
(4.71 ac))

1.80
4.45 ac

4 - - 1.80
4.45 ac

5 Centre Park: 1.57 ha 
(3.87 ac) expansion to 
ultimate 1.91 ha
(4.71 ac)(complete)

Centre Lansdowne 
Linear Park: 0.07 ha 
(0.17 ac) expansion to 
ultimate 0.23 ha 
(0.57 ac) (complete)

Centre Park, Park 
Frontage 
Enhancement Area: 
0.22 ha (0.55 ac)
(complete)

3.95
9.76 ac
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Phase* Permanent Major Park
– secured as fee 
simple parcel 
(hectares)

Permanent Park 
Frontage 
Enhancement Area–
secured as ROW 
areas (m2 and
hectares as noted)

Interim Major Park –
secured as fee 
simple parcel 
(hectares) 

Interim Major Park
and/or Park 
Frontage 
Enhancement Area
– secured as ROW 
(hectares)

Cumulative 
Total 
(hectares)

6 Civic Plaza 0.18 
(0.45 ac) (expansion 
to ultimate area 0.61 
(1.51 ac) (construction 
complete in Phase 7)

Western Lansdowne 
Linear Park: 0.06 
(0.15 ac) expansion to
ultimate 0.33 ha 
(0.81 ac) (final 
construction complete 
in Phase 7)

Civic Plaza Park 
Frontage 
Enhancement Area 
(abutting Parcel 1B-1): 
500 m2 (0.12 ac) (of 
total Civic Plaza Park 
Frontage Area: 816 m2

(0.20 ac))

4.05
10.01 ac

7 Civic Plaza: 
Construction to final 
condition

Western Lansdowne 
Linear Park to final 
condition

Western Linear Park 
Frontage 
Enhancement Area: 
688 m2 (0.17 ac) 
(complete)

Civic Plaza Park 
Frontage 
Enhancement Area
(abutting Parcel 1B-2):
316 m2 (0.08 ac)
expansion to ultimate 
816 m2 (0.20 ac) Civic 
Plaza Park Frontage 
Area (complete)

4.05
10.01 ac

*Sub-phasing within proposed Phase 1, 3 and 5 is anticipated.  The first rezoning application within an applicable phase of 
development is required to provide all Major Park area unless otherwise approved by the City 

RESIDENTIAL DEVELOPMENT AND MAJOR PARK PHASING SUMMARY

Development Phases 1 2 3 4 5 6 7
% of overall residential 
development 29% 35% 54% 64% 86% 93% 100%
% of overall Major Park 
area 22% 33% 45% 45% 90% 96% 100%

PUBLIC OPEN SPACE: ACQUISITION & DEVELOPMENT PHASING STRATEGY and cumulative 
total (Major Park + Public Open Space) 

Phase Minimum Public Open Space (m2) Total cumulative 
area (m2)*

TOTAL Public Open Space 
(hectares)

Major Park + Public Open 
Space

1 North/South Green Link
Proposed Parcel 2: 379 m2

Proposed Parcel 5: 379 m2

3,218 m2

(0.80 ac)
1.22

3.01 ac
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Phase Minimum Public Open Space (m2) Total cumulative 
area (m2)*

TOTAL Public Open Space 
(hectares)

Major Park + Public Open 
Space

Minor Green Links 
Proposed Parcel 8: 751 m2

Proposed Parcel 9: 700 m2

Proposed Parcel10: 1,009 m2

2 No. 3 Road Wedge
Proposed Parcel 1A: 1,380 m2

4,598 m2

(1.14 ac)
1.79

4.42 ac

3 North/South Green Link
Proposed Parcel 3: 364 m2

Minor Green Links 
Proposed Parcel 11: 1,254 m2

6,216 m2

(1.53 ac)
2.42

5.98 ac

4 No. 3 Road Wedge 
Proposed Parcel 1A: 323 m2

6,539 m2

(1.61 ac)
2.45

6.05 ac

5 North/South Green Link
Proposed Parcel 6: 364 m2

Proposed Parcel 7: 405 m2

7,308 m2

(1.80 ac)
4.39

10.85 ac

6 Plaza to Park Connector
Proposed Parcel 1B: 930 m2

8,238 m2

(2.03 ac)
4.71

11.64 ac

7 Plaza to Park Connector 
Proposed Parcel 1B: 324 m2

8,562 m2

(2.11 ac) 
4.90

12.11 ac

*Minimum area requirements to be finalized as part of future development application review processes.

TRANSPORTATION AND RELATED INFRASTRUCTURE: ACQUISITION & DEVELOPMENT 
PHASING STRATEGY

Phase Permanent Transportation Element Interim Transportation Element

1 No. 3 Road and Alderbridge Way intersection 
improvements, including new (2nd) left turn bay on 
Alderbridge Way.
New Cooney Road, from Alderbridge Way to 
east/west mews.

Hazelbridge Way extension, from Alderbridge Way 
to East-West Mews.
Kwantlen Street enhancements, from Alderbridge 
Way to Lansdowne Road, including lay-by parking, 
intersection turning bays, widening of existing 
sidewalk along the development frontage, 
enhanced pedestrian crossing to Kwantlen 
Polytechnic University.
New East-West Mews, from Hazelbridge Way to 
Cooney Road.

New East-West Road between Cooney Road and 
Kwantlen Street.
Pedestrian crossing enhancement on Alderbridge 
Way at the future North/South Green Link.

Eastern leg of the new East-West 
Road/Cooney Road.
Cooney Road on-site north/south 
improvements (including sidewalk).
Temporary City Mobility Hub elements 
introduced.
New driveway access to Lansdowne 
Road at the ultimate Hazelbridge Way 
extension location.
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Phase Permanent Transportation Element Interim Transportation Element

2 Hazelbridge Way extension, from New East/West 
Road to Alderbridge Way, and enhanced 
pedestrian crossings.

New East-West Road extension, from No. 3 Road 
to Hazelbridge Way, and enhanced pedestrian 
crossings.
No. 3 Road bike lane upgrades, from Alderbridge 
Way to Lansdowne Road.

Completion of Temporary City Mobility 
Hub.

3 Lansdowne Road improvements, from Kwantlen 
Street to Cooney Road, including an off-road 
cycling path and a sidewalk.

Improvements to internal vehicle 
circulation pattern aligned with ultimate 
Cooney Road extension (temporary 
road standard including a sidewalk 
connection).

4 - -

5 Hazelbridge Way extension, from new east/west 
road to Lansdowne Road, including a new 
Hazelbridge Way and Lansdowne Road 
intersection, and enhanced pedestrian crossings.
Cooney Road extension, from East-West Mews to 
Lansdowne Road, including ultimate Cooney Road 
and Lansdowne Road intersection, and enhanced 
pedestrian crossings.
New East-West Road extension, from Cooney 
Road to Hazelbridge Way, and enhanced 
pedestrian crossings.
Lansdowne Road improvements, from Cooney
Road to No. 3 Road, including an off-road cycling 
path and a sidewalk
Neighbourhood Mobility Hub.

Initiate elements of City Mobility Hub

6 Replace Interim City Mobility Hub with the Ultimate 
City Mobility Hub (any supplementary amenities 
associated with proposed Parcel 1B-2 to be 
completed in Phase 7)

-

7 - -

Note: Priority crossing locations as outlined below noting that additional locations may be identified through subsequent 
rezoning applications: 

Alderbridge Way/Cooney Road
Alderbridge Way mid-block pedestrian crossing, between Hazelbridge Way and Cooney Road
Hazelbridge Way / East-West Mews
Cooney Road / East-West Mews
Kwantlen Street / East-West Road
Cooney Road / East-West Road
Hazelbridge Way / East-West Road
East-West Road mid-block pedestrian crossing, between Hazelbridge Way and Cooney Road
East-West Road mid-block pedestrian crossing, between Hazelbridge Way and No. 3 Road
Cooney Road (2) mid-block pedestrian crossings, between East-West Road and Lansdowne Road
Hazelbridge Way mid-block pedestrian crossing, between East-West Road and Lansdowne Road
Lansdowne Road / Hazelbridge Way
No. 3 Road mid-block pedestrian crossing, between Alderbridge Way and East-West Road

Servicing agreements would be required for all phases, and sub-phases of development as applicable.
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SUMMARY OF ON-SITE MOBILITY HUB ELEMENTS 

City Scale Mobility Hub Neighbourhood Scale Mobility Hub Interim City Scale Mobility Hub

Designated kiss and ride stalls, taxi/ride 
hailing stalls, cycle racks, lockers and 
repair facilities, cycle share spaces, 
HandyDART pick-up/drop off area, car 
share spaces, Electric Vehicle (EV) plug in 
spaces, designated accessibly parking 
spaces, ancillary amenities including 
feature lighting and seating, weather 
protection, nearby retail amenities and 
wayfinding elements.

Neighbourhood oriented mobility 
options including but not limited to 
cycling amenities (racks, repair, 
cycle share), on-street taxi/ride
hailing pick up/drop off, proximity to 
bus stops on the Cooney Road 
extension, seating options, weather 
protection, feature lighting and 
wayfinding elements.

Repurpose an area of the 
existing surface parking area to 
accommodate cycle amenities, 
HandyDART pick up/drop off, car 
share spaces, EV plug-in 
spaces, taxi/ride hailing spaces, 
designated accessible parking 
spaces, seating options, weather 
protection and wayfinding 
elements.

ENGINEERING SEVICING: ACQUISITION & DEVELOPMENT PHASING STRATEGY

Phase Engineering Works 

1 Replace cement water main along entire Alderbridge Way frontage of the site, unless a 
geotechnical assessment proves the water main, or portions of, may remain.
New water mains along Hazelbridge Way and Cooney Road extensions and the new East-West 
Road.
New water main along Kwantlen Street between Alderbridge Way and Lansdowne Road.
New storm sewers along Hazelbridge Way and Cooney Road extensions and the new East-West 
Road.
Upgrade existing storm sewer along Kwantlen Street between Alderbridge Way and Lansdowne 
Road.
Replace and upgrade the Alderbridge Sanitary Pump Station.
New sanitary sewers:
o Kwantlen Street and remove, or fill and abandon existing.
o New East-West Road.

Temporary Engineering Works:
Temporary water main loop.
Temporary sanitary sewer along west property line of Parcel 9.

2 New water mains along Hazelbridge Way extension and the new East-West Road and remove 
temporary Phase 1 works.
Install new storm sewers along Hazelbridge Way extension and the new East-West Road.
Extend sanitary sewer along Hazelbridge Way extension to the intersection of Hazelbridge Way and 
the new East-West Road. 

3 & 4 No additional underground civic works anticipated.

5 • Install new water main along new East-West Road.
• Extend water main on Hazelbridge Way extension to tie into Lansdowne Road.
• Extend water main on Cooney Road extension to tie into Lansdowne Road.
• Remove temporary water main along Parcel 9, now Cooney Road extension, and install new water 

main.
• New storm sewer along the new East-West Road extension between Cooney Road and 

Hazelbridge Way extensions.
• Extend storm sewer on Hazelbridge Way extension to Lansdowne Road.
• Extend storm sewer on Cooney Road extension to Lansdowne Road.
• Construct rainwater management features, to the satisfaction of the City, which includes but is not 

limited to the following:
o Incorporate and support City’s “Integrated Rainwater Resource Management Strategy” & 

“Ecological Network Management Strategy” or superseding bylaws.
o Durable and low maintenance.
o Maintain public use and enjoyment of Major Park.
o Provide learning opportunities.
o Investigate incorporation of treated gray water.
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Phase Engineering Works 

o Maximize catchment of rainwater feature.
• New sanitary sewer along the new East-West Road extension between Cooney Road and 

Hazelbridge Way extensions.
• Remove temporary sanitary sewer along East-West Mews, and along Parcel 9, now Cooney Road 

extension.
• Extend sanitary sewer along Hazelbridge Way extension to the new East-West Road.

6 & 7 No additional underground civil works anticipated

Note: Servicing Agreements would be required for all phases, and sub-phases of development as applicable.  In addition to 
the engineering works associated with individual incremental phases of development, listed above, general requirements for
all phases of development apply and the applicant is required to undertake, at no cost to the City, water works, storm sewer 
works, sanitary works and frontage improvements to the satisfaction of the City. 
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ATTACHMENT 9
Phasing Summary: District Energy and Low Carbon Energy Sources 

The low carbon district energy system would be built in phases and would include the following 
elements: 

1) Phase 1: The developer would construct and transfer ownership of an “Interim Low Carbon Energy 
Plant” to the City or LIEC. The plant would be integrated into a rooftop of a building in the first 
development on the subject site (proposed Parcel 8). The applicant would design, build and transfer 
ownership of the low carbon district energy system, including a distribution system and all ancillary 
components to the City or its service provider, LIEC, prior to building occupancy. The “Interim 
Low Carbon Energy Plant” would facilitate LIEC’s provision of service to all Phase 1 development 
at the commencement of the first redevelopment project on the site.

2) Phase 2: The developer would construct and transfer ownership of a “Centralized Low Carbon 
Energy Plant” to the City or LIEC. The plant would be accommodated within a building located on
proposed Parcel 1A-2 and would obligate the developer to provide 2,000 m2 (21,525 ft2) of space as 
an air space parcel (ASP) at no cost to the City or LIEC to accommodate low carbon energy 
infrastructure in accordance with the following conditions:
a) To meet the energy demands of the entire subject site (including properties serviced by the 

“Interim Low Carbon Energy Plant), the developer would design, build and transfer ownership 
of the low carbon district energy system, including a distribution system and all ancillary 
components to the City or its service provider LIEC prior to building occupancy, and would 
provide 1,000 m2 (10,765 ft2) of energy plant area to the City as an Air Space Parcel (ASP). 

b) To facilitate provision of off-site service, the developer would be obligated to accommodate an 
additional 1,000 m2 (10,765 ft2) of space as an air space parcel adjacent to the “Centralized Low 
Carbon Energy Plant” so that the City can, at its own cost, expand the “Centralized Low Carbon 
Energy Plant” to service neighboring sites in the future. Expanding the system and providing 
off-site service would be subject to Council’s approval and is outside the scope of the 
developer’s obligations.

3) Phase 5: Upon demolition of the existing shopping mall, the applicant would work with LIEC and 
City staff to evaluate the feasibility of integrating an alternative on-site renewable energy source 
(i.e.geo-exchange, sewer heat recovery, etc.) to service the remaining phases of on-site development 
(Phase 5-7). The developer would be responsible for all costs associated with servicing the entire 
subject site, which would include any system that relies upon an alternative energy system.
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ATTACHMENT 10

OCP/CCAP Amendment Considerations
Development Applications Department

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

Address: 5300 No. 3 Road File No: CP 15-717017

Prior to final adoption of Richmond Official Community Plan Bylaw 7100 and Richmond Official 
Community Plan Bylaw 9000 Amendment Bylaw 10154, the property owner is required to complete the 
following:

1. No Development Covenant: Registration of a restrictive covenant(s) on title securing that “no rezoning” and 
“no development” of the subject site, or any portion thereof, is permitted for any change in land use and/or 
increase in density on the site or any portion thereof, as determined by the City’s discretion, and that issuance of 
a Development Permit* and/or Building Permit* and/or Servicing Agreement (SA)* is not permitted, in whole 
or in part, unless and until the property owner undertakes the following to the satisfaction of the City:

1.1. Phasing: The order of development phasing shall be generally consistent with the Phasing Plan attached as 
Schedule 1, and may include provisions for sub-phasing of rezoning, Development Permit and Building 
Permits within the individual phases.  Development phasing is generally consistent with the following:  

1.1.1 Development phasing is to proceed as shown in Schedule 1 and in the order listed below.  Sub-
phasing within Phase 1, Phase 3, and/or Phase 5, will follow the order in which the proposed parcels are 
listed below: 

o Phase 1 (Parcels 8, 9, 5, 10, 2)
o Phase 2 (Parcel 1A-2)
o Phase 3 (Parcel 3, 11, 12)
o Phase 4 (Parcel 1A-1)
o Phase 5 (Parcel 6, 4, 7)
o Phase 6 (Parcel 1B-1)
o Phase 7 (Parcel 1B-2)

a. Development applications for individual development phases and/or proposed sub-phases are to 
proceed sequentially rather than concurrently, with a development phase and/or sub-phase 
being completed to the satisfaction of the Director, Development prior to a subsequent 
development application(s) proceeding. 

b. Accommodation of changes to the development sequence of sub-phases and/or as part of a 
larger concurrent development application would be conditional to amenities, infrastructure and 
services being designed, constructed and transferred to the City in accordance with terms 
outlined in the No Development covenant and subject to the discretion of the Director, 
Development and associated affected departments (i.e. Director, Transportation; Director, 
Engineering; Director, Parks Services).

c. For transportation infrastructure and engineering servicing, all associated elements, including 
but not limited to those referenced within the No Development covenant, are required to be 
secured to the City’s satisfaction as:

i. A condition of rezoning to permit the associated phase of development; or
ii. A condition of the first rezoning within a phase of development that includes sub-phasing 

(i.e. Phase 1, 3, 5) unless otherwise approved by the City.
d. For Major Park, all associated elements, including but not limited to those referenced within the 

Major Park agreement included in the No Development covenant, are to be secured to the 
City’s satisfaction as:
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i. A condition of rezoning to permit the associated phase of development; or 
ii. A condition of the first rezoning within a phase of development that includes sub-phasing 

(i.e. Phase 1, 3, 5) unless otherwise specified in the Major Park agreement and subject to 
verification and approval by the City.

e. For Public Open Spaces, statutory right-of-ways (SRWs) and associated works are to be 
secured at the time the subject lot is proposed to be developed, with the exception of a situation 
where the permanent Public Open Space SRW is shared between parcels or the permanent 
location is not fixed.  In these instances, the property owner is required to establish the Public 
Open Space area to the satisfaction of the City and may be required to provide a temporary 
condition to the satisfaction of the City, at no cost to the City.

f. Any major changes to the Phasing Plan, that are supported by staff and approved by Council, 
will obligate the property owner to discharge the Phasing agreement and register a new 
agreement rather than undertaking serial modifications to the Phasing agreement.

1.2. Subdivision: The subject site will be subdivided generally as indicated in the attached Preliminary 
Subdivision Plan (Schedule 2) to create 15 new fee simple lots, road dedications generally as indicated in 
the attached Preliminary Road Functional Plan (Schedule 3), and Major Park as shown in the attached 
Major Park and Public Open Space Plan (Schedule 4) and consistent with the following:

1.2.1. Prior to the first subdivision of the subject site, registration of a section 219 covenant to prohibit 
the property owner from applying to the City to further increase the overall blended on-site density 
beyond 2.77 Floor Area Ratio (FAR).  Further, the distribution of density shall comply with the 
following:

a. Maximum blended density within the area bound by No. 3 Road, Alderbridge Way,
Hazelbridge Way extension (to the midpoint of the road), and Lansdowne Road: 3.0 FAR.

b. Maximum blended density within the area bound by Hazelbridge Way extension (to the 
midpoint of the road), Alderbridge Way, Cooney Road extension (midpoint of the road), and 
Lansdowne Road: 3.14 FAR.

c. Maximum blended density within the area bound by Cooney Road extension (midpoint of the 
road), Alderbridge Way, Kwantlen Road, and Lansdowne Road: 2.1 FAR.

d. A minimum of 74% of the blended on-site density of 2.77 FAR shall be located on the portion 
of the subject site that is within 400 metres of Lansdowne Station.

1.2.2. Hazlebridge Way extension and New East/West Road are included in the calculation of net 
development site area for the purpose of determining the maximum permitted floor area.

1.3. No Separate Sale: Prior to the first subdivision of the subject site, registration of a legal agreement requiring 
that any lot resulting from subdivision of 5300 No. 3 Road may not be sold or otherwise transferred 
separately without prior approval of the City, to ensure that legal agreements and business terms related to 
financial, legal, development and other obligations assigned to each of the lots as a result of the subject 
OCP/CCAP amendment are transferred and secured to the satisfaction of the Director, Development; 
Director, Parks Services; Director, Engineering; and City Solicitor.  

1.4. Major Park: A total of 3.99 hectares (9.85 acres) of Major Park is required to be secured and to be generally 
consistent with the attached Major Park and Public Open Space Plan (Schedule 4) comprised of:

1.4.1.Lands to be transferred to the City (fee simple)
a. 3.49 hectares (8.62 acres) of Major Park comprised of:

i. 0.61 hectares (1.51 acres) for Civic Plaza;
ii. 1.91 hectares (4.71 acres) for Centre Park;

iii. 0.17 hectares (0.42 acres) for Neighbourhood Plaza;
iv. 0.80 hectares (1.98 acres) for Lansdowne Linear Park.

b. The Major Park areas listed in 1.4.1.a. are designated CCAP "park" and shall be eligible for 
Development Cost Charges (DCC) credits based on the development’s eligible credits that 
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applies at the time of land transferred, to the satisfaction of the Director, Park Services; 
Director, Finance; Director, Development and City Solicitor.  All costs associated with 
transfers of land shall be borne by the property owner.

c. The property owner is responsible for design and construction of both “permanent” and 
“interim” Major Park area to the satisfaction of the Director, Parks Services and Director, 
Development and as defined by the CCAP including:

i. Public access and safety during the daytime and evening, year round.
ii. Design that is inclusive and sustainable (e.g., incorporating Circular Economy 

principles of durability, reusability, recyclability).
iii. Design and construct Civic Plaza to accommodate major events (year round), facilitate 

gathering, cultural activities, significant public art, informal recreation and major 
pedestrian circulation routes.

iv. Design and construct Centre Park to be adaptable to multiple uses including 
accommodating major events (seasonally) and informal recreation (year round), having 
varied edges activated by a range of furnishings and equipment, providing a destination 
playground, including significant public art, major pedestrian circulation routes and 
connector cycling routes, and contributing to the City’s ecological network.

v. Design and construct Neighbourhood Plaza to facilitate gathering (year round), cultural 
activities and provide intimate spaces in a garden setting.

vi. Design and construct Lansdowne Linear Park to form a broad, tree-lined promenade 
with separation between pedestrians, cyclists and various forms of micro mobility 
devices, and provide areas of rest and intimate gathering.

d. For Major Park area that is secured as “interim” Major Park area, by SRW or as fee simple, 
prior to the completion of the “permanent” condition “Major Park”, the property owner is 
responsible for design, construction and maintenance of the interim works, which are to be 
completed to the satisfaction of the Director, Parks Services and Director, Development.  The 
interim development of a portion of the Civic Plaza will be of a relatively long term duration 
and shall be secured as a fee simple parcel and designed and constructed to provide services 
that are similar to the “permanent” condition but with emphasis on the use of modular and 
reusable materials and construction methods that will facilitate relocation and reuse. The 
interim development of a portion of Centre Park and Centre and West Lansdowne Linear Park 
sections will provide neighbourhood park and linear park services as defined by the CCAP that:

i. Ensure year round public access and safety during the daytime and evening, year 
round.

ii. Are designed to be inclusive and sustainable (e.g., incorporating Circular Economy 
principles of durability, reusability, recyclability).

iii. Support informal recreation activities (e.g., play, games) and neighbourhood gathering.
iv. Provide pedestrian and cycling connections that are enhanced with amenities promoting 

comfort and utility.
v. Add value to the City’s ecological network.

vi. Maintenance period to be determined at rezoning at the City’s discretion.

1.4.2.Park Frontage Enhancement Areas Statutory Right-of-Ways (SRWs)
a. 0.50 hectares (1.24 acres) secured as Park Frontage Enhancement Areas SRWs and secured on 

private property for public use comprised of approximately:
i. 1,504 m2 (0.37 acres) abutting edges of Civic Plaza and portion of Western Lansdowne 

Linear Park (Civic Plaza Park Frontage Enhancement Area: 816 m2, Western Lansdowne 
Linear Park Frontage Enhancement Area: 688 m2) ;

ii. 2,200 m2 (0.55 acres) abutting edges of Centre Park; and 
iii. 1,295 m2 (0.32 acres) abutting edges of Neighbourhood Plaza and eastern portion of 

Lansdowne Linear Park (Neighbourhood Plaza Park Frontage Enhancement Area: 526 m2,
Eastern Lansdowne Linear Park Frontage Enhancement Area: 769 m2).
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b. The Park Frontage Enhancement Areas shall be secured as SRWs, as a condition of the 
rezoning application for the encumbered phase or sub-phase, as applicable.  

c. The property owner is responsible for design, construction, and maintenance of both 
“permanent” and “interim” Park Frontage Enhancement Areas to the satisfaction of the 
Director, Parks Services and Director, Development.

1.4.3.Major Park and Park Frontage Enhancement Areas Acquisition and Development Phasing: As a 
condition of future rezoning applications, which may include sub-phasing, the Major Park area and/or 
Park Frontage Enhancement Areas will be secured as either “Permanent” or “Interim” Major Park 
and/or Park Frontage Enhancement Areas.  Major Park and/or Park Frontage Enhancement Areas may 
be secured in a temporary condition until it is functionally and operationally desirable for the City to 
accept the Major Park and/or Park Frontage Enhancement Areas in its desired final form and/or 
ownership.  The Major Park and Park Frontage Enhancement Areas phasing strategy includes:

a. “Permanent” Major Park and/or Park Frontage Enhancement Area(s) including:
i. Permanent Major Park area secured as fee simple.  Designed, constructed and 

ownership secured to its final condition.
ii. Permanent Park Frontage Enhancement Area(s) secured as SRW.  Designed, 

constructed and tenure secured to its final condition.
b. “Interim” Major Park and/or Park Frontage Enhancement Area(s) including:

i. Interim Major Park area secured as fee simple.  Designed and constructed to an 
interim condition and ownership secured to its final condition.

ii. Interim Major Park area secured as SRW.  Designed and constructed to an interim 
condition and ownership to change before the park area is redeveloped to its final 
condition (SRW to fee simple).

iii. Interim Major Park Frontage Enhancement Area(s) secured as ROW. Designed 
and constructed to an interim condition. 

The table below lists the Major Park and Park Frontage Enhancement Area obligations by phase.  
Prior to the adoption of the first rezoning within an applicable phase of development, the property 
owner is required to provide all Major Park and Park Frontage Enhancement Area(s) associated 
with the development phase, unless otherwise approved by the City through the rezoning 
application review process for the first rezoning within the subject development phase.  

