City of Richmond

Urban Development Division Report to Committee
To: Planning Committee Date: January 25, 2005
From: Raul Allueva File: RZ 04-276421
Director of Development
Re: APPLICATION BY POLYGON DEVELOPMENT 175 LTD. FOR REZONING AT

7591, 7611, 7631, 7671, 7691, 7731, AND 7771 NO. 4 ROAD FROM SINGLE-
FAMILY HOUSING DISTRICT, SUBDIVISION AREA F (R1/F) TO
COMPREHENSIVE DEVELOPMENT DISTRICT (CD/35)

Staff Recommendation

1. That Official Community Plan Amendment Bylaw No. 7876, to amend Schedule 2.10D
(McLennan South Sub-Area Plan) of Official Community Plan Bylaw No. 7100, by introducing a
number of text and map amendments aimed at permitting:

¢ Flexibility in the alignments of the new roads; and
e Reduction in the recommended setback along No. 4 Road;

be introduced and given first reading.

2. That Bylaw No. 7876, having been considered in conjunction with:

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

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

3. That Bylaw No. 7876, having been considered in accordance with the City Policy on
Consultation During OCP Development, is hereby deemed not to require further consultation.

4. That Bylaw No. 7877, for the rezoning of 7591,7611, 7631, 7671, 7691, 7731, and 7771 No. 4
Road from "Single-Familyv Housing District, Subdivision Area F (R1/F)" to "Comprehensive
Development District (CD35)", be introduced and given first reading.

aul Allueva FOR ORIGINATING DIVISION USE ONLY

Director of Development
CONCURRENCE OF GENERAL MANAGER

Att. 9
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January 25, 2005 -2- RZ 04-276421

Staff Report
Origin

Polygon Development 175 Ltd. has applied to rezone 7591, 7611, 7631, 7671, 7691, 7731, and
7771 No. 4 Road (Attachment 1) from "Single-Family Housing District, Subdivision Area F
(R1/F)" to "Comprehensive Development District (CD/35)" in order to permit the development
of a 42 unit multiple residential townhouse complex consisting of two and three storey buildings.

The application involves a proposal to:

+ Provide a portion of the Le Chow Street “ring road”, as shown on the “Circulation Map” in
the Sub-Area Plan (Attachment 2);

« Provide the collector road from Le Chow Street to No. 4 Road.
The proposal deviates from the Area Plan Policy, as follows:

« Requires a change to the alignment of the collector road to a location south of where it is
identified on the Circulation Map, to align with Keefer Avenue; and

« Requires reductions in the required setback along No. 4 Road.

The McLennan South Sub-Area Plan states that the exact alignment of the “ring road” and two
new secondary entry roads from No. 4 Road are subject to development. To resolve this issue, ‘
amendments to the McLennan South Sub-Area Plan are brought forward in this report to
establish the conditions regarding where and by which alignments of the new ring roads, the
collector roads, and the north/south roads may deviate from the locations shown on the
Circulation Map.

In addition, this report proposes that the McLennan South Sub-Area is amended to reduce the
recommended setback along No. 4 Road. Both of these issues are discussed within the report in
detail.

Findings of Fact

Proposal Overview
Please refer to the attached Development Application Data Sheet (Attachment 3) for a
comparison of the proposed development data with the relevant Bylaw requirements.

General Application Comments

The applicant has agreed to legal and development requirements associated with the application
(Attachment 5). Preliminary Architectural Drawings (Site plan and elevations) are enclosed for
reference (Attachment 6). Separate from the rezoning process, the applicant is required to
submit separate applications for Development Permit, Servicing Agreement (road construction)
and Building Permit.

Site Context

The subject site is situated in the C1 neighbourhood along the eastern edge of McLennan South
(Attachment 4), the least dense multiple-family area designated under the sub-area plan. On the
subject site, and properties to its north and south, the plan permits existing older single-family
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homes to be replaced with multiple-family housing. The existing development surrounding the
site is described as follows:

o The project under construction to the north of the subject site, by Porte Development
(7511 No. 4 Road, RZ 02-213224), located in the same sub-area as the subject site, is
comprised of 44 two and a half and three-storey townhouses and a density of 0.58 FAR
(0.60 maximum).

¢ The project under construction to the north of General Curie Road, by S-8117 Holding
(7331 No. 4 Road, RZ 03-250285), consists of 16 two- and three-storey townhouse units
and a density of 0.60 FAR;

e To the west, across future Le Chow Street are envisioned single-family homes on the
back lands of existing single-family homes (R1/F) fronting onto Bridge Street; and

« To the south, are existing single-family homes (R1/F) between future Keefer Street and
Blundell Road with townhouse redevelopment potential under the Sub-Area Plan.

