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

Public Hearing Agenda 
Electronic Meeting 

 
Monday, December 19, 2022 – 7 p.m. 

Council Chambers, 1st Floor 
Richmond City Hall 

6911 No. 3 Road 
Richmond, BC  V6Y 2C1 

 
 
 OPENING STATEMENT 
Page  

 
 1. RICHMOND OFFICIAL COMMUNITY PLAN BYLAW 7100, 

AMENDMENT BYLAW 10390 AND RICHMOND ZONING BYLAW 
8500, AMENDMENT BYLAW 10389 (RZ 18-836107) 
(File Ref. No. RZ 18-836107) (REDMS No. 6970290) 

PH-8 See Page PH-8 for full report 

ADDED 
PH-284 

See Page PH-284 for staff memorandum  

   
  Location: 3360, 3380, and a portion of 3440 Sexsmith Road (east of the 

proposed extension of Ketcheson Road) 
  Applicant: IBI Group 
  Purpose of 

OCP 
Designation 
Amendment: 

To amend the City Centre Area Plan, Specific Land Use 
Map: Capstan Village, by removing one of the two 
“Institution” designations on the subject site, for the purpose 
of accurately reflecting the development’s proposed 
consolidation of “Institution” uses (i.e. church and child care) 
in a single location at the northwest corner of Capstan Way and 
Garden City Road. 
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  Purpose of 
Zoning 
Amendment: 

To rezone the subject property from “Assembly (ASY)”, 
“Single Detached (RS1/F)”, and “School & Institutional Use 
(SI)” to a site-specific zone created for the subject 
development, “Residential / Limited Commercial and 
Religious Assembly (ZMU51) – Capstan Village (City 
Centre)”, to permit the extension of Ketcheson Road and 
construction of a two-lot, medium to high-density, mixed use 
development comprising 392 apartment units in four towers 
(including 49 affordable housing units and 20 market rental 
housing units), pedestrian-oriented retail along a portion of 
Capstan Way, and the relocation of the Richmond Capstan 
Alliance Church from 3360 Sexsmith Road to a new four-
storey, 2,853 m2 (30,709 ft2) church and child care facility at 
the corner of Capstan Way and Garden City Road. 

  First Reading: November 14, 2022 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 

  Council Consideration: 
  1. Action on second and third readings of Richmond Official Community 

Plan Bylaw 7100, Amendment Bylaw 10390. 
  

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

Amendment Bylaw 10389. 
  
 
 2. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10418 

(RZ 21 944801) 
(File Ref. No. 12-8060-20-010418, RZ 21-944801) (REDMS No. 6971270, 6999090) 

PH-98 See Page PH-98 for full report  
   
  Location: 20411 & 20451 Westminster Highway 
  Applicant: Choice School for Gifted Children Society 
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  Purpose: To rezone the subject property from “Agriculture (AG1)” 
and “Assembly (ASY)” to a new site-specific zone, 
“Agriculture and Education (ZA5) – Westminster Highway 
(East Richmond)”, to allow the existing education uses to 
continue and construct a new classroom building, and amend 
the “Assembly (ASY)” zone to remove the subject property’s 
site-specific exemption. 

  First Reading: November 14, 2022 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 

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

Amendment Bylaw 10418. 
  
 
 3. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10423 

(RZ 17-782750) 
(File Ref. No. RZ 17-782750) (REDMS No. 7011932) 

PH-133 See Page PH-133 for full report  
   
  Location: 6851 and 6871 Elmbridge Way 
  Applicant: Landa Oval Development Ltd. 
  Purpose: To rezone the subject property from “Industrial Business 

Park (IB1)” to a new site-specific zone “High Density Mixed 
Use (ZMU52) – Oval Village (City Centre)”, to permit a 
high-density mixed use development comprising of 356 
apartment units, a hotel and pedestrian-oriented retail along 
River Road, Elmbridge Way and a new road to be 
constructed along the subject site’s entire west frontage.  

  First Reading: November 14, 2022 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
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  3. Submissions from the floor. 

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

Amendment Bylaw 10423. 
  
 
 4. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10425 

(RZ 22-009258) 
(File Ref. No. 12-8060-20-010425, RZ 22-009258) (REDMS No. 7017339, 1621383, 7022942, 
2221494) 

PH-188 See Page PH-188 for full report  
   
  Location: 10851/10871 Bird Road 
  Applicant: Rick Bowal 
  Purpose: To rezone the subject property from “Single Detached 

(RS1/E)” to “Single Detached (RS2/B)”, to permit the 
creation of two single-family lots. 

  First Reading: November 28, 2022 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 

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

Amendment Bylaw 10425. 
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 5. PROPOSED AMENDMENT TO SINGLE-FAMILY LOT SIZE POLICY 

5442 (SECTIONS 19 AND 20 BLOCK 4 NORTH RANGE 6 WEST) 
AND 

  RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 10428 
(RZ 21 926304)  

  (File Ref. No. 12-8060-20-010428, RZ 21-926304) (REDMS No. 7020591, 7020947, 2501666, 
6852297, 6908599) 

PH-210  See Page PH-210 for full report  
 
  A. PROPOSED AMENDMENT TO SINGLE-FAMILY LOT SIZE 

POLICY 5442 (SECTIONS 19 AND 20 BLOCK 4 NORTH RANGE 
6 WEST) 

  Purpose: To amend Single-Family Lot Size Policy 5442, Sections 
19-4-6 and 20-4-6 (as adopted by Council on September 
17, 1990, and as amended) to exclude 8220 Gilbert 
Road. 

  B. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 
10428 (RZ 21 926304)  

   Location/s: 8220 Gilbert Road 

   Applicant/s: Rick Bowal 

   Purpose: To rezone the subject property from the “Single 
Detached (RS1/E)” zone to the “Arterial Road Two-Unit 
Dwellings (RDA)” zone, to permit the property to be 
subdivided to create two lots, each to contain a front-to-
back duplex, with shared vehicle access from Gilbert 
Road. 

  First Reading: November 28, 2022 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 

  Council Consideration: 
  1. Action on second and third readings of Richmond Zoning Bylaw 

8500, Amendment Bylaw 10428. 
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 6. OFFICIAL COMMUNITY PLAN BYLAW 7100, AMENDMENT 

BYLAWS 10371 AND 10392 AND RICHMOND ZONING BYLAW 8500, 
AMENDMENT BYLAWS 10372, 10394 AND 10393 
(File Ref. No. 08-4060-05-01; 12-8060-20-010371/10372/10394/10392/10393) (REDMS No. 
6920288 v. 5, 6922793, 6860973, 6860974, 6923673, 6923675, 6923674) 

PH-249 See Page PH-249 for full report  
   
  Location: 3540, 3800, 3866, 3880 and 3900 Bayview Street and 12551 

No. 1 Road (Steveston Area Plan) 
  Applicant: City of Richmond 
  Purpose of 

OCP 
Amendment 
Bylaw 10371 
and Zoning 
Amendment 
Bylaw 10372: 

To amend the land use policies in the Steveston Village 
Riverfront area contained in Section 2.4 of the Official 
Community Plan (Steveston Area Plan) to no longer permit 
residential uses and amend the “Steveston Commercial 
(CS2)”, “Light Industrial (IL)” and “Steveston Commercial 
and Pub (ZMU10)” zoning districts on a site specific basis to 
not permit residential and related land uses for lots located on 
the south side of Bayview Street between 3rd Avenue and No. 
1 Road. 

  Purpose of 
Zoning 
Amendment 
Bylaw 10394: 

To amend the “Steveston Commercial (CS2)”, “Light 
Industrial (IL)” and “Steveston Commercial and Pub 
(ZMU10)” zoning districts on a site specific basis to not 
permit certain uses for lots located on the south side of 
Bayview Street between 3rd Avenue and No. 1 Road. 

  Purpose of 
OCP 
Amendment 
Bylaw 10392 
and Zoning 
Amendment 
Bylaw 10393: 

To amend the land use policies in the Steveston Village 
Riverfront area contained in Section 2.4 of the Official 
Community Plan (Steveston Area Plan) to reduce the 
permitted heights of buildings to 9 m and amend the “Light 
Industrial (IL)” zoning district to implement a 9 m maximum 
building height on a site-specific basis at 3540 and 3880 
Bayview Street and 12551 No. 1 Road. 

  First Reading: November 28, 2022 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 
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  Council Consideration: 
  1. Action on second and third readings of Official Community Plan Bylaw 

7100, Amendment Bylaws 10371 and 10392. 
  
 
  2. Action on second and third readings of Richmond Zoning Bylaw 8500, 

Amendment Bylaws 10372, 10394 and 10393. 
  
 
  3. Adoption of Official Community Plan Bylaw 7100, Amendment Bylaws 

10371 and 10392. 
  

 
  4. Adoption of Richmond Zoning Bylaw 8500, Amendment Bylaws 10372, 

10394 and 10393. 
  
 
 ADJOURNMENT 
  
 



City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 

Date: October 24, 2022 

File: RZ 18-836107 

Re: Application by 181 Group for Rezoning at 3360, 3380 and a Portion of 3440 
Sexsmith Road from "Assembly (ASY)", "Single Detached (RS1/F)", and "School 
& Institutional Use (SI)" to "Residential / Limited Commercial and Religious 
Assembly (ZMU51) - Capstan Village (City Centre)" 

Staff Recommendation 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 10390, to amend Schedule
2.10 of Official Community Plan Bylaw 7100 (City Centre Area Plan), to repeal the existing
"Institution" land use designation at 3360 Sexsmith Road, be introduced and given first
reading.

2. That Bylaw 10390, 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.

3. That Bylaw 10390, having been considered in accordance with OCP Bylaw Preparation
Consultation Policy 5043, is hereby found not to require further consultation.

4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10389 to create the "Residential/
Limited Commercial and Religious Assembly (ZMU51 )- Capstan Village (City Centre)" zone,
and to rezone 3360, 3380 and a portion of 3440 Sexsmith Road from "Assembly (ASY)",
"Single Detached (RS 1/F)", and "School & Institutional Use (SI)" to "Residential/ Limited
Commercial and Religious Assembly (ZMU51) Capstan Village (City Centre)", be
introduced and given first reading.

J/r<J 
Wayne Craig 
Director, Development 

WC:sch 
Att. 9 
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REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Arts, Culture & Heritage 0 r/vry Affordable Housing 0 
Engineering 0 
Policy Planning 0 
Sustainability & District Energy 0 
Transportation 0 

6970290 

PH - 9



October 24, 2022 - 3 - RZ 18-836107 

Staff Report 

Origin 

IBI Group, on behalf ofDava Developments Inc., in cooperation with the Richmond Capstan 
Alliance Church (Christian and Missionary Alliance, Canadian Pacific District Inc. No. 15034S), 
has applied to the City of Richmond for permission to rezone lands at 3360, 3380 and a portion 
of 3440 Sexsmith Road from "Assembly (ASY)", "Single Detached (RS 1/F)", and "School & 
Institutional Use (SI)" to "Residential/ Limited Commercial and Religious Assembly (ZMU51) 
- Capstan Village (City Centre)", to construct a mixed use development in the nmiheast quadrant 
of the City Centre's Capstan Village (Attachments 1, 2 and 3), including: 

1. The creation of a two-lot development site, bisected by a dedicated extension of Ketcheson 
Road, with a mixed use lot on the east (Lot A) and a residential lot on the west side (Lot B); 

2. Total floor area of 35,823 m2 (385,599 ft2
), including: 

a) Church and child care: 2,853 m2 (30,709 ft2
) on Lot A; 

b) Ground floor restaurant/retail fronting Capstan Way: 463 m2 (4,988 ft2) on Lot A; 

c) Residential: 32,507 m2 (349,902 ft2
) comprising a total of 392 apartment units, including: 

i) An 8-storey mixed income rental housing building (proposed to be managed by 
S.U.C.C.E.S.S., a non-profit housing operator) containing 69 units on Lot A, secured 
in perpetuity with residential rental tenure zoning and housing agreements registered 
on title, including: 
■ 3,097 m2 (33,330 ft2

) as 49 affordable Low End Market Rental (LEMR) units; 
■ 1,542 m2 (16,600 ft2) as 20 market rental units and circulation; and 
■ Additional floor area for common space within the building; 

ii) Three market (strata) residential buildings comprising 323 units, including: 
■ An I I-storey tower containing 132 units on Lot A; and 
■ Two towers (12 and 14 storeys) containing 191 units on Lot B; 

3. A linear public open space along the site's north side (secured with a statutory right-of-way), 
comprising a 6 m (20 ft.) wide multi-use path and expanded landscaped areas for seating and 
play (developer owned/maintained), will complement an existing 9 m (30 ft.) wide linear 
public open space (secured with a statutory right-of-way) on the abutting property; 

4. Public aii and heritage interpretation for the Herrling Residence (as discussed in the Findings 
of Fact section of the report); and 

5. Off-site works, including utility upgrades, street widening, frontage improvements, and 
construction ofKetcheson Road, will be subject to a City Servicing Agreement, secured with 
a Letter of Credit. In addition, the linear public open space along the site's north side will be 
subject to a Servicing Agreement to ensure the works optimize public safety. 

A minor amendment is proposed to the City Centre Area Plan (CCAP) "Specific Land Use Map: 
Capstan Village (2031 )" (Schedule 2.10 of Official Community Plan Bylaw 7100) for the 
purpose of accurately reflecting the development's proposed consolidation of "Institution" uses 
in a single location at the northwest corner of Capstan Way and Garden City Road (Lot A). 

6970290 
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The part of 3440 Sexsmith Road located west ofKetcheson Road is not subject to this rezoning 
application. Prior to rezoning adoption, that portion of 3440 Sexsmith Road will be subdivided 
from the development site and a legal agreement will be registered on title to restrict development of 
the area unless it is consolidated with adjacent properties at 3420 and 3426 Sexsmith Road. A 
future rezoning application will be required for the consolidated site. 

Findings of Fact 

A Development Application Data Sheet with details of the development is attached (Attachment 4). 

Subject Site Existing Housing Profile 

There are no existing residential dwellings on the subject site. 

Subject Site Existing Uses 

The subject development comprises three lots, two of which are vacant, including 3380 Sexsmith 
Road (single-family lot) and 3440 Sexsmith Road (former TransLink park-and-ride). The third 
lot, 3360 Sexsmith Road, is owned and occupied by the Christian and Missionary Alliance, 
Canadian Pacific District Inc. No. l 5034S, which is participating in the subject rezoning for 
purpose of relocating its existing church and child care to the proposed new expanded facilities at 
the northwest comer of Capstan Way and Garden City Road (Lot A). 

Herrling Residence 

The Church-owned property at 3360 Sexsmith Road includes a small house used for church and 
child care purposes (i.e. no residential use). The house, known as the Herrling Residence, was built 
in 1932 and has heritage value through its association with interwar development in the City Centre. 
The house is not a protected heritage resource and is not included on the City's Heritage Inventory. 
Due to the complexity of the subject development (including the proposed church and child care· 
expansion), the developer has concluded it is not feasible to retain or repurpose the house on-site as 
part of the redevelopment proposal. Prior to rezoning bylaw adoption, a legal agreement will be 
registered on title to restrict demolition of the house until, as detennined to the City's satisfaction, 
the developer has: 

1. Submitted a heritage interpretation plan, together with documentation of the house ( e.g., 
photographs), prepared by a qualified heritage consultant and reviewed by the Richmond 
Heritage Commission; 

2. Made efforts, to the City's satisfaction, to relocate the house off-site (e.g., by posting the house 
on the City's House Moving and Salvage List) and, if the building is unable to be relocated, the 
developer has salvaged artefacts on behalf of the City and transfe1Ted the artefacts to the City, 
all at the developer's cost; and 

3. Based on the approved heritage interpretation plan, provided for the installation of heritage 
interpretation within and/or :fronting the proposed linear public open space along the site's north 
side (i.e. signage, public art, and/or other features), at the developer's cost, in coordination with 
the Development Permit and Servicing Agreement. 
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Remnant Lot 

The portion of 3440 Sexsmith Road located west of the proposed alignment of Ketcheson Road 
is not part of this rezoning application (Attachments 1 and 2). Despite best efforts, the developer 
was unable to acquire the existing single-family lot at 3420 Sexsmith Road and, rather than leave 
it as an orphan lot (i.e. based on the lot's 28 m/92.ft. width, which is narrower than the CCAP's 
recommended minimum 40 m/131 ft. width), the applicant agreed to omit the west part of 3440 
Sexsmith Road so that the two prope1iies, together with a small City-owned lot at 3426 Sexsmith 
Road (i.e. residual land from the establishment of Capstan Way), might be the subject of future 
consolidation and rezoning (by others). Prior to adoption of the subject rezoning bylaw, 3440 
Sexsmith Road will be subdivided to create two lots and a legal agreement will be registered on 
the remnant (west) part to restrict its development unless it is consolidated with 3420 and 3426 
Sexsmith Road and vehicle access to the consolidated site is provided via a shared driveway 
installed along the Ketcheson Road frontage of the subject development's proposed Lot B. 

Surrounding Development 

To the N01ih: Concord Pacific's seven-tower "Concord Gardens" residential development 
(complete), including park and part ofKetcheson Road, both of which features are built over a 
parking structure and secured with statutory rights-of-ways (RZ 06-349722, DP 12-611486, 
DP 13-642725, DP 14-670686, DP 15-700800, and ZT 15-700276). 

To the South: Capstan Way, beyond which is Polygon's "Talisman" development, comprising a 
mix of high- and mid-rise residential buildings, ground floor retail along a p01iion of Capstan 
Way, City-owned park, and a new south leg ofKetcheson Road. The development's rezoning 
bylaw received third reading of Council on January 17, 2022 and Development Permit 
applications have been submitted for two of the project's four phases (RZ 18-836123, DP 22-
015851 and DP 22-017484). 

To the East: Garden City Road, beyond which is a p01iion of the West Cambie planning area 
comprising townhouses and single-family homes, a small commercial plaza, and Talmey 
Elementary School. 

To the West: Sexsmith Road, beyond which is a cluster of mixed use, high density, high-rise 
developments in various stages of construction or completion (including projects by Pinnacle 
International, Concord Pacific, Yuanheng Developments, and Minglian Holdings), centred 
around the Capstan Canada Line Station ( opening fall 2023), Capstan Neighbourhood Park 
(partly complete), City-owned Sprouts Early Childhood Development Centre (complete), and 
Capstan Community Centre (under construction). 

Related Policies & Studies 

Development of the subject site is subject to the OCP, CCAP, and other policies (e.g., affordable 
housing) and studies. Relevant information is provided below and in the report's Analysis section. 

1. OCP Aircraft Noise Sensitive Development (ANSD) Policy: The subject site is located 
within ANSD "Area 3", which permits all aircraft noise sensitive uses if the building design 
includes required noise mitigation measures and purchasers are made aware of potential 
noise conditions. Prior to rezoning adoption, a covenant will be registered on title requiring 
that the developer satisfies all City requirements. 
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2. Airport Zoning Regulations (AZR): Transport Canada regulates maximum pennitted 
building heights in City Centre locations that may affect airport operations. The developer 
has submitted a letter, prepared by a registered surveyor, confirming that the proposed 
maximum building height of 47 m (154 ft.) GSC complies with AZR requirements. 

3. Floodplain Management Implementation Strategy: City Centre buildings are required to 
comply with Richmond Flood Plain Protection Bylaw 8204. Prior to rezoning adoption, a 
flood indemnity covenant will be registered on title. 

Public Consultation 

Rezoning signs have been installed on the subject property. Staff have not received any 
comments from the public about the rezoning application in response to the placement of the 
rezoning signs on the property. 

Staff have reviewed the proposed Official Community Plan (OCP) and zoning bylaw 
amendments, with respect to the Local Government Act and the City's OCP Consultation Policy 
No. 5043 requirements, and recommend that this report does not require referral to external 
stakeholders. An OCP consultation summary clarifying this recommendation is attached 
(Attachment 5). 

Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10390, having been 
considered in accordance with OCP Bylaw Preparation Consultation Policy 5043, is hereby 
found to not require further consultation. 

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

Analysis 

IBI Group has applied to rezone the subject site to permit the construction of a two-lot, medium 
to high-density, mixed use development comprising 392 apartment units in four towers 
(including 49 affordable LEMR housing units and 20 market rental housing units), pedestrian­
oriented retail at grade along a portion of Capstan Way, and new church and child care facilities 
for the Richmond Capstan Alliance Church ( currently located at 3360 Sexsmith Road), together 
with a public greenway, an extension of Ketcheson Road, and various road and utility upgrades. 

This proposal is consistent with current OCP and CCAP policies applicable to the subject site, 
which encourage, among other things, the retention and enhancement of existing community­
serving institution uses, together with medium to high density residential development (including 
affordable housing and market rental housing), public walkways and open space (including a 
mid-block "pedestrian linkage" along the site's entire north boundary), street and bike network 
improvements, and funding contributions towards Capstan Station-related mobility 
improvements. 
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Proposed CCAP Amendment 

The CCAP currently designates two of the development's prope1iies as "Institution", including the 
existing Richmond Capstan Alliance Church at 3360 Sexsmith Road and the former TransLink park­
and-ride at 3440 Sexsmith Road. The CCAP "Institution" land use designation is applied to sites 
containing institution, community, government, and similar facilities with the aim of permitting site­
specific bonus density (i.e. over and above the density generally permitted on adjacent lands) as a 
means to encourage the delivery of enhanced community-serving institutional uses through private 
development. 

TransLink has relocated its park-and-ride to Bridgeport Village and sold its property to the subject 
developer. The rezoning proposes to replace the existing church and child care at 3360 Sexsmith 
Road with expanded facilities on the former park-and-ride lands. The proposal more than triples the 
existing combined floor area of the church and child care, from approximately 830 m2 (8,900 ft2

) to 
2,853 m2 (30,709 ft2

), and the proposed location will make them a prominent Capstan Village 
feature. To facilitate the relocation and expansion of the church and child care, the developer 
proposes that: 

1. A 0.185 floor area ratio (FAR) is granted to the development for exclusive church and child care 
uses (i.e. over and above the density that the CCAP would otherwise permit on the site); and 

2. The CCAP "Specific Land Use Map: Capstan Village (2031 )" is amended by removing the 
existing "Institution" designation at 3360 Sexsmith Road (i.e. the existing church/child care 
site) for the purpose of accurately reflecting the proposed consolidation of "Institution" uses 
(i.e. church and child care) in a single location at the northwest comer of Capstan Way and 
Garden City Road (Lot A). 

Staff are supportive of the proposed CCAP amendment because it is consistent with the Plan's 
objectives for retaining and enhancing community-serving institution uses through private 
development and the minor density increase (0.185 FAR) will be used exclusively for the 
expanded church and licensed child care facility. 

Proposed Site-Specific Zone (ZMU51) 

A site-specific zone has been prepared to facilitate the subject development, "Residential/Limited 
Commercial and Religious Assembly (ZMU51) - Capstan Village (City Centre)" (Zoning 
Amendment Bylaw 10389). This site-specific zone is recommended on the basis that the proposed: 

1. Density includes: 

a) Base densities of 1.2 FAR on the subject site's east lot (Lot A) and 2.0 FAR on its west 
lot (Lot B), which are consistent with the CCAP for developments that comply with the 
City's affordable LEMR housing policy, as per the "Specific Land Use Map: Capstan 
Village (2031 )" (Attachment 3); 

b) The Capstan Station Bonus (i.e. 0.5 FAR residential density applied to both lots, over and 
above the base densities of 1.2 FAR and 2.0 FAR), which is applicable under CCAP 
policy where developers make voluntary contributions in the form of: 

6970290 

i) Cash contributions to the Capstan Station Reserve prior to Building Permit issuance 
(at standard City rates, as set out in the Zoning Bylaw) for station-related 
transportation improvements; and 
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ii) Public open space contributions secured with a statutory rights-of-way ( developer 
owned/maintained) based on 5 m2 (54 ft2

) per dwelling unit, which in the case of the 
subject development shall comprise at least 1,960 m2 (0.5 acres) in the form of a public 
multi-use path and landscaped seating/play areas, as per CCAP policy for pedestrian 
linkages and related public open space features in Capstan Village; 

c) A market rental housing bonus (0.1 FAR), which is consistent with OCP policy for 
mixed-tenure City Centre developments; 

d) "Institution" density (0.185 FAR), which is consistent with CCAP policy (as described in 
the Proposed CCAP Amendment section of the report), and will generate 2,853 m2 

(30,709 ft2) for exclusive use for new expanded facilities for the Richmond Capstan 
Alliance Church, including new child care facilities; and 

e) Provisions for calculating density on road dedications secured for Ketcheson Road and 
off-street bike paths along Sexsmith Road and Capstan Way (including the frontage of 
the remnant portion of 3440 Sexsmith Road), as per CCAP policy regarding the 
dedication of "minor streets" and other public realm features that are not eligible for 
Development Cost Charge credits; 

2. Residential rental tenure provisions will secure 69 dwelling units on Lot A, including at least 
49 LEMR units and 20 market rental units (which units will also be subject to a Housing 
Agreement, Market Rental Agreement, and related covenants, as applicable); 

3. Pedestrian-oriented commercial and church uses will be located at grade along the Capstan 
Way frontage of Lot A, where they will complement local commercial uses proposed as part 
of Polygon's "Talisman" development (on the south side of Capstan Way) and contribute 
towards the creation of an animated neighbourhood node; 

4. Maximum building heights, ranging from 28 m (92 ft.) near Garden City Road to a maximum 
of 47 m (154 ft.) geodetic on the west part of the site, are consistent with the maximum 
heights permitted on the adjacent "Concord Gardens" site; and 

5. Site specific parking requirements include two car-share parking spaces on Lot A, a 50% 
increase in Class 1 (secured) bicycle parking spaces for residents (i.e. 1.875/unit instead of 
1.25/unit), and a minimwn of 10 Class 1 bicycle parking spaces for non-residential uses 
(which non-residential bike parking will be co-located with end-of-trip and bike maintenance 
facilities on Lot A, as per legal agreements registered on title prior to rezoning). 

Proposed Church and Child Care 

The Richmond Capstan Alliance Church owns and operates facilities at 3360 Sexsmith Road and 
a small satellite facility in Bridgeport Village. The Church currently leases a portion of its 
Sexsmith property to a commercial child care operator, Mustard Seed Children's Centre. In 
anticipation of continued growth in Richmond and the City Centre, the Richmond Capstan 
Alliance Church has pminered with the subject developer with the aim of replacing its existing 
Sexsmith Road buildings with new expanded facilities designed to meet the needs of a growing 
and diverse population and provide a vibrant community hub. 
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Existing Facilities: The combined floor area of the Church's existing Sexsmith Road facilities is 
approximately 830 m2 (8,900 ft2

). This includes the church hall, 620 m2 (6,700 ft2), and a 
secondary building housing the child care, 210 m2 (2,200 ft2

). 

The church serves a community of approximately 350 people, most of whom live in Richmond. 
In addition to being a place of worship, the church runs a variety of social, recreational, and 
educational programs for its members. 

Mustard Seed Children's Centre is licensed commercial child care with capacity for 37 children, 
including 25 full-day spaces for 3-5 year-olds and 12 full-day toddler/preschool spaces. The 
Centre currently has a wait list of 20 children. 

Development Concept: The church and child care are envisioned as a community hub offering 
programs and services for all ages and abilities and contributing towards the development of a 
vibrant and inclusive urban community. The facility is proposed as a four-storey, "stand-alone" 
building comprising 2,853 m2 (30,709 ft2

) at the comer of Capstan Way and Garden City Road, at 
the southeast comer of the development's east lot (Lot A). The proposed location will make it a 
prominent feature along Garden City Road and the Capstan Way greenway/bike path, at a key 
gateway between Capstan Village and the Capstan Canada Line Station on the west and "The 
Oaks" residential neighbourhood and Talmey Elementary School on the east. Key features of the 
proposed development concept include: 

1. On the ground floor, a 392-seat church sanctuary, main lobby, "community hang-out" space, 
and administration and supp01i spaces (e.g., kitchen and washrooms), with access provided 
via a broad weather-protected porch for socializing along the building's Capstan Way 
frontage and direct indoor access to the Lot A shared parking structure; 

2. On the second floor, an upper lobby with direct access to the Lot A central plaza (auto-court) 
and additional church/child care parking, various support spaces, and the proposed child care, 
which includes a full-day child care for 35 -40 children, comprising 345 m2 (3,715 ft2), a 
half-day toddler/preschool program space for 10 - 12 children, comprising 126 m2 

(1,358 ft2), and 262 m2 (2,830 ft2) of outdoor play space including a covered area (the design 
of which will take into consideration the City's child care design guidelines and meet all 
applicable child care licensing requirements); 

3. On the third floor, classrooms, meeting rooms, and support spaces; 

4. On the fourth floor, a large gymnasium with support spaces (i.e. kitchen, change rooms and 
storage) suitable for a broad range of sports, recreation, and social activities and events; 

5. 71 parking spaces for exclusive church and child care use (located at the building's two entry 
levels and connected with a parking ramp), together with a large landscaped plaza (auto­
court) at the centre of Lot A designed to accommodate passenger drop-off/pick-up and 
minimize potential traffic congestion on surrounding streets during peak use periods; and 

6. Subdivision in the form of an Air Space Parcel, together with easements and statutory rights­
of-ways to secure necessary access to and use of parking, loading, and related exclusive and 
shared features within the Lot A mixed use development. 

Relocation Strategy: The Richmond Capstan Alliance Church's existing Sexsmith Road property is 
not suitable to its needs. While the site is large, its shape is narrow and deep, which compromises 
its ability to expand to accommodate key program objectives (e.g., a large gymnasium and ground-
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oriented child care and community spaces) and provide adequate parking. Relocation of the 
church and child care from their existing mid-block 3360 Sexsmith Road location to the corner of 
Capstan Way and Garden City Road will enhance the prominence of the new facility and provide 
necessary design flexibility. Moreover, as the CCAP encourages higher density high-rise 
buildings on the subject development's west side and lower density, lower-rise buildings on its east 
side, locating the proposed four-storey church and child care on the site's east side will make it a 
better fit with the CCAP's built form objectives and surrounding development. 

It is anticipated that the existing Sexsmith Road church and child care facilities may need to be 
vacated before the new facilities on Lot A are complete. The Richmond Capstan Alliance Church 
has made the commercial child care tenant aware of its plans to redevelop and will be working 
with the developer to extend its use of 3360 Sexsmith Road for as long as possible in order to 
minimize disruptions to the delivery of church and child care services. In addition, prior to 
rezoning bylaw adoption, a legal agreement will be registered on title restricting demolition of 
the existing Sexsmith Road church and child care facilities until: 

1. A Development Permit is issued for the comprehensive development of the entire subject 
site, including the new church and child care facilities on Lot A; 

2. All Richmond Capstan Alliance Church operations have been satisfactorily relocated off-site 
(i.e. to the proposed Lot A facilities or a temporary location, as applicable); 

3. The commercial child care tenant has been kept apprised of the progress of the proposed 
redevelopment and provided with at least six months notice ( as per the terms of its existing 
lease agreement with the Church); and 

4. The owner has provided the commercial child care tenant with the services of a professional 
realtor, at the owner's sole cost, to assist the child care tenant in finding similar appropriately 
zoned space to lease within Richmond. 

The existing commercial child care operator has submitted a letter indicating that it supports the 
Church's proposed redevelopment and is satisfied with the measures provided with regard to its 
relocation (Attachment 6). 

Housing 

The proposed development includes 32,507 m2 (349,902 ft:2) ofresidential floor area and a total 
of 392 apartment units, comprising 323 market (strata) units, including an 11-storey tower 
containing 132 units on Lot A and two towers (12 and 14 storeys) containing 191 units on Lot B, 
and 69 rental units (including 49 affordable housing units and 20 market rental housing units) in 
a Mixed Income Rental Housing Building on Lot A. 

1. Affordable Housing & Market Rental Housing Policy Compliance: Council approved 
amendments to the Low End Market Rental (LEMR) Program on November 15, 2021 and 
introduced a new Market Rental Housing Policy on June 20, 2022. Rezoning applications 
received prior to the adoption of these changes are to be processed in keeping with the 
LEMR and Market Rental Policies that pre-dated the changes, provided that such 
applications are brought fmward to Council for consideration by November 15, 2022. (Note 
that earlier presentation of the subject application to Council was not possible due to delays 
incurred through the attempted acquisition of 3420 Sexsmith Road, which entailed several 
redesigns, and the complexity of coordinating the objectives of the Church and child care 
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with the overall development concept.) The proposed rezoning application was submitted to 
the City in 2018 and, as such, the development provides for: 

a) Affordable LEMR housing based on 10% of total residential floor area (excluding market 
rental housing floor area); and 

b) Market rental housing based on the OCP's density bonus provisions for the voluntary 
contribution of market rental housing. 

In compliance with the City's policies, the subject development and proposed site-specific 
ZMU51 zone (which includes residential rental tenure zoning) provide for the following 
features: 

a) For affordable LEMR housing: 49 LEMR units, constructed on-site to a turnkey level of 
finish (at the developer's sole cost) and secured in perpetuity with a Housing Agreement 
registered on title, comprising at least 3,097 m2 (33,330 ft2

) of habitable space, based on 
10% of the development's total maximum residential floor area (excluding market rental 
housing floor area); and 

b) For market rental housing: The developer's voluntary contribution of at least 20 market 
rental housing units, constructed on-site to a turnkey level of finish (at the developer's 
sole cost) and secured in perpetuity with a Market Rental Agreement registered on title, 
comprising at least 1,542 m2 (16,600 ft2

) in the form of habitable dwelling unit floor area 
and a proportional share of ancillary space (e.g., corridors), as per the OCP's market 
rental housing density bonus provisions (i.e. 0.1 floor area ratio for market rental housing 
and ancillary spaces in City Centre mixed tenure buildings). 

To ensure rezoning applications proceeding in accordance with the LEMR policy in place 
prior to November 15, 2021, move forward to adoption in a timely manner, the proposed 
rezoning is to be adopted no later than November 15, 2023. If the subject rezoning is not 
ready for adoption by November 15, 2023, a staff report will be brought forward to Council 
providing an update on the status of the rezoning and recommending whether the rezoning 
should be revised to comply with current City policy. 

2. Non-Profit Housing Operator: The developer proposes to cluster the development's 
affordable housing and market rental housing contributions in a stand-alone building. As 
required under the City's Affordable Housing Strategy, a developer has the flexibility to 
cluster LEMR units in a stand-alone building if a paitnership with a non-profit housing 
operator has been established. As evidence of such a partnership, the developer has entered 
into a preliminary Memorandum of Understanding (MOU) with an experienced non-profit 
housing operator (S.U.C.C.E.S.S.) interested in operating the LEMR and market rental units. 
The developer has submitted a copy of the preliminary MOU, together with a letter of intent 
from the proposed operator (Attachment 7), for the City's consideration. 

S.U.C.C.E.S.S. currently owns and operates two affordable housing buildings in Richmond (134 
units) and is seeking additional opportunities in Richmond to deliver affordable housing. Based 
on experience, S.U.C.C.E.S.S. prefers a clustered arrangement of units within a building because 
it enhances operational control and strengthens relationships between tenants. S.U.C.C.E.S.S. 
has stated that it is interested in operating the proposed mix of affordable and market rental units 
because the combination of tenants contributes to a positive social outcome and the market units' 
higher rents will improve the financial sustainability of operating the LEMR units. 
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3. Lot A Mixed Income Rental Housing Building: The developer proposes to construct the 
entirety of the development's affordable LEMR housing and market rental housing 
contribution in a stand-alone, 8-storey Mixed Income Rental Housing Building located at the 
corner of Capstan Way and Ketcheson Road (Lot A). The rental building will be constructed 
to a turnkey level of finish (at the developer's sole cost) and completed, to the City's 
satisfaction, prior to occupancy of any market strata units on either lot (Lot A or Lot B). 

The proposed Lot A Mixed Income Rental Housing Building will include at least: 

a) 49 LEMR units, comprising 3,097 m2 (33,330 ft2) of habitable unit floor area; 

b) 20 market rental units and ancillary space, comprising 1,542 m2 (16,600 ft2
); and 

c) Additional floor area for common lobbies, hallways, elevators, stairs, mechanical, 
electrical, and other uses and spaces intended for the exclusive use of the Mixed Income 
Rental Housing Building occupants and/or necessary for the building's intended operation, 
to the satisfaction of the City, as determined through an approved Development Permit. 

Legal agreements will be registered on title prior to rezoning bylaw adoption to secure 
parking, bike storage, electric vehicle (EV) charging infrastructure, indoor and outdoor 
amenity space, waste management and loading facilities, and related uses and spaces for the 
use and enjoyment of the Mixed Income Rental Housing Building occupants, in compliance 
with OCP and Zoning Bylaw requirements, to the City's satisfaction. 

In addition, as per the City's Low End Market Rental (LEMR) Program, a Housing 
Agreement will be registered on title to secure full access of the applicable Lot A amenities 
(as described in the Amenity Space for Residents section of the Analysis) and restricting the 
Lot A owner(s), housing operator, or others from charging the affordable LEMR housing 
occupants any additional fees (i.e. over and above the Council-approved LEMR rental rates) 
for use of any indoor/outdoor amenity spaces, parking, bike storage, or similar features. 

4. Overall Dwelling Unit Mix: The OCP and CCAP encourage the development of a variety of 
unit types and sizes supportive of the diverse needs of Richmond's population including, but 
not limited to, households with children. Staff support the developer's proposal, which 
provides for a combined total of 240 one-bedroom units ( 61 % ) and 152 family-friendly, two­
and three-bedroom units (39%), as indicated in the table below. 

Housing Tenure Studio 1-BR 2-BR & 3-BR 

• Market Strata (323) Nil 60% (194) 40% (129) 

• Affordable (49) Nil 70% (34) 30% (15) 

• Market Rental (20) Nil 60% (12) 40% (8) 

Total (392 units) Nil 61% (240 units) 39% (152 units) 

5. Affordable Housing Unit Mix: The developer proposes to deliver the development's 49 
affordable LEMR housing units in a combination of 34 one-bedroom units (70%) and 15 
two-bedroom units (30%), all of which shall comply with the Zoning Bylaw's Basic 
Universal Housing (BUH) standards (making them adaptable for occupants with disabilities). 
Through the Development Permit process, staff will work with the developer and housing 
operator to secure at least 5% three-bedroom units, as per the City policy. 
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Affordable Min LEMR Max Unit Rent Max Household LEMR Project Unit Targets 
Housing Unit Area per Month(1) Income (1) Unit Mix(2) BUH(3) 

Studio 37 m2 (400 ft2) $811 $34,650 70% 100% 

1-Bedroom 50 m2 (535 ft2) $975 $38,250 (34 units) 100% 

2-Bedroom 69 m2 (741 ft2) $1,218 $46,800 30% 100% 

3-Bedroom 91 m2 (980 ft2) $1,480 $58,050 (15 units) 100% 

TOTAL Varies Varies Varies 100% (49 units min) 100% 

(1) Rates shall be adjusted periodically, as provided for under adopted City policy. 
(2) The unit mix will be confirmed to the satisfaction of the City through the Development Permit* process. The recommended 

LEMR unit mix is indicated in the table; however, based on approved design, which may take into account non-profit 
housing operator input, the LEMR unit mix may be varied provided that at least 15% of units have 2 bedrooms and at 
least 5% have 3 bedrooms. 

(3) BUH units mean those units that comply with the Zoning Bylaw's Basic Universal Housing standards. 

6. Market Rental Housing Unit Mix: The developer proposes to deliver the development's 20 
market rental housing units in a combination of 40% family-friendly two- and three-bedroom 
units and 60% one-bedroom units, all of which shall comply with the Zoning Bylaw's Basic 
Universal Housing (BUH) standards (making them adaptable for occupants with disabilities). 

7. Rental of Strata Dwellings: The OCP encourages measures aimed at reducing barriers to 
accessing rental housing in multi-family residential developments. Prior to rezoning bylaw 
adoption, the developer will register a restrictive covenant on title prohibiting the imposition 
of strata bylaws prohibiting market (strata) dwelling units from being rented or imposing 
age-based restrictions on occupants. 

Amenity Space for Residents 

The CCAP and OCP require that large multi-family developments provide shared indoor and 
outdoor amenity space for socializing, recreation, and children's play. To satisfy these 
requirements, the development includes the following shared amenity spaces. 

Shared Indoor Amenity Space: On Lot A, at least 402 m2 (4,327 ft2) in the form of a "stand­
alone" indoor amenity building fronting the lot's central plaza (auto-court) for the shared use of 
all Lot A residents (i.e. affordable housing, market rental, and market strata) and, on Lot B, at 
least 382 m2 (4,112 ft2

) within the lot's podium for the shared use of all Lot B residents (i.e. 
market strata). 

Shared Outdoor Amenity Space: On Lot A, at least 1,206 m2 (12,981 ft2
) of rooftop space, 

distributed proportionally between the rooftops of the Mixed Income Rental Housing Building 
and market (strata) building for the exclusive use of each building's occupants, and on Lot B, at 
least 1,146 m2 (12,335 ft2

) of podium rooftop space for the shared use of all Lot B residents. 

In addition, prior to rezoning adoption, legal agreements will be registered on title to the lots to: 

1. Secure unrestricted shared use of the Lot A "stand-alone" indoor amenity building by the 
lot's affordable housing, market rental housing, and market (strata) occupants; 

2. Restrict the ability of the Lot A owner(s), housing operator, or others from charging the 
affordable housing occupants for use of any indoor/outdoor amenity spaces or other 
necessary features of the building (e.g., parking and bike storage); 
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3. Require that the Lot A Mixed Income Rental Housing Building includes an additional 19 m2 

(200 ft2) of indoor amenity space for use by the building's non-profit housing operator for 
program and administration purposes; and 

4. Ensure that prior to residential occupancy, the applicable amenity spaces are completed, on a 
building-by-building basis, to the City's satisfaction. 

Accessibility 

Richmond's OCP seeks to meet the needs of the city's aging population and people facing 
mobility challenges by encouraging the development of accessible housing that can be 
approached, entered, used, and occupied by persons with physical or sensory disabilities. 

Staff support the developer's proposal, which is consistent with City policy and will include 
banier-free lobbies, common areas, and amenity spaces, aging-in-place features in all units 
(e.g., blocking for grab bars and lever handles), and at least 30% Basic Universal Housing 
(BUH) units (i.e. 118 of 392 units), including 15% of market strata units (i.e. 49 of 323 units) 
and 100% of affordable housing and market rental housing units (i.e. 49 units and 20 units 
respectively). 

Transportation 

The CCAP requires various road, pedestrian, and cycling network improvements on and around 
the subject site and encourages the implementation of transportation demand management 
measures aimed at reducing automobile dependence and encouraging walking, cycling, and 
increased use of transit. Consistent with these objectives, the proposed development provides for 
a variety of transpo11ation improvements and related features, all at the developer's sole cost, to 
be secured through the proposed site-specific ZMU5 l zone, legal agreements registered on title 
prior to rezoning, and the City's standard Servicing Agreement processes (secured with Letters 
of Credit). Development Cost Charge (DCC) credits will be applicable to works identified on 
the City's DCC Program. 

Staff support the developer's proposal, which is consistent with City policy and includes: 

1. Off-site network enhancements including: 

a) Dedication and construction of an extension ofKetcheson Road (to City standards), 
connecting the road's existing n011h leg (at "Concord Gardens") to Capstan Way and the 
road's recently approved south leg (at Polygon's "Talisman"); 

b) Extension of off-street bike paths and related landscape improvements along Capstan 
Way, Sexsmith Road, and Garden City Road; and 

c) Constrnction of a landscaped 6 m (20 ft.) wide green way along the site's entire n011h 
edge (secured with a statutory rights-of-way) for use as a multi-use path for pedestrians 
and cyclists (i.e. 5% maximum slope) and designed to facilitate a potential future 
crossing of Garden City Road (by others), if wananted, as determined to the City's 
satisfaction (i.e. to improve safety and convenience for people travelling between 
Capstan Station, the Capstan Community Centre, and other uses on the west and Talmey 
Elementary School and West Cambie's residential neighbourhoods on the east); 
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2. Road widening and frontage improvements including: 

a) Road, sidewalk, and related improvements along Capstan Way, Garden City Road, and 
Sexsmith Road, including dedication and full upgrades along the Capstan Way frontage 
of the remnant (west) portion of 3440 Sexsmith Road; and 

b) Minimizing potential pedestrian and cycling conflicts by limiting vehicle access to 
Ketcheson Road, including two driveways serving the development's east lot and one 
driveway serving the west lot (the latter of which will be secured with a legal agreement 
for shared use with future adjacent development); 

3. Parking measures including: 

a) On Lot A, an auto-court in the form of a central landscaped plaza, screened by non­
parking uses and designed to mitigate potential traffic impact on sunounding streets by 
providing for on-site drop-off/pick-up (for the church, child care and other uses) and 
direct on-site parkade connections; 

b) 71 parking spaces secured for the exclusive use of the development's church and child 
care facility, including approximately 50% adjacent to the auto-court, at the level of the 
child care and church's second floor entrance, and 50% in the parkade, at the church's 
main floor; 

c) Resident parking in compliance with the Zoning Bylaw, including on Lot A, 40 spaces 
secured for the 49 affordable LEMR units and 16 for the 20 market rental housing units; and 

d) Residential visitor parking including 39 spaces on Lot B (residential lot) and 23 spaces on 
Lot A (mixed use lot), together with shared use of Lot A's 18 commercial parking spaces; 

4. Car-share measures, including two dedicated car-share parking spaces with electric vehicle 
charging infrastructure within Lot A's auto-court (secured with a legal agreement for 24/7 
public access), together with two car-share vehicles and a 3-year contract with a car-share 
operator; and 

5. On-site cycling measures including: 

a) End-of-trip cycling facilities (e.g., showers, change rooms, and related features) co­
located with Class 1 (secure) bicycle storage spaces and bike maintenance/wash facilities 
for the shared use of commercial, church, and child care uses on Lot A; 

b) Bike maintenance/wash facilities for residents, including one for each of the two market 
(strata) buildings and one for the Mixed Income Rental Housing Building; and 

c) 50% increase in Class 1 bike storage for all residents (i.e. 1.875 bikes per unit instead of 
1.25 bikes per unit). 

Sustainability 

The CCAP encourages the coordination of private and City development objectives with the aim 
of advancing opportunities to implement environmentally responsible buildings, services, and 
related features. Locations undergoing significant change, such as the subject site, are well 
suited to this endeavour. Staff support the developer's proposal, which is consistent with City 
policy and includes: 
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1. District Energy Utility (DEU): A City Centre DEU service area bylaw, including the subject 
site, will be presented for consideration by Council under a separate report. Prior to rezoning 
adoption, a standard DEU covenant will be registered on title requiring the developer to 
design and construct a low carbon energy plant, at the developer's sole cost, and transfer it to 
the City, together with compatible building and mechanical systems, to facilitate the 
development's connection to a City District Energy Utility. 

2. BC Energy Step Code: City policy requires that new buildings are designed and constructed 
to satisfy BC Energy Step Code requirements. High-rise residential and mixed use buildings 
that include a low carbon energy plant (as discussed above) must comply with "Step 2" or 
better. Prior to rezoning adoption, through the Development Pennit process, the developer 
will be required to conduct energy modelling and provide a statement to the City confirming 
that the proposed design can meet the applicable Step Code requirements. 

3. Electric Vehicle (EV) Measures: In compliance with Zoning Bylaw requirements, the 
developer proposes to install EV charging equipment for all resident parking spaces (240V), 
which may include loading sharing provisions (i.e. at least 25% of spaces equipped with 
operational charging stations and the remainder equipped with capped energized wires), 5% 
of non-residential parking (240V), and 10% of Class 1 bike storage spaces (120V). In 
addition, the developer proposes to equip two dedicated car-share parking spaces with EV 
charging (240V) infrastructure. 

Public Art 

The CCAP encourages voluntary developer contributions towards public art and identifies 
Capstan Village as an "art district". The developer proposes to install public art generally within 
and/or fronting the proposed linear public open space along the site's north side (which artwork 
may be coordinated with the developer's heritage interpretation plan). Based on applicable City­
approved developer contribution rates and the maximum buildable floor area pennitted under the 
development's site-specific ZMU 51 zone ( excluding affordable housing, market rental housing, 
church, and child care uses), the value of the developer's voluntary public art contribution shall 
be at least $281,418. Prior to rezoning bylaw adoption, a legal agreement will be registered on 
title securing the developer's commitment and requiring submission of a public art plan, 
including a terms of reference, for consideration by the Richmond Public A1i Committee and 
approval by Council (i.e. as applicable to terms of reference for public art on private property 
with budgets over $250,000). 

Tree Retention and Replacement 

The applicant has submitted a report, prepared by a certified arborist, identifying tree species and 
condition, and providing recommendations on retention and removal, taking into account the 
proposed form of development ( e.g., underground parking), required road improvements ( e.g., 
Ketcheson Road and off-street bike paths along Capstan Way and Sexsmith Road), and 
necessary grade changes (i.e. to match "Concord Gardens"). The arborist's rep01i identifies 18 
off-site (City) trees, including 17 in good condition (i.e. 11 Capstan Way street trees, five Garden 
City Road median trees, and one hedge in the Sexsmith Road dedication) and one dead tree, and 
36 on-site bylaw-size trees, all of which are located at 3380 Sexsmith Road and, for the most 
part, are in declining health or hazard condition. The City's Tree Preservation Coordinator and 
Parks Arborist support the findings of the arborist's report and recommend: 
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1. Replacement of36 on-site trees at the City bylaw rate of2:1, at the developer's cost, through 
the Development Permit (i.e. 72 replacement trees must be planted on-site as part of the 
proposed development, including 12 large calliper trees); 

2. Relocation of 11 Capstan Way (City) street trees to facilitate road, sidewalk, and off-street 
bike path improvements, at the developer's cost, through the Servicing Agreement; 

3. Retention of five Garden City Road (City) median trees; and 

4. Cash-in-lieu for the removal of one hedge (City) from the Sexsmith Road dedication to 
facilitate road, sidewalk, and off-street bike path improvements (i.e. $1,500 for the City's 
planting of trees elsewhere in Richmond). 

In compliance with City bylaw requirements, prior to the start of any construction activities 
(including demolition), the developer must install tree protection fencing, to the City's 
satisfaction, to protect the five Garden City Road median trees and ten bylaw-size trees on 
neighbouring lots (i.e. nine at 3420 Sexsmith Road and one at 3426 Sexsmith Road). In addition, 
prior to rezoning adoption, the developer must submit proof of a contract with an arborist for 
supervision of work conducted in proximity to the required tree protection zones. 

Development Phasing 

Details of the development's construction phasing will be detem1ined, to the City's satisfaction, 
though the Development Permit and secured with a legal agreement registered on title. In 
general, the development will be completed in four sequential stages as follows: 

1. Lot A Mixed Income Rental Housing Building, including all affordable LEMR housing and 
market rental housing units, required amenity spaces, ground floor commercial units along 
Capstan Way, and ancillary spaces (e.g., parking and bike storage), together with the 
completion of related Servicing Agreement requirements including all City utilities, 
Ketcheson Road, and upgrades to Capstan Way (e.g., off-street bike path); 

2. Initial market (strata) housing construction, which shall include all the market (strata) units 
on one lot (i.e. either Lot A or Lot B, but not both), required amenity space and ancillary 
spaces ( e.g., parking and bike storage), together with the completion of all Servicing 
Agreement requirements with respect to the lot; 

3. Lot A church and child care building and all required ancillary spaces, together with any Lot 
A Servicing Agreement requirements not previously completed; and 

4. Final market (strata) housing construction (i.e. either Lot A or Lot B, as applicable), required 
amenity space and ancillary spaces ( e.g., parking and bike storage), together with the 
completion of any Servicing Agreement requirements not previously completed. 