Phase Permanent Major 
Park – secured as 
fee simple parcel 
(hectares)

Permanent Park Frontage 
Enhancement Area(s)  –
secured as ROW (m2 and
hectares as noted)

Interim Major 
Park – secured 
as fee simple 
parcel (hectares) 

Interim Major Park
and/or Park Frontage 
Enhancement 
Area(s) – secured as 
ROW (hectares)

Cumulative 
Total 
(hectares)

1 Neighbourhood 
Plaza: 0.17 (0.42 ac)
(complete)

Eastern Lansdowne 
Linear Park: 0.24
(0.60 ac)(complete)

City owned southeast 
corner: 0.06 (0.15 ac)
(complete)

- Western Lansdowne 
Linear Park: 0.27 
(0.66 ac) (of total 
0.33 (0.81 ac))

Centre Lansdowne 
Linear Park: 0.16
(0.40 ac) (of total 
0.23 (0.57 ac))

0.91
2.23 ac

2 - Civic Plaza: 0.43 
(1.06 ac) (of total 
0.61 (1.51 ac))

1.33
3.29 ac

3 - Neighbourhood Plaza Park 
Frontage Enhancement 

Centre Park: 0.34 
(0.84 ac) (of 1.91 
(4.71 ac))

1.80
4.45 ac
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Phase Permanent Major 
Park – secured as 
fee simple parcel 
(hectares)

Permanent Park Frontage 
Enhancement Area(s)  –
secured as ROW (m2 and
hectares as noted)

Interim Major 
Park – secured 
as fee simple 
parcel (hectares) 

Interim Major Park
and/or Park Frontage 
Enhancement 
Area(s) – secured as 
ROW (hectares)

Cumulative 
Total 
(hectares)

Area: 526 m2 (0.13 ac)
(complete)

Eastern Lansdowne Linear 
Park Frontage 
Enhancement Area: 769 
m2 (0.19 ac) (complete)

4 - - 1.80
4.45 ac

5 Centre Park: 1.57 ha 
(3.87 ac) expansion 
to ultimate 1.91 ha 
(4.71 ac)(complete)

Centre Lansdowne 
Linear Park: 0.07 ha 
(0.17 ac) expansion 
to ultimate 0.23 ha 
(0.57 ac) (complete)

Centre Park, Park 
Frontage Enhancement 
Area: 0.22 ha (0.55 ac)
(complete)

3.66
9.04 ac

6 Civic Plaza 0.18 
(0.45 ac) (expansion 
to ultimate area 0.61 
(1.51 ac) 
(construction 
complete in Phase 7)

Western Lansdowne 
Linear Park: 0.06 
(0.15 ac) expansion 
to ultimate 0.33 ha 
(0.81 ac) (final 
condition complete in 
Phase 7)

Civic Plaza Park Frontage 
Enhancement Area 
(abutting Parcel 1B-1): 500 
m2 (0.12 ac) (of total Civic 
Plaza Park Frontage Area: 
816 m2 (0.20 ac))

3.95
9.76 ac

7 Civic Plaza: 
Construction to final 
condition

Western Lansdowne 
Linear Park:
Construction to final 
condition in Phase 7)

Western Linear Park 
Frontage Enhancement
Area: 688 m2 (0.17 ac) 
(complete)

Civic Plaza Park Frontage 
Enhancement Area
(abutting Parcel 1B-2): 316 
m2 (0.08 ac) expansion to 
ultimate 816 m2 (0.20 ac)
Civic Plaza Park Frontage 
Area) (complete)

4.05
10.01 ac

1.4.4.Major Park and Park Frontage Enhancement Area Statutory Right-of-Ways (permanent and interim):
Registration of SRWs to secure the applicable park areas in the table above as a condition of the first 
rezoning within the applicable development phase. Each such SRW will be in the City’s applicable 
standard form and will secure interim public space (in the case of interim Major Park area) and will
secure permanent public space (in the case of ultimate Park Frontage Enhancement Areas) to the 
satisfaction of the City.     
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1.5. Public Open Spaces (Statutory Right-of-Ways): Registration of SRWs to secure a network of Public Open 
Spaces on the subject site, generally consistent with the attached Major Park and Public Open Space Plan 
(Schedule 4).

a. A minimum of 8,549 m2 (0.85 hectares) of Public Open Space secured by was of SRWs on private 
property is to be secured in tandem with rezoning and/or Development Permit* of the encumbered 
property, with the exception of situations where the permanent Public Open Space SRW is shared 
between parcels.  In these instances, the property owner may be required to provide an “interim” 
condition to the satisfaction of the City, at no cost to the City, which is later replaced with a 
“permanent” condition and SRW, to the satisfaction of the City, at no cost to the City.  

b. The areas listed in the table below are minimum values and are subject to confirmation as part of the 
detailed development application review processes. The specific location, configuration, design and 
related terms of the SRW(s) shall be confirmed through the standard rezoning, Development Permit, 
and Building Permit application review process, Servicing Agreement, and/or other City approval 
process*, to the satisfaction of the City.

Phase Minimum Public Open Space (m2) Total cumulative area 
(m2)

1 North/South Green Link
Proposed Parcel 2: 379 m2

Proposed Parcel 5: 379 m2

Minor Green Links 
Proposed Parcel 8: 751 m2

Proposed Parcel 9: 700 m2

Proposed Parcel10: 1,009 m2

3,218 m2

(0.80 ac)

2 No. 3 Road Wedge
Proposed Parcel 1A: 1,380 m2

4,598 m2

(1.14 ac)

3 North/South Green Link
Proposed Parcel 3: 364 m2

Minor Green Links 
Proposed Parcel 11: 1,254 m2

6,216 m2

(1.53 ac)

4 No. 3 Road Wedge 
Proposed Parcel 1A: 323 m2

6,539 m2

(1.61 ac)

5 North/South Green Link
Proposed Parcel 6: 364 m2

Proposed Parcel 7: 405 m2

7,308 m2

(1.80 ac)

6 Plaza to Park Connector
Proposed Parcel 1B: 930 m2

8,238 m2

(2.03 ac)

7 Plaza to Park Connector 
Proposed Parcel 1B: 324 m2

8,562 m2

(2.11 ac) 

c. Each such Public Open Space SRW would be in the City’s applicable standard form and would secure 
the provision of public access and open space uses, together with related landscaping and infrastructure 
to the satisfaction of the City (which may include but may not be limited to bike facilities, street 
furnishings, street lighting, decorative paving, trees and plant materials, public art, social and mobility 
features, recreation amenities, innovative storm water management measures, and City utilities).  

1.6 Transportation:

The property owner is responsible for the design and construction of the following frontage improvements 
and transition between these improvements and the existing conditions outside the development site 
frontage, to the satisfaction of the City.  
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While the list below provides a general description of the minimum frontage work requirements to the 
ultimate standards, which are schematically shown in the Preliminary Road Functional Plan (Schedule 3), 
the exact details and scope of the frontage works to be completed by the property owner will be confirmed 
through subsequent rezoning applications and associated detailed design, undertaken through the Servicing 
Agreement (SA)* process, to the satisfaction of the City.  Unless otherwise approved by the City, the 
transportation infrastructure and related improvements will be required as a condition of the first rezoning 
within a phase of development that includes sub-phasing (i.e. Phase 1, 3, 5).  

1.6.1 Road Improvements:
1.6.1.1 Cooney Road, from Alderbridge Way to Lansdowne Road (from west to east):
a. 2.0 m wide concrete sidewalk
b. 0.7 m wide buffer strip
c. 1.9 m wide asphalt bike path
d. 1.5 m wide grassed/treed boulevard or other hardscape improvements as determined through

the SA process
e. 0.15 m wide curb and gutter
f. 6.35 m wide driving surface for two southbound traffic lanes
g. 3.25 m wide area for: 1) driving surface at intersections for left-turn lanes, or 2) mid-block 

landscaped/treed medians, or other hardscape improvements as determined through SA process, 
with curb and gutter on both sides

h. 6.35 m wide driving surface for two northbound traffic lanes
i. 0.15 m wide curb and gutter
j. 1.5 m wide grassed/treed boulevard or other hardscape improvements as determined through 

SA process
k. 1.9 m wide asphalt bike path
l. 0.7 m wide buffer strip
m. 2.0 m wide concrete sidewalk

Note: at locations where there is a bus stop, a minimum 3 m wide concrete bus landing pad is to be 
installed instead of the 1.5m wide boulevard

1.6.1.2 Hazelbridge Way, from Alderbridge Way to Lansdowne Road (from west to east):
a. 2.0 m wide concrete sidewalk
b. Varying width (1.5 m – 2 m wide) of grassed/treed boulevard or other hardscape improvements 

as determined through SA process
c. 0.15 m wide curb and gutter
d. Varying width (11.7 m – 16.5 m wide) of asphalt surface for on-street parking, one traffic lane 

in each direction, and/or intersection turning lanes
e. 0.15 m wide curb and gutter
f. Varying width (1.5 m – 3.3 m wide) of grassed/treed boulevard or other hardscape 

improvements as determined through SA process
g. 2.0 m wide concrete sidewalk

1.6.1.3 Alderbridge Way, from Kwantlen Street to No. 3 Road (from north to south):
a. Maintain two existing eastbound traffic lanes
b. 0.15 m wide curb and gutter
c. 1.5 m wide grassed/treed boulevard or other hardscape improvements as determined through 

SA process
d. 2.0 m wide concrete sidewalk
e. 2.0 m wide greenway

Note: Through subsequent rezoning process, it will be determined if the existing trees along the 
south side of Alderbridge Way can be retained and the above-noted cross-section for the boulevard, 
sidewalk and/or greenway will be refined.
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1.6.1.4 Lansdowne Road, from Kwantlen Street to No. 3 Road (from south to north):
a. Maintain existing raised grassed/treed median
b. 6.4 m wide driving surface for two westbound traffic lanes
c. 0.15 m wide curb and gutter
d. 1.5 m wide grassed/treed boulevard or other hardscape improvements as determined through 

SA process
e. 3 m wide 2-way asphalt bicycle path
f. Min. 0.7 m wide buffer strip
g. Min. 2 m wide sidewalk, which will be located outside the road allowance and be within the 

park.

Notes: 
Through subsequent rezoning process, it will be determined if the existing trees along the north 
side of Lansdowne Road can be retained and the above-noted cross-section for the boulevard, 
bicycle path, buffer strip and sidewalk will need to be refined.
At locations where there is a bus stop, a minimum 3 m wide concrete bus landing pad is to be 
installed instead of the 1.5 m wide boulevard.

1.6.1.5 No. 3 Road, from Alderbridge Way to Lansdowne Road (from west to east):
a. maintain all existing northbound traffic lanes
b. 0.15 m wide curb and gutter
c. 0.25 m wide buffer strip
d. Varying width between 1.3 m (minimum) and 1.8 m (preferred) wide paved raised bike lane
e. 0.15 m wide barrier curb or equivalent edge treatment to tie to existing sidewalk / boulevard

1.6.1.6 Kwantlen Street, from Alderbridge Way to Lansdowne Road (from west at the new property 
line to east):
a. 2.0 m wide concrete sidewalk
b. Varying width (minimum 1.5 m – 4 m wide) of grassed/treed boulevard or other hardscape 

improvements as determined through SA process
c. 0.15 m wide curb and gutter
d. Varying width of asphalt surface to provide for on-street parking, one traffic lane in each 

direction, and intersection turning lanes.
e. Maintain existing / provide a new (where required) 0.15 m wide curb and gutter
f. Tie to existing boulevard or sidewalk on the east side

Note: Through subsequent rezoning process, it will be determined if the existing trees along the 
west side of Kwantlen Street can be retained and the above-noted cross-section for the boulevard 
and/or sidewalk will need to be refined.

1.6.1.7 East-West Road, from Kwantlen Street to No. 3 Road (from south to north):
a. 2.0 m wide concrete sidewalk
b. Varying width (minimum 1.5 m) of grassed/treed boulevard or other hardscape improvements 

as determined through SA process
c. 0.15 m wide curb and gutter
d. Varying width (11.9 m – 13.6 m wide) of asphalt surface for on-street parking, one traffic lane 

in each direction, and/or intersection turning lanes
e. 0.15 m wide curb and gutter
f. Varying width (minimum 1.5 m) of grassed/treed boulevard or other hardscape improvements 

as determined through SA process
g. 2.0 m wide concrete sidewalk
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1.6.1.8 East-West Mews, from Hazelbridge Way to Cooney Road:
a. Provide a minimum 6.1 m wide driving surface, with a roll-over curb or equivalent and a 1.5 m

wide concrete sidewalk with lighting along one or both sides of the mews.

1.6.1.9 Accessible bus shelters and landing pads (minimum 9 m x 3 m) at the following locations:
a. Lansdowne Road, north side, west of Kwantlen Street
b. Lansdowne Road, north side, west of Cooney Road
c. Cooney Road, east side, north of Lansdowne Road
d. Cooney Road, west side, south of East-West Road
e. Cooney Road, east side, north of East-West Road

Note: Additional locations may be identified, in consultation with Coast Mountain Bus Company 
(CMBC), at the time of subsequent rezoning process and associated detailed design (SA) process to 
the satisfaction of the City.  

1.6.2 Intersection Improvements:
In addition to the frontage improvements noted above, the property owner is responsible for the 
design and construction of the following intersection improvements:
1.6.2.1 General Intersection Upgrades:
a. Along the development frontages, all intersection and mid-block pedestrian crosswalks 

(existing or new crossings as identify through subsequent rezoning process to the satisfaction of 
the City) are to be upgraded to meet City Centre standards (minimum 4.5 m wide) as necessary 
with universal accessibility features (e.g., tactile treatments or equivalent) installed on all 
wheelchair ramps.

1.6.2.2 Alderbridge Way / No. 3 Road:
a. Installation of dual left-turn lanes on the westbound approach (by adding a new 3.25 m wide 

turning lane) with a minimum total storage length of the two lanes at approximately 120 m, 
while maintaining all other existing traffic lanes.  

b. Provision of dual left-turn lanes on the eastbound approach (by converting widened 
Alderbridge Way, by others) with a minimum total storage length of the two lanes at 
approximately 150 m, while maintaining all other existing traffic lanes.  

Note: while a portion of the left-turn lanes may be accommodated within the existing medians, a 
minimum 1.2 m wide median must be maintained on the intersection approaches.

1.6.2.3 Alderbridge Way / Cooney Road:
a. Installation of a westbound-to-southbound left-turn lane, with a minimum storage length of 

approximately 40 m, with a portion of the left-turn lane accommodated within the existing 
median while maintaining a minimum 1.2 m wide raised median and all existing traffic lanes.

1.6.2.4 Lansdowne Road / Hazelbridge Way:
a. Installation of an eastbound-to-northbound left-turn lane, with a minimum storage length of 

approximately 30 m, and modification to the existing median to allow for left-turn movements 
to and from Lansdowne Road in the eastbound direction.  A portion of the left-turn lane can be 
accommodated within the existing median while maintaining a minimum 1.2 m wide raised 
median and all existing traffic lanes.

1.6.3 Traffic Signal Improvements:
1.6.3.1 Upgrade Existing Traffic Signals: With the road and intersection improvements noted in 
1.6.1 and 1.6.2, as well as the need to upgrade other existing traffic signals to accommodate 
enhanced traffic operations, the property owner is to upgrade (as necessary) the following existing 
traffic signals:
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a. Alderbridge Way/Kwantlen Street
b. Alderbridge Way/Hazelbridge Way
c. Alderbridge Way / No. 3 Road
d. East-West Road / No. 3 Road
e. Lansdowne Road / Kwantlen Street
f. Lansdowne Road / Cooney Road
g. Lansdowne Road / No. 3 Road
h. Kwantlen Street / existing mall access north of Lansdowne Road (in consultation with 

Kwantlen Polytechnic University, relocate, as necessary, and upgrade existing traffic signals)

Signal upgrades include but are 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), 
traffic cameras, and illuminated street name sign(s), etc.

1.6.3.2 Install New Traffic Signal Devices: With the road and intersection improvements noted in 
1.6.1, and 1.6.2 new traffic signal devices (i.e., intersection pre-ducting, special x-walk with 
downward lighting, pedestrian signals, or full traffic signals) will be necessary at the following 
locations.  
a. Alderbridge Way/Cooney Road
b. Alderbridge Way mid-block pedestrian crossing, between Hazelbridge Way and Cooney Road
c. Hazelbridge Way / East-West Mews
d. Cooney Road / East-West Mews
e. Kwantlen Street / East-West Road
f. Cooney Road / East-West Road
g. Hazelbridge Way / East-West Road
h. East-West Road mid-block pedestrian crossing, between Hazelbridge Way and Cooney Road
i. East-West Road mid-block pedestrian crossing, between Hazelbridge Way and No. 3 Road
j. Cooney Road (2) mid-block pedestrian crossings, between East-West Road and Lansdowne 

Road
k. Hazelbridge Way mid-block pedestrian crossing, between East-West Road and Lansdowne 

Road
l. Lansdowne Road / Hazelbridge Way
m. No. 3 Road mid-block pedestrian crossing, between Alderbridge Way and East-West Road
n. Other locations identified through subsequent rezoning applications.

The exact traffic signal devices (i.e., intersection pre-ducting, special x-walk with downward 
lighting, pedestrian signals, or full traffic signals) will be determined with detailed warranted
analysis as part of the subsequent rezoning applications and implemented by the property owner to 
the satisfaction of the City.  Any new traffic signal device will include but will not be limited to 
new signal pole, controller, base and hardware, pole base, detection, conduits (electrical & 
communications), signal indications, communications cable, electrical wiring, service conductors, 
APS (Accessible Pedestrian Signals), traffic cameras, and illuminated street name sign(s), etc.

1.6.4 Timing for the Off-site Works: In general, the timing of road improvements (Items 1.6.1, 1.6.2 and 
1.6.3) are associated with each phase of the development as described below, with details described in the 
Phasing Study document (Schedule 1) and shown schematically in Schedule 3. The exact details and scope 
of the frontage works to be completed by the property owner will be confirmed through subsequent 
rezoning applications and associated detailed design (SA) processes, to the satisfaction of the City.  

1.6.4.1 Phase 1:
a. Alderbridge Way, from Kwantlen Street to No. 3 Road (Items 1.6.1.3, 1.6.2.1, 1.6.2.2, 1.6.2.3, 

1.6.3).  Note: an interim standard 2 m wide paved walkway, instead of the boulevard and 
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sidewalk (to ultimate standards), from No. 3 Road to Hazelbridge Way to be constructed in this 
phase.

b. Kwantlen Street, from Alderbridge Way to Lansdowne Road (Items 1.6.1.6, 1.6.2.1, 1.6.3).
c. Cooney Road, from Alderbridge Way to East-West Mews (Items 1.6.1.1, 1.6.2.1, 1.6.2.3, 

1.6.3).
d. Hazelbridge Way, from Alderbridge Way to East-West Mews (Items 1.6.1.2, 1.6.2.1, 1.6.3).  

Note: interim standards road improvements on the west side (i.e., one southbound traffic lane 
and an interim 2 m wide paved walkway) to be constructed in this phase.

e. East-West Road, from Kwantlen Street to interim Cooney Road (Items 1.6.1.7, 1.6.2.1, 1.6.3).
f. East-West Mews, from Hazelbridge Way to Cooney Road (Items 1.6.1.8, 1.6.3) to an interim 

standards with the existing sidewalk along the south side.
g. Interim driveway off Lansdowne Road, at approximately future Hazelbridge Way intersection, 

permitting right-in or right-out traffic movements only.

1.6.4.2 Phase 2:
a. Hazelbridge Way, from Alderbridge Way to East-West Road (Items 1.6.1.2, 1.6.2.1, 1.6.3).
b. East-West Road, from No. 3 Road to Hazelbridge Way (1.6.1.7, 1.6.2.1, 1.6.3).
c. No. 3 Road, from Alderbridge Way to Lansdowne Road (Items 1.6.1.5, 1.6.2.1, 1.6.3).
d. Alderbridge Way, from No. 3 Road to Hazelbridge Way (Items 1.6.1.3, 1.6.2.1, 1.6.3).

1.6.4.3 Phase 3:
a. Cooney Road, from Lansdowne Road to interim crosswalk to the north (Items 1.6.1.1, 1.6.1.9, 

1.6.2.1, 1.6.3). Note: interim standards improvements to provide one traffic lane in each 
direction.  Ultimate boulevard, bike path, and sidewalk to be provided along the east side along 
the entire length.

b. Cooney Road, from East-West Road to interim crosswalk to the south (Items 1.6.1.1, 1.6.1.9, 
1.6.2.1, 1.6.3). Note: interim standards improvements to provide one traffic lane in each 
direction and interim 2 m wide sidewalks along both sides along the entire length.

c. Lansdowne Road, from Kwantlen Street to Cooney Road (Items 1.6.1.4, 1.6.1.9, 1.6.2.1, 1.6.3).

1.6.4.4 Phase 5:
a. Cooney Road, from Lansdowne Road to East-West Mews (Items 1.6.1.1, 1.6.1.9, 1.6.3).
b. Hazelbridge Way, from Lansdowne Road to East-West Road (Items 1.6.1.2, 1.6.2.1, 1.6.2.4, 

1.6.3).
c. Lansdowne Road, from No. 3 Road to Cooney Road (Items 1.6.1.4, 1.6.1.9, 1.6.2.1, 1.6.2.4, 

1.6.3).
d. East-West Road, from Kwantlen Street to Hazelbridge Way (Items 1.6.1.7, 1.6.2.1, 1.6.3).
e. East-West Mews, from Hazelbridge Way to Cooney Road (Items 1.6.1.8, 1.6.3).

1.6.5. Land Dedication & SRW Required: The following road dedications and registration of the 
following SRWs to be given/registered on a lot-by-lot basis prior to adoption of the rezoning of the 
applicable development phase or sub-phase in accordance with the timing set out in Section 1.6.4
above, all to the satisfaction of the City. The City agrees that road dedications may occur after adoption 
of the subject OCP/CCAP Amendment (Bylaw 10154), provided the dedications are consistent with the 
phasing outlined in the Preliminary Road Functional Plans, are associated with the interim retention of 
the owner’s existing shopping centre, and/or generally consistent with the overall Phasing Agreement.

1.6.5.1 Cooney Road, from Alderbridge Way to Lansdowne Road: generally a 28.45 m wide strip 
of land dedication required along the entire length to accommodate road elements to the back of the 
proposed sidewalks along both sides of the street.  The width of land dedication is to be increased to 
29.95 m at bus stop locations with accessible bus landing pads.

1.6.5.2 Hazelbridge Way:
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a. Lansdowne Road to East-West Road: a 21.3 m wide strip of land dedication required along the 
entire length to accommodate road elements to the back of the proposed sidewalks along both 
sides of the road.  

b. Alderbridge Way to East-West Road: a 21.3 m wide strip of land dedication required along the 
entire length to accommodate road elements to the back of the proposed sidewalks along both 
sides of the road.  The width of land dedication is to be increased to 24.3 m just south of 
Alderbridge Way.

1.6.5.3 Alderbridge Way, from Kwantlen Street to No. 3 Road: a strip of land dedication with a 
varying width between 3.17 m and 3.23 m along the entire length to accommodate road elements to 
the back of the proposed sidewalk along the south side of the street.  The width of land dedication 
to be increased to 5.35 m just east of No. 3 Road to accommodate the intersection widening noted 
in Item 1.6.2.2.  Note that the amount of land dedication may need to be refined pending whether 
the existing trees along the south side of Alderbridge Way will be retained or removed, which will 
be determined at subsequent rezoning processes with an intent to place the property line at the back 
of the sidewalk.

1.6.5.4 Lansdowne Road, from Kwantlen Street to No. 3 Road: a strip of land dedication with a 
varying width between 3.5 m and 3.53 m along the entire length to accommodate road elements to 
the back of the proposed buffer along the north side of the street.  The width of land dedication is to 
be increased to 5.03 m at bus stop locations with accessible bus landing pads.  Note that the amount 
of land dedication may need to be refined pending whether the existing trees along the north side of 
Lansdowne Road will be retained or removed, which will be determined at subsequent rezoning 
processes with an intent to place the property line at the back of the sidewalk.

1.6.5.5 Kwantlen Street, from Alderbridge Way to Lansdowne Road: a strip of land dedication with 
a varying width along the entire length to accommodate road elements to the back of the proposed 
sidewalk on the west side of the street.  Note that the amount of land dedication may need to be 
refined pending whether the existing trees along the west side of Kwantlen Street will be retained or 
removed, which will be determined at subsequent rezoning processes with an intent to place the 
property line at the back of the sidewalk.

1.6.5.6. East-West Road:
a. Kwantlen Street to Hazelbridge Way: a 20.9 m wide strip of land dedication required along the 

entire length to accommodate road elements to the back of the proposed sidewalks along both 
sides of the street.  

b. No. 3 Road to Hazelbridge Way: a 23.4 m wide strip of land dedication required along the 
entire length to accommodate road elements to the back of the proposed sidewalks along both 
sides of the street.  

1.6.5.7 Minimum 4m x 4m corner cuts (measured from the new property line or SRW, whichever 
results in a larger corner cut) required on all corners of intersections where two dedicated roadways 
intersect.

1.6.5.8. East-West Mews, from Hazelbridge Way to Cooney Road: Registration of a SRW(s) as a 
condition of the first rezoning in Phase 1 to secure a 9.4 m wide strip of land along the entire length 
to accommodate to the back of the proposed sidewalks on one or both sides of the mews, and secure 
the use of such strip to provide an east/west connection between Hazelbridge Way extension and 
Cooney Road extension for public access. Such SRW(s) will be in the City’s applicable standard 
form, to the satisfaction of the City. The SRW(s) will remain privately owned and maintained.

1.6.6. City Centre Parking & Transportation Demand Management (TDM) Strategy Requirements: For 
each phase of the development on a lot-by-lot basis, registration of a legal agreement to secure the 
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property owner’s voluntary commitment to provide, at their sole cost, various Transportation Demand 
Management (TDM) measures for the purpose of satisfying Zoning Bylaw requirements for reducing 
each development’s required parking rates and permitting a further parking reduction of up to 10% for 
the provision of TDM measures, as determined to the satisfaction of the Director, Transportation.

Notes:
Actual parking rates shall be confirmed prior to Development Permit* issuance, on a lot-by-lot 
basis, to the satisfaction of the Director, Transportation.
Required parking may be provided collectively (i.e. the required need may be determined and 
satisfied across two or more lots provided that the affected parking facilities are located no more 
than 150 m from any building or use being served and use of the parking facilities is secured with 
legal agreements to the satisfaction of the City.
In addition to the TDM measures to be determined and provided for each phase of the development 
on a lot-by-lot basis, the following Mobility Hubs are to be implemented by the property owner

1.6.6.1 Mobility Hubs: The property owner is required to undertake transportation related 
improvements, including the introduction of a series of Mobility Hubs, which includes but is not 
limited to the delivery schedule and items outlined in the Mobility Hub Vision (Schedule 5) and 
listed below
a. Mobility Hub 1 (City Scale Hub) within the western portion of the site, with typical 

elements/features summarized in the Mobility Hub Vision document (Schedule 5).  As Mobility 
Hub 1 will not be provided to ultimate standards until Phase 6, an Interim Mobility Hub 1 is to 
be provided starting in Phase 1 and to be completed in Phase 2, with the exact timing to be 
determined through the rezoning application review process for the first sub-phase in Phase 1 
and registration of a legal agreement securing Interim Mobility Hub 1 as a condition of the first 
rezoning in Phase 1, and registration of a legal agreement securing the final Mobility Hub 1 as a 
condition of the first rezoning in Phase 6, with provisions for supplementary elements to be 
completed in Phase 7.

b. Mobility Hub 2 (Neighbourhood Scale Hub) within the northern central portion of the site, with 
typical elements/features summarized in the Mobility Hub Vision document (Schedule 5).
Exact details to be finalized as part of the subsequent rezoning and Development Permit*
process.  Registration of a legal agreement is required no later than as a condition of the first 
rezoning in Phase 3 and will secure provision of Mobility Hub 2 as a condition of the first 
rezoning in Phase 5.

Interim Mobility Hub 1 
(Interim City Scale Mobility 
Hub)
No rezoning of Phase 1 
conditional to registration of 
legal agreement securing 
the following:

Mobility Hub 2 
(Neighbourhood Scale Mobility 
Hub)
No rezoning of Phase 3 and 5 
conditional to registration of 
legal agreement securing the 
following:

Mobility Hub 1 (City Scale 
Mobility Hub)
No rezoning of Phase 6 
conditional to registration of 
legal agreement securing the 
following:

Timing Interim Mobility Hub 1 would 
be introduced in Phase 1 
and completed in Phase 2.
Interim Mobility Hub 1 would 
remain in place until its 
replacement by the 
permanent Mobility Hub 1

Construction of Mobility Hub 2 
would commence and be 
completed in Phase 5.  The 
obligation to design and 
construct Mobility Hub 2 would 
be secured as a condition of 
Phase 3 and Phase 5 
rezoning.

Construction of the above and 
below ground component of the 
City Scale Mobility Hub to 
commence and to be generally 
completed in Phase 6, with any 
supplementary amenities 
associated with Proposed 
Parcel 1B-2 being completed in 
Phase 7. 

Intention Shared by users of the 
existing shopping centre 
and residents of the initial 
phases of development

Provide neighbourhood 
oriented mobility options

Above and below ground 
elements to facilitate 
transportation connections 
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Interim Mobility Hub 1 
(Interim City Scale Mobility 
Hub)
No rezoning of Phase 1 
conditional to registration of 
legal agreement securing 
the following:

Mobility Hub 2 
(Neighbourhood Scale Mobility 
Hub)
No rezoning of Phase 3 and 5 
conditional to registration of 
legal agreement securing the 
following:

Mobility Hub 1 (City Scale 
Mobility Hub)
No rezoning of Phase 6 
conditional to registration of 
legal agreement securing the 
following:

between the subject site and 
the City generally

Location Private property abutting the 
future Civic Plaza

North of the proposed new 
East/West Road on private 
property and designed to 
complement the North/South 
Green Link

Private property abutting the 
future Civic Plaza

Features 
include but 
are not 
limited to: 

Repurpose an area of the 
existing surface parking 
area to accommodate cycle 
amenities, HandyDART pick 
up/drop off, car share 
spaces, EV plug-in spaces, 
taxi/ride hailing spaces, 
designated accessible 
parking spaces, seating 
options, weather protection 
and wayfinding elements

Neighbourhood oriented 
mobility options including but 
not limited to cycling amenities 
(racks, repair, cycle share),
on-street taxi/ride hailing pick 
up/drop off, proximity to bus 
stops on the Cooney Road 
extension, seating options, 
weather protection, feature 
lighting and wayfinding 
elements

Designated kiss and ride stalls, 
taxi/ride hailing stalls, cycle 
racks, lockers and repair 
facilities, cycle share spaces, 
HandyDART pick-up/drop off 
area, car share spaces, Electric 
Vehicle (EV) plug in spaces, 
designated accessible parking 
spaces, ancillary amenities 
including feature lighting and 
seating, weather protection, 
nearby retail amenities and 
wayfinding elements

1.6.7 Driveway Crossings: Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on 
title to the noted phases/sub-phases/lots below to limit vehicle access to/from the subject site along City-
owned streets, as a condition of the applicable rezoning. Requirements shall be confirmed to the satisfaction 
of the City, on a lot-by-lot basis, prior to rezoning, Development Permit and Servicing Agreement*
issuance.