Related Policies

Official Community Plan — McLennan South Sub-Area Plan

o Density: The site is designated:
- Residential;
- 2 1/2 storeys typical (3 storeys maximum);
- predominantly Triplex, Duplex, Single-Family;
- 0.55 base FAR, with increases for providing recognizable community benefits for the
area.

The adjacent site to the north, as well as other area developments outside the “ring road”,
have been approved with the an 0.60 FAR density, as proposed with this application.

e Roads: The developer of the subject site will provide:

- dedication of land and financial contributions for the construction of Le Chow Street
immediately to the west of the site; and

- for the establishment of Keefer Avenue to the immediate south of the site.
These roads are required to provide access to numerous properties, including the subject site,
and are being developed through developer contributions.

e Park: Park planning which began in late 2003, has been followed by limited park
construction in 2004, with increased development continuing through 2005.

o Road Setbacks (Development Permit Guidelines): Building setback along No. 4 Road should
vary between 9 m (29.5 ft.) to 15 m(49.2 ft.), to provide an informal and visually interesting
streetscape and opportunities to retain mature landscape

Roads

In accordance with the Sub-Area Plan, the City is seeking to extend the Le Chow Street “ring
road” through to Keefer Avenue (Attachment 2). The proposed development will contribute
lands and monies for the future construction of Le Chow Street, to be built as development of the
backlands in the adjacent single-family area progresses.
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Additionally, the developer will dedicate and construct the collector road from the “ring road” to
No. 4 Road. The City had previously acquired the property at 7631 No. 4 Road for this purpose.
However, the developer has been able to acquire lands to the north and south of the designated
road alignment, and would be able to achieve a better planned development, with a significant
and expanded consolidated outdoor amenity area, with the road alignment shifted to the south.
On this basis, staff have revisited the preferred route for the collector road, and have considered a
route several lots to the south, in line with Keefer Avenue to the west. As well, this location
would provide access to the back lands to facilitate single-family subdivision.

Proposed Amendments to the McLennan South Sub-Area Plan

e Road Alignment
The McLennan South Sub-Area Plan states that the exact alignment of the “ring road” and
two new secondary entry roads from No. 4 Road are subject to development. To clarify this
issue, amendments to the McLennan South Sub-Area Plan are brought forward in this report
to Council to confirm the conditions for exercising flexibility in road alignments of the new
ring roads, collectors, and the north/south roads (Attachments 7 and 8).

« Setbacks from No. 4 Road
Existing: With respect to setbacks from No. 4 Road, the McLennan South Sub-Area Plan
states that the building setback along No. 4 Road should vary between 9 m (29.5 ft.) to 15
m(49.2 ft.).

Proposed: In reviewing this setback guideline, staff have concluded that it can be reduced to
vary between 6 m (20 ft.) to 9 m (29.5 ft.) as illustrated in Attachment 9, for the following
reasons:

e A minimum 9 m setback is required for single-family development on an arterial roads to
provide adequate provision for a driveway and turnaround capability;

¢ The requirement for turnaround capability is not applicable to townhouse development
which either:

- does not require a driveway directly to No. 4 Rd. (e.g., with access from a connector
road, as in the subject application); or

- where adequate turnaround provisions and stacking space (i.e., a driveway length
sufficient to allow several cars to line up waiting to enter the arterial road) are
provided on site in a multi-family development;

o Existing development along No. 4 Rd in the McLennan South Sub-Area has building
setbacks at 6 m, including recent development at 7451 No. 4 Rd (R1/B) and 7060 Bridge
Street (R2); and

e The 9 m to 15 m setback can severely restrict the site planning options for new multiple-
family development. Flexibility is sought to allow for the provision of significant on-site
open space within the developments, opportunities to retain mature landscape within the
site, and to create a varied streetscape setback, consistent with the intent of the area plan
objectives.
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Proposed Zoning Setbacks - Comprehensive Development District (CD/35)

« Existing
Comprehensive Development District (CD/35) had been developed for use in the City
Centre, and amended to be appropriate for development in the McLennan South Sub-Area,
neighbourhoods C1 and C2.

The zoning setback regulations in Comprehensive Development District (CD/35) specify:

- 9m (29.5 ft.) setback from No. 4 Rd,;
- 6m(19.7 ft.) setback from other public roads; and
- 3m (9.8 fi.) setback from rear and side property lines.