Built Form, Public Open Space and Architectural Character 

The developer proposes to construct c!- medium to high density, mixed use development within a 
five-minute walk, 400 m (1,312 ft.) of the Capstan Canada Line Station (under construction) and 
existing/future park space and amenities. The proposed development accommodates all City 
requirements with respect to transportation and public open space improvements and the built 
form confom1s to the CCAP's Development Permit Guidelines. More specifically, the 
development has successfully demonstrated: 
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1. A strong urban concept contributing towards a high-amenity, mixed-use, transit-oriented 
environment, comprising pedestrian-oriented commercial and church uses fronting the Capstan 
Way greenway and off-street bike path, a stand-alone mixed income rental housing building 
(managed by a non-profit housing operator), and a variety of dwelling types (including 39% 
family-friendly, 2- and 3-bedroom units and 30% Basic Universal Housing units); 

2. Variations in massing, in combination with landscaped mid-block pedestrian connections, 
courtyards, and greenways, that contribute towards streetscape interest, solar access to public 
and private ground-level and rooftop spaces, and upper- and mid-level views across the site 
for residents and neighbours; 

3. An articulated building typology with a distinct identity and features contributing to a sense 
of human scale and pedestrian interest; 

4. A well-com1ected network of public realm features ( e.g., walkways, bike paths, open spaces, 
and streets), provided for in part by sloping the site upwards ( at a maximum grade of 5% to 
ensure universal accessibility) from south to north, to meet the existing grade of Ketcheson 
Road and the "Concord Gardens" development, and from west to east (along the length of the 
public linear open space proposed along the site's north boundary), to facilitate a potential 
future aerial pedestrian/bike crossing of Garden City Road (by others), if the City detennines 
one is warranted; and 

5. Sensitivity to existing and future residential neighbours, including tower spacing of at least 
24 m (79 ft.), measured to existing buildings to the site's north and west and future towers to 
the south ( e.g., to reduce overlook and increase sunlight), shared driveway access (via 
Ketcheson Road) serving future development south of Lot B (e.g., to avoid bike path 
crossings and minimize pedestrian conflicts), and an on-site auto-court on Lot A for 
church/child care drop-off/pick-up and parking access ( e.g., to minimize traffic congestion on 
public streets). 

Prior to rezoning adoption, the developer will register a legal agreement on title to the subject 
site requiring that the proposed development is designed and constructed in a manner that 
mitigates potential development impacts including, among other things, view obstruction, noise 
or nuisance associated with commercial and non-residential activities, shading, reduced privacy, 
and related issues that may arise as a result of development on the lands and/or future 
development on surrounding properties. 

Development Pennit (DP) approval for the entirety of the proposed development, to the 
satisfaction of the Director of Development, will be required prior to rezoning adoption. At DP 
stage, among other things, additional design development is encouraged with respect to the 
following items: 

1. Stand-Alone Mixed Income Rental Housing Building: Design development is required to 
take into account input from the project's non-profit housing operator. 

2. Church and Child Care: Design development is required to ensure the proposed building 
provides for an attractive gateway feature at the prominent Capstan Way/Garden City Road 
intersection, contributes towards the establishment of an animated, pedestrian-oriented 
neighbourhood hub, and takes into account applicable child care licensing requirements and 
design guidelines. In addition, among other things, consideration should be given to the 
architectural expression of the building's Garden City Road fa9ade (to avoid competing with 
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the Capstan Way entrance) and the treatment of the plaza/auto-court area (to provide for 
attractive, universal, weather protected access and mitigate potential nuisance for fronting 
residents). 

3. Common Amenity Spaces: All indoor and outdoor common amenity spaces must meet or 
exceed OCP and CCAP DP Guidelines rates. More information is required with respect to 
the programming, design, and landscaping of these spaces to ensure they satisfy City 
objectives. 

4. Accessibility: Through the DP process, the design and distribution of accessible units and 
common spaces and uses must be refined. 

5. Tower Form: Design development is encouraged to refine the fonn and character of the 
project's towers taking into account skyline interest, shadowing, and adjacencies. 

6. Mid-Rise Interface: Design development is encouraged to ensure complementary 
relationships with existing residential neighbours and existing/proposed public open space 
amenities along the site's north side (e.g., to maximize sunlight and privacy) and future 
development south of Lot B (e.g., minimum 9 m/30 ft. setback from building face to lot line). 

7. Capstan Station Bonus Greenway: In coordination with the development's Servicing 
Agreement processes, opportunities must be explored to ensure that the greenway's design 
contributes towards a distinctive, high amenity public realm, paying particular attention to 
the greenway's interface with fronting residential uses and community gardens, its role in 
Capstan Village's "arts district" ( e.g. public art), and opportunities for satisfying City 
objectives for heritage interpretation, enhanced mobility, and public safety. 

8. Sustainability: The developer must unde1iake energy modelling to confirm that the proposed 
design can meet applicable BC Energy Step Code requirements (i.e. Step 2 with an on-site 
low carbon energy plant) and undertake design development to ensure that enhanced building 
performance is coordinated with a high standard of architectural quality and expression. 

9. Emergency Services: Preliminary Fire Department requirements identified at the rezoning 
stage must be addressed ( e.g., Fire Depaiiment response points and addressing). 

10. Crime Prevention through Enviromnental Design (CPTED): The City has adopted policies 
intended to minimize opportunities for crime and promote a sense of security. A CPTED 
checklist and plans demonstrating surveillance, defensible space, and related measures must 
be finalized through the DP process. 

11. Parking, Loading & Waste Management: The development proposal is consistent with the 
Zoning Bylaw and related City requirements. The design of vehicle parking and circulation, 
truck manoeuvring, waste management activities, and related features and spaces must be 
finalized through the DP process. 

12. Electric Vehicle (EV) Measures: Through the DP process, the design and distribution of EV 
infrastructure and related spaces and uses must be identified for car-share use, residential and 
non-residential parking, and Class 1 bicycle storage. 
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Community Planning 

Prior to rezoning adoption, the developer proposes to voluntarily contribute $94,537 towards 
future City community planning studies, as required for City Centre rezoning applications, based 
on the applicable City-approved developer contribution rate and the maximum buildable floor 
area permitted under the site-specific ZMUS l zone ( excluding affordable housing, market rental 
housing, church, and child care uses). 

Site Servicing and Frontage Improvements 

City policy requires that the developer is responsible for the design and construction of road, 
water, storm sewer, and sanitary sewer upgrades, together with related public and private 
utility improvements, arising as a result of the proposed development, as determined to the 
satisfaction of the City. Prior to rezoning adoption, the developer will enter into a standard 
City Servicing Agreements, secured with a Letter of Credit, for the design and construction 
ofrequired off-site works, as set out in the attached Rezoning Considerations (Attachment 9). 
Development Cost Charge (DCC) credits will be applicable to works identified on the City's 
DCC Program. 

Existing Legal Encumbrances 

Development of the subject site is not encumbered by existing legal agreements on title. 

Financial Impact or Economic Impact 

Through the proposed development, the City will take ownership of developer-contributed 
assets including waterworks, stonn sewers, sanitary sewers, street lights, street trees and traffic 
signals. The anticipated operating budget impact for the ongoing maintenance of these assets 
is $7,295. 

Conclusion 

IBI Group, on behalf of Dava Developments Inc., in cooperation with the Richmond Capstan 
Alliance Church, has applied to the City of Richmond for permission to rezone lands at 3360, 
3380 and a portion of 3440 Sexsmith Road from "Assembly (ASY)", "Single Detached 
(RS 1/F)", and "School & Institutional Use (SI)" to "Residential/ Limited Commercial and 
Religious Assembly (ZMUS 1)- Capstan Village (City Centre)", to construct a mixed use 
development in the City Centre's Capstan Village comprising a 2,853 m2 (30,709 ft2) church and 
child care facility, 392 apartment units (including 49 affordable housing units and 20 market 
rental housing units, subject to residential rental tenure zoning and secured in perpetuity with a 
Housing Agreement and Market Rental Agreement), and ground floor commercial space along 
Capstan Way, together with a publicly-accessible landscaped greenway along the site's north 
boundary incorporating heritage interpretation and public art. 

An amendment is requested to the City Centre Area Plan "Specific Land Use Map: Capstan 
Village (2031 )" for the purpose of reflecting the proposed consolidation of "Institution" uses 
(i.e. church and child care) at the northwest comer of Capstan Way and Garden City Road. 
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Off-site works, including utility upgrades, street widening and frontages improvements along 
three sides of the site, together with the proposed public greenway, will be the subject of the 
City's standard Servicing Agreement processes (secured with Letters of Credit). 

The west part of3440 Sexsmith Road (i.e. west ofKetcheson Road) is not subject to RZ 18-836107. 
Prior to rezoning, 3440 Sexsmith Road will be subdivided and a legal agreement will be registered 
on title to restrict development of the lot's remnant (west) portion unless it is consolidated with 
adjacent lands at 3420 and 3426 Sexsmith Road. 

An analysis of the developer's proposal shows it to be consistent with the CCAP's development, 
livability, sustainability, and urban design objectives. On this basis, it is recommended that 
Official Community Plan Bylaw 7100, Amendment Bylaw 10390 and Richmond Zoning Bylaw 
8500, Amendment Bylaw 10389 be introduced and given first reading 

Suzanne Carter-Huffman 
Senior Planner/Urban Design 

SCH:cas 

Attachments: 
1. Location Map 
2. Aerial Photograph 
3. CCAP "Specific Land Use Map: Capstan Village (2031 )" 
4. Development Application Data Sheet 
5. OCP Consultation Summary 
6. Existing Commercial Child Care Operator (Letter) 
7. Proposed Non-Profit Housing Operator (Letter) 
8. Conceptual Development Plans 
9. Rezoning Considerations 

6970290 

PH - 28



I 
Ira 
l;i 

( 

I 

C 
a::: 
:c 
!:: 
:iE 

~ w 
ti) 

6970290 

City of 
Richmond 

PORTION OF 3440 SEXSMITH RD 
NQI SUBJECT TO REZONING I 

CA 

CAPSTAN WAY 

216.89 

RSIIF 

RZ 18-836107 

HC 

ATTACHMENT 1 
Location Map 

ZC24 

SI 

:;i ; 
37.17 

37.19 

0 

Ql ; 
ct:: 

37.19 

N 

>!- :si 

14- 37.1 - ; CJ 37.19 

I z 35. w a 36.18 

a:: 
<( 372 

C) 9033 

Original Date: 10/18/18 

Revision Date: 06/09/22 

Note: Dimensions are in METRES 

•• Bo 

PH - 29



6970290 

City of 
Richmond 

RZ 18-836107 

ATTACHMENT 2 
Aerial Photograph 

Original Date: 10/18/18 

Revision Date: 09/27/22 

Note: Dimensions are in METRES 

PH - 30



ATTACHMENT 3 

Specific Land Use Map: Capstan Village (2031) ~~~a;o~~i; 

-

The Specific Land Use Map: Capstan Village (2031) assumes 
--~ the construction of the Capstan Canada Line station. Rezoning 