1.6.7.1 Parcel 1A: Two (2) driveway crossings, including along:
a. Hazelbridge Way: One (1) driveway crossing at the East-West Mews (permitting right-in or right-

out traffic movements only) 
b. East-West Road: One (1) driveway crossing (full traffic movements)

1.6.7.2 Parcel 1B: Three (3) driveway crossings, including along:
a. Hazelbridge Way: One (1) driveway crossing (full traffic movements) 
b. East-West Road: One (1) driveway crossing (full traffic movements) to on-site parking and one (1) 

driveway crossing to/from TransLink SRW for maintenance vehicles

1.6.7.3 Parcels 2, 3, 5 and 6: Four (4) driveway crossings, including along:
a. Hazelbridge Way: One (1) driveway crossing at the East-West Mews (permitting left-out or right-

out traffic movements only) 
b. Cooney Road: One (1) driveway crossing at the East-West Mews (permitting left-in or right-in 

traffic movements only) 
c. East-West Road: Two (2) driveway crossings (full traffic movements)

1.6.7.4 Parcels 4 and 7: Two (2) driveway crossings along East-West Road (full traffic movements)

1.6.7.5 Parcels 8 and 9: One (1) driveway crossing along Kwantlen Street (full traffic movements)

1.6.7.6 Parcels 10, 11, and 12: Two (2) driveway crossings along Kwantlen Street (full traffic 
movements)
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1.7 Public Use Parking Agreement: As a condition of future rezoning applications, which may include sub-
phasing, the property owner is required to undertake, to the satisfaction of the City:

a. A Traffic Impact Study
b. For mixed use development, a Parking Implementation Assessment/Study that considers parking 

demand needs for both mixed used development of the subject site and the Major Park.  
c. Registration of shared parking agreements, as determined by the City’s analysis of the outcome of 

the above studies. Shared parking spaces will be made available for the use of the public, at the sole 
cost of the property owner, to the satisfaction of the Director, Transportation; Director, Parks 
Services; and Director, Development. The terms of such legal agreements will include but will not 
be limited to the following:

i. The final number, size(s) and location of the public parking spaces, together with safe, 
secure pedestrian/vehicular access to/from such spaces, must be to the satisfaction of the 
City as determined via the applicable transportation studies, undertaken as part of the 
rezoning and Development Permit* review process.

ii. Public use parking spaces secured under this legal agreement(s) shall be available on an 
hourly basis (i.e. no monthly or longer terms):

For the same hours each day as the standard parking hours at other City spaces (ex. 
Richmond Oval, community centre), with provisions for extended hours to 
accommodate special and large events hosted at Centre Park, Civic Plaza, and/or 
the community amenity.
At a maximum hourly rate equal to the public parking at other City spaces (ex. 
Richmond Oval, community centre), to the satisfaction of the City. 

1.8 Engineering Services: Water, sanitary sewer, storm sewer and related improvements will be secured 
generally as indicated in the attached Preliminary Utility Servicing Plans and Cross Sections (Schedule 6).

1.8.1 Interpreting the Requirements
a. Servicing agreements will be required to design and construct the following works, via the subsequent 

rezoning applications. The exact scope of requirements will be confirmed at the rezoning stage for each 
applicable phase and/or sub-phase.

b. The requirements have been broken down by phase for convenience based on the property owner’s 
proposed phasing plan. The requirements assume that each phase represents one rezoning. In the case of 
sequential or partial rezoning applications within an individual phase of development, all requirements 
are required as a condition of the first rezoning in the phase unless otherwise determined as part of the 
rezoning application review process.

c. The attached Preliminary Utility Servicing Plans and Cross Sections are provided for reference. In the 
case of any conflicts between the servicing plans and the written requirements, the written requirements 
govern and are subject to updates and revisions as part of the standard rezoning review process, which 
will also apply to incremental rezoning applications.

1.8.2 General Requirements (All Phases)
1.8.2.1 Water Works:
a. At property owner’s cost, the property owner is required to:

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

ii. Provide one water service connection for each parcel, complete with meter and meter box. 
Multiple service connections for one parcel are not permitted.

iii. Review hydrant spacing on all road frontages and install new fire hydrants as required to meet 
City spacing requirements for the proposed land use.
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iv. Register SRWs for the water meters. Minimum right-of-way dimensions to be the size of the 
meter box (from the City of Richmond supplementary specifications) + any appurtenances (for 
example, the bypass on W2o-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be 
finalized via the servicing agreement process.

b. At property owner’s cost, the City will:
i. Complete all tie-ins for the proposed works to existing City infrastructure.

ii. Confirm the sizes for the water main upgrades at the time of each phase’s rezoning.

1.8.2.2 Storm Sewer Works:
a. At property owner’s cost, the property owner is required to:

i. Install one service connection for each parcel, complete with inspection chamber. Multiple 
service connections for one parcel are not permitted unless specifically approved in writing by 
the City’s Engineering Department.

ii. Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed 
as part of the Servicing Agreement* design(s).

b. At property owner’s cost, the City will:
i. Complete all tie-ins for the proposed works to existing City infrastructure.

1.8.2.3 Sanitary Sewer Works:
a. At the time of each phase’s rezoning.

i. Install one service connection for each parcel, complete with inspection chamber.  Multiple 
service connections for one parcel are not permitted unless specially approved in writing by the 
City’s Engineering Department.

ii. All sanitary service connections that are connected to or flow into the temporary sanitary sewer 
installed in Phase 1 must be designed so that they can connect to the ultimate sanitary sewer 
when the temporary sanitary sewer is removed.

b. At the property owner’s cost, the City will:
i. Complete all tie-ins for the proposed works to existing City infrastructure.

ii. Confirm the sizes for the sanitary sewer upgrades at the time of each phase’s rezoning.

1.8.2.4 Frontage Improvements:
a. At property owner’s cost, the property owner is required to:

i. Coordinate with BC Hydro, Telus and other private communication service providers:
To pre-duct for future hydro, telephone and cable utilities along all road frontages.
Before relocating/modifying any of the existing power poles and/or guy wires within the 
property frontages.
To underground overhead service lines.

b. Locate/relocate all above ground utility cabinets and kiosks required to service the proposed 
development, and all above ground utility cabinets and kiosks located along the development’s 
frontages, within the development site (see list below for examples). A functional plan showing 
conceptual locations for such infrastructure shall be included in the development design review 
process. The property owner is to coordinate with the respective private utility companies and the 
project’s lighting and traffic signal consultants to confirm the requirements (e.g., SRW dimensions) 
and the locations for the aboveground structures. If a private utility company does not require an 
aboveground structure, that company shall confirm this via a letter to be submitted to the City. The 
following are examples of SRWs that shall be shown on the architectural plans/functional plan, the 
servicing agreement drawings, and registered prior to SA* design approval:

BC Hydro PMT – 4.0 x 5.0 m
BC Hydro LPT – 3.5 x 3.5 m
Street light kiosk – 1.5 x 1.5 m
Traffic signal kiosk – 2.0 x 1.5 m
Traffic signal UPS – 1.0 x 1.0 m

PLN - 556 



- 17 -

6413734

Shaw cable kiosk – 1.0 x 1.0 m
Telus FDH cabinet – 1.1 x 1.0 m

c. Provide street lighting on all road frontages. Review existing street lighting levels along all road 
frontages, and upgrade as required.

d. Complete other frontage improvements as per Transportation requirements.

1.8.2.5 General Items:
a. At property owner’s cost, the property owner is required to:

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

ii. Provide a video inspection report of the existing utilities along all frontages prior to start of site 
preparation works or within the first Servicing Agreement submission, whichever comes first. 
A follow-up video inspection, complete with a civil engineer’s signed and sealed 
recommendation letter, is required after site preparation works are complete (i.e. pre-load 
removal, completion of dewatering, etc.) to assess the condition of the existing utilities and to
provide recommendations to retain, replace, or repair the utilities. Any utilities damaged by the 
pre-load, de-watering, or other ground preparation shall be replaced or repaired at the property 
owner’s cost.

iii. Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and 
structures. Any damage, nuisance, or other impact to be repaired at the property owner’s cost. 
The post-preload elevation survey shall be incorporated within the servicing agreement design.

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

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

vi. Not encroach into any City SRWs or dedicated roads with any proposed trees, retaining walls, 
or other non-removable structures.

vii. Coordinate the Servicing Agreement design for this development with the Servicing 
Agreement(s) for the adjacent development(s), both existing and in-stream. The property 
owner’s civil engineer shall submit a signed and sealed letter with each servicing agreement 
submission confirming that they have coordinated with civil engineer(s) of the adjacent 
project(s) and that the servicing agreement designs are consistent. The City will not accept the 
1st submission if it is not coordinated with the adjacent developments. The coordination letter 
should cover, but not be limited to, the following:

Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) 
and private utilities.
Pipe sizes, material and slopes.
Location of manholes and fire hydrants.
Road grades, high points and low points.
Alignment of ultimate and interim curbs.
Proposed street lights design.
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 
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Permit(s)* to the satisfaction of the Director, Engineering, including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning,
anchoring, shoring, piling, pre-loading, ground densification or other activities that may 
result in settlement, displacement, subsidence, damage or nuisance to City and private 
utility infrastructure.

1.8.3 Phase 1
1.8.3.1 Water Works:
a. At property owner’s cost, the property owner is required to:

i. Replace the existing asbestos cement (AC) water main along the entire Alderbridge Way 
frontage of the development site (i.e. from No. 3 Road to Kwantlen Street) prior to the start of 
any proposed on-site or off-site works that may impact it, including preloading, de-watering, 
and other construction and soil preparation works. If the property owner can show via a 
geotechnical assessment that the AC water main will not be impacted by the proposed onsite 
and off-site works to the satisfaction of the City, the City can consider reducing the scope of the 
replacement to just the portions of the water main that will be impacted by the removal of the 
existing trees planted on or near the water main and the soil compaction for frontage 
improvements. The geotechnical assessment must be conducted prior to the start of any works 
that could disturb the water main or within the first Servicing Agreement submission, 
whichever comes first.

ii. Install new water mains along the proposed extensions of Hazelbridge Way, Cooney Road, and 
the new East-West Road, complete with hydrants per City spacing and a blow-off at any dead-
ends.

iii. Provide a temporary water main loop along the west property line of Parcel 9 between the new 
water mains on Cooney Road and the new East-West Road. No water connections or hydrants 
are permitted to connect to the temporary water main.

iv. Register a minimum 6.0 m wide SRW centered on the proposed temporary water main. No 
privately-owned encroachments are permitted within the right-of-way, including privately-
owned utilities, parkades, etc.

v. Install a new water main along Kwantlen Street between Alderbridge Way and Lansdowne 
Road, complete with hydrants per City spacing.

1.8.3.2 Storm Sewer Works:
a. At property owner’s cost, the property owner is required to:

i. Perform a capacity analysis to size the proposed storm sewers. The capacity analysis shall 
include the proposed storm sewers for the entire development site, and direct as much run-off 
as possible to the proposed rainwater feature in Phase 5.

ii. Install new storm sewers along the proposed extensions of Hazelbridge Way, Cooney Road, 
and the new East-West Road.

iii. Upgrade the existing storm sewer along Kwantlen Street between Alderbridge Way and 
Lansdowne Road. Minimum size shall be 600 mm.

1.8.3.3 Sanitary Sewer Works:
a. At property owner’s cost, the property owner is required to:

i. Replace and upgrade the Alderbridge Sanitary Pump Station. The location for the new pump 
station shall be to the satisfaction of the Director, Engineering. Replacement of the pump 
station includes, but is not limited to:

A new wet well, pumps, and related appurtenances.
A new kiosk, underground power supply (i.e. BC Hydro pad-mounted transformer), back-
up generator, SCADA antenna, and related appurtenances.
A new valve chamber complete with flow meter and related appurtenances and access 
chambers for the forcemain for maintenance and inspection purposes.
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Register SRW(s) for the pump station, vehicle access/parking, and related structures. The 
right-of-way(s) shall be on grade and without overhangs.
Access to and from the pump station for the City’s maintenance vehicles, and space for the 
vehicles to park without obstructing pedestrian or vehicle traffic (including space for 
vehicles to park adjacent to the wet well during pump maintenance).
Decommissioning and removal of the existing Alderbridge Sanitary Pump Station after 
completion of the new station.

ii. Install new sanitary sewers on Kwantlen Street from the new pump station northward to the 
south property line of Parcel 8, and southward to the north property line of Parcel 12.

iii. Reconnect all existing sanitary connections to the new sanitary sewers.
iv. Remove the existing sanitary sewer on Kwantlen Street, or fill and abandon (as appropriate).
v. Install a new sanitary sewer along the proposed extension of the new East-West Road.

vi. Install a temporary sanitary sewer northward along the west property line of Parcel 9 from the 
new East-West Road to the East-West Mews private lane, and then westward along the private 
lane to Hazelbridge Way.

vii. Register a minimum 6.0 m-wide SRW centered on the proposed temporary sanitary sewer. No 
privately-owned encroachments are permitted within the right-of-way, including privately-
owned utilities, parkades, etc.

1.8.4 Phase 2
1.8.4.1 Water Works:
a. At property owner’s cost, the property owner is required to:

i. Install new water mains along the proposed extension of Hazelbridge Way and the new East-
West Road, tying into the existing water main on Hazelbridge Way installed via Phase 1 and 
the existing water main on No 3 Road, complete with hydrants per City spacing.

ii. Remove the temporary blow-off from the water main on Hazelbridge Way installed via Phase 
1.

1.8.4.2 Storm Sewer Works:
a. At property owner’s cost, the property owner is required to install new storm sewers along the 

proposed extensions of Hazelbridge Way and the new East-West Road, tying into the existing storm 
sewer on Hazelbridge Way installed via Phase 1 and the box culvert on No 3 Road via a new 
manhole.

1.8.4.3 Sanitary Sewer Works:
a. At property owner’s cost, the property owner is required to extend the sanitary sewer along 

Hazelbridge Way to the intersection of Hazelbridge Way and the new East-West Road.

1.8.5 Phases 3 & 4
No additional underground civil works are anticipated for Phases 3 or 4, except as required by the “General 
Requirements (All Phases)” section above.

1.8.6 Phase 5
1.8.6.1 Water Works:
a. At property owner’s cost, the property owner is required to:

i. Install a new water main along the proposed extension of the new East-West Road complete 
with hydrants per City spacing, connecting between the water mains on Cooney Road and
Hazelbridge Way installed via Phases 1 and 2.

ii. Extend the water main on Hazelbridge Way to tie into the existing water main on Lansdowne 
Road, complete with hydrants per City spacing.

iii. Extend the water main on Cooney Road to tie into the existing water main on Lansdowne Road, 
complete with hydrants per City spacing.
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iv. Remove the temporary water main along the interim fire lane along the west property line of 
Parcel 9 (now Cooney Road), and install a new water main within the roadway at the ultimate 
alignment.

v. Discharge the SRW for the temporary water main after the removal of the temporary water 
main.

1.8.6.2 Storm Sewer Works:
a. At property owner’s cost, the property owner is required to:

i. Install a new storm sewer along the proposed extension of the new East-West Road, connecting 
between the storm sewers on Cooney Road and Hazelbridge Way installed via Phases 1 and 2.

ii. Extend the storm sewer on Hazelbridge Way to tie into the box culvert on Lansdowne Road via 
a new manhole.

iii. Extend the storm sewer on Cooney Road to tie into the box culvert on Lansdowne Road via a 
new manhole.

iv. Construct a rainwater management feature within Centre Park, to the satisfaction of the 
Director, Engineering; Director, Parks Service;, and Director, Development. The feature shall:

Incorporate and support the goals and strategies of the City’s “Integrated Rainwater 
Resource Management Strategy” and “Ecological Network Management Strategy”, or 
superseding guidelines and/or bylaws.
Be durable and low-maintenance, and avoid proprietary parts or expertise to maintain or 
replace.
Be designed so that it does not impede the implementation of the intended program of the 
park and enhances public use and enjoyment.
Provide learning opportunities to park-goers on the benefits of the feature.
Investigate opportunities to incorporate treated grey-water from the parcels adjacent to the 
park.
Investigate opportunities to maximizing the catchment of the rainwater feature.

1.8.6.3 Sanitary Sewer Works:
a. At property owner’s cost, the property owner is required to:

i. Install a new sanitary sewer along the proposed extension of the new East-West Road, 
connecting between the sanitary sewers on Cooney Road and Hazelbridge Way installed via 
Phases 1 and 2.

ii. Remove the temporary sanitary sewer along the private lane.
iii. Remove the temporary sanitary sewer along the interim fire lane along the west property line of 

Parcel 9 (now Cooney Road), and install a new sanitary sewer within the roadway at the 
ultimate alignment.

iv. Discharge the SRW for the temporary sanitary sewer after the removal of the temporary 
sanitary sewer.

v. Extend the sanitary sewer along Hazelbridge Way south of the new East-West Road to the 
service connection location for Parcel 1B (or as needed for service to the park).

1.8.7 Phases 6 & 7
No additional underground civil works are anticipated for Phases 6 or 7, except as required by the “General 
Requirements (All Phases)” section above.

Notes: As a result of the proposed development, the City will take ownership of property owner-
contributed assets such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees 
and traffic signals.  The anticipated operating budget impact for the ongoing maintenance of these assets is 
$250,000. Due to the long-term phased nature of this development, this amount will be broken down by 
phase and assigned to operating budgets at the time of the rezoning application for each phase.
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1.9 District Energy: Registration of a restrictive covenant and SRW and/or alternative legal agreement(s), to the 
satisfaction of the City, securing the property owner’s obligation to provide an on-site low carbon district 
energy system capable of supplying at least 70% of each of the subject site’s individual space heating, space 
cooling, and domestic hot water annual needs for all buildings in the development from a renewable (non-
carbon) energy source that would also have the ability to connect and be serviced by a City District Energy 
Utility (DEU), at no cost to the City or its DEU service provider the Lulu Island Energy Company (LIEC), 
and granting the statutory right-of-way(s) necessary for supplying the DEU services to the building(s). The 
low carbon district energy system would be built in 2 or more phases located generally as show in Schedule 
7, and will be capable of being expanded by the City to provide service to off-site development. The phased 
requirements to be reflected in the legal agreement(s) registered on the applicable phase or sub-phase are as 
follows:

1.9.1 Phase 1:

1.9.1.1 Prior to the first rezoning in Phase 1 (proposed Parcel 8), registration of a restrictive covenant 
and statutory right-of-way and/or alternative legal agreement(s), to the satisfaction of the City, securing 
the property owner's obligation to design, construct, install, and transfer to the City or LIEC an Interim 
Low Carbon Energy Plant, to the satisfaction of the City and LIEC, which shall be integrated into the 
rooftop of a building built in the first sub-phase of Phase 1 and capable of servicing all the buildings in 
Phase 1. 

1.9.2 Phase 2:

1.9.2.1 Prior to the first rezoning in Phase 2, registration of a restrictive covenant and statutory right-of-
way and/or alternative legal agreement(s), to the satisfaction of the City, securing the property owner's 
obligation to: 

a. Design, construct, install, and transfer to the City or LIEC a Centralized Low Carbon Energy Plant, 
to the satisfaction of the City and LIEC, which shall be constructed and located within a building 
located on proposed Parcel 1A-2 and capable of servicing all the buildings in all the phases; and 

b. Create and transfer to the City a 2,000 m2 airspace parcel containing the constructed Centralized 
Low Carbon Energy Plant and an additional adjacent 1,000m2 of unimproved space. The additional 
space is provided so that the City may, at its own cost, expand the Centralized Low Carbon Energy 
Plant to service neighbouring development sites in the future. 

1.9.3 Phase 5:

1.9.3.1 Prior to first rezoning in Phase 5, registration of a legal agreement, to the satisfaction of the 
City, securing the property owner’s obligation to work with LIEC and the City to evaluate the 
feasibility of integrating an alternative on-site renewable energy source (i.e. geo-exchange, sewer heat 
recovery, etc.) to service the remaining phases of on-site development (Phase 5-7), at the property 
owner’s cost.

1.9.4 All other phases and sub-phases:

1.9.4.1 Prior to rezoning of the applicable phase or sub-phase, registration of the City’s standard DEU 
restrictive covenant and statutory right-of-way and/or alternative legal agreement(s), to the satisfaction 
of the City, securing the property owner's obligation to design all buildings with the capability to 
connect to and be serviced by a DEU and a low carbon energy plant, and to connect all buildings to any 
available DEU or low carbon energy plant as directed by the City and/or LIEC. 

1.9.5 Each of the above referenced legal agreements will include, at minimum, the following terms and 
conditions:
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a. No Building Permit* will be issued for a building on the subject site unless the building is designed 
with the capability to connect to and be serviced by a DEU and the owner has provided an energy 
modelling report satisfactory to the Director, Engineering. 

b. If a low carbon energy plant district energy utility (LCDEU) service area bylaw which applies to the 
site/phase/sub-phase has been adopted by Council prior to the issuance of the first development permit 
for the subject site/phase/sub-phase, no Building Permit* will be issued for a building on the subject 
site/phase/sub-phase unless:

i. The owner designs, to the satisfaction of the City and LIEC, the applicable Low Carbon Energy 
Plant, referenced above, to be constructed and installed in the applicable phase or sub-phase, with 
the capability to connect to and be serviced by a DEU; and

ii. The owner enters into an asset transfer agreement with the City and/or LIEC on terms and 
conditions satisfactory to the City to transfer ownership of the low carbon energy plants to the City 
or as directed by the City, including to LIEC, at no cost to the City or LIEC, on a date prior to final 
building inspection permitting occupancy of the first building in the phase or the 1st sub-phase of 
the phase, as applicable. Such restrictive covenant and/or asset transfer agreement shall include a 
warranty from the owner with respect to the on-site DEU works (including the low carbon energy 
plants) and the provision by the owner of both warranty and deficiency security, all on terms and 
conditions satisfactory to the City;

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

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

i. The b uilding is connected to the DEU;

ii. The owner enters into a Service Provider Agreement* for that building with the City and/or LIEC, 
executed prior to depositing any Strata Plan with Land Title Office and on terms and conditions 
satisfactory to the City; and 

iii. Prior to further subdivision of a phase or sub-phase (including Air Space Parcel subdivision and 
Strata Plan filing), the owner grants or acquires, and registers, all Statutory Right-of-Way(s) and/or 
easements necessary for supplying the DEU services to the building.

e. If a DEU is not available for connection, but a LCDEU service area bylaw which applies to the 
site/phase/sub-phase has been adopted by Council prior to the issuance of the first Development 
Permit* for the subject site/phase/sub-phase, no final building inspection permitting occupancy of a 
building will be granted unless and 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 building is connected to a low carbon energy plant supplied and installed by the property 
owner, at the owner’s sole cost, to provide heating, cooling and domestic hot water heating to the 
building(s), which energy plant will be designed, constructed and installed on the subject site to the 
satisfaction of the City and LIEC;

iii. The property owner transfers ownership of the low carbon energy plant(s) on the subject site, to the 
City or as directed by the City, including to LIEC, at no cost to the City or LIEC, on terms and 
conditions satisfactory to the City;

iv. Prior to depositing a Strata Plan, the owner enters into a Service Provider Agreement* for the 
building with the City and/or LIEC, on terms and conditions satisfactory to the City; and 

v. Prior to further subdivision of a phase or sub-phase (including Air Space Parcel subdivision and 
Strata Plan filing), the property owner grants or acquires, and registers, all additional covenants, 
statutory right-of-way(s) and/or easements necessary for supplying the services to the building and 
the operation of the low carbon energy plant by the City and/or LIEC.
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f. If a DEU is not available for connection, and a LCDEU service area bylaw which applies to the 
site/phase/sub-phase has not been adopted by Council prior to the issuance of the Development Permit* 
for the subject site/phase/sub-phase, 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; and

ii. The owner grants or acquires any additional statutory right-of-way(s) and/or easements necessary 
for supplying DEU services to the building, registered prior to subdivision (including Air Space 
Parcel subdivision and Strata Plan filing).

1.10. Public Art: Prior to adoption of a rezoning bylaw for the first rezoning on the subject site, a Public Art 
Plan for the subject site (excluding Major Park area) is required to be undertaken through a separate 
process led by the Public Art Planner and undertaken by the property owner, and is to be completed to a 
level deemed acceptable by the Director, Community Social Development and Director, Development.    

1.11 City-owned Community Amenity Security: A City-owned community amenity building/space and/or an 
equivalent cash contribution, will be secured in accordance with the following terms, subject to Council 
approval:

a. Prior to each rezoning of any application preceding Phase 7, the property owner will:  
i. Demonstrate compliance with Urban Core (T6) and Village Centre Bonus density bonusing 

provisions to the satisfaction of the City. (i.e. Subject to Council approval, approximately 1,778 m2

(19,140 ft2) of child care space or cash equivalent associated with area designated Urban Core 
Transect (T6 area), and approximately 3,196 m2 (34,400 ft2) for either child care space or another 
type of community facility, or cash equivalent associated with development of area designated 
Village Centre Bonus.  The City would secured up to approximately 4,975 m2 (53,550 ft2) of City-
owned amenity building/space, or cash equivalent.)

ii. Provide a security equivalent to the construction value for the proportion of City-owned community 
amenity building/space associated with the subject rezoning based on construction costs at the time 
of rezoning, to the satisfaction of the City (Interim City-owned Amenity Security). 

iii. Enter into a registered or unregistered security agreement with the City to govern the use of the 
Interim City-owned Amenity Security, to acknowledge that 

The construction obligations are being deferred until Phase 7, or as otherwise directed by 
Council, and to allow for such security to be converted and used as partial satisfaction for the 
security obligations associated with 1.11(b) below or the release of the collected Interim City-
owned Amenity Security following the delivery of new security in the full amount required in 
relation to 1.11(b) below or;   
At Council’s discretion, the Interim City-owned Amenity Security may be allocated toward an 
off-site City-owned amenity project(s), which would proportionally reduce or remove the 
property owner’s on-site City-owned amenity building/space construction obligations.

b. As a condition of rezoning in Phase 7, or as otherwise directed by Council, registration of a legal 
agreement(s) on title securing the design and construction, and transfer to the City, of City-owned
amenity building/space, as well as ancillary space, which may include but is not limited to parking,
loading, collection, etc., an associated Project Management fee and/or other terms that are to be 
established to the satisfaction of the City, at no cost to the City, and provision of security in the amount 
then required by the City for the construction and delivery of this City-owned amenity building/space.

2.0. Submission and processing of a rezoning* application for proposed development within Phase 1 (Parcel 8),
completed to a level deemed acceptable by the Director, Development.
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NOTE:

* This requires a separate application.

In the case of discrepancy between metric and imperial references, the metric value shall apply.

Where the Director, 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, Development. All agreements to be registered in the 
Land Title Office shall, unless the Director, 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,
Development. All agreements shall be in a form and content satisfactory to the Director, 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, 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 COPY ON FILE
______________________________________________ _______________________________
Signed Date
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Bylaw 10154 

Richmond Official Community Plan Bylaw  
Amendment Bylaw 7100 and Richmond Official Community Plan 

Bylaw 9000 Amendment Bylaw 10154 (CP 15-717017) 
5300 No. 3 Road 

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

1. Richmond Official Community Plan Bylaw 9000 is amended at Attachment 1 to Schedule 1
2041 OCP Land Use Map, for the area bound by No. 3 Road, Alderbridge Way, Kwantlen
Street and Lansdowne Road to amend the shape of the designated “Park” and to extend the
“Downtown Mixed Use” designation to include a 4,392 m2 (47,275 ft2) area on the east side
of Hazelbridge Way extension as shown in “Schedule A attached to and forming part of
Bylaw 10154”.

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

2.1 Replacing page 1-12, including the City Centre Framework Map, with “Schedule B 
attached to and forming part of Bylaw 10154”. 

2.2 Replacing page 2-6, including the City Centre Neighbourhoods & Village Areas Map, 
with “Schedule C attached to and forming part of Bylaw 10154”. 