These setbacks are consistent with the current Sub-Area Plan, and are established to enhance
the area’s unique “country estate” character, by ensuring adequate open space between
buildings to allow for privacy, sunlight, and substantial landscaping between buildings.

« Proposed Zoning Amendments to Comprehensive Development District (CD/35)
None.

Development Permit Variance Considerations

As well, the applicant proposes setbacks to the local roads and side yards which would require
variances at the Development Permit stage. Staff have discouraged these relaxations and advised
the applicant that the proposed setbacks will be reviewed in detail as part of the full review of
design information submitted as part of the Development Permit application, and will require
adjustments to the site plan or unit mix. In reviewing these relaxations, staff will consider the
ultimate development pattern in the area and existing site constraints to ascertain whether the
variances will have a detrimental effect on the intended smooth transition to neighbouring single-
family and future multiple family buildings and open space.

Recent development to the north, also zoned CD/35, have required similar variances for the
Development Permit, and staff would consider the following:

e A minimum setback of 6 m from No 4 Road for 6 of the 13 units fronting No. 4 Road,
with the majority of buildings setback 9 m, as required. The variance is for buildings
only 2-storeys in height, and will allow for a wider outdoor amenity area internal to the
development. The variance is consistent with the area plan, which seeks an informal and
rural character in the placement of buildings on the site. Additionally, existing single-
family homes and sites zoned R2 on this portion of No. 4 Road are permitted a setback of
6 m. An amendment to the McLennan South Sub-Area Plan is proposed with this report
to allow for a minimum building setback of 6 m (20 ft.) for 2-storey units only, along No.
4 Road;

e A reduced setback from other roads from 6 m (20 ft.) to 5.5 m (18 ft.), for certain
portions of buildings; and

e To permit one three-storey unit (out of the 13 units fronting No. 4 Road) to be located
within the 20 m setback from public roads where building height is restricted to 10 m or 2
1/2 storey in height. The proposed variance would reduce the setback to 9 m for one
building, only. Thé remaining 12 of the 13 units fronting No. 4 Road are of 2 storeys and
9.6 m in height and fully comply with the setback regulation. An amendment to the
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McLennan South Sub-Area Plan is proposed with this report to allow for a building
setback of 9 m (30 ft.)for 2 1/2 -storey units only, along No. 4 Road. Three-storey units
would require a minimum setback of 20 m (65.6 ft.).

Density
A design rationale and appropriate public benefit contributions from the developer are required

to support a density increase above the base 0.55 FAR to 0.60 FAR, as proposed. The increased
density is justified as follows:

e The proposed dedication of lands for roads along both the west and south frontages are
significant and warrant support of the density increase to FAR 0.60;

e Additionally, the applicant proposes a $40,582 cash contribution towards Public Aﬁ,
consistent with the comprehensive and successful public art program which has been
implemented by this developer (Polygon) on their previous projects in McLennan South
and

e Provision of providing indoor amenity space (or payment- m-heu) is not required with this
application as the proposed large average unit size exceeds 148 m’, and is therefore
exempt from this requirement.

Height and Lot Coverage
o Existing

When building height of development is greater than 2 1/2 storeys, as in the proposed
development, the required maximum lot coverage is 30% (on lots greater than 2000 m .
Support for 3-storey buildings in this neighbourhood is contingent on providing significant
open space. The submitted drawings show a proposed lot coverage of 33%, with 27 of the 42
units at 3-storeys and the remaining 15 units at 2-storeys in height. Staff do not support a
variance for the required maximum lot coverage. Re-design of the unit layouts and/or site
design will be required in this regard. The applicant is aware of this issue and has agreed to
re-visit the design to address this to the satisfaction of the City.

In order to ensure a compatible interface with adjacent single-family neighbourhoods,
Comprehensive Development District CD/35 regulates building height adjacent to public
roads, and limits the height to a maximum of 2 % storeys and 10 m within 20 m of the public
road.

o Height Variance

As noted in the discussion of setback, above, the building heights along No. 4 Road, though
generally in compliance with the intent of this requirement, would require a variance for one
unit. However, the two-unit building at the corner of Keefer and Le Chow, and all eight of
the units fronting the future Le Chow Street are proposed at 3 storeys and 11.3 m in height.
At the Development Permit stage, these units are to be re-designed to comply with the
maximum permitted building height.

Analysis

The proposal is consistent with the objectives of the McLennan South Sub-Area Plan and City
wide objectives. In particular:
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The siting of the two- and three-unit townhouse clusters are designed to provide an
appropriate relationship to the previously approved development to the north and to the
developing multiple-family streetscapes along No. 4 Road, and the future Le Chow Street
and Keefer Avenue frontages. A generous outdoor amenity area provides a landscaped
focus to the project.