of development sites in Capstan Village will not be supported 
~~~~ unti l funding for the station is secured to the satisfaction of the 

City as provided for via the Capstan Station Bonus. 

General Urban T4 (2Sm) 

Urban Centre TS (4Sm) 

Marina (Residential 
Prohibited) 
Marina (Waterborne 
Residential Permitted) 

Urban Centre TS (3Sm) ~ Village Centre Bonus 

Urban Centre TS (2Sm) ♦ Institution 

Proposed Streets 

--• Pedestrian-Oriented 
Retail Precincts-High Street 
& Linkages 

--• Pedestrian-Oriented 

- Park ■ ■ ■ ■ ■ ■ Pedestrian Linkages ---
Retail Precincts-Secondary 
Retail Streets & Linkages 

Richmond Arts District 

Capstan Station Bonus 

Canada Line Station 

♦ Park-Configuration & . 
location to be determined ■ • ■ ■ ■ • Waterfront Dyke Trail 

0 Village Centre: * Enhanced Pedestrian 
No. 3 Road & Capstan Way & Cyclist Crossing 
Intersection 

----p Transit Plaza 

Maximum building height may be subject to established Airport Zoning Regulations in certain areas. 
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City of 
Richmond 

ATTACHMENT 4 

Development Application Data Sheet 
Development Applications Department 

Address: 3360, 3380 and a portion of 3440 Sexsmith Road (i.e. east of the proposed Ketcheson Road alignment) 

Applicant: _IB_I_G_ro_u~------------------------------------

Planning Area: City Centre (Capstan Village) 

I Existing I Proposed 

Owner • Dava Developments Inc. (1092295 BC Ltd) 

• Richmond Capstan Alliance Church ( Christian & Missionary Alliance - Canadian Pacific District Inc. No. 15034S) 

• Subject site (3360, 3380 & part of Net site area (after road dedication): 12,382.8 m2 (3.06 ac), comprising: 
3440 Sexsmith Road): 16,242.6 m2 

• Lot A (east): 7,361.2 m2 (1.82 ac) 
(4.01 ac) • Lot B (west): 5,021.6 m2 (1.24 ac) Site Size • Remnant portion of 3440 Sexsmith ZMU51 site area for density purposes: 15,421.4 m2 (3.81 ac), comprising: 
Road (i.e. NOT to be rezoned 

• Lot A: 8,906.6 m2 (2.20 ac) 
through the subject rezoning 
application): 2,301.9 m2 (0.57 ac) • Lot B: 6,514.8 m2 (1.61 ac) 

Church & child care • Church & child care 
Land Uses • Apartment housing 

Parking lot (former park & ride) • • • Limited pedestrian-oriented commercial 
OCP 

Mixed Use No change Designation • • 
• General Urban T4 (25 m) 

• No change, EXCEPT that one of the subject site's two existing City Centre • Urban Centre T5 (35 m) 
Area Plan • Institution (2 locations) 

"Institution" designations (i.e. at 3360 Sexsmith Road) is removed 

(CCAP) • Park - Configuration & location to 
because the development's proposed "Institution" use is consolidated 

Designation be determined 
in one location on Lot A 

• Pedestrian linkaqe 

• Assembly (ASY) 
Residential/ Limited Commercial and Religious Assembly (ZMU51) Zoning Single Detached (RS1/F) • • Capstan Village (City Centre) 

• School & Institutional Use (SI) 
# Units & • Lot A (east): 201 units, including: 
Basic - 132 Market Strata units (including Min. 15% BUH units) 
Universal 

None 
- 49 Affordable Housing units (100% BUH units) 

Housing • 20 Market Rental units (100% BUH units) -
(BUH) • Lot B (west): 191 Market Strata units (including Min. 15% BUH units) 
(Targets) • Total: 392 (includinc Min. 30% BUH units, based on total units) 

Housing Tenure Studio+ 1-BR 2-BR + 3-BR 

• Market Strata (323) Max 60% (194) Min 40% (129) 
Unit Mix 

None • Affordable (49) Max 70% (34@ 1-BR) Min 30% (15 @ 2-BR) 
(Targets) • 

• Market Rental (20) Max 60% (12) Min 40% (8) 

Total (392 units) Max 61 % (240 units) Min 39% (152 units) 

Other • Aircraft Noise Sensitive 

Designations Development: "Area 3" (i.e. all uses • No change (ANSD covenant will be registered on title) 
may be considered) 

I ZMU51 Bylaw Requirements I Proposed " " I Variance 

Floor 
Area 
Ratio 
(FAR) 

6970290 

• Church/child care: Max 0.185 FAR 
• other density on: 

- Lot A: Max. 1.8 FAR 
- Lot B: Max. 2.6 FAR 

• Church/child care: Max 0.185 FAR 
• Other density on: 

- Lot A: Max. 1.8 FAR 
- Lot B: Max. 2.6 FAR 

None 
permitted 
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I ZMU51 Bylaw Requirements I Proposed 

• Lot A: 18,884.9 m2 (203,275 ft2), including: 
- Church/child care: 2,853.0 m2 (30,709 ft2) 

• Total: 35,823.4 m2 (385,599 ft2) including: - Commercial: 463.4 m2 (4,988 ft2) 

- Lot A: 18,884.9 m2 (203,275 ft2), including: - Residential: 15,568.5 m2 (167,578 ft2), incl.: 
Buildable i) Church/child care: Max 2,853.0 m2 i) Mkt Strata: Max. 10,929.9 m2 (117,648 ft2) 

Floor (30,709 ft2) ii) Affordable Housing (Habitable unit area): 
Area* ii) Other uses: Max. 16,031.9 m2 Min. 3,096.5 m2 (33,330 ft2) 

(172,566 ft2): iii) Market Rental (Habitable unit area & 
- Lot B: Max. 16,938.5 m2 (182,324 ft2) proportional share of common circulation: 

Min. 1,542.1 m2 (16,600 ft2) 

• Lot B: Mkt Strata onlv: 16,938.5 m2 (182,324 ft2) 
Lot • Max. 90% for buildings and landscaped roofs • Max. 90% for buildings and landscaped roofs over 
Coverage over parkinq spaces parkinq spaces 

Lot Size • Lot A: Min. 7,200.0 m2 (1.78 ac) • Lot A: 7,361.2 m2 (1.82 ac) 

• Lot B: Min. 4,900.0 m2 (1.21 ac) • Lot B: 5,021.6 m2 (1.24 ac) 

• Road & park: • Road & park: 
- First 2 residential storeys fronting Garden - First 2 residential storeys fronting Garden City 

Setbacks 
City Road: 1.5 m (5 ft.) Road: 1.5 m (5 ft.) 

- Elsewhere: Min. 3.0 m (10 ft.) - Elsewhere: Min. 3.0 m (10 ft.) 
• Interior side yards: Nil • Interior side yards: Nil 

• Portions of buildinq below finished qrade: Nil • Portions of buildina below finished arade: Nil 

Building • Based on an approved Development Permit: 
28.0 m (92 ft.) within 50.0 m (164 ft.) of Garden City • 

Height - 28.0 m (92 ft.) within 50.0 m (164 ft.) of 
Road;and 

(Max) Garden City Road; and • Varies to Max. 47.0 m (154 ft.) GSC elsewhere - 47.0 m (154 ft.) GSC elsewhere 

• Min. 530 spaces, including: • 532 spaces (including 2 car-share spaces) 
- Church & related uses: 62 • Lot A: 302 spaces, including: 
- Child care: 9 - Church & related uses: 62 
- Residential: 379, including: - Child care: 9 

i) Market Strata @ 1.0/unit: 323 - Residential: 188, including: 
ii) Affordable Housing @ 0.8/unit: 40 i) Market Strata: 132 

Parking iii) Market Rental @0.8/unit: 16 ii) Affordable Housing: 40 
- Visitors @ 0.2/unit: 62, including: iii) Market Rental: 16 

i) Lot A: 23 (based on 41 spaces LESS - Visitors: 23 
18 shared with Lot A Commercial) - Commercial: 18 

ii) Lot B: 39 - Car-Share: 2 
- Commercial@ 3.75/100 m2 GLA: 18 • Lot B: 230 spaces, including: 

• Additional reguired 12arking: - Residential (Market Strata only): 191 
- Car-Share (Lot A only): 2 - Visitors: 39 

• Class 1: Min. 751 bikes, including: 
Bike - Residential @ 1.875/unit: 7 41 • Class 1: 751 bikes 
Parking - Non-residential (Lot A only): 10 ("flat rate") • Class 2: 123 bikes 

• Class 2: Min. 123 bikes 
Amenity • Lot A (2 m2/unit): Min. 402.0 m2 (4,327.1 ft2) • Lot A: 402.0 m2 (4,327 ft2) Space -
Indoor • Lot B (2 m2/unit): Min. 382.0 m2 (4,111.8 ft2) • Lot B: 382.0 m2 (4,112 ft2) 

Amenity • Lot A (6 m2/unit): Min. 1,206.0 m2 (12,981 ft2) 
Lot A: 1,206.0 m2 (12,981 ft2) • • Lot B (6 m2/unit): Min. 1,146.0 m2 (12,335 ft2) Space- • Lot B: 1,146.0 m2 (12,335 ft2) 

Outdoor: • Additional CCAP landscape @ 10% of net 
Additional CCAP landscape: 1,238.7 m2 (13,334 ft2) site: Min. 1,238.7 m2 (13,334 ft2) • 

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance review at 
Development Permit and Building Permit stages. 

Variance 

None 
permitted 

None 

None 

None 

None 

None 

None 

None 

None 
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ATTACHMENT 5 

OCP Consultation Summary 

Stakeholder Referral Comment (No Referral necessary) 

Agricultural Land Commission No referral necessary because the Land Commission is not affected. 

No referral necessary because the proposed amendment will not increase the 
Richmond School Board permitted amount of residential floor area nor increase the projected number 

of school-age children. (See below) 

Board of Metro Vancouver No referral necessary because the Regional District is not affected. 

Councils of adjacent Municipalities No referral necessary because adjacent municipalities are not affected. 

First Nations (e.g., Sto:lo, 
No referral necessary because First Nations are not affected. 

Tsawwassen & Musqueam) 

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

Vancouver Port Authority & 
No referral necessary because the port is not affected. 

Steveston Harbour Authority 

Vancouver International Airport No referral necessary because the proposed amendment does not affect 

Authority (Federal Agency) Transport Canada's maximum permitted building height or the OCP Aircraft 
Noise Sensitive Development (ANSD) policy. 

Richmond Coastal Health Authority No referral necessary because the Health Authority is not affected. 

Community Groups & Neighbours No referral necessary, but the public will have an opportunity to comment on 
the proposed amendment at the Public Hearing. 

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

Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10390, 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 the proposed amendment at the Public 
Hearing. Public notification for the Public Hearing will be provided as per the Local Government 
Act. 

School District 

This application was not referred to School District No. 38 (Richmond) because it is concerned 
with CCAP "Institution" uses only ( e.g., church and child care) and does provide for any increase 
in buildable residential floor area, number of dwelling units, or the number of households with 
school aged children. According to OCP Bylaw Preparation Consultation Policy 5043, which was 
adopted by Council and agreed to by the School District, residential developments that are subject 
to an OCP amendment bylaw generating less than 50 additional school aged children do not need 
to be referred to the School District. 
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Suzanne Carter- Huffman 
Planning & Development 
City of Richmond 
6911 No. 3 Road 
Richmond BC 
V6Y 2C1 

October 5th, 2022 

ATTACHMENT 6 
Existing Commercial Child Care Operator (Letter) 

Re: DAVA Development Re-zoning Application - Richmond Capstan Alliance Church (CAC) 

Dear Ms. Carter-Huffman, 

I am the owner and operator of Mustard Seed Children's Centre. Mustard Seed is fortunate to 
operate in the premises of Richmond Capstan Alliance Church (CAC) since 2014 and have 
enjoyed a very reasonable rental arrangement as well as great support from the church. 

I am also an active registered member of CAC and have received regular updates on the 
progress of the joint re-zoning application with DAVA Development. More importantly, there Is 
good working relationship between the children's centre and the church. In light of the 
Church's development plan, we have worked on a transition plan together that includes the 
following: 

• Flexible lease agreement between the church and Mustard Seed to foster a win-win 
scenario including a minimum 6-month notice of relocation. The agreement is to 
provide mutual flexibility and benefit between the two parties. 

• Keeping our daycare famllles Informed about the progress of CAC's development. We 
will continue to maintain this effort appropriately. 

In summary, Mustard Seed respect CAC's endeavour to explore its development opportunity 
and will work cooperatively with the church's future development plan. As an independent 
business, Mustard Seed will also develop its individual business plan to grow and increase our 
service In Richmond. 

:~d--
Felix Li, 
Owner and Manager 
Mustard Seed Children's Centre Inc. 
3360 Sexsmith Road, Richmond, BC. V6X2H8 
(604) 285-5266 
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ATTACHMENT 7 
Proposed Non-Profit Housing Operator (Letter) 

* S.U.C.C.E.S.S. Affordable Housing Society 

Oren Newson 

City of Richmond 
6911 No. 3 Road 
Richmond BC V6Y 2C1 

Delivered via email 

Sept 16, 2022 

Dear Oren 

I am writing in connection with Dava Developments' development at 3440 Sexsmith Road which includes Low 
End of Market Rental (LEMR) and Market Rental units. I understand from discussions with Dava that this 
project is proceeding to Planning Committee in the next few months. 

S.U.C.C.E.S.S. and Dava Partnership 

S.U.C.C.E.S.S. and Dava have had several discussions recently regarding S.U.C.C.E.S.S. operating/owning 
the LEMR units in the development, upon completion of construction. SUCCESS is also considering 
operating/owning the Market Rental units in the development. Both parties have expressed interest- in working 
with each other on this project and have drafted an MOU to formalize this partnership. 

S.U.C.C.E.S.S.'s Objective and interest in the development 

S.U.C.C.E.S.S. recognizes that affordable, secure, and well-maintained housing is fundamental to the 
community and contributes to healthier residents and communities. Affordable housing is integrally linked to 
other community issues such as health, recreation, and social and economic development. 

S.U.C.C.E.S.S. currently owns/operates two affordable housing buildings in Richmond with a total of 134 units. 
We also have MOU's with other developers to own/operate more than 200 additional units within Richmond . 
Adding more buildings/ units within Richmond allows for a cluster of units to increase operational efficiencies 
and economies of scale. 

Partnering with Dava to deliver these affordable housing units to S.U.C.C.E.S.S. is an example of the 
partnerships we need to help us deliver affordable housing to our communities. Dava is an experienced 
developer real estate development projects with many successful projects in Metro Vancouver. We are 
pleased to be working with Dava on this project and hope this translates into a long term working relationships 
for future opportunities. 

S.U.C.C.E.S.S. intends to purchase or lease the LEMR units and is also considering purchasing or leasing the 
Market Rental units within the development. Our objective is to add affordable housing units to our portfolio 

Clustering of units 

S.U.C.C.E.S.S. prefers all affordable housing units to be located within a cluster. The clustering of units results 
in much more efficient operations. 

S.U.C.C.E.S.S.'s experience with Storeys which has 53 units clustered within 3 floors, solidifies the. preference 
for clustered units. This cluster allows S.U.C.C.E.S.S. far better control of operations and tenant relations than 
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* S.U.C.C.E.S.S. Affordable Housing Society 

would be the case if the units were dispersed with the building . Further, tenants of the entire complex share the 
parking structure and outdoor amenities with no conflict between tenants from the other uses in the building. 

For these reasons, we fully support and endorse the clustering of the LEMR units within the building or in a 
stand-alone building for larger developments. 

Opportunity to influence design 

Through developing and operating affordable rental housing, S.U.C.C.E.S.S. amassed a wealth of knowledge, 
lessons learnt and design best practices to ensure operational efficiencies and reduction of maintenance costs. 
Being involved with Dava at this early stage will ensure the affordable housing units are built to Dava's highest 
standards while meeting S.U.C.C.E.S.S.'s operational needs. 

Interest in Market Rental units 

The mix between LEMR tenants and Market tenants has a positive effect both socially and financially. 
Having the mix promotes equality as the LEMR tenants see themselves on equal footing with the 
higher income tenants and vis versa . 
In terms of financials, operating costs have been increasing between 3-4% in the past few years with 
recent inflation driving the operating costs even higher. while LEMR rent increases remain lower than 
operating cost escalation, adjusting market rents with inflationary pressures would help with financial 
sustainability. 

Please let me know if you require any further information 

Regards 

Ahmed Omran 
Director, Community Real Estate and Asset Management 
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Looking north along Ketcheson Road (with Capstan Way in foreground) 

Looking south along Ketcheson Road (with Capstan Way at the top of the image) 
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Looking eastward from Sexsmith Road along the Multi-Use Path 

Lot A (east lot) landscaped central plaza/auto-court serving the church, child care & car-share 
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Looking northwest towards the church at the Capstan/Garden City intersection 
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Looking west from Garden City Road 
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City of 
Richmond 

ATTACHMENT 9 
FINAL October 12, 2022 

Rezoning Considerations 
Development Applications Department 

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

Address: 3360, 3380, and a portion of 3440 Sexsmith Road File No.: RZ 18-836107 

Prior to final adoption of Richmond OCP Bylaw 7100, Amendment Bylaw 10390, and Zoning Bylaw 8500, 
Amendment Bylaw 10389, the developer is required to complete the following: 

1. Minist1y of Transportation & Infrastructure (MOTI): Approvals to proceed granted by MOTi, including: 

1.1. Preliminary Approval prior to presentation of the Development Permit* (DP) application to DP Panel; and 

1.2. Final Approval prior to adoption of the rezoning bylaw. 

NOTE: MOTI approval may require the developer to make changes to the City-approved form of development ( e.g., 
access) and/or Servicing Agreement* scope of off-site works (e.g., intersection upgrades), which changes shall be 
undertaken by the developer, at the developer's sole cost, as determined to the satisfaction of the City. 

2. Subdivision: Registration of a subdivision plan to the satisfaction of the City. 

Prior to the registration of the Subdivision Plan, the following conditions shall be satisfied: 

2.1. City Road: Dedication of land for road and related purposes, generally as described in the Preliminary 
Subdivision Plan (Schedule A) and the following table, including approximately: 
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2.1.1. Ketcheson Road (i.e. designated as a City Centre Area Plan "minor street"): 20.0 m (65.6 ft.) wide 
right-of-way bisecting the site; 

2.1.2. Garden City Road: 4.8 m (15.7 ft.) strip of land along the site's entire east side (i.e. frontage of 
proposed Lot A), generally comprising a 1.8 m (5.9 ft.) widening and 3.0 m (9.8 ft.) streetscape 
enhancement area; 

2.1.3. Capstan Way: 6.8 m (22.3 ft.) strip of land along the site's entire south side (i.e. frontage of proposed 
"Lot A" and the remnant portion of 3440 Sexsmith Road), generally comprising a 2.8 m (9.2 ft.) 
widening and 4.0 m (13.1 ft.) streetscape enhancement area; and 

2.1.4. Sexsmith Road: 3.7 m (12.1 ft.) strip ofland along the frontage of proposed "Lot B", generally 
comprising a 1.1 m (3.6 ft.) widening and 2.6 m (8.5 ft.) streetscape enhancement area. 

Total 
Eligible Portions (m2) Non-

# Road Feature Dedication For Density (ZMU51) For DCC Credits 
Eligible 
Portions (m2) 

Lot A LotB Lot A LotB (m2) 

A. 
Garden City Road 161.7 None None None None 161.7 

(i.e. widening @ Lot A) 

B. 
Sexsmith Road 52.2 None None None 52.2 None 

(i.e. widening @ Lot B) 

Capstan Way 
C. (i.e. widening including Sexsmith Road 607.4 None None 276.5 330.9 None 

corner cut) 

D. Ketcheson Road 1,863.8 931.9 931.9 None None None 
(i.e. new CCAP "minor street") 

E. 
Sexsmith Road 123.4 None 123.4 None None None 

(i.e. streetscape enhancement) 

Capstan Way & Garden City Road (i.e. 
F. streetscape enhancement including 1,051.3 613.4 437.9 None None None 

Ketcheson Road corner cuts) 

1,545.3 1,493.2 276.5 383.1 
TOTAL(m2) 3,859.8 161.7 

3,038.5 659.6 
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2.2. Lot Consolidation: The creation of two lots for development purposes (i.e. Lot A and Lot B) and a third lot 
comprising the remnant pmiion of 3440 Sexsmith Road, generally as shown in the Preliminary Subdivision 
Plan (Schedule A), including: 

2.2.1. Lot A (i.e. proposed development site east ofKetcheson Road): 7,361.2 m2 (79,235.3 ft2); 

2.2.2. Lot B (i.e. proposed development site west ofKetcheson Road): 5,021.6 m2 (54,052.1 ft2
); and 

2.2.3. Remnant Lot C (i.e. remnant pmiion of3440 Sexsmith Road, which is not subject to rezoning 
through RZ 18-836107): 2,301.9 m2 (24,777.4 ft2). 

2.3. No Separate Sale (Lots A & B): Registration of a restrictive covenant(s) and/or alternative legal agreement(s) 
on title, to the satisfaction of the City, requiring that Lot A and Lot B may not be sold or otherwise transferred 
separately without prior approval of the City, to ensure that legal agreement and business terms related to 
financial, legal, development, and other obligations assigned to each of the lots as a result of the subject 
rezoning are transferred and secured to the satisfaction of the Director of Development and City Solicitor. 

2.4. No Development (Remnant Lot C): Registration of a restrictive covenant(s) and/or alternative legal 
agreement(s) on title, to the satisfaction of the City, securing that "no development" will be permitted on 
Remnant Lot C, restricting Development Permit* issuance for any building on the lot, in whole or in part, 
unless the developer has submitted rezoning* and Development Permit* applications, approved by the City, 
that provide for the comprehensive development of Remnant Lot C with 3420 and 3426 Sexsmith Road 
including, but not limited to, the following, as detennined to the satisfaction of the Director of Transportation, 
Director of Development, and Director of Engineering: 

2.4.1. Vehicle access restrictions, limiting vehicle access to the future comprehensive development to the 
area secured via the Lot B Cross Access and Lots A and B Driveway Crossings agreements; and 

2.4.2. Road dedication and design/construction of frontage and utility upgrades (via a standard Servicing 
Agreement*), at the developer's sole cost, along the entire Sexsmith Road frontage of the future 
comprehensive development site. 

NOTE: The above development restrictions shall not limit use of Remnant Lot C for residential sales centre 
use or construction staging purposes related to the developer's proposed development of Lot A and Lot B 
(subject to Building Permit* and other City approvals, as applicable), to the City's satisfaction. 

3. Capstan Station Bonus (CSB) (Lots A & B): Registration of a restrictive covenant(s) and/or alternative legal 
agreement(s), to the satisfaction of the City, securing that "no building" will be permitted on the subject site and 
restricting Building Permit* issuance for the subject site, in whole or in part, until the developer, on a stage-by-stage 
basis, satisfies the terms of the Capstan Station Bonus (CSB) as provided for via the Zoning Bylaw and City Centre 
Area Plan. More specifically, the developer shall provide for cash and public open space contributions as follows: 

3.1. Capstan Station Reserve Contribution (Lots A & B): Preliminary estimated voluntary developer cash 
contributions are indicated in the table below. 

Lot No. of Dwellings CSB Voluntary Contribution (1) 
Preliminary estimate Estimate, based on the City-Approved 2021/2022 Rate ($9,346.36/unit) 

A 201 $1,878,622.38 

B 191 $1,785,158.58 

TOTAL 392 units $3,663,780.96 

(1) The actual Capstan Station Reserve contribution shall be adjusted as required, on a Building Permit-by- Building Permit basis, to 
reflect accurately the number of dwelling units on Lot A and Lot B (including all market strata, affordable housing and market 
rental units) and the City-approved contribution rate(s) in effect at the time of Building Permit (BP) approval. 

3.2. Publicly-Accessible Open Space Contribution (Lots A & B): The developer shall provide public open space in 
compliance with the Capstan Station Bonus and ZMU51 zone, based on 5.0 m2 (53.82 ft2) per dwelling unit 
(including all market strata, affordable housing, and market rental units). More specifically, prior to rezoning 
adoption the developer shall: 
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3.2.1. Maximum Number of Permitted Dwellings (Lots A & B): Register a covenant and/or alternative legal 
agreement on title, to the City's satisfaction, to restrict the maximum permitted combined number of 
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dwellings on Lot A and Lot B to 392 units (including all market strata, affordable housing, and 
market rental units) or as otherwise determined to the City's satisfaction through the Development 
Permit* process and specified in this agreement. 

3.2.2. Capstan Station Bonus Greenway SRW (Lots A & B): Grant a statutory right-of-way (SRW) on Lot 
A and Lot B for the purpose of securing the Capstan Station Greenway SRW, comprising a Multi-Use 
Path (MUP) and Pocket Park(s). Prior to adoption of the OCP Amendment and Rezoning Bylaws, the 
agreement shall be registered as a blanket SRW (accompanied by a sketch plan) and shall include 
provisions for a replacement agreement at Development Permit*, Building Pennit*, and/or 
occupancy, as determined to the satisfaction of the City, at the developer/owner's cost, for the 
purpose of reflecting accurately the City-approved permits and replacing the sketch plan with a 
survey plan (which may be volumetric). The specific location, configuration, and design of the SRW 
area and the related terms of the agreement shall be confirmed through the development's 
Development Permit*, Servicing Agreement*, and/or other City approval processes, to the 
satisfaction of the City, taking into account the following items. 

a) The combined total Greenway SRW area on Lots A and B shall be at least 1,960.0 m2 (21,097.3 ft:2) 
or the product of 5.0 m2 (53.82 ft:2) per dwelling unit and the maximum permitted number of market 
strata, affordable housing, and market rental units on Lots A and B (based on the Maximum 
Number of Permitted Dwellings covenant as described above), whichever is greater. 

CSB Publicly-Accessible Open Space Lots A& B CSB Voluntary SRW Contribution 

Contribution Rate Max. Permitted # of Dwellings Minimum Combined SRW Area 
Preliminarv estimate on Lot A & Lot B 

5.0 m2 (53.82 ft2) per dwelling unit 392 1,960.0 m2 (21,097.3 ft2
) 

TOTAL 392 units 1,960.0 m2 (21,097.3 ft2) 

b) The Greenway SRW area shall comprise a suitably landscaped, universally accessible portion of the 
subject site, designed and constructed by the developer/owner, at the sole cost of the 
developer/owner, as publicly-accessible open space including: 

1. Approximately 1,131.0 m2 (12,174.0 ft:2) in the form of a 6.0 m (19.7 ft.) wide Multi-Use Path 
(MUP) for pedestrians, bicycles, and compatible modes of travel (together with seating, 
lighting, and other complementary landscape features), as generally shown on the 
Preliminary (Partial) Statutory Right-of-Way Plan (Schedule B): 

• On Lot A: 495.8 m2 (5,336.8 ft2); and 
• On Lot B: 635.2 m2 (6,837.2 ft2); and 

ii. At least 829.0 m2 (8,923.3 ft:2) contiguous with the MUP in the form of one or more Pocket 
Parks for public seating, relaxing, and play (which Pocket Park areas shall be provided in 
addition to the SRW area shown in Schedule B, as determined to the City's satisfaction 
through the DP process). 

c) The right-of-way shall provide for: 
i. 24 hour-a-day, year-round, universally accessible, public access in the form of paved 

walkway(s) and related landscape features, which may include, but may not be limited to, 
lighting, furnishings, street trees and planting, decorative paving, and storm water 
management measures, to the satisfaction of the City; 

11. Public art; 
m. Emergency and service vehicle access, City bylaw enforcement, and any related or similar 

City-authorized activities; 
iv. City utilities including, but not limited to, streetlights, traffic control infrastructure ( e.g., 

signals, detector loops, and equipment kiosks), and related or similar features; and 
v. Public access (e.g., walkways) to/from: 

• Fronting on-site uses/spaces; and 
■ The contiguous linear publicly-accessible open space area ( e.g., garden plots, 

walkways, and related landscape features) secured via statutory right-of-way 8800 
Hazelbridge Way and 3300/3311 Ketcheson Road ("Concord Gardens"); and 
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vi. Permanent building encroachments in the form of portions of the building located below 
finished grade ( e.g., parking), provided that any such encroachments do not comprise the 
quality, functionality, safety, or amenity of the SRW area or associated landscape features 
(e.g., tree planting), as determined to the satisfaction of the City and specified in the 
approved Development Permit*. 

d) In addition, the agreement shall provide for the following: 
i. Emergency Turn-Around: A vehicle turn-around (3-point turn arrangement), adjacent to the 

subject site's required Ketcheson Road dedication, for the purpose of facilitating 
unintenupted public use of the dedicated portion of Ketcheson Road in the event that the 
Private (SRW) Road portion of Ketcheson Road (i.e. north of the subject site) is 
temporarily unavailable to the public, in part or in whole, due to emergencies or City­
authorized closures. The turn-around must be designed and constructed to the satisfaction 
of the Director of Transpo1iation and Director of Engineering, which may include, but may 
not be limited to, provisions for passenger vehicles, fire ttucks, emergency service vehicles, 
and garbage/recycling trucks, as required to support the subject development. 

11. Future Elevated Road Crossing Connection: A future connection between the MUP and a 
Future Elevated Road Crossing over Garden City Road for the purpose of providing a 
continuous grade-separated public route, for pedestt·ians, bicycles, and compatible modes of 
tt·avel, between Capstan Village and lands east of Garden City Road. The Future Elevated 
Road Crossing, including its connection to the MUP, shall be constructed by or on behalf of 
the City, at no cost to the owner of the MUP. Terms of the agreement may include, but may 
not be limited to, the following: 

• The design and construction of the MUP and associated portions of the Lot A 
building must accommodate a safe and functional connection with the Future 
Elevated Road Crossing, as determined to the satisfaction of the City, including, 
but not limited to, compatible elevations (e.g., to ensure the elevated crossing will 
have adequate roadway clearance), pathway design (e.g., width, grade, materials, 
lighting, and furnishings), connection point considerations (e.g., structural and 
related measures), and temporary safety barrier(s) at the connection point (to be 
removed upon construction of the Future Elevated Road Crossing); 

11 Additional SRW area, as applicable, (which additional area would not comprise part 
of the developer/owner's CSB public open space contribution) for the purpose of 
potentially locating aerial portions of the Future Elevated Road Crossing, related 
structure and/or other features on, over, or under a p01iion of Lot A (which features 
shall not compromise the City-approved development of Lot A); 

• The ability for the City and its designate(s) to enter Lot A for purposes related to the 
design, construction, repair, replacement, demolition, operation, and maintenance of 
the Future Elevated Road Crossing; and 

• Related requirements ( e.g., responsibilities, liabilities, and cost sharing), which 
may include a construction agreement, option to purchase, or other measures. 

iii. Heritage Interpretation: Interpretation of the Herrling Residence (3360 Sexsmith Road), as 
required with respect to the Heritage Protection and Interpretation (Lot A and B) 
agreement, as determined to the satisfaction of the Director, Development, Director, Alis, 
Culture, and Heritage Services, and Director, Parks Services and in compliance with an 
approved Development Pennit* and Servicing Agreement*. 

e) The right-of-way shall not provide for: 
i. Driveway crossings or vehicle access ( except as described above); 

ii. Building encroachments above the finished grade of the right-of-way; or 
iii. Gates or similar barriers to public access (e.g., chains), except in association emergency, 

maintenance, repair, or other City-authorized closures. (For clarity, the SRW area cannot be 
chained or gated nightly.) 
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f) Design and construction of the SRW area shall be the subject of a Servicing Agreement* and 
Development Permit*, which shall be undertaken at the sole cost and responsibility of the 
developer/owner, as determined to the satisfaction of the City. Among other things, works 
essential for public access within the required SRW area are to be included in the Servicing 
Agreement* and the design of the SR W area must be prepared in accordance with good 
engineering practice with the objective of optimizing public safety. After completion of the 
SR W works, the owner is required to provide a certificate of inspection for the works or 
equivalent, prepared and sealed by the owner's engineer, architect, and/or landscape architect, as 
determined to the City's satisfaction, in a fonn and content acceptable to the City, certifying that 
the works have been constructed and completed in accordance with the accepted design. 

g) Maintenance of and liability with respect to the SR W area shall be at the sole cost and 
responsibility of the owner/developer, except for City utilities and/or other features that are 
identified through the Servicing Agreement*, at the sole discretion of the City, for maintenance 
by the City following the expiry of the Servicing Agreement* maintenance period. 

h) The owner/developer shall be permitted to close a portion of the right-of-way to public access to 
facilitate maintenance or repairs to the right-of-way and/or the fronting uses, provided that 
adequate public access is maintained and the duration of the closure is limited, as specified in the 
agreement and/or approved by the City in writing in advance of any such closure. 

i) "No development" shall be permitted on the site, restricting Development Permit* issuance for 
any building on the site, in whole or in part, unless the permit includes the SRW area, to the 
City's satisfaction. 

j) On a lot-by-lot basis, no Building Permit* shall be issued for a building on a lot, in whole or in 
part (excluding parking intended as an ancillary use to non-parking uses), unless the permit 
includes the portion of the SRW area located on the lot, as determined to the City's satisfaction. 

k) On a lot-by-lot basis, "no occupancy" shall be permitted of a building on a lot, restricting 
Building Permit* inspection granting occupancy for a building on the lot, in whole or in part 
(excluding parking intended as an ancillary use to non-parking uses), until the SRW area located 
on the lot is completed to the satisfaction of the City and the developer has submitted a 
certificate of inspection for the works or equivalent, prepared and sealed by the owner's 
engineer, architect, and/or landscape architect, to the City's satisfaction, and received a Building 
Permit* inspection granting occupancy. 

Notwithstanding the afore mentioned statement, on a lot-by-lot basis, if occupancy of the 
building on the lot is permitted to proceed in stages (e.g., tower-by-tower), "no occupancy" shall 
be permitted of any market (strata) residential units on the lot until the required SRW area is 
completed to the City's satisfaction. 

4. Mid-Block Pedestrian Link SRW (Lot A): Grant a statutory right-of-way (SRW) on Lot A for the purpose of securing 
unrestricted public pedestrian access between Ketcheson Road, Capstan Way, and Garden City Road via Lot A's 
central (auto court) plaza and associated walkways and stairs, as determined to the satisfaction of the City through an 
approved Development Permit*. Prior to adoption of the OCP Amendment and Rezoning Bylaws, the agreement shall 
be registered as a blanket SRW (accompanied by a sketch plan) and shall include provisions for a replacement 
agreement at Development Permit*, Building Permit*, and/or occupancy, as determined to the satisfaction of the City, 
at the developer/owner's cost, for the purpose ofreflecting accurately the City-approved permits and replacing the 
sketch plan with a survey plan (which may be volumetric). The specific location, configuration, and design of the 
SRW area and the related tenns of the agreement shall be confinned through the development's Development Permit* 
and/or other City approval processes, to the satisfaction of the City, taking into account the following items. 

4.1. The right-of-way shall provide for: 
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4.1.1. 24 hour-a-day, year-round public pedestrian access in the fonn of paved walkway(s) and related 
landscape features, which may include, but may not be limited to, lighting, furnishings, street trees 
and planting, decorative paving, and storm water management measures, to the City's satisfaction; 
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4.1.2. Universal public pedestrian access between Ketcheson Road and on-site uses/spaces ( e.g., church, 
child care, car-share parking spaces, and bicycle racks); and 

4.1.3. Vehicle use of driveways and driveway crossings ( e.g., by owners, operators, tenants, visitors, and 
car-share operator and users), provided that this activity does not compromise the safe and convenient 
public pedestrian use of the SRW area; 

4.1.4. Emergency and service vehicle access, City bylaw enforcement, and any related or similar City­
authorized activities; and 

4.1.5. Permanent building encroachments, provided that any such encroachments do not comprise the 
quality, functionality, safety, or amenity of the SRW area or associated landscape features, as 
determined to the satisfaction of the City and specified in the approved Development Permit*, 
including: 

a) Po1iions of the building located below finished grade (e.g., parking); and 

b) Weather protection, habitable po1iions of the building, and similar structures and building 
projections, provided that such features are a minimum clear distance of2.5 m (8.2 ft.) above the 
finished grade of the SRW area or as otherwise specified in an approved Development Permit*. 

4.2. The right-of-way shall not provide for gates or similar barriers to public access (e.g., chains), except in 
association emergency, maintenance, repair, or other City-authorized closures. (For clarity, the SRW area 
cannot be chained or gated nightly.) 

4.3. Design and construction of the SRW area shall be the subject ofa Development Permit*, which shall be 
undertaken at the sole cost and responsibility of the developer/owner, as determined to the satisfaction of the 
City. The design of the SRW area must be prepared in accordance with good engineering practice with the 
objective of optimizing public safety. After completion of the SRW works, the owner is required to provide a 
certificate of inspection for the works or equivalent, prepared and sealed by the owner's engineer, architect, 
and/or landscape architect, as determined to the City's satisfaction, in a form and content acceptable to the 
City, ce1iifying that the works have been constructed and completed in accordance with the accepted design. 

4.4. Maintenance of and liability with respect to the SRW area shall be at the sole cost and responsibility of the 
owner/developer. 

4.5. The owner/developer shall be permitted to close a portion of the right-of-way to public access to facilitate 
maintenance or repairs to the right-of-way and/or the fronting uses, provided that adequate public access is 
maintained and the duration of the closure is limited, as specified in the agreement and/or approved by the City 
in writing in advance of any such closure. 

4.6. "No development" shall be permitted on the site, restricting Development Permit* issuance for any building on 
the site, in whole or in part, unless the permit includes the SRW area, to the City's satisfaction. 

4.7. No Building Permit* shall be issued for a building on Lot A, in whole or in part (excluding parking intended as 
an ancillary use to non-parking uses), unless the pennit includes the SRW area, as determined to the City's 
satisfaction. 

4.8. "No occupancy" shall be permitted of a building on Lot A, restricting Building Permit* inspection granting 
occupancy for a building on Lot A, in whole or in part ( excluding parking intended as an ancillary use to non­
parldng uses), until the SRW area is completed to the satisfaction of the City and the developer has submitted a 
ce1iificate of inspection for the works or equivalent, prepared and sealed by the owner's engineer, architect, 
and/or landscape architect, to the City's satisfaction, and received a Building Permit* inspection granting 
occupancy. 
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Notwithstanding the afore mentioned statement, if occupancy of the building on the lot is permitted to proceed 
in stages ( e.g., tower-by-tower), "no occupancy" shall be permitted of any market (strata) residential units on 
the lot or the Lot A Religious Assembly and Child Care Building ( excluding parldng intended as an ancillary 
use to non-parking uses) until the required SRW area is completed to the City's satisfaction. 
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5. Driveway Crossings (Lots A & B): Registration of a restrictive covenant(s) and/or alternative legal agreement(s) on 
title requiring that vehicle access to the subject site shall be limited to the following: 

5.1. For Lot A: A maximum of two (2) driveways shall be permitted along the lot's Ketcheson Road frontage. No 
driveways shall be permitted along the lot's Capstan Way or Garden City Road frontages. 

5.2. For Lot B: A maximum of one (1) driveway shall be pennitted along the lot's Ketcheson Road frontage, which 
driveway shall provide for shared access with future development at 3420, 3426, and Remnant Lot C (i.e. 
remnant portion of 3440 Sexsmith Road), as per the required Lot B Cross Access agreement. No driveways 
shall be permitted along the lot's Sexsmith Road frontage. 

6. Cross Access (Lot B): Registration of a cross-access easement, statutory right-of-way (SRW), and/or other legal 
agreement(s) or measure(s), as determined to the satisfaction of the Director of Development, over the internal drive­
aisle in favour of future development at 3420, 3426, and Remnant Lot C (i.e. remnant potiion of3440 Sexsmith 
Road), including the installation of way-finding and other appropriate signage on the subject propetiy, and requiring a 
covenant that the owner provide written notification of this through the disclosure statement to all initial purchasers, 
provide an acknowledgement of the same in all purchase and sale agreements, and erect signage in the initial sales 
centre advising purchasers of the potential for these impacts. The specific location, configuration, and design of the 
easement area or SRW area and the related terms of the agreement shall be confirmed through the development's 
Development Permit*, Servicing Agreement*, and/ or other City approval processes, to the satisfaction of the City. 

6.1. "No development" shall be permitted on Lot B, restricting Development Permit* issuance for any building on 
Lot B, in whole or in part, unless the developer provides for the required Lot B Cross Access, which may 
include, but may not be limited to knock-out wall/fence panels, way-finding signage, and submission of a 
Letter of Credit or cash for the future repair of the affected portion of the Lot B building when cross-access is 
implemented, as dete1mined to the satisfaction of the City. 

6.2. No Building Permit* shall be issued for a building on Lot B, in whole or in part, unless the developer provides 
for the required Lot B Cross Access in the Building Petmit*, to the City's satisfaction, and the architect 
submits a letter confitming that the design of the spaces and uses satisfies all City's requirements. 

6.3. "No occupancy" shall be pe1mitted on Lot B, restricting Building Permit* inspection granting occupancy for 
any building on Lot B, in whole or in part, until the Lot B Cross Access requirements are completed to the 
satisfaction of the City, a letter of confitmation is submitted by the architect assuring that the facilities satisfy 
all City's requirements, and the facilities have received Building Petmit* inspection granting occupancy. 

Notwithstanding the afore mentioned statement, if occupancy of the building on the lot is permitted to proceed in 
stages ( e.g., tower-by-tower), "no occupancy" shall be permitted of any market (strata) residential units on the lot 
until the Lot B Cross Access requirements are completed to the satisfaction of the City. 

7. Tandem Parking Restriction (Lots A & B): Registration of a legal agreement on title prohibiting tandem parking (i.e. 
where one parking space is located behind another such that only one has direct access to a drive aisle). 

8. Car-Share Measures (Lot A): Registration on title of a restrictive covenant and/or alternative legal agreement, to the 
satisfaction of the City, for the purpose of securing the developer/owner's commitment towards implementing, at the 
developer/owner's sole cost, a car-share strategy comprised of designated car-share parldng spaces, car-share 
vehicles, and contractual anangements with a car-share operator, all to the satisfaction of the City. 

8.1. The car-share parking facility shall provide for the following: 
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8.1.1. Two (2) car-share parldng spaces located together on Lot A where they will be secure, universally­
accessible, and provide for safe and convenient 24/7 public pedestrian and vehicle access, as 
dete1mined to the City's satisfaction; 

8.1.2. Operating electric vehicle (EV) quick-charge (240V) charging stations for the exclusive use of and 
simultaneous charging of the car-share vehicles parked in the required car-share spaces; and 

8.1.3. Pedestrian and vehicle access, signage, lighting, and other features necessary to the operation of the 
car-share facility and vehicles as dete1mined to the satisfaction of the City. 
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8.2. The required car-share spaces shall be provided by the developer/owner in addition to that parking provided to 
satisfy Zoning Bylaw parking requirements with respect to residential and non-residential uses on the lot. 

8.3. Users of the car-share spaces shall not be subject to parking fees or EV charging fees, except as otherwise 
determined at the sole discretion of the City. 

8.4. The developer/owner shall, to the City's satisfaction, enter into a contract with a car-share operator for the 
operation of the car-share parking facility for a minimum term of three (3) years, which contract shall require, 
among other things, that: 

8.4.1. The developer/owner provides two (2) car-share cars at no cost to the operator; 

8.4.2. The car-share cars shall be electric vehicles, unless otherwise determined to the satisfaction of the 
car-share operator and the City; and 

8.4.3. The required car-share parking facility and vehicles will be 100% available for use upon the required 
occupancy of the car-share parking facility, as determined to the satisfaction of the City. 

8.5. "No development" shall be permitted on the subject site, restricting Development Permit* issuance for a 
building on the subject site, in whole or in part, unless the developer, to the City's satisfaction: 

8.5.1. Designs the subject site to provide for the required car-share parking facility to the City's satisfaction; 

8.5.2. Secures the car-share parking facility via a statutory right-of-way(s) and easement(s) registered on 
title and/or other legal agreements, as determined to the City's satisfaction; 

8.5 .3. Provides a Letter of Credit (LOC) to the City to secure the developer's commitment to the provision 
of two (2) car-share vehicles, the value of which shall be the estimated retail value of the two (2) car­
share cars at the time of purchase or as otherwise determined to the satisfaction of the Director of 
Transportation and Director of Development; and 

8.5.4. Registers legal agreement(s) on title requiring that, unless otherwise agreed to in advance by the City, 
in the event that the car-share parking facility is not operated for car-share purposes as intended via 
the subject rezoning application (e.g., the operator's contract is terminated or expires), control of the 
car-share facility shall be transfened to the City, at no cost to the City, and the City at its sole 
discretion, without penalty or cost, shall determine how the facility shall be used going forward. 

8.6. No Building Permit* shall be issued for a building on the subject site, in whole or in pmi (excluding parking 
intended as an ancillary use to non-parking uses), unless the permit provides for the required car-share parldng 
facility to the City's satisfaction and a letter of confirmation is submitted by the architect assuring that the 
design of the facility satisfies all applicable City's requirements. 

8.7. "No occupancy" shall be pe1mitted of a building on Lot A, restricting Building Permit* inspection granting 
occupancy for a building on Lot A, in whole or in part ( excluding parking intended as an ancillary use to non­
parking uses), until the required Lot A Car-Share Measures are completed to the satisfaction of the City, a 
letter of confirmation is submitted by the architect assuring that the facilities satisfy all applicable City's 
requirements, and the facilities have received Building Permit* inspection granting occupancy. 
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Notwithstanding the afore mentioned statement: 

8.7.1. If occupancy of the building on Lot A is permitted to proceed in stages (e.g., tower-by-tower), "no 
occupancy" shall be permitted of any market (strata) residential units on Lot A until the required Lot 
A Car-Share Measures are completed to the City's satisfaction; and 

8.7.2. If the City determines, to its sole satisfaction, that operation of the Car-Share Measures shall be 
delayed following granting of occupancy ( e.g., to accommodate the operator's requirements), prior to 
granting of occupancy, the developer may be required to submit an additional Letter of Credit and/or 
additional occupancy restrictions may apply to secure the developer's commitment with respect to the 
operator contract and/or related considerations. 
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9. Cycling Facilities (Lot A & Lot B): Registration of a restrictive covenant and/or alternative legal agreement on Lot A 
and Lot B for the purpose of requiring that the developer/owner provides, installs, and maintains cycling facilities on 
Lot A and Lot B, on a lot-by-lot basis, for the use of each lot's tenants/occupants, to the satisfaction of the City as 
determined via the Development Permit* review and approval processes. More specifically: 

9.1. Residential Cycling Facilities (Lot A & Lot B): For residential tenants/occupants on Lot A and Lot B, on a lot­
by-lot basis, the developer/owner shall, at the developer's sole cost, design, install, and maintain on the lots: 

9.1.1. Three (3) bike maintenance facilities, each in the form of a bike repair and maintenance station 
comprising a foot-activated pump, repair stand with integrated tools, and a bike wash, including: 

a) Two (2) on Lot A, including one (1) for the exclusive shared use of the tenants/occupants of the 
Mixed Income Rental Housing Building (including the housing operator) and one (1) for the 
exclusive shared use of the tenants/occupants of the Lot A market strata units; and 

b) One (1) on Lot B for the exclusive shared use of Lot B residential tenants/occupants; and 

9 .1.2. EV-equipped storage facilities in the form of "Class 1" bike storage spaces for the residential 
tenants/occupants of the building, as per the Zoning Bylaw and ZMU51 zone, which storage must 
include 120V energized ( duplex) outlets for the shared use of cyclists at a rate of 1 energized ( duplex) 
outlet for each 10 bike storage spaces or p01tion thereof in each bike storage room or as per Zoning 
Bylaw or Official Community Plan rates in effect at the time of Development Permit* approval, 
whichever is greater (which energized outlets shall be located to facilitate shared use by bikes in the 
storage room), including: 

a) Two (2) EV-equipped storage facilities on Lot A (each of which shall comprise multiple storage 
rooms), including one (1) for the exclusive shared use of the tenants/occupants of the Mixed 
Income Rental Housing Building (including the housing operator) and one (1) for the exclusive 
shared use of the tenants/occupants of the Lot A market strata units; and 

b) One (1) EV-equipped storage facility on Lot B (comprising multiple storage rooms) for the 
exclusive shared use of Lot B residential tenants/occupants. 

NOTE: For ease of use and security, the components of each of the development's three (3) Residential 
Cycling Facilities (i.e. bike maintenance facility and residential "Class 1" bike storage) shall be grouped 
together and situated at the building's ground floor. If the City determines in its sole discretion, as set out in an 
approved Development Pennit*, that one or more of the Residential Cycling Facilities may be on another floor 
of the building, in whole or in pmi, they must be adjacent to an elevator/stair core and use of that elevator/stair 
must be secured (by legal agreement) for unrestricted use by persons using the Residential Cycling Facilities 
(e.g., strata restrictions shall not restrict access). 

9.2. Non-Residential Cycling Facilities (Lot A): For non-residential tenants/occupants (i.e. commercial, church, 
child care, and similar or related uses) on Lot A, the developer/owner shall, at the developer's sole cost, 
design, install, and maintain on the lot: 
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9 .2.1. End-of-trip cycling facilities for the shared use of the development's non-residential tenants 
comprising a handicapped-accessible suite of rooms designed to accommodate use by four or more 
people (of the same or different genders) at one time, as determined to the City's satisfaction through 
the Development Permit* review and approval process, including at least two (2) shower/change 
cubicles with doors, two (2) change cubicles with doors, two (2) toilet cubicles with doors, two (2) 
wash basins, and a common change room with a bench(s), grooming station (i.e. min-or, counter, and 
electrical outlets), and lockers; 

9.2.2. A bike maintenance facility in the form of a bike repair and maintenance station comprising a foot­
activated pump, repair stand with integrated tools, and a bike wash; and 

9 .2.3. EV-equipped storage facilities in the form of "Class 1" bike storage spaces for the non-residential 
tenants/occupants of the building, as per the Zoning Bylaw, which storage must include 120V 
energized ( duplex) outlets for the shared use of cyclists at a rate of 1 energized ( duplex) outlet for 
each 10 bike storage spaces or portion thereof in each bike storage room or as per Zoning Bylaw or 
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Official Community Plan rates in effect at the time of Development Permit* approval, whichever is 
greater (which energized outlets shall be located to facilitate shared use by bikes in the storage room). 

NOTE: For ease of use and security, the components of the Lot A Non-Residential Cycling Facilities (i.e. 
end-of-trip cycling facilities, bike maintenance facility, and non-residential "Class l" bike storage) shall be 
grouped together and situated at the building's ground floor. If the City determines in its sole discretion, as set 
out in an approved Development Permit*, that the Lot A Non-Residential Cycling Facilities may be on 
another floor of the building, the required components must be grouped together adjacent to an elevator/stair 
core and use of that elevator/stair must be secured (by legal agreement) for unrestricted use by persons using 
the Lot A Non-Residential Cycling Facilities (e.g., strata restrictions shall not restrict access). 

9.3. "No development" shall be permitted on Lot A or Lot B, restricting Development Permit* issuance for any 
building on Lot A or Lot B, in whole or in pait, unless the developer provides for the required Cycling 
Facilities to the satisfaction of the City. 

9.4. On a lot-by-lot basis, no Building Pennit* shall be issued for a building on Lot A or Lot B, in whole or in part 
(excluding parking intended as an ancillary use to non-parking uses), until the developer provides for the 
required Cycling Facilities and a letter of confirmation is submitted by the architect assuring that the design of 
the facilities satisfies all applicable City's requirements. 

9.5. On a lot-by-lot basis, "no occupancy" shall be permitted on Lot A or Lot B, restricting Building Pennit* 
inspection granting occupancy for any building on Lot A or Lot B, in whole or in part ( excluding parking 
intended as an ancillary use to non-parking uses), until the required Cycling Facilities are completed to the 
satisfaction of the City, a letter of confirmation is submitted by the architect assuring that the facilities satisfy 
all applicable City's requirements, and the facilities have received Building Permit* inspection granting 
occupancy. 

Notwithstanding the afore mentioned statement, on a lot-by-lot basis, if occupancy of the building on the lot is 
permitted to proceed in stages (e.g., tower-by-tower), "no occupancy" shall be permitted of: 

9.5.1. Any non-residential uses on Lot A, in whole or in part, until 100% of the Lot A Non-Residential 
Cycling Facilities and related uses and spaces are completed to the satisfaction of the City; 

9.5.2. Any residential uses on Lot A until 100% of the Lot A Residential Cycling Facilities required with 
respect to the Mixed Income Rental Housing Building and a proportional share of the Residential 
Cycling Facilities required with respect to the Lot A market (strata) residential units proposed for 
occupancy, together with all related uses and spaces, are completed to the satisfaction of the City; and 

9.5.3. Any residential uses on Lot B, in whole or in part, until a proportional share of the Residential 
Cycling Facilities required with respect to the Lot B market (strata) residential units proposed for 
occupancy, as applicable, and all related uses and spaces, are completed to the satisfaction of the City. 

10. Electric Vehicle (EV) Charging Equipment for Vehicles (Lots A & B): Registration on title of a restrictive covenant 
and/or alternative legal agreement(s), to the satisfaction of the City, to clarify Zoning Bylaw and related requirements 
regarding EV charging facilities for vehicles, the details of which shall be specified, to the satisfaction of the Director 
of Transportation and Director of Sustainability in an approved Development Permit*. More specifically, the 
agreement shall require that: 

10.1. 100% of resident parking on Lot A and Lot B (i.e. designated for the use of tenants/occupants of market strata, 
affordable housing, and market rental housing units) shall be equipped with energized 240V Charging Stations 
(i.e. energized outlets capable of providing Level 2 charging or higher); and 

10.2. 5% of non-residential parking on Lot A, based on the total number of non-residential parking spaces approved 
through the Development Pennit* ( excluding the two required car-share spaces) shall be equipped with energized 
240V Charging Stations (i.e. energized outlets capable of providing Level 2 charging or higher); and 

10.3. Two (2) car-share spaces on Lot A shall be equipped with 240V Chargers (i.e. 240V Charging Stations plus 
equipment for delivering electricity from the energized outlets to the vehicles). 
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10.4. The electrical circuits serving the designated parking spaces for: 

10.4.1. Market strata uses on Lot A and B must, on a lot-by-lot basis, serve only those parking spaces; 

10.4.2. Affordable housing uses on Lot A must serve only those parldng spaces; 

10.4.3. Market rental housing uses on Lot A must serve only those parldng spaces; 

10.4.4. Church/child care/related uses on Lot A must serve only those parking spaces; 

10.4.5. Commercial uses (including use by residential visitors) on Lot A must serve only those parking 
spaces; and 

10.4.6. Car-share use on Lot A must serve only those parldng spaces. 

10.5. For the car-share parldng spaces, as determined at the developer/owner's discretion, the required service shall 
be provided by either: 

10.5.1. dedicating one 40A 208V circuit to each individual parldng space such that upon completion of the Car­
Share Measures, to the satisfaction of the City, both of the required EV-equipped parking spaces are 
equipped with an energized outlet box with a receptacle capable of charging electric vehicles and a 240V 
Charger (i.e. one for each 40A 208-240V circuit); or 

10.5.2. servicing the 2 car-share parking spaces with a single 40A 208-240V circuit such that upon completion 
of the Car-Share Measures, to the satisfaction of the City, each parking space is equipped with an 
energized outlet with a smart EV Charger connected to a load-sharing system capable of delivering at 
least 24 kWh of charging to each vehicle within an 8 hour period when both parking spaces are 
occupied by charging vehicles ( e.g. 2-way load share of a 40A 208-240V circuit). 

10.6. For resident parking (for the tenants/occupants of market strata, market rental, and affordable housing units) 
and non-residential parking (for commercial tenants/occupants, church/child care, and related uses) as 
determined at the developer's discretion, the required service may be provided by either: 

10 .6.1. Dedicating one 208V circuit to each individual parldng space, such that upon first occupancy of the 
building, in whole or in part, all of the required EV-equipped parking spaces are equipped with an outlet 
box with a receptacle capable of charging electric vehicles (i.e. one for each 40A 208-240V circuit); or 

10.6.2. Servicing multiple parldng spaces with each 40A 208-240V circuit, such that upon first occupancy of 
the building, in whole or in part: 

a) The building design supports the future installation by others (e.g., residential and/or non­
residential owners) of a load sharing system(s) capable of delivering at least 12 kWh of charging 
to every car within an 8 hour period when every parldng space is occupied by a charging car 
( e.g. 4-way load share of a 40A 208-240V circuit); and 

b) Prior to the installation of a load sharing system(s): 
i. At least 25% ofresident parking spaces (including a proportional share ofrequired market 

strata, market rental, and affordable housing resident parking) and at least 25% of non­
residential parking spaces are equipped with an outlet box with a receptacle capable of 
charging electric vehicles (i.e. one for each 40A 208-240V circuit); and 

ii. The remaining required EV-equipped resident and non-residential parking spaces each have an 
outlet box containing capped energized wires covered with a cover plate. 

10.7. "No development" shall be permitted on Lot A or Lot B, restricting Development Permit* issuance for any 
building on Lot A or Lot B, in whole or in part, unless the developer provides for the required Electric Vehicle 
(EV) Charging Equipment for Vehicles, to the satisfaction of the City. 

10.8. On a lot-by-lot basis, no Building Permit* shall be issued for a building on Lot A or Lot B, in whole or in part, 
until the developer provides for the required Electric Vehicle (EV) Charging Equipment for Vehicles and a 
letter of confirmation is submitted by the architect assuring that the design of the facilities satisfies all 
applicable City's requirements. 
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10.9. On a lot-by-lot basis, "no occupancy" shall be permitted on Lot A or Lot B, restricting Building Permit* 
inspection granting occupancy for any building on Lot A or Lot B, in whole or in pmi, until the required 
Electric Vehicle (EV) Charging Equipment for Vehicles required with respect to the lot are completed to the 
satisfaction of the City, a letter of confirmation is submitted by the architect assuring that the facilities satisfy 
all applicable City's requirements, and the facilities have received Building Permit* inspection granting 
occupancy. 

Notwithstanding the afore mentioned statement, on a lot-by-lot basis, if occupancy of the building on the lot is 
permitted to proceed in stages ( e.g., tower-by-tower), "no occupancy" shall be permitted of any use on the lot 
unless, on a stage-by-stage basis, the parking required to be completed with respect to each stage is equipped 
with Electric Vehicle (EV) Charging Equipment for Vehicles in compliance with this agreement, as 
determined to the satisfaction of the City. 

11. Residential Visitor & Non-Residential Parking (Lot A): Registration of a restrictive covenant and/or alternative legal 
agreement(s) on title to Lot A, to the satisfaction of the City, specifying the amount, distribution, operation (e.g., 
duration of stay), and use (i.e. exclusive or shared) of parking facilities required to be provided on Lot A to satisfy 
Zoning Bylaw and related requirements with respect to the Lot A Religious Assembly and Child Care Building, Lot A 
commercial uses, and visitors to the Lot A Mixed Income Rental Housing Building and Lot A market (strata) 
dwelling units, to the City's satisfaction. 

11.1. Provisions in the agreement may include, but may not be limited to, the following, as determined to the City's 
satisfaction through an approved Development Permit*: 

11.1.1. Residential visitor parking (for the purpose of satisfying Zoning Bylaw requirements) shall be 
provided in a combination of spaces secured for the exclusive use ofresidential visitors (i.e. 
approximately 23 spaces, which may be managed as a pool or assigned to specific buildings, as 
determined to the City's satisfaction) and shared use of Lot A's commercial spaces (i.e. 
approximately 18 spaces, which may include spaces allocated for long-tenn use, hourly use and/or 
shorter durations) on the same terms as members of the general public, to the satisfaction of the City; 

11.1.2. Parking spaces shall be provided for the exclusive use of the Lot A Religious Assembly and Child 
Care Building, to the City's satisfaction; 

11.1.3. Parking spaces within the Lot A auto-court shall be secured for short-term use ( e.g., 5-minute) to 
facilitate passenger drop-off/pick-up and related activities by all uses on Lot A and the general public; 

11.1.4. Lot A Residential Visitor & Non-Residential Pm-king shall not include tandem parking spaces; and 

11.1.5. Lot A Residential Visitor & Non-Residential Parking must include a proportional number of 
handicapped parking spaces and small car parking spaces in compliance with the Zoning Bylaw or as 
otherwise determined to the satisfaction of the Director, Transpmiation. 

11.2. "No development" shall be permitted on Lot A, restricting Development Permit* issuance for any building on 
Lot A, in whole or in part, unless the developer provides for the required Lot A Residential Visitor & Non­
Residential Parking requirements to the satisfaction of the City. 

11.3. No Building Permit* shall be issued for a building on Lot A, in whole or in part, until the developer provides 
for the required Lot A Residential Visitor & Non-Residential Parldng and a letter of confirmation is submitted 
by the architect assuring that the design of the facilities satisfies all applicable City's requirements. 

11 .4. "No occupancy" shall be permitted of a building on Lot A, restricting Building Permit* inspection granting 
occupancy for a building on Lot A, in whole or in part ( excluding parking intended as an ancillary use to non­
parldng uses), until the required Lot A Residential Visitor & Non-Residential Parking and related uses and 
spaces are completed to the satisfaction of the City, a letter of confirmation is submitted by the architect 
assuring that the facilities satisfy all applicable City's requirements, and the facilities have received Building 
Permit* inspection granting occupancy. 
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Notwithstanding the afore mentioned statement, if occupancy of the building on Lot A is permitted to proceed 
in stages ( e.g., tower-by-tower), "no occupancy" shall be pennitted of any use on the lot unless, on a stage-by­
stage basis, the parking required with respect to each stage is completed to the satisfaction of the City. 
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12. Shared Loading Facilities (Lot A): Registration of a restrictive covenant and/or alternative legal agreement(s) on title 
to Lot A, to the satisfaction of the City, specifying the amount, distribution, operation, and shared use ofloading 
facilities, including those required for waste pick-up, as set out in an approved Development Permit*, to the 
satisfaction of the Director, Development, Director, Transportation, Director, Community Social Development, and 