2.3 Replacing page 2-13, including the Jobs & Business Concept Map, with “Schedule D 
attached to and forming part of Bylaw 10154”. 

2.4 Replacing page 2-17, including the Key Commercial Areas Map, with “Schedule E 
attached to and forming part of Bylaw 10154”. 

2.5 Replacing page 2-20, including the Pedestrian-Oriented Retail Precincts Map, with 
“Schedule F attached to and forming part of Bylaw 10154”. 

2.6 Replacing page 2-36, including the Pedestrian Environment Map, with “Schedule G 
attached to and forming part of Bylaw 10154” 

2.7 Replacing page 2-38, including the Cycling Network Map (2031), with “Schedule H 
attached to and forming part of Bylaw 10154”. 
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2.8 Replacing page 2-46, including the Arts & Culture Map (2031), with “Schedule I 
attached to and forming part of Bylaw 10154”. 

2.9 Replacing page 2-50, including the Public Spaces & Places Map (2031), with “Schedule 
J attached to and forming part of Bylaw 10154”. 

2.10 Replacing page 2-51, including the Public Art Opportunities Map, with “Schedule K 
attached to and forming part of Bylaw 10154”. 

2.11 Replacing page 2-60, including the A Base for Building a Living Landscape Map, with 
“Schedule L attached to and forming part of Bylaw 10154”. 

2.12 Replacing page 2-65, including the Base Level Parks & Open Space Map (2031), with 
“Schedule M attached to and forming part of Bylaw 10154”. 

2.13 Replacing page 2-67, including the Major Parks Map, with “Schedule N attached to and 
forming part of Bylaw 10154”. 

2.14 Replacing page 2-71, including the Pedestrian Linkages Map, with “Schedule O 
attached to and forming part of Bylaw 10154”. 

2.15 Replacing page 2-88, including the Public Realm Areas Map, with “Schedule P attached 
to and forming part of Bylaw 10154”. 

2.16 Replacing page 2-91, including the Riverfront Features & Destinations Map, with 
“Schedule Q attached to and forming part of Bylaw 10154”. 

2.17 On page 2-109, inserting the following as a footnote to the table, “Increased building 
height may be permitted for developments that comply with the provisions of the 
Lansdowne Centre (Lansdowne Village) Special Precinct Design Guidelines”, and 
replacing the Maximum Building Height Map, with “Schedule R attached to and 
forming part of Bylaw 10154”. 

2.18 On page 2-113, inserting the following as a footnote to the table, “24 m separation may 
be permitted for developments that comply with the provisions of the Lansdowne Centre 
(Lansdowne Village) Special Precinct Design Guidelines”, and replacing the Tower 
Spacing & Floorplate Size Map, with “Schedule S attached to and forming part of 
Bylaw 10154”. 

2.19 Replacing page 3-3, including the Development Permit Sub-Areas Key Map, with 
“Schedule T attached to and forming part of Bylaw 10154”. 

2.20 Amend the new Development Permit Special Precinct Key Map on page 3-4 to identify 
an area bound by No. 3 Road, Alderbridge Way, Kwantlen Street and Lansdowne Road 
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as a special precinct area and identified as “2.0 Lansdowne Centre (Lansdowne 
Village)” as shown in “Schedule U attached to and forming part of Bylaw 10154”.  

 
2.21 Replacing page 3-13, including the Park Frontage Enhancement Areas Map, with 

“Schedule V attached to and forming part of Bylaw 10154.” 
 

2.22 Replacing page 3-16, including the Designated Green Link & Linear Park Location 
Map, with “Schedule W attached to and forming part of Bylaw 10154.” 

 
2.23 Following section 3.2 Sub-Area Guidelines, inserting section 3.3.2 Special Precinct 2.0 

– Lansdowne Centre (Lansdowne Village) as shown in “Schedule X attached to and 
forming part of Bylaw 10154”. 

 
2.24 Replacing page 4-11, including the Park & Open Spaces Map (2031), with “Schedule Y 

attached to and forming part of Bylaw 10154.” 
 

2.25 Replacing page 4-13, including the Density Bonusing Map (2031) 4-13, with “Schedule 
Z attached to and forming park of Bylaw 10154”. 

 
2.26 Replacing the Generalized Land Use Map (2031) with “Schedule AA attached to and 

forming part of Bylaw 10154”. 
 

2.27 Replacing the Overlay Boundary – Village Centre Bonus Map (2031) with “Schedule 
BB attached to and forming part of Bylaw 10154”. 

 
2.28 Replacing the Specific Land Use Map: Lansdowne Village (2031) with “Schedule CC 

attached to and forming part of Bylaw 10154”, including inserting the following: 
a. A new sub-category for the Urban Core (T6) land use map designation that 

references 35 m building height, “Urban Core T6 (35 m)”. 
b. A new bullet as follows into the Detailed Transect Description for Urban Centre 

(T5) development, “Village Centre Bonus: 1.0 for the provision of non-residential 
uses, provided that the additional density is used in whole or in part for the provision 
of convenience commercial uses (e.g. larger-format grocery store, drugstore), 
medical-dental services, pedestrian-oriented retail, or other uses important to the 
viability of the Village, to the satisfaction of the City”. 
 

2.29 Making various text and graphic amendments to accommodate the identified bylaw 
amendments and to ensure consistency with the Generalized Land Use Map (2031) and 
Specific Land Use map: Lansdowne Village (2031) as amended.  

 

3. This Bylaw may be cited as “Richmond Official Community Plan Bylaw 7100 and 
Richmond Official Community Plan Bylaw No. 9000, Amendment Bylaw 10154”. 
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FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

APPROVED 
by Manager 
or Solicitor 
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City Centre Framework Map
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City Centre Neighbourhoods & 
Village Areas Map
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2.1.1(a) Accommodating 
Diversity
To accommodate the housing needs 
of a diverse future population, the 
City Centre will provide for a range of 
housing types (e.g., townhouse, mid- 
and high-rise apartments) in the five 
Village centres that permit residential 
development. In each of these villages, 
some housing types will be more 
predominant than others.

Build-Out (2100) Building Type Distribution by Village

Village Centre 
Area Townhouse

Apartment
6 storeys or 

less

Apartment
Greater than 

6 storeys
Capstan 8% 40% 52%

Lansdowne 0% 33% 67%

Brighouse 11% 18% 71%

Oval 10% 15% 75%

South East 42% 42% 16%

TOTAL 16% 30% 54%

Building type distribution is an anticipated dwelling unit distribution based 
on densities and land uses described in the plan.  Townhouse also includes 
single detached, duplex and other forms of ground-oriented housing.

Schedule C attached to and forming part of Bylaw 10154
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Jobs & Business Concept MapOBJECTIVE:
Provide a framework that enhances 

the City Centre as the focus of a 

vibrant “Aerotropolis Community” 

– a business centre with a strong

identity, international perspective,

and a sustainable, “triple bottom line”

approach to economic development that

builds on Richmond’s existing strengths

and natural advantages as a:

• “Gateway” - regional, national &

international;

• Business & corporate
hub supporting Richmond’s

transportation, distribution,

agriculture, fishing & tourism
industries;

• Focus for creative industries –
knowledge-based companies,
education & research – together

with arts and culture;

• Asian business & cultural centre;

• “Complete community” where

people can live, work, play & learn.

Balancing Employment Land Demand 
& Supply
Over the long-term (50+ years), 
the demand for employment land in 
Richmond is projected to be 1,685 ha 
(4,164 ac.).  This is consistent with the 
amount of employment land designated 
within the City Centre, plus the current 
amount of zoned employment land 
outside the City Centre (exclusive of 
airport operations).

Area Land Use
Industrial Reserve
• Predominant uses include processing, distribution, and repair

(PDR), progressive sectors (e.g., knowledge-based industries),

and emerging technologies.

Public Sector Uses
• Uses include government, post-secondary education, schools,

hospitals, and similar uses.

Key Mixed-Use Areas & Commercial Reserve
• Includes both commercial-only areas (where housing is

restricted due to aircraft noise, traffic, and other impacts) and
mixed-use areas.

• Commercial uses outside the “Key Mixed-Use Areas &

Commercial Reserve” will typically be more dispersed and

make up a relatively small percentage of total floor space.
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Key Commercial Areas Map2.2.3 Commercial
Richmond’s City Centre has a strong 
base of retail, restaurant, hotel, offi  ce, 
entertainment, and related uses.  As the 
City Centre grows, its commercial jobs 
are projected to more than double and 
adopt a more urban form.

New City Centre retail and hotel uses 
are already densifying and contributing 
to more pedestrian-friendly, transit-
oriented streetscapes and amenities.  
However, offi  ce (which is key to 
the City Centre’s densifi cation and 
economic health) still favours the large 
fl oorplate, low-rise buildings and lower 
costs typical of suburban business parks.

Challenge/Opportunity
Businesses and their employees are 
beginning to look for cost-eff ective, 
high-amenity alternatives to remote 
business parks.  The City Centre is 
well positioned to take advantage of 
this trend by building on its unique 
“gateway” and riverfront advantages, 
strong retail sector, housing growth, and 
the Canada Line and Richmond Oval.

Proposed Strategy
The establishment of a 145 ha (358 ac.) 
Commercial Reserve will be positioned 
to build on the City Centre’s traditional 
No. 3 Road spine, and take advantage of 
the Canada Line, riverfront amenities, 
airport noise-related restrictions on 
housing.

This will be complemented by high-
density mixed-use areas situated near 
transit and the river.

Area Commercial Reserve
Central Business District (CBD)
• Predominantly medium- to high-density, mid- and high-rise

offi  ce, retail, restaurant, arts, culture, and hospitality uses.
Bridgeport Village
• Predominantly medium-density, mid- and high-rise, business,

entertainment, hospitality, arts, and transportation hub uses.
Highway Commercial
• Predominantly medium-density, mid- and high-rise, highway-

oriented hotel, offi  ce, and limited retail uses.
Area Mixed-Use Areas

Mixed-Use Core
• Predominantly high-density, mid- and high-rise, mixed-use

buildings with pedestrian-oriented commercial and related uses
on the ground fl oor fronting public streets and open spaces.

“Downtown Commercial District (C7)” Zone
• Existing pre-zoned, high-density, mixed-use area.

Residential areas permit a mix of 
neighbourhood-serving and other 
commercial uses 

Up to 50% office (and retail along 
specified frontages) permitted on 
mixed industrial commercial sites
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Pedestrian-Oriented Retail 
Precincts Map

2.2.3(d) Pedestrian-
Oriented Retail Precincts
Lively, urban retail areas require 
“retail continuity”:  the continuity of 
a substantial amount of ground floor 
frontages that are attractive, pedestrian-
oriented, rich in detail, and engaging – 
in other words, frontages that encourage 
people to walk and linger, and include:
• a diversity of activities (e.g., shops

and restaurants);
• a high degree of transparency

enabling interaction between
activities inside the building and
the fronting sidewalk or open space
(e.g., display windows and views
into shop interiors);

• small unit frontages, typically no
more than 10 m (33 ft.) wide, each
with its own entry;

• multi-tenant building entries, hotels,
and large commercial units with 
ground floor frontage widths of 
no more than 10 m (33 ft.), unless 
special measures are employed to 
maintain retail continuity;

• office and similar uses situated
above the ground floor;

• pedestrian weather protection;
• pedestrian-oriented and scaled

signage and lighting;
• public art, seating, and other public

amenities;
• quality, durable materials and

construction.

In addition, a successful retail area 
requires commercial units that can 
accommodate and adapt to the needs 
of a variety of businesses over time. To 
help achieve this, commercial retail 
units should have a depth of:
• typical - 18 m (59 ft.) or more;
• minimum - 9 m (30 ft.).

Area
Key Locations Where Retail Continuity is Encouraged on the 
Ground Floor of Buildings Along Publicly-Accessible Street 
& Open Space Frontages
Retail High Streets & Linkages
• “Retail continuity” strongly encouraged.

• Live/Work Dwellings discouraged.

Secondary Retail Streets & Linkages
• “Retail continuity” encouraged.

• Live/Work Dwellings permitted (provided that residential uses

are permitted).
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Pedestrian Environment Map (2031)Walking Features
Street Network
• Every street is walkable and has a sidewalk,

a minimum of 2.0 m (6.5 ft.) wide and

preferably 2.5 m (8.2 ft.) wide, with street

trees, boulevards and pedestrian lighting.

• Shorter city blocks, narrower street crossings

and conveniently timed pedestrian signals.

• Increased curbside parking on minor streets

acts as a buffer from adjacent vehicle traffic.
• A wayfinding system to guide pedestrians to

key destinations.

• An enhanced pedestrian-cyclist crossings at

selected locations, particularly near schools.

Streetscape
• A creative, fun and welcoming environment

for pedestrians via landscaping, artwork,

attractive street furniture, open spaces,

gathering places, and resting areas.

• Orient ground level businesses to pedestrian

access from the sidewalk.

• Continuous store awnings provide weather

protection.

Transit Villages & Connections
• Transit schedules and route information

available at transit stations and bus stops.

• Fully accessible transit stops conveniently

located and easily recognizable with sufficient
space for waiting passengers.

• Covered walkways provided between transit

stops and village centres.

Urban Greenways & Trails
• Enhanced streetscape features along urban

greenways and within pedestrian precincts

around transit villages.

• Improved trails along the dyke and new links

across water boundaries (e.g., Middle and

North Arms of the Fraser River).

Accessibility
• Enhanced use of universal accessible design

features such as accessible pedestrian

signals and tactile wayfinding.
• Lighting along trail networks where feasible.

• Priority given to pedestrian access and safety

through parking lots.

• Installation of ramps at all intersections.

Schedule G attached to and forming part of Bylaw 10154
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Cycling Network Map (2031)Cycling Network Features
Accommodation on Street Network
• Provide signage and pavement markings to

clearly delineate cycling facilities from other

street components.

• Minimize potential conflicts and safely
accommodate multiple road users such as

transit service and cycling.

• Enhanced pedestrian-cyclist crossings at

selected locations, particulary near schools.

Designated Cycling Routes
• Designated routes feature signage, pavement

markings and bicycle-friendly traffic signals.
• Designated bike lanes on major

thoroughfares and some major streets with a

typical width of 1.5 m to 1.8 m (5 ft. to 6 ft.).

• Cycling routes are physically separated from

vehicle traffic on major thoroughfares and
major streets where feasible.

• Shared wide curb lanes on some major

streets and on minor streets with typical width

of 4.3 m (14.1 ft.).

• Bicycle-friendly routes feature pavement

markings, signage and signal loop detectors

but road is not widened.

Trails & Bridges
• Integration of on-street cycling network with

off-street trails and pathways including the
Canada Line Bridge over the North Arm of the

Fraser River.

• Off-street pathways have typical width of
3.0 m to 4.0 m (10 ft. to 13.1 ft.).

• Proposed new pedestrian/cycling bridge from

the west end of Cambie Road to Sea Island.

End-of-Trip Facilities
• Secure end-of-trip facilities (bike racks,

lockers, cages) at civic sites, parks, transit

villages, and activity centres.

• Bylaw requirement for all new developments

to provide short-term and long-term secure 

bicycle parking.

Integration with Transit
• Bicycle accommodation on the Canada Line

and all buses during all hours of operation.

• Bike racks and bike lockers at all rapid transit

stations and transit exchanges.

Promotion & Education
• Safe cycling courses for adults and children.

• Area-wide event to promote cycling for all

trips.

• Education and enforcement programs to

encourage sharing the road among motorists

and cyclists.
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OBJECTIVE:
Provide a framework for the City 

Centre as a “thriving and creative 
community” that is empowered, 

engaged and diverse, and where arts, 

culture, and heritage are inextricably 

linked with and support:

• a strong community voice
and engaged community that

enhances the relevance and

responsiveness of urban and

economic development, planning,

and governance;

• placemaking, with a mosaic of

appealing, lively, and distinctive

urban villages, vibrant public

spaces, festivals, events, and

activities;

• an increased creative capacity
which enriches the quality of life

and attracts progressive business

opportunities which support:

- the arts, heritage and cultural

practitioners;

- the identification, conservation,
and interpretation of heritage 

resources;

- spaces for residents and visitors

to work and participate in arts,

culture and heritage activities;

• an enhanced enjoyment of the

urban realm and respect for and

connectivity among citizens and

cultures.
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2.4.1(b) Places to 
Gather & Celebrate
Public open space and streetscape will 
play a key role in supporting interaction 
within the City Centre linking people, 
buildings & activities.  Public spaces 
are important “mixing places” for 
community residents, artists & visitors 
and serve as “stages” for showcasing the 
work of local artists.

Celebrations form an important part 
of vibrant urban living & provide 
opportunities for residents & visitors to 
come together bringing understanding 
and a sense of belonging.  Many 
celebrations are intentionally small and 
community focused.  In other cases 
however, the intent is to invite the 
City, the region and the world, which 
requires special accommodation and co-
location with City facilities and private 
developments.

Challenges/Opportunities
With the Canada Line, the Oval Plaza & 
the Middle Arm Park in the development 
phase, the infrastructure to provide 
facilities to host events can be built 
into the design of the spaces instead 
of having to adapt spaces and bring in 
infrastructure for each event.

Proposed Strategy
• Prepare a festival/events plan

including appropriately designed
spaces and parade routes.

• Design spaces that ensure staging,
view corridors, seating areas, power
supply & lights that can flexibly
accommodate events of different
sizes & styles of community
gatherings and festivals.

• Ensure the provision of public
and private open spaces that are
designed as people gathering and
mixing spaces including elements
such as conversation areas, public
art, busker and performance space
and informal play areas.
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Public Spaces & Places Map (2031)
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2.4.1(c) Public Art
Art in everyday life brings a sense of 
meaning and place to local citizens, 
gives visitors a lasting memory and 
reflects a city’s long-term investment 
in the future.  Public art provides 
emotional meaning to shared public 
spaces, increases the sense of place 
and belonging, builds civic pride and 
provides a layered cultural legacy.  It 
helps shape the built environment and 
expresses universal human values.  

Public art is valued and supported by 
both the public and private sectors.  It 
serves as a catalyst for high-quality 
public and private investments, 
stimulates economic development 
initiatives, supports cultural tourism 
and fosters a quality of place that helps 
attract businesses and a creative work 
force.

Art inspires us.  Inspired citizens are 
engaged citizens, invested in a future 
with a shared commitment, mutual 
respect, understanding and a sense 
of limitless possibilities.  Art plays a 
significant role in creating places where 
we feel comfortable and inspired, and 
where we want to return, again and 
again.

Challenges/Opportunities
In light of the opportunities with the 
high levels of development in the City 
Centre and as it is the high amenity 
urban area of the community, it will be 
important to maximize the inclusion 
of public art and ensure that it is a 
key element in shaping, animating 
and enriching the public realm, 
and strengthening civic pride and 
community identity.

Public Art Opportunities Map
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Living Landscape On-The-Ground
Example features that can be pieced 
together incrementally to build a living 
landscape include:
• dykes along the Fraser foreshore

built to enhance ecological features;
• greenways that meet multiple

objectives (e.g. connect natural
areas, provide recreation and
alternative transportation options,
perform infrastructure services);

• boulevards that feature multi-
layered habitats;

• parks and school grounds with
enhanced ecological areas.

A Base for Building a Living 
Landscape Map
Purpose:  This map demonstrates some of the City’s current 
and possible ecological and open space resources upon 
which an interconnected ecological network can be based.

Garden City Lands
(Further Study Required)

ESA
5m Riparian Management Area

FREMP Shoreline Ecological
Productivity Coding
High Productivity
Moderate Productivity
Low Productivity

Existing Parks, Planned Parks & Open Space
Existing Greenways, Planned Greenways,
Linear Parks & Green Links
Public School Land

City Centre Boundary
Village Centre
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Base Level Parks & Open Space Map (2031)OBJECTIVE:
Provide a framework for a complete 
parks and open space system that 

will:

• provide the quantity of park and

open space required to address

social, recreational, and cultural

needs;

• incorporate a rich diversity of

experiences and landscapes that

reflect the identity of the community
and are rooted in local culture and

environment;

• ensure an equitable distribution of

parks and open space of each type;

• mitigate the environmental impacts

of increasing urbanization and

continually support the health of the

urban environment;

• respond to the higher densities

in the City Centre with a greater

diversity of programming in each

park and appropriate design and

materials.

Year 2006 Year 2031 Build-out
Population 40,000 90,000 120,000

Quantity of 
Open Space

76.5 ha

(189 ac.)

118.4 ha

(292.5 ac.)

157.8 ha

(390 ac.)

Ratio of 
Acreage to 
Population

4.75/1,000 3.25/1,000 3.25/1,000

Quantity of 
Additional 
Open Space

0
41.9 ha

(103.5 ac.)

39.5 ha

(97.5 ac.)

Strategic Investment for City 
Acquisition of Open Space

In order to optimize public resources, 
the strategic approach to the acquisition 
of City owned parks and open space 
is to secure investments rapidly. In the 
period ending in 2031, when the greatest 
growth and the greatest increase in land 
values is anticipated, 75% of the total 
land required to build-out will have been 
acquired.

Neighbourhood Park (Future to 2031)
- Configuration & Location to be Determined

Neighbourhood Park (Future to 2031)
- Configuration & Location to be Determined

* The Base Level Open Space Standard will be augmented in Capstan
Village by publicly accessible areas secured for public park and related
uses in respect to the Capstan Station Bonus.
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Major Parks Map2.6.1 Major Parks
Major parks comprise 40% of the open 
space system and serve the broadest 
population, from the immediate 
neighbourhood to tourists.  Major Parks 
include:

City-Wide Urban Parks
Location:  Near the major crossroads of 
the Central Business District.
Program:  Major civic events, public 
gatherings, informal recreation, support 
facilities, local storm water management 
features.
Site Features:  Min. 4 ha (10 ac.), 30% 
urban forest & eco-amenity, plaza, 
high quality site furnishings, public art, 
covered performance venue, gathering 
& social spaces, multi-purpose lawn, 
informal recreation amenities.

Community Parks
Location:  Within 800 m (2,625 ft.) 
of major villages, co-located with 
community facility where possible.
Program:  A broad range of formal 
& informal recreational activities, 
community gathering & festivals, 
environmental features, local storm 
water management features.
Site Features:  Min. 4 ha (10 ac.), 40% 
urban forest & eco-amenity, min. 20% 
non-permeable surface, sport courts, 
high quality sports fields, playground, 
community gathering & festival space, 
community garden, parking.

Natural Areas
Location:  Where existing natural 
resources occur or developed in relation 
to existing & future resources.
Program:  Habitat zones, interpretive & 
education programs.
Site Features:  Optimum min. 8 ha 
(20 ac.) of riparian & upland habitat 
but includes smaller patches of min. 
0.8 ha (2 ac.) where connection to larger 
system exists. Includes trails, seating, 
boardwalks, interpretive signage.

Additional Study
Urban Forest Strategy Update – to explore new technologies 
and approaches to trees in urban environments.

Urban Ecology Study – to determine the most effective 
measures for promoting and sustaining healthy environments 
within medium to high density urban areas.
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Pedestrian Linkages Map2.6.3(c) Pedestrian Linkages
The 2010 Richmond Trail Strategy provides 
the vision to guide continued development 
of the greenway system in City Centre. The 
intent is to “provide a variety of exciting 
opportunities for walking, rolling and 
cycling that will link people to each other, to 
their community, and to Richmond’s unique 
natural and cultural heritage”.

Greenways
Location:  Along major streets and 
important recreational corridors.
Program:  Link multiple destinations 
(e.g. between major open spaces and other 
significant destinations) and connect natural 
areas.
Site Features:  Min. 10 m (33 ft.) wide, 
separate pedestrian and cycling paths, 
rest areas with street furnishings, public 
art, signage & wayfinding, integrated 
with wetlands & storm water features, 
hedgerows, significant tree planting.

Linear Parks
Location: Along key streets to create 
significant recreational and environmental 
corridors linking the waterfront to the heart 
of the downtown.
Program: Combined neighbourhood park 
and greenway functions to encourage 
movement through the neighbourhood 
(walking, jogging) and incorporating social 
and physical activity nodes. 
Site Features: 30 to 40 m (100 to 131 ft.) 
wide, high quality landscape, broad 
pedestrian promenade, playgrounds, sports 
courts, water features, significant tree 
planting and multi-layered planting, site 
furnishings, public art.

Green Links
Location:  Along lanes and mews, through 
or between developments.
Program:  Provide connections within 
neighbourhoods to support a walkable urban 
environment, and to support ecological 
areas.
Site Features:  Min. 6 m (20 ft.) to 20 m 
(65 ft.) wide, broad sidewalks with special 
paving at nodes and intersections, rest areas 
with street furniture, street trees and multi-
layered planting, pedestrian scale street 
lighting, wayfinding, community art.

Additional Study
Storm Water Management Strategy – to develop methods 
to better address stormwater and permeability in parks, 
greenways and streets.

Schedule O attached to and forming part of Bylaw 10154
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OBJECTIVE:
Provide a framework for a “lively 
community” that is rooted in a 
“culture of walking and cycling” and a 
collaborative, interdisciplinary approach 
to city building that is:
• diverse;
• engaging;
• attractive;
• safe;
• healthy;
• human-scaled.

“... A good city can be compared to a 
good party-people stay for much longer 
than really necessary because they are 
enjoying themselves.”
Public Spaces and Public Life, City of Adelaide:  
2002.  City of Adelaide, Gehl Architects ApS, 2002.
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City Centre Boundary 

Village Centre

Garden City Lands

(Further Study Required)

High Density High-Rise Area 

Public Riverfront

Active Water Uses

No.3 Road: ”Great Street” Corridor

High Streets & Linkages (Highest Priority)

Secondary Streets & Linkages (Priority Areas)

Parks & Greenways

Urban Trails

Pedestrian-Oriented Retail Precincts:

Public Realm Areas Map
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d) a potential floating arts and
entertainment venue;

e) a marina, float home, and
commercial water use master
plan.

• Develop a Fraser River Experiential
Walk Plan that celebrates the local
geography and tells the Richmond
Story of the ‘living river’ by:
a) developing a comprehensive

Interpretation Plan using public
art and site design features;

b) requiring high functioning
native ecological landscapes
and green building technology
on public and private lands
adjacent to the water;

c) building seating steps, piers,
floating boardwalks, and other
features to bring people onto
and over the water;

d) pursuing a potential iconic
destination cultural facility to
complement the public spaces
and interpretation.

• Develop a Gateway Strategy that
looks at:
a) each bridge as an opportunity to

showcase the City to the world
with extraordinary dynamic
design features;

b) the built environment of the
adjacent public and private
lands as integral to the ‘first
impressions’ of the City.

• Develop a 10 Key Unique
Destinations Master Plan that will:
a) provide a menu of distinct

spaces, activities, and landmarks
that add interest to the
waterfront;

b) provide visual identity for
continuity, cohesion, and
orientation along the waterfront
while allowing for distinct
recognizable neighbourhoods
and activity zones.

Riverfront Features & Destinations Map

In a team approach, Policy Planning, Parks, Engineering 
& Public Works, Transportation and others will lead the 
initiatives identified in the proposed strategies.

 
 

 
 

 
 

  

City Centre Boundary

Canada Line Station

Village Centre

Garden City Lands 

(Further Study Required)

Richmond Oval

Port & Industry

Arts, Entertainment & Business

Arts & Mixed-Use

Culture & Central Business District (CBD)

Sport, Wellness & Mixed-Use

Major Park & Greenways

3

4

5

6

7

8

9

10

2

1 No.2 Road Bridge

Middle Arm Foreshore

Oval Village

Dinsmore Bridge

Middle Arm Park

Aberdeen Village

Capstan Village

Bridgeport Village

River Rock Casino & Resort

Canada Line Bridge & Port

10 Key Proposed 
Waterfront Destinations

Templeton Station

1 2
3

4
5

6

7

8

9

10

N
o

. 4
 R

d

G
ar

d
en

 C
it

y 
R

d

N
o

. 3
 R

d

N
o

. 2
 R

d

Airport 
Connector Bridge

Oak St 
Bridge

Arthur 
Laing Bridge

Moray 
Channel Bridge

M
id

dl
e 

Ar
m

 F
ra

se
r R

iv
er

Dinsmore 
Bridge

No. 2 Rd 
Bridge

G
ilb

er
t 

R
d

Bridgeport Rd

Sea Island Way

Cambie Rd

Capstan Way

Lansdowne Rd

Westminster Hwy

Granville Ave

Blundell Rd

Alderbridge Way

City Centre Boundary

Canada Line Station

Village Centre

Garden City Lands 

(Further Study Required)

Richmond Oval

Port & Industry

Arts, Entertainment & Business

Arts & Mixed-Use

Culture & Central Business District (CBD)

Sport, Wellness & Mixed-Use

Major Park & Greenways

3

4

5

6

7

8

9

10

2

1 No.2 Road Bridge

Middle Arm Foreshore

Oval Village

Dinsmore Bridge

Middle Arm Park

Aberdeen Village

Capstan Village

Bridgeport Village

River Rock Casino & Resort

Canada Line Bridge & Port

10 Key Proposed 
Waterfront Destinations

Templeton Station

1 2
3

4
5

6

7

8

9

10

N
o.

 4
 R

d

G
ar

de
n 

Ci
ty

 R
d

N
o.

 3
 R

d

N
o.

 2
 R

d

Airport 
Connector Bridge

Oak St 
Bridge

Arthur 
Laing Bridge

Moray 
Channel Bridge

M
id

dl
e 

Ar
m

 F
ra

se
r R

iv
er

Dinsmore 
Bridge

No. 2 Rd 
Bridge

G
ilb

er
t R

d

Bridgeport Rd

Sea Island Way

Cambie Rd

Capstan Way

Lansdowne Rd

Westminster Hwy

Granville Ave

Blundell Rd

Alderbridge Way

Schedule Q attached to and forming part of Bylaw 10154

PLN - 662 



City of Richmond

Original Adoption:  June 19, 1995 / Plan Adoption:  September 14, 2009 City Centre Area Plan 2-109

2.10.1(e) Encourage Human-
Scaled Development
A city’s skyline is an expression of its 
community and a defi ning image of how 
that community wants to be seen and 
sees itself.  

Challenge/Opportunity
Transport Canada regulations generally 
restrict the maximum permitted height 
of buildings in the City Centre to 
47 m (154 ft.) geodetic (or lower in 
areas aff ected by landing and take-off  
operations).  This height is adequate 
for the City Centre’s higher density 
buildings, but is considered low in a 
region that prizes views and equates 
better views with taller buildings. This 
push to maximize height, together with 
Richmond’s topography, is “fl attening” 
the City Centre’s high-rise skyline and 
creating an unappealing appearance.

This issue may be addressed in part with 
possible increases in building height, 
but it could take several years of study 
to determine if this is possible – and 
this will not be a solution if the result is 
simply a “fl at top” at a higher elevation.

In addition, it is important to recognize 
that tall buildings can also present 
drawbacks, such as:
• less ability for residents to recognize

people on the street, thus, reducing
their sense of belonging and
personal security;

• more shading of public spaces
and blocked views (e.g., reducing
building height towards the water
and mountains can enhance private
views from buildings set far back
from the river);

• a more anonymous public realm.
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Maximum Building Height Map

Maximum Height Permitted Based on Maximum Density**

45 m (148 ft.) • If the density on a development site is less
than the maximum permitted, the City may
direct that building height should be less
than that shown.

• Increased height may be permitted where
it enhances public views to a designated
“gateway” or provides some other public
benefi t, but does not compromise other
Area Plan objectives (e.g., housing mix,
sun to public open spaces).

• Decreased height may be required to
protect designated public views, sun to
public spaces, etc.

• Existing buildings taller than the maximum
permitted height shall be considered legally
non-conforming; but, future redevelopment
of such properties should conform to the
heights indicated here.

35 m (115 ft.)***

25 m (82 ft.)*

15 m (49 ft.)*

For land-based and 
fl oating buildings: 
9 m (30 ft.), within 
30 m (98 ft.) of 
high-water mark 
along the entire City 
Centre riverfront 
or as indicated, 
whichever is more 
restrictive.

City Centre Boundary

Canada Line Station

Village Centre

Garden City Lands

(Further Study Required)

9 m (30 ft)

15 m (49 ft)*

25 m (82 ft)*

35 m (115 ft)

45 m (148 ft)

Park

School

* Increased height may be permitted east of Sexsmith Road for developments that comply with
the provisions of the Capstan Station Bonus.

** Maximum building height may be subject to established Airport Zoning Regulations in certain 
areas.

*** Increased building height may be permitted for developments that comply with the provisions 
of the Lansdowne Centre (Lansdowne Village) Special Precinct Design Guidelines.

Bylaw 10020
2019/05/21
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“Taming Tall Buildings”:  Part 2
Tower Spacing, Floorplate Size & 
Development Site Size
Richmond’s OCP encourages a 
maximum tower floorplate size of 
600 m2 (6,459 ft2) and a minimum 
distance between towers of 24 m 
(79 ft.).

While these guidelines have been 
effective in encouraging a staggered 
distribution of point tower forms, new 
challenges are emerging, including a 
need for:
• larger floorplates that better reflect

actual City Centre residential 
development practices (i.e., typically 
650 m2 (6,997 ft2) ) and anticipated 
non-residential market needs;

• larger gaps between towers in
some areas to reduce private view
blockage, sunlight blockage, and the
impression of a “wall” of buildings.

In addition, a minimum development 
site size for tower development is 
encouraged.  This is intended to make 
clear that while a development site 
may be designated for building heights 
greater than 25 m (82 ft.) (i.e., towers), 
this form is discouraged where it may 
impact adjacent sites or affects the 
livability or attractiveness of the public 
realm.

Minimum tower development site 
size (i.e., for buildings taller than 25 m 
(82 ft.) ):
• Width:  45 m (148 ft.);
• Depth:  40 m (131 ft.);
• Area:

a) For less than 3 FAR: 4,000 m2

(1 ac.);
b) For 3 FAR or more: 2,500 m2

(0.6 ac.).

Tower Spacing & Floorplate Size Map

Tower Spacing:  Typical Minimum Building Spacing Above 25 m (82 ft.)*

24 m (79 ft.)

35 m (115 ft.)*

* Between towers on a single development site or adjacent development
sites.  Towers setbacks to interior property lines or to the centre line
of abutting dedicated City lanes should be a minimum of 50% of the
Typical Minimum Spacing, except where it can be demonstrated to
the satisfaction of the City that a reduced setback will not impact the
livability of a neighbouring site or its ability to develop.

NOTE:  If tower development occurs outside the areas indicated here, the 
minimum spacing shall be 35 m (115 ft.).

Tower Floorplate Size:  Maximum Floorplate Size Above 25 m (82 ft.)

For office:  1,800 m2 (19,376 ft2)

For other uses:  650 m2 (6,997 ft2)

For hospital:  1,800 m2 (19,376 ft2)

For other uses:  650 m2 (6,997 ft2)

Elsewhere 650 m2 (6,997 ft2)
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* 24 m separation may be permitted for developments that comply with the provisions of the 
Lansdowne Centre (Lansdowne Village) Special Precinct Design Guidelines.
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Development Permit Sub-Areas Key Map
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A1 Industrial Reserve - Industry Only
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Development Permit Special Precinct Key Map
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Park Frontage Enhancement Areas Map

B. Plazas and Squares
The intent is to encourage the 

development of appealing public 

open spaces that enhance the 

quality of the urban environment 

for the benefit of land owners, 
tenants, and the general public.

Size:  Varies.  Preferably 0.1 ha to 0.8 ha (0.25 - 2.0 ac.), but may 
be smaller.
Location:  Typically at the intersection of important vehicular and/
or pedestrian routes.
Orientation:  South facing preferred, and sited to avoid shading 
by surrounding buildings taller than three-storeys (approximately 
9 - 12 m (30 - 39 ft.)) between the hours of 11 am and 3 pm on the 
equinoxes.
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Designated Green Link & Linear 
Park Location Map

Feature Width
Green Link - Major 20 - 30 m (66 - 98 ft.)

Green Link - Minor 10 m (33 ft.) typical (Varies: 6 - 20 m 

(20 - 66 ft.))

Linear Park 10 m (33 ft.) typical, in addition to adjacent 

City-owned park

Orientation:  Varies
Coverage with Permanent Buildings:  Nil, with the exception of 
roofed structures that are open below and are provided as weather 
protection, gateways, and landscape features (typically limited 
to heavy use areas, such as intersections with major streets and 
thoroughfares).
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3.3.2 Special Precinct 2.0
Lansdowne Centre 
(Lansdowne Village)
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This special precinct is intended to 
provide significant public amenities 
and to animate a high/medium density, 
mixed use development at the “Centre 
of the Centre”.
Predominant Land Use:
• Mixed Residential Commercial, with

73% of development concentrated
within 400 m of Lansdowne Station

Key Land Use Restrictions:
• Small commercial units along

designated Pedestrian-Oriented
Retail frontages

Maximum Net Density:
• Varies.  2.77 FAR blended over the

subject site
Maximum Typical Height*:
• Station District: 45 m (147 ft.)
• Centre Park Neighbourhood: 35 m 

(114 ft.), except a limited number of
buildings may be 45 m (147 ft.)

• Kwantlen Neighbourhood: 25 m 
(82 ft.)

*unless otherwise restricted by Airport Zoning 
Regulations (AZR)

Special Precinct Character Areas
The special precinct is comprised of three distinct character 
areas that are linked together along their south edges by a 
contiguous network of parks and public open spaces.

Station District 
A mixed residential-commercial 
node that is anchored by Lansdowne 
Station and Civic Plaza, and framed 
by two pedestrian-oriented retail 
precinct high streets.

Centre Park Neighbourhood 
A primarily residential 
neighbourhood that is characterized 
by its relationship with the precinct’s 
major city servicing green space, 
Centre Park.

Kwantlen Neighbourhood
A medium density, quieter 
neighbourhood near Kwantlen 
Polytechnic University (KPU).

Special Precinct Character 
Areas & Major Park and 
Public Open Space Plan
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Station District Centre Park Neighbourhood Kwantlen Neighbourhood
A. Typical Distribution of Uses • Underground: Parking (1-2 levels).

• Ground: Pedestrian-oriented
retail, restaurant, entertainment,
community uses and limited
lobbies.  Excludes large floor plate
commercial units.

• Above: Retail, commercial, office,
community uses, residential.

• Underground: Parking (1-2 levels).
• Ground: Townhouses and limited lobbies.
• Above: Residential.
Pedestrian-oriented commercial and community uses permitted.

B. Maximum City Block Size • As defined by public streets, mews, Major Park and/or public open space areas.
C. Minimum Net Development Site

Size
• Minimum 6,000 m2 (1.4 ac.).

D. Net Development Site Coverage • 90% exclusive of public open spaces and mews secured for public access with Statutory Right-of-Ways (SRW).

E. Maximum Building Height
• Except where Airport Zoning

Regulations (AZR) apply.

• 45 m (147 ft.). • 35 m (114 ft.), except may
increase to 45 m (147 ft.) in
accordance with the 45 m Tower &
Landmark Building Location Plan.

• 25 m (82 ft.).

F. Tower:
• Spacing

• 24 m (78 ft.). • 35 m (114 ft.), except may be
24 m (78 ft.) where towers do not
impact public spaces and design
contributes toward more animated
public spaces and built forms.

• Not applicable.

• Distribution • As defined by 45 m Tower Location Plan. • Not applicable.

• Floorplate • 650 m2 (6,997 ft2) above 25 m (82 ft.), except may be increased for office
towers and/or where recommended tower spacing requirements are
applied and larger floorplates do not impact public spaces.

• Stepped building forms encouraged for towers to 35 m (114 ft.) height.

• Not applicable.

G. Habitable Floor Elevation • Retail & lobbies: 0.3 m (1 ft.)
above crown of fronting street.

• Lobbies: 0.3 m (1 ft.) above crown of fronting street.
• Other residential: 2.9 m (9.5 ft.) GSC.

H. Minimum Setbacks:
• Underground

Nil. Nil. Nil.

• Roads/Mews • No. 3 Road: 6 m to 30 m
(19 - 98 ft.).

• Mews: 3 m (10 ft.).

• Major Park • Lansdowne Linear Park & Civic
Plaza: 8.5 m (27 ft.).

• West side of Centre Park:
8.5 m (27 ft.).

• East side of Centre Park:
11 m (36 ft.).

• Lansdowne Linear Park &
Neighbourhood Plaza: 8.5 m
(27 ft.).

• Public Open Space • Between buildings fronting Plaza
to Park Connector: minimum 18 m
(60 ft.).

• Between buildings fronting North/
South Green Link: minimum 20 m
(65 ft.).

• Between buildings fronting Minor Green Link: minimum 16 m (52 ft.).

I. Build-to-Lines • Setbacks should typically be treated as build to lines.
• More varied and animated built forms along pedestrian-oriented retail streets, Major Park and public open

spaces.

J. Preferred Frontage Treatments • Shopfront and Awning.  Options
along perimeter roads include
Dual Walkway and Stramp (No. 3
Road, Lansdowne Linear Park).

• Stoops and Porches, Lawn and Garden, an option of Terrace Units along
Alderbridge Way, and limited Shopfront and Awning.

K. Landscape Considerations
• Character

• Civic oriented urban spaces
that can accommodate large
pedestrian volumes, temporary/
seasonal activities, and casual
surveillance by fronting uses.

• Intimate urban spaces that encourage lingering and socializing and
provide casual surveillance of the street and public open spaces.

• Support pedestrian and cycling routes, including prioritizing crossings (increased room at ground level for
waiting and circulation, special paving, etc.).

• Maximize functional use of building rooftops (landscaping, green roofs, etc.).

• Public Open Space Urban plazas accommodate daily 
use and large crowds during festivals 
and events.
• No. 3 Road Wedge: Include

feature trees to frame the space
while maintaining sightlines
between Alderbridge Way and
Civic Plaza.

• Plaza to Park Connector: Maintain
sightlines between Civic Plaza
and Centre Park.  Common
furnishing, paving and tree
canopy.

• Accommodate a city scale mobility
hub (above and below ground
elements).

• North/South Green Link: Park-
like character visually and
physically extends Centre Park.
Accommodates full depth planting,
a neighbourhood oriented mobility
hub, and spaces for small groups
to gather (community garden, play
spaces, seating).

• Minor Green Link: Cohesive park-like character with spaces for small
groups to gather.

• Incorporate on-site rainwater management provisions (slow & filter, capture & store, celebrate & educate).
• Major Park • Park Frontage Enhancement Areas to provide transitions between park and private space and ecological

benefits (native, pollinator and adaptive plant and tree species).
L. Building Form Considerations • Continuous, smaller scale

commercial units at ground level
along pedestrian-oriented retail
streets.  “Feature” buildings with
associated forecourt spaces may
overhang No. 3 Road setback.
“Landmark” building elements
may overhang Civic Plaza.

• High density residential with
dynamic architecture framing
park and public open spaces
and a distinct park like quality
(on-site “breezeway”, rainwater
management strategy).

• Intimate residential character and
semi-transparent relationship
with area’s parks and public open
spaces.  A range of mid-rise
building forms.

Schedule X attached to and forming part of Bylaw 10154

PLN - 670 



City of Richmond

Original Adoption:  June 19, 1995 / Plan Adoption:  September 14, 2009 City Centre Area Plan	 3-64

3.3.2 Special Precinct 2.0
Lansdowne Centre 
(Lansdowne Village)
Tower Form and Landmark Building 
Fundamentals:
1. Massing and Streetwall: Shall

enhance the public realm (solar
access, façade modulation, design to
promote pedestrian comfort).

2. Towers (Height: 25 m to 35 m
(82 to 114 ft.)): Stepping and varied
building articulation is encouraged
to create visual interest, preserve
solar access and frame streets and
public spaces.

3. Towers (Height 35 m to 45 m
(114 to 147 ft.)): Shall be located to
define park edges and public open
spaces, and to create navigation cues.
• Locations shall be generally

as indicated in “45 m Tower &
Landmark Building Location
Plan” and within a 5 minute
walking distance (400 m) of
Lansdowne Station.

• “Feature” towers shall frame
park and open space areas
(Centre Park, North/South Green
Link) and accentuate and draw
attention to public gathering
spaces along No. 3 Road.

• “Feature” towers shall be
identified by highly unique
architecture that goes beyond
façade treatments and are
encouraged to become signature
wayfinding elements and
neighbourhood identifiers.

• Where appropriate, limited
portions of towers may extend
uninterrupted to grade to
engage with the public realm (to
announce entry to a public space,
mark a visual terminus, highlight
an architectural feature).

4. Landmark Building: Shall
be prominently located at the
intersection of No. 3 Road and
Lansdowne Road adjacent to Civic
Plaza and demonstrate exceptional
architectural design (distinctive
form and detail, exceptional quality
standard, defined skyline, scaled and
designed to relate to Civic Plaza).

A. Tower Form and Landmark
Building Fundamentals
Lansdowne Centre (Lansdowne Village) is intended to use 
towers, architectural elements and a landmark building to 
define and enhance the public realm experienced by park 
and public open space users.

45 m Tower & Landmark Building Location Plan
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“Feature” towers, exhibit unique architectural design.

Stepped and varied building articulation.
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3.3.2 Special Precinct 2.0
Lansdowne Centre 
(Lansdowne Village)
Development Features:
1. Pedestrian Retail Oriented

Streetscape: Shall contribute to a
lively public realm and pedestrian
experience, and create transparent
relationships with active retail
interiors.
• Large building blocks shall

be expressed as smaller,
pedestrian-scale commercial
storefronts with varied frontages
and storefront rhythm.

• Buildings shall be serviced from
within the building and blank
walls avoided.

• Storefront widths should be
limited (6 m (20 ft.) where
possible).

• “Feature” building elements
may overhang the No. 3 Road
setback at/after the third storey.

2. Major Park Frontage: Adjacent
development shall encourage visual
and physical connectivity.
• Uses along Lansdowne Linear

Park shall be active (dining,
eating, commercial, public
amenity).

• Commercial and civic uses shall
front Civic Plaza and design
should include high, transparent
floor to ceiling materials and
“indoor/outdoor” zones.

• “Landmark” building elements,
that support city programming
objectives, may overhang Civic
Plaza.

3. Public Open Spaces: Shall be
flexible, year-round outdoor spaces:
• A minimum 1,700 m2 (0.42 ac.)

wedge shaped plaza (No. 3 Road
Wedge).

• A broad pedestrian promenade
connecting Civic Plaza and
Centre Park (Plaza to Park
Connector).

• An above and below grade
mobility hub to support efficient
transfer between transportation
modes.

B. Station District
Lansdowne Centre (Lansdowne Village) is intended to 
reflect its key location at the “Centre of the Centre” and 
to contribute toward No. 3 Road’s designation as a “great 
street”. Well-defined pedestrian-oriented retail high streets, 
the prominent Civic Plaza, and transportation options will 
encourage commerce, gathering, cultural activities, and use 
of alternative modes of transportation as part of everyday 
urban life within Station District Neighbourhood.

Urban mixed use high density development.

Flexible festival zone uses along 
No. 3 Road.

“Indoor/outdoor” 
zones.

City Scale 
Mobility Hub

Service large blocks from the “belly” 
of the building.
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3.3.2 Special Precinct 2.0
Lansdowne Centre 
(Lansdowne Village)
Development Features: 
1. Residential Streetscape: Shall

introduce ground level vibrancy
and a close, yet comfortable
relationship between developments
and abutting street, Major Park and
public open space.

2. Major Park Frontage: Adjacent
development shall frame and
enhance the character and quality of
the park space.
• Development should be oriented

towards and relate to Centre Park.
• Where possible, development

should incorporate ‘breezeway’ 
connections to Centre Park
and prioritize on-site rainwater
management strategies.

3. Public Open Space: Shall be
accessible and designed for all
seasons.
• North/South Green Link

shall include large trees,
(unencumbered by parking slab
below) and spaces for small
groups to gather (seating, play
space, community garden).

• North/South Green Link shall
accommodate a neighbourhood
oriented mobility hub.

• All green links shall use high
quality, cohesive materials, and
incorporate wayfinding cues and
spaces for small groups to gather.

• Building façades along green
links shall be designed as a
street fronting elevation, project
a human scale and be visually
interesting (architectural variety,
sensitive detailing).

4. Mews: Shall be designed and
constructed to prioritize pedestrians
and cyclists (flanked by residential
patios, miniature plazas, secondary
lobbies, unified, high-quality hard
surface treatment).

C. Centre Park Neighbourhood
Lansdowne Centre (Lansdowne Village) is intended to 
contribute toward a healthy, connected system of parks and 
public open spaces and includes introduction of Centre Park, 
the precinct’s major city-wide serving green space that will 
accommodate daily users as well as large events.

Green Links

Neighbourhood Mobility 
Hub

Mews

Central Park
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3.3.2 Special Precinct 2.0
Lansdowne Centre 
(Lansdowne Village)
Development Features: 
1. Residential Streetscape: Shall

introduce partial transparency to
interior spaces and building massing
variety and detailing to keep
pedestrians’ interest along streets,
Major Park area and green links.

2. Major Park Frontage: Adjacent
development shall enhance the active
use and quality of the public realm.
• Development abutting

Neighbourhood Plaza shall
incorporate active elements
along the park edge (active
interior uses, patios, stoops,
material/color variation, and
neighbourhood servicing
commercial uses).

• Adjacent on-site open space
and setbacks shall read as an
extension of Lansdowne Linear
Park landscaping on-site and
include pollinator species and
year round interest.

3. Public Open Space: Minor Green
Links (minimum 6 m (19 ft.)
width) shall prioritize pedestrians
and include high quality, cohesive
materials and wayfinding.
• Minor Green Links shall meet

streets and parcel boundaries at
grade to prioritize accessibility.

• Abutting development shall
include transitional semi-private
outdoor spaces between the
public and private realm to
provide appropriate separation
and privacy.

• Minor Green Links should
include wider pockets to
encourage people to linger, sit,
and relax.

4. Built Form: Shall include a variety
of well-articulated urban mid-rise
residential building types with varying
building heights and architectural
forms, including variation within each
development site.

D. Kwantlen Neighbourhood
Lansdowne Centre (Lansdowne Village) is intended to 
supply a range of housing options, including mid-rise 
development that is characterized by lower density and 
building heights, generous park area, a network of green 
links and semi-transparent relationships between public and 
residential uses.

Green Links, Major Park frontage.

Varied mid-rise building forms.

Schedule X attached to and forming part of Bylaw 10154
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4.1.3 Park & Open Space
The appropriate amount, size and 
location of park and open space for the 
City Centre is based in part on the size 
of the resident population as expressed 
as a ratio of acres to population 
(i.e., 7.66 ac. per 1,000 residents City-
wide, of which 3.25 ac. per 1,000 
residents is required in the City Centre).

Using this base level of park and open 
space, an additional 42 ha (103.5 ac.) 
needs to be added to the existing 
inventory of 76.5 ha (189 ac.) by the 
year 2031.

Of the 42 ha (103.5 ac.) of new park 
and open space required to service a 
population of 90,000 residents in the 
City Centre, approximately:
• 9 ha (22 ac.) is already owned by

the City in 2008;
• 11 ha (27.5 ac.) is proposed to

be acquired as privately owned
publicly accessible areas (POPAs) or
right-of-ways;

• 22 ha (54 ac.) is proposed to be
added to the DCC Program, which
has a time frame to the year 2031.

At this time, the City includes the 
existing School Board lands in the City 
Centre (e.g. 43 ac.) in the supply of City 
Centre park land as they are regarded 
as needed and complementary assets, 
and to minimize costs, acquisition and 
disruption.  The City intends to explore 
options regarding the disposal of any 
surplus School Board lands.

Developers will be required to fund 
all of the new park and open space not 
already owned by the City.

For example, linear greenways to 
be acquired as POPAs or right-of-
ways are to be obtained as part of the 
development approval process and 
would not be purchased by the City.

Park & Open Spaces Map (2031)

Capstan Station Bonus* 

* The Base Level Open Space Standard will 
be augmented in Capstan Village by publicly 
accessible areas secured for public park and 
related uses in respect to the Capstan 
Station Bonus

Neighbourhood Park (Future to 2031)
- Configuration & Location to be Determined

Capstan Station Bonus* 

* The Base Level Open Space Standard will 
be augmented in Capstan Village by publicly 
accessible areas secured for public park and 
related uses in respect to the Capstan 
Station Bonus

Neighbourhood Park (Future to 2031)
- Configuration & Location to be Determined

* The Base Level Open Space Standard will be augmented in Capstan
Village by publicly accessible areas secured for public park and related
uses in respect to the Capstan Station Bonus.

Schedule Y attached to and forming part of Bylaw 10154
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4.1.4 Density Bonusing
Density bonusing is the primary way 
under the Local Government Act for 
municipalities to secure affordable 
housing and amenities.

The CCAP is striving to create a 
“complete community”, which involves 
providing affordable housing and a 
range of other amenities.

The CCAP Implementation Strategy 
identified the following priorities based 
on Council’s approved policies and 
because of their need:
• First Priority – affordable housing as

per Richmond Affordable Housing
Strategy;

• Second Priority – child care as per
the Richmond Child Care Needs
Assessment.

The density bonusing approach is 
being fully utilized by the City to 
encourage developers to either provide 
a cash contribution towards or to build 
affordable housing, child care and 
community benefit items (e.g., artist 
studios; heritage conservation).  In the 
Capstan Station Bonus area, density 
bonusing is utilized to encourage 
voluntary developer contributions to 
the Capstan Station Reserve (as per the 
Richmond Zoning Bylaw) and publicly 
accessible areas secured for public park 
and related uses.

There may be circumstances where it 
will be desirable to use density bonusing 
for community amenities rather than 
child care.  The possible alternate 
community amenities include items 
such as community centres, libraries, 
and heritage.  PRCS will identify these 
circumstances and provide funding 
options for Council at that time.

Bylaw 8837
2012/03/12

Density Bonusing Map (2031)
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Overlay Boundary - Village Centre Bonus Map (2031)
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Specific Land Use Map:  Lansdowne Village (2031)
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Specific Land Use Map:  Lansdowne Village – Detailed Transect Descriptions

Land Use Map Designation Permitted Uses Maximum Average Net 
Development Site Density

General Urban (T4)
• Residential permitted.

• Additional Land Use

Considerations:

a) Community Centre (West)

– This facility may be

situated in the Oval or

Lansdowne Village area.

• Mixed Multiple-Family Residential/Commercial Use and Multiple-
Family Residential, provided that residential uses are limited

to High-Density Townhouses, except that other housing types
are permitted to accommodate residents with special needs

(e.g., seniors)

• Office
• Institutional Use

• Recreation

• Studio

• Community Use

• Accessory Uses

• For Non-Residential Uses: 1.2.

• For Residential and Mixed
Uses including Residential:

a) base: 0.6;

b) Affordable Housing Bonus:
0.6.

Urban Centre (T5)
• Residential permitted.

• Overlays:

a) Institution;

b) Pedestrian-Oriented Retail

Precincts – “High Streets

& Linkages”;
c) Pedestrian-Oriented Retail

Precincts – “Secondary

Retail Streets & Linkages”.
Additional Land Use 

Considerations:

a) Community Centre (West,

East, South, North) – One

or more of these facilities

may be situated in this

area;

b) Main Library - This

facility should be situated

within 400 m (1,312 ft.)

of Lansdowne Village’s

designated Village Centre.

• Mixed Multiple-Family Residential/Commercial Use and Multiple-
Family Residential, provided that ground floor dwelling units are:
a) for Pedestrian-Oriented Retail Precincts – “High Streets &

Linkages”: Not permitted;
b) for Pedestrian-Oriented Retail Precincts – “Secondary Retail

Streets & Linkages”: Live/Work Dwellings.
• Hotel

• Office
• Retail Trade & Services

• Restaurant

• Neighbourhood Pub

• Institutional Use

• Recreation Studio (Studio spaces that provide for a high degree

of transparency and public access along fronting streets and

open spaces shall be considered to satisfy requirements for retail

continuity in Pedestrian-Oriented Retail Precincts.)

• Community Use

• Accessory Uses

• For Non-Residential Uses: 2.0.

• For Residential and Mixed
Uses including Residential:

a) base: 1.2;

b) Affordable Housing Bonus:
0.8.

Additional density, where 

applicable:

• Institution: To be determined

on a site specific basis via
City development application

processes.

• Village Centre Bonus: 1.0

for the provision of non-

residential uses, provided

that the additional density is

used in whole or in part for

the provision of convenience

commercial uses (e.g.

larger-format grocery store,

drugstore), medical-dental

services, pedestrian-oriented

retail, or other uses important

to the viability of the Village, to

the satisfaction of the City.

Urban Core (T6)
• Residential permitted.

• Overlays:

a) Village Centre Bonus;

b) Pedestrian-Oriented Retail

Precincts – “High Streets

& Linkages”;
c) Pedestrian-Oriented Retail

Precincts – “Secondary

Retail Streets & Linkages”.
Additional Land Use 

Considerations:

a) Community Centre (West,

East, South, North) – One

or more of these facilities

may be situated in this

area;

b) Main Library - This

facility should be situated

within 400 m (1,312 ft.)

of Lansdowne Village’s

designated Village Centre.