Director, Environmental Programs. This shall include, but will not be limited to, shared use of the development's 
loading and waste management facilities by the tenants/occupants and operator of the Lot A Mixed Income Rental 
Housing Building, as determined to the satisfaction of the Director, Community Social Development. (All on-street 
waste management operations shall be prohibited.) 

12.1. "No development" shall be permitted on Lot A, restricting Development Permit* issuance for any building on 
Lot A, in whole or in pait, unless the developer provides for the required Lot A Shared Loading Facilities 
requirements to the satisfaction of the City. 

12.2. No Building Permit* shall be issued for a building on Lot A, in whole or in part (excluding parking intended as 
an ancillary use to non-parking uses), until the developer provides for the required Lot A Shared Loading 
Facilities and a letter of confirmation is submitted by the architect assuring that the design of the facilities 
satisfies all applicable City's requirements. 

12.3. "No occupancy" shall be permitted of a building on Lot A, restricting Building Pe1mit* inspection granting 
occupancy for a building on Lot A, in whole or in part ( excluding parking intended as an ancillary use to non­
parking uses), until the required Lot A Shared Loading Facilities and related uses and spaces are completed to 
the satisfaction of the City, a letter of confinnation is submitted by the architect assuring that the facilities 
satisfy all applicable City's requirements, and the facilities have received Building Permit* inspection granting 
occupancy. 

13. Shared Indoor Amenity Space (Lot A): Registration of a restrictive covenant and/or alternative legal agreement on 
title to Lot A, to the satisfaction of the City, to secure the indoor amenity space building fronting the Lot A 
plaza/auto-court (co-located with the Mixed Income Rental Housing Building,) for umestricted shared use by the 
occupants/tenants of all Lot A dwelling units (i.e. market strata, affordable housing, and market rental), as determined 
to the satisfaction of the Director, Development and Director, Community Social Development through an approved 
Development Permit*. 

13 .1. "No development" shall be permitted on Lot A, restricting Development Permit* issuance for any building on 
Lot A, in whole or in part, unless the developer provides for the required Lot A Shared Indoor Amenity Space 
requirements to the satisfaction of the City. 

13.2. No Building Pe1mit* shall be issued for a building on Lot A, in whole or in part (excluding parking intended as 
an ancillary use to non-parldng uses), until the developer provides for the required Lot A Shared Indoor 
Amenity Space requirements and a letter of confirmation is submitted by the architect assuring that the design 
of the facilities satisfies all applicable City's requirements. 

13.3. "No occupancy" shall be pe1mitted of a building on Lot A, restricting Building Permit* inspection granting 
occupancy for a building on Lot A, in whole or in pait ( excluding parking intended as an ancillary use to non­
parking uses), until the required Lot A Shared Indoor Amenity Space and related uses and spaces are 
completed to the satisfaction of the City, a letter of confirmation is submitted by the architect assuring that the 
facilities satisfy all applicable City's requirements, and the facilities have received Building Permit* inspection 
granting occupancy. 

Notwithstanding the afore mentioned statement, if occupancy of the Lot A building is permitted to proceed in 
stages ( e.g., tower-by-tower), "no occupancy" shall be permitted of any residential units on the lot until the Lot 
A Shared Indoor Amenity Space and related uses and spaces are completed to the satisfaction of the City. 

14. Mixed Income Rental Housing Building (Lot A): The City's acceptance of the developer/owner's offer to voluntarily 
contribute affordable Low-End-Market-Rental (LEMR) housing units and market rental housing (MRH) units, 
constructed to a turnkey level of finish on the subject site at the sole cost of the developer, the terms of which 
voluntary contribution shall include, but will not be limited to, the registration of the City's standard Housing 
Agreement (regarding the LEMR units), Market Rental Agreement (regarding the MRH units) and related covenants 
(one for each housing type) on title to secure the dwelling units. The form of the Housing Agreement, Market Rental 
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Agreement and related covenants shall be agreed to by the developer and the City prior to final adoption of the subject 
rezoning application; after which time, only the covenants may be amended or replaced and any such changes will 
only be permitted for the purpose of accurately reflecting the specifics of the Development Permit* for the subject 
site and other non-material changes resulting thereof and made necessary by the Development Permit* approval 
requirements, as determined to the satisfaction of the Director, Development and Director, Community Social 
Development. The terms of the Housing Agreement, Market Rental Agreement and related covenants shall indicate 
that they apply in perpetuity and provide for, but will not be limited to, the requirements set out in the Lot A Mixed 
Income Rental Housing Building Terms of Reference (Schedule C). 

15. Religious Assembly & Child Care Building (Lots A & B): Registration ofa restrictive covenant and/or alternative 
legal agreement on title to Lot A and Lot B generally as follows: 

15 .1. With respect to the proposed Religious Assembly and Child Care Building on Lot A, the developer shall: 

15 .1.1. Designate a portion of the lot for the exclusive use of the Lot A Religious Assembly and Child Care 
Building, which area shall generally be located within 33.5 m (110 ft.) of the lot's proposed Garden 
City Road property line and 53.0 m (174 ft.) of the lot's proposed Capstan Way property line or as 
otherwise determined to the City's satisfaction through an approved Development Permit*; 

15 .1.2. Limit the use of the Lot A Religious Assembly and Child Care Building to religious assembly and 
child care, together with customary secondary or ancillary uses as permitted under the Zoning Bylaw 
and ZMU51 zone ( e.g., indoor recreation, but excluding residential uses), to the City's satisfaction; 

15 .1.3. Provide for the Lot A Religious Assembly and Child Care Building to be located within an Air Space 
Parcel, approved by the City, together with the registration oflegal agreements on title, to the 
satisfaction of the City (i.e. to ensure that the owners, operators, and users of the Lot A Religious 
Assembly and Child Care Building have adequate access to and enjoyment of facilities intended for 
their exclusive use and shared use to the City's satisfaction as generally determined through an 
approved Development Permit*); and 

15.1.4. Register additional agreement(s) and/or satisfy additional requirements, as determined to the sole 
satisfaction of the City via the Servicing Agreement*, Development Permit*, development approval, 
and/or Building Permit* processes. 

15.2. "No demolition" shall be permitted of the existing buildings and facilities on 3360 Sexsmith Road (including, 
but not limited to, the Henling Residence), restricting Demolition Pennit* issuance for any building on 3360 
Sexsmith Road, in whole or in part, unless, unless, as determined to the satisfaction of the Director, 
Development and Director, Arts, Culture, and Heritage Services: 
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15.2.1. The subject rezoning bylaw has been adopted (which shall require, among other things, the transfer of 
3360 Sexsmith Road to the developer to facilitate the creation of proposed Lot B); 

15.2.2. A Development Permit* has been issued for the comprehensive development of Lot A and Lot B, 
including the Lot A Religious Assembly and Child Care Building and all related spaces and uses, as 
determined to the City's satisfaction; 

15 .2.3. With respect to the church, submission of written confirmation from the Richmond Capstan Alliance 
Church, to the City's satisfaction, confirming that the organization's operations have been 
satisfactorily relocated off-site (e.g., to temporary accommodation); 

15.2.4. With respect to the existing child care tenant at 3360 Sexsmith Road, submission of written 
confirmation from the owner, to the City's satisfaction, that the following assistance measures have 
been undertaken: 

a) The child care tenant has been provided with reasonable notice (e.g., a minimum of 6 months) 
regarding the need to relocate from the property; and 

b) The owner has provided the child care tenant with access to a professional realtor, at the owner's 
sole cost, in an effmi to assist the child care tenant in finding similar, appropriately zoned space 
to lease within Richmond; and 
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15.2.5. The developer, at the developer's sole cost, has satisfied the "no demolition" conditions specified in 
the Heritage Conservation and Interpretation agreement with respect to Herrling Residence. 

16. Heritage Conservation & Interpretation (Lots A & B): City acceptance of the developer's offer to voluntarily 
contribute towards heritage conservation, interpretation and/or documentation with respect to the Herrling Residence 
(3360 Sexsmith Road), the terms of which voluntary developer contribution shall include the registration of a 
restrictive covenant and/or alternative legal agreement(s) on title to Lots A and B, generally as follows or as otherwise 
determined to the satisfaction of the Director, Development and Director, Atis, Culture, and Heritage Services and an 
approved Development Permit*: 

16.1. "No demolition" shall be permitted on Lot B, restricting Demolition Permit* issuance for any building on Lot 
B, in whole or in part, unless the developer, at the developer's sole cost, as detennined to the satisfaction of the 
Director, Development and Director, Arts, Culture, and Heritage Services: 

16.1.1. Submits photo documentation of the existing Herrling Residence and related heritage features, 
prepared by a qualified heritage professional, to the City's satisfaction; 

16.1.2. Demonstrates that reasonable steps have been taken to relocate the Herrling Residence off-site, which 
steps shall include, but may not be limited to, posting the house on the City's House Moving and 
Salvage List for 60 days (i.e. for the purpose of offering to move or salvage the house) prior to 
applying for a Demolition Permit*; 

16.1.3. Under the direction of the City, salvages artefact(s) of heritage value from the Herrling Residence and 
delivers them to Richmond's artefact storage facility; and 

16.1.4. Satisfies the "no demolition" conditions specified in the Religious Assembly and Child Care Building 
agreement with respect to the existing church, child care, and related facilities on 3360 Sexsmith 
Road (i.e. including, but not limited to, the Herrling Residence). 

16.2. "No development" shall be permitted on Lot A or Lot B, restricting Development Permit* issuance for any 
building on Lot A and Lot B, in whole or in part, unless the developer, at the developer's sole cost, prepares 
and implements a Heritage Interpretation Plan for Lot A and Lot B, as determined to the satisfaction of the 
Director, Development, Director, Arts, Culture, and Heritage Services, and Director, Parks Services. More 
specifically, requirements of the Plan may include, but may not be limited to the following: 
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16.2.1. Plan preparation by a qualified heritage professional (together with an architect, landscape architect, 
and/or other qualified professionals, as applicable), based on existing City Statements of Significance 
(SOS) for the Herrling Residence, Capstan Village, and other relevant heritage resources, subject to 
review(s) by the Richmond Heritage Commission or as otherwise determined to the satisfaction of the 
Director, Arts, Culture, and Heritage Services; 

16.2.2. A comprehensive approach to heritage interpretation, which shall include, but may not be limited to a 
heritage vision statement for the site and clear set of goals, taking into account opportunities to 
enhance place-making and Capstan Village's role as a designated "arts district", coordination with 
architectural/landscape design and public art, and the establishment of the Capstan Station Bonus 
Greenway SR W area on Lot A and Lot B as a key public gateway to the history and stories of 
Capstan Village; 

16.2.3. Interpretative signage, together with other heritage interpretation features (e.g., murals, models, 
artefacts, landscape structures, special paving or furnishings, or artworks) located within the Capstan 
Station Bonus Greenway SRW area and/or integrated into the design of buildings and/or landscapes 
fronting the Greenway SRW; 

16.2.4. Design and installation of the interpretation features in coordination with the Development Permit* 
and/or Servicing Agreement*, the implementation of which shall be secured through the 
Development Permit* security (Landscape Letter of Credit), Servicing Agreement* Letter of Credit, 
or other Letter(s) of Credit, as determined to the City's satisfaction; and 

16.2.5. Maintenance of and liability with respect to the heritage interpretation features at the sole cost and 
responsibility of the owner/developer, except for any features that the City (in its sole discretion 
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through an approved Servicing Agreement*) determines shall be transferred to the City ( at no cost to 
the City) and, following the expiry of the Servicing Agreement* maintenance period, shall be 
maintained by the City. 

16.3. On a lot-by-lot basis, "no occupancy" shall be pennitted of a building on Lot A or Lot B, restricting Building 
Permit* inspection granting occupancy for a building on Lot A or Lot B, in whole or in part ( excluding parking 
intended as an ancillary use to non-parking uses), until implementation of the Heritage Interpretation Plan for 
Lot A and Lot Bis completed to the satisfaction of the City (as provided for through the Servicing 
Agreement*, Development Permit*, and/or other City requirements or legal agreements, as applicable), a letter 
of confirmation is submitted by the architect assuring that the features satisfy all applicable City's 
requirements, and the developer has submitted a certificate of inspection for the features or equivalent, 
prepared and sealed by the owner's engineer, architect, and/or landscape architect, to the City's satisfaction, 
and received a Building Permit* inspection granting occupancy. 

Notwithstanding the afore mentioned statement, on a lot-by-lot basis, if occupancy of a lot is pennitted to 
proceed in stages (e.g., tower-by-tower), "no occupancy" shall be pennitted of any market (strata) residential 
units on the lot unless the required heritage interpretation features and related requirements are complete to the 
City's satisfaction. 

17. Public Ati (Lots A & B): City acceptance of the developer's offer to voluntarily contribute towards Public Art, the 
terms of which voluntary developer contribution shall include: 

17 .1. Prior to rezoning adoption, registration of legal agreement(s) on title to facilitate the implementation of an 
approved Public Art Plan for the subject site (Lot A and Lot B), together with the ongoing management and 
maintenance of the artwork(s) and related considerations, which Plan shall be prepared by an appropriate 
professional based on: 

Use 

17 .1.1. The Richmond Public At·t Program, City Centre Public Art Plan, and applicable supplementary public 
mi and heritage planning resources (e.g., Richmond's existing Statements of Significance for Capstan 
Village and the Herrling Residence), together with review(s) by the Public Art Advisory Committee 
and presentation for endorsement by Council, as determined to the satisfaction of the Director of 
Development and Director, Arts, Culture, and Heritage Services; and 

17.1.2. A value of at least $281,418 or the product of the applicable Council-approved contribution rate in 
effect at the time of Development Permit approval and the maximum buildable floor area permitted 
under the subject site's proposed ZMU51 zone (excluding pennitted floor area exemptions), 
whichever is greater, as generally indicated in the table below 

Max. Floor Area (ZMU51) Exemptions Applicable Floor Area Min. Rate (1) Min. Contribution (2) 

Affordable Housing 

Residential 
32,507.0 m2 3,096.5 m2 (33,330 ft2) 27,868.4 m2 

0.93/f12 $278,974 
(349,902 ft2) Market Rental Housing (299,972 ft2) 

1,542.1 m2 (16,600 ft2) 

Commercial 463.4 m2 (4,988 ft2) N/A 463.4 m2 (4,988 ft2) 0.49/ft2 $2,444 

Church & 
2,853.0 m2 (30,709 ft2) 2,853.0 m2 (30,709 ft2) N/A N/A N/A 

Child Care 

TOTAL 35,823.4 m2 (385,599 ft2) Varies 28,331.8 m2 (304,960 ft2) Varies $281,418 

(1) Rates (applicable to maximum permitted buildable floor area) in effect at the time of writing these Rezoning Considerations. 
(2) The actual value of the developer contribution shall be confirmed and updated, as necessary, based on the floor areas approved through 

the Development Permit*. In addition, in the event that the developer contribution is not provided within one year of the rezoning application 
receiving third reading of Council (Public Hearing), the Minimum Developer Contribution Rate shall be revised to comply with the Council­
approved contribution rates in effect at the time of rezoning bylaw adoption, where the change is positive. 

17 .2. "No development" shall be permitted on Lot A or Lot B, restricting Development Permit* with respect to Lot 
A and Lot B, until the developer: 
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17.2.1. Enters into any additional legal agreement(s) required to facilitate the implementation of the City­
approved Public Art Plan (e.g., statutory rights-of-way for public access), which may require that, 
prior to entering into any such additional agreement, a Detailed Public Art Plan is prepared/submitted 
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by the developer and/or an artist(s) is engaged (as generally set out in the Public Art Plan submitted 
prior to rezoning adoption), to the City's satisfaction; and 

17.2.2. Submits a Letter of Credit or cash (as determined at the sole discretion of the City) to secure the 
developer's implementation of the Public Art Plan or Detailed Public Art Plan, as applicable, the 
value of which shall be at least $281,418. 

17.3. On a lot-by-lot basis, "no occupancy" shall be permitted on Lot A or Lot B, restricting Building Permit* 
inspection granting occupancy of a building on Lot A or Lot B, in whole or in part ( excluding parking intended 
as an ancillary use to non-parldng uses), until: 

17 .3 .1. The developer, at the developer's sole expense, commissions an artist(s) to conceive, create, 
manufacture, design, and oversee or provide input about the manufacturing of the public artwork(s), 
and causes the public artwork(s) to be installed on City property, if expressly pennitted by the City, or 
within a statutory right-of-way on the developer's lands (which right-of-way shall be to the 
satisfaction of the City for rights of public passage, public art, and related purposes, in accordance 
with the City-approved Public Art Plan or Detailed Public Art Plan, as applicable); 

17.3.2. The developer, at the developer's sole expense and within thiliy (30) days of the date on which the 
public art is installed, executes and delivers to the City a transfer of all of the developer's rights, title, 
and interest in the public artwork to the City if on City property or to the subsequent Strata or 
property owner if on private property (including transfer of joint world-wide copyright) or as 
otherwise determined to be satisfactoty by the City Solicitor and Director, Atis, Culture, and Heritage 
Services; and 

NOTE: It is the understanding of the City that the artist's rights, title, and interest in the public 
miwork will be transferred to the developer upon acceptance of the artwork based on an agreement 
solely between the developer and the artist. These rights will in tum be transferred to the City if on 
City property, subject to approval by Council to accept the transfer of ownership of the atiwork. 

17 .3 .3. The developer, at the developer's sole expense, submits a final report to the City promptly after 
completion of the installation of the public art in respect to the City-approved Public Art Plan or 
Detailed Public Art Plan, as applicable, which report shall, to the satisfaction of the Director of 
Development and Director, Arts, Culture, and Heritage Services, include, but may not be limited to: 

a) Information regarding the siting of the public art, a brief biography of the artist(s), a statement 
from the artist(s) on the public art, and other such details as the Director of Development and 
Director, Arts, Culture, and Heritage Services may require; 

b) A statut01y declaration, satisfactory to the City Solicitor, confirming that the developer's 
financial obligation(s) to the artist(s) have been fully satisfied; 

c) The maintenance plan for the public art prepared by the artist(s); and 

d) Digital records (e.g., photographic images) of the public art, to the satisfaction of the Director of 
Development and Director, Arts, Culture, and Heritage Services. 

Notwithstanding the afore mentioned statement, on a lot-by-lot basis, if occupancy of a lot is permitted to 
proceed in stages (e.g., tower-by-tower), "no occupancy" shall be pennitted of any market (strata) residential 
units on the lot unless the required public art features and related requirements are complete to the City's 
satisfaction. 

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

18.1. No Building Pennit* 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 rep01i 
satisfact01y to the Director of Engineering; 
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18.2. If a low carbon energy plant district energy utility (LCDEU) service area bylaw which applies to the site has 
been adopted by Council prior to the issuance of the development permit for the subject site, no Building 
Permit* will be issued for a building on the subject site unless: 

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

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

18.3. 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. 

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

18.4.1. The building is connected to the DEU; 

18.4.2. The owner enters into a Service Provider Agreement for that building with the City and/or the City's 
DEU service provider, LIEC, executed prior to depositing any Strata Plan with L TO and on terms and 
conditions satisfactory to the City; and 

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

18.5. If a DEU is not available for connection, but a LCDEU service area bylaw which applies to the site has been 
adopted by Council prior to the issuance of the development permit for the subject site, no final building 
inspection permitting occupancy of a building will be granted unless and until: 
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18.5 .1. The City receives a professional engineer's certificate stating that the building has the capability to 
connect to and be serviced by a DEU; 

18.5.2. The building is connected to a low carbon energy plant supplied and installed by the owner, at the 
owner's sole cost, to provide any combination of heating, cooling, and/or domestic hot water heating 
to the building(s), as directed by the City's service provide (LIEC), which energy plant will be 
designed, constructed and installed on the subject site to the satisfaction of the City and the City's 
service provider, LIEC; 

18.5.3. The owner transfers ownership of the low carbon energy plant on the subject site, to the City or as 
directed by the City, including to the City's DEU service provider, LIEC, at no cost to the City or 
City's DEU service provider, on terms and conditions satisfactory to the City; 

18.5.4. Prior to depositing a Strata Plan, the owner enters into a Service Provider Agreement for the building 
with the City and/or the City's DEU service provider, LIEC, on terms and conditions satisfactory to 
the City; and 

18.5.5. Prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner grants 
or acquires, and registers, all additional Covenants, Statuto1y 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 the City's DEU service provider, LIEC. 
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18.6. If a DEU is not available for connection, and a LCD EU service area bylaw which applies to the site has not 
been adopted by Council prior to the issuance of the development permit for the subject site, no final building 
inspection permitting occupancy of a building will be granted until: 

18.6.1. The City receives a professional engineer's ce1iificate stating that the building has the capability to 
connect to and be serviced by a DEU; and 

18.6.2. 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). 

19. Tree Protection, Compensation & Relocation: 

19.1. Off-Site (City) Trees: The City's acceptance of the developer's voluntary contribution to the City's Tree 
Compensation Fund (for the removal of 2 trees) and submission of tree survival security (for 16 trees). The 
removal of one dead tree (Tag# COS) shall not require compensation or replacement. 

Recommended #City Trees Applicable Rate Min. Developer Contribution 
Action 

Cash-in-lieu compensation @ $1,500 (Cash) (1) 
Removal 1 tree (Tag# 898) $1,500/tree for the planting of Tree Compensation Fund 

reolacement trees /Account # 2336-10-000-00000-0000) 

Relocation 
11 Capstan Way street trees 
/Tao# C01-C04 & C06-C12) Survival security @ $6,250/tree 

$100,000 (Letter of Credit) 

Retention 5 trees (Tag# C13-C17) 
Survival Security 

TOTAL 19 Varies Varies 

(1) In the event that the developer contribution is not provided within one year of the rezoning application receiving third reading of Council (Public 
Hearing), the Minimum Developer Contribution shall be revised to comply with the City contribution rate in effect at the time of rezoning bylaw 
adoption, where the change is positive. 

19.2. On-Site Trees: Submission of tree replacement security (Letter of Credit) as indicated in the table below. 

NOTE: This tree replacement security shall be returned to the developer upon issuance of a Development 
Permit* that includes the required replacement trees and the developer's submission of the Development 
Permit* Landscape Security for the installation of on-site landscaping including the replacement trees. 

Recommended # On-Site # Min. Size of Replacement Tree Security 
Replacement Cash-in-Lieu 

Action Trees Trees 
Replacement Trees Rate/Tree Total 

Removal 6 12 conifers 
Min. 5.0 m height 

$3,000 $36,000 Not permitted 
Laraer callioer trees reouired 

Removal 30 60 
As per Tree Protection 

$750 $45,000 Permitted (2) 
Bvlaw /1) 

TOTAL 36 72 Varies Varies $81,000 (2) Varies 
/Letter of Credit) 

(1) Minimum replacement size to be as per Tree Protection Bylaw No. 8057 Schedule A- 3.0 Replacement Trees (i.e. minimum 6.0 cm 
deciduous caliper or 3.5 m high conifers). 

(2) If through the Development Permit*, the City determines in its sole discretion that all of the required replacement trees cannot be 
accommodated on-site, the developer shall submit a cash-in-lieu contribution in the amount of $750 per outstanding replacement tree to the 
City's Tree Compensation Fund (for the City's planting oftrees elsewhere in Richmond). 

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

19 .4. Arborist Contract: Submission of a contract entered into between the applicant and a ce1iified arborist for 
supervision of any works conducted within the tree protection zone of the trees to be retained. The contract 
should include the scope of work to be undertaken, including the proposed number of site monitoring 
inspections and the arborist's submission of a post-construction assessment rep01i to the City for review. 

20. Phasing Agreement (Lots A & B): Registration of a restrictive covenant and/or alternative legal agreement(s) on title 
to Lot A and Lot B, to the satisfaction of the City, securing that "no development" will be permitted on the subject site 
and restricting Development Permit* issuance, together with various Building Permit* and occupancy restrictions, as 
required to ensure that all development and other obligations assigned to each of the lots as a result of the subject 
rezoning are completed to the City's satisfaction. Details of the development's phasing will be determined through the 
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Development Permit* and Servicing Agreement* review and approval processes, to the satisfaction of the Director, 
Development, Director, Transportation, Director, Community Social Services, Director, Arts, Culture and Heritage 
Services, Director, Parks Services, and Director, Engineering. Provisions in the agreement may include, but may not 
be limited to, the following, as determined to the City's satisfaction. 

20.1. In general, the development will comprise a maximum of four sequential stages as follows: 

20.1.1. Stage #1 ("Rental Building Stage"), which shall include, to the City's satisfaction: 

a) Development Works: 
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1. Entirety of the Lot A Mixed Income Rental Housing Building; 
ii. Commercial units fronting Capstan Way at the base of the Lot A Mixed Income Rental 

Housing Building; 
iii. Lot A Shared Indoor Amenity Space; 
iv. Lot A Shared Loading Facilities; 
v. Lot A Non-Residential Cycling Facilities; and 

v1. Entirety ofrelated spaces and uses (e.g., all parking for the rental building occupants, all 
commercial parking, bike storage, EV charging facilities, and waste management facilities), 
including those secured by legal agreement and/or specified in the Development Pennit*, 
to the City's satisfaction; and 

b) Servicing Agreement* Works: 
1. All underground City and private utilities; 

ii. All above-grade City and private utilities, where feasible; 
iii. All Ketcheson Road works; 
iv. All Capstan Way upgrades; and 
v. All traffic signal modifications, upgrades, and new installations, where feasible. 

20.1.2. Stage #2 ("Initial Market Strata Stage"), which shall include, to the City's satisfaction: 

a) Development Works: 
i. The first of two stages of market (strata) housing construction, which shall include all the 

market (strata) units on one lot (i.e. either Lot A or Lot B, but not both), to the City's 
satisfaction; and 

ii. All related spaces and uses (e.g., parking, bike storage, EV charging facilities, and waste 
management facilities), including those secured by legal agreement and/or specified in the 
Development Permit*, to the City's satisfaction; and 

b) Servicing Agreement* Worlcs: Completion of all outstanding Servicing Agreement* 
requirements applicable to the lot including, but not limited to, the portion of the Capstan Station 
Bonus Greenway SRW on the lot and all above-grade City and private utilities on the lot. 

20.1.3. Stage #3 ("Church/Child Care Building Stage"): 

a) Development Worlcs: 
1. Entirety of the Lot A Religious Assembly and Child Care Building; 

ii. Lot A Mid-Block Pedestrian Link SRW area and Lot A auto-court/plaza; and 
111. Entirety of related spaces and uses ( e.g., parking, EV charging facilities, and waste 

management facilities), including those secured by legal agreement and/or specified in the 
Development Permit*, to the City's satisfaction; and 

b) Servicing Agreement* Works: Completion of all outstanding Servicing Agreement* 
requirements applicable to Lot A including, but not limited to, the portion of the Capstan Station 
Bonus Greenway SRW on Lot A and all above-grade City and private utilities on Lot A. 
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20.1.4. Stage #4 ("Final Market Strata Stage"), which shall include, to the City's satisfaction: 

a) Development Works: 
1. The second of two stages of market (strata) housing construction, which shall include all 

the market (strata) units not constructed in Stage #2 ("Initial Market Strata Stage"), to the 
City's satisfaction; and 

11. All related spaces and uses ( e.g., parking, bike storage, EV charging facilities, and waste 
management facilities), including those secured by legal agreement and/or specified in the 
Development Permit*, to the City's satisfaction; and 

b) Servicing Agreement* Works: Completion of all outstanding Servicing Agreement* 
requirements applicable to the lot including, but not limited to, the portion of the Capstan Station 
Bonus Greenway SRW on the lot and all above-grade City and private utilities on the lot. 

20.2. "No development" shall be permitted on Lot A or Lot B, restricting Development Permit* issuance with 
respect to Lot A and Lot B, in whole or in part, unless the entirety of the proposed development on Lot A and 
Lot Bis subject to one comprehensive Development Permit*, as determined to the satisfaction of the Director, 
Development. 

20.3. Building Permit* issuance for the development's four stages may proceed sequentially or concurrently, but a 
later stage may not advance, in whole or in part, ahead of an earlier stage ( e.g., Stage #2 shall not receive 
Building Permit* issuance ahead of Stage # 1). 

20.4. Building Permit* inspection granting occupancy for the development's four stages may proceed sequentially or 
concurrently, but a later stage may not advance, in whole or in part, ahead of an earlier stage ( e.g., occupancy 
of Stage #2 shall not be permitted, in whole or in paii, ahead of Stage # 1 ). 

Notwithstanding the afore mentioned statement, consideration may given to permitting occupancy of Stage #4 
ahead of Stage #3 if, prior to any Stage #4 occupancy, in whole or in part, all Stage #3 Development Works 
and Servicing Agreement* Works shall be completed to the City's satisfaction EXCEPT the interior fit-out 
(tenant improvements) of the Lot A Religious Assembly and Child Care Building. 

20.5. "No demolition" shall be permitted at 3360 Sexsmith Road (i.e. existing Richmond Capstan Alliance Church 
property), restricting Demolition Permit* issuance with respect the existing church and child care buildings on 
3360 Sexsmith Road, in whole or in part, until the developer satisfies the "no demolition" conditions specified 
in the Religious Assembly and Child Care Building (Lots A and B) agreement and the Heritage Conservation 
and Interpretation (Lots A and B) agreement, to the City's satisfaction. 

21. View and Other Development Impacts (Lots A & B): Registration on title of a restrictive covenant(s) and/or 
alternative legal agreement(s), to the satisfaction of the City, requiring that the proposed development must be 
designed and constructed in a manner that mitigates potential development impacts including without limitation view 
obstruction, increased shading, increased overlook, reduced privacy, increased ambient noise, increased ambient 
night-time light, and increased public use of fronting streets, sidewalks, public open space areas, and similar spaces 
( e.g., plaza/auto court on Lot A and various public paths on Lots A and B) caused by or experienced as a result of, in 
whole or in part, development on the lands and future development on or the use of surrounding properties. The 
covenant shall include, but not be limited to the following: 

21.1. For the eastern portion of the proposed development (i.e. proposed Lot A), as it is mixed use, the covenant 
shall notify residential tenants of potential noise and/or nuisance that may arise due to proximity to retail, 
restaurant, other commercial uses, church, child care, and related activities; 

21.2. The owner shall provide written notification of potential view and development impacts to all initial purchasers 
through the disclosure statement, and erect signage in the initial sales centre advising purchasers of the 
potential for such impacts; 

21.3. The legal agreement shall include a Report (which may include the acoustic report prepared with respect to the 
development's required Aircraft Noise covenant) prepared by an appropriate registered professional(s), which 
demonstrates that adequate development impact mitigation measures will be incorporated into the building's 
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design and construction ( e.g., building/unit/amenity space orientation; screening from neighbours; window 
coverings; no building-controlled lighting on balconies); and 

21.4. Prior to Development Permit* and Building Permit* approvals, the owner shall submit letters of assurance 
prepared by an appropriate registered professional confirming that the building has been designed in 
confonnance with the Report. 

22. Aircraft Noise (Lots A & B): Registration on title of a standard City of Richmond (mixed use) aircraft noise sensitive 
use covenant. 

23. Flood Construction (Lots A & B): Registration on title of a standard City of Richmond ("Area A") flood indemnity 
covenant. 

24. Rental of Strata Dwellings (Lots A & B): Registration of a restrictive covenant prohibiting (a) the imposition of any 
strata bylaw that would prohibit any residential dwelling unit from being rented; and (b) the imposition of any strata 
bylaw that would place age-based restrictions on occupants of any residential dwelling unit. 

25. Other Rights-of-Ways, Indemnifications, Releases & Agreements: As determined to the sole satisfaction of the City 
via the Servicing Agreement*, Development Permit*, development approval, and/or Building Permit* processes. 

26. Existing Charges on Title: Changes to the following, together with any additional agreements requiring modification 
or discharge as determined to the City's satisfaction through the Development Petmit*, Building Petmit*, 
and/Servicing Agreement* processes: 

Utility SRW (AB247194; Plan 79913): Modification of the existing utility statutory rights-of-way (storm drainage) 
along the entire south side of 3440 Sexsmith Road (to facilitate City maintenance and related requirements), as 
determined to the City's sole satisfaction, in coordination with the approved Servicing Agreement* for utility 
upgrades, road widening and frontage improvements along Capstan Way. 

27. Community Planning: The City's acceptance of the developer's voluntary contribution towards future City 
community planning initiatives (CC-Community Planning and Engineering Account# 3132-10-520-00000-0000), as 
set out in the City Centre Area Plan, as indicated in the table below. 

Max. Floor Area Floor Area Applicable Floor Min. Contribution Min. Developer 
(ZMU51) Exemptions Area Rate (1) Contribution (2) 

(Lot A) Affordable Housing: 3,096.5 m2 (33,330 ft2) 
35,823.4 m2 

(Lot A) Market Rental Housing: 1,542.1 m2 (16,600 ft2) 
28,331.8 m2 

$0.31/ft2 $94,537.60 (385,599 ft2) (304,960 ft2) 

(Lot A) Church/Child Care: 2,853.0 m2 (30,709 ft2) 

(1) The Council-approved contribution rates in effect at the time of writing these Rezoning Considerations. 
(2) In the event that the developer contribution is not provided within one year of the rezoning application receiving third reading of Council 

(Public Hearing), the Minimum Developer Contribution shall be revised to comply with the Council-approved contribution rate in effect at the 
time of rezoning bylaw adoption, where the change is positive. 

28. Development Permit (DP): The submission and processing of a Development Permit* for the entirety of Lot A and 
Lot B, completed to a level deemed acceptable by the Director of Development. 

29. Servicing Agreement* (SA): Enter into a Servicing Agreement(s)* for the design and consttuction, at the developer's 
sole cost, of full upgrades across the subject site's frontages, together with various engineering, transpmiation, and 
parks works, to the satisfaction of the City. Prior to rezoning adoption, all Servicing Agreement* works must be 
secured via a Letter( s) of Credit, as determined by the City. All works shall be completed prior to first occupancy of 
the building on the site, in whole or in part ( excluding parking intended as an ancillary use to non-parking uses on the 
site), unless otherwise permitted by the City and set out in a City-approved Phasing Agreement registered on title, to 
the satisfaction of the Director, Engineering, Director, Transportation, Director, Parks Services and Director, 
Development. 

Servicing Agreement* works shall include, but may not be limited to, the following: 

29 .1. Engineering Servicing Agreement* Requirements: The developer shall be responsible for the design and 
construction of water, storm sewer, sanitary sewer, frontage improvements, and general engineering works to 
the satisfaction of the Director, Engineering, which works shall include, but may not be limited to, those set 
out in Schedule D. (Development Cost Charge (DCC) credits may apply.) 
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29.2. Transportation Servicing Agreement* Requirements: The developer shall be responsible for the design and 
construction of road and related improvements, together with the Capstan Station Bonus Greenway SR W area 
(i.e. multi-use path and related improvements), to the satisfaction of the Director ofTranspo1iation, which 
works shall include, but may not be limited to, those set out in Schedule E. (Development Cost Charge (DCC) 
credits may apply.) 

29.3. Parks Servicing Agreement* Requirements: The developer shall be responsible for the design and construction 
of the Capstan Station Bonus Greenway SRW area (i.e. multi-use path and related improvements), to the 
satisfaction of the Director, Parks Services, Director, Development, Director, Transportation, Director, 
Engineering, and Director, Arts, Culture, and Heritage Services. The conceptual design of the Parks Servicing 
Agreement* Requirements will be completed, to the City's satisfaction, through the Development Permit* 
review and approval processes. (Development Cost Charge (DCC) credits shall not apply.) 

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

1. Rezoning Requirements: Submit a signed/sealed letter (with an itemized list) from the project architect confirming 
that the Development Permit* building/landscape design complies with the terms of the development's Rezoning 
Considerations (RZ 18-836107) and related required legal and Servicing Agreement* requirements. 

2. BC Energy Step Code & District Energy Utility (DEU): Incorporate measures in the Development Permit* plans and, 
as applicable, register additional legal agreement(s), to the City's satisfaction, with respect to measures facilitating the 
development's compliance with applicable BC Energy Step Code requirements and the future connection of the lands 
to a City DEU system. This may include, but shall not be limited to, providing for the developer's construction and 
future transfer of an on-site low carbon energy plant to the City, at no cost to the City ( on the basis of which, the 
development's Step Code level may be relaxed as permitted under City bylaw). 

NOTE: The developer has submitted a written statement from a registered professional confirming that the rezoning­
stage design takes into consideration the applicable BC Energy Step Code performance targets (REDMS #6997590). 

3. NAV Canada Building Height: Submit a letter of confirmation from a registered surveyor assuring that the proposed 
building heights are in compliance with Transport Canada regulations. 

4. Aircraft Noise: Complete an acoustical and thermal/mechanical report and recommendations, prepared by an 
appropriate registered professional, which demonstrate that the interior noise levels and noise mitigation standards 
comply with the City's Official Community Plan and Noise Bylaw requirements. 

5. Richmond Fire Department (RFD): Satisfy design review requirements, which may include, but may not be limited to, 
addressing (e.g., visible from the street, contrasting colours); fire hydrant measurements (e.g., principle entrance, RFD 
connection); fire panel ( e.g., operation sequence, stages, elevator operation); RFD connection ( e.g., inter-connected, 
connections at amenities, podium roof, other accessible rooftops and open spaces); fire ratings (e.g., podium); RFD 
access route measurements (e.g., widths, lengths, dead ends); smoke control measures (e.g., vestibules, stairwells, 
kitchens); tank permits (e.g., emergency generator); emergency generator (e.g., power) and the spaces serviced (e.g., 
firefighter elevator, annunciator panel, emergency lights); designated firefighter elevator; firefighter voice 
communication; fire extinguisher installation areas (e.g., measurements); and alarm-activated front door release. 

6. Additional Requirements: Register additional legal agreements, as determined to the satisfaction of the Director, 
Development, Director, Transportation, Director, Engineering, Director, Real Estate Services, Director, Community 
Social Services, Director, Parks Services, and Director, Arts, Culture and Heritage Services. 

7. Landscape Security: Register a legal agreement on title and submit a Letter(s) of Credit for landscaping, based on a 
cost estimate provided by a CSLA registered landscape architect (including 10% contingency), excluding landscape 
works that are subject to a Servicing Agreement* Letter of Credit. 

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

1. Existing Legal Agreements: On a lot-by-lot basis, complete, to the City's satisfaction, the terms of all applicable legal 
agreements registered on title to Lot A and Lot B prior to rezoning, Development Permit issuance, and/or other 
permits as applicable. This may include the discharge of existing agreements and the registration of modifications, 
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replacements, and/or new legal agreement, as determined to the City's satisfaction, and may require the developer's 
submission of security (Letters of Credit), cash payments, repmis or letters of assurance, and/or other items, and shall 
include, but shall not be limited to: 

1.1. Capstan Station Bonus: Payment of the Capstan Station Reserve contribution for each of Lot A and Lot B. 

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

3. Accessibility: Incorporate accessibility measures in the Building Pennit* plans as determined via the Rezoning and/or 
Development Permit* processes. 

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

NOTE: 
• Items marked with an asterisk (*) require a separate application. 
• Where the Director of Development deems appropriate, the preceding agreements are lo be drawn not only as personal covenants of the 

property owner but also as covenants pursuant to Section 219 of the Land Title Act. 
All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is considered 
advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the Director of Development 
determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate bylaw. 
The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of credit and 
withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a form and content 
satisfactory to the Director of Development. 

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

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

SIGNED COPY ON FILE 

Signed Date 
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RZ 18-836107 
Lot A Mixed Income Rental Housing Building 

Terms of Reference 

SCHEDULEC 

Prior to final adoption of Richmond OCP Amendment Bylaw No. 10390 and Zoning Amendment Bylaw No. 
10389, the developer/owner is required to complete the following: 

Mixed Income Rental Housing Building (Lot A): The City's acceptance of the developer/owner's offer to voluntarily 
contribute affordable Low-End-Market-Rental (LEMR) housing units and market rental housing (MRH) units, 
constructed to a turnkey level of finish on the subject site at the sole cost of the developer, the terms of which voluntary 
contribution shall include, but will not be limited to, the registration of the City's standard Housing Agreement 
(regarding the LEMR units), Market Rental Agreement (regarding the MRH units) and related covenants (one for each 
housing type) on title to secure the dwelling units. The form of the Housing Agreement, Market Rental Agreement and 
related covenants shall be agreed to by the developer and the City prior to final adoption of the subject rezoning 
application; after which time, only the covenants may be amended or replaced and any such changes will only be 
permitted for the purpose of accurately reflecting the specifics of the Development Permit* for the subject site and 
other non-material changes resulting thereof and made necessary by the Development Permit* approval requirements, 
as determined to the satisfaction of the Director of Development and Director of Community Social Development. The 
terms of the Housing Agreement, Market Rental Agreement and related covenants shall indicate that they apply in 
perpetuity and provide for, but will not be limited to, the requirements set out in the Lot A Mixed Income Rental 
Housing Building Terms of Reference (Schedule C). 

1. Stand-Alone Building & Not-for-Profit Operator: The developer/owner has submitted a preliminary Memorandum of 
Understanding (MOU) with an experienced non-profit housing operator to demonstrate the developer/owner's intent to 
engage the non-profit organization as the: 
" Operator of the subject development's LEMR units, all of which units shall be located in the proposed Mixed 

Income Rental Housing Building; and 
• Possible operator of the MRH units located in the proposed Mixed Income Rental Housing Building. 

In light of this mrnngement, the City is willing to accept clustering of the required LEMR units and MRH units in the form of 
a stand-alone building, together with the clustering of other building features intended for the exclusive use of the LEMR and 
MRH unit occupants ( e.g., parking), provided that the Mixed Income Rental Housing Building shall: 

a) Be located on Lot A (with direct and convenient access from Ketcheson Road to the main building entrance); 

b) Be integrated with the development's underground parking structure, roof deck, and related features, but 
function as an independent building that does not share common circulation ( e.g., lobbies, hallways, elevators, 
or stairs) with Lot A market strata or Lot A non-residential uses; and 

c) Be located within an Air Space Parcel approved by the City. Legal agreements shall be registered on title, to 
the satisfaction of the City, to ensure that the occupants of the Mixed Income Rental Housing Building, 
operator(s), guests, and designates have adequate access to and enjoyment of facilities intended for their: 

i. exclusive use (e.g., resident parking, "Class 1" resident bike storage, and outdoor amenity space); 
ii. shared use with the Lot A market strata occupants ( e.g., indoor amenity space and loading); and 

111. shared use with the Lot A market strata and Lot A non-residential occupants (e.g., driveways), 
as determined to the City's satisfaction through the Development Permit*. 

NOTE: In the event that any exclusive or shared facilities are not part of the Air Space Parcel (e.g., parking) 
and the operator is subject to additional charges for the use of such facilities, any such charges may not 
exceed the rates charges to other users on Lot A for access to/use of similar uses and spaces, as determined to 
the City's satisfaction. 

2. Minimum Required Floor Area: The required minimum floor area of the Mixed Income Rental Housing Building, 
exclusive of parking, bike storage, indoor amenity space, and uses not intended for the exclusive use of the occupants 
of the Mixed Income Rental Housing Building, shall be determined to the satisfaction of the Director of Development 
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and Director of Community Social Development, as set out in an approved Development Pennit*, which floor area 
shall include, but may not be limited to: 

a) For affordable housing, at least 3,096.5 m2 (33,330 ft2
) or 10% of the maximum combined residential floor 

area pennitted on Lot A and Lot B ( exclusive of market rental density bonus floor area permitted under the 
ZMU51 zone), whichever is greater, in the form of habitable dwelling unit floor area only; 

b) For market rental housing, at least 1,542.1 m2 (16,600 ft2
) in the form of habitable dwelling unit floor area and 

a proportional share of the floor area of common space in the building (e.g., circulation and lobbies, but 
excluding indoor amenity space), as per the market rental density bonus provision under the ZMU51 zone; 

c) Additional floor area, including: 
1. Circulation (e.g., lobbies, hallways, elevators, and stairs) intended for the exclusive use of the 

Mixed Income Rental Housing Building occupants; and 
ii. All walls, mechanical, electrical, and similar spaces required to facilitate the 

developer/owner's provision of the proposed Mixed Income Rental Housing Building on the 
lot. 

3. Residential Amenity Space: In addition to the minimum floor area of the Mixed Income Rental Housing Building 
described above, the developer/owner shall construct residential amenity space (i.e. for recreation and socializing) for 
the unrestricted use and enjoyment of the occupants of the Mixed Income Rental Housing Building, to the satisfaction 
of the Director of Development and Director of Community Social Development, as set out in an approved 
Development Permit*, including: 

a) Indoor amenity space on Lot A (i.e. outside, but convenient to, the Mixed Income Rental Housing Building) for 
the shared use of the Mixed Income Rental Housing Building occupants and the Lot A market strata occupants, 
the size of which shall include: 

1. At least 2.0 m2 (21.5 ft2
) per dwelling unit, based on the combined total number of LEMR, 

MRH, and market strata units permitted on Lot A; plus 
ii. At least 18.6 m2 (200.0 ft2

) as administrative space for the use of the non-profit housing 
operator; and 

b) Outdoor amenity space integrated with the Mixed Income Rental Housing Building (e.g., landscaped rooftops) 
for the exclusive use of the building's occupants, the size of which shall include at least 6.0 m2 (64.6 ft2) per 
dwelling unit, based on the total number of dwellings pennitted in the Mixed Income Rental Housing Building. 

4. Housing Requirements: As required under the ZMU51 zone, the Mixed Income Rental Housing Building shall 
contain at least 69 Residential Rental Tenure dwelling units, comprising a mix ofLEMR and MRH units, as 
determined to the satisfaction of the City through an approved Development Permit*. 

a) Affordable Housing: The developer/owner shall provide for: 
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i. At least 49 LEMR units (comprising at least 30% family-friendly 2- and 3-bedroom units), 
all of which shall comply with the Zoning Bylaw's Basic Universal Housing standards, 
unless otherwise determined to the satisfaction of the Director, Community Social 
Development through an approved Development Permit*. 

Minimum Unit Maximum Monthly Total Maximum Project Unit Targets 

Area LEMR Unit Rent••• Household Income•• Unit Mix** BUH Units• 

Studio 37 m2 (400 ft2) $811 $34,650 70% 100% 

1-Bedroom 50 m2 (535 ft2
) $975 $38,250 (34 units) 100% 

2-Bedroom 69 m2 (741 ft2) $1,218 $46,800 30% 100% 

3-Bedroom 91 m2 (980 ft2
) $1,480 $58,050 (15 units) 100% 

TOTAL Varies Varies Varies 100% (49 units min) 100% 

* BUH units mean those units that comply with the Zoning Bylaw's Basic Universal Housing standards. 
** The unit mix will be confirmed to the satisfaction of the City through the Development Permit* process. The recommended LEMR 

unit mix is indicated in the table; however, based on approved design, which may take into account non-profit housing operator 
input, the LEMR unit mix may be varied provided that at least 15% of units have 2 bedrooms and at least 5% have 3 bedrooms. 
Rate may be adjusted in accordance with the Housing Agreement. 
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11. Full and unlimited use by the LEMR unit occupants of features provided for the use of the 
LEMR unit occupants in compliance with an approved Development Permit* (together with 
necessary access and related or similar requirements) at no charge to the LEMR unit 
occupants (i.e. no monthly rents or other fees shall apply for the casual, shared, or exclusive 
use of the features), which features may include, but may not be limited to: 

Indoor and outdoor amenity spaces intended for the exclusive or shared use of the 
LEMR unit occupants; 
Waste management and loading facilities intended for the exclusive or shared use of 
the LEMR unit occupants; and 
On-site parking, "Class 1" bike storage, and related electric vehicle (EV) charging 
stations intended for the exclusive or shared use of the LEMR unit occupants. 

NOTE: For clarity, those occupants of the LEMR units who utilize the vehicle EV 
charging stations may be required to pay for the cost of their utility usage, but not for 
their use of the EV charging equipment or associated parking. 

b) Market Rental Housing: The developer/owner shall provide for at least 20 MRH units (comprising at least 
40% family-friendly 2- and 3-bedroom units), all of which shall comply with the Zoning Bylaw's Basic 
Universal Housing standards, unless otherwise determined to the satisfaction of the Director, Community 
Social Development through an approved Development Permit*. 

5. Transportation Requirements: On-site parking, "Class 1" bike storage (including electric bicycles and similar 
modes), bike repair/maintenance facility (i.e. comprising a foot-activated pump, repair stand with integrated tools, and 
bike wash), and related electric vehicle (EV) charging stations for passenger vehicles and bicycles shall be provided 
for the use of Mixed Income Rental Housing Building occupants as per the OCP, ZMU 51 zone, and an approved 
Development Permit*, as determined to the satisfaction of the City. 

6. Level of Finish: 

a) The Mixed Income Rental Housing Building, related uses (e.g., parking, garbage/recycling, indoor and 
outdoor amenities), and associated spaces and uses shall be completed, to a turnkey level of finish, at the sole 
cost of the developer, to the satisfaction of the Director of Development and Director, Community Social 
Development. 

b) The Mixed Income Rental Housing Building ( e.g., all dwelling units, common indoor and outdoor areas, and 
related uses and spaces), together with those portions of Lot A that are intended for shared use by the 
occupants of the Mixed Income Rental Housing Building and Lot A market strata unit occupants (e.g., indoor 
amenity spaces) shall be accessible to people with disabilities, in compliance with the BC Building Code or as 
otherwise determined to the satisfaction of the Director of Community Social Development and Manager of 
Building Approvals. 

c) The Mixed Income Rental Housing Building, including its common areas and dwelling units, shall be 
equipped with an audio/visual alarm system. 

7. Prior-to Requirements: 

a) "No development" shall be permitted on the subject site, restricting Development Permit* issuance for a 
building on the site, in whole or in paii, until the developer, to the City's satisfaction: 
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i. Submits, for consideration by the City, a current memorandum of understanding with a non­
profit operator demonstrating, among other things, supp01i for the developer's proposed Mixed 
Income Rental Housing Building design and related features; 

ii. Designs the lot to provide for the Mixed Income Rental Housing Building and required 
ancillary spaces and uses ( e.g., Basic Universal Housing units, parking, bicycle facilities, and 
related electric vehicle (EV) charging infrastructure, indoor and outdoor amenity spaces, and 
waste management facilities); 
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u1. Amends or replaces the covenant registered on title with respect to the LEMR units and 
MRH units to reflect accurately the specifics of the Mixed Income Rental Housing Building 
and ancillary spaces and uses as set out in the approved Development Permit*; and 

1v. As required, registers additional legal agreements on title to the site to facilitate the detailed 
design, construction, operation, and/or management of the Mixed Income Rental Housing 
Building and/or ancillary spaces and uses ( e.g., parking) as determined by the City via the 
Development Permit* review and approval processes. 

b) No Building Permit* shall be issued for a building on the subject site, in whole or in part (excluding parking 
intended as an ancillary use to non-parking uses), unless: 

1. The developer provides for the required Mixed Income Rental Housing Building and ancillary 
spaces and uses ( e.g., Basic Universal Housing units, parking, bicycle facilities, and related 
electric vehicle (EV) charging infrastructure, indoor and outdoor amenity spaces, and waste 
management facilities) in the pennit; 

11. The detailed design of the Mixed Income Rental Housing Building and all related spaces and 
features are satisfactory to the Director of Development and Director, Community and Social 
Development in their sole discretion; and 

111. A letter of confirmation is submitted by the architect assuring that the design of the facilities 
satisfies all applicable City requirements. 

c) "No occupancy" shall be permitted of a building on Lot A, restricting Building Permit* inspection granting 
occupancy for a building on Lot A, in whole or in part ( excluding parking intended as an ancillary use to non­
parking uses), until the required Lot A Mixed Income Rental Housing Building and all relate spaces and uses 
are completed to the satisfaction of the City, a letter of confirmation is submitted by the architect assuring that 
the facilities satisfy all applicable City's requirements, and the facilities have received Building Permit* 
inspection granting occupancy. 
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Engineering 
Setvicing Agreement* Requirements 

SCHEDULED 

Scope: IBI GROUP has applied to the City of Richmond for permission to rezone 3426, 3440, 3360 and 3380 Sexsmith Road from 
Single Detached (RSJ/F}, Assembly (AS};, School & Institutional (SJ) to a Site Specific Mixed Use Development with 4 
residential towers 8 to 14 storeys, Limited Retail and Religious Assembly developed on two sites with a proposed road 
(Ketcheson Road) in the middle 

A servicing agreement is required to design and construct the following works. 

1) Water Works: 

a) Using the OCP Model with the proposed upgrades, there is 416 Us of water available at a 20 psi residual at the 
Capstan Way frontage, and 197 Us of water available at a 20 psi residual at the Sexsmith Road frontage. Based 
on your proposed development, your site requires a minimum fire flow of 220 Us. 

b) At Developer's cost, the Developer 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 onsite fire protection. Calculations must be 
signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs. 

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

iii) Install approximately 100 m of new 200 mm water main along the extension of Ketcheson Road, from 
Capstan Way existing water main. The proposed main shall have a dead end with an automatic flushing 
system complete with its kiosk to be located in a utility ROW. The details of automatic flushing system and its 
required ROW shall be determined through the servicing agreement. A hydrant at the dead end water main 
shall be required. The following works relating to the automatic flushing system shall be at the developer's 
cost: 
(1) Supply and installation cost of the automatic flushing system (complete with a dechlorination system 

designed specifically for the automatic flushing device) and registration of the required utility right of way. 
No encroachment under the required utility right of way is allowed. 

(2) Supply and Installation of a water meter to monitor water consumption of the automatic flushing system. 
The City shall charge the developer of the water consumed by the automatic flushing system. 

(3) Operations of the system (e.g., setting controls, etc.) shall be done by City crews (at developer's cost). 
(4) Maintenance of the proposed automatic flushing system shall be done by City crews (at developer's cost). 
(5) Future removal of the automatic flushing system and future discharge of the required utility right of way. 

iv) Install approximately 266 m of new 200 mm water main along Garden City Road from the existing water main 
at Capstan Way to tie in to the existing water main at Patterson Rd. 

v) Install one new water connection for each proposed lot, complete with meter. Meters to be located onsite (i.e. 
in a mechanical room). 

c) At Developer's cost, the City will: 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

2) Storm Sewer Works: 

a) At Developer's cost, the Developer is required to: 
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i) Perform a capacity analysis to size the proposed storm sewers on Ketcheson Way and Capstan Way, and 
confirm the capacity of the existing storm sewer on Garden City Road. 

ii) Install approximately 260 m of new storm sewer along Capstan Way from manhole STMH5984 at Garden City 
Road to manhole STMH131085 at Sexsmith Road, due to conflict between the proposed frontage 
improvements (street trees) and the existing storm sewer. The new storm sewer shall be located within the 
roadway. 

iii) Remove the existing storm sewer in the right-of-way along Capstan Way, from the manhole STMH5984 at 
Garden City Road to manhole STMH131085 at Sexsmith Road. 
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iv) Install approximately 100 m of new storm sewer along the Ketcheson Road extension, and tie in to the storm 
sewer on Capstan Way. The new storm sewer shall be located within the roadway and sized via a capacity 
analysis. 

v) If the existing storm sewer on Garden City Road does not have adequate capacity: 
(1) Install approximately 110 m of new storm sewer along Garden City Road from manhole STMH6631 to 

the proposed storm sewer along Capstan Way. The new storm sewer shall be located within the 
roadway. 

(2) Fill and abandon the existing storm sewer along Garden City Road from manhole STMH6631 to 
manhole STMH5984. 

vi) Reconnect all existing connections to the new storm sewers. 
vii) Remove all existing connections to the development site. 
viii) Install one new storm connection for each proposed lot, complete with inspection chamber. 
ix) 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. 

b) At Developer's cost, the City will: 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

3) Sanitary Sewer Works: 

a) At Developer's cost, the Developer is required to: 
i) Install approximately 125 m of new 300 mm sanitary sewer along Capstan Way, from Ketcheson Road to 

Sexsmith Road. 
ii) Install one new sanitary connection for each proposed lot, complete with inspection chamber. Where feasible, 

the existing sanitary connection stubs provided along Sexsmith Road shall be utilized. 

b) At Developer's cost, the City will: 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

4) Frontage Improvements: 

a) At Developer's cost, the Developer is required to: 
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i) Coordinate with BC Hydro, Telus and other private communication service providers: 
(1) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(3) To underground overhead lines and poles along Sexsmith Road and Garden City Road. 

ii) Prior to City accepting dedication on Sexsmith Rd, the existing BC Hydro Vista located Southwest corner of 
the lot shall be relocated out of the dedication. Developer to provide an updated site plan that shows the 
location of the existing Vista in relation to the old and new property lines. 

iii) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development, 
and all above ground utility cabinets and kiosks located along the development's frontages, within the 
developments site (see list below for examples). A development plan showing conceptual locations for such 
infrastructure, coordinated with the development's civil and electrical consultants and the owners of the 
respective utilities, is required prior to the development permit report being written. Please coordinate with the 
respective private utility companies and the project's lighting and traffic signal consultants to confirm the 
requirements (e.g., statutory right-of-way dimensions) and the locations for the aboveground structures. If a 
private utility company does not require an aboveground structure, that company shall confirm this via a letter 
to be submitted to the City. The following are examples of statutory right-of-ways that shall be shown on the 
architectural plans, 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 
- Shaw cable kiosk - 1.0 x 1.0 m 
- Telus FDH cabinet - 1.1 x 1.0 m 
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iv) Provide street lighting according to the following: 
a) City Streets 

a. Capstan Way (North side of street) 