• As per Urban Centre (T5). • For Non-Residential Uses: 3.0.

• For Residential and Mixed
Uses including Residential:

a) base: 2.0;

b) Affordable Housing Bonus:
1.0.

Additional density, where 

applicable:

• Village Centre Bonus: 1.0

for the provision of non-

residential uses, provided

that the additional density is

used in whole or in part for

the provision of convenience

commercial uses (e.g., larger-

format grocery store,

drugstore), medical-dental

services, pedestrian-oriented

retail, or other uses important

to the viability of the Village, to

the satisfaction of the City.

Note:  Richmond’s Aircraft Noise Sensitive Development (ANSD) Policy applies (OCP Schedule 1) throughout this Village.

Schedule CC attached to and forming part of Bylaw 10154
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City of 
Richmond 

To: Planning Committee 

From: Barry Kon kin 
Director, Policy Planning 

Re: Farming First Strategy 

Staff Recommendation 

Report to Committee 

Date: January 18, 2021 

File: 08-4050-10/2020-Vol 01 

1. That the Farming First Strategy, as outlined in the report titled "Farming First Strategy" 
dated January 18, 2021 from the Director of Policy Planning, be endorsed; 

2. That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10230, to replace 
the objectives and policies contained in Section 7.1 (Protect Farmland and Enhance Its 
Viability) of the OCP with the objectives and policies contained in the Fanning First 
Strategy, be introduced and given first reading; 

3. That Richmond Official Community Plan Bylaw 9000 Amendment Bylaw 10231, to amend 
the OCP's Development Permit Guidelines to include specific agricultural buffer guidelines 
for lands adjacent to the Agricultural Land Reserve, be introduced and given first reading; 

4. That Richmond Official Community Plan Bylaw 9000 Amendment Bylaw 10232, to amend 
the OCP's Development Permit Guidelines to revise the Environmentally Sensitive Area 
(ESA) DP exemption requirements for new farmers to reflect current practice, be introduced 
and given first reading; 

5. That Bylaws 10230, 10231 & 10232, having been considered in conjunction with: 
• the City's Financial Plan and Capital Program; 
• 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; 

6. That Bylaws 10230, 10231 & 10232, having been considered in accordance with OCP Bylaw 
Preparation Consultation Policy 5043, is hereby found not to require further consultation; 

7. That staff be directed to prepare a letter signed by the Mayor to the Minister of Agriculture 
identifying the agricultural issues identified through the Farming First Strategy consultation 
process that require Provincial action; and 

6457642 
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8. That staff be directed to report back to Council in one year regarding the implementation of 
the proposed actions associated with the Farming First Strategy. 

Barry Konkin 
Director, Policy Planning 

BK:sds 
Att. 6 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Economic Development 0 rfr~ Engineering 0 
Sustainability and District Energy 0 
Community Bylaws 0 
Development Applications 0 

SENIOR STAFF REPORT REVIEW INITIALS: 

APPRO~A~ 

IN ......... - ... 
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Staff Report 

Origin 

This report responds to the following Council referral from the Regular Council meeting on 
June 10, 2019: 

That staff be directed to conduct public consultation regarding the update to the 
Agricultural Viability Strategy, and report back to Planning Committee. 

This report responds to the referral and includes the following: 

• Background info1mation on the Agricultural Viability Strategy (A VS) approved by 
Council in 2003; 

• Summary of the public consultation process regarding the proposed Farming First 
Strategy that occurred from November 2019 to February 2020; 

• Details regarding the proposed Fanning First Strategy, including objectives, policies and 
actions; and 

• Official Community Plan (OCP) amendments associated with the proposed Fanning First 
Strategy for Council's consideration. 

This report supports Council's Strategic Plan 2018-2022 Strategy #2 A Sustainable and 
Environmentally Conscious City: 

2. 3 Increase emphasis on local food systems, urban agriculture and organic farming. 

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

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

This report supports Council's Strategic Plan 2018-2022 Strategy #7 A Supported Economic 
Sector: 

7. 4 Inspire the farming and fishing cultures of tomorrow. 

This report supports Council's Strategic Plan 2018-2022 Strategy #8 An Engaged and Infonned 
Community: 

6457642 

8. 2 Ensure citizens are well-informed with timely, accurate and easily accessible 
communication using a variety of methods and tools. 
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Background 

On May 26, 2003, the Agricultural Viability Strategy (A VS) was approved by Council and 
provided a vision, objectives and policies to strengthen and enhance agricultural viability in 
Richmond. The A VS included over 60 recommendations designed to: 

• Foster and maintain agricultural viability; 

• Address the key issues facing the agricultural sector in Richmond; and 

• Work within the framework of a 2021 vision and guiding principles for the future of 
agriculture in the City. 

The A VS has guided decisions on development proposals with an impact to agriculture and led 
to significant City infrastructure (e.g. drainage) and regulatory improvements for agricultural 
areas. The A VS was also used to assist in preparing agricultural policies as part of the 2041 
Official Community Plan (OCP) preparation in 2012, creating and guiding the activities of the 
Agricultural Advisory Committee, now known as the Food Security and Agricultural Advisory 
Committee (FSAAC), and enhancing public awareness of agricultural and food security issues in 
the City. 

On June 26, 2017, Council directed staff to prepare a work program, in consultation with the 
FSAAC, to update the AVS. Staff reported back to Planning Committee on November 17, 2017 
with two work plan options to update the A VS ( one option to utilize external consultants and the 
other option to utilize staff). At that meeting, Planning Committee directed staff to examine 
options to update the AVS and report back utilizing staff resources only. 

On June 10, 2019, a proposed Fanning First Strategy, including proposed themes, objectives and 
policies was presented to Council. At that meeting, Council directed staff to conduct public 
consultation regarding the proposed Faiming First Strategy to update the A VS to ensure it 
remains effective and responds well to the current and future issues, trends and challenges facing 
the agricultural industry. This report presents the proposed Farming First Strategy for Council's 
consideration and provides a summary of the public consultation process, and public feedback 
results. 

Analysis 

Farming First Strategy 

Based on the public consultation process and internal staff review, the proposed Farming First 
Strategy is provided in Attachment 1 for Council's consideration. The Farming First Strategy is 
organized around five major themes: 

• Theme 1 : Agricultural Land Base 
• Theme 2: Agricultural Economic Viability 
• Theme 3: Infrastructure for Agriculture 
• Theme 4: Agriculture and the Environment 
• Theme 5: Inter-Governmental Support for Agriculture 
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The proposed Farming First Strategy includes objectives, policies and actions for each theme to 
guide decisions on the land use management of agricultural land, enhance public awareness of 
agriculture and food security issues, and strengthen agricultural viability in Richmond. 

Proposed Bylaw Amendments 

Official Community Plan Bylaw 9000 

Farming First Strategy (Amendment Bylaw 10230) 

The purpose of Amendment Bylaw 10230 is to implement the proposed Farming First Strategy 
by replacing the objectives and policies contained in Section 7 .1 of the OCP (Protect Fannland 
and Enhance Its Viability) with the proposed objectives and policies contained in the Farming 
First Strategy. Generally, a significant portion of the proposed policies are consistent with the 
existing policies contained in the OCP, and some with minor revisions and additions. Staff have 
provided a summary of the proposed changes to the OCP, including identifying new policies, 
which is provided in Attachment 2. 

The proposed OCP bylaw amendment also includes updating the language in the preamble 
section of Section 7 .1 to reflect cmrent names, legislation and practice. The proposed OCP 
bylaw amendment will ensure the current OCP is up-to-date in regards to agricultural policy and 
align with the proposed Fanning First Strategy to ensure consistency across City documents. 

Agricultural Buffer Requirements (Amendment Bylaw 10231) 

The purpose of Amendment Bylaw 10231 is to include specific agricultural buffer guidelines in 
the OCP DP Guidelines for lands adjacent to the ALR that are subject to a development 
application (e.g. rezoning, development pennit, etc.), including the following: 

• For significant development immediately adjacent to sites designated within the ALR 
(i.e., no intervening road), a 15 m (49.2 ft.) landscaped buffer would be considered, 
consistent with existing Development Permit (DP) Guidelines. The guideline allows 
alternative setbacks when deemed appropriate and acceptable by the Director of 
Development (e.g. site constraints). Most of the properties with direct adjacency to the 
ALR boundary are industrial (less than 40 properties) or single-family development, 
however, single-family development would not be subject to the development application 
process in this case. 

• Where there is an intervening road between the ALR and the non-ALR lands, an 
agriculture-friendly landscaped setback on the non-agricultural lands would be 
considered, including 3 m (9.8 ft.) to parking; and 4.5 m (14.8 ft.) to buildings. This is 
consistent with existing OCP policy and current practice in the review of development 
applications where there is an intervening road between the ALR and the non-ALR lands. 

• The landscaped buffer should also be designed, established and maintained in accordance 
with the Ministry of Agriculture's Guide to Edge Planning, which includes: 

6457642 

o Mixture of native, low-maintenance and drought tolerant species; 
o Species which will not harbour insects or diseases hannful to nearby farm crops; 

and 

PLN - 685 



January 18, 2021 - 6 - 08-4050-10/2020-Vol 01 

o Species that will filter dust and spray drift from the agricultural area. 

Environmentally Sensitive Area DP Exemption (Amendment Bylaw 10232) 

The purpose of Amendment Bylaw 10232 is to amend the Development Pe1mit Guidelines to 
revise the requirements for new fanners to receive an Enviromnentally Sensitive Area (ESA) DP 
Exemption. The proposed bylaw updates the current ESA DP exemption criteria to allow new 
farmers to use ESA for agricultural purposes, subject to the following: 

• Submission of a farm plan produced by a professional Agrologist to the satisfaction of the 
City (including information on unimproved/improved agricultural capability/suitability, 
soils, drainage, irrigation, proposed farm product and operator, agricultural improvement 
cost estimate and projected income statement). 

Approximately 596 properties in the ALR have some portion ofESA (Attachment 3). The 
Provincial Farm Practices Protection (Right to Farm) Act protects normal farm practices within 
the Agricultural Land Reserve and has legal precedence over the City's ESA designation. 
Currently, the DP Guidelines allow existing farmers to receive an ESA DP exemption by proving 
they have generated legitimate agricultural income on the site (e.g. farm status). The revision 
will allow new fanners to also receive an ESA DP exemption, subject to demonstrating an 
intention to farm through the submission of a farm plan. The ESA DP exemption only applies to 
agricultural activities, not including proposed residences. 

Letter to the Ministry 

As per Theme 5 (Inter-Governmental Support for Agriculture), Objective 2, Policy 1, staff 
recommend that a letter to the Minister of Agriculture by signature of the Mayor be prepared and 
delivered to identify the issues which arose during the preparation of the Farming First Strategy 
that are outside of the scope of local governments, including the following: 

• Income threshold for farm status to encourage legitimate farming operations; 

• Protection for farmers who lease farmland and encourage longer term leases; 

• Strengthening the Agricultural Land Commission Act (ALCA) and the ALR Regulations 
to explicitly prohibit non-farm uses in the ALR and encourage agricultural production; 

• Enforcement of contraventions in the ALR; and 

• Financial incentives for farming operations, including environmental/sustainable fanning 
operations, organic farming and reductions in pesticide use. 

In order to address these important issues impacting the agricultural industry, support from the 
Provincial govermnent is necessary. 

Implementation 

In addition to the themes, objectives and policies of the proposed Farming First Strategy, staff 
have also identified actions to ensure the intent of the Strategy is implemented. The proposed 
actions are identified below and organized based on the themes and objectives contained in the 
Strategy. In order to ensure the Fanning First Strategy is implemented, staff recommend to 
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report back to Council in one year regarding the implementation of the proposed actions below. 
Staff note that implementation of these actions will require coordination across a number of City 
departments. 

Theme 1: Agricultural Land Base 

Objective 1: Continue to protect the City's agricultural land base in the Agricultural Land 
Reserve (ALR). 

Actions: 
• Continue regular repo1iing on the status of agricultural land in Richmond ("Agricultural 

Hot Facts"), including total land in the ALR and agricultural production. 
• Continue to process Development Permits for parcels abutting, but outside of, the ALR 

boundary to manage the urban/rural interface. 

Objective 2: Ensure agricultural production remains the primary use of agricultural land. 

Actions: 
• Maintain the current lot coverage limit for hardsurfacing in agricultural buildings and 

structures and continue to prohibit concrete in greenhouses as per the "Agriculture 
(AG 1 )" zone. 

• Continue to process Non-Farm Use, Subdivision and Soil Deposit/Removal applications 
consistent with the OCP and applicable City bylaws. 

Theme 2: Agricultural Economic Viability 

Objective 1: Enhance long-term agricultural viability and opportunities for innovation. 

Actions: 
• Continue to meet regularly with the FSAAC to address emerging issues impacting 

agriculture and food security and review development applications impacting agricultural 
land. 

• Update the City's website to provide resources for new and existing farmers and continue 
to provide relevant information regarding agriculture and food security to the community 
through the City's social media. 

Objective 2: Support the use of agricultural land for local food production and encourage a local 
food network to increase local food supply and consumption. 

Actions: 
• Work with developers to integrate urban agriculture (e.g. rooftop gardens, community 

gardens, vertical fanning, backyard gardening, indoor farming, edible landscaping and 
the planting of food bearing trees) into development projects outside of the ALR. 

• Update the Richmond Local Food Map in coordination with the FSAAC and Tourism 
Richmond, to identify local farms and roadside stands to increase awareness and demand 
for locally grown agricultural products and to highlight local farmers. 
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Theme 3: Infrastructure for Agriculture 

Objective 1: Continue improvements to irrigation and drainage infrastructure in support of 
agricultural production. 

Actions: 
• Continue to provide real-time salinity monitoring of water at the City's drainage pump 

stations to ensure dike water is suitable for irrigation purposes. 
• Continue improvement of irrigation and drainage infrastructure to provide secure and 

suitable water supplies and functional drainage systems that support the agricultural 
sector. 

Objective 2: Support farm access to properties located in the ALR. 

Actions: 
• Develop a streamlined coordinated review process through the City's Engineering 

Department for farm access requests and ensure compliance with all City bylaws and 
Provincial policies and regulations. 

• Implement a licensing agreement process through the City's Engineering Department to 
allow farm access to agricultural sites with no direct road access through unopened road 
allowances (all costs to be borne by the property owner). 

Theme 4: Agriculture and the Environment 

Objective 1: Mitigate the impacts of climate change on agricultural production. 

Actions: 
• Continue to assess the impacts of climate change on agricultural land while implementing 

the City's Dike Master Plan, Flood Protection Management Strategy and climate action 
initiatives. Staff are continuing to work on the outstanding referral regarding a long-term 
soil disposal management strategy, and the issue of land raising in response to anticipated 
climate change impacts, consistent with the Flood Protection Management Strategy. 

• Coordinate with the Ministry of Agriculture, ALC and the FSAAC to provide resources 
to farmers regarding sustainable farming practices. 

Objective 2: Maintain a balance between the natural environment and agricultural production. 

Actions: 
• In the review of agricultural development applications, consider the balance between 

agricultural and environmental objectives ( e.g. RMA & ESA). 
• Coordinate with the Ministry of Agriculture, ALC and the FSAAC to provide resources 

to farmers regarding reducing emissions from crop and livestock production. 
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Theme 5: Inter-Governmental Support for Agriculture 

Objective 1: Continue to work collaboratively with upper levels of government to enhance 
agricultural viability. 

Actions: 
• Review the "Agriculture (AG 1 )" zone and Zoning Bylaw regularly to assess consistency 

with Provincial policies and regulations. 
• Continue to refer applicable agricultural policy and development proposals to the ALC 

and Ministry of Agriculture. 

Objective 2: Liaise with upper levels of government for legislative changes to support 
agricultural production. 

Actions: 
• Deliver a letter to the Minister of Agriculture regarding the need to address the 

agricultural-related issues that require Provincial support as identified in the Farming 
First Strategy. 

Public Consultation 

Consistent with the City's public consultation practices, display boards and feedback fonns 
regarding the proposed Farming First Strategy were available on LetsTalkRichmond.ca from 
November 8, 2019 to December 1, 2019 (Phase 1). The City also hosted three public open house 
events at Hamilton Community Centre, Cambie Secondary School and City Hall. The public 
open house events were attended by 35 persons, with an average of 12 persons per event. 

Staff were pleased with the level ofresponse after Phase 1, however, it was identified that 
responses were received from a relatively small percentage of participants who identify as 
farmers or own land in the Agricultural Land Reserve (ALR). In order to provide an additional 
opportunity for fanners and ALR landowners to be notified and provide feedback regarding the 
proposed Farming First Strategy, a mail-out was conducted in January 2020 to all properties in 
the ALR (approximately 1,800 properties) and the LetsTalkRichmond page was reopened from 
January 27, 2020 to February 16, 2020 (Phase 2). 

The LetsTalkRichmond feedback fonn was submitted by a total of 166 persons (140 from Phase 1 
and 26 from Phase 2). A complete summary of the public consultation process is provided in 
Attachment 4. 

The feedback fonn asked participants to identify the importance of the proposed Farming First 
objectives and policies. Participants had the choice to provide feedback on the proposed 
objectives and each individual policy. Generally, all of the proposed objectives and policies 
were supported and identified as important. The complete results of the Fanning First Strategy 
feedback form are provided in Attachment 5, including a summary of additional comments and 
correspondence from the public. 
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Food Security and Agricultural Advisory Committee 

The Food Security and Agricultural Advisory Committee (FSAAC) has been involved in the 
process of updating the AVS since 2017 and staff continue to work closely with the FSAAC 
throughout the process. The final proposed Farming First Strategy was presented to the FSAAC 
on November 26, 2020. At the November 26, 2020 FSAAC meeting, the Committee passed the 
following motion: 

That the Food Security and Agricultural Advisory Committee support the proposed Farming 
First Strategy as presented. 

An excerpt of the relevant FSAAC meeting minutes regarding the Farming First Strategy is 
provided in Attachment 6. 

OCP Consultation Summary 

Stakeholder Referral Comment (No Referral necessary) 

Agricultural Land Commission and The proposed themes, objectives and policies were referred to ALC 
Ministry of Agriculture and Ministry staff and no concerns were identified. 

Richmond School Board No referral necessary. 

The Board of Metro Vancouver No referral necessary. 

The Councils of adjacent Municipalities No referral necessary. 

First Nations (e.g., Sto:lo, Tsawwassen, No referral necessary. 
Musqueam) 

Translink No referral necessary. 

Port Authorities (Vancouver Port Authority 
No referral necessary. 

and Steveston Harbour Authority) 

Vancouver International Airport Authority No referral necessary. 
(VIM) (Federal Government Agency) 

Richmond Coastal Health Authority No referral necessary. 

Community Groups and Neighbours See "Public Consultation" section of this report. 

All relevant Federal and Provincial See "Agricultural Land Commission and Ministry of Agriculture" 
Government Agencies above. 

To date, the following groups have been consulted in the preparation of the proposed OCP and 
Zoning Bylaw amendments: 

• Ministry of Agriculture; 
• Agricultural Land Commission; and 
• Richmond Food Security and Agricultural Advisory Committee. 

Feedback was received from these groups and considered during refinement of the proposed 
amendments. If further discussion is required with any of these groups, it can occur, if 
requested, prior to the Public Hearing. 
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Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10230, 10231 & 10232, 
having been considered in accordance with OCP Bylaw Preparation Consultation Policy 5043, is 
hereby found to not require further consultation. 

The public will have an opportunity to comment further on all of the proposed amendments at 
the Public Hearing. 

Financial Impact 

None. 

Conclusion 

The proposed Farming First Strategy will update the 2003 Agricultural Viability Strategy and 
ensure the City's agricultural and food security policies remain effective and respond to the 
cmTent and future issues, trends and challenges facing the agricultural industry. In association 
with the proposed Farming First Strategy, this report recommends amendments to the Official 
Community Plan which would: 

• Replace the agricultural policies and objectives in the Official Community Plan with the 
proposed policies contained in the Farming First Strategy; 

• Include specific agricultural buffer requirements in the Development Permit Guidelines; 
and 

• Revise the Environmentally Sensitive Area Development Pe1mit exemption criteria for 
agricultural activities in the Development Permit Guidelines to require new farmers to 
provide an acceptable farm plan. 

It is recommended that Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 
10230, 10231 & 10232 be introduced and given first reading. 

Steven De Sousa 
Planner 1 

SDS:cas 

Attachment 1: Proposed Farming First Strategy 
Attachment 2: Summary of Changes to the OCP 
Attachment 3: Map of Properties in the ALR with ESA 
Attachment 4: Farming First Strategy Public Consultation Summary 
Attachment 5: Farming First Strategy Public Consultation Results 
Attachment 6: Excerpt from the Minutes of the relevant FSAAC Meetings 
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iv I City of Richmond Farming First Strategy 

THEME 1 
Agricultural 
Land Base 

THEME 2 
Agricultural 
Economic 
Viability 

Summary 
Agriculture is an important part of Richmond's history and current economy. 

Early settlers were attracted to Richmond by the fertile soi ls of Lulu and Sea 

Islands and promise of agricultural productivity. Over the years, Richmond has 

grown and evolved into a vibrant urban centre, whi le retaining a sign ificant 

portion of Richmond's land area as agricu ltura l. Today, agricu lture forms an 

important part of the loca l and regional economy as well as a major land use in 

the city. Approximately 4,993 ha (12,338 ac) of Richmond's land base, or 39% 

of the City, is with in the Agricultural Land Reserve (ALR) . 

Council directed staff to update the 2003 Agricu ltura l Viabi li ty Strategy (AVS) 

to ensure that it remains effective, and responds well to the current and future 

issues, trends and cha llenges facing the agricultural industry. 

The City of Richmond Farming First Strategy includes themes, objectives 

and policies to guide decisions on the land use management of agricu ltural 

land, enhance public awareness of agricu lture and food security issues, and 

strengthen agricu ltural viabili ty in Richmond. The Farming First Strategy is 

focused around the fo llowing five major themes: 

THEME 3 
Infrastructure for 
Agriculture 

THEME 4 
Agriculture 
and the 
Environ ment 

THEME 5 
Inter-
Govern men ta I 
Support for 
Agriculture 

The themes, objectives and po licies conta ined in the Farming First Strategy is a 

resu lt of a multi-phase process, which included a review of existing po licies and 

practices in Richmond, best practice research from other jurisdictions, and input 

from the City's Food Security and Agricu ltural Advisory Committee (FSAAC) and 

Richmond residents. 
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Theme 1: Agricultural Land Base 

Objective 1: Continue to protect the 
City's agricultural land base in the 
Agricultural Land Reserve (ALR). 

a. Maintain the existing ALR boundary and do not support a loss of ALR land. 

b. Ensure that land uses adjacent to, but outside of, the ALR are compatible 

with farming by establishing effective agricultural buffers on the non­

agricultural lands. 

c. Designate all parcels abutting, but outside of, the ALR boundary as 

Development Permit Areas with Guidelines for the purpose of protecting 

farming. 

d. Limit the area used for residential development on properties in the ALR. 

e. Limit the number of dwelling units to one on lots within the ALR. Any 

proposal for additional dwelling units would require approval from both 

Council and the Agricultural Land Commission (ALC). 

f. Seasonal farm labour accommodation, as an additional residential use, 

may be considered so long as the accommodation is accessory to the 

principal agricultural purpose and helps to support a farm operation in the 

Agricultural Land Reserve. 

Objective 2: Ensure agricultural production 
remains the primary use of agricultural land. 

a. Continue to encourage the use of the ALR land for farming and discourage 

non-farm uses (e.g. residential). 

b. Limit the subdivision of agricultural land into smaller parcels, except where 

measurable benefits to agriculture can be demonstrated as per the policies 

and regulations of the Agricultural Land Commission Act. 

c. Consider agricultural projects which achieve viable farming while avoiding 

residential development as a principal use. 

d. Encourage soil-based farming by regulating the amount of hardsurfacing in 

agricultural buildings, structures and greenhouses. 

e. Ensure agricultural production (e.g. growing of crops and raising animals) 

remains the primary use of agricultural land and ancillary uses (e.g. farm 

retail, storing, packing, preparing and processing of farm products) are 

secondary uses and consistent with the scale of the farm operation. 

f. Ensure soil deposit and removal proposals enhance agricultural capabilities 

(e.g. greater range of potential crops) and are consistent with City bylaws 

and policies, and Provincial requirements. 

City of Richmond Farming First Strategy I 1 
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Theme 2: Agricultural 
Economic Viability 
Objective 1: Enhance long-term agricultural 
viability and opportunities for innovation. 

a. Build relationships w ith fa rmers and the agricu ltural commu nity through 

the City's Food Security and Agricultural Advisory Committee (FSAAC) to 

address issues impacting agricultural viability and food security. 

b. Increase public awareness of City and other init iatives related to ag ri cu ltu re 

by disseminating information on farming practices, farm products, and 

educationa l programs through the City's website, social media or other 

forms of commun ication. 

c. Provide information for new farmers and property owners of agricultura l 

land, including property owners w ho own smal l parcels (e.g. less than 

5 acres), to encourage active farm ing or lease the land for farming (e.g. 

Provincial land match ing program). 

d. Encourage va lue-added agricultura l related business init iatives cons istent 

w ith City and Provincial regulations, wh ile ensuring agricultu ra l production 

remains the primary use of land. 

e. Develop ag ri cu lture-specific signage guidelines in order to support seasonal 

farm retail activit ies, including any necessary amendments to the City's Sign 

Bylaw. 

f. Continue to develop relationships w ith non-profit, academic and 

government organ izations which promote loca l agricu lture, organ ic 

growing, climate adaptation, carbon management and reductions in 

pesticide use. 

Objective 2: Support the use of agricultural 
land for local food production and 
encourage a local food network to increase 
local food supply and consumption. 

a. Continue to co llaborate with Metro Vancouver, the Province, food 

producers, Vancouver Coastal Hea lth, other municipalities and stakeholders 

to advance the goa ls in the Metro Vancouver Regional Food System Strategy. 

b. During the development application process, encourage applicants to 

consider urban agricu lture into development projects outs ide of the ALR, 

including rooftop gardens, commun ity gardens, vertica l farm ing, backyard 

gardening, indoor fa rming, edib le landscaping and the planting of food 

bearing trees. 

c. Raise pub li c awareness, in coordination w ith the FSAAC, of loca l farming, 

farmer's markets, and local food products, produce and programs. 

d. Support food tourism initiatives, in coord ination with Tourism Richmond, 

the FSAAC, and other local stakeholders to highlight local food production . 

e. Strengthen relationships w ith externa l Ol·ganizations that provide 

agricu lture- related educational opportunities and promote loca l farming. 

City of Richmond Farming First Strategy I 3 
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Theme 3: Infrastructure 
for Agriculture 

1: Continue improvements to 
and drainage infrastructure in 

ag ri icultu ri al production. 

a Continue improvement of irrigation and drainage infrastructure to provide 

secure and suitable water suppl ies and functional drainage systems 

that support the agricultura l sector w hile protecting environmental 

assets, in consu ltation with the ag ricultural community and relevant City 

departments. 

b Consider sepa rate water meters for the principal dwelling and the farm 

operation and ensure adequate service connections are insta lled for the 

farm operat ion. 

c. Update and implement the East Richmond Agricu ltural Water Supply Study. 

d Encourage sustainable farm practices that utilize on-site water drainage, 

storage and use, and result in the reduction of potable water use. 

e Continue to mon itor the impact of the Fraser River 'sa lt wedge' on 

agricu ltural land and support improvements to supply sa lt-free irrigation 

water to affected areas. 

Objective 2: Support farm access to 
properties located in the ALR. 

a. Discourage, wherever possible, roads in the ALR, except as noted on the 

Existing Status of Road Improvements in the ALR Map. 

b Consider how proposed road improvements (e.g. road widen ing) on 

existing City roads may impact fa rmland . 

c. For agricultural operat ions on agriculture sites with no direct road access, 

the City may facilitate farm access only (no new or improved roads) th rough 

unopened road allowances (via licensing agreements w ith the City). 

d Regulate all soil deposition and removal, including for farm access roads, 

as permitted by Provincial regu lations, through a City permitting process 

to ensure impacts are mitigated (e.g. adjacent properties, City property, 

Riparian Management Areas, and Environmental ly Sensitive Areas). 
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Theme 4: Agriculture and 
the Environment 

Objective 1: Mitigate the impacts of climate 
change on agricultural production. 

a. Coord inate w ith Metro Vancouver, ALC, and the Ministry of Agricu lture to 

assess the long-term impacts of climate change on agriculture and develop 

a coord inated response and tools to protect agricu ltural production. 

b. Continue to protect agricu ltural land and agricultural production, 

in coordination w ith the City's Dike Master Plan, Flood Protection 

Management Strategy and climate action initiatives to address sea-level rise. 

c. Encourage sustainable farming practices, in coordination with re levant 

City departments, the FSAAC, ALC and Ministry of Agriculture, including 

water and soil conservation, greenhouse gas emissions reductions and soil 

management. 

d. Ensure soil deposit and removal proposa ls for agricultura l production 

enhance agricultural capabilit ies (e.g. greater range of crops) and 

address environmenta l issues (e.g. climate change, carbon storage, and 

groundwater table), consistent with the City's Soil Bylaw. 