i. Pole colour: Grey 
ii. Roadway lighting@ back of curb: Type 7 (LED) INCLUDING 1 street luminaire and 1 duplex 

receptacle, but EXCLUDING any pedestrian luminaires, banner arms, flower basket holders, 
or irrigation. 

iii. Pedestrian lighting between sidewalk & bike path: Type 8 (LED) INCLUDING 2 pedestrian 
luminaires set perpendicular to the roadway and 1 duplex receptacle, but EXCLUDING any 
flower basket holders, or irrigation. 

b. Sexsmith Road (East side of street) 
i. Pole colour: Grey 
ii. Roadway lighting @ back of curb: IYlliu (LED) INCLUDING 1 street luminaire and duplex 

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

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

c. Garden City Road (West side of street) 
i. Roadway lighting @ median - NO CHANGE (Existing lighting to remain) 
ii. Pole colour: Grey 
iii. Pedestrian lighting between sidewalk & bike path: I.YlliL§. (LED) INCLUDING 2 pedestrian 

luminaires set perpendicular to the roadway and duplex receptacles, but EXCLUDING any 
banner arms, flower basket holders, or irrigation. 

iv. Note: Staff must confirm if the Garden City Road cross-section will include an off-street bike 
path. Streetlight requirements may change if it is decided that there will be no bike path/lane 
or and an on-street bike lane. 

d. Ketcheson Road Extension (Both sides of street) 
i. Pole colour: Grey 
ii. Roadway lighting @ back of curb: IYlliu (LED) INCLUDING 1 street luminaire, but 

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

b) Off-Street Publicly-Accessible Walkways & Opens Spaces 
a. To be determined 

i. [TO BE CONFIRMED IN COORDINATION WITH THE LANDSCAPE & PARKS DESIGNS 
VIA RZ & SA] 

ii. Pole colour: Grey 
iii. Pedestrian lighting: Type 8 (LED) INCLUDING 1 or 2 pedestrian luminaires, but 

EXCLUDING any banner arms, flower basket holders, irrigation, or duplex receptacles. 
v) Complete other frontage improvements as per Transportation requirements. 

5) General Items: 

a) At Developer's cost, the Developer is required to: 

6970290 

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 storm and sanitary sewers along the development 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 provide recommendations to retain, replace, or repair. Any 
utilities damaged by the pre-load, de-watering, or other ground preparation shall be replaced or repaired at 
the Developer's cost. 

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 developer's cost. The post-preload elevation survey 
shall be incorporated within the servicing agreement design. 
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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. 

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

ii) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the 
adjacent development(s), both existing and in-stream. The developer'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: 

(a) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and private 
utilities. 

(b) Pipe sizes, material and slopes. 
(c) Location of manholes and fire hydrants. 
(d) Road grades, high points and low points. 
(e) Alignment of ultimate and interim curbs. 
(f) Proposed street lights design. 

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

I 
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RZ 18-836107 

Transportation 
Servicing Agreement* Requirements 

The developer shall be responsible for the design and construction of road and related improvements, to the satisfaction 
of the Director of Transportation, which works shall include, but may not be limited to, those set out in Schedule E. 
(Development Cost Charge (DCC) credits may apply.) 

1. Ministry of Transportation & Infrastructure (MOTi) Approvals: 

a) Preliminary MOTi approval is required before Development Permit* (DP) presentation to DP Panel. 

b) Final MOTi approval is required prior to rezoning adoption. 

NOTE: MOTi approval may require the developer to make changes to the City-approved form of development (e.g., 
access) and/or Servicing Agreement* scope of off-site works (e.g., intersection upgrades), which changes shall be 
undertaken by the developer, at the developer's sole cost, as determined to the satisfaction of the City. 

2. Road Works: 
The following cross-section descriptions are intended to describe "typical" conditions. The approved design may be 
required to vary from these "typical" conditions to address site-specific conditions and/or other requirements, as 
determined to the sole satisfaction of the City through the Servicing Agreement* design/approval processes. Likewise, 
the attached Interim Functional Plan is provided for reference purposes only. The actual details and scope of the 
frontage works required to be completed by the developer will be confirmed through the Servicing Agreement* 
review/approval process, to the satisfaction of the City. Prior to approval of the Servicing Agreement* design, the 
developer shall submit a Final Functional Plan, confirming all Transportation requirements, to the satisfaction of the 
Director, Transportation. 

NOTE: In addition to the following, landscape features are required to the satisfaction of the City, as determined via 
the Servicing Agreement* and Development Permit* review and approval processes. Landscape improvements may 
include, but shall not be limited to, street trees, landscaped boulevards, hard- and soft-scape features, street 
furnishings, decorative paving, and stormwater management measures. Measures that enhance the viability of City 
street trees are encouraged (e.g., continuous soil trenches, silva cell system, etc.), taking into account necessary 
coordination with City/private utilities and other infrastructure, as determined to the City's satisfaction. 

At a minimum, the developer will be responsible for the design and construction of the following works to the 
satisfaction of the Director, Transportation. 

a) Ketcheson Road: To align with the existing "private road" portion of Ketcheson Road to the north, and the 
approved extension of Ketcheson Road south of Capstan Way. Works include, listed in order from the road's 
West property line: 
• 4.05m (including 2m sidewalk, 1.5m boulevard) 
■ 0.15m curb and gutter 
• 2.5m parking lane 
• 3.3m lane 
• 3.3m lane 
• 2.5 m parking lane 
■ 0.15m curb and gutter 
■ 4.05m (including 2m sidewalk, 1.5m boulevard) 

b) Capstan Way: Works include, listed in order from the road's North property line: 
• (NOTE: Cross section varies by section of Road - refer to Interim Functional Plan) 

■ 2.5m sidewalk 
• 0. 7m buffer 
■ 2.5m bike lane 
• 2.5m boulevard 
• 0.15m curb and gutter 
■ 3.3m parking lane 
• 3.3m travel lane 
■ 3.1 m left turn lane 
■ 0.6m raised median 
■ 3.9m travel lane 
■ 0.15m curb and gutter 
• 4.208m (for sidewalk, boulevard) 
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c) Sexsmith Road: Works EXCLUDE the Sexsmith Road frontage of 3420, 3426, and 3440 Sexsmith Road (which 
lands are not subject to RZ 18-836107). Works include, listed in order from the road's West property line: 
• 2.0m bike lane 
• 0.6m buffer 
• 1.5m boulevard 
• 0.15m curb and gutter 
• 2.5m parking lane 
• 3.3m travel lane 
• 3.3m left-turn lane/painted median 
• 3.3m travel lane 
• 2.5m parking lane 
• 0.15m curb and gutter 
• 1.5m boulevard 
• 2.0m bike lane 
• 0.6m buffer 
• 2.0m sidewalk 

ct) Garden City Road: Works include, listed in order from the road's West property line to the Median: 
• 3.0m sidewalk 
• 2.0m boulevard/bus pad 
• 0.15m curb and gutter 
• 3.1m bus bay 
• 1.8m bike lane (NOTE: Interim Function Plan must be revised to provide for a protected off-street bike path.) 
• 3.5m travel lane 
• 3.5m travel lane 

3. Traffic Signal Requirements: 
The traffic signal requirements will be finalized through the road functional design required as a condition of the 
Servicing Agreement* and the Servicing Agreement* traffic signal design review/approval processes. Works shall 
include, but may not be limited to, the following: 

a) Upgrade existing traffic signals: With the road and intersection improvements noted above, as well as the need to 
upgrade other existing traffic signals to accommodate enhanced traffic operations, applicant is to upgrade (as 
necessary) the following existing traffic signals: 
• Sexsmith Road & Capstan Way; and 
• Garden City Road & Capstan Way. 

b) Install new Traffic Signal Device: With the road and intersection improvements noted in above, 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 location, with the exact upgrade to be determined with a traffic signal 
warrant to the satisfaction of the City. 
• Capstan Way & Ketcheson Road 

A Traffic Signal Modification detail design submission shall be prepared, to the satisfaction of the City, for each of the 
3 intersections along on Capstan (i.e. Sexsmith, Ketcheson, and Garden City), which designs shall be coordinated 
with the signal requirements already established for the approved development on the south side of Capstan Way. 
Signal upgrades shall include, but may not be 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. 

NOTE: SA 22-009501 (RZ18-836123) provides for signal modifications on the south side of Capstan Way (Sexsmith 
Road to Garden City Road) and the construction of a traffic signal at the new intersection of Ketcheson Road/Capstan 
Way (at the E, W and S legs only). 

4. Capstan Bonus Greenway Statutory Rights-of-Way (SRW) - Developer owned and maintained 
Design and construction of the SRW area shall be the subject of a Servicing Agreement* and Development Permit*, 
as determined to the satisfaction of the City. Among other things, works essential for public access shall be included 
in the Servicing Agreement* (e.g., multi-use path; emergency turning area at Ketcheson Road; and, provisions to 
facilitate a future connection to an aerial crossing of Garden City Road). The design of the SRW area must be 
prepared in accordance with good engineering practice with the objective of optimizing public safety, as determined to 
the City's satisfaction. 
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City of 
Richmond Bylaw 10389 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10389 (RZ 18-836107) 

3360, 3380 and a Portion of 3440 Sexsmith Road 

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

1. Richmond Zoning Bylaw 8500, as amended, is fmiher amended by inserting the following as 
Section 20. 51 thereof: 

"20.51 Residential/ Limited Commercial and Religious Assembly (ZMU51) - Capstan 
Village (City Centre) 

20.51.1 Purpose 

20.51.2 

6915687 

The zone accommodates religious assembly, child care, and secondary uses within the 
City Centre, plus high- and mid-rise apaiiments and a limited amount of pedestrian­
oriented commercial uses. Additional density is provided to achieve, among other 
things, City objectives related to institution uses in the City Centre, affordable 
housing units, market rental units, and the Capstan Canada Line station. 

Permitted Uses 20.51.3 Secondary Uses 

• religious assembly • animal grooming 

• child care • boarding and lodging 

• congregate housing • community care facility, minor 

• housing, apartment • education, commercial 

• health service, minor 

• home business 

• home-based business 

• library and exhibit 

• manufacturing, custom indoor 

• office 

• park 

• recreation, indoor 

• restaurant 

• retail, convenience 

• retail, general 
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GI retail, second hand 

• service, financial 

GI service, household repair 

• service, personal 

• studio 

• veterinary service 

20.51.4 Permitted Density 

6915687 

1. For the purposes of this zone, if the owner dedicates not less than 3,038.5 m2 of the 
gross site as road, the calculation of floor area ratio shall be based on a combined 
total site area of 15,421.4 m2

, comprising those areas shown crosshatched and 
identified as "A" and "B" in Section 20.51.4.1, Diagram 1, as follows: 

a) "A": 8,906.6 m2 
; and 

b) "B": 6,514.8 m2. 

Dia ram 1 

CAPSTAN WAY 

2. The maximum floor area ratio is 0.185 based on the combined total site area under 
Section 20.51.4.1, provided that: 

a) the site is designated as Institution in the City Centre Area Plan; and 

b) the owner uses the permitted floor area ratio only for religious assembly, child 
care and associated secondary uses. 

3. Notwithstanding Section 20.51.4.2, if the owner has provided some combination of 
religious assembly, child care and associated secondary uses under Section 
20.51.4.2, within the area shown crosshatched and identified as "A" in Section 
20.51.4.1, Diagram 1, as specified in a Development Permit approved by the City, 
additional floor area ratio is permitted for the areas shown crosshatched and 
identified in Section 20.51.4.1, Diagram 1, as follows: 

a) for "A": 1. 7 floor area ratio, together with an additional 0.1 floor area ratio 
provided that it is entirely used to accommodate amenity space, based on the 
area shown crosshatched and identified as "A" in Section 20.51.4.1, Diagram 1; 
and 
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6915687 

b) for "B": 2.5 floor area ratio, together with an additional 0.1 floor area ratio 
provided that it is entirely used to accommodate amenity space, based on the 
area identified as "B" in Section 20.51.4.1, Diagram 1, 

provided that: 

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

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

ii) the owner grants to the City, via a statutory right-of-way, air space parcel, or 
fee simple, as detennined at the sole discretion of the City, rights of public use 
over a suitably landscaped area of the site for park and related purposes at a 
rate of 5.0 m2 per dwelling unit; and 

b) prior to first occupancy of the building, the owner: 

i) within the area shown crosshatched and identified as "A" in Section 
20.51.4.1, Diagram 1, provides affordable housing units in the building and 
the combined habitable space of the total number of affordable housing 
units comprises at least 10% of the total residential building area, based on 
the total combined site area under Section 20.51 .4.1 ( excluding additional 
floor area ratio pennitted under Section 20.51 .4.4); and 

ii) enters into a housing agreement with respect to the affordable housing units 
and registers the housing agreement against title to the lot and files a notice in 
the Land Title Office. 

4. Notwithstanding Section 20.51.4.3, if the owner has provided some combination of 
religious assembly, child care and associated secondary uses under Section 
20.51.4.2, within the area shown crosshatched and identified as "A" in Section 
20.51.4.1, Diagram 1, and contributed to the Capstan station reserve and provided 
a suitably landscaped area of the site and affordable housing units under Section 
22.51.4.3, the references to "1.7'' and "2.5" are increased to "1.8" and "2.6" 
respectively, provided that, prior to first occupancy of the building, the owner: 

a) within the area shown crosshatched and identified as "A" in Section 20.51.4.1, 
Diagram 1, provides market rental units in the building and the combined 
habitable space of the total number of market rental units, together with a 
proportional share of the floor area of common space in the building ( e.g., 
circulation and lobbies, but excluding indoor amenity space), comprises at least 
0.1 floor area ratio based on the combined total site area under Section 
20.51.4.1, as specified in a Development Permit approved by the City; and 

b) enters into a market rental agreement with respect to the market rental units 
and registers the market rental agreement against title to the lot and files a notice 
in the Land Title Office. 
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20.51.5 Permitted Lot Coverage 

1. The maximum lot coverage 1s 90% for buildings and landscaped roofs over 
parking spaces. 

20.51.6 Yards & Setbacks 

1. Minimum setbacks are: 

a) for road and park setbacks: 3.0 m (measured to a property line or the 
boundary of an area secured by the City, via a statutory right-of-way, air space 
parcel, or alternative means satisfact01y to the City, for road, park or related 
purposes), but may be reduced to 1.5 m along Garden City Road for residential 
p01iions of the building not exceeding two storeys if a proper interface is 
provided as specified in a Development Permit approved by the City; 

b) for interior side yards: 0.0 m; and 

c) for portions of a building situated below finished grade: 0.0 m measured to a 
property line, if a proper interface is provided with fronting roads and 
landscaped areas secured by the City for park or related purposes as specified in a 
Development Pe1mit approved by the City. 

2. Notwithstanding Section 20.51.6.1, within the area shown crosshatched and 
identified as "A" in Section 20.51.4.1, Diagram 1, dwelling units and amenity 
space located on the first storey of the building shall not be closer than 20.0 m to a 
lot line abutting Capstan Way. 

20.51.7 Permitted Heights 

6915687 

1. Maximum building height for the areas shown crosshatched and identified as "A" 
and "B" in Section 20.51.4.1, Diagram 1, is 25.0 m and 35.0 m respectively. 

2. Notwithstanding Section 20.51.7.1, the maximum building height may be increased if 
a proper interface is provided with adjacent buildings and areas secured by the City 
for road, park or related purposes (via a statutory right-of-way, air space parcel, or 
alternative means satisfactory to the City), as specified in a Development Permit 
approved by the City, as follows: 

a) 28.0 m for po1iions of the building located less than 50.0 m from a lot line 
abutting Garden City Road; and 

b) 47.0 m geodetic elsewhere. 

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

4. The maximum height for accessory structures is 12.0 m. 
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20.51.8 Subdivision Provisions 

1. The minimum lot area for the portions of the site shown crosshatched in Section 
20.51.4.1, Diagram 1, and identified as: 

a) "A": 7,200.0 m2
; and 

b) "B": 4,900.0 m2
• 

20.51.9 Landscaping & Screening 

1. Landscaping and screening shall be provided according to the provisions set out in 
Section 6.0. 

20.51.10 On-Site Parking and Loading 

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

2. Notwithstanding Section 20.51.10.1, for the purposes of this zone: 

a) within the area shown crosshatched and identified as "A" in Section 20.51.4.1, 
Diagram 1, a minimum of 2 parking spaces shall be provided for car-share 
purposes, as specified in a Development Permit approved by the City; 

b) for Class 1 bicycle parking, the minimum number of spaces shall be: 

i) for apartment housing: 1.875 bicycle spaces per dwelling unit; and 

ii) for non-residential uses within the area shown crosshatched and identified as 
"A" in Section 20.51.4.1, Diagram 1: 10 bicycle spaces; and 

c) large-size loading spaces shall not be required. 

20.51.11 Residential Rental Tenure 

1. Residential rental tenure may be located anywhere in this zone. 

2. Notwithstanding Section 20.51.11.1, within that portion of the site shown 
crosshatched and identified as "A" in Section 20.51.4.1, Diagram 1, not less than 69 
dwelling units shall be used for residential rental tenure. 

20.51.12 Other Regulations 

6915687 

1. Within the area shown crosshatched and identified as "B" in Section 20.51.4.1, 
Diagram 1, non-residential uses shall not be permitted, exclusive of: 

a) religious assembly, child care, and related secondary uses; and 

b) secondary use of a dwelling unit by a resident of the dwelling unit. 
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"Schedule A attached to and forming part of Bylaw 10389" 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director, Development 

Report to Committee 

Date: October 24, 2022 

File: RZ 21-944801 

Re: Application by Choice School for Gifted Children Society for Rezoning at 20411 
& 20451 Westminster Highway from the "Agriculture (AG1)" and "Assembly 
(ASY)" Zones to the "Agriculture and Education (ZA5) - Westminster Highway 
(East Richmond)" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10418, to create the "Agriculture and 
Education (ZA5)- Westminster Highway (East Richmond)" zone, and to rezone 20411 & 20451 
Westminster Highway from "Agriculture (AG 1 )" and "Assembly (ASY)" to "Agriculture and 
Education (ZA5)- Westminster Highway (East Richmond)", be introduced and given first 
reading. 

,{/~ 

Wayne Craig 
Director, Development 

WC:sds 
Att. 9 

REPORT CONCURRENCE 

CONCURRENCE OF GENERAL MANAGER 
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October 24, 2022 -2-

Staff Report 

Origin 

RZ 21-944801 

Choice School for Gifted Children Society has applied to the City of Richmond for pennission to 
rezone 20411 and 20451 Westminster Highway from the "Agriculture (AGl)" and "Assembly 
(ASY)" zones to a new site-specific zone, "Agriculture and Education (ZA5)- Westminster 
Highway (East Richmond)", in order to allow the existing education uses, a proposed new 
classroom building and implementation of the farm plan, consistent with the approved 
Agricultural Land Reserve (ALR) non-farm use application (AG 19-881146) approved by 
Council and the Agricultural Land Commission (ALC). A location map and aerial photograph 
are provided in Attachment 1. 

Background 

In 2019, during the pre-application stage for the proposal to construct a new classroom building, 
staff advised the applicant to confirm with the Agricultural Land Commission (ALC) if ALC 
approval is required, as the property is located in the ALR. ALC staff confirmed the prope1iy at 
20451 Westminster Highway is subject to the Agricultural Land Commission Act (ALCA) and 
that an ALR non-farm use application was required to allow the existing education uses to continue 
and to construct a new classroom building. Also during the pre-application stage, ALC staff 
confirmed the adjacent property at 20411 Westminster Highway is not subject to the ALCA, due to 
the exception section in the ALCA (less than 2 acres and on separate title prior to December 21, 
1972). 

The applicant subsequently submitted an ALR non-fann use application (AG 19-881146) to 
allow the existing education uses to continue and to construct a new classroom building at 20451 
Westminster Highway. The applicant also provided a farm plan to incorporate into the school's 
cuniculum at 20411 Westminster Highway, as the two properties are owned by the applicant and 
function together. On January 11, 2021, Council fo1warded the associated ALR non-farm use 
application to the ALC. As per the ALC's decision letter dated April 16, 2021 (Attachment 2), 
the ALC approved the continued use of the school and a new 261 m2 (2,809 ft2) classroom 
building. The subject rezoning application is consistent with the Council and ALC approval. 

The purpose of the subject rezoning application is to allow the existing uses on the site, including 
the recreational fields, playgrounds and surface parking, and to secure the implementation of the 
proposed farm plan and consolidation of the two properties (20411 and 20451 Westminster 
Highway), as identified in the associated ALR non-farm use application. Staff have produced a 
map to illustrate the components of proposal in Attachment 3. More information is also provided 
in the "Analysis" section of this report. 

Findings of Fact 

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

Surrounding Development 

To the North: A cranbeny processing facility and associated surface parking and loading on a 
lot zoned "Agriculture (AG4)" and located in the ALR, fronting Dhillon Way. 
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To the South: Across Westminster Highway and Highway 91, active agricultural operations on 
large lots zoned "Agriculture (AG 1 )" located in the ALR. 

To the East: Light industrial uses with associated surface parking and loading on a lot zoned 
"Industrial Business Park (IB 1 )", fronting Westminster Highway. 

To the West: Single-family dwellings on properties zoned "Agriculture (AGl)", fronting 
Westminster Highway and located in the ALR. 

Related Policies & Studies 

Official Community Plan 

The Official Community Plan (OCP) land use designation for the subject site is "Agriculture 
(AGR)", which comprises of those areas of the City where the principal use is agriculture and 
food production, but may include other land uses as pe1mitted under the Agricultural Land 
Commission Act (ALCA), including non-farm uses approved by Council and the ALC. The 
proposal is consistent with the associated Council and ALC approval (AG 19-881146). 

Food Security and Agricultural Advisory Committee 

The Food Security and Agricultural Advisory Committee (FSAAC) reviewed and supported the 
associated ALR non-farm use application at its meeting held on September 17, 2020. An excerpt 
from the September 17, 2020 FSAAC meeting minutes is provided in Attachment 5. 

Floodplain Management Implementation Strategy 

The proposed redevelopment must meet the requirements of the Richmond Flood Plain 
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is 
required prior to final adoption of the rezoning bylaw. The proposed new classroom building is 
required to be constructed at the required flood construction level of 3 .5 m GSC as per the 
Bylaw. The proposed design includes a level below the flood construction level that will be used 
for farm equipment storage and bicycle parking, consistent with the Bylaw. 

Richmond School District No. 38 

As per Council Policy "Referrals to the Board of Education of School District No. 38 
(Richmond) for Development Applications Involving Independent Schools", the proposal was 
referred to School District staff for information purposes during the associated ALR non-farm 
use application process and again during the subject rezoning application process. As per the 
Policy, School District staff may provide comments if desired. No comments were provided by 
School District staff regarding the proposal. 

Public Consultation 

A rezoning sign has been installed on the subject property. Staff have not received any 
comments from the public about the rezoning application in response to the placement of the 
rezoning sign on the property. 
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Should the Planning Committee endorse this application and Council grant 1st reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment. 

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

Analysis 

Historical Uses 

The existing school building at 20451 Westminster Highway was originally constructed as a 
church, which received Building Permit approval in 1981. The subject site was previously zoned 
"Agriculture (AG 1 )" and religious assembly was a permitted use in the AG 1 zone at the time. 
Religious assembly was removed as a permitted use in the AG 1 zone in 1983 and the property 
was rezoned to "Assembly (ASY)" in order to accommodate the existing use. Choice School for 
Gifted Children Society purchased the property in 1992 and subsequently received Building 
Pennit approval to convert the church building into an education use, which was consistent with 
the ASY zone at the time. The existing gymnasium building on the subject site received 
approval in 1996, along with a Development Variance Pennit (DV 96-00013 7) to vary the side 
yard setback. 

In 2019, the applicant submitted an ALR non-farm use application to allow the existing 
education uses to continue and to construct a new classroom building, which was approved by 
Council on January 11, 2021 and the ALC on April 16, 2021. On September 7, 2021, Council 
also approved a Zoning Bylaw amendment (Bylaw 10279) to the "Assembly (ASY)" zone to 
prohibit education as a pennitted use for any site located in the Agricultural Land Reserve 
(ALR). The amendments included an exemption for 20451 Westminster Highway (existing 
school site), subject to the applicable approval granted by the Agricultural Land Commission 
(ALC). The proposed Bylaw 10418 includes removing this site-specific exemption from the 
"Assembly (ASY)" zone, as the site is proposed to be rezoned. 

Existing and Proposed Uses 

Choice School for Gifted Children Society own both 20411 & 20451 Westminster Highway and 
the two properties function together. A summary of the two properties is provided below: 

.. 

Property Existing Existing Uses Proposed Uses Subject to ALCA 
Zoning 

20411 Agriculture Recreational fields, Agriculture as per No 
Westminster Hwy (AG1) playgrounds, and submitted farm plan 

surface parking (Attachment 7), 
associated with the playgrounds, and surface 
education use parking associated with 

the education use 

20451 Assembly Education use New classroom building Yes (Council and 
Westminster Hwy (ASY) (school and (existing school and ALC approval 

gymnasium) gymnasium to remain) granted) 

The existing school building at 20451 Westminster Highway is approximately 1,069.1 m2 

(11,508 ft2) in floor area and the existing gymnasium is approximately 346.9 m2 (3,734 ft2) in 
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floor area. The proposed new classroom building is approximately 261.0 m2 (2,809 ft2
) in floor 

area and includes two classrooms, washroom facilities, bicycle room for staff, and farm storage 
area. The proposed new classroom building is expected to increase the school's capacity by 30 
students, for a total of 110 students. A site plan and proposed floor plans are provided in 
Attachment 6. 

The existing uses at 20411 Westminster Highway (recreational fields, playgrounds, and surface 
parking associated with the education use) are not consistent with the "Agriculture (AG 1 )" zone. 
In addition, the parking and septic system associated with the school are currently shared 
between the two properties. In order to address this, the following is proposed through the 
subject rezoning application: 

11 Consolidate the two properties (20411 & 20451 Westminster Highway) into one parcel; 
and 

11 Rezone the consolidated site to a new site specific zone that will allow the continued use 
of the existing school and associated uses and construction of the proposed new 
classroom building. 

In addition, through the associated non-farm use application, the applicant submitted a farm plan 
at 20411 Westminster Highway to implement agricultural activities as part of the curriculum of 
the existing education use. The farm plan includes vegetable planting boxes, fruit trees and 
shrubs, soil-based greenhouse and an agricultural education component. In addition, the 
proposed classroom building will also provide storage for farm tools, equipment and materials in 
support of the farm. The farm plan submitted by the applicant is provided in Attachment 7. In 
order to secure the implementation of the fann plan, a security based on 100% of the cost 
estimate is required prior to final adoption of the rezoning bylaw. 

The new site-specific zone is based on a combination of the existing site conditions and 
"Agriculture (AG 1 )" and "Assembly (ASY)" zones, including permitted uses, density, lot 
coverage, setbacks and height, except it allows for ancillary uses to education (limited to the 
existing playground equipment area) at 20411 Westminster Highway. 

Existing Legal Encumbrances 

None. 

Transportation and Site Access 

The subject site is currently accessed by two driveways along Westminster Highway. No change 
to site access is proposed. Required off-street vehicle parking and bicycle parking is 
accommodated on-site consistent with Zoning Bylaw 8500, which includes the proposed increase 
in enrollment. 

Site Servicing and Frontage Improvements 

Due to the relatively smaH scale of the proposed classroom building and limited building area, 
site servicing requirements are minor and will be addressed at the time of the Building Pennit 
application. No frontage improvements are required. 
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Tree Retention and Replacement 

The applicant has submitted a Certified Arborist's Report; which identifies on-site and off-site 
tree species, assesses tree structure and condition, and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses eight bylaw­
sized trees on the subject property (tag# 816-818, 820-824), 16 trees on neighbouring properties 
(tag# 825-840), and one hedge located on the subject property (tag# 819). 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report and Tree 
Management Plan (Attachment 8), conducted an on-site visual tree assessment and supports the 
Arborist's findings, with the following comments: 

• Six trees (tag# 818, 820-824) located on-site to be protected as per Arborist 
recommendations. 

• 16 trees (tag# 825-840) located on adjacent neighbouring properties are identified to be 
retained and protected. Provide tree protection as per City of Richmond Tree Protection 
Infonnation Bulletin Tree-03. 

• One hedge (tag# 819) to be protected as per Arborist recommendations. 
• Two trees (tag# 816 & 817) in fair condition to be removed and replaced due to conflict with 

the proposed development. 
• Replacement trees should be specified at 2:1 ratio as per the OCP. 

Tree Replacement 

The applicant wishes to remove two on-site trees ( tag# 816 & 817). The 2: 1 replacement ratio 
would require a total of four replacement trees to be planted and maintained on-site. The 
applicant has agreed to plant four trees. The required replacement trees are to be of the 
following minimum sizes, based on the size of the trees being removed as per Tree Protection 
Bylaw No. 8057. 

~liHMl~IIMiil~ili!~~lii~~~ 
To ensure the replacement trees are planted and maintained on-site, the applicant has submitted a 
Landscape Plan (Attachment 5). A Landscape Security based on the cost estimate provided by 
the Landscape Architect, is required prior to final adoption of the rezoning bylaw. Securities 
will not be released until a landscaping inspection has been passed by City staff after 
construction and landscaping has been completed. The City may retain a portion of the security 
for a one year maintenance period from the date of the landscape inspection. 

Tree Protection 

Six trees (tag# 818, 820-824) on-site and 16 trees (tag# 825-840) on neighbouring properties are 
to be retained and protected. The applicant has submitted a tree protection plan showing the 
trees to be retained and the measures taken to protect them during development stage 
(Attachment 8). To ensure that the trees identified for retention are protected at development 
stage, the applicant is required to complete the following items: 
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• Submission of a Tree Survival Security in the amount of $40,000 based on the size of the 
trees to be retained. 

• Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a 
Ce1iified Arborist for the supervision of all works conducted within or in close proximity to 
tree protection zones. The contract must include the scope of work required, the number of 
proposed monitoring inspections at specified stages of construction, any special measures 
required to ensure tree protection, and a provision for the arborist to submit a post­
construction impact assessment to the City for review. 

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

Financial Impact 

None. 

Conclusion 

The purpose of this rezoning application is to rezone 20411 and 20451 Westminster Highway 
from the "Agriculture (AG 1 )" and "Assembly (ASY)" zones to a new site-specific zone, 
"Agriculture and Education (ZA5)- Westminster Highway (East Richmond)", in order to allow 
the existing education and associated uses, and the proposed new classroom building. 

The rezoning application is consistent with the Agricultural Land Reserve (ALR) non-farm use 
application (AG 19-881146) approved by Council and the Agricultural Land Commission 
(ALC). 

The list ofrezoning considerations is included in Attaclnnent 9, which has been agreed to by the 
applicant (signed concurrence on file). 

It is recommended that Riclnnond Zoning Bylaw 8500, Amendment Bylaw 10418 be introduced 
and given first reading. 

~ 
Steven De Sousa 
Planner 2 

SDS:cas 

Attaclnnent 1: Location Map & Aerial Photo 
Attaclnnent 2: ALC's Decision Letter Dated April 16, 2021 
Attaclnnent 3: Map of the Proposal 
Attaclnnent 4: Development Application Data Sheet 
Attaclnnent 5: Excerpt from the FSAAC September 17, 2020 Meeting Minutes 
Attaclnnent 6: Conceptual Development Plans 
Attaclnnent 7: Farm Plan 
Attaclnnent 8: Tree Management Plan 
Attachment 9: Rezoning Considerations 
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April 16, 2021 

Philip Gray 
Choice School for Gifted Children Society 
DELIVERED ELECTRONICALLY 

Dear Philip Gray, 

Re: Reasons for Decision - ALC Application 59968 

ATTACHMENT 2 

Agricultural Land Commission 
201 - 4940 Canada Way 
Burnaby, British Columbia V5G 4K6 
Tel : 604 660-7000 
Fax: 604 660-7033 
www.alc.gov.bc.ca 

ALC File: 59968 

Please find attached the Reasons for Decision of the South Coast Panel for the above noted 
application (Resolution ##-166/2021 ). As agent, it is your responsibility to notify the applicant 
accordingly. 

Please note that the submission of a $150 administrative fee may be required for the 
administration, processing, preparation, review, execution, filing or registration of documents 
required as a condition of the attached Decision in accordance with s. 11 (2)(b) of the ALR 
General Regulation. 

Under section 33.1 of the ALCA, the Chair of the Agricultural Land Commission (the 
"Commission") has 60 days to review this decision and determine if it should be reconsidered by 
the Executive Committee in accordance with the ALCA. You will be notified in writing if the Chair 
directs the reconsideration of this decision . The Commission therefore advises that you consider 
this 60 day review period prior to acting upon this decision. 

Under section 33 of the Agricultural Land Commission Act (ALCA), a person affected by a 
decision (e.g. the applicant) may submit a request for reconsideration . Please be advised 
however that on March 12th , 2020 the ALC Amendment Act (Bill 15 - 2019) was brought into 
force and effect, changing the reconsideration process. 

A request to reconsider must now meet the following criteria: 

• No previous request by an affected person has been made, and 
• The request provides evidence not available at the time of the original decision that has 

become available, and that could not have been available at the time of the original 
decision had the applicant exercised due diligence, or 

• The request provides evidence that all or part of the original decision was based on 
evidence that was in error or was false. 

The amendments also propose a change to limit the time period for requesting a 
reconsideration to 90 days from the date of this decision - this change has not been brought 
into force and effect yet. As a result, a person affected by this decision will have one year from 
the date of this decision's release as per ALC Policy P-08: Request for Reconsideration to 
request reconsideration of the decision or 90 days from the date the legislative change takes 
effect (date unknown at this time), whichever comes sooner. 
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Please refer to the ALC's Information Bulletin 08 - Request for Reconsiderat ion for more 
information . 

Please direct further correspondence with respect to this application to 
ALC .SouthCoast@gov.bc.ca 

Yours truly, 

Tory Lawson, Land Use Planner 

Enclosures: Reasons for Decision (Resolution #166/2021) 
Schedule A: Decision Map 

cc: City of Richmond (File: AG 19-881146). Attention : Steven De Sousa 

59968d1 
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AGRICULTURAL LAND COMMISSION FILE 59968 

REASONS FOR DECISION OF THE SOUTH COAST PANEL 

Non-Farm Use Application Submitted Under s.20(2) of the Agricultural Land Commission Act 

Applicant: 

Agent: 

Property 

Panel: 

Page 1 of 6 

Choice School for Gifted Children Society, INC.NO. 

20178S 

Philip Gray, Choice School for Gifted Children 

Society 

Parcel Identifier: 003-934-268 

Legal Description : Lot 78, Section 4, Block 4 North , 

Range 4 West, New Westminster District, Plan 1593 

Civic: 20451 Westminster Highway, Richmond, BC 

Area: 0.4 ha (entirely within the ALR) 

lone Smith, South Coast Panel Chair 

Susan Gimse 
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ALC File 59968 Reasons for Decision 

OVERVIEW 

[1] The Property is located within the Agricultural Land Reserve ("ALR") as defined in s. 1 of 

the Agricultural Land Commission Act ("ALGA"). 

[2] Choice School for Gifted Children Society ("Choice School") has occupied the Property, 

as well as the adjacent parcel (PID: 003-937-160, "Adjacent School Parcel") since 1992; 

however, the Applicant did not obtain the necessary approval from the Agricultural Land 

Commission (the "Commission" or "ALC") to operate a school on the Property. The 

Property contains a 1,069.1 m2 main school structure (formerly a church which was 

converted to school use in 1992), a 346.9 m2 school gymnasium, and a portion of a gravel 

parking lot. The Adjacent School Parcel currently contains a grass play field, playground, 

septic field, and the remainder of the gravel parking lot associated with Choice School. 

[3] In 2019, the Applicant submitted an inquiry to determine whether the 0.4 ha Property and 

the 0.83 ha Adjacent School parcel were consistent withs. 23(1) of the ALGA which 

stipulates that the restrictions on the use of ALR land do not apply to parcels surveyed at 

under 2 acres, which were on a separate certificate of title on December 21, 1972. ALC 

staff reviewed documentation provided by the Applicant and determined that the Property 

was not consistent withs. 23(1) of the ALGA and was therefore subject to the restrictions 

under the ALGA and ALR regulations. However, ALC staff determined that the Adjacent 

School Parcel was consistent with s. 23(1) of the ALGA and is, therefore, an exception to 

the restrictions of use under the ALGA and ALR regulations. This exception allows Choice 

School to continue to operate and expand on the Adjacent School Parcel without the 

Commission's approval. 

[4] Pursuant to s. 20(2) of the ALGA, the Applicant is applying to the Commission to continue 

to use the 0.4 ha Property for school use and add a 261 m2 modular building for additional 

classroom space (the "Proposal"). 

[5] The issue the Panel considered is whether the Proposal would impact the integrity of the 

ALR. 

Page 2 of 6 

PH - 110



ALC File 59968 Reasons for Decision 

[6] The Proposal was considered in the context of the purposes and priorities of the 

Commission set out in s. 6 of the ALGA: 

6 (1) The following are the purposes of the commission: 

(a) to preserve the agricultural land reserve; 

(b) to encourage farming of land within the agricultural land reserve in collaboration 

with other communities of interest; and, 

(c) to encourage local governments, first nations, the government and its agents to 

enable and accommodate farm use of land within the agricultural land reserve 

and uses compatible with agriculture in their plans, bylaws and policies. 

(2) The commission, to fulfill its purposes under subsection (1 ), must give priority to 

protecting and enhancing all of the following in exercising its powers and performing 

its duties under this Act: 

(a) the size, integrity and continuity of the land base of the agricultural land reserve; 

(b) the use of the agricultural land reserve for farm use. 

EVIDENTIARY RECORD 

[7] The Proposal, along with related documentation from the Applicant, Agent, local 

government, and Commission is collectively referred to as the "Application". All 

documentation in the Application was disclosed to the Agent in advance of this decision. 

BACKGROUND 

[8] The Application submits that Choice School is one of 15 schools within British Columbia 

designated by the Ministry of Education as an independent Special Education School, and 

offers classes for gifted children, as well as children living with physical or mental 

disabilities, from Kindergarten to Grade 9. 
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ALC File 59968 Reasons for Decision 

[9] The City of Richmond Staff Report submits that the Property was rezoned from 

"Agriculture (AG 1 )" to its current "Assembly (ASY)" zoning designation in 1983 to 

accommodate the previous church use, as religious assembly was no longer a permitted 

use identified in the "Agriculture (AG1 )" zone. The City of Richmond Staff Report further 

submits that the Applicant received all necessary building permits related to the 

construction of school infrastructure on the Property, including the original conversion of 

the church to the main school structure. However, in 2019, when the Applicant applied for 

the required building permits to place the Proposed 261 m2 modular building on the 

Property, the City of Richmond concluded that the Property was subject to the ALCA and 

ALR Regulations, which was later confirmed by ALC Staff, and that the modular building 

required Commission approval. 

EVIDENCE AND FINDINGS 

[1 O] The Application was submitted on December 11, 2019 and was forwarded to the 

Commission by the City of Richmond on January 28, 2021. On March 12, 2020, the ALCA 

was amended and changes were made to its regulations. The Applicant was given an 

opportunity to make written submissions relating to the amendment of the ALCA and 

changes to its regulations as it relates to this application. While the Application was 

submitted in the context of the former s. 6 of the ALCA, the Panel has considered it under 

s. 6(1) and s. 6(2) of the ALCA as amended by Bill 15. 

Issue: Whether the Proposal would impact the integrity of the ALR. 

[11] The Property is located at the edge of the ALR boundary. The parcels to the north and 

west of the Property are located within the ALR; however the parcel to the north contains 

a large commercial cranberry processing facility, and the parcel to the west is the 

Adjacent School Parcel which is exempt from the ALC Act and regulations. The parcel to 

the east of the Property is located outside the ALR and contains a commercial/industrial 

business. Finally, the Property is bordered by Highway 91 to the south. 
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ALC File 59968 Reasons for Decision 

[12] The Application submits that Choice School has had increased enrolment in recent years 

and existing infrastructure is at capacity, and that the Proposed 261 m2 modular building 

would provide the necessary classroom space for 30 new students. 

[13] The Panel considered the historic and current use of the Property, and that the Applicant 

obtained all necessary permits from the City of Richmond to construct the school. The 

Panel then considered that the Property is only 0.4 ha in size, its location on the edge of 

the ALR, and the fact that the Property is separated from active farming operations by 

exempt ALR land and a large commercial cranberry processing facility. Based on these 

factors, the Panel finds that Proposal would have little to no impact to the integrity of the 

ALR, any adjacent and nearby farm activity, or the continuity of the surrounding ALR land. 

DECISION 

[14] For the reasons given above, the Panel approves the Proposal to continue to use the 0.4 

ha Property for school use and place a 261 m2 modular building subject to the following 

conditions: 

(a) Siting of the non-farm use in accordance with Schedule A of this decision; and 

(b) Approval for non-farm use is granted for the sole benefit of the Applicant and is 

non-transferable. 

[15] This decision does not relieve the owner or occupier of the responsibility to comply with 

applicable Acts, regulations, bylaws of the local government, and decisions and orders of 

any person or body having jurisdiction over the land under an enactment. 

[16] These are the unanimous reasons of the Panel. 

[17] A decision of the Panel is a decision of the Commission pursuant to s. 11.1 (3) of the 

ALCA. 
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[18] Resolution #166/2021 

Released on April 16, 2021 

lone Smith, Panel Chair 

On behalf of the South Coast Panel 

ALC File 59968 Reasons for Decision 
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Schedule A: Agricultural Land Commission Decision Sketch Plan 
ALC File 59968 (Choice School for Gifted Children Society) 

Conditionally Approved Non-Farm Use 
ALC Resolution #166/2021 

Location of Conditionally Approved 261 m2 

Modular Building 
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Choice School Proposal (RZ 21-944801) 

20451 Westminster Highway 
- Owned by Choice School 
- Existing school and gym 
- Zoned "Assembly (ASY)" 

-~~:J/J!!!!!iili-,,s,.u
111
b"""ject to the ALGA 

Notes: 
- Associated Agricultural Land Reserve (ALR) non-farm use application (AG 19-881146) 
approved by Council and the ALC in 2021 
- Properties proposed to be consolidated and rezoned to a new-site specific zone 

0 

0 

1:1,036 

0.01 0.02 

0.0175 0.035 

ATTACHMENT 3 

0.04 mi 

0.07 km 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 21-944801 Attachment 4 

Address: 20411 & 20451 Westminster Highway 

Applicant: Choice School for Gifted Children Society 

Planning Area(s): East Richmond -----------------------------

Existing Proposed 

Owner: 
Choice School for Gifted Children 

No change 
Societv 
20411 Westminster Highway: 

Site Size: 
3,486.0 m2 (0.86 ac / 0.35 ha) 6,972.2 m2 (1.72 ac / 0.70 ha) 
20451 Westminster Highway: 
3,486.2 m2 (0.86 ac / 0.35 ha) 

Land Uses: Education Education and agriculture 

OCP Designation: Agriculture (AGR) No change 

Zoning: "Assembly (ASY)" 
Agriculture and Education (ZA5) -
Westminster Highway (East Richmond) 

Other Designations: Agricultural Land Reserve (ALR) No change 

I Bylaw Requirement I Proposed I Variance 
Existing: 0.4 

None 
Floor Area Ratio: Max. 0.5 Proposed building: 0.08 

permitted 
Total: 0.48 

Existing: 19% 
Lot Coverage - Buildings: Max. 35% Proposed building: 4% None 

Total: 23% 
Area A: 3,486.0 m2 

Lot Size: N/A Area B: 3,486.2 None 
Total: 6,972.2 m2 

Front: Min. 6.0 m Front: 16.8 m 
Setbacks: Rear: Min. 7.5 m Rear: 7.5 None 

Side: Min. 7.5 m Side: 7.5 m 

Height: 12.0 m 6.0 m None 

Off-street Parking Spaces 
Min. 31 36 None 

- Total): 
Off-street Parking Spaces 

Min. 1 2 None 
- Accessible: 

Loading: Min. 1 medium 1 None 

Bicycle Parking - Class 1: Min. 9 9 None 

Bicycle Parking - Class 2: Min. 24 24 None 

6971270 
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ATTACHMENT 5 

Excerpt from the Meeting Minutes of the 

Food Security and Agricultural Advisory Committee {FSAAC) 

Thursday, September 17, 2020 - 7:00 p.m. 
Rm. M.2.002 (Webex) 
Richmond City Hall 

ALR Non-Farm Use Application -20451 Westminster Highway 

Steven De Sousa, Planner 1, introduced the non-fann use application, and provided the following 
comments: 

• The subject prope1iy is zoned "Assembly (ASY)", designated Agriculture in the OCP and 
located in the ALR. The ALC has confirmed the property is subject to the Provincial 
ALR Regulations; 

• The associated adjacent property is zoned "Agriculture (AGl)", designated Agriculture in 
the OCP and located in the ALR. The ALC has confirmed the prope1iy is not subject to 
the Provincial ALR Regulations because it was less than 2 acres prior to December 21, 
1972 and on separate title; 

• The proposed non-farm use application is required for the proposed expansion of the 
school; 

• The proposal is consistent with the City's ASY Zone; and 

• Should the application be approved by Council and the ALC, a subsequent development 
application will be required for the adjacent property to legitimize the existing uses. 

The applicant provided additional details regarding the school operation, proposed new 
classroom building and impacts of the ongoing COVID-19 pandemic. 

Discussion ensued regarding the proposed building type, implementation of agriculture in the 
cmTiculum and finding a balance between the farm plan and recreational facilities. 

The Committee passed the following motion: 

That the Food Security and Agricultural Advisory Committee support the ALR Non-Farm Use 
Application at 20451 Westminster Highway (AG 19-881146). 

Carried Unanimously 
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FARPOINT 
Architectural Inc. 

20451 WESTMINSTER, 
20411 WESTMINSTER, 
RICHMOND, BC 
PROPOSED NEW 
PORTABLES. 

PROPOSED 
FARM PLAN. 

PARKING PLAN 
CALCULATIONS. 

A-110 

PH - 123



# Ty e 
816 Kousa dogwood 
817 Photinia 
818 Pyramid cedar 

819.01 Pyramid cedar 
819.02 Pyramid cedar 
819.03 Pyramid cedar 
819.04 Pyramid cedar 
819.05 Pyramid cedar 
819.06 Pyramid cedar 
819.07 Pyramid cedar 
819.08 Pyramid cedar 
819.09 Pyramid cedar 

819.1 Pyramid cedar 
819.11 Pyramid cedar 
819.12 Pyramid cedar 
819.13 Pyramid cedar 
819.14 Pyramid cedar 
819.15 Pyramid cedar 
819.16 Pyramid cedar 
819.17 Pyramid cedar 

820 Pyramid cedar 
821 Western Redce 
822 Norway Spruce 
823 Scots Pine 
824 Crab Apple 
825 Douglas fir 
826 Western Redce 
827 Pyramid cedar 
828 Austrain pine 
829 Austrain pine 
830 Austrain pine 
831 Cotton'NOOd 
832 Red maple 
833 Red maple 
834 Red maple 
835 Red maple 
836 Red maple 
837 Red maple 
838 Elm 
839 Red maple 
840 Red maple 

119.17 

I 
I 
1.5 

I 

Action DBH 
RemO\e 14114114cm 
Remow 101917cm 
Retain 12/10/Bcm 
Retain 10/9/Bcm 
Retain 8/B/8cm 
Retain BIB/Bern 
Retain 10/9/Bcm 
Retain 916cm 
Retain 10/9/Bcm 
Retain 91919cm 
Retain 10/9/Scm 
Retain 1019/Bcm 
Retain 8/Bcm 
Retain 10/9/Bcm 
Retain 10/9/Bcm 
Retain 101919cm 
Retain 101919cm 
Retain 101919cm 
Retain 101919cm 
Retain 91919cm 
Retain 15115114cm 
Retain 42120cm 
Retain 35cm 
Retain 25cm 
Retain 21cm 
Retain 25cm 
Retain 28118cm 
Retain 12110cm 
Retain 22cm 
Retain 20cm 
Retain 22cm 
Retain 27125cm 
Retain 16cm 
Retain 12cm 
Retain Bern 
Retain Bern 
Retain 15cm 
Retain 12cm 
Retain 15115cm 
Retain 12cm 
Retain 13cm 

DBH-diameter, MPZ- rotection zone 

1.2m 
1.7m 
1.3m 
1.1m 
1.1m 
1.2m 
0.7m 
1.3m 
1.2m 
1.2m 
1.3m 
0.7m 
1.3m 
1.3m 
1.3m 
1.3m 
1.3m 
1.3m 
1.2m 
2.0m 
2.8m 
2.1m 
1.5m 
1.3m 
1.5m 
2.1m 
1.2m 
1.3m 
1.2m 
1.3m 
2.3m 
1.0m 
0.7m 
0.5m 
0.5m 
0.9m 
0.7m 
1.4m 
0.7m 
0.8m 

f 
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TREE PROTECTION FENCING 
Minimum Radial Distance from trunk 

PROTECTION ZONE 
(MPZ) 
FENCING DIMENSIONS 
N METRES 

# 
818 

819.01-819.17 
820 

821 

\!-...:::.,-,"'--~ ---i::J~~CJJDN 822 
823 

TREE PROPOSED 
FOR REMOVAL 

Po.ge 15 

824 
825 

826 
827 

831 

NOlES: 
1. SITE LAYOUT INFORMATION 
AND TREE SURVEY DATA PER 
SUPPLIED DRAWING 

2. REFER TO ATTACHED 
TREE PROlECTlON REPORT 
FOR INFORMATION 
CONCERNING TREE SPECIES, 
SlEM DIAMETER, HEIGHT, 
CANOPY SPREAD AND 
CONDITION. 

3. All MEASUREMENTS ARE 
METRIC 

Tyne DBH Metres Feet 
Pyramid cedar 1211019cm 1.7m 5.6ft 

Pyramid cedar 101919cm 1.3m 4.1ft 

Pyramid cedar 15/1 5/14ern 2.0m 6.5ft 

Western Redcedar 42120cm 2.Bm 9.2ft 

Norway Spruce 35cm 2.Bm 9.2ft 

Scots Pine 25cm 1.5m 4.9ft 

Crab Apple 21cm 2.0m 6.6ft 

Douglas fir 25cm 1.5m 4.9ft 

Western Redcedar 28118cm 5.0m 16.4ft 

Pyramid cedar 12110cm 1.2m 3.9ft 

Cotton'NOOd 27125cm 3.5m 11.5ft 

Froggers Creek 
Tree Consultants Ltd 

7763 Al~gor Avenua Bumaby BC V,5,/ 4H4 
r~taphona: 604-721-6002 Fax: 604-,l.]7-0970 

20451 Wnmin,ter Hwy, Richmond, BC 

TREE PROTECTION ORAW/NG 
lHE DRAWING PLOTS A1..l.. lREES, PROPOSED FOR 
ROENTION, REMOVAL, THEIR CANOPIES, 
PROTECTION ZONES ANO PROTECTION FENCING IN 
RELATION TO PROPOSED LAYOUT 

August 22, 202 
PH - 124



City of 
Richmond 

ATTACHMENT 9 

Rezoning Considerations 
Development Applications Department 

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

Address: 20411 & 20451 Westminster Highway File No.: RZ 21-944801 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10418, the applicant is 
required to complete the following: 
1. Consolidation of all the lots into one development parcel. 

2. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape 
Architect, including installation costs. The Landscape Plan includes the four required replacement trees with the 
following minimum sizes: 

No. of Replacement Trees Minimum Caliper of Deciduous Tree 

4 8cm 

or Minimum Height of Coniferous Tree 

4m 

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

4. Submission of a Tree Survival Security to the City in the amount of $40,000 for the six trees (tag# 818, 820-824) on­
site to be retained. 

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

6. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 3.5 m GSC. 

7. Submission of a Farm Plan Security to the City based on 100% of the cost estimate provided to ensure the 
implementation of the farm plan. 

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

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

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

Note: 

* 

• 

This requires a separate application. 

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

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

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

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
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- 2 -

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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City of 
. Richmond 

Report to Committee 

To: Planning Committee Date: October 24, 2022 

From: Wayne Craig File: RZ 17-782750 
Director, Development 

Re: Application by Landa Oval Development Ltd. for Rezoning at 6851 and 6871 
Elm bridge Way from Industrial Business Park (181) to High Density Mixed Use 
(ZMU52) - Oval Village (City Centre) 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10423 to create the "High Density 
Mixed Use (ZMU52)- Oval Village (City Centre)" zone, and to rezone 6851 and 6871 
Elmbridge Way from "Industrial Business Park (IBl)" to "High Density Mixed Use (ZMU52) -
Oval Village (City Centre)", be introduced and given first reading. 

/21/r<? 
Wayne Craig 
Director, Development 

WC:ke 
Att. 8 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Community Social Development 0 rfrry Sustainability & District Energy 0 
Transportation 0 
Community Services Division 0 
Richmond Olympic Oval 0 

7011932 
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Staff Report 

Origin 

RZ 17-782750 

Landa Oval Development Ltd. has applied to the City of Richmond to rezone 6851 and 6871 
Elm bridge Way from "Light Industrial Business Park (IB 1 )" to "High Density Mixed Use 
(ZMU52)- Oval Village (City Centre)" to construct a mixed use development in the Oval 
Village area (Attachment 1 and 2) that includes: 

• 13,832 m2 (148,887 ft2
) of commercial floor area consisting ofa 189 room hotel and 

supporting uses in a tower located in the north east quadrant of the development site 
along with portions of the development podium and at-grade commercial space along 
River Road, the new road (to the west) and Elmbridge Way road frontages. 

• 27,655 m2 (297,778 ft2
) of residential floor area consisting of 321 market residential units 

and 35 affordable Low End Market Rental (LEMR) housing units arranged as follows: 
o Market residential units located in the development podium and two towers 

generally located at the northwest and south west quadrants of the development 
site. 

o Affordable LEMR units dispersed throughout the podium. 
• Dedication and construction of a new road along the subject site's west frontage (herein 

called the "new west road") and widening and completion of the existing lane along the 
subject site's east frontage. 

• Related off-site works that generally includes road, lane, frontage upgrades and 
transportation related works to the current applicable City standards, are to be completed 
through a City Servicing Agreement. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
provided in Attachment 3. 

Subject Site Existing Housing Profile 

There are no residential dwelling units on the subject site. 

Subject Site Existing Uses 

The subject site consists of two lots at 6851 and 6871 Elmbridge Way that each contain multi­
tenant single storey light industrial buildings. Through the rezoning, both lots will be 
consolidated into a single development parcel. To support the existing business tenants that may 
be impacted as a result of this redevelopment, the developer has confirmed that sufficient notice 
will be provided to all businesses in the event of the need to relocate and that the developer has 
also offered to provide all business tenants with access to real estate services to assist these 
tenants in finding similar, appropriately zoned space within the City. 

Surrounding Development 

To the North: The Richmond Olympic Oval is located across River Road on a site zoned "High 
Rise Apaiiment and Olympic Oval (ZMU4) Oval Village (City Centre)". 
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To the South: Across Elmbridge Way is an existing building containing Worksafe BC offices on 
a site zoned "Downtown Commercial (CDTl)". 

To the East: Across an existing lane is the Onni 'Ora' high density mixed use development on a 
site zoned "Residential/Limited Commercial (RCL3)" (RZ 07-380222; DP 10-520511). 

To the West: A site zoned "Light Industrial Business Park (IB 1 )" containing existing light 
industrial buildings. 

Related Policies & Studies 

City Centre Area Plan 

The subject site is located in the City Centre and subject to the land use policies and provisions 
of the City Centre Area Plan (CCAP) and "Specific Land Use Map- Oval Village (2031)" 
(Attachment 4). The "Oval Village (2031 )" land use map designates the site as Urban Centre TS, 
which allows for high-density mixed residential/commercial development. The subject site is 
also contained within the "Village Centre Bonus Area". Additional details on how the subject 
development proposal complies with the CCAP and development policies specific to the "Oval 
Village (2031 )" land use map is contained in the Analysis section of this report. 

Official Community Plan Aircraft Noise Sensitive Development (ANSD) Policy: 

The subject site is located with ANSD "Area 2", which pennits all aircraft noise sensitive uses 
(except new single-family) if the building design includes required noise mitigation measures 
and purchasers are made aware of potential noise conditions. Prior to rezoning adoption, a legal 
agreement will be registered on title requiring that the developer satisfies all City requirements. 

Airport Zoning Regulations (AZR): 

Transport Canada regulates maximum permitted building heights in City Centre locations that 
may affect airport operations. A letter, prepared by a registered surveyor, confirming that the 
proposed maximum building height of 47 m (154 ft.) GSC complies with AZR requirements is a 
rezoning consideration to be completed for this project. 

Floodplain Management Implementation Strategy 

City Centre buildings are required to comply with Richmond Flood Protection Bylaw 8204. 
Prior to rezoning adoption, a flood indemnity covenant will be registered on title. 

Public Consultation 

Rezoning signs have been installed on the subject property. Staff have received email 
correspondence from a resident in the adjacent Ora development (5511 Hollybridge Way/6951 
Elmbridge Way). The resident identifies concerns about the proposed development's traffic 
impact to the existing lane to the east of the subject site (Attachment 5). A response is provided 
below to the resident comments. City staff have also met with the property owner of the site to 
the immediate east (6791 Elmbridge Way) and provided general infonnation about the 
development proposal during these discussions. 

7011932 

PH - 135



October 24, 2022 - 4 - RZ 17-782750 

Should the Planning Committee endorse this application and Council grant 1st reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment. 

Correspondence from 5511 Hollybridge Way/6951 Elmbridge Way (Ora Development) 

The correspondence makes observations about the crnTent lane servicing the Ora development 
and provides comments on existing lane operations, lane width and vehicle movements within 
the lane, questions about hotel functions in the lane and pedestrian infrastmcture in the lane. 

In response to the comments and concerns noted in the con-espondence, the following 
infonnation is provided: 

This development will undertake improvements to the lane to provide for additional 
widening for the drive-aisle portions of the lane and a sidewalk along the west edge of the 
lane to provide for safe pedestrian movements. 
The above referenced widening and improvements to the lane will comply with 
applicable City standards for lanes located in the City Centre and will be able to 
accommodate all applicable traffic and vehicle movements through the lane. 
Vehicle access to the proposed development will be from the lane and a driveway access 
provided on the new west road. These vehicle access provisions were reviewed and 
supported by a Traffic Impact Assessment (TIA) prepared by a professional consultant 
for this project. 
Further design development and work will be undertaken through the Development 
Pe1mit application process to review pick-up and drop-off functions related to the hotel 
use can accommodate the necessary activities and results in no negative impacts to the 
sun-ounding road/lane network. 

Analysis 

Landa Oval Development Ltd. is proposing a high-density mixed use project containing 
approximately 356 apartment units in the development podium and 2 towers, a hotel containing 
189 rooms and supporting commercial functions and pedestrian oriented at grade commercial 
retail units along the River Road, new west road and Elmbridge Way frontage. 

The proposed development is consistent with cun-ent Official Community Plan (OCP) and CCAP 
policies applicable to the subject site, which encourage high-density mixed use development 
with vibrant commercial frontages and pedestrian friendly streetscapes and supporting 
infrastmcture. This project also provides for infrastmcture improvements through the dedication 
and constmction of a new west road that would provide a connection between Elmbridge Way 
and River Road, widening of the existing lane along the east of the subject site and frontage 
upgrades along the Elmbridge Way and River Road frontages consistent with the works in the 
sun-ounding area. 

CCAP - Oval Village (2031) 

The subject site is designated "Urban Centre TS" and the proposed high-density development 
containing residential uses (market residential and affordable housing), a hotel and commercial 
uses is consistent with the CCAP. The CCAP also provides direction on base residential 
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densities (1.2 Floor Area Ratio FAR) and additional affordable housing bonus densities (up to 
0.8 FAR). The subject site is also contained in the Village Centre Bonus area where additional 
density of up to 1.0 FAR can be considered for non-residential uses, which support the 
development and space for services and commercial activities that are pedestrian friendly and 
contribute to the viability of the area. 

The development on the subject site proposes a maximum overall density of 3.0 FAR (2.0 FAR 
for residential uses including market residential and affordable housing and 1.0 FAR for non­
residential uses), which is consistent with the CCAP and Village Centre Bonus provisions 
applicable to the site. 

The CCAP requires rezoning applications that make use of the Village Centre Bonus density to 
provide voluntary developer contributions towards City-owned community amenity space, which 
can be in the form of City owned amenity facilities incorporated into the development or a cash­
in-lieu contribution. City staff have reviewed the subject proposal and confirm that no City 
amenity facility is required to be incorporated into the subject development and that a cash-in­
lieu contribution should be accepted. In compliance with the CCAP, prior to rezoning adoption, 
the developer proposes to make a voluntary cash contribution of $6,022,453 in lieu of 
constructing community amenity space on-site. The proposed voluntary contribution amount 
shall be based on the equivalent construction value rate of $8, 708/m2 and calculated at the 
amenity space area (i.e., 5% of the site's Village Centre Bonus floor area, which would equate to 
an approximate amenity space area of 692 m2 or 7,449 ft2). 

The CCAP also identifies a proposed road between Elmbridge Way and River Road that would 
bisect the subject site into two lots. In accordance with CCAP policy, this new west road is 
considered a minor street and can be realigned as it maintains the network continuity and road 
functionality in the surrounding area. The realignment of this new road from the middle to the 
west side of the subject site complies with the CCAP policy that allows alignment changes for 
minor streets as outlined above. The proposed development will also be required to dedicate and 
construct this new west road in its entirety. Transportation staff have reviewed the realignment 
of this new road to the west portion of the site and confirmed the new alignment complies with 
the objectives of the CCAP. 