Objective 2: Maintain a balance between the 
natural environment and agricultural production. 

a. Continue to implement standard assessment criteria for farming properties 

where designated Environmentally Sensitive Area (ESA) or Riparian 

Management Area (RMA) wil l be impacted, while continuing to support 

agricu ltura l production. 

b. Investigate opportunities for reducing em issions from crop and livestock 

production, in coord ination with the FSAAC, ALC and Ministry of 

Agricu lture. 

c. Explore opportunities to promote t he relationship between agricu ltural 

viability and biodiversity through agricu ltu ra l practices that benefit wildlife. 
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Theme 5: Inter-Governmental 
Support for Agriculture 

Objective 1: Continue to work collaboratively 
with upper levels of government to 
enhance agricultural viability. 

a. Coordinate with ALC and Ministry of Agricultu re to ensure City bylaws and 

policies are consistent w ith Provincial policies and regu lations, includ ing the 

Agricultural Land Commission Act, ALR Regulations, ALC Policies and the 

Minister's Bylaw Standards. 

b. Coord inate with ALC and Ministry of Agriculture to ensure development 

proposa ls are consistent with Provincial policies and regulations. 

c. Coordinate with Metro Vancouver to support the Reg ional Growth Strategy, 

wh ich includes agricu ltura l designations and pol icies for protection of 

agricultura l land . 

Objective 2: Liaise with upper levels of 
government for legislative changes to 
support agricultural production. 

a. Continue to commun icate with upper levels of government to address the 

fol lowing agricultural-related issues: 

- Review income threshold for fa rm status to encourage legitimate 

farming operations. 

- Protection for farmers who lease farm land and encourage longer term 

leases . 

- Strengthen ing the Agricultural Land Commission Act and the ALR 

Regulations to exp licit ly proh ibit non-farm uses in the ALR and 

encourage agricultura l production. 

- Enforcement of contraventions on ALR property (including monitoring, 

inspections, and pena lt ies for non-compliance). 

- Improved regulations for non-soil based greenhouses and limiting such 

structures to areas with lower soil class agricultural land (e.g. Class 4 or 

lower). 

- Explore financia l incentives for farm ing operations (e.g. grants, tax 

breaks and training opportun it ies). 

- Explore financial incentives for environmenta l/sustainab le farm 

operations, organic farm ing and reduction in pesticide use . 

- Incorporation of environmental stewardship initiatives into the Farm 

Practices Protection (Right to Farm) Act. 

City of Richmond Farming First Strategy I 9 
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10 I City of Richmond Farming First Strategy 

Existing Status of Road Improvements in the ALR 

Agricultural Land Reserve (ALR) 

Improved Roads 
- Provincial/Federial/Regional Highways - Major Arterial 

•••• Proposed Major Arterial - Minor Arterial - Collector 

•••• Proposed Collector 

••• I Agricultural 

Unimproved Roads 

- Unimproved Road 

• • • Proposed Major Arterial 

PLN - 706 



Conclusion 
The City of Richmond Farming First Strategy is a result of a multi-phased 

consultation process regarding the current and future issues, trends and 

challenges facing the agricultural industry. The Farming First Strategy includes 

themes, objectives and policies to guide decisions on the land use management 

of agricultural land, enhance public awareness of agriculture and food security 

issues, and strengthen agricultural viability in Richmond. Given that the City can 

only act within its legislative authority, the Farming First Strategy is also critical 

in identifying the need to work collaboratively with upper levels of government, 

including the Agricultural Land Commission (ALC), to ensure local agricultural 

production is supported. 

The City recognizes the importance of agriculture as a food source, an 

environmental resource, a heritage asset and an important contributor to the 

local economy. Agricultural land and farming is sustained by long-term City 

policies that maintain an urban containment boundary that keeps residential 

growth outside of the ALR. Richmond residents have always placed a high value 

on the protection of the City's farmlands. 

City of Richmond Farming First Strategy I 11 
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ATTACHMENT 4 
Farming First Strategy - Public Consultation Summary 

On June 10, 2019, Council directed staff to conduct public consultation regarding the proposed Farming 
First Strategy, which included objectives, policies and actions to guide decisions on the land use 
management of agricultural land, enhance public awareness of agriculture and food security issues, and 
strengthen agricultural viability in Richmond. 

Consistent with the City's public consultation practices, display boards and feedback fo1ms regarding the 
proposed Fanning First Strategy were available on LetsTalkRichmond.ca from November 8, 2019 to 
December 1, 2019 (Phase 1 ). The City also hosted three public open house events at Hamilton Community 
Centre, Cambie Secondary School and City Hall. The public open house events were attended by 35 persons, 
with an average of 12 persons per event. 

The LetsTalkRichmond page and open house events were advertised through an advertisement in the 
newspaper, the Food Security and Agricultural Advisory Committee (FSAAC), and an email to all 
subscribers of LetsTalkRichmond (approximately 4,500 registered users at the time) at the beginning and 
near the end of the consultation period. 

Staff were pleased with the level ofresponse after Phase 1, however, it was identified that responses were 
received from a relatively small percentage of participants who identify as farmers or own land in the ALR. 
In order to provide an additional opportunity for fanners and ALR landowners to be notified and provide 
feedback regarding the proposed Fanning First Strategy, a mail-out was conducted in January 2020 to all 
properties in the ALR (approximately 1,800 properties) and the LetsTalkRichmond page was reopened 
from January 27, 2020 to February 16, 2020 (Phase 2) . 

Public Open Houses 

The details of the public open house events and participation are summarized below: 

Date/Time Location Participation 

Saturday, November 9, 2019 Hamilton Community Centre 12 
(11 am to 3 pm) 

Thursday, November 14, 2019 Cambie Secondary School 11 
(4 pm to 8 pm) 

Thursday, November 21, 2019 City Hall 12 
(4 pm to 8 pm) 

TOTAL 35 

Staff were present at the public open houses to answer questions and encourage participants to submit the 
feedback form available on the LetsTalkRichmond page. 
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Feedback Form 

The LetsTalkRichmond feedback form was submitted by a total of 166 persons (140 from Phase 1 and 26 
from Phase 2), of which identified as the following (user can check all that apply): 

Self-identification Participation 

Richmond farmer 10 

Richmond resident 141 

Richmond builder/developer 2 

Richmond ALR owner 25 

Richmond non-ALR owner 38 

Other 12 

In total, the proposed Farming First Strategy LetsTalkRichmond page was visited 782 times and the 
associated documents (including the staff report, display boards and agricultural fact sheet) were 
downloaded 151 times. 
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Fanning First Strategy - Public Consultation Results Summary (Feedback Form - Objectives & Policies) 

I 

Objective 1 
Policy1 
Policy2 
Policy3 
Policy4 
Policy5 
Policy6 
Objective 2 
Policy 1 
Policy 2 
Policy 3 
Policy4 
Policy 5 
Policy6 

I 
Objective 1 
Policy1 
Policy2 
Policy 3 
Policy4 
Policy 5 
Policy6 
Objective 2 
Policy1 
Policy2 
Policy3 
Policy4 
Policy5 
Policy 6 
Policy 7 

1
objective 1 

I 

Policy 1 
Policy2 
Policy3 
Policy4 
Policy 5 
Policy6 
Objective 2 
Policy1 
Policy2 
Policy 3 
Policy4 
Policy5 ,., 
Objective 1 
Policy1 
Policy2 
Policy3 
Policy4 
Policy5 
Policy6 
Objective 2 
Policy 1 
Policy2 
Policy3 
Policy4 
Policy 5 

Objective 1 
Policy 1 
Policy 2 
Policy 3 
Objective 2 
Policy 1 

Not Important 

4.9% 
8.0% 
6.6% 
10.3% 
9.2% 
9.6% 
15.3% 
6.7% 
15.5% 
12.5% 
12.4% 
11.5% 
11.5% 
6.2% 

7.3% 
5.5% 
5.5% 
6.4% 
6.5% 
8.3% 
9.3% 
4.8% 
5.3% 
3.5% 
2.7% 
4.4% 
7.0% 
8.0% 
5.3% 

1.2% 
3.2% 
6.4% 
2.2% 
3.2% 
2.2% 
4.3% 
3.1% 
8.2% 
9.1% 
6.1% 
5.1% 
3.0% 

.· .i• .. • :, •• -~-' ·"·i. ~ 4 
5.5% 
2.1% 
2.2% 
3.2% 
5.4% 
3.3% 
2.1% 
6.7% 
5.4% 
4.3% 
4.3% 
3.2% 
3.2% 

6.1% 
4.7% 
3.4% 
7.1% 
4.9% 
8.8% 

Somewhat Important Moderately Important Important Very Important 
Theme 1 

4.9% 3.0% 5.5% 81.7% 
2.9% 5.1% 11 .7% 72.3% 
5.9% 3.7% 13.2% 70.6% 
2.9% 6.6% 19.9% 60.3% 
6.1% 6.1% 16.0% 62.6% 
5.2% 5.2% 20.7% 59.3% 
2.9% 4.4% 10.2% 67.2% 
3.7% 3.1% 11 .0% 75.5% 
0.0% 2.3% 5.4% 76.7% 
7.8% 6.3% 13.3% 60.2% 
3.9% 7.8% 10.9% 65.1% 
3.8% 4 .6% 15.3% 64.9% 
3.8% 7.6% 22.9% 54.2% 
3.1% 5.4% 13.8% 71.5% 

Theme 2 
2.4% 6.7% 20.0% 63.6% 
6.4% 5.5% 27.3% 55.5% 
8.3% 5.5% 33.0% 47.7% 
2.8% 3.7% 20.2% 67.0% 
6.5% 12.0% 25.0% 50.0% 
6.5% 17.6% 25.9% 41.7% 
1.9% 11 .2% 15.9% 61.7% 
5.5% 6.1% 12.7% 70.9% 
6.2% 7.1% 28.3% 53.1% 
2.7% 7.1% 23.0% 63.7% 
2.7% 9.7% · 24.8% 60.2% 
7.1% 7.1% 29.2% 52.2% 
3.5% 4.4% 21.1% 64.0% 
8.8% 15.9% 31.0% 36.3% 
7.9% 8.8% 26.3% 51.8% 

Theme 3 
1.8% 4 .9% 32.9% 59.1% 
2.1% 1.1% 22.3% 71.3% 
4.3% 4 .3% 31.9% 53.2% 
4.4% 5.5% 37.4% 50.5% 
5.4% 4 .3% 20.4% 66.7% 
8.7% 6.5% 26. 1% 56.5% 
7.4% 14.9% 39.4% 34.0% 
1.2% 11.8% 35.4% 48.4% 
4.1% 7.1% 25.5% 55.1% 
3.0% 6.1% 16.2% 65.7% 
3.0% 6.1% 41.4% 43.4% 
7.1% 10.2% 33.7% 43.9% 
2.0% 9.1% 17.2% 68.7% 

~:-.. · ,. nu 1111f~, ~· ·' • -·~;ca, ::.: .ell",- ~.::--: --:= c:-~ ;.,;, .. , . ,,,.,, ,;,; ; .. -~~:'\c.'l> •.< ' . 

6.1% 8.5% 19.5% 60.4% 
3.2% 4.3% 17.0% 73.4% 
1.1% 0.0% 12.9% 83.9% 
5.4% 5.4% 15.1% 71 .0% 
8.6% 7.5% 21.5% 57.0% 
2.2% 6.5% 13.0% 75.0% 
6.4% 9.6% 18.1% 63.8% 
2.5% 7.4% 22.7% 60.7% 
5.4% 4.3% 21 .5% 63.4% 
6.4% 5.3% 29.8% 54.3% 
4.3% 10.8% 31.2% 49.5% 
11 .8% 8.6% 26.9% 49.5% 
3.2% 5.3% 23.4% 64.9% 

Theme 5 
6.1% 6.7% 20.9% 60.1% 
9.4% 5.9% 25.9% 54.1% 
5.7% 9.2% 24.1% 57.5% 
9.4% 8.2% 16.5% 58.8% 
7.9% 6.7% 20.7% 59.8% 
4.4% 5.5% 9.9% 71.4% 
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Project Report 
08 November20l9 • 17 February 2020 

Lets Talk Richmond 
Farming First: Proposed UP.dates to Richmond's 

Agricultural Viability Strategy 

Visitors Summary 

_ Pageviews _ Visi lors 

TOTAi. r 1,14.X\'ISITORSPE A 
VISITS DAY 

782 72 
JIE\'/ 
REGISlR/\TIO: IS 

34 

I 
ErJG/\GEO 
VISITORS 

166 I ll!FORI.IE1 /\\'/ARE 
VIStl ORS VISITORS 

40 1 534 

AwarePar1icipants 534 Engaged Participants 166 

lnlormed Parlicipants 401 

V,1;1td111FACIUIP~ 

v..:1td l,'ull pie P,o;«1 P~• 

Leis Talk Rkhmond Summa')' Aep:in tOf OO 1/ovember 20 19 10 17 Feb•u~ry 2020 

Exlsl lng PolfclesP.talnlaln the exlsling designated ALA Boundary and do not support 
alossol ALR land. 

Question options 

e u~lrnp;IIWI! e S<>mhtw~ • MOOW"1i.t,'""°tan1 • 1mpo,1n e v...,1~ 

Q.lr,,y/-~/0'1(13'~. i!'I~/ 

Page 6ol78 

Lets T:i lk Richmond Sllmmary Report lrn 08 l lovemb111 20 19 10 17 Febru a1y 2020 

ENGAGEMENT TOOL: SURVEY TOOL 

Farming First 

ATTACHMENT 5 

I VISITORS EID I CONTRIBUTORS ltD CONTRIBUTIONS Im 

I ra leObjecllve1 aslo llows: 

Cuesllonopllons 

• tlol lmpo,1¥11 • Sano"IW lmpol\Jn • Mc:O• altly mpO<I~ e impo<1¥11 e V11ry ~ 

Q,t.....,_fo,(16,,l ~JponSU. 2~ 

Pag&4o!78 

Leis Tolk Richmond Sumiru,y Reµo,J lor08 1/ovembe, 2019 lo 17 Febru.iry 2020 

Coordinate with the Agrlcultural l and Commission (ALC) lo ensure thal :the Integrity 
of the ALR end Its exlsl lng boundaries lot both sell bound and non•soll bound 

agrlculture (e.g., green houses) Is malntalned ;a11 land uses wllhln lh e ALR conform 
to ... 

Quas\lonopUons 

• •+o1~an1 e Somutwtmpa,tn • •.'.o<Nraltlylmporlanl e lmpO<Wll e Verympcnr,I 

Page 7of78 
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l e is Tolk Richmond Summary Report tor OB llo~embe, 20 19 lo 17 Februar}' 2020 

Ensure lhal land uses ad/acen\ lo, bul outside of, the ALA are compatible with 
farming by establishing ellecllve agricultural buffer requirements on the non• 

agrlcultural lands. 

Questlonopllons 

Page8ot78 

Lc t5 folk Richmond Summ;uy R,:,pm1 lo, 0ll llo1•ember 2019 lo 17 Feb1ua1y 2020 

Develop Standard ALA buffer requlremenls for parcels adjacent to the ALA (Including 
where there Is an lnlervenlng road), but oulslde ol the ALA, In order to minimize 

impacts on agricultural land. 

90\5U%) 

Question options 

Pa9e 10 o178 

Leis Talk Richmond . Summa1y Repm1 Im OB tlovembc, 201!1 lo 17 February 2020 

Desig nate, all parcels abutung, but outside of the ALA boundary as Development 
Permit Areas with specific Guldellnes !or the purpose ol protecting farming, 

Quesllonoptlons 

~ .'on.slque.,fon /l J I ruponsu, 35 a>,;pp«JJ 

Page9o478 

Lets Tolk Richmond · Sumrn3ry Repor1 lm0B tlovembe, 2019 1017 February 2020 

Limit the area used lot resldentlal development and the number of dwelling unlls lo 
one on properties in the ALA. 

Quesllonoptlons 

Page1 1 of78 
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Leis Tulk Richmond Summ;iry Repo,1 !010B llovembe1 2019 lo 17 February 2020 

1 ra\e0bjectlve2as follows: 

11(11.11%} 

ouesllonoptlons 

Page 12o17B 

Leis T.ilk Richmond SummJry Report loroa Uovombl!120 19 10 17 February 2020 

Proposed PollclesDlscourage lhe subdivision ol agricultural land Into smaller 
parcels, expect as per the pollcles and regulations of the Agricultural Land 

Commission Act. 

TT\602'0) 

Question options 

Page 15ol78 

Lets T.llk Richmond Su,nmary Acpo,110<03 t1ov11mb11r 20 1910 17 February 2020 

Objective 2: Existing PollclesContlnue to regulate the use of ALR land !or farming 
only and discourage non-farm uses (e.g., resldenlla l). 

Ouestfonoptlons 

e 1101~ .... e 1.•.oo.,aI.,'ylmporW11 e I"'l)ClflAnl • v1,ylmjD:1.anl 

Paoe 14ot78 

Lets Talk Richmond Surnrru•~ Repon lor08 llovembe, 2019 10 17 F11b,u:11y 2020 

Continue to llmll the amount of hardsurfacing permll\ed In agrlcullural bulldlngs, 
structures and greenhouses. 

Question options 

Page16of78 
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Lets Talk Richmond : Summmy Repcl1 l !0<08 Uovembe r 20 19 lo 17 Fcb11,mry 2020 

Ensure agricul tural production {e.g., growing ol crops and raising anlmals) remains 
the primary use of agricultural land and ancillary uses (e.g., farm retail, storing, 

packing, preparing and processing of farm products) are secondary uses and cons ... 

auestlonopllons 

Page 17of76 

leis Talk Richmond SummJ') ReJ>,Jr\ lo, 08 1/ovembcr 2019 \0 17 FC! btUJI)' 2020 

Ensure soil deposit and removal proposals for agricultura l production are consistent 
with City bylaw and pollcles, and Provincial regulations. 

Op/<OllMqw1t«r/ l 3fJ1upa,uu,J6Pw-<f/ 

Page19o!78 

l e1s TJlk Hlchmond Summary Repon lorOO llovember 20 19 lo 17 February 2020 

Develop a maximum development area (e.g., 1.0 ha or 5% of the lot area, whichever ls 
less) l or farm-relaled commercial uses (e.g., !arm retail, l acllllles for the storing, 
packing, preparing and processing ol farm producls), Including buildings and ... 

71(5'1.2%} 

aues\10nopllon9 

Page 18 ol 78 

l eis lJlk Richmond Summary Report to, OO l lovember 2019 10 17 Feb,uary 2020 

I rate Objective 1 as follows: 

Page 20ol78 
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Lets T~lk Rlchmor,d Sl1mm.i,y Report 10100 1/ovcmlM!r 201!1 lo 17 Februill)' 2020 

Existing PollclesBulld relatlonshlps with farm ers through lhe City's Food Security 
and Agrlcultura1 Advisory Committee (FSAAC) lo address Issues Impacting 

agrlculturalvlabllltyandfood security. 

auestlonopUons 

Page 22 ol78 

Le1s Tnlk Rlchmor,d S11mmmy Aepo,1 lot OB Uo1•embe1 2019 to 17 FebruJry 2020 

Provide lnformallon for new farmers and property owners of agrlcultural land , 
Including property owners who own sma ll parcels (e.g., less than 5 acres), to 
encourage active farming or lease the land lor !arming (e.g., land matching). 

auestlonopllons 

Page 24ol78 

Lets Til lk Richmond . Sumrnil ry Rrpon lor OO Uovember 201910 17 Fcbruilry 2020 

Proposed Pollcleslncrease public awareness ol Clly and other Initiatives re1aled to 
agrlcullure by disseminating Information on farming practices, !arm products, and 

educatlonal programs through lhe City's website, soclal media or other forms ol co ..• 

52(47.N) 

auestlonoptlons 

• IIOl l"l'(lllanl • Somewtu.l lr!>patlanl • l,' O<leralelylmpo<Unl e 1mpo,W11 • Very lmp()fl lnl 

~QUtiU?t>( I O'J <~spOIUU,57 U,.~} 

Page23 ol78 

Lets Ta lk Richmond Summary Rcpon lor08 llovcmber 20 1!1 lo 17 Fcbruilry 2020 

Encourage value-added agricu ltural related business Initiatives conslslent with 
Zoning and Provincial regulattons, while ensuring thal agricultural producllon 

remains the primary use of land. 

Ouestronopllons 

Page 25o!78 
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Leis T111k Ric hmond . Summary Report tor00 th.1vem1>er 2019 lo 17 Febru:iry 2020 

Develop agriculture-specific slgnage requirements In order to support seasonal farm 
retallacllvltles. 

19(17.6%) 

Page26o478 

Lei~ Talk Richmond Summary Report lor 00 llovcmber 2019 IO 17 February 2020 

Irate Objective 2asfollows: 

21(12.7%) 

aues1lonoptlons 

Letsl11lkRlchmo11d .SuminaryRepontor00 tlovcmber201910 17Fcbrui! ry 2020 

Develop relallonshlps with non•prollt and government organizallons which promote 
local agriculture, organic growing, climate adaptation, carbon management and 

reductions In pesticide use. 

66(61.7%) 

Ouesllonoptlons 

Page27o!78 

Lc1s TalkRlchmond Surnn1Jr,·Reportto, 00 l /ovember20 1910 17February2020 

Existing PollclesCollaborate with Metro Vancouver, the Province, lood producers, and 
various stakeholders lo advance the Metro Vancouver Regional Food System 

Strategy and Richmond Food Chatter. 

~quuto,, 1165,u ,ocnut. 1 ~J Question opllons 

Page28of78 Page30o178 
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Lets Talk Richmond Sumn,ary Reporl !0<08 tlovem~• 20 19 ID 17 February 2020 

Continue lo seek out opportunities to collabotale with others to Increase urban 
agriculture, the number ol community gardens, edible landscapes and food-bearing 

trees. 

H(U.0%) 

auestlonoptlons 

Page31ol78 

Leis Talk Richmond Summa•~ Repor1 tor OB tlovember 20 19 to 17 February 2020 

Proposed PolclesAalse public awareness, In coordlnallon with lhe Food Securlly and 
AgrJcultural Advisory Commlllee (FSAAC), of local farming, farmer's markets, and 

local food products, produce and programs (e.g., Kwantlen Farm School). 

Question options 

e 11o11mpotW,t • ~mpo,Unl . ,..__,1111y1mpor1,.,.. e ,.._,ani e vo,y1mpanan1 

Q:>t,ct,ulQIIU lo,t/ JIJ,...,,,.,...,... 53 .... fflfdJ 

Page 3Jo!78 

LetsTalkRlchmo1>d · Summa,yRepo,1!orOO ll0vernber20191o l7february2020 

lntegtale urban agriculture lnlo development projects outside of the ALR, Including 
rooftop gardens, community gardens, vertical !arming, backyard gardening, Indoor 

!arming, edible landscaping and the planing ol food bearing trees. 

:Hl{iU%) 

61(60.2'11.) 

auestlonoptlons 

Op!:'o,,,/qwJ!on/11Jn~u5JJ.l'rf»d/ 

Page 32o178 

Lel1 la1k Richmond Summ.Jr~• Report 10100 tlovembe1 2019 to 17 February 2020 

Investigate "buy local" or " larm-to-lable" marketing Initiatives, In coordination with 
the FSAAC and the Province, lo lncre.ase ow.arencss .and dcm.and for locally grown 

agrlcullural products and to hlghllghl local farmers. 

Question options 

Page l-40178 
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Lets Talk Ric hmond SumrnJry Rcpon !m oo Uo1·embe r 201 9 to 17 February 2020 

Support food tourism lnlllaUves, In coordination with Richmond Tourism and the 
FSAAC to hlghllght local food producllon. 

Pa11e 35o!78 

Lets Ta lk Richmond Sumrna,y R~•port rarOO tlovember 2019 lo 17 February 2020 

I raleOb]ectlve 1 aslollows: 

Ouesllonoptlons 

Page 37 of78 

Leis Ta lk Rlchmoncl · S11mmary Reporl (or OD llovember 2019 lo 17 February 20ZO 

St1engthen relallonshlps with outside organizations that provide agrlcu lture-related 
educatlonal opportunities and promote local fa rming (e.g., Kwanllen Polylechnlc 

University). 

Page 36 o!78 

Leis Talk Richmond . SummJ,y Repo,1 !o, oo tlovcmber 201910 17 February 2020 

Existing PollclesContlnue Improvements to irrigation and drainage Infrastructure to 
provide secure water supplies and functlonal drainage systems that support the 

agrlcullural sector. 

Ouestlonoptlons 

Page 39of78 
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Leis Talk Akhmond S1munary Repo r1 l or OS l!ovember 2019 IO 17 Februmy 2020 

Proposed PolfciesConslder separate water melers lot the principal dwelllng and the 
farm operation and ensure adequate service connections are Installed lot the !arm 

operation. 

auestfonoptlons 
• t/ OI IITlf)D'WII • SomeMW lmportlJ1 • l.~~61y lrl\j)Ol1llll • lmpcwlanl • Ve,y lmpo<!.a nl 

Page 40 o!78 

LetsT.ltk Alchn1ond. S11mmJryRepon to100 Uovember20191o 17Februory2020 

Support sustainable farm practices thal utilize on-site water drainage, store and use, 
and result In the reduction of polable waler use. 

Ouesllonopllons 

• IIOl lmpo<WII • So<M,;f,,a1lmportanl • MoOtrllelr lmpo,lati! • lmpor!An! • Ver; I~ 

OpiauJque,uJll(9JtupconWJ. 7JllvppeO/ 

Page 42 of 78 

Lois Tnlk Richmond : Summa!)' Aepou !0100 l lo~ember 20 19 lo 17 Februnry 2020 

Coordinate with lhe City's Engineering Department lo update and Implement the East 
Richmond Agrlcultural Water Supply Study. 

46(50.50:.) -

~\37.4%) 

auesllonopllons 

Page 41 ol78 

Lets Talll Richmond Summary Aep,or1 lor08 Uovember 20 19 lo 17 Februnry 2020 

Evaluate the Impact of the Fraser Alver 'salt-wedge' on agricultural land and review 
possible Improvements to supply salt-free irrigallon water to affected areas. 

52 (56.5%) 

Page 4J of78 
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Lcts Tolk Rlc llmond :S11mmJryReportl o1 0Dtlovcrnbcr2019 !o 17FebruJry2020 

Consider where there are no alternatives, options for allowlng water service to 
ag rlcu l\ural sites with no direct road access through unopened road allowances 

through llcenslng agreements, subjecl to compllance with all City bylaws and 
Provincial p ... 

14!JU%) 

Le1sTalkRlchmo11d SummJ'}' Rcpo r1 Ior08tlovember2019lo l7F.,bruJry2020 

I rale Objective 2 as follows: 

71 (41.4~0) 

OuesUonopt!ons 

auestlonopllons Qx....,1qw,t'on /1&,~H. 5s>.f'Pt'(I) 

Page 44 ot78 

Lcts Talk Richmond Surnmar;· Rep:1r1 lor OO tlovember 2019 to 17 Febru~ry 2020 

Eidstlng PollclesDlscourage roads In the ALA, except as noted on the EKistlng Status 
or Road Improvements In the ALA Map (OCP p.7-5). 

54(55.1%) 

auestlonopUons 

Page 47 of 78 

Page45 ol78 

Leis Talk Richmond Summa,y Rep:ir1 !orOO 1/ovembcr 2019 10 17 Fubru~ry 2020 

Consider how proposed road Improvements (e.g., road widening) on existing City 
roads may Impact farmland. 

16(16.2%) 

Ouestlonopllons 

Page 4Bof78 
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Lcts Ta lkRlchmond :SummaryRel)(lnlorOO llovembc,20 19lo 17February2020 

Proposed PollclesConslder, !or agricultural operations on agrlcultural siles with no 
direct road access, allowlng access through unopened road allowances for farm 

access only (no new or Improved roads) through licensing agreements, subject lo 
compl ... 