Proposed Site Specific Zone (ZMU52) 

A site-specific zone has been prepared to facilitate the subject development, "High Density 
Mixed Use (ZMU52) Oval Village (City Centre)" (Zoning Amendment Bylaw 10423). An 
overview of included provisions into this new zone is summarized as follows: 
1. Permitted and secondary uses consistent with the provisions of the CCAP and takes into 

account the surrounding context and existing development and services in the area. 
2. A maximum density of2.0 FAR, which includes additional density for developments that 

comply the City's applicable affordable LEMR housing policy providing for 35 LEMR units 
(which will be subject to a Housing Agreement and other legal agreements, as applicable). 

3. Additional VCB density ofup to 1.0 and conditions. Village Centre Bonus provisions that 
allow for up to 1.0 FAR for non-residential uses, provided that voluntary developer cash 
contributions (at the current applicable equivalent construction value rate) are made in lieu of 
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providing and constructing an on-site community amenity space into the development 
consistent with the CCAP policy. 

• This voluntary contribution amount to be provided and secured through the rezoning 
considerations for this development will be $6,022,453. 

4. Additional density for indoor amenity space for use ofresidents consistent with other high­
density mixed use zones. 

5. Provisions for calculating density on the road dedication secured for the new west road on 
the west side of the subject site between Elmbridge Way and River Road, as per CCAP 
policy regarding the dedication of "minor streets" that are not eligible for Development Cost 
Charge credits. 

6. A maximum building height of 47 m (154 ft.) geodetic across the subject site that is 
consistent with CCAP policy and of similar height to other sun-ounding high density 
developments in the area. 

7. Setback provisions for the road and lane frontages around the subject site that facilitates 
providing for a pedestrian friendly streetscape and interface of the development to the public 
realm and takes into account the various road and lane frontage works and upgrades to be 
completed as pait of this development. 

Housing 

Total residential floor area for this project is 27,655 m2 (297,778 ft2
) that contains a total of 356 

apartment units of which 321 apartment units are market (strata) units and 35 apaitment units are 
affordable housing LEMR units. The market (strata) apartment units are contained in the project 
podium and two residential towers (15 levels each) are generally situated in the northwest and 
southwest portions of the subject site. The affordable housing LEMR units are dispersed in the 
project podium. 

1. Affordable Housing & Market Rental Housing Policy Compliance: Council approved 
amendments to the Low End Market Rental (LEMR) Program on November 15, 2021 and 
introduced a new Market Rental Housing Policy on June 20, 2022. Rezoning applications 
received prior to the adoption of these changes are to be processed in keeping with the 
LEMR and Market Rental Policies that pre-dated the changes, provided that such 
applications are brought forward to Council for consideration by November 15, 2022. The 
proposal as outlined complies with the City's Affordable Housing Strategy. The proposed 
development is an in-stream application as it was submitted in 2017 and since then has gone 
through an ownership change and project redesign. This development is proposing to 
provide 10% of total residential floor area as affordable housing LEMR units (35 units total) 
and is consistent with the in-stream provisions granted by Council when the affordable 
housing LEMR and Market Rental Housing policies were revised and updated. 

To ensure rezoning applications proceeding in accordance with the LEMR policy in place 
prior to November 15, 2021, move forward to adoption in a timely manner, the proposed 
rezoning is to be adopted no later than November 15, 2023. If the subject rezoning is not 
ready for adoption by November 15, 2023, a staff report will be brought forward to Council 
providing an update on the status of the rezoning and recommending whether the rezoning 
should be revised to comply with cun-ent City policy. The above deadline to achieve final 
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adoption by November 15, 2023 has been included as a rezoning consideration item for this 
project. 

2. Affordable Housing Project Response: In compliance with the City's affordable housing 
LEMR policy, the subject development and proposed site-specific ZMU52 zone provide for 
35 affordable housing LEMR units, constructed to a turnkey level of finish (at the 
developer's sole cost) and secured with a Housing Agreement registered on title, comprising 
at least 2,767 m2 (29,781 ft2

) of habitable space, based on 10% of the development's total 
maximum residential floor area. 

3. Non-Profit Housing Operator: The developer proposes to cluster the affordable housing 
LEMR units into the project podium ( on Levels 3 to 6) and have the units generally dispersed 
equally along the 4 frontages of the project site. In accordance with the City's Affordable 
Housing Strategy, clustering of units can be considered if a partnership with a non-profit 
housing operator has been established and the non-profit identifies a preference for unit 
clustering where applicable. As evidence of such a partnership, the developer has entered 
into a preliminary Memorandum of Understanding (MOU) with an experienced non-profit 
housing operator (Az Zahraa Housing Society) who is interested in operating the LEMR 
apartment units. The developer has submitted a copy of the preliminary MOU, together with 
a letter of intent from the proposed operator (Attachment 6), for the City's consideration. 

Az Zahraa Housing Society cunently owns and operates 24 LEMR units in three separate 
multi-family developments in Richmond. Az Zahraa Housing Society has indicated they 
prefer clustering of units and limiting their placement over multiple levels. In response, the 
affordable housing LEMR units are clustered in the project podium but equally dispersed 
around the four frontages of the site that balances the needs of the non-profit for operational 
efficiencies and also complies with the City's Affordable Housing Strategy. 

4. Affordable Housing LEMR Units - Legal Agreements: As per the City's Low End Market 
Rental (LEMR) Program, a Housing Agreement will be registered on title to secure full 
access to on-site amenities and restricting the owner(s), housing operator, or others from 
charging the affordable housing LEMR units any additional fees for use of any 
indoor/outdoor amenity spaces, parking, bike storage, or similar features. 

5. Overall Dwelling Unit Mix: The OCP and CCAP encourage the development of a variety of 
unit types and sizes supportive of the diverse needs of Richmond's population including, but 
not limited to, family friendly housing. Staff support the proposed mix of residential 
dwelling unit types (LEMR and market residential units) which provides 175 one-bedroom 
units (includes studio) and 181 family-friendly, two- and three-bedroom units, as indicated in 
the table below. The unit mix for the development complies with the 40% family friendly 
unit target identified in the OCP. 

Housing Tenure Studio 1-BR 2-BR & 3-BR 

• Market Strata (321) Nil 162 159 

• Affordable (35) 3 10 22 

Total (356 units) 3 172 181 
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6. Affordable Housing Unit Mix: The developer proposes the affordable housing LEMR unit 
mix as indicated in the table below, which complies with the targets identified in the City's 
Affordable Housing Strategy (10% studio; 30% 1 BR; 30% 2-BR and 30% 3-BR) and also 
exceeds the OCP family friendly unit target outlined in the section above. In compliance 
with the City's Affordable Housing Strategy, a minimum of 85% of the affordable housing 
units will be required to be constructed with Basic Universal Housing (BUH) features 
through the Development Permit process. The Development Permit process will also ensure 
that the finishing of the affordable housing LEMR units is equivalent to those of the market 
residential units. 

7. Rental of Strata Dwellings: The OCP encourages measures aimed at reducing baniers to 
accessing rental housing in multi-family residential developments. Prior to rezoning bylaw 
adoption, the developer will register a restrictive covenant on title prohibiting the imposition 
of strata bylaws prohibiting market (strata) dwelling units from being rented or imposing 
age-based restrictions on occupants. 

Amenity Space Requirements 

The OCP and CCAP requires large residential projects to provide for shared indoor amenity 
space for socializing, recreation, and children's play. To satisfy these requirements, the 
development includes the following shared amenity spaces. 

The shared indoor space amenity provided for the residents of all the residential units (market 
strata and affordable housing units) in this project is situated on the podium (Level 6), sized at 
858m2 (9,235 ft2

) and complies with CCAP indoor amenity space requirements. 

The shared outdoor amenity space areas for residents is also located on the podium (Level 6) in 
the form of an outdoor courtyard area, sized at 2,716 m2 (29,235 ft2) and complies with OCP 
outdoor amenity space requirements. 

Prior to rezoning adoption, legal agreements will be registered on title to ensure full access of the 
indoor and outdoor amenity areas for shared use by all residents (i.e., market strata and 
affordable housing). 

Transportation 

The CCAP requires various road, pedestrian, and cycling network improvements on and around 
the subject site and encourages the implementation of transportation demand management 
(TDM) measures aimed at reducing automobile dependence and encouraging walking, cycling, 
and increased use of transit. Consistent with these objectives, the proposed development 
provides for a variety of transportation improvements and related features, all at the developer's 
sole cost, to be secured through the various rezoning considerations and accompanying legal 
agreements and Servicing Agreement works associated with this redevelopment. 
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A supporting Traffic Impact Assessment (TIA), prepared by a professional traffic consultant, has 
also been submitted in support of this development. The TIA has been reviewed by City staff 
who suppo1i the key findings and recommendations of the report, including but not limited to 
traffic analysis, site access provisions for the development, parking/loading requirements and the 
application of specific TDM measures to this project. 

1. Transportation Works: Off-site network enhancements include: 
a) Dedication and construction of the new west road (based on the ultimate finished 

cross-section) along the west edge of the subject site to the applicable City standards 
that would provide an additional connection complete with road and pedestrian 
related works between Elmbridge Way and River Road. Enhanced connectivity is 
also provided by a pedestrian crossing across River Road aligned with the new west 
road. 

b) Works along the site's River Road and Elmbridge Way frontages to provide for 
applicable upgrades to sidewalks, boulevards and multi-use pathways consistent with 
off-site improvements in the surrounding area. Appropriate road dedications and/or 
dedications in combination with statutory right-of-ways will be secured for these 
works. 

c) Widening of the existing lane along the east edge of the site, secured through a 
statutory right-of-way, to widen the lane pavement drive-aisle and implement a 
sidewalk along the west portion of the lane to the applicable City standard. 

2. Vehicle Access Provisions: Vehicle access to the on-site parking areas in the development is 
to be provided from the lane and a single drive-way access generally situated mid-block 
along the new west road. h1 relation to the new west road and vehicle access provided from 
this road, temporary road closure of the new west road during certain special events and 
reliance on vehicle access to the development from the lane can be accommodated if and 
when needed as verified through the TIA for this project. Prior to rezoning adoption, a legal 
agreement will be registered on title to provide for the temporary closure of the vehicle 
access along the new west road during special events. 

3. Transportation Demand Management Measures: A comprehensive TDM measures package 
for this development is being secured in support of the proposed off-street parking to be 
provided in this development in accordance with Zoning Bylaw 8500 provisions and to 
achieve objectives of reducing automobile dependence and encouraging walking, cycling, 
and increased use of transit. These TDM measures will be secured through appropriate legal 
agreements to be registered on title prior to rezoning adoption, Servicing Agreement process 
and/or confamed through the forthcoming Development Permit application process. 

7011932 

a) Transit pass program available for the residential (market and affordable housing) and 
non-residential uses to provide monthly transit passes (2 zone) for a specified period 
(one year). 

b) Bicycle Amenities provide for additional (25% above Zoning Bylaw 8500 
requirements) Class 1 bicycle storage facilities and additional (5% above Zoning 
Bylaw 8500 requirements) for Class 2 short-te1m bicycle parking for the residential 
and non-residential uses in the project, including supporting bicycle 
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repair/maintenance facilities, end-of-trip facilities and battery charging provisions for 
all class 1 bicycle parking spaces. 

c) Carpool parking spaces 5 carpool parking spaces are to be provided and solely 
allocated for this purpose for the non-residential uses. 

d) Car-share program to provide for two car-share dedicated vehicle parking stalls 
( equipped with Level 2 EV charging stations) and provision for two car share 
vehicles through a contract between the owner/developer and car-share service 
provider. 

e) EV charging infrastructure ( outlets to support Level 2 EV charging infrastructure) 
will be provided for a minimum of 10% of the non-residential parking spaces. 

f) Interim sidewalk connection (River Road)-A 2 m (6.6 ft.) wide interim asphalt 
walkway that extends westward from the subject site's north frontage along River 
Road (south side) at the new west road intersection to the signalized intersection at 
River Road/Oval Way. 

4. Secured Parking for Richmond Olympic Oval: The proposed development also provides for 
an additional 52 parking stalls that are provided for use by the Richmond Olympic Oval 
during special events. When not being used or reserved for the purposes of a special event, 
these parking stalls would be available for use by the public. These 52 parking stalls will be 
secured through a legal agreement to be registered on title prior to final adoption of the 
rezoning. 

Sustainability 

The CCAP encourages the coordination of private and City development objectives with the aim 
of advancing opportunities to implement environmentally responsible buildings, services, and 
related features. Locations undergoing significant change, such as the subject site, are well 
suited to this endeavour. Staff support the developer's proposal, which is consistent with City 
policy and includes: 

1. District Energy Utility (DEU): A City Centre DEU service area bylaw, including the subject 
site, will be presented for consideration by Council under a separate report. Prior to rezoning 
adoption, a standard DEU covenant will be registered on title requiring the developer to: 
• design and construct a low carbon energy plant, at the developer's sole cost, and transfer 

it to the City, together with compatible building and mechanical systems, to facilitate the 
development's connection to a City District Energy Utility; or 

• if connection to the City Centre District Energy Utility is available, connect to the City 
Centre District Energy Utility for space and domestic hot water heating services, and to 
design and construct a low carbon energy plant for cooling services only, at the 
developer's sole cost, and transfer it to the City. 

2. BC Energy Step Code: City policy requires that new buildings are designed and constructed 
to satisfy BC Energy Step Code requirements. High-rise residential and mixed use buildings 
that include a low carbon energy plant (as discussed above) must comply with "Step 2" or 
better. The developer, through their Coordinating Registered Professional, has confirmed 
that the applicable "Step 2" perfonnance targets have been considered in the design and the 
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project is expected to be compliant with these performance targets. Prior to rezoning 
adoption, through the Development Pennit process, the developer will be required to conduct 
energy modelling and provide a statement to the City confoming that the proposed design 
can meet the applicable Step Code requirements. 

3. Electric Vehicle {EV) Measures: In compliance with Zoning Bylaw requirements, the 
developer proposes to comply with EV infrastrncture requirements for all resident parking 
spaces. Additional EV measures to provide infrastrncture for 10% of non-residential parking 
(Level 2) and all class 1 (long-term secured bicycle storage) is also being proposed as part of 
the transportation demand management provisions being secured through this development. 

Public Art 

The CCAP encourages voluntary developer contributions towards public art. For this project, 
the developer proposes to integrate and install public art with this development and have engaged 
an independent public art consultant to prepare a public art plan. Based on applicable City­
approved developer contribution rates and the maximum buildable floor area permitted under the 
development's site-specific ZMU52 zone (excluding affordable housing LEMR units), the value 
of the developer's voluntary public art contribution shall be at least $330,781. Prior to rezoning 
bylaw adoption, a legal agreement will be registered on title securing the developer's 
commitment and requiring submission of a public art plan, including a terms of reference, for 
consideration by the Richmond Public Art Committee and approval by Council (i.e. as applicable 
to terms ofreference for public art on private property with budgets over $250,000). 

Tree Retention and Replacement 

The subject site contains two off-site trees (located within Elmbridge Way) and six on-site trees. 
The applicant has submitted a Certified Arborist's Report; which identifies on-site and off-site 
tree species, assesses tree strncture and condition, and provides recommendations on tree 
retention and removal relative to the proposed development (i.e., road/frontage improvements, 
grade changes). The City's Tree Preservation Coordinator has reviewed the Arborist's Repmi 
and suppo1is the Arborist's findings for on-site trees for their removal. Replacement trees will 
be required to be planted on-site as part of this development in accordance with a 2: 1 
replacement ratio and minimum sizing requirements. Parks Arborist staff have reviewed and 
assessed the 2 off-site trees and recommended their removal and a cash in lieu compensation for 
future planting due to the future new west road construction that would conflict with the trees 
located on Elmbridge Way. A summary of the recommendations related to on-site and off-site 
trees is provided in the table below. 

Existing Recommended # Existing # Replace Minimum Size of Financial 
Trees Action @2:1 Replacement Trees Requirement 

12 8 cm caliper or 4 m in height in 
Replacement security 

of $9,000 letter of 
On-Site (Planting to accordance with Tree 

credit 
(Private) Removal 6 trees be Protection Bylaw 8057 

Landscape plan and confirmed ($750/replacement security to 
at DP) be provided) security required at 

DP 

Off-Site 
Removal 2 trees N/A 

Cash-in-lieu for planting trees $5,250 cash-in-lieu 
(City) al/or near the subject site contribution 
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Built Form and Architectural Character 

The proposed high-density mixed use project is located within close proximity to the centre of 
the Village Centre (intersection of Hollybridge Way and River Road) in the CCAP Oval Village 
(2031) Specific Land Use Map. The proposed development accommodates all City requirements 
with respect to transportation improvements and public space enhancements and generally 
complies with the CCAP Development Permit Guidelines. In summary, the proposed 
development achieves the following (Attachment 7 Preliminary and Conceptual Development 
Plans): 

1. Active and vibrant commercial frontages along each of the subject site's road frontages, 
including River Road as it is designated as a "Pedestrian-Oriented Retail Precincts-High 
Street & Linkages" in the CCAP, providing for pedestrian friendly and oriented uses that will 
complement existing at-grade commercial uses incorporated into other high-density mixed 
use projects in the surrounding area. 

2. Provides for a distinct urban form of development in the design and orientation of the at­
grade commercial spaces that provide for plazas and additional open spaces, mid-level 
podium with strong horizontal expression that is carried through in the tower design. 
Furthermore, tower form and orientation has enabled sculpting of the towers to allow for a 
high-density distinctive form of development that is unique and different from other 
developments and consistent with objectives in the CCAP that support varied and sculpted 
tower fonns. 

3. General tower spacing and placement has been development referencing applicable CCAP 
guidelines and the towers in existing developments and future potential high-density 
development on neighbouring sites. The overall form and orientation of towers has been 
developed to minimize tower-to-tower view blockages or overlook on-site and to 
neighbouring developments. In addition, the project design maximizes sunlight exposure to 
the residential units and the podium courtyard areas containing the residential amenity areas. 

Prior to rezoning adoption, the developer will register a legal agreement on title to the subject 
site requiring that the proposed development is designed and constructed in a manner that 
mitigates potential development impacts including, among other things, view obstruction, noise 
or nuisance associated with commercial and non-residential activities, shading, reduced privacy, 
and related issues that may arise as a result of development on the lands and/or future 
development on surrounding properties. 

Development Pe1mit (DP) approval for the entirety of the proposed development, to the 
satisfaction of the Director of Development, will be required prior to rezoning adoption. At DP 
stage, among other things, additional design development is encouraged with respect to the 
following items: 

1. Tower and Podium Form: Additional design development is encouraged to refine the form 
and character of the project taking into account adjacencies to surrounding development, 
shadowing and skyline interest. 
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2. Common Amenity Spaces: Confirmation of the design details, programming and landscaping 
for all indoor and outdoor amenity spaces including compliance with OCP and CCAP 
minimum sizing requirements. Any provisions for the sharing outdoor hotel amenity areas 
(i.e., pool) being made available for resident access will also need to be confirmed if 
applicable. 

3. Accessibility: Through the Development Permit process, the design and distribution of 
accessible units and common spaces and uses must be provided and comply with applicable 
city guidelines. 

4. Plaza and Landscape Plan at Grade: Additional design development for the plaza and 
landscape areas situated at grade to ensure the space design, plantings and transitions achieve 
a pedestrian :friendly streetscape and help to provide an animated commercial presence along 
the development's road frontages. 

5. Sustainability: The developer must undertake energy modelling to confinn that the proposed 
design can meet applicable BC Energy Step Code requirements (i.e. Step 2 with an on-site 
low carbon energy plant) and undertake design development to ensure that enhanced building 
performance is coordinated with a high standard of architectural quality and expression. 

6. Transportation: Additional design development for the project's provisions for hotel pick-up 
and drop-off and on-site loading and garbage and recycling areas will need to be addressed to 
the satisfaction of Transportation. Confomation of the inclusion of the applicable 
transportation demand management measures this development will be implementing will 
also be undertaken through the DP application. 

Community Planning 

Prior to rezoning adoption, the developer proposes to voluntarily contribute $129,233 towards 
future City community planning studies, as required for City Centre rezoning applications, based 
on the applicable City-approved developer contribution rate and the maximum buildable floor 
area pe1mitted under the site-specific ZMU52 zone (excluding affordable housing uses). 

Site Servicing and Frontage Improvements 

City policy requires that the developer is responsible for the design and construction of road, 
water, st01m sewer, and sanitary sewer upgrades, together with related public and private utility 
improvements, arising as a result of the proposed development, as determined to the satisfaction 
of the City. Prior to rezoning adoption, the developer will enter into a standard City Servicing 
Agreements, secured with a Letter of Credit, for the design and construction of required off-site 
works, as set out in the attached Rezoning Considerations (Attachment 8). 

Existing Legal Encumbrances 

Development of the subject site is not encumbered by existing legal agreements on title. 
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Financial Impact or Economic Impact 

Through the proposed development, the City will take ownership of developer-contributed assets 
including waterworks, stonn sewers, sanitary sewers, street lights, street trees and traffic signals. 
The anticipated operating budget impact for the ongoing maintenance of these assets is 
$25,079.09. This will be considered as paii of the 2022 Operating Budget. 

Conclusion 

Landa Oval Development Ltd. has applied to the City of Richmond to rezone 6851 and 6871 
Elm bridge Way from "Light Industrial Business Park (IB 1 )" to "High Density Mixed Use 
(ZMU52)- Oval Village (City Centre)" to construct a mixed use development in the Oval 
Village area that comprises of 356 residential units (including 35 affordable housing LEMR 
units), a 189 room/suite hotel with accompanying services and at-grade commercial along the 
subject site's River Road, new west road and Elmbridge Way frontages. 

The proposed redevelopment on the subject site complies with the CCAP and supporting land 
use policies related to density and bonus density provisions available to the subject site through 
the CCAP Village Centre Bonus designation. City objectives of a development that complies 
with the principles of a pedestrian friendly, transit oriented and sustainable development are 
achieved through the proposed project. 

On this basis, it is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10423 
be introduced and given first reading. 

Kevin Eng 
Planner 3 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 17-782750 Attachment 3 

Address: 6851 and 6871 Elmbridge Way 

Applicant: Landa Oval Development Ltd. 

Planning Area(s): Oval Village ----~--------------------------

Existing I Proposed 

Owner: Landa Oval Development Ltd. Landa Oval Development Ltd. 

6851 Elmbridge Way- 7,483.5 m2 (1.85 ac) Net site area (after road dedication): 11,472.06 
6871 Elmbridge Way - 6,429.2 m2 (1.59 ac) m2 (2.83 ac) 

Site Size (m2): Total-13,912.7 m2 (3.44 ac) ZMU52 site area for density purposes: 13,832.06 
m2 (3.42 ac) 

Light industrial business park uses Residential (Apartment housing) 

Land Uses: Hotel and supporting commercial services 
At grade oriented commercial 

OCP Mixed-Use Mixed-Use - No change 
Designation: 
City Centre Urban Centre T5 No change - complies with CCAP 
Area Plan 
(CCAP) 
Designation: 

Zoning: Industrial Business Park (IB1) High Density Mixed Use (ZMU52) - Oval Village 
(City Centre) 

Number of 
None 356 residential dwelling units 

Units: • 35 LEMR units 

• 321 market residential units 

Other Aircraft Noise Sensitive Development: "Area 2" No change - Complies with ANSD 

Designations: (i.e. all uses may be considered except single- • ANSD covenant to be registered on title 
familv) 

I ZMU 52 Bylaw Requirement I Proposed I Variance 
Max. 3.1 FAR including: Max 3.1 FAR including: 
- Base (including AH): 2.0 FAR - Base (including AH): 2.0 FAR 

Floor Area - Village Centre Bonus: 1.0 FAR - Village Centre Bonus: 1.0 
none permitted 

Ratio: (non-residential use only) FAR (non-residential use only) 
- 0.1 FAR - indoor amenity - 0.06 FAR - indoor amenity 

space only space only 

Total: 42,879.4 m2 (461,550 ft2) 
Total: 42,355 m2 (455,905 ft2) 

including: - Residential (AH)- 2,767 m2 

- Residential - 27,664.12 m2 (29,784 ft2) 
Buildable (297,774 ft2) - Residential (Mkt) - 24,898 m2 

Floor Area - Commercial - 13,832.06 m2 (268,000 ft2) none permitted 
(m2):* (148,887 ft2) - Commercial - 13,832 m2 

- Indoor amenity - 1,383.2 m2 
(148,887 ft2) 

(14,877 ft2) - Indoor amenity - 898 m2 

(9,666 ft2) 
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Max. 90% for buildings and landscaped Max. 90% for buildings and 
none roofs over parking spaces landscaped roofs over parking spaces 

Lot Size: 10,000 m2 (2.47 ac) 11,472.06 m2 (2.83 ac) none 

Requested 
Road variances to 

River Road: 3.0 m (9.84 ft.) podium for 

Road: 3.0 m (9.84 ft.) 
New West Road: 3.0 m (9.84 minor balcony 

Setbacks (m): 
Lane: 0.0 m (0.0 ft.) 

ft.) frame 
Elmbridge Way: 3.0 m (9.84 encroachments 
ft.) and 

Lane: 3.0 m (9.84 ft.) architectural 
elements 

Height (m): 47 m (154 ft.) GSC 47 m (154 ft.) GSC none 

Min. 637 stalls 
Min. 641 stalls 

Residential (AH and Mkt): 331 
Residential (AH and Mkt): 337 

stalls 
stalls 

Parking 
Shared pool (commercial/hotel, 

Shared pool none 

residential visitor): 252 stalls 
( commercial/hotel, residential 
visitor): 252 stalls 

Oval: 52 stalls 
Oval: 52 stalls 

Class 1 - 604 spaces 

Bicycle Class 1 - 483 spaces 
Class 2 - 118 spaces 

Parking Class 2 - 112 spaces 
Note: Additional bicycle parking none 
provisions based on TOM 
measures 

Amenity 
Space- 712m2 (7,664 ft2) 858m2 (9,235 ft2) none 
Indoor: 
Amenity 
Space- 2,136 m2 (22,992 ft2) 2,716 m2 (29,235 ft2) none 
Outdoor: 

Other: 

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance 
review at Building Permit stage. 
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City of Richmond 

Bylaws 8685, 8701 

Specific Land Use Map: Oval Village (2031) 2011110124 

---0 

No. 2 Rd 
Bridge 

General Urban T4 (15m) 

Urban Centre T5 (45m) 

Urban Centre T5 (25m) 

Urban Core T6 (45m) 

Park 

Village Centre: 
Hollybridge Way & 
River Road Intersection 

Non-Motorized Boating 
& Recreation Water Area 

~ Village Centre Bonus 

♦ Institution 

•••••• Pedestrian Linkages 

•••••• Waterfront Dyke Trail 

* Enhanced Pedestrian 
& Cyclist Crossing 

ATTACHMENT 4 

Proposed Streets 

Pedestrian-Oriented 
Retail Precincts-High Street 
& Linkages 

Pedestrian-Oriented 
Retail Precincts-Secondary 
Retail Streets & Linkages 

Bylaw 10020 Maximum building height may be subject to established Airpo1t Zoning Regulations in ce1tain areas. 
2019/05/21 

Original Adoption: June 19, 1995 / Plan Adoption: September 14, 2009 City Centre Area Plan M-20 PH - 151











Az Zahraa Housing Society 
3103-667 Howe Street 
Vancouver, British Columbia, Canada V6C OBS 
Phone: 604-657-1898 

25 August 2022 

City of Richmond 
6911 No. 3 Rd 
Richmond, BC V6Y 2Cl 

Dear City of Richmond 

ATTACHMENT 6 

RE: Letter of Intent for Purchase/ Management of Affordable Housing Units at 6851 & 6871 Elm bridge Way, 
Richmond. 

Az Zahraa Housing Society is a non-profit organization who has considerable experience as the owners and 
operators of affordable housing residential units within the City of Richmond. Az Zahraa purchased affordable 
housing units in developments titled 'Calla' and 'Dahlia', both located at The Gardens project on Number 5 Road 
and Steveston Highway in Richmond. Az Zahraa Housing Society has also purchased 14 units at the recently 
completed LANDA project titled 'Cascade City'. 

Az Zahraa Housing Society has developed a list of design requirements to assist in the management of 
affordable housing units. Please see below bullet point items: 

• Minimizing the number of levels where units are located. 
o It is difficult to locate affordable units when they are distributed over many floor levels. 

• Stacking the location of the units on repeated floor levels provides ease for navigating the development. 
• Locate affordable housing units in good proximity to visitor parking stalls and loading bays. 

o Efficient access from parking assists in the maintenance and management of the units. 
• A mix of 1 bed, 2 bed and 3 bed units. 

o Az Zahraa support the mix of approximately 30% 1 bed, 30% 2 bed, 30% 3 bed and 10% studio 
suites. 

Az Zahraa confirm that they have been contacted by LANDA Oval Development Ltd for the purchase of 35 
affordable housing units within the proposed development at 6851 & 6871 Elmbridge Way, Richmond. The 
proposed development has been reviewed and Az Zhraa support the proposed location of the development 
and the programme of the development as it will benefit the Richmond demographic for affordable housing. 
This letter is to express that Az Zahraa has the ability to operate the proposed affordable housing units and are 
interested in the purchase and management of these units. 

Regards 

Riyaz R. Devji 
Az Zahraa Housing Society 
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Site Plan 
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City of 
Richmond 

ATTACHMENT 8 

Rezoning Considerations 
Development Applications Department 

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

Address: 6851 and 6871 Elmbridge Way File No.: RZ 17-782750 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10423, the developer is 
required to complete the following: 

1. (Lot Consolidation) Consolidation of all the lots (6851 and 6871 Elmbridge Way) into one development parcel. 

2. (Dedications/SRW/Road Functional Plan) Securing of the following road dedications and Statutory Right-of­
Ways (SRW): 

7021156 

2.1. River Road - Road dedication and SRW for applicable frontage works and improvements. Along the 
subject site's entire River Road frontage, provide for a minimum 0.5 m wide road dedication and 2.0 m 
wide SRW. 

2.2. New West Road- Road dedication for the construction of a new City road. Along the subject site's entire 
west frontage between Elmbridge Way and River Road, provide for a minimum 18 m wide road 
dedication. 

2.3. Elmbridge Way- Road dedication for applicable frontage works and improvements and other road 
upgrades. Along the subject site's entire Elmbridge Way frontage, provide for a minimum 0.3 m wide 
road dedication. 

2.4. Lane SRW for applicable lane works and improvements. Along the subject site's entire east frontage 
along the existing lane, provide for a minimum 3.0 m wide SRW. 

2.5. Corner cut provisions: 

2.5.1. At the subject site's n01ih west corner (River Road and New West Road intersection) and south 
west corner (Elmbridge Way and New West Road intersection), provide for a minimum 4 m x 4 
m corner cut road dedication. 

2.5.2. At the subject site's no1ih east corner (River Road and lane intersection) and south east corner 
(Elmbridge Way and lane intersection), provide for a minimum 3 m x 3 m SRW. 

2.6 All road dedication and SRW dimensions are preliminary and subject to change. Confirmation of the 
road dedication and SRW dimensions will be through the submission and approval of the road functional 
plan for the project. The road dedication and SRW dimensions provided for in Section 2. will be required 
to be amended to be compliant with the approved road functional plan. 

2.7 The SRW's referenced in Section 2. shall provide for: 

2. 7 .1. 24 hour-a-day, year-round public pedestrian access in the form of paved walkway(s) and related 
landscape features, which may include, but may not be limited to, lighting, furnishings, street 
trees and planting, decorative paving, storm water management measures and universal 
accessibility provisions, to the City's satisfaction; 

2.7.2. Vehicle use of driveways and driveway crossings (e.g., by owners, operators, tenants, visitors, 
and car-share operator and users), provided that this activity does not compromise the safe and 
convenient public pedestrian use of the SRW area; 

2.7.3. Emergency and service vehicle access, City bylaw enforcement, and any related or similar City­
authorized activities; and 

2.7.4. Permanent building encroachments, provided that any such encroachments do not comprise the 
quality, functionality, safety, or amenity of the SRW area or associated landscape features, as 
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determined to the satisfaction of the City and specified in the approved Development Permit*, 
including weather protection, habitable portions of the building, and similar structures and 
building projections, provided that such features are a minimum clear distance of 2.5 m (8.2 ft.) 
above the finished grade of the SR W area or as otherwise specified in an approved Development 
Permit*. 

2.7.5. Any works essential for public access within the required statutory right-of-way (SRW) are to be 
included in the Servicing Agreement (SA) and the maintenance & liability responsibility is to be 
at the sole cost and responsibility of the owner/developer, unless otherwise determined and 
approved by City staff. The design must be prepared in accordance with City specifications & 
standards and the construction of the works will be inspected by the City concunently with all 
other SA related works. After completion of the works, the Owner is required to provide a 
certificate of inspection for the works, prepared and sealed by the Owner's Engineer in a form 
and content acceptable to the City, certifying that the works have been constructed and completed 
in accordance with the accepted design. 

2.7.6. The SRW shall not provide for gates or similar baniers to public access (e.g., chains), except in 
association emergency, maintenance, repair, or other City-authorized closures. 

3. (Road Functional Plan) Submission and approval of the road functional plan, addressing all City requirements, to 
the satisfaction of the Director ofTransp01iation. 

4. (Driveway- New West Road) Registration of a legal agreement on title ensuring that the only means of vehicle 
access is through one driveway crossing to the new west road and one driveway crossing to the lane and that there 
be no access provided along River Road or Elmbridge Way. 

5. (Aircraft Noise) Registration on title of a standard City of Richmond (mixed use) aircraft noise sensitive use 
covenant. 

6. (Flood Protection) Registration on title of a standard City of Richmond ("Area A") flood indemnity covenant. 

7. (Mixed Use) Registration of a covenant on title that identifies the building as a mixed use building and includes 
the following provisions: 

7 .1. That the design is required to mitigate unwanted noise and avoid noise generated from the internal use 
from penetrating into residential areas. 

7.2. Notify residential tenants of potential noise and/or nuisance that may arise due to proximity to retail, 
restaurant and other commercial uses and activities. 

8. (No Rental/ Age Restrictions) Registration of a restrictive covenant prohibiting ( a) the imposition of any strata 
bylaw that would prohibit any residential dwelling unit from being rented; and (b) the imposition of any strata 
bylaw that would place age-based restrictions on occupants of any residential dwelling unit. 

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

10. (Hotel Suite/Room No dwelling or stratification) Registration of a legal agreement on title identifying that the 
hotel suites/rooms associated with the hotel component of this project are: 
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10.1 Not permitted to be used as dwelling units and cannot include ldtchens and/or other facilities typical of a 
dwelling unit; and 

10.2 Hotel rooms and suites cannot be subdivided into individual strata lots. 

11. (Shared parking) Registration of a legal agreement on title related to the sharing of residential visitor parking 
stalls with non-residential parking stalls (commercial uses) to the satisfaction of the City and specified in the 
approved Development Permit where applicable and includes the following provisions: 

11.1. Non-residential ( commercial) and residential visitor parking stalls can be shared. 

11.2. Shared parldng stalls are not permitted to be assigned and/or reserved to a particular use or user. 

11.3. Shared parldng stalls are not permitted to be arranged in a tandem configuration. 

11.4. Implement the applicable signage to clearly identify shared parking stalls. 

12. (Transportation Demand Management Measures) Registration of the following legal agreement(s) on title related 
to this projects transportation demand management measures to the satisfaction of the City and specified in the 
approved Development Permit where applicable: 

12.1 Registration of a legal agreement for a transit pass program (residential) that includes the following 
provisions: 

12.1.1 Monthly two zone transit passes are to be provided for 1 year for 40% of the market residential 
units. 

12.1.2 Market residential dwelling units that do not have an assigned parking stall are to be granted first 
right of refusal pertaining to access to the monthly two zone transit passes. Otherwise, market 
residential dwelling units shall be distributed transit passes on a first come/first serve basis. 

12.1.3 Monthly two zone transit passes are to be provided for 1 year for 100% of the affordable housing 
Low End Market Rental (LEMR) units. 

12.1.4 Monthly two zone transit passes are to be provided for 1 year for 40% of the non-residential 
parldng stalls (1 transit pass for each stall) and are to be provided to the non-residential uses on a 
first come/first serve basis. 

12.1.5 Program duration shall be when all applicable transit passes have been distributed or after a 
period of not less than 3 years from the date of full occupancy being provided by the City on the 
applicable building permit application. 

12.1.6 Require the submission of letters of credit for each of the residential and non-residential transit 
pass programs, the amount to be based on the value of the total number of transit passes (at the 
time of the registration of the legal agreement) plus a 5% contingency. 

12.1.7 The owner/developer shall be responsible for keeping all records that documents the distribution 
of the transit passes in accordance with the provisions of this legal agreement for submission and 
approval to the City as part of the process to release the submitted letters of credit. 

12.2. Registration of a legal agreement for the purpose of requiring that the developer/owner provides, installs, 
and maintains cycling facilities to the satisfaction of the City as specified in the approved Development 
Permit and includes the following provisions: 

12.2.1. Residential 

- Provides for an additional 25% of Class 1 bicycle parking above Zoning Bylaw requirements. 

- Bicycle maintenance/repair facilities (one for each residential tower) that shall include a 
minimum of a bike repair stand with tools and manual operated pump with pressure gauge. 

- Battery charging provisions are to be provided for all Class 1 bicycle parldng 

- Provides for an additional 5% of Class 2 bicycle parking above Zoning Bylaw requirements to 
support locations for public shared e-bike/e-scooter parking. 

12.2.2. Non-Residential 

- Provides for an additional 25% of Class 1 bicycle parking above Zoning Bylaw requirements. 
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- Provide for end of trip facilities to service non-residential uses that be required to provide for 
secured rooms with water closets, wash basins, showers and change rooms. 

- Battery charging provisions are to be provided for all Class 1 bicycle parking 

- Provides for an additional 5% of Class 2 bicycle parking above Zoning Bylaw requirements to 
support locations for public shared e-bike/e-scooter parldng . 

12.2.3. General - Prohibits the conversion of any end-of-trip facilities or bicycle maintenance/repair 
facility to any other use. 

12.3. Registration of a legal agreement for the purpose of requiring that the developer/ owner provides, installs, 
and maintains not less than 5 parking stalls dedicated for carpooling use to the satisfaction of the City as 
specified in the approved Development Permit. 

12.4 Registration on title of a legal agreement, to the satisfaction of the City, for the purpose of securing the 
developer/owner's commitment towards implementing, at the developer/owner's sole cost, a car-share 
strategy comprised of designated car-share parldng spaces, car-share vehicles, and contractual 
arrangements with a car-share operator, to the satisfaction of the City as specified in the approved 
Development Permit and includes the following provisions: 

12.4.1. Two (2) car-share parking spaces located together on the subject site where they will be secure, 
universally-accessible, and provide for safe and convenient 24/7 public pedestrian and vehicle 
access, as determined to the City's satisfaction; 

12.4.2. Operating electric vehicle (EV) quick-charge (240V) charging stations for the exclusive use of 
and simultaneous charging of the car-share vehicles parked in the required car-share spaces; and 

12.4.3. Pedestrian and vehicle access, signage, lighting, and other features necessary to the operation of 
the car-share facility and vehicles as determined to the satisfaction of the City. 

12.4.4. The required car-share spaces shall be provided by the developer/owner in addition to that 
parldng provided to satisfy Zoning Bylaw parking requirements with respect to residential and 
non-residential uses on the lot. 

12.4.5. Users of the car-share spaces shall not be subject to parking fees or EV charging fees, except as 
otherwise determined at the sole discretion of the City. 

12.4.6. The developer/owner shall, to the City's satisfaction, enter into a contract with a car-share 
operator for the operation of the car-share parking facility for a minimum term of three (3) years, 
which contract shall require, among other things, that: 

12.4.6.1 The developer/owner provides two (2) car-share cars at no cost to the operator; 

12.4.6.2The car-share cars shall be electric vehicles, unless otherwise determined to the 
satisfaction of the car-share operator and the City; and 

12.4.6.3The required car-share parking facility and vehicles will be 100% available for use upon 
the required occupancy of the car-share parking facility, as determined to the satisfaction 
of the City 

12.5. Registration on title of a legal agreement that would provide for a minimum of 10% of the total parldng 
spaces for non-residential use with EV charging infrastructure ( outlets to support Level 2 EV charging 
infrastructure) to the satisfaction of the City, in an approved Development Permit as specified in the 
approved Development Permit. 

13. (Parking - Richmond Olympic Oval) Registration on title of a legal agreement or SRW that would provide 
provisions for special event parking for the Richmond Olympic Oval facility on the subject development site to 
the satisfaction of the City as specified in the approved Development Permit and includes the following 
provisions: 

13 .1. Provides not less than 52 parking stalls that can be reserved by the Richmond Olympic Oval during 
special events where high parking demands are anticipated. There shall be no fee charged to the 
Richmond Olympic Oval for reserving the stalls upon advanced notice. Developer/owner retains the 
ability to charge users of the parldng stalls at the applicable rate subject to the limitations specified in 
13.3. 
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13.2. The 52 parking stalls are required to be generally located in one consolidated area of the subject 
development on-site parking structure for ease of use/wayfinding and management. 

13.3. Pay parking provisions applicable to the 52 parking stalls cannot exceed the pay parking rates at the 
Richmond Olympic Oval. 

13.4. No barriers or other physical measures blocking or restricting access to these 52 parldng stalls is 
pennitted, unless approved by the City, with the exception of signage during special event periods. 

13.5. A specified advanced notice period will be provided to allow the Richmond Olympic Oval to reserve 
these 52 parking spaces during special events. 

13.6. Include other tenns and conditions to the satisfaction of the City and developer/owner. 

(Driveway- New West Road) Registration on title of a legal agreement that provides for the temporary closure of 
the driveway/vehicle access along the subject site's new west road frontage during special events when 
operational adjustments to all or a portion of the new west road or other roads in the surrounding area are required 
to accommodate special events. 

(Affordable Housing- LEMR) Registration of the City's standard Housing Agreement to secure 35 affordable 
housing Low End Market Rental (LEMR) units, the combined habitable floor area of which shall comprise at 
least 10% of the subject development's total residential building area. Occupants of the affordable housing units 
subject to the Housing Agreement shall enjoy full and unlimited access to and use of all on-site indoor and 
outdoor amenity spaces. The tenns of the Housing Agreements shall indicate that they apply in perpetuity and 
provide for the following: 

Unit Type Number of Units Minimum Unit Area 
Maximum Monthly Total Maximum 

Unit Rent** Household Income** 
Studio 3 units 37 m2 (400 ft2) $811 $34,650 

1-Bedroom 10 units 50 m2 (535 ft2) $975 $38,250 

2-Bedroom 11 units 69 m2 (741 ft2) $1,218 $46,800 

3-Bedroom 11 units 91 m2 (980 ft2) $1,480 $58,050 

Unit mix in the above table may be adjusted through the Development Permit Process provided that the total area comprises at least 10% of the 
subject development's total residential building area. 

** May be adjusted periodically as provided for under adopted City policy and/or in accordance with the Housing Agreement.. 

15 .1. Full and unlimited use by the LEMR unit occupants of the following on-site features ( at no charge or 
additional fee), which may include, but may not be limited to: 

15 .1.1. Indoor and outdoor amenity spaces intended for the exclusive or shared use of the LEMR unit 
occupants; 

15 .1.2. Waste management and loading facilities intended for the exclusive or shared use of the LEMR 
unit occupants; and 

15 .1.3. On-site parldng, "Class 1" bike storage and supporting bicycle repair/maintenance facilities, and 
related electric vehicle (EV) charging stations intended for the exclusive or shared use of the 
LEMR unit occupants. 

16. (Indoor and Outdoor Amenity) Registration of a legal agreement on title that would apply to the on-site residential 
indoor and outdoor amenity areas to ensure they are made fully accessible for shared use by all residents (market 
strata unit occupants and affordable housing LEMR unit occupants) to the satisfaction of the City as specified in 
the approved Development Permit. 

17. (District Energy Utility) Registration of a restrictive covenant and statutory right of way and/or alternative legal 
agreement(s), to the satisfaction of the City, securing the owner's commitment to connect to District Energy 
Utility (DEU) and granting the statutory right of way(s) necessary for supplying the DEU services to the 
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building(s), which covenant and statutory right of way and/or legal agreement(s) will include, at minimum, the 
following terms and conditions: 

17.1. 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 
repoti satisfactory to the Director of Engineering. 

17 .2. If a low carbon energy plant district energy utility (LCD EU) service area bylaw which applies to the site 
has been adopted by Council prior to the issuance of the development permit for the subject site, no 
building permit will be issued for a building on the subject site unless: 

17 .2.1. the owner designs, to the satisfaction of the City and the City's DEU service provider, Lulu Island 
Energy Company Ltd. (LIEC), a low carbon energy plant to provide any combination of heating, 
cooling, and/or domestic hot water heating to the building(s), as directed by the City's service 
provider (LIEC), to be constructed and installed on the site, with the capability to connect to and 
be serviced by a DEU; and 

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

17.3. 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. 

17.4. 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: 

17.4.1. the building is connected to the DEU; 

17.4.2. the owner enters into a Service Provider Agreement for that building with the City and/or the 
City's DEU service provider, LIEC, executed prior to depositing any Strata Plan with LTO and 
on terms and conditions satisfacto1y to the City; and 

17.4.3. prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner 
grants or acquires, and registers, all Statutory Right-of-Way(s) and/or easements necessaiy for 
supplying the DEU services to the building. 

17 .5. If a DEU is not available for connection, but a LCD EU service area bylaw which applies to the site has 
been adopted by Council prior to the issuance of the development permit for the subject site, no final 
building inspection permitting occupancy of a building will be granted unless and until: 

17 .5 .1. the City receives a professional engineer's certificate stating that the building has the capability to 
connect to and be serviced by a DEU; 

17.5.2. the building is com1ected to a low carbon energy plant supplied and installed by the owner, at the 
owner's sole cost, to provide any combination of heating, cooling and/or domestic hot water 
heating to the building(s), as directed by the City's service provider, which energy plant will be 
designed, constructed and installed on the subject site to the satisfaction of the City and the City's 
service provider, LIEC; 

17.5.3. the owner transfers ownership of the low carbon energy plant on the subject site, to the City or as 
directed by the City, including to the City's DEU service provider, LIEC, at no cost to the City or 
City's DEU service provider, on terms and conditions satisfactory to the City; 

17.5.4. prior to depositing a Strata Plan, the owner enters into a Service Provider Agreement for the 
building with the City and/or the City's DEU service provider, LIEC, on terms and conditions 
satisfactory to the City; and 

17.5.5. prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner 
grants or acquires, and registers, all additional Covenants, Statutory Right-of-Way(s) and/or 
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easements necessary for supplying the services to the building and the operation of the low 
carbon energy plant by the City and/or the City's DEU service provider, LIEC. 

17 .6. If a DEU is not available for connection, and a LCD EU service area bylaw which applies to the site has 
not been adopted by Council prior to the issuance of the development permit for the subject site, no final 
building inspection permitting occupancy of a building will be granted until: 

17 .6.1. the City receives a professional engineer's certificate stating that the building has the capability to 
connect to and be serviced by a DEU; and 

17.6.2. 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). 

18. (Cash-in-lieu of Community Amenity Facility) City's acceptance of the developer's voluntary contribution of 
$6,022,453, to be deposited into either the (1) Richmond's Leisure Facilities Reserve Fund City Centre Facility 
Development Sub-Fund and/or (2) Richmond's Child Care Reserve, at the sole discretion of the City, in lieu of 
constructing community amenity space on-site, as determined based on a Construction-Value Amenity Transfer 
Contribution Rate of $809/ft2 and an amount of amenity transferred off-site based on 5% of the maximum VCB 
buildable floor area permitted on the subject site under the proposed High Density Mixed Use (ZMU52) - Oval 
Village (City Centre) zone, as indicated in the table below. 

Maximum Permitted VCB VCB Community Construction-Value Minimum Voluntary 
Use Bonus Floor Area Amenity Space Area Amenity Transfer Developer Cash 

Under the ZMU52 Zone (5% of Bonus Area) Contribution Rate Contribution 

TOTAL 13,832 m2 (148,887 ft2) 691.6 m2 (7,444 ft2) 8,708/m2 ($809/ft2) $6,022,453 (*) 

* In the event that the contribution is not provided within one-year of the application receiving third reading of 
Council (Public Hearing), the Construction-Value Amenity Transfer Contribution Rate shall be increased 
annually thereafter based on the Statistics Canada "non-Residential Building Construction Price Index" yearly 
quarter-to-quarter change for Vancouver, where the change is positive. 

19. (Public Art) City acceptance of the developer's offer to voluntarily contribute towards Public A1i, the terms of 
which voluntary developer contribution shall include: 

19.1. Prior to rezoning adoption, registration of legal agreement(s) on title to facilitate the implementation of an 
approved Public Art Plan for the subject site, together with the ongoing management and maintenance of 
the artwork(s) and related considerations, which Plan shall be prepared by an appropriate professional 
based on: 

19 .1.1. The Richmond Public Art Program, City Centre Public Art Plan, and applicable supplementary 
public art and heritage planning resources (e.g., Richmond's existing Statements of Significance 
for Capstan Village and the Herrling Residence), together with review(s) by the Public Art 
Advisory Committee and presentation for endorsement by Council, as determined to the 
satisfaction of the Director of Development and Director, Arts, Culture, and Heritage Services; 
and 

19.1.2. A value of at least $330,781 or the product of the applicable Council-approved contribution rate 
in effect at the time of Development Permit approval and the maximum buildable floor area 
permitted under the subject site's proposed ZMU52 zone (excluding permitted floor area 
exemptions), whichever is greater, as generally indicated in the table below 
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Use Exemptions Applicable Floor Area Min. Rate (1) Min. Contribution (2) 

Residential 
Affordable Housing 25,755 m2 

0.93/ft2 $257,826 
2,767 m2 (29,781 ft2) (277,232 ft2

) 

Commercial N/A 13,832 m2 (148,887 ft2) 0.49/ft2 $72,955 

TOTAL $330,781 

(1) Rates (applicable to maximum permitted buildable floor area) in effect at the time of writing these Rezoning 
Considerations. 

(2) The actual value of the developer contribution shall be confirmed and updated, as necessary, based on the floor areas 
approved through the Development Permit*. In addition, in the event that the developer contribution is not provided 
within one year of the rezoning application receiving third reading of Council (Public Hearing), the Minimum 
Developer Contribution Rate shall be revised to comply with the Council-approved contribution rates in effect at the 
time of rezoning bylaw adoption, where the change is positive. 

19 .2. "No development" shall be permitted on the subject site, restricting Development Permit*, until the 
developer: 

19.2.1. Enters into any additional legal agreement(s) required to facilitate the implementation of the City­
approved Public Art Plan (e.g., statutory rights-of-way for public access), which may require that, 
prior to entering into any such additional agreement, a Detailed Public Art Plan is 
prepared/submitted by the developer and/or an atiist(s) is engaged (as generally set out in the 
Public Art Plan submitted prior to rezoning adoption), to the City's satisfaction; and 

19.2.2. Submits a Letter of Credit or cash (as detennined at the sole discretion of the City) to secure the 
developer's implementation of the Public Art Plan or Detailed Public Art Plan, as applicable, the 
value of which shall be at least $330,781. 

19.3. "No occupancy" shall be permitted on the subject site, restricting Building Permit* inspection granting 
occupancy of a building on the subject site, in whole or in part, until: 

19.3.1. The developer, at the developer's sole expense, commissions an artist(s) to conceive, create, 
manufacture, design, and oversee or provide input about the manufacturing of the public 
artwork(s), and causes the public artwork(s) to be installed on City prope1iy, if expressly 
permitted by the City, or within a statutory right-of-way on the developer's lands (which right-of­
way shall be to the satisfaction of the City for rights of public passage, public ati, and related 
purposes, in accordance with the City-approved Public Art Plan or Detailed Public Art Plan, as 
applicable); 

19 .3 .2. The developer, at the developer's sole expense and within thirty (30) days of the date on which 
the public art is installed, executes and delivers to the City a transfer of all of the developer's 
rights, title, and interest in the public artwork to the City if on City prope1iy or to the subsequent 
Strata or property owner ifon private property (including transfer of joint world-wide copyright) 
or as otherwise determined to be satisfactory by the City Solicitor and Director, Alis, Culture, and 
Heritage Services; and 

NOTE: It is the understanding of the City that the artist's rights, title, and interest in the public 
artwork will be transferred to the developer upon acceptance of the atiwork based on an 
agreement solely between the developer and the aiiist. These rights will in tum be transferred to 
the City if on City property, subject to approval by Council to accept the transfer of ownership of 
the artwork. 

19.3.3. The developer, at the developer's sole expense, submits a final report to the City promptly after 
completion of the installation of the public art in respect to the City-approved Public Art Plan or 
Detailed Public Art Plan, as applicable, which repo1i shall, to the satisfaction of the Director of 
Development and Director, A1is, Culture, and Heritage Services, include, but may not be limited 
to: 

19.3.3.1. Information regarding the siting of the public art, a brief biography of the 
artist(s), a statement from the artist(s) on the public art, and other such details as 
the Director of Development and Director, Alis, Culture, and Heritage Services 
may require; 
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A statutory declaration, satisfactory to the City Solicitor, confirming that the 
developer's financial obligation(s) to the aiiist(s) have been fully satisfied; 

The maintenance plan for the public aii prepared by the artist(s); and 

Digital records (e.g., photographic images) of the public art, to the satisfaction of 
the Director of Development and Director, Arts, Culture, and Heritage Services. 

Notwithstanding the afore mentioned statement, if occupancy of the subject site is permitted to proceed in 
stages (e.g., tower-by-tower), "no occupancy" shall be permitted of any market (strata) residential units 
on the lot unless the required public aii features and related requirements are complete to the City's 
satisfaction. 

20. (City Trees Off-site) The City's acceptance of the developer's voluntary contribution to the City's Tree 
Compensation Fund ( for the removal of 2 City trees) in the amount of $5,250. 

21. (Trees - On-site) The submission of a tree replacement security (Letter of Credit) in the amount of $9,000 

NOTE: This tree replacement security shall be returned to the developer upon issuance of a Development Permit* 
that includes the required replacement trees and the developer's submission of the Development Permit* 
Landscape Security for the installation of on-site landscaping including the replacement trees. 

22. (Community Planning) City acceptance of the developer's voluntary contribution in the amount of $129,233 (i.e. 
$0.3 l/ft2 ofbuildable area, excluding affordable housing) to future City community planning studies, as set out in 
the City Centre Area Plan. 

23. (AZR Building Height Confirmation) Submission of a letter, prepared by a registered surveyor, confinning that 
the proposed maximum building height of 47 m (154 ft.) GSC complies with AZR requirements 

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

25. (Final Adoption Deadline) Subject to Council consideration of Zoning Amendment Bylaw 10423 and to ensure 
this application, proceeding in accordance with the LEMR policy in place prior to November 15, 2021, moves 
forward to adoption in a timely manner, the rezoning is to be adopted no later than November 15, 2023. If the 
rezoning application is not ready for adoption by November 15, 2023, a staff rep01i will be brought forward to 
Council providing an update on the status of the application and recommendation(s) on whether the rezoning 
application should be revised to comply with the current City policy. 

26. (Servicing Agreement) Enter into a Servicing Agreement(s)* for the design and construction, at the developer's 
sole cost, of full upgrades across the subject site's frontages, together with various engineering and transpo1iation 
works, to the satisfaction of the City. Prior to rezoning adoption, all Servicing Agreement* works must be secured 
via a Letter(s) of Credit, as determined by the City. All works shall be completed prior to first occupancy of the 
building on the site, in whole or in part ( excluding parking intended as an ancillary use to non-parking uses on the 
site), unless otherwise permitted by the City and set out in a City-approved Phasing Agreement registered on title, 
to the satisfaction of the Director, Engineering, Director, Transportation, and Director, Development. 

26.1. Engineering Servicing Agreement* Requirements: The developer shall be responsible for the design and 
construction of water, storm sewer, sanitary sewer, frontage improvements, and general engineering 
works to the satisfaction of the Director, Engineering, which works shall include, but may not be limited 
to, those set out in Schedule A. 

26.2. Transportation Servicing Agreement* Requirements: The developer shall be responsible for the design 
and construction of road, lane, frontage and related improvements, to the satisfaction of the Director of 
Transp01iation, which works shall include, but may not be limited to, those set out in Schedule B. 
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Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Rezoning Requirements: Submit a signed/sealed letter (with an itemized list) from the project architect 

confirming that the Development Permit* building/landscape design complies with the terms of the 
development's Rezoning Considerations (RZ 17-782750) and related required legal and Servicing Agreement* 
requirements. 

2. BC Energy Step Code & District Energy Utility (DEU): Incorporate measures in the Development Permit* plans 
and, as applicable, register additional legal agreement(s), to the City's satisfaction, with respect to measures 
facilitating the development's compliance with applicable BC Energy Step Code requirements and the future 
connection of the lands to a City DEU system. This may include, but shall not be limited to, providing for the 
developer's construction and future transfer of an on-site low carbon energy plant to the City, at no cost to the 

3. 

4. 

5. 

6. 

7. 

City (on the basis of which, the development's Step Code level may be relaxed as permitted under City bylaw). 

Aircraft Noise: Complete an acoustical and thermal/mechanical report and recommendations, prepared by an 
appropriate registered professional, which demonstrate that the interior noise levels and noise mitigation standards 
comply with the City's Official Community Plan and Noise Bylaw requirements. 

Richmond Fire Department (RFD): Satisfy design review requirements, which may include, but may not be 
limited to, addressing (e.g., visible from the street, contrasting colours); fire hydrant measurements (e.g., principle 
entrance, RFD connection); fire panel (e.g., operation sequence, stages, elevator operation); RFD connection (e.g., 
inter-connected, connections at amenities, podium roof, other accessible rooftops and open spaces); fire ratings 
(e.g., podium); RFD access route measurements (e.g., widths, lengths, dead ends); smoke control measures (e.g., 
vestibules, stairwells, kitchens); tank permits (e.g., emergency generator); emergency generator (e.g., power) and 
the spaces serviced (e.g., firefighter elevator, annunciator panel, emergency lights); designated firefighter 
elevator; firefighter voice communication; fire extinguisher installation areas (e.g., measurements); and alarm­
activated front door release. 

Transportation Item Approvals: Additional design development, supporting information and site plan revisions to 
address the following matters to the satisfaction of the Director of Transportation: 

Additional design development of on-site loading and garbage/recycling pick-up service areas, including 
any requested variances to on-site loading requirements. 

Additional design development and revisions to the hotel pick-up/drop-off provisions for this project. 

Submission and approval of the Final road functional plan, addressing all City requirements, to the 
satisfaction of the Director of Transpmiation. 

Additional requirements and legal agreements: As determined to the satisfaction of the City through the 
processing of the Development Permit Application. 

Landscape Security: Register a legal agreement on title and submit a Letter(s) of Credit for landscaping, based on 
a cost estimate provided by a CSLA registered landscape architect (including 10% contingency), excluding 
landscape works that are subject to a Servicing Agreement* Letter of Credit. 

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

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

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

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

* 

" 

This requires a separate application. 

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

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

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

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

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migrat01y 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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RZ 17-782750 

Engineering 
Servicing Agreement* Requirements 

A servicing agreement is required to design and construct the following works. 

1) Water Works: 

ATTACHMENT 8 
SCHEDULE A 

a) Using the OCP Model with the water main upgrades proposed below, there will be 493.0 Lis of water available at 
a 20 psi residual at the River Road frontage, and 425.0 Lis of water available at a 20 psi residual at the Elm bridge 
Way frontage. Based on your proposed development, your site requires a minimum fire flow of 220 Lis. 

b) The Developer 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 onsite fire protection. Calculations must be 
signed and sealed by a Professional Engineer and be based on building permit designs. 

ii) Install approximately 155 m of new 200 mm water main along the new north-south road and tie in to the 
existing water mains on River Road and Elmbridge Way, complete with fire hydrants per City spacing 
requirements. 

iii) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City spacing 
requirements for commercial land use. 

iv) Provide a right-of-way for the proposed water meter. Exact right-of-way dimensions to be finalized during the 
servicing agreement process. 

v) Obtain approval from Richmond Fire Rescue for all fire hydrant locations, relocations, and removals, as 
required. 

c) At Developer's cost, the City is to: 
i) Install one new water service connection complete with meter and meter box. Meter to be located onsite in a 

right of way. 
ii) Cut and cap all existing water service connections to the development site, and remove meters. 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

2) Storm Sewer Works: 
a) The Developer is required to: 

i) Upgrade approximately 95 m of storm sewer along the Elmbridge Way frontage from manhole STMH127527 
to the west property line of the development site, complete with new manholes, and remove existing storm 
sewer. 

ii) Perform a storm capacity analysis based on the 2041 OCP condition to size the proposed storm sewer within 
Elmbridge Way, the proposed storm sewer in the new north-south road, and the potential upgrades along 
River Road. Minimum diameter shall be 600 mm. The capacity analysis shall be included within the servicing 
agreement drawings for the City's review/approval. 

iii) Install approximately 155 m of new minimum 600 mm storm sewer within the proposed north-south road. 
iv) Confirm, via the required capacity analysis, whether upgrade of the existing storm sewers along the River 

Road frontage from the west property line of the development site to the main conveyance on Hollybridge 
Way is required. If required per the capacity analysis and City of Richmond engineering design specifications, 
the upgrade of these storm sewers shall be added to the servicing agreement scope. 

v) Remove the temporary drainage works along the River Road frontage and infill the existing ditch. 
vi) Install a new headwall and storm sewer at the western edge of the proposed road improvements on River 

Road to direct drainage from the existing ditch to the west to the proposed storm sewer in the north-south 
road. A sump manhole will be required at the tie-in point to the proposed storm sewer. 

vii) Provide a sediment and erosion control plan within the servicing agreement design. 
b) At Developer's cost, the City is to: 

i) Install one new storm service connection, complete with inspection chamber. 
ii) Cut and cap all existing storm service connections to the development site and remove inspection chambers. 
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iii) Reconnect all existing catch basins and lawn basins to the proposed storm sewers. 
i) Complete all tie-ins for the proposed works to existing City infrastructure. 

3) Sanitary Sewer Works: 
a) The Developer is required to: 

i) Relocate into the roadway approximately 130 m of existing asbestos cement sanitary sewers along Elm bridge 
Way from manhole SMH56401 to manhole SMH4575. Reconnect all existing connections to the new main. 

ii) Upgrade and relocate into the roadway approximately 130 m of existing asbestos cement forcemain along the 
Elm bridge Way frontage. The actual length of replacement required shall be determined by the predicted 
settlement amounts from the geotechnical report. 

iii) Install one new sanitary service connection, complete with inspection chamber, off of the proposed sanitary 
sewer. 

iv) After the existing sanitary sewers between manholes SMH56401 and SMH4575 are removed, discharge the 
existing statutory right-of-way along the south property line of the development site (plan number 47072). 
Prior to right of way discharge, the developer's consultant is required to submit a signed and sealed letter to 
the City stating that the AC sanitary main and related appurtenances have been removed and properly and 
legally disposed offsite. It is the developer's responsibility to coordinate with BC Hydro, Telus, Shaw, Fortis 
BC, and other private utility companies to confirm that there are no existing private utilities within the right of 
way prior to right of way discharge. Additional rights of ways may be required by those companies if private 
utilities exist within the City right of way. 

b) At Developer's cost, the City is to: 
i) Cut, cap, and remove all existing sanitary connections and inspection chambers to the development site. 
ii) Complete all tie-ins for the proposed works to existing City infrastructure. 

4) Frontage Improvements: 
a) The Developer is required to: 

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

frontages. 
(3) To underground the overhead poles and lines along the development's River Road frontage. Any 

aboveground utility cabinets and kiosks required to underground the overhead lines and poles shall 
be located within the development site as described below. 

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

• BC Hydro PMT - 4.0 x 5.0 m 

• BC Hydro LPT - 3.5 x 3.5 m 
• Street light kiosk - 1.5 x 1.5 m 
• Traffic signal kiosk - 2.0 x 1.5 m 
• Traffic signal UPS - 1.0 x 1.0 m 
• Shaw cable kiosk - 1.0 x 1.0 m 
• Telus FDH cabinet - 1.1 x 1.0 m 

ii) Provide street lighting along all road frontages according to the following: 

Initial: ---
PH - 178



- 3 -

a. River Road (South side of street) 
i. Pole colour: Grey 
ii. Roadway lighting @ back of curb: IY.lliu (LED) INCLUDING 1 street luminaire, 1 pedestrian 

luminaire, banner arms, and 1 duplex receptacle, but EXCLUDING any flower baskets 
holders or irrigation. 

b. Elmbridge Way (North side of street) 
i. Pole colour: Grey 
ii. Roadway lighting @ back of curb: IY.lliu (LED) INCLUDING 1 street luminaire, but 

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

c. New North-South "Pedestrian" Street @ west side of site (Both sides of street) 
i. Pole colour: Grey 

ii. Roadway lighting @ back of curb: Type 8/Custom 5.9 m Height (LED) INCLUDING 1 street 
luminaire, flower basket holders, and 1 duplex receptacle, but EXCLUDING any banner 
arms or irrigation. 

iii. For reference: Onni "Riva" (Drawing #615759-12-09) 
d. Lane@ east side of site (West side of lane) 

5) General Items: 

i. Pole colour: Grey 
ii. Roadway lighting @ back of curb: Type 8/Custom 5.9 m Height (LED) INCLUDING 1 street 

luminaire, but EXCLUDING any banner arms, flower basket holders, irrigation, or duplex 
receptacles. 

iii. For reference: Onni "Riva" (Drawing #615759-12-09) 

a) The Developer is required to: 
i) Provide, prior to start of site preparation works or within the first servicing agreement submission, whichever 

comes first, a pre-load plan and geotechnical assessment of preload, dewatering, and soil preparation 
impacts on the existing utilities fronting the development site (i.e. AC sanitary sewer, FRP forcemain, AC 
water mains, etc.) and provide mitigation recommendations. 

ii) Provide a video inspection report of the existing storm sewers and sanitary sewers along the River Road and 
Elm bridge Way frontages, and the storm sewer along the public-right-of-passage lane along the east property 
line, prior to start of site preparation works or within the first servicing agreement submission, whichever 
comes first. A follow-up video inspection after site preparation works are complete (i.e. pre-load removal, 
completion of dewatering, etc.) to assess the condition of the existing utilities is required. Any utilities 
damaged by the pre-load, de-watering, or other ground preparation shall be replaced at the Developer's cost. 

iii) 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. 

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

v) Enter into, SRW legal agreement that sets out Engineering's conditions associated with permitting the specific 
structures into the SRW, including but not limited to: 
(1) Indemnification of City for any necessary maintenance/works the City has to undertake in the SRW. 
(2) Cost of repair and any modifications would be the responsibility of the owner. 
(3) Not liable for any damages or impacts to the encroaching structures as a result required 

maintenance/works. 
(4) Owner should be responsible (at their cost) for any required modifications (including removal) made at the 

request of the City. 
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RZ 17-782750 

Transportation 
Servicing Agreement* Requirements 

ATTACHMENT 8 
SCHEDULEB 

The developer shall be responsible for the design and construction of road, lane, frontage and related improvements, to 
the satisfaction of the Director of Transportation, which works shall include, but may not be limited to, those set out in 
Schedule B 

1. Road Works: 
The following cross-section descriptions are intended to describe "typical" conditions. The approved design may be 
required to vary from these "typical" conditions to address site-specific conditions and/or other requirements, as 
determined to the sole satisfaction of the City through the Servicing Agreement* design/approval processes. The 
actual details and scope of the frontage works required to be completed by the developer will be confirmed through 
the Servicing Agreement* review/approval process, to the satisfaction of the City. Prior to approval of the Servicing 
Agreement* design, the developer shall submit a Final Road Functional Plan, confirming all Transportation 
requirements, to the satisfaction of the Director, Transportation. 

NOTE: In addition to the following, landscape features are required to the satisfaction of the City, as determined via 
the Servicing Agreement* and Development Permit* review and approval processes. Landscape improvements may 
include, but shall not be limited to, street trees, landscaped boulevards, hard- and soft-scape features, street 
furnishings, decorative paving, and stormwater management measures. Measures that enhance the viability of City 
street trees are encouraged (e.g., continuous soil trenches, silva cell system, etc.), taking into account necessary 
coordination with City/private utilities and other infrastructure, as determined to the City's satisfaction. 

At a minimum, the developer will be responsible for the design and construction of the following works to the 
satisfaction of the Director, Transportation. 

a) River Road 
Frontage Improvements (North Frontage: River Road) 
1. Frontage improvements (measured from south to n01th): 
• Site's new n01ih property line 
• 1.75 m wide concrete sidewalk. 
• 0.43 m wide decorative bike path edge. 
• 1.75 m wide asphalt off-road bike path. 
• 1.5 m wide landscaped boulevard with street trees. 
• Existing 0.15 m wide curb. 
(Note: The above frontage elements require a total width of 5.43 m measured from behind the curb. The necessary 
road dedications and right-of-ways is to be determined and approved through the final road functional plan to be 
submitted and approved by Transportation staff. 
2. Multi-Use Path 
The sidewalk, bike path edging strip and the off-road bike path (total width of 3.93 m measured from the curb) noted 
above is intended to provide a Multi-Use Path (MUP). Further notes: 
• This MUP will be extended to future developments to the west over the whole block. 
• The design (although on a smaller scale due to narrower frontage depth) is to follow that used in the building of 

the MUP on River Road and Hollybridge Way as part of the River Green development in the area. (Note: Refer to 
SA 11-564833 for design details). 

• Further details of the MUP design, including bicycle ramp access from traffic lane, pavement marking, etc. will be 
defined through the Servicing Agreement detailed design process. 

3. Pedestrian amenities 
The required frontage improvements are to include the installation of a special crosswalk to accommodate pedestrian 
passage across River Road or cash equivalent, approx. $110, 000. 
4. Existing driveway closures 
All existing driveways along the development River Road frontages are to be closed permanently. The Developer is 
responsible for the removal of the existing driveway let-downs and the replacement with barrier curb/gutter, 
landscaped boulevard, concrete sidewalk, and off-road bike path per standards described above. 
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b) Elmbridge Way 
Frontage Improvements (South Frontage: Elmbridge Wav) 
1. Frontage improvements (measured from north to south): 
• Site's new south prope1iy line 
• 2.0 m wide concrete sidewalk. 
• 1.5 m wide landscaped boulevard with street trees. 
• Existing 0.15 m wide curb. 
• Additional cross sectional elements as required to accommodate left-turn lanes at West Road and special 

crosswalk, and other infrastructure modification works as determined in Final Road Functional Plan. 
(Note: The above frontage elements require a total width of 3.5 m measured from behind the curb. The necessary 
road dedications and right-of-ways is to be determined and approved through the final road functional plan to be 
submitted and approved by Transportation staff. 
2. Existing driveway closures 
All existing driveways along the development River Road frontages are to be closed permanently. The Developer is 
responsible for the removal of the existing driveway let-downs and the replacement with barrier curb/gutter, 
landscaped boulevard and concrete sidewalk per standards described above. 

c) New West Road 
Frontage Improvements (West Frontage: New West Street) 
1. Frontage improvements (measured from east to west): 
• Subject site's new west property line. 
• 2.0 m wide sidewalk. 
• 0.5 m wide decorative concrete surface strip. 
• 0.15 m wide curb and gutter at the back of each parldng lane and around the curb extensions. 
• 2.5 m parldng lane with landscaped curb extensions. (Note: Parking lane to be replaced by curb extensions at 

mid-block). 
• 7 .0 m wide driving lane pavement surface. 
• 2.5 m parking lane with landscaped curb extensions. (Note: Parldng lane to be replaced by curb extensions at 

mid-block). 
• 0.15 m wide curb and gutter at the back of each parking lane and around the curb extensions. 
• 2.0 m wide concrete sidewalk. 
• Appropriate grade transition as determined through the Servicing Agreement detailed design process. 
• West property line of road dedication. 
(Note 1: The above frontage improvements require a 18.0 m wide dedication across the subject site's entire west 
frontage. The necessary road dedications and right-of-ways is to be determined and approved through the final road 
functional plan to be submitted and approved by Transportation staff.). 
(Note 2: The grade transition along the west property line of the road dedication is to be confirmed through the SA 
detailed design process. The 2.0 m wide sidewalk may have to be reduced in width if more space is required for 
ground support). 

(Note 3: The behind-the-curb frontage improvements along the west side of the road noted above are to be considered 
interim measures. As part of future redevelopment of the site immediately to the west, permanent frontage 
improvements that echo those built by the subject site, will be installed with additional dedication if necessary). 

d) Lane 
Frontage Improvements (East Frontage: Lane) 
1. Frontage improvements 
The existing lane is to be widened by 3.0 m across the subject site's east frontage. The cross-section of the lane 
widening is as follows (west to east): 
• 1.5 m wide concrete sidewalk (with rollover curb) at the site's SRW line. 
• 1.5 m wide widened pavement. (Total 7.5 m wide pavement). 
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(Note: a 3.0 m wide SRW/PROP is required to accommodate the above frontage improvements. The necessary road 
dedications and right-of-ways is to be determined and approved through the final road functional plan to be submitted 
and approved by Transportation staff.). 
2. Sidewalk connections 
• The new sidewalk along the lane is to be connected to the new sidewalks along the Elmbridge Way and River 

Road development frontages. 
• The new sidewalk is to be maintained across the openings to loading bays and mechanical room with rollover 

curb to delineate the edge of pavement. 
1. Existing driveway let-downs 
The existing driveway let-downs at both ends of the lane are to be widened to meet the 7.5 m widened pavement. The 
let-downs are to be reconstructed per Engineering Design Specifications (R-9-DS). 
2. Site access via lane 
The vehicular access to the site via the lane and the connecting drive aisle is to be designed with a 90 degree 
orientation to the lane. 

e) River Road - Special Crosswalk 
Special Crosswalk 
1. Special crosswalk requirements 
As pmi of the Servicing Agreement for the subject site, the developer is required to install a special crosswalk at the 
site's River Road frontage (southeast corner of the new River Road/West Street intersection). The cost of this special 
crosswalk (including design and constrnction) is to be borne by the Developer. This crosswalk is intended to provide 
access to transit services ( existing bus stop across the road from site frontage) and to accommodate pedestrian traffic 
between the subject site and destinations to the n01ih. The following are features that will be included in this special 
crosswalk: illuminated crosswalk signs with downward lighting, flashing amber lights, push buttons, raised button 
lane delineation; accessible pedestrian signal features, and advance warning beacons and signage. 

f) River Road - Interim Sidewalk Connection 
Interim Sidewalk Connection - River Road (south side) 
As part of the Transportation Demand Management measures for the subject redevelopment, an interim sidewalk 
connection is required to be provided. As pmi of the Servicing Agreement for the subject site, the developer is 
required to provide an interim 2.0 m wide asphalt sidewalk that extends westward from the subject site's north 
frontage (south side of River Road) to the signalized intersection at Rive Road/Oval Way. 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10423 (RZ 17-782750) 

6851 and 6871 Elmbridge Way 

Bylaw 10423 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting the following 
as Section 20.52 thereof: 

7010981 

"20.52 

20.52.1 

20.52.2 

20.52.3 

High Density Mixed Use- Oval Village (City Centre) 

Purpose 

The zone provides for high-density residential and limited commercial 
development, including hotel uses typical of the City Centre. Additional 
density is provided to achieve the City objectives related to the 
development of affordable housing units and other City amenities 
consistent with the Village Centre Bonus Area designated by the City 
Centre Area Plan. 

Permitted Uses 

• child care 
• congregate housing 
• housing, apartment 
• live-work dwelling 

Secondary Uses 

• animal grooming 
• boarding and lodging 
• broadcast studio 
• community care facility, minor 
• education, commercial 
• government service 
• health service, minor 
• home-based business 
• hotel 
• housing, town 
• library and exhibit 
• liquor primary establishment 
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Bylaw 10423 

20.52.4 

Page2 

• manufacturing, custom indoor 
• microbrewery, winery and distillery 
• neighbourhood public house 
• office 
• park 
• parking, non-accessory 
• restaurant 
• retail, convenience 
• retail, general 
111 retail, second-hand 
• service, business support 
• service, financial 
• service, household repair 
• service, personal 
• studio 
• veterinary service 

Permitted Density 

1. For the purposes of this zone, if the owner dedicates not less than 
2,360 m2 of the gross site as road, the calculation of the floor area 
ratio shall be based on a net development site area of 13,832.06 m2

• 

2. The maximum floor area ratio is 1.2 together with an additional: 

a) 0.1 floor area ratio for indoor amenity space only. 

3. Notwithstanding Section 20.52.4.2, the reference to "1.2" is 
increased to a higher density of "2.0" if prior to first occupancy of 
the building, the owner: 

a) provides in the building not less than 35 affordable housing 
units with the combined habitable space of the total number 
of affordable housing units comprising at least 10% of the 
total building area; and 

b) enters into a housing agreement with respect to the 
affordable housing units and registers the housing 
agreement against the title of the lot, and files a notice in the 
Land Title Office. 

4. Notwithstanding Section 20.52.4.2, if the owner has provided 
affordable housing units under Section 20.52.4.3, an additional 1.0 
density bonus floor area ratio shall be pennitted, provided that: 

a) the lot is located in the Village Centre Bonus Area designated 
by the City Centre Area Plan; 
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20.52.5 

20.52.6 

20.52.7 

20.52.8 

20.52.9 

20.52.10 

b) 

c) 

Page 3 

the owner uses the additional 1.0 density bonus floor area 
ratio only for non-residential uses; and 

the owner pays a sum to the City based on 5% of the 
additional 1.0 density bonus floor area ratio multiplied by 
(i) the "equivalent to construction value" rate of $8,708 per 
square metre of density bonus floor area ratio, if the 
payment is made within one year of third reading of the 
zoning amendment bylaw, or (ii) thereafter, the "equivalent 
to constrnction value" rate of $8,708 per square metre of 
density bonus floor area ratio adjusted by the cumulative 
applicable annual changes to the Statistics Canada "Non­
Residential Building Constrnction Price Index", where such 
change is positive. 

Permitted Lot Coverage 

1. The maximum lot coverage is 90% for buildings. 

Yards & Setbacks 

1. Minimum setbacks shall be: 

a) for road setbacks, measured to a lot line: 3.0 m 

b) for lane setbacks, measured to a lot line or the boundary of a 
an area granted to the City, via statuto1y right-of-way, for 
lane purposes: 0.0 m. 

Permitted Heights 

1. The maximum height for buildings is 47.0 m geodetic. 

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

3. The maximum height for accessory structures is 12.0 m. 

Subdivision Provisions/Minimum Lot Size 

1. The minimum lot area is 10,000.0 m2• 

Landscaping & Screening 

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

On-site Parking & Loading 
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Report to Committee 

 

 

To: Planning Committee Date: November 7, 2022 

From: Wayne Craig 
Director, Development 

File: RZ 22-009258 

Re: Application by Rick Bowal for Rezoning at 10851/10871 Bird Road from “Single 
Detached (RS1/E)” Zone to “Single Detached (RS2/B)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10425, for the rezoning of 
10851/10871 Bird Road from “Single Detached (RS1/E)” zone to “Single Detached (RS2/B)” 
zone, be introduced and given first reading. 

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

WC:ac 
Att. 8 
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Affordable Housing  
 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Rick Bowal has applied to the City of Richmond for permission to rezone  
10851/10871 Bird Road “Single Detached (RS2/E)” zone to the “Single Detached (RS2/B)” zone 
in order to permit the property to be subdivided into two lots with access from Bird Road. A 
location map and aerial photo are provided in Attachment 1. A survey showing the proposed 
subdivision plan is provided in Attachment 2. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
provided in Attachment 3. 

Subject Site Existing Housing Profile 

There is an existing non-conforming duplex (two-unit dwelling) on the subject site. The existing 
duplex is not strata titled.  Both units are currently renter occupied and each unit contains an 
unauthorized secondary suite that is also tenanted. 

Surrounding Development 

Development immediately surrounding the subject site is as follows: 

To the North:  A BC hydro line corridor on a provincially-owned parcel zoned “School &  
  Institutional Use (SI)”. 

To the South:  Across Bird Road, single a single family home on a lot zoned “Single Detached  
  (RS1/B) and a two-unit dwelling on a lot zoned “Single Detached (RS1/E)”. 

To the East:     A two-unit dwelling on a lot zoned “Single Detached (RS1/E)” at 10891/10911 
Bird Road with vehicle access from Bird Road, and a single family home at 3191 
Shell Road on a lot zoned RS1/E with access from Shell Road. 

To the West:   A single family home on a lot zoned “Single Detached (RS1/B)” fronting   
  Bird Road. 

Related Policies & Studies 

Official Community Plan/East Cambie Area Plan 

The subject property is designated as “Neighbourhood Residential” in the Official Community 
Plan (OCP) and is located in the East Cambie Planning Area. The East Cambie Area Plan’s Land 
Use Map designation for this property is “Residential (Single-Family Only)” (Attachment 4). 
This redevelopment proposal is consistent with these designations. 
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Single Family Lot Size Policy 5424/Zoning Bylaw 8500 

The subject property is located within the area covered by Lot Size Policy 5424, adopted by City 
Council in 1989 (Attachment 5). The Policy permits properties along Bird Road to be rezoned 
and subdivided in accordance with the provisions of the “Single Detached (RS1/B)” zone. Each 
proposed lot at the subject site will be approximately 12.1 m (40 ft.) wide and approximately 
600 m² (6,458.35 ft²) in area which conforms to the RS1/B zone.  The proposed rezoning 
complies with the Lot Size Policy. 

Aircraft Noise Sensitive Development (ANSD) Policy 

The ANSD Policy applied to the subject site, which is located within the “Aircraft Noise Notification 
Area (Area 4)”. In accordance with this Policy, all aircraft noise sensitive land uses may be considered. 
Prior to rezoning adoption, the applicants are required to register an aircraft noise sensitive use covenant 
on Title to address public awareness and to ensure aircraft noise mitigation is incorporated into dwelling 
design and construction. 

Ministry of Transportation & Infrastructure Approval 

As the subject site is located within 800 m of an intersection of a Provincial Limited Access 
Highway and a City road, this redevelopment proposal was referred to the Ministry of 
Transportation and Infrastructure (MOTI) for review and comment. Preliminary confirmation 
has been received from MOTI indicating that they have no objections to the proposed 
redevelopment and that preliminary approval has been granted for a period of one year. Final 
approval from MOTI is required prior to final adoption of the rezoning bylaw. 

Floodplain Management Implementation Strategy 

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

Public Consultation 

A rezoning sign has been installed on the subject property. Staff have not received any comments 
from the public about the rezoning application in response to the placement of the rezoning sign 
on the property. 

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

Analysis 

This redevelopment proposes to rezone and subdivide the subject site into two new single-family 
lots with vehicle access from Bird Road. 
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Existing Legal Encumbrances 

There is an existing 6 m wide Statutory Right-Of-Way (SRW) for City sanitary service services 
that runs east-west through the rear portion of the subject site. The applicant has been advised 
that no building encroachment into the SRW is permitted.  

There is also an existing BC Hydro Statutory SRW for overhead transmission lines at the rear of 
the property. The SRW that no building encroachment into the SRW is permitted and that any 
trees or growth that interfere with the transmission lines may be cleared or topped by BC Hydro. 

Transportation and Site Access 

Vehicle access to the proposed lots is from Bird Road via separate driveway crossings and 
driveways. The conceptual plan (Attachment 6) demonstrates that the existing location of the 
driveways will be maintained. A new sidewalk and landscaped boulevard is to be installed along 
Bird Road frontage as part of a Servicing Agreement outlined in the Site Servicing and Frontage 
Improvements section. 

Tree Retention and Replacement 

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site 
tree species, assesses tree structure and condition, and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses six (6) bylaw-
sized trees on the subject property two (2) trees on neighbouring properties, and one (1) street 
tree on City property. 

The City’s Tree Preservation Coordinator and City Parks Department have reviewed the 
Arborist’s Report and supports the Arborist’s findings, with the following comments: 

 Six trees on site tag#29 (Threadleaf False cypress, 37 cm caliper), tag#30 (cherry, 65 cm 
caliper), tag#31 (plum, 24 cm caliper), tag#32 (pear, 37 cm caliper), tag#33 (pear, 27 cm 
caliper) and tag#34 (plum, 64 cm caliper) exhibit either sparse canopy, have been previously 
topped or are damaged. Two trees (Trees #29 and #30) are in poor condition exhibiting 
mechanical damage at their base and roots. Four trees (Trees #31, 32, 33 and 34) are located 
within a Statutory Right-Of-Way (SRW) for City sanitary services and were historically 
topped due to the proximity of overhead BC Hydro transmission lines that run the width of 
the site. These trees are recommended for removal with replacement at a 2:1 ratio. 

 Two trees tag#os1 (Western Red cedar, 56 cm caliper) and tag#os2 (Western Red cedar,  
50 cm caliper) located on the adjacent neighbouring property to the east are identified and in 
good condition and are to be retained and protected. An additional side yard setback 
(increasing from 1.2m to 4.27m) will be required for a potion of the side yard to allow for 
retention of these trees. Provide tree protection as per City of Richmond Tree Protection 
Information Bulletin Tree-03. 

 One tree tag#ci28 (cherry, 55 cm caliper) located on city property is in poor condition with 
signs of root rot and a long vertical crack in the stem.  As such, the tree is recommended for 
removal with compensation provided. 
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Tree Replacement 

The applicant wishes to remove six on-site trees (Trees # 29, 30, 31, 32, 33 and 34). The 2:1 
replacement ratio would require a total of 12 replacement trees. The applicant has agreed to plant 
four (4) trees on each lot proposed; for a total of eight (8) trees. The applicant communicated that 
they were unable to find suitable locations of additional trees to be planted on site. This is 
reasonable given the presence of a City and BC Hydro SRWs on the site. No planting of trees is 
permitted in the SRW for City sanitary services. Trees planted in the BC Hydro SRW for 
overhead transmission lines may be topped by BC Hydro if they pose a threat to safety and 
operation. 
 
The required replacement trees are to be of the following minimum sizes, based on the size of the 
trees being removed as per Tree Protection Bylaw No. 8057. 
 

No. of Replacement Trees 
Minimum Caliper of Deciduous 

Replacement Tree 
Minimum Height of Coniferous 

Replacement Tree 

8 8 cm 4 m 

The applicant will submit a Landscape Security of $6,000.00 ($750/tree) to ensure that a total of 
eight (8) trees (four on each lot) are planted and maintained on each lot. 

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute 
$3,000.00 to the City’s Tree Compensation Fund in lieu of the remaining four trees that cannot 
be accommodated on the subject property after redevelopment. 

In addition, prior to rezoning adoption the applicant shall provide $1,500.00 to be allocated to the 
City’s Tree Compensation fund in compensation for the removal of the City tree (Tag #ci28). 

Tree Protection 

Two Western Red cedar trees on the neighbouring property (#os1 and os2) are to be retained and 
protected. The applicant has submitted a tree protection plan showing the trees to be retained and 
the measures taken to protect them during development stage (Attachment 7). Staff worked with 
the applicant team to ensure that the proposed Lot 2 building envelope has been purposely 
modified to facilitate the retention of the two cedar trees.  

To ensure that the trees identified for retention are protected at development stage, the applicant 
is required to complete the following items: 

 A legal agreement will be registered on Title as a condition of rezoning to ensure that upon 
Building Permit issuance the Tree Protection Zones and additional minimum side yard 
setback requirement for a portion of the east side yard of proposed Lot 2 building envelope 
from 1.2 m to 4.27 m is maintained consistent with the Tree Management Plan  
(Attachment 7). 

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

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

Affordable Housing Strategy 

The City’s Affordable Housing Strategy for single-family rezoning applications requires a 
secondary suite or coach house on 100 per cent of new lots created through single-family 
rezoning and subdivision applications; a secondary suite or coach house on 50 per cent of new 
lots created and a cash-in-lieu contribution to the City’s Affordable Housing Reserve Fund of the 
total buildable area of the remaining lots; or a cash-in-lieu contribution of the total buildable area 
of all lots where a secondary suite cannot be accommodated in the development. 

Consistent with the Affordable Housing Strategy, the applicant has proposed to provide a  
two-bedroom secondary suite in each of the dwellings to be constructed on the new lots, for a 
total of two suites. The secondary suite on Lot 1 will be a minimum of 71.71m² (772 ft²) while 
the secondary suite on proposed Lot 2 will be a minimum of 80.73m² (869 ft²). Prior to the 
adoption of the rezoning bylaw, the applicant must register a legal agreement on Title to ensure 
that no Building Permit inspection is granted until a minimum two-bedroom secondary suite of 
71.71m² (772 ft²) is constructed on proposed Lot 1 and a minimum two-bedroom secondary suite 
of 80.73m² (869 ft²) is constructed on proposed Lot 2 to the satisfaction of the City in accordance 
with the BC Building Code and the City's Zoning Bylaw. 

Site Servicing and Frontage Improvements 

At the subsequent subdivision stage, the applicant must enter into a Servicing Agreement for the 
design and construction of the required site servicing works and improvements outlined in 
Attachment 8, including the installation of a new sidewalk along the Bird Road frontage and the 
installation of a new sanitary connection to service both lots.  

In addition, at the subdivision stage the applicant is required to pay the current year’s taxes, 
Development Cost Charges (City, Metro Vancouver and TransLink), School Site Acquisition 
Charges, and Address Assignment Fees.  
 

Financial Impact or Economic Impact 

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

The purpose of this rezoning application is to rezone the property 10851/10871 Bird Road from 
the “Single Detached (RS1/E)” zone to the “Single Detached (RSB/2)” zone, to permit the 
property to be subdivided to create two lots. 

The rezoning application complies with the land use designation and applicable policies 
contained within the OCP, East Cambie Area Plan and Lot Size Policy 5424 for the subject site. 

The list of rezoning considerations is included in Attachment 8; which has been agreed to by the 
applicant (signed concurrence on file). 

On this basis, it is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10425 
be introduced and given first reading. 

Alexander Costin 
Planning Technician – Design 
(604-276-4200) 

AC:js 

Att.  1: Location Map/Aerial Photo 
2: Site Survey and Proposed Subdivision Plan 
3: Development Application Data Sheet 
4: East Cambie Area Plan 
5: Single Family Lot Size Policy 5424 
6: Conceptual Development Plan 
7: Tree Retention Plan 
8: Rezoning Considerations  
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Development Application Data Sheet 
Development Applications Department 

 
RZ 22-009258 Attachment 3 

Address: 10851/10871 Bird Road 

Applicant: Rick Bowal 

Planning Area(s): East Cambie 
   

 Existing Proposed 

Owner: 
Raghbir Sing Bowal & Meena 

Bowal 
To be determined 

Site Size (m2): 1197 m² Lot 1: 603.3 m² 
Lot 2: 594 m² 

Land Uses: One duplex dwelling Two single-family dwellings 

OCP Designation: Neighbourhood Residential No change 

Area Plan Designation: Single-Family No change 

702 Policy Designation: Duplex lots can be subdivided No change 

Zoning: Single Detached (RS1/E) Single Detached (RS2/B) 
 

On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: 

Max. 0.55 for lot 
area up to 464.5 m2 

plus 0.3 for area in 
excess of 464.5 m2 

Max. 0.55 for lot 
area up to 464.5 m² 
plus 0.3 for area in 
excess of 464.5 m² 

none permitted 

Buildable Floor Area (m2):* 

Lot 1: Max. 297.1 m² 
(3198 ft²) 

Lot 2: Max. 294.3 m² 
(3168 ft²) 

Lot 1: Max. 297.1 m² 
(3198 ft²) 

Lot 2: Max. 294.3 m² 
(3168 ft²) 

none permitted 

Lot Coverage (% of lot area): 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Landscaping Min. 25% 

Building: Max. 45% 
Non-porous Surfaces: 

Max. 70% 
Landscaping Min. 25% 

none 

Lot Size: 360 m² 
Lot 1: 603.3 m²  
Lot 2: 594 m² 

none 

Lot Dimensions (m): 
Width: 12.0 m 
Depth: 24.0 m 

Lot 1:  
Width: 12.2 m 

Depth: 49.51 m 
 

Lot 2: 
Width: 12.19 m 
Depth: 48.73 m 

none 
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On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Setbacks (m): 

Front: Min. 6.0 m 

Rear: Min. Greater of 6.0 
m or 20% of the total lot 
depth, for a maximum of 
60% of the rear wall of 

the first storey; and 25% 
of the total lot depth for 

the remaining 40% of the 
rear wall of the first 

storey and any second 
storey, or half (½) storey 
above, up to a maximum 
required setback of 10.7 

m 

Side: Min. 1.2 m 

Front: Min. 6.1 m 

Rear: Min. 9.9 m (9.8 m 
for Lot 2) for a maximum 
width of 60% of the rear 
wall of the first storey; 

and Min. 10.7 m for the 
remaining 40% of the 

rear wall of the first storey 
and any second storey, 

or half (½) storey 
above. 

Side: Min. 1.22 m 
(Note for Lot  2 – portion 

eastern interior side 
setback to be maintained 

at 4.27 m for tree 
protection) 

none 

Height (m): Max. 2 ½ storeys Max. 2 ½ storeys none 

Other: 

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance
review at Building Permit stage.

PH - 199



City of Richmond 

Original Adoption:  September 12, 1988 / Plan Adoption:  October 21, 2002 East Cambie Area Plan 9 
2221494 

 
 Land Use Map 

Bylaw 8948
2016/10/24 

Residential 
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(Single-Family Only) 

Commercial 

Area Boundary 

Industrial 

School/Park Institutional 

Agricultural Land 
Reserve Boundary 
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City of Richmond Policy Manual

Page 1 of 1 Adopted by Council:  November 20, 1989 Policy 5424 

File Ref:  4045-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 26-5-6 

1621383

Policy 5424: 

The following policy establishes lot sizes in Section 26-5-6, located on Bird Road and 
Caithcart Avenue: 

That properties located in a portion of Section 26-5-6, be permitted to subdivide on Bird 
Road and at the westerly end of Caithcart Road in accordance with the provisions of 
Single-Family Housing District (R1/B) and be permitted to subdivide on the remainder of 
Caithcart Road in accordance with the provisions of Single-Family Housing District 
(R1/E) in Zoning and Development Bylaw 5300, and that this policy, as shown on the 
accompanying plan, be used to determine the disposition of future rezoning applications 
in this area, for a period of not less than five years, unless changed by the amending 
procedures contained in the Zoning and Development Bylaw. 
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 Rezoning Considerations 
Development Applications Department 

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

 
Address: 10851/10871 Bird Road File No.: RZ 22-009258 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10425, the developer is 
required to complete the following: 
1. Provincial Ministry of Transportation & Infrastructure Approval.  

2. Submission of a Landscape Security in the amount of $6000 ($750/tree) to ensure that a total of four (4) replacement 
trees are planted and maintained on each lot proposed (for a total of eight (8) trees); minimum 8 cm deciduous caliper 
or 4 m high conifers). NOTE: minimum replacement size to be as per Tree Protection Bylaw No. 8057 Schedule 
A – 3.0 Replacement Trees. 

3. City acceptance of the developer’s offer to voluntarily contribute $4,500 ($3,000.00 for on-site tree replacement and 
$1,500 for City tree replacement) to the City’s Tree Compensation Fund for the planting of replacement trees within 
the City. 

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

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

6. Registration of an aircraft noise sensitive use covenant on title.  

7. Registration of a flood indemnity covenant on title (2.9m GSC – Area A). 

8. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a two-
bedroom secondary suite is constructed on each of the future lots to the satisfaction of the City in accordance with the 
BC Building Code and the City’s Zoning Bylaw. The secondary suite on Lot 1 will be minimum 71.71m² (772 ft²) 
while the secondary suite on proposed Lot 2 will be minimum 80.73m² (869 ft²). 

9. Registration of a legal agreement on Title to ensure that the future building permit application for the dwelling on 
proposed Lot 2 contains a modified side yard building setback from minimum 1.2 m to minimum 4.27 m for a portion 
of the side yard to ensure retention of two Western red cedar trees (tag# os1 & os2) identified on the Conceptual 
Development Plan (Attachment 6) and Tree Retention Plan (Attachment 7). 

Prior to Demolition*, the developer must complete the following requirements: 
1. Installation of appropriate tree protection fencing around all trees to be retained as part of the development in 

accordance with the City’s Tree Protection Information Bulletin TREE-03, prior to any construction activities 
including building demolition, occurring on-site, and must remain in place until construction and landscaping on-site 
is completed. 

At Subdivision* stage, the developer must complete the following requirements: 
1. Modification of the building setbacks covenant (Rezoning Consideration #9) such that the covenant is registered 

against Lot 2 only. 

2. Payment of the current year’s taxes, Development Cost Charges (City, Metro Vancouver and TransLink), School Site 
Acquisition Charges, and Address Assignment Fees. 

3. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements. A 
Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be 
required as part of entering into the Servicing Agreement. Works include, but may not be limited to: 

 

Water Works:Using the OCP Model, there is 192.0 L/s of water available at a 20 psi residual at the Bird Rd frontage. 
Based on your proposed development, your site requires a minimum fire flow of 95 L/s. 
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  Initial: _______  

b) At Developer’s cost, the Developer is required to: 
(i) Install a new 25mm diameter water service connection complete with water meter and water meter box to 

service the west lot, as per standard City specifications.  
(ii) Cut and cap the existing water service connection along Bird Rd frontage and install a new 25mm diameter 

water service connection complete with water meter and water meter box to service the east lot, as per 
standard City specifications. 

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

(iv) Provide a right-of-way for the water meter. 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 during the building 
permit process (or via the servicing agreement process, if one is required). 

c) At Developer’s cost, the City will: 
(i) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
 
Storm Sewer Works: 
 

a) At Developer’s cost, the Developer is required to: 
(i) Confirm the condition and capacity of the existing east storm sewer service connection. If condition of 

existing storm sewer connection is serviceable and at 100mm diameter, retain to service the east lot. 
(ii) Confirm the condition and capacity of the existing west storm sewer service connection. If condition of 

existing storm sewer connection is serviceable and at 100mm diameter, retain to service the west lot.  
(iii) Cut and cap the existing storm sewer connection located at the south west corner of the lot. 

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

 
Sanitary Sewer Works: 
 

a) At Developer’s cost, the Developer is required to: 
(i) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by City 

crews. 
(ii) Install a new sanitary service connection complete with inspection chamber to service the east lot.  
(iii) Confirm the condition and capacity of the existing North West sanitary service connection. If condition of 

existing sanitary connection is serviceable and at 100mm diameter, retain to service the west lot. 

b) At Developer’s cost, the City will: 

(i) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
General Items: 

a) At Developer’s cost, the Developer is required to: 
(i) Complete other frontage improvements as per Transportation requirements. 

- Applicant to confirm compliance with Bylaw 8751 and 7222 

- Across the subject site’s entire Bird Rd frontage, construct a new 1.5 m wide concrete sidewalk at the 
property line and a landscaped boulevard over the remaining width between the new sidewalk and the 
new north curb of Bird Rd.  The road works are to include pavement widening between the new curb 
and existing edge of pavement.  The cross-section of the frontage improvements (north to south) is to 
include: 

o 1.5m wide concrete sidewalk 

o 1.5m wide landscaped boulevard 
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o 0.15m wide curb  

o Road widening between the new north curb along the subject site’s Bird Rd frontage and 
existing edge of pavement. 

- Provide functional design to confirm the frontage improvement listed above. 
 

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

(iii) Lot is in proximity to jet fuel line. Contact BC One Call ( +1 800-474-6886 ) at least 3 days before any 
intended ground disturbance. 

 

 

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

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

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

 
Note: 

* This requires a separate application. 

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

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

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

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

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

 
 
 
 
 _____________________________________________   _______________________________  
Signed Date 
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Report to Committee 

 

 

To: Planning Committee Date: November 7, 2022 

From: Wayne Craig 
Director, Development 

File: RZ 21-926304 

Re: Application by Rick Bowal for Rezoning at 8220 Gilbert Road from  
“Single Detached (RS1/E)” Zone to “Arterial Road Two-Unit Dwellings 
(RDA)”Zone 

Staff Recommendation 

1. That the following recommendation be forwarded to a Public Hearing: 

a) That Single-Family Lot Size Policy 5442 for the area generally bounded by Mirabel 
Court, Blundell Road, Gilbert Road and Lucas Road, in a portion of Sections 19 and 20 
Block 4 North Range 6 West, be amended to exclude 8220 Gilbert Road from the Policy, 
as shown in the proposed draft Single-Family Lot Size Policy 5442 (Attachment 5). 

2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10428, for the rezoning of  
8220 Gilbert Road from the “Single Detached (RS1/E)” zone to the “Arterial Road Two-Unit 
Dwellings (RDA)” zone, be introduced and given first reading. 

 
Wayne Craig 
Director, Development 
(604) 247-4625 

WC:cl 
Att. 10 
 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE 
 
Affordable Housing  
Policy Planning  
 

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Rick Bowal has applied to the City of Richmond (on behalf of the property owners, i.e., himself 
and Meena Bowal) for permission to rezone 8220 Gilbert Road from the “Single Detached 
(RS1/E)” zone to the “Arterial Road Two-Unit Dwellings (RDA)” zone, to permit the property to 
be developed into 2 duplex lots with shared vehicle access to Gilbert Road.  This rezoning 
application includes a proposed amendment to Single-Family Lot Size Policy 5442 to remove 
8220 Gilbert Road from the Policy.  A location map and aerial photo of the subject site are 
provided in Attachment 1. 

Findings of Facts 

A Development Application Data Sheet providing details about the proposal is provided in 
Attachment 2. 

In order to consider this rezoning application, an amendment to Single-Family Lot Size  
Policy 5442 is required to remove the subject site from the Lot Size Policy.  Further discussion 
on the proposed amendment to Lot Size Policy 5442 is provided later in this report. 

Existing Site Condition and Context 

A survey of the subject site is included in Attachment 3.  The subject site is located on the east 
side of Gilbert Road, between Blundell Road and Lucas Road.  The subject site is the widest 
residential lot on the east side of this block of Gilbert Road (approximately 28 m/91 ft. wide). 

Subject Site Existing Housing Profile 

The subject site consists of a large lot containing a single-family dwelling that is occupied by a 
rental tenant.  There are no secondary suites in the dwelling.  The existing dwelling is proposed 
to be demolished at future development stage.   

Surrounding Development 

Existing development immediately surrounding the subject site is as follows: 

To the North and South: are lots zoned “Single Detached (RS1/E)”, each containing a 
single-family dwelling. 

To the East: fronting Sunnywood Drive, are lots zoned “Single Detached 
(RS1/E)”, each containing a single-family dwelling. 

To the West: immediately across Gilbert Road, are lots zoned “Single Detached 
(RS1/E”), each containing a single-family dwelling. 

Existing Legal Encumbrances 

There is an existing Statutory Right-of-Way (SRW) registered on Title of the property for the 
sanitary sewer along the rear (east) property line.  The applicant has been advised that 
encroachment into the SRW is not permitted. 

PH - 211



November 7, 2022 - 3 - RZ 21-926304 

7020591 

Related Policies & Studies 

Official Community Plan 

The Official Community Plan (OCP) land use designation for the subject site is “Neighbourhood 
Residential”.  This redevelopment proposal is consistent with this designation. 

Arterial Road Land Use Policy  

The Arterial Road Land Use Policy identifies the future development potential of properties 
along arterial roads in certain areas of the City.  The Arterial Road Housing Development Map 
identifies the subject site as “Single Family Lot Size Policy (No Townhouse)”.  Properties with 
this designation are excluded from the Arterial Road Land Use Policy because they are located 
within a Lot Size Policy area that does not permit small lot subdivision or townhouse 
development.  Further discussion of this redevelopment proposal in the context of the Arterial 
Road Land Use Policy is provided in the “Analysis” section of this report.  

Single-Family Lot Size Policy 5442 

The subject site is governed by Single-Family Lot Size Policy 5442, which was adopted by  
City Council on September 17, 1990 and subsequently renewed and amended in 1996, 2005 and 
2008 (Attachment 4).  The Lot Size Policy allows certain properties to be rezoned and 
subdivided subject to site-specific provisions for vehicle access, but does not allow multiple-
family development (e.g., townhouses).   

Consideration of the rezoning application at the subject site requires an amendment to Lot Size 
Policy 5442.  The proposed amendment is to exclude only the subject site at 8220 Gilbert Road 
from the Policy, and for all other provisions of the Policy to remain unchanged. The proposed 
amendment to Lot Size Policy 5442 is shown in Attachment 5.   

A targeted review of the OCP is currently on-going, which will include a review of the City’s 
Single-Family Lot Size Policies.  The resulting housing policy framework will reflect today’s 
housing context.  This application for rezoning and amendment to Lot Size Policy 5442 is being 
brought forward for consideration on its own merits given the unique lot geometry and site 
context.  See the “Analysis” section below for more discussion on the proposed Lot Size Policy 
amendment. 

Affordable Housing Strategy 

Consistent with the City’s Affordable Housing Strategy, the applicant proposes to submit a  
cash-in-lieu contribution to the Affordable Housing Reserve fund in the amount of $12.00 per 
buildable square foot prior to final adoption of the rezoning bylaw (i.e., $86,413.00). 

Floodplain Management Implementation Strategy 

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

A rezoning sign has been installed on the subject property. Staff have not received any comments 
from the public about the rezoning application in response to the placement of the rezoning sign 
on the property. 

As is the practice for rezoning applications involving an amendment to a Lot Size Policy, City 
staff sent a letter to all owners and residents of properties located within the area governed by 
Lot Size Policy 5442 in June 2022 to obtain feedback on the proposed lot size policy amendment 
and on the development proposal (excerpt provided in Attachment 6).  The letter contained a 
description of the development proposal, preliminary drawings, a copy of the existing Lot Size 
Policy 5442 and additional information about the proposed amendment to Lot Size Policy 5442 
were also included in the package.   

In response to the letter and information package, City staff received a letter from four residents 
of Mirabel Court along with an attachment of a previous piece of correspondence (Attachment 7), 
which is summarized as follows: 

• A majority of Mirabel Court owners and residents continue to support the preservation of 
single-family housing in the neighbourhood, and are opposed to applications that would 
propose to remove Lot Size Policy 5442 altogether. 

• Owners and residents of Mirabel Court are not opposed to reasonable adjustments to Lot Size 
Policy 5442 that would continue to preserve Policy’s intent, but they are nonetheless 
concerned about potential erosion of the Policy should additional applications be considered 
to remove properties from the Policy area to intensify infill development. 

Given that the broader OCP review will include a review of the City’s Single-Family Lot Size 
Policies and that this application is being considered on its own merits, the proposed amendment 
to Lot Size Policy 5442 is to exclude only the subject site at 8220 Gilbert Road from the Policy, 
and for all other provisions of the Policy to remain unchanged.   

The applicant has indicated that on October 28, 2022, he met with some of the neighbours 
immediately surrounding the subject site (i.e., 8200, 8233, 8240 Gilbert Road and  
8231 Sunnywood Drive) to discuss the redevelopment proposal and to answer any questions or 
concerns.  The applicant has indicated that the feedback received from the neighbours was 
positive and that they either had no opinion about the proposal or were looking forward to the 
subject site being redeveloped. 

Should the proposed amendment to Lot Size Policy 5442 be endorsed by City Council and the 
rezoning bylaw associated with this application be granted first reading, the proposal would be 
forwarded to a Public Hearing, where any area resident or interested party will have an 
opportunity to comment. 

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

Redevelopment on Arterial Roads and the Proposed Amendment to Single-Family Lot Size 
Policy 5442 

The City has permitted densification along certain arterial roads since the 1999 OCP was 
adopted.  The objectives of the City’s current Arterial Road Land Use Policy are to direct a 
variety of infill housing types in close proximity to commercial services, public amenities, 
schools, and transit service, as well as to minimize traffic disruption by ensuring that there is no 
increase in the number of driveways to arterial roads. 

Consistent with the objectives of the Arterial Road Land Use Policy, Richmond Zoning  
Bylaw 8500 indicates that where there is a rezoning application along an arterial road in an 
existing lot size policy area that has been in place for over five years, Council will determine 
whether to remove all of the properties in the block fronting the subject arterial road from the 
applicable lot size policy when considering the rezoning application.  As the OCP review will 
include a review of the City’s Single-Family Lot Size Policies, staff feel that it is not warranted 
to consider the removal of all lots in the block from Lot Size Policy 5442 at this time as the 
proposed development at the subject site is being considered on its own merits, as follows: 

• The lot geometry of 8220 Gilbert Road is unique in that it is the only residential property on 
the east side of this block of Gilbert Road that lends itself to redevelopment for two duplex 
lots with shared vehicle access, as it is approximately 28 m wide as compared to the 
remainder of the lots, which are approximately 20 m wide.

• There are newer single-family dwellings to the north and south of the subject site.

• This proposal responds to the objectives of the Arterial Road Land Use Policy as it is an infill 
development application close to urban amenities (Blundell Shopping Centre and 
Blundell Park/Elementary School) and there are transit routes on both Blundell Road and 
Gilbert Road.

• The proposal contributes to the variety of housing types within the City and it does not 
require an additional driveway to the arterial road.

• The proposed duplex designs are sensitive to the existing surrounding single-family housing 
because they follow the same maximum building height and setbacks that would otherwise be 
permitted for new construction under the existing single-family zoning.  Should the rezoning 
proceed, a Development Permit application will be required to further refine the form and 
character of the proposed development.

Given the merits described above, as well as the broader OCP review that will look at all of the 
City’s Single-Family Lot Size Policies in the context of today’s housing situation, staff 
recommend that Council consider the proposed amendment to Lot Size Policy 5442 to exclude 
the subject site from the Policy and for all other provisions of the Policy to remain unchanged. 
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Proposed Site Planning 

 The proposed site plan on each new lot after subdivision consists of a duplex with one unit at 
the front and one unit at the back, separated by paired garages.  Each duplex is located on 
either side of a shared drive-aisle that runs through the center of the site over the common 
property line of each new lot.  The proposed conceptual development plans are included in 
Attachment 8. 

 Pedestrian access from the public sidewalk to each of the front units is provided by a 
pathway treated with permeable pavers.  Pedestrian access to each of the back units is 
provided via the shared drive-aisle.  The use of the drive-aisle by both vehicles and 
pedestrians is highlighted by the proposed decorative surface treatment with permeable 
pavers.  The entries to each of the four units are visible from Gilbert Road. 

 Private open space for the front units is provided at grade in the front yards and generous 
private open space for the back units is provided at grade with patios and green space in the 
rear yards. 

Vehicle Access, Parking, and Transportation Improvements 

 A single vehicle access point to the site is proposed from Gilbert Road, which is to be shared 
between the two new lots.   

 Consistent with the parking regulations in the Zoning Bylaw, two side-by-side resident 
parking spaces are proposed on-site within the garages (for a total of four parking spaces per 
lot), and one visitor parking space is proposed on-site between the duplexes at the east end of 
the drive-aisle, which is to be shared between the two lots. 

 A legal agreement is required to be registered on Title prior to rezoning bylaw adoption for 
the shared driveway, to ensure no backing out of vehicles onto Gilbert Road, and to ensure 
that upon subdivision of the property a cross-access easement is registered on Title for the 
area of the shared drive-aisle and shared visitor parking space. 

 Transportation-related improvements required with rezoning include frontage upgrades along 
Gilbert Road to install a new minimum 1.5 m wide treed/grass boulevard at the curb and a 
new 2.0 m wide concrete sidewalk at the property line, which are to transition to meet the 
existing condition to the north and south.  These improvements are to be designed and 
constructed via the Servicing Agreement, which the applicant must enter into prior to 
subdivision approval. 

Tree Retention, Replacement, and Landscaping 

The applicant has submitted a Certified Arborist’s Report; which identifies on-site tree species, 
assesses tree structure and condition, and provides recommendations on tree retention and 
removal relative to the proposed development. The Report assesses one bylaw-sized plum tree on 
the subject property, which is in very poor condition as the majority of the tree is dead  
(Tree # 213). 
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The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report, supports the 
Arborist’s recommendation to remove Tree # 213 due to it’s very poor condition, and requires 
replacement trees be planted and maintained on the proposed lots at a 2:1 ratio consistent with 
the OCP (minimum 8 cm deciduous caliper/4 m high conifer). 

The applicant has agreed to plant a total of eight trees on-site, in excess of the required tree 
replacement ratio (four trees on each new lot proposed).  The preliminary Landscape Plan 
illustrates that two of the eight trees proposed to be planted on-site are 8 cm deciduous trees, and 
that the remaining trees are 5 cm-6 cm caliper deciduous and 3.5 m high conifer (Attachment 9).  
The Landscape Plan is to be finalized as part of the DP application review process, and a 
landscaping security based on a cost estimate prepared by the Registered Landscape Architect is 
required to be submitted prior to DP issuance to ensure that the replacement trees are planted and 
the Landscape Plan is adhered to. 

The site survey also shows hedges on-site in the front yard and on the neighbouring properties to 
the north and east.  The applicant proposes to retain the hedge on the neighbouring property to 
the north.  The applicant proposes to remove the hedge on-site in the front yard as it has low 
landscape value, conflicts with the required boulevard upgrades, and is contrary to the natural 
surveillance principles of Crime Prevention Through Environmental Design (CPTED).  Subject 
to obtaining the property owner’s written authorization, the applicant proposes to remove the 
hedge on the neighbouring site to the east as it has low landscape value due to heavy pruning.  
Should the applicant be unsuccessful in obtaining the neighbouring owner’s written authorization 
for hedge removal, the hedge will be retained and protected.  The preliminary Landscape Plan 
illustrates the proposed tree management plan along with protection fencing, if required. 

To ensure that the hedge identified for retention on the neighbouring property to the north is 
protected at development stage, the applicant is required to complete the following items: 

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

 Prior to demolition of the existing dwelling on the subject site, installation of protection 
fencing around the hedge to be retained.  Protection fencing must be installed to City 
standard in accordance with the City’s Tree Protection Information Bulletin Tree-03 prior to 
any works being conducted on-site, and must remain in place until construction and 
landscaping on-site is completed. 

Energy Step Code and Electric Vehicle Charging  

The architect has confirmed that the applicable Energy Step Code performance targets have been 
considered in the proposed design.  At the DP stage, the applicant will be required to engage a 
qualified energy modeller to ensure that the proposed design can achieve the applicable 
performance target.   
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Should the DP and Building Permit applications associated with this proposal be submitted in 
accordance with the provisions for in-stream applications, the applicable performance target 
would be Step 3 (or alternatively Step 2 with a Low-Carbon Energy System). 

Consistent with the Zoning Bylaw, the proposal is to include an energized outlet capable of 
providing Level 2 charging or higher for each resident parking space. 

Subdivision and Site Servicing 

At subdivision stage, the applicant is required to complete the following: 

 Pay Development Cost Charges (City, GVS & DD and Translink), School Site Acquisition 
Charge, and Address Assignment Fees.   

 Register a cross-access easement on Title for the shared drive-aisle and shared visitor parking 
space. 

 Enter into a Servicing Agreement for the design and construction of the required water, 
storm, and sanitary service connections, as well as for the frontage improvements described 
previously.  Complete details on the scope of work required as part of the Servicing 
Agreement are included in Attachment 10. 

Future Development Permit Application Considerations 

A DP application is required for the subject proposal to further review form and character of the 
proposed development to ensure it is consistent with the policies and design guidelines for 
duplexes that are contained within the OCP, and further refinements may be made to the 
drawings as part of the review.  This includes, but is not limited to: 

 Refining the provision of private outdoor space for the front units to include a secondary 
space that is not in the front yard. 