•3('3.•":.) 

Question options 

Page 49 ol78 

Leis Tnlk Richmond Summary Rep~r11or00 l l ovembcr 20 19 lo 17 Februnry 2020 

Regulate soil deposit for farm access roads, as permitted by Provlnclal regulallons, 
through a City permitting process to ensure impacts are mitigated (e.g., adjacent 

properties, City property, Riparian Management Areas, and Environmentally Senslll... 

Quesllonoptlons 

• lfollmportanl . Somr,,1':ilmporlort e t.!oot<l!!lylmpor!UII • l~atl. • Ve,yl~ 

Pa!)l! 51 ot 78 

Le1s Ta lk Richmond : Summary Repor1 lorOll /lovember 20 19 to 17 Februa1y 2020 

Conlinue to review requests !or separate farm access subject to appllcable bylaws 
and the City's Plannlng, Engineering, Transportation and Envlronmen\al 

requirements. 

Question options 

Page 50ol78 

Lets Talk Richmond . Sun1mary Repor1I0109 tlove mbor 2010 lo 17 Febniory 2020 

I rale Objeclfve 1 as follows: 

Ouestlonopllons 

Page 52 o178 
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Leis TJI~ Richmond S,1m'llJry n epor1 lm OO tlovember 20 1910 17 February 2020 

Proposed PoliclesAssess the current and long term po\enllal Impacts of climate 
change and expected sea-level rlse on agriculture and develop agrlcullural specific 

responses and lools to protecl and enhance cu rrenl and future agrlcultural 
production. 

16(17.0%) 

Page 54 o1 78 

Leis Tnlk Ric hmond Summa1y Rcpar1 lor 08 Uovcmber 20I9 lo 17 Fcbrunry 2020 

Encourage sustainable !arming practices, In coordination with the FSAAC, 
Agrlcullu ral Land Commission and Ministry al Agrlcullure, such as water 

conservation, renewable energy use and improved soll management through 
education and sharing inlormatl ... 

Leis TJlk Richmond : Summ~ry Repofl lar08 llo1•ember 201910 17 Ftbl\lJry 2020 

Coordinate with Engineering on the implementat!on of the City's Dyke Master Plan 
and Flood Protecllon Management Strategy, for those areas where dykes involve or 

proteclagrlcultural land. 

Page 55 ol78 

Leis Tnlk Richmond Summ.lry Repor11or08 ttovcmbcJ 2019 to 17 Februnry 2020 

Work wi th lndusl ry to develop crop strategies thal can adapt to climate change, In 
coordination with l he FSAAC. 

Ountlonopllons 

auesUonopUons Oplion.Jlqw,i;,,,, 19,,e..,o,,,H,7JiJ,..f)l»dl 

Page 56 ol78 Page 57o178 
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Lets TJlk Richmond SummJry Ref1Crl 101 06 llovember 20 19 !o 17 f ebrnary 2020 

Ensure soil deposit and removal proposals for agrlcultural production are based on 
enhancing and protecting current and future agricultural vlabllily, through 

consideration ol envlronmen lal Issues (e.g., cllmale change, sea-level rise, carbon 
stora ... 

Page 56 ol76 

l e ls l alkRlchmond SummaryRcpon ro, OS llovcmbe r2019 1o 17Fcbruary2020 

ltale0bjectlve2 as follows: 

Ouesllonoptions 
e u o11mpor1an1 • Somr~h:atlrnp(',lont 

OplC<'IIIQVU t.C,, ( 16.J t U/JOflUJ,JV,.~/ 

Page 60 ol 78 

Lets TalkRlchmond Su 111u,a,y Rcpon!o1 06 11ovembcr2019 1o 17FebruJry2020 

Coordinate with Metro Vancouver, Agrlcullural Land Commission, and the Ministry al 
Agrlcullure to develop a long-term response lo mlligote the Impacts al climate 

change on farmland. 

Question options 

Page59 ol78 

Le ts lJlk Richmond . Summar)' Rcpon lor OO 1/ove mbc, 2019 lo 17 FebrnJry 2020 

Proposed PollciesContlnue to review development proposals on proper11es that 
Include a designated Environmentally Sensitive Area (ESA) or Riparian Management 
Area (AMA) to ensure a balance between farming oppor1unltles and envlronmen lal 

management .. 

20(21.5'%) 

Page 62 of78 
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l el s TDlknlchmond · SummaryReport!or08 1lovember20 19Io 17FebruJ')'2020 

Develop standard assessmenl criteria for farming properties where designated ESA 
or AMA will be lmpacled, while conUnulng to support agricultural production. 

51($1.3%) 

21 (29.1,0) 

Ouesllonoptlons 

Page 63 o1 78 

Leis TJlk Richmond S1m1m;iry Repon lor OO Uo,•ember 201 9 !O 17 Fcb tuJry 2020 

Investigate opportunities !or reducing emissions from crop and livestock production 
by Increasing agrlcultural production efficiencies, in coordination with the Food 

Security and Agrlcullural Advisory Committee (FSAAC), Agricu ltural Land 
Commission ... 

I\U %) 

Page 65 of78 

Leis Tolk Rlchmorid : Summary Repo,1 !or Oil llo~ember 20 19 to 17 February 2020 

Continue lo review City park and recreational lrall projects to ensure Iha\ conlllcl wllh 
agrlcullureis mlnlmlzed. 

Oue,\lonoptlons 

Page 64 o!78 

Lets To lk Richmond SummJry Report !o, 00 llovembcr 2019 10 17 February 2020 

EKplore opportunities to promole the relationships between agricu ltural vlablllty and 
biodiversity through agricultural practices Iha\ benefit wlldll l e (e.g., malnlalnlng !arm 

buffers, hedgerows, cover crops). 

auestlonopllons 

Page 66 of78 
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Let.s hlk Richmond : Summary Repor1 for00 l!ovembm 2019 lo 17 Fcbrno1y 2020 

I rate Objective 1 as follows: 

Page 67ol78 

Leis Talk Richmond S1nnm~ry RepJn tor OB 1/ovember 20 19 to 17 FebruJry 2020 

Coordinate with the Agricultural Land Commission and lhe Ministry of Agriculture to 
ensure development proposals are conslslenl with Provlnclal pollcles and 

regulations. 

50(57.5%) 

auestlonopllons 

Page70ot78 

Lc1s Ta lk Richmond . Summary Repo r1 I01 00 1/ovember 20 I 9 to 17 February 2020 

Exlsllng PollclesCoordlnate wllh AgrlcuUural Land Commission (ALC) and Ministry of 
Agrlculture to ensure City bylaws and policies are consistent w!lh Provincfal policies 

and regulallon s, lncludfng the Agricultural Land Commission Act, Agrlcullural... 

Questlonopllons 

Page69ot78 

Lets TolkRlchmond SummoryRepDr1!01 00 l/overnbc1 2019 to 17Feb1uo1y 2020 

Coordinate with Metro Vancouver to support the Regional Growth Strategy, which 
Includes agricultural designations and pollctes for protection ol agrlcultural land. 

7(8..2%) 

50(54.1-..) 

auestlonopllons 

Page71o!78 
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Leis Talk Richmond Summary Ae po<! l0<08 llovember 20 19 to 17 FebruJry 2020 

I rate Objective 2as follows: 

OUHtlonoptlons 

e 11~1mpo,tar,t e Somnm1lmpc>'WII 

Cp'O'Y/-Jlo-tt16olre.sponsu, 2 fA;,,»dl 

Page72o176 

Leis T31k Richmond Summlry Rep:m 10<08 llovembe1 2019 lo 17 Fe bruary 2020 

I am lnlerested ln the Farming First Slralegy as I am: (check all thal apply) 

• QuutlonopUons 

' - • 
• 11~1- a AR~tff.Ot<'C . ARchn'a>clbwlttrllll; ... e ARd'imorll!AI.Ao,.-

. ARothmcJrdnon•AlR- - ~ 

q,l,on,al'QUfJIOl'tt lUr•.JpOnU1<.0.,,_JlPfdJ 

Page75ol76 

Lais Talk Richmond . Summary Aepon 101 001/ovembu 20 19 to 17 February 2026 

Proposed PollclesConllnue to communicate wllh upper levels of governmenl to 
address the followlng agrlcultural-relaled lssues: lncome lhreshold for farm slalus lo 
encourage leglllmate !arming operallons,Prolectlon for farmers who lease farmland 

and .. 

Question options 

q,tona/QUfm,n(91t•.spon.s•s,15fAf)f»d/ 

Paoe74o1 76 

Lets Talk Richmond S11'11mary Aepo<1 tor06 llovember 20 19 to 17 Ftbruary 2020 

I own land In lhe ALA : 

I - -Question options 

• YH,be!A'Nn 2l>ecwlr1ardlll>ed-. J{app,oU'l\a!llfy0tt,,•fff15 ..... 20.0-H) 

• Yu,m1...-a-.1&rld 1&hednJt,pp,o,1mai.i,20.,...~oauu) e 110, l do<>010M1un:lln1NALA 

qx.,,...QUfJfon/159rt',¥JOIUU.7d,ipp«JJ 

Page76o!76 
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Leis Tolk Richmond . S1m1m,1,y RcpM 10,oe llovomber 20 19to 17 FebruJry 2020 

I lease or rent land In the ALA: 

' -auesllonoptlons 

• Yn, lnslhanO.8hKl01n (app,0 , ffl>lely211tfes) 

e ve1 .llltfl'ffn O8 11&ownand 2 tlKWH (app,0,lm>.1e1,t.etn·"" 2 and5aaes) 

e Yn , bltMon 2 tit.taro anc1 Btwcwes (app,0, ;m.a.r11yt..r .... n 5 and 20 aanf 

• Yu. r,e1·,.ttn e hecu,o and 16 tlKWH (8"P<O.....,tel1 20 and ~o acrt11 

• Yn, ll'urer 11\an ~o hecto•H (app,0, .,,, 1~ 1 Hlo acres) • 110. 1 00 not o-.. n!lr"ld in u,e AlR 

OprO/WqueJr<ltlfl:JBl~H. 28 &1<.rpp.d/ 

Page 77ol78 

Lels Talk Richmond Summary Report torOO l lovember 2019 lo 17 February 2020 

I heard about this public consultation process via 

" I 

• -I I • I• 
auestlonopUons 

• u .-.. ,papt, l !Dty • lll"N$plj)tl ad....iimn•nt; RJd'lrnorld Hu ·• • C<ryol R,:t,mc,nr1 ..... bsit, 

e &naht<>l to,.,.fromlttJTU. Rd>'nDndea e lttJT&).R~r;a.,. , i,,;11 e Faoobool. e 1•1ordolmouth ·-
Page78ot78 
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ATTACHMENT 6 

Excerpt from the Meeting Minutes of the 

Food Security and Agricultural Advisory Committee (FSAAC) 

November 7, 2019 

Proposed Farming First Strategy (Agricultural Viability Strategy Update) 

Steven De Sousa, Planner 1, presented on the proposed Farming First Strategy-an update to the 
2003 Agricultural Viability Strategy (A VS), including the following comments: 

• Council has directed staff to update the 2003 A VS to ensure it remains effective and is 
relevant to current and future agricultural-related issues in Richmond; 

• The proposed Farming First Strategy is organized around five major themes, which each 
contain objectives and existing and proposed policies; 

• The purpose of the upcoming Farming First consultation phase is to receive feedback on 
the general policy directions proposed, which will then inform specific bylaw changes in 
a subsequent report to Council; 

• Education and public awareness are also key objectives of the Farming First consultation 
phase; and 

• Staff are inviting the Committee to review the proposed Farming First Strategy and 
provide feedback at the following Committee meeting on November 28. 

Staff provided a brief overview of the five themes and the various objectives and policies 
contained within each theme. Eric Sparolin, Acting Manager of Engineering Design and 
Construction, provided a brief overview of the latest Engineering infrastructure upgrades in 
agricultural areas. 

Staff noted that further information and materials related to the proposed Farming First Strategy 
will be distributed to all Committee members. 

November 28, 2019 

Proposed Farming First Strategy (Agricultural Viability Strategy Update) 

Steven De Sousa, Planner 1, and John Hopkins, Senior Policy Coordinator, provided an update 
on the public consultation phase of the proposed Farming First Strategy, which ends on 
December 2, and encouraged the Committee to provide feedback. 

Discussion ensued regarding parcels less than two acres in the ALR, farm status income 
threshold, and small farming operations. 

In response to questions from the Committee, Staff noted a report to Council will be prepared in 
the new year summarizing the results of the public consultation phase and providing 
recommendations. 
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Laura Gillanders, Committee Member, distributed a document with comments on the proposed 
objectives and policies. 

As a result of the discussion, the Committee made the following comments: 

• Providing a subsidized agricultural rate for potable water; 

• Monitoring and managing ditch water levels that provide irrigation and/or drainage for 
agricultural properties and developing a strategy to address any conflicts; 

• Investigating traffic impacts for farm vehicles delivering farm products; 

• Developing a funding program to provide farm access, water supply and drainage for no 
access parcels; 

• Monitoring ditch levels and salinity levels and reporting online for farmers to access; 

• Requiring separate water connections for single-family dwellings and the farm, sized 
appropriately; 

• Increasing enforcement on illegal fill by strengthening the City's Soil Removal and Fill 
Deposit Bylaw. 

In response to questions from the Committee, Staff noted that the Committee can provide 
additional feedback at the next meeting in the new year, submit feedback through 
LetsTalkRichmond.ca, or email staff directly. 

November 26, 2020 

Farming First Strategy Update 

Steven De Sousa, Planner 1, introduced the Farming First Strategy and provided the following 
comments: 

• The history of this project began in 2017, where Council directed staff to prepare a work 
program to update the City's Agricultural Viability Strategy which was adopted in 2003; 

• The Committee has been involved from the beginning and contribute to the proposed 
themes, objectives and policies of the proposed Farming First Strategy, which was 
presented to Council in June 2019. At the meeting, Council directed staff to conduct 
public consultation; 

• Public consultation included a LetsTalkRichmond page for feedback, open house events 
across the City, and a direct mail-out to all properties in the ALR; 

• Overall the response was generally positive, and the proposed Farming First Strategy was 
revised to incorporate feedback, which is provided for FSAAC review and comment. 

Staff provided a high-level overview of the proposed themes, objectives and policies included in 
the Farming First Strategy. 

6565639 
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Discussion ensued regarding house size regulations, hardsurfacing limitations for agricultural 
buildings, agriculture-specific signage, integrating urban agriculture into development outside of 
the ALR, ESA DP exemptions for farming, and the need for upper level government support for 
issues outside of local government jurisdiction. 

The Committee passed the following motion: 

That the Food Security and Agricultural Advisory Committee support the proposed Farming 
First Strategy as presented. 

Carried Unanimously 

6565639 
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City of 
Richmond Bylaw 10230 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 10230 (Farming First Strategy) 

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

1. Richmond Official Community Plan Bylaw 9000, as amended, is further amended at 
Section 7.0 (Agriculture and Food) by deleting Section 7.1 (Protect Fannland and Enhance 
Its Viability) and replacing it with the following: 

6495066 

"7.1 Protect Farmland and Enhance Its Viability 

OVERVIEW: 
Richmond has a rich agricultural tradition and history and today, it remains a vital 
component of land use in the City. Farmers have made use of the fertile soils to produce 
a wide variety of crops and livestock. As the fourth largest city in the Metro Vancouver 
region, Richmond is fortunate to have significant amounts of protected farmland within 
its boundaries. Nearly 39% (4,993 ha.) of its land base is protected in the Agricultural 
Land Reserve (ALR). Additional protection and policy support is provided through 
Metro Vancouver's Regional Growth Strategy's goals, objectives and its agriculture 
land use designations intended to protect the agricultural land base in the region. 

The City recognizes the importance of agriculture as a food source, an environmental 
resource, a heritage asset and an important contributor to the local economy. 
Agricultural land and farming is sustained by long-term City policies that maintain an 
urban containment boundary that keeps residential growth outside of the ALR. As well, 
it is to be noted that the City owns and controls dedicated roads ( except for Provincial 
highways) in the ALR. 

Richmond residents have always placed a high value on the protection of the City's 
farmlands. 

The City's Farming First Strategy includes themes, objectives and policies to guide 
decisions on the land use management of agricultural land, enhance public awareness of 
agriculture and food security issues, and strengthen agricultural viability in Richmond. 
The Fanning First Strategy is a result of a multi-phase process, which included a review 
of existing policies and practices in Richmond, best practice research from other 
jurisdictions, and input from the City's Food Security and Agricultural Advisory 
Committee (FSAAC) and Richmond residents. 

OBJECTIVE 1: 
Continue to protect the City's agricultural land base in the Agricultural Land Reserve 
(ALR). 
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Bylaw 10230 Page2 

POLICIES: 

Farmland Protection 
a) Maintain the existing ALR boundary and do not support a loss of ALR land. 
b) Ensure that land uses adjacent to, but outside of, the ALR are compatible with 

farming by establishing effective agiicultural buffers on the non-agricultural lands. 
c) Designate all parcels abutting, but outside of, the ALR boundary as Development 

Pennit Areas with Guidelines for the purpose of protecting fanning. 
d) Limit the area used for residential development and the number of dwelling units to 

one on prope1iies in the ALR. Arly proposal for a larger house size or an additional 
dwelling would require approval from both Council and the ALC. 

e) Seasonal fa1m labour accommodation, as an additional residential use, may be 
considered so long as the accommodation is accessory to the principal agricultural 
purpose and helps to support a farm operation in the Agricultural Land Reserve. 

Agricultural Land Reserve Map 
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Bylaw 10230 Page 3 

OBJECTIVE 2: 
Ensure agricultural production remains the primary use of agricultural land. 

POLICIES: 

Land Use Considerations 
a) Continue to encourage the use of the ALR land for fanning and discourage non-farm 

uses ( e.g. residential). 
b) Discourage the subdivision of agricultural land into smaller parcels, except as per the 

policies and regulations of the Agricultural Land Commission Act, or where 
measurable benefits to agriculture can be demonstrated. 

c) Consider agricultural projects which achieve viable farming while avoiding 
residential development as a principal use. 

d) Continue to limit the amount ofhardsurfacing permitted in agricultural buildings, 
structures and greenhouses, in order to encourage soil-based farming. 

e) Ensure agricultural production ( e.g. growing of crops and raising animals) remains 
the primary use of agricultural land and ancillary uses ( e.g. farm retail, storing, 
packing, preparing and processing of farm products) are secondary uses and 
consistent with the scale of the fann operation. 

f) Ensure soil deposit and removal proposals enhance agricultural viability and are 
consistent with City bylaws and policies, and Provincial requirements. 

OBJECTIVE 3: 
Enhance long-term agricultural viability and opportunities for innovation. 

Long-term Viability 
a) Build relationships with farmers and the agricultural community through the City's 

Food Security and Agricultural Advisory Committee (FSAAC) to address issues 
impacting agricultural viability and food security. 

b) Increase public awareness of City and other initiatives related to agriculture by 
disseminating infonnation on farming practices, farm products, and educational 
programs through the City's website, social media or other fonns of communication. 

c) Provide information for new farmers and property owners of agricultural land, 
including property owners who own small parcels ( e.g. less than 5 acres), to 
encourage active farming or lease the land for farming ( e.g. Provincial land 
matching program). 

d) Encourage value-added agricultural related business initiatives consistent with City 
and Provincial regulations, while ensuring agricultural production remains the 
primary use of land. 

e) Develop agriculture-specific signage guidelines in order to support seasonal farm 
retail activities, including any necessary amendments to the City's Sign Bylaw. 

f) Develop relationships with non-profit, academic and government organizations 
which promote local agriculture, organic growing, climate adaptation, carbon 
management and reductions in pesticide use. 
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OBJECTIVE 4: 
Support the use of agricultural land for local food production and encourage a local food 
network to increase local food supply and consumption. 

Local Food Network 
a) Continue to collaborate with Metro Vancouver, the Province, food producers, 

Vancouver Coastal Health, other municipalities and stakeholders to advance the 
goals in the Metro Vancouver Regional Food System Strategy. 

b) Integrate urban agriculture into development projects outside of the ALR, including 
rooftop gardens, community gardens, vertical fanning, backyard gardening, indoor 
farming, edible landscaping and the planting of food bearing trees. 

c) Raise public awareness, in coordination with the FSAAC, of local farming, farmer's 
markets, and local food products, produce and programs. 

d) Support food tourism initiatives, in coordination with Tourism Richmond, the 
FSAAC, and other local stakeholders to highlight local food production. 

e) Strengthen relationships with external organizations that provide agriculture-related 
educational opportunities and promote local farming. 

OBJECTIVE 5: 
Continue improvements to irrigation and drainage infrastructure in supp01i of 
agricultural production. 

Servicing and Infrastructure 
a) Continue improvement of irrigation and drainage infrastructure to provide secure 

water supplies and functional drainage systems that support the agricultural sector, 
in consultation with the agricultural community and relevant City departments. 

b) Consider separate water meters for the principal dwelling and the farm operation and 
ensure adequate service connections are installed for the farm operation. 

c) Update and implement the East Richmond Agricultural Water Supply Study. 
d) Encourage sustainable farm practices that utilize on-site water drainage, storage and 

use, and result in the reduction of potable water use. 
e) Continue to monitor the impact of the Fraser River 'salt wedge' on agricultural land 

and support improvements to supply salt-free irrigation water to affected areas. 
f) Consider, only where there are no alternatives, options for allowing water service to 

agricultural sites with no direct road access through unimproved roads for farming 
purposes through City licensing agreements and other agreements as required, 
subject to compliance with all City bylaws and Provincial policies and regulations. 

OBJECTIVE 6: 
Support farm access to properties located in the ALR. 

Farm Access 
a) Discourage, wherever possible, roads in the ALR, except as noted on the Existing 

Status of Road Improvements in the ALR Map. 
b) Consider how proposed road improvements ( e.g. road widening) on existing City 

roads may impact farmland. 
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c) Consider, only where there are no alternatives, for agricultural operations on 
agriculture sites only with no direct improved and open road access, allowing access 
through unimproved unopened roads for farm access only (no new or improved 
roads) through City licensing agreements and other agreements as required, subject 
to compliance with all City and Provincial regulations. 

d) Continue to review requests for separate farm access subject to applicable bylaws 
and the City's requirements. 

e) Regulate soil deposit for fann access roads, as pennitted by Provincial regulations, 
through a City permitting process to ensure impacts are mitigated ( e.g. adjacent 
properties, City property, Riparian Management Areas, and Enviromnentally 
Sensitive Areas). 

Existing Status of Road hnprovements in the A.LR Map 

Agricultural Land Reserve (ALR) 

Improved Roads 
- Provincial/Federial/Regional Highways 
- Major Arterial 
• • •, Proposed Major Arterial 

- Minor Arterial 
- Collector 
• • • • Proposed Collector 

• • • • Agricultural 

OBJECTIVE 7: 

Unimproved Roads 
- Unimproved Road 

• Proposed Major Arterial 

Mitigate the impacts of climate change on agricultural production. 
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Climate Change 
a) Coordinate with Metro Vancouver, ALC, and the Ministry of Agriculture to assess 

the long-term impacts of climate change on agriculture and develop a coordinated 
response and tools to protect agricultural production. 

b) Continue to protect agricultural land and agricultural production, while supporting 
the City's Dike Master Plan and Flood Protection Management Strategy to address 
sea-level rise. 

c) Encourage sustainable farming practices, in coordination with the FSAAC, ALC and 
Ministry of Agriculture, including water conservation, greenhouse gas emissions 
reductions and soil management. 

d) Ensure soil deposit and removal proposals for agricultural production enhance 
agricultural viability and address environmental issues ( e.g. climate change, carbon 
storage, and groundwater table), consistent with the City's Soil Bylaw. 

OBJECTIVE 8: 
Maintain a balance between the natural environment and agricultural production. 

Environment 
a) Continue to implement standard assessment criteria for fanning properties where 

designated Environmentally Sensitive Area (ESA) or Riparian Management Area 
(RMA) will be impacted, while continuing to support agricultural production. 

b) Investigate opp01iunities for reducing emissions from crop and livestock production, 
in coordination with the FSAAC, ALC and Minist1y of Agriculture. 

c) Explore opportunities to promote the relationship between agricultural viability and 
biodiversity through agricultural practices that benefit wildlife. 

OBJECTIVE 9: 
Continue to work collaboratively with upper levels of government to enhance 
agricultural viability. 

Coordination and Collaboration 
a) Coordinate with ALC and Ministry of Agriculture to ensure City bylaws and 

policies are consistent with Provincial policies and regulations, including the 
Agricultural Land Commission Act, ALR Regulations, ALC Policies and the 
Minister's Bylaw Standards. 

b) Coordinate with ALC and Ministry of Agriculture to ensure development proposals 
are consistent with Provincial policies and regulations. 

c) Coordinate with Metro Vancouver to support the Regional Growth Strategy, which 
includes agricultural designations and policies for protection of agricultural land. 

Upper-level Government Support 
d) Continue to communicate with upper levels of government to address the following 

agricultural-related issues: 
• Review income threshold for farm status to encourage legitimate fanning 

operations. 
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• Protection for farmers who lease fannland and encourage longer term leases. 
• Strengthening the Agricultural Land Commission Act and the ALR 

Regulations to explicitly prohibit non-farm uses in the ALR and encourage 
agricultural production. 

• Enforcement of contraventions on ALR property (including monitoring, 
inspections, and penalties for non-compliance). 

• Improved regulations for non-soil based greenhouses and limiting such 
strnctures to areas with lower soil class agricultural land ( e.g. Class 4 or 
lower). 

• Explore financial incentives for farming operations ( e.g. grants, tax breaks 
and training opportunities). 

• Explore financial incentives for environmental/sustainable farm operations, 
organic farming and reduction in pesticide use. 

• Incorporation of environmental stewardship initiatives into the Farm 
Practices Protection (Right to Farm) Act." 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 10230". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

ADOPTED 

MAYOR CORPORA TE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

~ 
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City of 
Richmond Bylaw 10231 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 10231 (Agricultural Land Reserve Buffers) 

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

1. Richmond Official Community Plan Bylaw 9000, as amended, is further amended at 
Section 14.0 Development Permit Guidelines by: 

a. deleting sub-section (b) from Section 14.2.14 (Agricultural Land Reserve (ALR) 
Landscape Buffers) and replacing it with the following: 

"b) For all significant development immediately adjacent to sites designated 
within the ALR (i.e. no intervening road), a landscaped buffer of 
approximately 15 m (49.2 ft.) wide, or an alternative width deemed appropriate 
and acceptable to the Director of Development, should be provided between 
the development and the agricultural land."; and 

b. inserting the following in Section 14.2.14 (Agricultural Land Reserve (ALR) Landscape 
Buffers) following sub-section (b) and renumbering the existing sections accordingly: 

"c) Where there is an intervening road between the ALR and the non-ALR lands, 
provide an appropriate landscaped setback on the non-agricultural lands ( e.g. 3 
m (9.8 ft.) to parking and 4.5 m (19.7 ft.) to buildings). 

d) The landscaped buffer should be designed, established and maintained in 
accordance with the Ministry of Agriculture's Guide to Edge Planning." 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 9000, Amendment 
Bylaw 10231 ". 

CITY OF 
RICHMOND 

APPROVED 
FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

ADOPTED 

+)? 

MAYOR 

6471436 

CORPORATE OFFICER 

APPROVED 
by Director 
or Solicitor 
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City of 
Richmond Bylaw 10232 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 10232 

(ESA DP Exemption for Farming) 

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

1. Richmond Official Community Plan Bylaw 9000, as amended, is further amended at 
Section 14.0 Development Pennit Guidelines, by deleting the fifteenth and sixteenth bullet 
under Section 14.1.6.2 (Environmentally Sensitive Areas (ESAs) Only) and replacing them 
with the following: 

"• for new farmers: For example, a farm plan produced by a professional 
Agrologist to the satisfaction of the City (including infonnation on 
unimproved/improved agricultural capability/suitability, soils, drainage, 
irrigation, proposed farm product and operator, and agricultural 
improvement cost estimate). Where legitimate fanning activates are not 
demonstrated in accordance with the farm plan, or where this permission has 
not been granted but environmental assets and services have been modified, 
the City may require the owner to restore and rehabilitate the modified 
enviromnental asset and services;" 

2. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 10232". 

CITY OF 
RICHMOND 

APPROVED 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

ADOPTED 

* 
MAYOR 

6471444 

CORPORA TE OFFICER 

APPROVED 
by Director 
or Solicitor 
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