 Refining the concept shown on the site plan for the boulevard upgrades to reflect that the 
transition to the existing treatments to the north and south of the site is to occur within the 
subject site frontage.  

 Exploring opportunities for aging-in-place and Convertible Unit Features to be incorporated 
into dwelling design. 

 Investigating with external agencies whether the existing bus stop along Gilbert Road needs 
to be relocated due to its’ proximity to the proposed driveway crossing. 

 Reviewing the proposed exterior building material and colour palette.  

 Reviewing the applicant’s design response to the principles of CPTED. 

 Gaining a better understanding of the proposed sustainability features to be incorporated into 
the project. 
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Financial Impact  

This rezoning application results in an insignificant Operational Budget Impact for off-site City 
infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street 
trees and traffic signals). 

Conclusion 

This application is to rezone the property at 8220 Gilbert Road from the “Single Detached 
(RS1/E)” zone to the “Arterial Road Two-Unit Dwellings (RDA)” zone, to permit the property to 
be subdivided to create two lots, each of which would contain a duplex. 

Consideration of this rezoning application requires an amendment to Single-Family Lot Size 
Policy 5442.  The proposed amendment is to exclude only the subject site at 8220 Gilbert Road 
from the Policy, and for all other provisions of the Policy to remain unchanged.   

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10428 be introduced 
and given first reading. 
 

 
Cynthia Lussier 
Planner 2 
(604-276-4108) 

CL:js 
 
Att. 1:  Location Map/Aerial Photo 
       2:  Development Application Data Sheet 
       3:  Site Survey 
       4:  Existing Single-Family Lot Size Policy 5442 
       5:  Proposed Amendment to Single-Family Lot Size Policy 5442 
       6:  Letter to Owners/Residents of Lots within Single-Family Lot Size Policy 5442 
       7:  Correspondence from Mirabel Court Residents 
       8:  Conceptual Development Plans 
       9:  Preliminary Landscape Plan 
     10:  Rezoning Considerations 
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Development Application Data Sheet 
Development Applications Department 

 
RZ 21-926304  

Address: 8220 Gilbert Road 

Applicant: Rick Bowal 

Planning Area(s): Broadmoor 
   

 Existing Proposed 

Owner: 
Raghbir (Rick) Bowal and 

Meena Bowal 
To be determined 

Site Size (m2): 
1,390.9 m2 
(14,971 ft2) 

North lot – 695.4 m2 (7,485 ft2) 
South lot – 695.5 m2 (7,486 ft2) 

Land Uses: One single detached dwelling One duplex on each of  
the two lots created 

OCP Designation: Neighbourhood Residential  No change 

Single-Family Lot Size Policy 
Designation: 

Single Detached (RS1/E); 
multiple-family development  

not permitted 

Amendment to exclude the 
subject site from the Policy to 

permit a subdivision to create two 
lots, each containing a duplex 

Zoning: Single Detached (RS1/E) Arterial Road Two-Unit  
Dwellings (RDA) 

 
On Future 

Subdivided Lots 
Bylaw Requirement Proposed Variance 

Floor Area Ratio: 
The lesser of 0.60 FAR and 

334.5 m2 

North lot: 
0.48 FAR  
(334.3 m2) None 

permitted 
South lot: 

0.48 FAR  
(333.66 m2) 

Buildable Floor Area (m2): 

Maximum total 334.5 m2 
(3,600 ft2) 

(Each unit min. 125.4 m2  
and max. 183.9 m2  

North lot: 
334.3 m2 (3,598 ft²) 

(Front unit – 166.3 m2 
Back unit – 168.0 m2) None 

permitted 
South lot: 

333.66 m² (3,590 ft²) 
(Front unit – 166.3 m2 
Back unit – 167.36 m2) 

Lot Coverage (% of lot 
area): 

Buildings: Max. 45% 
Non-porous Surfaces: Max. 70% 

Live plant material: Min. 25% 

North lot: 

Buildings: 37% 
Non-porous Surfaces: 

37% 
Live plant material: 27% 

None 

South lot: 

Building: 38% 
Non-porous Surfaces: 

38% 
Live plant material:  27% 

Min. Lot Size: 464.5 m² 
North lot: 695.4 m² 

None 
South lot: 695.5 m² 

Min. Lot Dimensions (m): 
Width: 10.35 m 
Depth: 30.0 m 

Width: 14.5 m each  
Depth: 47.8 m each 

None 
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7020591 

On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Setbacks (m): 

Front: Min. 6.0 m 6.0 m 

None 

Side: Min. 1.2 m 1.2 m 

Rear: 

Min. 9.5 m for up 
to 60% of 1st 

storey rear wall 
and 10.7 m for 
at least 40% of 
1st storey rear 
wall and all of 

2nd storey 

9.5 m for 60% of  
1st storey rear wall and 

10.7 m for 40% of 1st storey rear 
wall and all of 2nd storey 

Height (m): 
The lesser of 2 storeys  

or 9.0 m 
2 storeys (7.6 m) None 

On-site Resident Parking 
Spaces per lot: 

2 spaces per unit  
(4 spaces total) 

2 spaces per unit  
(4 spaces total) 

None 

On-site Visitor Parking 
Spaces: 

1 space  
(shared between 2 lots) 

1 space  
(shared between 2 lots) 

None 

Grand total: 9 spaces 9 spaces None 

Private Outdoor Space: Min. 30 m2 per unit 
North Lot: Front – 49.2 m2 

None 
Back – 142.7 m2 

South Lot: 
Front – 49.1 m2 
Back – 140.8 m2 
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ATTACHMENT 4

City of Richmond Policy 

Adopted by Council: September 17, 1990 POLICY 5442 
Renewed by Council: February 19, 1996 

Amended by Council: September 19, 2005 
Amended by Council: September 3, 2008 

File Ref: 4045-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 19-4-6 and 20-4-6 

POLICY 5442: 

The following policy establishes lot sizes in a portion of Section 19-4-6 and Section 20-4-6 
located on Mirabel Court, the south side of Blundell Road, and the west and east sides of 
Gilbert Road south of Blundell Road: 

1. That properties within the area of Mirabel Court, the south side of Blundell Road, and the
west and east sides of Gilbert Road, in a portion of Section 19-4-6 and Section 20-4-6,
be permitted to subdivide in accordance with the provisions of Single-Family Housing
District (R1/E) in Zoning and Development Bylaw 5300, with the following provisions:

a) That 8233, 8239 Gilbert Road and 8226, 8228 Mirabel Court be permitted to
subdivide as per Single-Family Housing District (R1/D), provided that no new
accesses are created onto Gilbert Road; and

b) That 8091 Gilbert Road, 6800 and 6760 Blundell Road be permitted to subdivide
as per Comprehensive Development District (CD), provided that there are
not more than 6 lots and that the lots are accessible by a lane which would not
be connected to Mirabel Court;

and that this policy, as shown on the accompanying plan, be used to determine the 
disposition of future single-family rezoning applications in this area, for a period of not 
less than five years, unless changed by the amending procedures contained in the Zoning 
and Development Bylaw. 

2. That multiple-family residential development shall not be permitted.

2501666 
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        Subject Site 

.-----,--(8220 Gilbert Rd) 

Subdivision permitted as per Rl/E

Subdivision permitted as per CD at 6800, 6760 Blundell Road 
and 8091 Gilbert Road provided that there are no more than 
6 lots and that the lots access a lane not connected to Mirabel 
Court; 

R1/B 

WW] Subdivision permitted as per Rl/0 at 8233, 8239 Gilbert Road
and 8226, 8228 Mirabel Court provided that no new accesses 
are created onto Gilbert Road. 

Policy 5442 
Section 19-4-6 & 20-4-6 

Adopted Date: 09/ l 7 /90 
Renewed Date: 02/19/96 

Amended Date: 09/19/05 
09/03/08 

Note: Dimensions are in METRES 
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City of Richmond 
Adopted by Council: September 17, 1990 
Renewed by Council: February 19, 1996 
Amended by Council: September 19, 2005 
Amended by Council: September 3, 2008 
Amended by Council:  

ATTACHMENT 5

Policy Manual 

DRAFT
PROPOSED 
POLICY 5442 

File Ref: 4045-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 19-4-6 and 20-4-6 

POLICY 5442: 

The following policy establishes lot sizes in a portion of Section 19-4-6 and Section 20-4-6 
located on Mirabel Court, the south side of Blundell Road, and the west and east sides of 
Gilbert Road south of Blundell Road: 

1. That properties within the area of Mirabel Court, the south side of Blundell Road, and the
west and east sides of Gilbert Road, in a portion of Section 19-4-6 and Section 20-4-6,
be permitted to subdivide in accordance with the provisions of Single-Family Housing
District (R1/E) in Zoning and Development Bylaw 5300, with the following provisions:

a) That 8233, 8239 Gilbert Road and 8226, 8228 Mirabel Court be permitted to
subdivide as per Single-Family Housing District (R1/D), provided that no new
accesses are created onto Gilbert Road; and

b) That 8091 Gilbert Road, 6800 and 6760 Blundell Road be permitted to subdivide
as per Comprehensive Development District (CD), provided that there are
not more than 6 lots and that the lots are accessible by a lane which would not
be connected to Mirabel Court;

and that this policy, as shown on the accompanying plan, be used to determine the 
disposition of fulure single-family rezoning applications in this area, for a period ofnot 
less than five years, unless changed by the amending procedures contained in the 
Zoning and Development Bylaw. 

2. That multiple-family residential development shall not be permitted.
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City of 
. Richmond 

Further Details: 

Rezoning and Lot Size Policy Amendment 
Applications at 8220 Gilbert Road 

Planning and Development Division 
Development Applications 

Proposed Rezoning Application at 8220 Gilbert Road 

Rick Bowal has applied to the City of Richmond for permission to rezone the property at 8220 Gilbert 
Road from the "Single Detached (RS 1/E)" zone to the "Arterial Road Two-Unit Dwellings (RDA)" zone, 
to permit the property to be subdivided to create two lots (each approx. 14 m/45 ft. wide), with a shared 
visitor parking space, and vehicle access from a single shared driveway to Gilbert Road. Each lot would 
contain a duplex (i.e., a building containing two units). The application is being process under City file 
number RZ 21-926304. 

Single-Family Lot Size Policy 5442 and Proposed Amendment 

On September 17, 1990, City Council adopted Single-Family Lot Size Policy 5442 to establish the lot 
sizes that would be considered on properties generally bounded by Mirabel Court, the south side of 
Blundell Road, the east side of Gilbert Road, and the north side of Lucas Road (included in this package 
as Attachment 3). The Lot Size Policy indicates that properties be permitted to subdivide in accordance 
with the "Single Detached (RSl/E)" zone (minimum 18 m/59 ft. wide lots), subject to the following: 

• That four mid-block lots on the west side of Gilbert Road be permitted to subdivide as per the
"Single Detached (RS l /D)" zone provided that no new driveway accesses are created onto
Gilbert Road (8233, 8239 Gilbert Road and 8226, 8228 Mirabel Court).

• That six lots at the southwest comer of the intersection of Blundell and Gilbert Roads be
permitted to subdivide as per a site-specific zone ("Single Detached (ZS 19)") provided that
vehicle access is from a lane that does not connect to Mirabel Court (6748, 6768, 6788 Blundell
Road and 8039, 8059, 8079 Gilbert Road).

• That multi-family residential development is not permitted ( e.g., duplexes, triplexes, townhouses
etc.)

As it currently exists, Lot Size Policy 5442 requires the property at 8220 Gilbert Road to remain as a 
large lot zoned "Single Detached (RSI/E)" (approx. 28 m/91 ft. wide), which can accommodate a single­
family dwelling including a secondary suite. 

Table I (below) provides a comparison between what the "Single Detached (RS 1/E)" zone allows under 
the existing Lot Size Policy and what the proposed rezoning to the "Arterial Road Two-Unit Dwellings 
(RDA)" zone would allow under the proposed amendment to the Lot Size Policy. 

The proposed amendment to Lot Size Policy 5442 would remove 8220 Gilbert Road from the Lot Size 
Policy area so that it could rezone and subdivide into two lots ( each approx. 14 m/45 ft. wide) to contain a 
duplex on each new lot. This property is the largest residential property on the east side of Gilbert Road 

within the Lot Size Policy area and is the only one that would currently lend itself to this type of infill 
residential development. All other provisions of the Lot Size Policy would remain unchanged. The 
proposed amendment to the Lot Size Policy and accompanying map is provided in Attachment 4, with the 
proposed changes shown in red. 
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 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 8220 Gilbert Road File No.: RZ 21-926304 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10428, the applicant is 
required to complete the following: 
1. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site 

works conducted within the protection zone of the hedges to be retained (i.e., the hedge at 8200 Gilbert Road; and the 
hedge at 8231 Sunnywood Drive should authorization for removal not be obtained by that property owner).  The 
Contract should include the scope of work to be undertaken, including:  the proposed number of site monitoring 
inspections, and a provision for the Arborist to submit a post-construction assessment report to the City for review. 

2. Registration of a flood indemnity covenant on title.  

3. Registration of a legal agreement on title to ensure that, upon subdivision of the property:  

a) Vehicular access to the proposed lots is via a single shared driveway crossing, centered on the proposed common 
property line; 

b) The buildings on the proposed lots are designed to prevent vehicles from reversing onto Gilbert Road; and  

c) a cross access easement or other legal agreement (e.g., SRW, covenant, easement), as determined to the 
satisfaction of the Director of Development, is registered on title over the entire shared internal drive-aisle and 
shared visitor parking space, to enable vehicles to pass over the common lot line to enter and exit the proposed 
lots,, and requiring a covenant that the owner provide written notification of this through the disclosure statement 
to all initial purchasers, provide an acknowledgement of the same in all purchase and sale agreements, and erect 
signage in the initial sales centre advising purchasers of the potential for these impacts. 

4. City acceptance of the applicant’s offer to voluntarily contribute $12.00 per buildable square foot (e.g. $86,413.00) to 
the City’s affordable housing reserve fund.  

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

Prior to a Development Permit being forwarded to the Development Permit Panel for consideration, the 
applicant is required to: 
 Submit a statement by your Coordinating Registered Professional confirming that the applicable Energy Step Code 

performance target has been considered in the proposed design and that a Qualified Energy Modeller has been 
engaged to ensure that the proposed design can achieve the applicable performance target.  Where a relaxation is 
allowed with the use of low-carbon energy systems, the statement must identify whether that option will be pursued. 

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

 Submit a cost estimate for the proposed Landscape Plan, prepared by a Registered Landscape Architect (including all 
materials, installation, and a 10% contingency). 
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Prior to Demolition Permit issuance, the applicant is required to complete the following: 

 Installation of protection fencing on-site around the neighbouring hedges to be retained (i.e., the hedge at 8200 Gilbert 
Road; and the hedge at 8231 Sunnywood Drive should authorization for removal not be obtained by that property 
owner).  The protection fencing is to be installed to City standard in accordance with the City’s Tree Protection 
Information Bulletin Tree-03 prior to any works being conducted on-site, and remain in place until construction and 
landscaping on-site is completed 

At Subdivision stage, the applicant must complete the following requirements: 

 Pay Development Cost Charges (City, GVS & DD and Translink), School Site Acquisition Charge, and Address 
Assignment Fees.   

 Register a cross-access easement on Title for the shared drive-aisle and shared visitor parking space. 

 Enter into a Servicing Agreement* for the design and construction of frontage improvements, as well as water, 
drainage, and sanitary sewer connections. A Letter of Credit or cash security for the value of the Service Agreement 
works, as determined by the City, will be required as part of entering into the Servicing Agreement. The scope of 
work includes, but is not limited to:  

Water Works 

a) Using the OCP Model, there is 634 L/s of water available at a 20 psi residual at the Gilbert Road frontage. Based 
on the proposed development, the subject site requires a minimum fire flow of 95 L/s.   

b) At the applicant’s cost, the applicant is required to submit Fire Underwriter Survey (FUS) or International 
Organization for Standardization (ISO) fire flow calculations to confirm the development has adequate fire flow 
for on-site fire protection. Calculations must be signed and sealed by a Professional Engineer and be based on 
Building Permit stage building designs. 

c) At the applicant’s cost, the City will install four water connections, complete with meters, to serve the proposed 
four units. If feasible, the existing water connection may be retained to serve one of proposed units; if not, it shall 
be capped and removed. 

Storm Sewer Works 

d) At the applicant’s cost, the City will install two storm connections, complete with inspection chamber(s), to serve 
the proposed two lots. If one or more of the existing connections are sized adequately to serve the proposed 
development, and in good condition, then those connections may be retained. If one or neither of the connections 
are adequate, the inadequate connection(s) shall be capped and the inspection chamber(s) removed, and a new 
connection and inspection chamber installed, all at the applicant’s cost. 

Sanitary Sewer Works 

e) At the applicant’s cost, the applicant is required to not start on-site excavation or foundation construction until 
completion of rear-yard sanitary works by City crews. 

f) At the applicant’s cost, the City will: 

i. Cap the existing sanitary connection and remove the inspection chamber. 
ii. Install one new sanitary connection, complete with inspection chamber and dual service leads at the common 

property line of the proposed two lots. 

Frontage Improvements 

g) At the applicant’s cost, the applicant is required to complete the following boulevard improvements: 

i. Removal of the existing sidewalk and construction of a new 2.0 m wide concrete sidewalk next to the subject 
site’s west property line.   

ii. Construction of a new treed/grass boulevard over the remaining width between the new sidewalk and the 
existing east curb of Gilbert Road. 

iii. The cross-section of the frontage improvements, measuring from east to west, is to include: 

- the site’s west property line 

- the 2.0 m wide concrete sidewalk. 
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- the minimum 1.5 m wide treed/grass boulevard. 

- the existing east curb of Gilbert Road. 

iv. The new sidewalk and boulevard are to transition to meet the existing frontage treatments on Gilbert Road to 
the north and south of the development’s frontage, and are to be constructed using a 3 m x 3 m reverse curve. 

v. The existing driveway crossing to the site from Gilbert Road is to be closed permanently.  The applicant is 
responsible for the removal of the existing driveway letdown and the replacement with barrier curb/gutter, 
treed/grass boulevard, and concrete sidewalk as per the standards described above. 

vi. The new driveway crossing is to be constructed to City design standards.  

vii. The requirements for street tree placement/spacing/species are to be identified by the City’s Parks department 
as part of the Servicing Agreement design review process. 

h) At the applicant’s cost, the applicant is required to coordinate with BC Hydro, Telus and other private 
communication service providers: 

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

ii. To locate all proposed above-ground third-party utility structures on-site within a right-of-way. 

General Items 

i) At the applicant’s cost, the applicant is required to: 

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

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

Prior to Building Permit issuance, the applicant must complete the following requirements: 

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

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

 If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible latecomer 
works.  

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

 
Note: 

* This requires a separate application. 

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 
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The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

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

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

From: 

Re: 

City of 
Richmond 

Planning Committee 

John Hopkins 
Director, Policy Planning 

Report to Committee 

Date: October 24, 2022 

File: 08-4060-05-01/2022-
Vol 01 

Referral Response on Land Uses Along the Steveston Waterfront and 
Proposed Amendments to the Steveston Area Plan and Zoning Bylaw 

Staff Recommendation 

1. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 103 71, to revise 
the land use policies to no longer permit residential uses in the Steveston Village Riverfront 
area contained in Section 2.4 of the Official Community Plan (Steveston Area Plan), be 
introduced and granted first reading; 

2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10372, which revises the: 

a. "Steveston Commercial (CS2)" zoning district to not permit residential and related 
land uses on a site-specific basis at 3866 and 3900 Bayview Street; 

b. "Light Industrial (IL)" zoning district to not pennit a residential security/operator unit 
on a site-specific basis at 3540 and 3880 Bayview Street and 12551 No. 1 Road; and 

c. "Steveston Commercial and Pub (ZMUl 0)" zoning district to remove residential and 
related land uses from the zone, be introduced and granted first reading; 

3. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10394, which revises the 
"Steveston Commercial (CS2)", "Light Industrial (IL)" and "Steveston Commercial and Pub 
(ZMUl O)" zoning districts to not permit ce1iain uses on a site specific basis at 3540, 3800, 
3866, 3880, 3900 Bayview Street and 12551 No. 1 Road, be introduced and granted first 
reading; 

4. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10392, to revise 
the permitted height of buildings to 9 m in the Steveston Village Riverfront area contained in 
Section 2.4 of the Official Community Plan (Steveston Area Plan), be introduced and granted 
first reading; 

5. That Richmond Zoning Bylaw 8500, Amendment Bylaw 10393, which revises the "Light 
Industrial (IL)" zoning district to implement a 9 m maximum permitted building height on a 
site-specific basis at 3540 and 3880 Bayview Street and 12551 No. 1 Road, be introduced 
and granted first reading; 
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6. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaws 10371 and 
10392, 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 programs and plans, in accordance 
with Section 477(3) (a) of the Local Government Act; and 

7. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaws 10371 and 
10392, having been considered in accordance with Section 475 of the Local Government Act 
and the City's Official Community Plan Bylaw Preparation Consultation Policy 5043, is 
found not to require fmther consultation. 

John Hopkins 
Director, Policy Planning 

(604-276-4279) 

Att. 6 

ROUTED TO: 

Development Applications 

SENIOR STAFF REPORT REVIEW 

6920288 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

INITIALS: APPROVED BY CAO 
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Staff Report 

Origin 

The following refen-al was made at the February 8, 2022 Planning Committee meeting: 

To bring forward amendments to the Steveston Area Plan on the south side of Bayview 
Street between 3rd Avenue and No. 1 Road by: 

(1) Removing the allowance of mixed commercial/residential uses from all plans on 
the waterfront. 

(2) Holding active rezoning applications in abeyance until such time as the referral is 
addressed. 

(3) Providing a map of the building at 3866 Bayview Street and the walkway around 
the end of it to examine a way to connect the two sites together. 

The following refen-al was made at the April 20, 2022 Planning Committee meeting: 

That staff be directed to (i) fi1rther define the term "mixed commercial" in order to 
clarify what will be permitted along the Steveston waterfront area, and (ii) provide 
fi1rther follow-up on the in-camera referral regarding the waterfront. 

At the April 20, 2022 Planning Committee meeting, staff were also advised to review the 20 m 
building height allowance along the Steveston waterfront and provide options for consideration. 

This rep01i 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. 

The refe1nls and responses provided in this report are applicable to the area on the south side of 
Bayview Street between 3rd Avenue and No. 1 Road. A location map with a summary of 
existing zoning of this area is contained in Attachment 1. Information on the current provisions 
of the Steveston Area Plan and existing zoning applicable to the area is contained in the 'Related 
Policies and Studies' section of the report. 

This report contains 4 sections which respond to the February 8, 2022 and April 20, 2022 
referrals from Planning Committee and a request for staff to review the 20 m building height 
allowance along the Steveston waterfront. Each section is summarized below: 

• Section 1 provides information requested by the Planning Committee on 3866 Bayview 
Street. 
o Summary - No Steveston Area Plan or Zoning Bylaw amendments proposed. 

Section 1 is for information purposes only. 

• Section 2 responds to the Planning Committee direction to remove the allowance for 
residential use and development to occur on the south side of Bayview Street between 3rd 
A venue and No. 1 Road. 
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o Summary - Proposed Steveston Area Plan and Zoning Bylaw amendments 
(Bylaw 10371 and 10372) to prohibit all types ofresidential use and development in 
accordance with the Planning Committee direction on this matter. 

• Section 3 clarifies pe1mitted commercial and/or industrial land uses along the Steveston 
waterfront and proposes amendments to zoning to ensure compatibility to surrounding 
areas and continued support of the commercial fishing harbor. 
o Summary - Proposed minor amendments (Bylaw 103 94) to the Steveston 

Commercial (CS2), Light Industrial (IL) and Steveston Commercial and Pub 
(ZMUl 0) zoning districts to not permit specific uses for the subject area. 

• Section 4 reviews building height options along the Steveston waterfront area. 
o Summary - Proposed Steveston Area Plan and Zoning Bylaw amendments 

(Bylaws 10392 & 10393) to reduce the maximum building height to 9 m. 

Related Policies and Studies 

Steveston Area Plan 

The Steveston Area Plan designates properties on the south side of Bayview Street between 3rd 
Avenue and No. 1 Road for Heritage Mixed Use that allows for commercial and/or industrial 
uses with residential and/or office uses above (Attachment 2- Steveston Waterfront 
Neighborhood Land Use Map). This cun-ent land use designation allows for the potential 
development of mixed commercial and residential buildings along the Steveston Village 
Riverfront area. 

The Steveston Area Plan allows a maximum density of 1.2 Floor Area Ratio (FAR), a maximum 
building height of 20 m and a 2-storey building maximum for the Steveston Village Riverfront 
area. 

Existing Zoning 

Existing zoning for lots on the south side of Bayview Street between 3rd Avenue and No. 1 Road 
is summarized in Attachment 1. 

Current zoning for the subject area permits more intensive residential uses or a dwelling unit 
(servicing as a residential caretaker unit). Proposed residential development in the subject area 
that complies with existing zoning would require approval of a Development Pennit and 
Heritage Alteration Permit by Council if work involves modification to the exterior of the 
existing building or if new building area is proposed. It is possible under current zoning that a 
residential use can be added to a site through a building permit process only, with no Council 
approval required, if the work involves no exterior alterations or new building area. 
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Section 1 - 3866 Bayview Street Information 

Jurisdiction Information 

The site at 3866 Bayview Street consists of an upland lot, accessed from Bayview Street, and an 
adjoining water lot, located to the south (Attachment 3). Steveston Commercial (CS2) zoning 
applies to the upland lot and water lot. A 3-storey commercial building which was built in the 
late 1980s is located across both the upland lot and water lot. The water lot is Provincial Crown 
land and under the jurisdiction of the Province of BC (administered by the Ministry of Forests, 
Lands, Natural Resource Operations and Rural Development - FLNRORD). Provincial staff 
have confinned that the owner of the upland lot at 3866 Bayview Street has a Provincial license 
of occupation over the water lot to use this area for commercial purposes. 

Public Walkway 

No public access provisions, through legal agreements or statutory right-of-ways, exists over 
3866 Bayview Street (upland and water lot portion). Any kind of public access around the 
building on the water lot would require an agreement to establish a new Provincial license as 
administered by FLNRORD. Further, staff at the Depaiiment of Fisheries and Oceans - Small 
Craft Harbours (DFO-SCH) and Steveston Harbour Authority (SHA) have indicated that any 
projects that enhance public access to and along the waterfront, including opportunities to 
provide for a continuous walkway, would be beneficial to the commercial fishing harbour so 
long as harbour operations are not impacted and involve no encroachment onto areas needed to 
maintain boat access to SHA facilities and safe boat navigation within the harbour is maintained. 
Discussions will continue with both FLNRORD and SHA staff to find opportunities for a 
continuous waterfront walkway. 

In response to the Planning Committee request about the existing development on the subject site 
and ability for public walkway connections to be provided to neighbouring sites, staff note the 
following: 

• There is no connection to areas east of the subject site and the current building footprint 
does not allow for space to accommodate any wallcway works along the east portion of the 
site as shown in the map contained in Attachment 3. 

• Through staff research, the original building and commercial retail unit configuration on the 
ground floor had two separate units located on the water lot portion of the site. With this 
past unit configuration and to ensure a means of access was available to the southern most 
unit, access would have been provided through a wallcway along the west portion of the site. 
These two ground floor units were later consolidated into one unit to accmmnodate a single 
tenant. As a result, the wallcway providing access to the end unit would no longer have been 
required. 

• There is no opportunity to establish a waterfront wallcway based on the current development 
configuration on the subject site. Bayview Street provides an east-west public wallcway that 
enables public access to and along the waterfront, as an interim measure, until a continuous 
waterfront wallcway is established. 

• For 3866 Bayview Street (upland and water lot), the opportunity to secure and develop 
public access to and along the waterfront and connections to neighbouring sites will be 
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through a comprehensive redevelopment proposal involving a rezoning. Any 
redevelopment would need to comply with recently amended Steveston Area Plan 
waterfront walkway policies approved by Council on March 21, 2022 to achieve a 
continuous waterfront walkway in this area. 

Section 2 - Prohibiting Residential Use and Development along the Steveston Waterfront 

Proposed Amendments to the Steveston Area Plan 

In accordance with the February 8, 2022 referral and direction from the Planning Committee to 
remove the allowance for mixed commercial/residential development, proposed amendments to 
the Steveston Area Plan will: 

• Replace the existing land use designation for properties on the south side of Bayview 
Street between 3rd Avenue and No. 1 Road with a new 'Waterfront Commercial­
Industrial' designation. This new designation would only permit a combination of 
commercial and/or industrial uses on a site within a building(s), including office use at or 
above grade. No residential development would be pennitted. The proposed Steveston 
Waterfront Neighbourhood Land Use Map is contained in Attachment 4 for reference 
purposes. 

• Revise various land use policies and Development Permit Guidelines throughout the 
Steveston Area Plan to be consistent with the new 'Waterfront Commercial-Industrial' 
land use designation and identify that residential land uses are not permitted along the 
waterfront. 

Presently, no residential development exists on the lots south of Bayview Street between 3rd 
Avenue and No. 1 Road. The introduction ofresidential development in this area may result in 
additional pressures on waterfront land based on residential land use priorities (i.e., protection of 
residential views, noise/activity conflicts) that would undermine the City's objectives of 
maximizing public use and access to and along the waterfront. 

These proposed amendments would not impact the ability for commercial and/or industrial 
development to occur along the waterfront between 3rd Avenue and No. 1 Road. The Steveston 
Area Plan contains supporting land use policies for the development of waterfront lots for 
commercial and/or industrial use to ensure that this area remains a vibrant commercial centre and 
supports the commercial fishing harbour. Under these changes, development could consist of 
commercial only, industrial only or a combination of commercial and industrial development 
together. 

Proposed Zoning Bylaw Amendments 

A number of amendments to existing zoning of the six properties located in this area are 
proposed in response to the February 8, 2022 referral and direction provided to staff. It is staffs 
understanding that the refenal is intended to remove the allowance of residential uses and ensure 
no form ofresidential development establishes in this area. To ensure zoning regulations 
applicable to these six properties are clear and transparent, amending the zoning for the six 
properties in this area to remove residential uses is recommended as each zone permits some 
form ofresidential development as shown in Diagram 1. 
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Diagram I 

Site Current Zoning Summary of Permitted Residential and Related Uses 
3540 Bayview St. Lio ht Indus trial (IL) Residential securitv/operator unit. 
3800 Bayview St. Steveston Apartment housing (condos and/or rental) 

Commercial and Includes uses that could occur within a dwelling for boarding 
Pub (ZMU10) and lodging, community care facility and home businesses. 

3866 Bayview St. Steveston Apartment housing (condos and/or rental) 
Commercial (CS2) Includes uses that could occur within a dwelling for boarding 

and lodoino, community care facility and home businesses. 
3880 Bayview St. Light Industrial (IL) Residential security/operator unit. 
3900 Bayview St. Steveston Apartment housing (condos and/or rental) 

Commercial (CS2) Includes uses that could occur within a dwelling for boarding 
and lodoino, community care facilitv and home businesses. 

12551 No. 1 Rd. Light Industrial (IL) Residential security/operator unit. 

The zoning revisions are aligned with the proposed changes to the Steveston Area Plan to 
remove all residential use provisions for the area. Proceeding with amendments to the Steveston 
Area Plan only would not address the potential for residential uses to locate or establish in the 
area as current zoning allows some form of residential development on each site. A summary of 
the recommended zoning revisions to the six properties between 3rd Avenue and No. 1 Road is 
provided below. 

• Light Industrial (IL): Remove the allowance for a "residential security/operator unit" on a 
site-specific basis for the properties located at 3540 and 3880 Bayview Street and 
12551 No. 1 Road. 

• Steveston Commercial and Pub (ZMUl 0): Remove the allowance for "housing 
apartment" and all related residential uses (i.e., boarding and lodging; community care 
facility; home business) in this zone for the site at 3800 Bayview Street. 

• Steveston Commercial (CS2): Remove the allowance for "housing apartment" and all 
related residential uses (i.e., boarding and lodging; community care facility; home 
business) on a site-specific basis for the properties located at 3866 and 3900 Bayview 
Street. 

6920288 

PH - 255



October 24, 2022 - 8 -

Section 3 - Clarification of Permitted Commercial and Industrial Uses 

This section responds to the April 20, 2022 Planning Committee referral requesting clarification 
of the term "mixed commercial" and permitted uses along the Steveston waterfront area. 

Proposed 'Waterfront Commercial-Industrial' Designation 

The proposed 'Waterfront Commercial-Industrial' designation is intended to allow commercial, 
industrial or a mix of commercial and industrial uses along the waterfront. As a result, 
development on a site could consist of commercial only, industrial only or a combination of 
commercial and industrial development together. 

Assessment of Permitted Commercial and Industrial Uses (Existing Zoning) 

In support of the 'Waterfront Commercial-Industrial' designation proposed along the Steveston 
waterfront, staff assessed all of the permitted uses allowed under existing zoning for the area to 
ensure that uses are compatible with the surrounding area and support the commercial fishing 
harbor. A summary of the each site's zoning and the permitted commercial and industrial uses is 
provided in the first table contained in Attachment 5. 

The current zoning allows for a wide range of commercial and/or industrial uses and activities to 
occur along the waterfront that would service the community, business/industry, visitors and 
those that work in the area. Minor amendments to the permitted uses in zoning are proposed and 
summarized in the following section of this report. 

Proposed Minor Amendments to Permitted Uses in Zoning along the Waterfront 

The second table in Attachment 5 lists the uses that would no longer be permitted for sites along 
the waterfront as proposed in this report. 

For the Light Industrial (IL) zoning, the following uses are proposed to no longer be permitted 
on the sites at 3540 and 3880 Bayview Street and 12551 No. 1 Road: 

• animal shelter; 
• auction, minor; 
• car or truck wash; 
• fleet service; and 
• recycling depot. 

For Steveston Commercial (CS2) and Steveston Commercial and Pub (ZMUl0) zoning, the 
following uses are proposed to no longer be pennitted on the sites at 3800, 3866, and 3900 
Bayview Street: 

• recycling depot. 

These proposed changes are minor in nature and zoning for these sites would continue to support 
the commercial fishing harbor and business/activities in the surrounding area. 
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Section 4 - Review of the 20 rn Building Height Allowance (Waterfront Area) 

This section responds to the April 20, 2022 Planning Committee request to review the 20 m 
building height allowance for the Steveston waterfront area and present options for Council's 
consideration. This review is limited to maximum building height only as provisions in the 
Steveston Area Plan related to maximum density (1.2 FAR) and number of storeys permitted 
(2-storey building maximum) are proposed to remain unchanged. 

Assessment of Existing Building Height Land Use Policies and Regulations 

The Steveston Area Plan current building height maximum is 20 m. This height maximum 
references the geodetic survey datum of Canada (GSC) as a baseline to measure building height. 
The maximum building height of 20 m provides for the allowance of cannery type buildings with 
higher peaked roofridges, which is characteristic of historical development fronting the water. 

Current zoning allows a maximum building height of 9 m for prope1iies zoned Steveston 
Commercial (CS2) and Steveston Commercial and Pub (ZMUl0). For properties zoned Light 
Industrial (IL), cunent zoning allows a maximum building height of 16 m (refer to Diagram 2). 

Diagram 2 

I 
€S2 
I 

-11-I 

.______ CS2 

Site Current Zonina Maximum Permitted Buildina Heiaht 
3540 Bawiew St Lioht Industrial /Ill 16m 
3800 Bayview St Steveston 9m 

Commercial and 
Pub /ZMU10\ 

3866 Bayview St. Steveston 9m 
Commercial (CS2) 

3880 Bawiew St. Liaht Industrial (IL) 16m 
3900 Bayview St. Steveston 9m 

Commercial ICS2\ 
12551 No. 1 Rd. Lioht Industrial Ill\ 16m 
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Existing development along the waterfront consist of 1 to 3-storey buildings. The following 
provides a summary of approximate building heights for existing development along the 
waterfront (note: measurements based on where the building intersects the ground to the top of 
the roof): 

• 3800 Bayview Street (Steveston Landing) 1 and 2-storey building massing; 
approximate building height range 5 m to 9 m. 

• 3866 Bayview Street 3-storey building; approximate building height - 14.5 m. 
• 3 900 Bayview Street - I-storey (plus mezzanine) building massing; approximate building 

height range - 6 m to 9 m. 
• 12551 No. 1 Road- I-storey building massing; approximate building height - 5 m. 

Building Height Options 

Option 1 No proposed changes to maximum building height (NOT RECOMMENDED) 

Option 1 continues to allow a maximum building height of 20 m along the waterfront for 
properties on the south side of Bayview Street. No changes to the Steveston Area Plan or 
existing zoning would be required under Option 1. The intent of having higher building heights 
was to allow the potential for new development to emulate the historical character of cannery 
type buildings along the water. 

A building with a maximum height of 20 m may result in a significantly large building form that 
would be taller and out of scale with other existing developments along the waterfront. This may 
result in challenges to achieving other high priority objectives along the waterfront, which 
include: 

• Maximizing public access to the waterfront from Bayview Street as larger building fonns 
may act to separate the waterfront area from the rest of Steveston Village. 

• Ensuring pedestrian friendly and animated streetscapes along waterfront walkway, public 
sidewalks and access from Bayview Street to the water is coordinated with 
complementing building forms and massing. 

• The challenge of effectively managing adjacency conditions where significant differences 
in building height occur between sites. 

Based on the above, Option 1 is not recommended. 

Option 2 Reduce Maximum Building Height from 20 m to 9 m (RECOMMENDED) 

Option 2 proposes to reduce maximum building height from 20 m to 9 m for lots along the south 
side of Bayview Street between 3rd Avenue and No. 1 Road along the waterfront. 

Reducing maximum building height to 9 m along the waterfront area achieves the following: 

• Establishes a building height that is similar to existing development that has occurred in 
the area. 

• A building form that provides maximum opportunity for achieving public access to and 
along the waterfront. 
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e Effective management of the interface between new and existing developments. 
• A pedestrian friendly scale of development in an area. 
• Allows Council to consider, on a case-by-case basis, variances to the 9 m maximum 

building height. 

Based on the above, Option 2 is recommended and would involve the following proposed 
amendments to the Steveston Area Plan and Zoning Bylaw (Bylaws 10392 and 10393): 

o Steveston Area Plan Amend the 'Steveston Village Land Use Density and Building 
Height Map' to reduce the maximum building height to 9 m and revise land use policies 
and Development Permit Guidelines throughout the Steveston Area Plan to be consistent 
with the 9 m maximum building height along the waterfront. 

o Zoning Bylaw-Amend the Light Industrial (IL) zone, to reduce the maximum building 
height from 16 m to 9 m for the properties at 3540 and 3880 Bayview Street and 12551 
No. 1 Road. 

Analysis 

Implications to Development Proposals 

As outlined in this report, various Steveston Area Plan and Zoning Bylaw amendments are 
proposed to prohibit residential use/development, clarify commercial/industrial uses and reduce 
the maximum permitted building height to 9 m along the Steveston waterfront area. 

If endorsed by Council, these proposed Steveston Area Plan and Zoning Bylaw amendments will 
have immediate effect for the properties on the south side of Bayview Street between 
3rd Avenue and No. 1 Road. 

Within this area, two development applications have been submitted at 3880 Bayview Street 
(RZ 17-770978) and 3900 Bayview Street (ZT 20-903989). A brief summary description of 
each project is provided below: 

• 3880 Bayview Street (RZ 17-770978) 
o A new 3-storey building (above grade) with a parkade structure below grade. 
o Mixed used development with commercial uses at grade and residential uses 

above (22 proposed residential dwelling units). 
o Proposed density of 1.51 FAR (approximate). 
o Approximate building height is 19 m. 

• 3900 Bayview Street (ZT 20-903989). 
o Proposal to develop a second storey to the existing commercial building and 

incorporate one residential dwelling unit. New residential floor area from this 
proposal is (481 m2 or 5,175 ft2

). 

o Proposed density of 0.72 FAR (approximate) 
o Approximate building height is 9 m. 

If Council approves the Steveston Area Plan and Zoning Bylaw amendments outlined in this 
report, there would be no policy basis to support these applications as they would not be 
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consistent with the provisions of the Steveston Area Plan. As a result, staff would communicate 
to both of these applicants that their applications should be withdrawn. If the applicants do not 
withdraw the applications, staff will bring them forward to Planning Committee in due course 
with a recommendation that the rezoning applications be denied. 

Consultation 

Written conespondence has been received by the City for two properties in the area under review 
(3880 and 3900 Bayview Street) and is contained in Attachment 6. In summary, the 
c01Tespondence received are opposed to removing residential uses on the south side of Bayview 
Street. City staff also have been in communication with the applicants for the development 
applications on Bayview Street, which included a meeting (via web conference) with the 
proponents of the proposal at 3900 Bayview Street on March 7, 2022. In these discussions, 
concerns were noted about the refenals, impacts to their existing proposals and future intended 
use of the property. 

City staff also consulted with DFO-SCH and SHA to provide information and updates on the 
refenals to the waterfront area. Staff also provided infonnation to DFO-SCH and SHA staff on 
the proposed changes to zoning and pennitted commercial/industrial uses in the area that are 
considered minor and do not impact the viability or operations of the commercial fishing harbour 
and waterfront area. SHA has reviewed the minor changes to permitted commercial/industrial 
uses in this area and confirmed they have no objection to these changes. City staff will update 
DFO-SCH and SHA staff to inform them when this matter will be considered by Council, 
including opportunities to provide any additional comments and feedback to Council. 

The Steveston Area Plan and Zoning Bylaw amendments proposed in this report will be 
forwarded to a Public Hearing. Prior to the Public Hearing, all impacted properties located on 
the south side of Bayview Street will be notified and the public will have the opportunity to 
comment at the Public Hearing. In conjunction with the City's Official Community Plan 
Consultation Policy No. 5043, no additional consultation is recommended. 

Conclusion 

This report responds to the: 

• February 8, 2022 Planning Committee refenal and direction to remove the allowance for 
residential uses and development along the waterfront area; 

• April 20, 2022 Planning Committee refenal to clarify commercial/industrial uses and 
direction to review and provide options on building height along the waterfront. 

This report also presents infonnation about the site at 3866 Bayview Street, as requested by 
Council. 

As a result of the land use refenals for the Steveston waterfront area (south side of Bayview 
Street between 3rd Avenue and No. 1 Road), staff recommend the following: 
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• To remove the allowance for residential uses and development, Richmond Official 
Community Plan Bylaw 7100, Amendment Bylaw 10371 and Richmond Zoning Bylaw, 
Amendment Bylaw 10372, be introduced and granted first reading; 

• To undertake minor amendments to not permit specific uses, Richmond Zoning Bylaw, 
Amendment Bylaw 10394, be introduced and granted first reading; and 

• To reduce maximum building height to 9 m, Richmond Official Community Plan Bylaw 
7100, Amendment Bylaw 10392 and Richmond Zoning Bylaw, Amendment Bylaw 
10393, be introduced and granted first reading. 

Based on the recommendations of this rep01i and implications to existing development applications 
in the area, City staff will be advising these applicants to withdraw their applications. 

Kevin Eng 
Planner 3 
( 604-24 7-4626) 

KE:cas 

Att. 1: Location Map 
2: Steveston Waterfront Neighbourhood Land Use Map (Existing) 
3: Map of 3866 Bayview Street 
4: Steveston Waterfront Neighbourhood Land Use Map (Proposed) 
5: Summary Table of Permitted Uses for Zoning along the Steveston Waterfront 
6: Public Correspondence 
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City of Richmond 

Bylaw 8432 
Steveston Waterfront Neighbourhood Land Use Map 2010105125 
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Original Adoption: April 22, 1985 / Plan Adoption: June 22, 2009 Steveston Area Plan 9-68 
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3866 Bayview Street 

ATTACHMENT 3 
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ATTACHMENT 4 

PROPOSED 
Steveston Waterfront Neighbourhood Land Use Map 
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ATTACHMENT 5 

Summary Table of Permitted Uses for Zoning along the Steveston Waterfront 
Note - Residential and residential-related uses are not included 

Zoning/Sites Commercial Uses Industrial Uses Other/Service Uses 

Light Industrial -auction, minor -commercial storage -animal daycare 
(IL) -restaurant -commercial vehicle parking -animal grooming 
3540 and 3880 and storage -animal shelter 
Bayview St. -contractor service -car/truck wash 
12251 No. 1 -fleet service -child care 
Rd. -industrial, general -recreation indoor 

-industrial, manufacturing -recycling depot 
-industrial, warehouse -recycling drop-off 
-manufacturing, custom -utility, minor 
indoor 
-vehicle repair 
-vehicle body report or paint 
shop 

Steves ton -hotel -industrial, general -animal grooming 
Commercial -liquor primary establishment -manufacturing, custom -broadcasting studio 
(CS2) -office indoor -child care 
3866 and 3900 -restaurant -microbrewery, winery and -education 
Bayview St. -retail, convenience distillery -education, commercial 

-retail, general -entertainment, spectator 
-retail, second hand -government service 
-service, business support -greenhouse & plant nursery 
-service, financial -health service, minor 
-service, household repair -parking, non-accessory 
-service, personal studio -recreation indoor 
-veterinary service -recycling depot 

Steveston -hotel -industrial, general -animal grooming 
Commercial -liquor primary establishment -manufacturing, custom -broadcasting studio 
and Pub -neighbourhood public house indoor -child care 
(ZMU10) 3800 -office -education 
Bayview St. -restaurant -education, commercial 

-retail, convenience -entertainment, spectator 
-retail, general -government service 
-retail, second hand -greenhouse & plant nursery 
-service, business support -health service, minor 
-service, financial -parking, non-accessory 
-service, household repair -recreation indoor 
-service, personal -recycling depot 
-studio 
-veterinary service 

Summary of Uses Proposed to be Removed from Existing Zoning along the 
Steveston Waterfront 

Zoning Sites Uses Proposed to be removed 

Light Industrial (IL) 3540 and 3880 Bayview St. auction, minor; animal shelter; car/truck 
12251 No. 1 Rd. wash; fleet service; recycling depot 

Steveston Commercial (CS2) 3866 and 3900 Bayview St. recycling depot 

Steveston Commercial and Pub 3800 Bayview St. recycling depot 
(ZMU10) 
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ATTACHMENT 6 

Dear Mayor and Council members 

I am Brian Veljacic. A commercial fisherman . I live in the Waves building across the street from 
the former Essa site on Bayview Street. 

I recently watched the Feb 8/22 council meeting. Focus was on the Steveston boardwalk 
discussion. I want to thank the council's proposal for the continuous boardwalk and proposed 
access links to the waterfront. This is an excellent Steveston community proposal and long 
overdue. We want to promote foot traffic, not block it. 

I was shocked and jaw droppingly disappointed in the council's comments on the non-residential 
use south of Bayview Street. This topic was not on the agenda. Also recommended by council, 
was to stop any in-stream zoning applications. 

I presently have a zoning text amendment application for 3900 Bayview Street, known as 
Riversong. My application was submitted around April 2020. Myself, Architects and city planners 
(Cynthia and Minhee) have been back and forth working on this for probably 2 years prior to 
submission. We have been reduced to building only a single unit apartment dwelling. On the 
second level of the existing building structures. Hence the text amendment to the current CS2 
zoning. I am not asking to rezone but to merely make a text amendment to the existing zoning. 
To allow a single residential unit rather than 2 or more units. As is presently permitted under the 
current zoning. 

I want to thank Mr. Steves. My wife and I met Mr. Steves, 15 years ago, regarding our building 
application in Steveston Village. 12231 First Ave, known as the Waves building. After Mr. 
Steves endorsed our plans , we have continued to get public praise as to how beautiful our 
building turned out. I have lived in the Waves building since it was built. A mixed use building. 
Thank you. 

Our family immigrated from a small fishing village in Croatia. All my brothers, uncles, father and 
grandparents fished out of the Steveston BC Packers imperial plant. I have fished out of 
Steveston for 45 years. My dream is to build on the second level at 3900 Bayview street. Live 
out the rest of my days looking out over the Fraser River where I worked. 

3900 Bayview is currently zoned CS2, mixed use residential. I originally purchased the lease 
property with the intention to build my dream home. We do not plan to exceed the existing 
footprint or height restrictions. We do not plan to restrict or change any of the existing access 
corridors. Even after the addition we will still be under the 1.0 FAR. There is already a second 
mezzanine level in the building. We plan to use this floor level and expand on it. 

During the years of back and forth with city planners. They have requested us to contract 
surveyors, traffic consultants, parking consultants, geotects and architects. We have invested 
considerable time and funds to move towards our dream. Our proposed addition, like the Waves 
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building. Will be a welcome addition to Steveston Village. I am confident we will again get 
continued compliments from the public. 

I hope you understand how personal this project is for our family. I am doing this to build a 
retirement residence not to sell or flip for profit. 

Council suggested that mixed use residential on the south side of Bayview Street will restrict 
public access to the waterfront. I disagree. Once I move into the new unit . This will free up my 
unit in the Waves building for a family to enjoy our village. Again, our second level unit will not 
restrict the existing access corridors to the waterfront. We currently have 2 access links to the 
waterfront on our property now. We will maintain the status quo. Also mixed use residential 
brings a vibrant living/working atmosphere to our community. Please do not take this away. 

Community in Steveston is important to me. I worked hard over the last 15 years maintaining a 
vibrant Stevston community and will continue to work for the community. I keep a high standard 
of maintenance on our properties. I am proud to be part of the Steveston Village community. 

I wonder if you may be confusing my simple text amendment application with the 3880 Bayview 
application. The former Esso site. I would be happy to explain our proposal to the council if they 
are not familiar. 

I would like a meeting with all council members to explain my application. To get an explanation 
from the council , why they believe my single unit will restrict public access to the waterfront. 
Please explain how the council can stop a 2 year in stream application when we are already 
zoned CS2 residential mixed use. 

I would like you to reconsider your motion and allow our text amendment application to 
proceed. 

Please let me know when we can meet, 

Thank you Brian Veljacic 
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Eng.Kevin 

From: 
Sent: 
To: 
Cc: 
Subject: 

Ken Chow (IFA) <ken@interfacearchitecture.com> 
February 9, 2022 1 :15 PM 
Badyal,Sara 
Jason Zhang; Jun Zi; Eng,Kevin; Craig,Wayne 
RE: Planning Committee referral regarding residential development on the south side of 
Bayview Street 

I City of Richmond Security Warning: This email was sent from an external source outside the City. 
Please do not click or open attachments unless you recognize the source of this email and the content is 
safe. 

Hi Sara : 

I was aware that yesterday's Planning Committee was considering waterfront access amendments to the Steveston Area 
Plan and was resigned to its endorsement. However, this new referral motion to eliminate residential uses south of 
Bayview is a big surprise, and a project killer. Even without a vested stake in this project, I am shocked by this motion 
while our proposal is in-stream, as will be the owners. 

Since 2017, the goal posts have constantly moved as previous detailed and outlined here: 

1. Permitted to develop to a max 1.6 FAR, 3-storeys, mixed-use 

2. Dike requirements required designing to Bayview potentially raised 1.5m, 3.25m front yard setback 

3. Area Plan revised to reduce to 1.2 FAR, 2-storeys, mixed-use 

4. Push to move boardwalk entirely on subject site (no water lot encroachment) 

5. Area Plan revises again to relocate Required Connection #5 from east side to west side of subject site. 

6. Now, Area Plan proposes removing residential as a permitted use!!! 

The owners bought the property in 2016 in good faith with an expected development potential. They will now feel their 
property ownership rights have been disregarded. 

Understand that the various government agencies have been impossible to coordinate support for previous concepts; I 
now know they are very opaque to deal with and remain silo'ed in their roles. We have pushed hard to make progress, 
but the moving goal posts have caused delays as each new design concept requires additional outreach efforts. 

Thanks for listening. I would guess the City deals with these difficult situations from time to time. If there is any course 
of action that may help our client, please advise. 

Ken 

From: Badyal,Sara 
Sent: February 9, 2022 11:23 AM 
To: 'Ken Chow (IFA)' 
Subject: Planning Committee referral regarding residential development on the south side of Bayview Street 

Hi Ken, 

I am writing to let you know that yesterday, at the February 8, 2022 Planning Committee meeting: 
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• Planning Committee endorsed the Steveston waterfront walkway report, titled "Referral Response on Public 
Access Along the Steveston Waterfront and Proposed Amendments to the Steveston Area Plan" by Kevin Eng. 

• Planning Committee passed a referral motion directing staff to remove the ability to construct residential units 
on the south side of Bayview Street. The referral motion includes language directing staff to hold rezoning 
applications for residential development in abeyance until the referral is addressed. 

As a result of Planning Committee direction, we will not be able to continue to review your application until the referral 
motion is addressed. 

Please note that the report and referral will be placed on the agenda for consideration at the February 14, 2022 Council 
meeting on Monday night. 

Planning Committee Meetings - link to 2022 meeting agendas, minutes and aud iovisual recordings: 
https ://www. richm on d .ca/ cityh a 11/ cou n ci I/ m eeti ng/WebAge nd a Minutes List. aspx ?Category=24& Yea r=2022 

Council Meetings - link to 2022 meeting agendas, minutes and audiovisual recordings : 
https://www.richmond.ca/cityha ll /council/meeting/WebAgendaM inutesList.aspx?Category=6&Year=2022 

If you would like to discuss further or require additional information, please feel free to call me at 604-276-4282. 

Regards, 

Sara Badyal, M. Arch, RPP 
Planner 3 

Development Applications Department 
City of Richmond I 6911 No. 3 Road, Richmond, BC V6Y 2Cl 
P (604} 276-4282 I W www.richmond.ca I E sbadya l@richmond.ca 
People I Exce llence I Leadership I Team I Innovation 
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City of 
Richmond Bylaw 10371 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 10371 (Revisions to the Steveston Area Plan) 

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

1. Richmond Official Community Plan Bylaw 7100, as amended, is further amended at 
Schedule 2.4 (Steveston Area Plan): 

6860973 

a. at Section 3.2 (Waterfront Neighourhoods Overall Policies), by adding the following 
clause h) under the heading "Policies: Land Uses": 

"h) Residential uses and development are not pennitted in the Steveston Village 
Riverfront Area along the south side of Bayview Street between 3rd A venue 
and No. 1 Road."; 

b. at Subsection 3.2.3 (Steveston Village Node), by inse1iing the following as a new 
clause e) under the heading "Policies" and renumbering the remaining clauses to f), 
g), h), i) andj) accordingly: 

"e) Residential uses and development are not pennitted in the Steveston Village 
Riverfront Area along the south side of Bayview Street between 3rd A venue 
and No. 1 Road."; 

c. at Subsection 9.2.2 (Massing and Height), by deleting the paragraph entitled 
"Cohesive Character Areas" and replacing it with the following: 

"Cohesive Character Areas 

The fonn of new development should be guided by that of adjacent existing 
development, even where new uses are being introduced. For example, multiple 
family residential or commercial uses introduced adjacent to single family homes 
should adopt a scale and character similar to those existing dwellings, while 
commercial and/or industrial uses introduced along the riverfront would be better to 
adopt a scale and form reflective of the area's historic canne1y buildings."; 

d. at Subsection 9.3.2.2.b (Steveston Village Riverfront), by: 

1. deleting the last sentence of the first paragraph and replacing it with the 
following: 
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Bylaw 10371 Page2 

"New development should seek to reanimate the "Riverfront" by integrating 
new and revitalized maritime-oriented industries and commercial activities 
within an unconventional, pedestrian friendly environment."; 

ii. deleting clause i) under the title "Settlement Patterns" and replacing it with 
the following: 

"i) Where possible, avoid segregating different uses on a site, in favour 
of an approach which sees different uses share a common character 
and features."; 

111. deleting the clause e) under the title "Architectural Elements" and replacing 
it with the following: 

"e) Employment of architectural elements which enhance enjoyment of 
the river, the sun, and the view and provide opportunities for open 
space. Roof decks are not pennitted;"; 

iv. deleting clause f) under the title "Architectural Elements" and renumbering 
the remaining clauses to f), g), h), i), j), k) and 1) accordingly; and 

v. deleting subclause a(iii) under the title "Parking and Services" and 
renumbering the remaining subclause to a(iii) accordingly: 
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e. deleting the Steveston Waterfront Neighbourhood Land Use Map and replacing it 
with the following: 

Steveston Waterfront Neighbourhood Land Use Map 
1Til!IJJI11Trrrr--·-\';,'2,";.._'gmn__,,u1,c:::ir=.-----,-,--, 

CJ Residential CJ Multiple-Family Ill Commercial 
(Including Congregate Care Housing with 
complementary Community/Conunercial uses) 

CJ Maritime Heritage Ill Heritage Mixed Use CJ Conservation Area 
(Commercial-Industrial wi th 
Residential & Office Above) 

Industrial Ill Public Open Space ~ Waterfront Conunercial-
Industrial 

f. at Appendix 1 - Definitions, by inse1iing the following definitions in alphabetical 
order: 

"Heritage Mixed Use 
(Commercial-Industrial 
with Residential & 
Office Above) 

Waterfront 
Commercial-Industrial 

A combination of commercial and industrial uses 
permitted within the same building, including 
residential and/or office uses above grade. 

A combination of commercial and/or industrial uses 
contained within a building or buildings, including 
office use at or above grade." 
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ity of 
Richmond 

Richmond Zoning Bylaw 8500 

Bylaw 10372 

Amendment Bylaw 10372 (Revisions to the Steveston Commercial 
(CS2) Light Industrial (IL) and Steveston Commercial and Pub 

(ZMU10) Zoning Districts) 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended: 

6860974 

a. at Section 9.2 (Steveston Cmmnercial (CS2) zoning district), by inserting the 
following as a new Section 9.2.12.3 and renumbering the remaining sections 
accordingly: 

"3. Notwithstanding Section 9.2.3, boarding and lodging, community care 
facility, minor, home business, and housing apartment are not pennitted 
on the following sites: 

3866 Bayview Street 
PID 003-666-387 
Lot 12 Block 1 Section 10 Block 3 North Range 7 West New Westminster 
District Plan 249 

3900 Bayview Street 
PID 025-114-735 
Parcel 1 Section 10 Block 3 North Range 7 West New Westminster District 
Plan LMP51060" 

b. at Section 12.2 (Light Industrial (IL) zoning district) , by adding the following as a 
new Section 12.2.11.6: 

"6. Notwithstanding Section 12.2.3.A, residential security/operator unit is not 
permitted on the following sites: 

3540 Bayview Street 
PID 003-408-833 
Parcel "E" Section 10 Block 3 North Range 7 West New Westminster 
District Reference Plan 63730 

3880 Bayview Street 
PID 030-468-132 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 

Bylaw 10394 

Amendment Bylaw 10394 (Revisions to the Steveston Commercial 
(CS2) Light Industrial (IL) and Steveston Commercial and Pub 

(ZMU10) Zoning Districts 

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

1. Richmond Zoning Bylaw 8500, as amended is further amended: 

6923673 

a. at Section 9.2 (Steveston Commercial (CS2) zoning district), by inse1iing the 
following as a new Section 9.2.12.3 and renumbering the remaining sections 
accordingly: 

"3. Notwithstanding Section 9.2.3, recycling depot is not pennitted on the 
following sites: 

3866 Bayview Street 
PID 003-666-387 
Lot 12 Block 1 Section 10 Block 3 North Range 7 West New Westminster District 
Plan 249 

3900 Bayview Street 
PID 025-114-735 
Parcel 1 Section 10 Block 3 N01ih Range 7 West New Westminster District Plan 
LMP51060" 

b. at Section 12.2 (Light Industrial (IL) zoning district), by inserting the following as a 
new Section 12.2.11.6: 

"6. Notwithstanding Section 12.2.2, animal shelter, auction, minor, car or 
truck wash, fleet service and recycling depot are not permitted on the 
following sites: 

3540 Bayview Street 
PID 003-408-833 
Parcel "E" Section 10 Block 3 North Range 7 West New Westminster District 
Reference Plan 63730 

3880 Bayview Street 
PID 030-468-132 
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