Access to the site from Keefer Avenue (to be constructed through this development) is
consistent with the Transportation Plan for the Sub-Area.

The applicant is proposing 42 units with an average unit size exceeding 1438 m?* (1,593
ft*) and is therefore exempt from the Development Permit Guideline requirement for
provision of on-site indoor amenity space. '

Contributions of both land and construction costs to construct Keefer Avenue and Le
Chow Street will provide improvements to the neighbourhood, and are a significant
public benefit.

Likewise, the applicant’s proposal to contribute $40,582 towards Public Art is an
appropriate public benefit for the neighbourhood, consistent with past practice by this
developer. Polygon is currently identifying a suitable artist for this project, and will
submit a public art plan for the Public Art Commission's review and approval. The
public art plan will outline the public art theme, location, timeline, and artist credentials.
The plan is expected to be presented to the City early in the new year.

Staff recommend that processing of a Development Permit to the satisfaction of the
Director of Development be made a condition of final adoption of the subject application
for rezoning. At Development Permit stage, staff recommend that the applicant should:

1. Address adjacency, potential overlook and liveability issues of shallow back yards
(less than 6 m) of three-storey duplexes facing two and three-storey townhouse back
yards to north;

2. Review urban design and site planning, including height and scale of units facing
LeChow Street and interface with single-family back yards and future frontages;

3. Re-design unit and site layout to achieve 30% lot coverage;
4. Review location and accessibility of visitor parking spaces;

5. Provide pedestrian paths to entries on units fronting future Le Chow Street, and
pedestrian connections through site to No. 4 Road;

6. Demonstrate accommodation of fire fighting requirements including hydrant
locations in relation to unit front entries and fire truck manoeuvring. Keefer access to
accommodate 6 m width and 4.6 m height for fire fighting equipment;

7. Create variety between building blocks, through details and colour, to provide more
visual interest;

8. Give consideration to the internal driveway design to minimize the impact of blank
garage doors;;

9. Consider location for the garbage/recycling operation and mail kiosk.
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10. Consider alternate floor plan demonstrating potential for adaptability for
accessibility.; and :

11. Provide tree survey, arborist’s report and letter outlining tree replacement rationale.

Recommendation: Staff recommend support for the subject application.
Financial Impact

Financial Contributions
e The applicant proposes to contribute funds towards the City’s Public Art fund at a rate of
$0.60 per buildable square foot (e.g. approximately $40,5 82). :

Road Implementation
e The City owns land at 7631 No. 4 Road earmarked for the establishment of the
connection road between Le Chow Avenue and No. 4 Road (10m acquired through
dedication and the remainder 9.20 m purchased by City); and

e The applicant, as a condition of rezoning, is required to purchase the City-owned land
(the remainder 9.20 m) from the City and dedicate a 15 m wide strip of the consolidated
site along the south edge of the subject site (i.e., 10 m land swap from previous
dedication and 5 m new dedication by this developer) and the construction of the road
and north sidewalk on that land to City standards. (Future development south of the
subject site is to contribute the remaining 5 m of the land dedication and the south -
sidewalk.) DCC credits are available for land and construction cost for this connector
road.

e As well, the applicant is to dedicate 7.5 m from the west side of the site for the future Le
Chow Street, and pay future construction costs.

Conclusion

Staff recommend support for this application. The proposed amendments to the McLennan
South Area Plan will provide clarity for the development of new roads necessary to achieve the
overall goals and development in this area. The proposed area plan amendment to the setback
guidelines for development along No. 4 Road will provide flexibility for future development,
consistent with the overall objectives for the area.

Rezoning of the subject site as proposed conforms to city-wide, City Centre, and McLennan
South objectives for residential growth and development and merits favourable consideration.

< - . 2 .
Eric Fiss

Policy Planner

EF:cas
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LIST OF ATTACHMENTS

Attachment 1 Zoning Site Map

Attachment 2 McLennan South Circulation Map

Attachment 3 Development Application Data Sheet

Attachment 4 McLennan South Land Use Map

Attachment 5 Conditional Rezoning Requirements

Attachment 6 Preliminary Architectural Drawings (Site Plan, Elevations)
Attachment 7 Direction for New Road Alignments

Attachment 8 Proposed Circulation Map

Attachment 9 Proposed Setbacks Along No. 4 Road

1377468 6 2



ATTACHMENT 1
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Circulation Map

ATTACHMENT 2
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ATTACHMENT 3

Development Application

City of Richmond Data Sheet
6911 No.3 Road . .
Richmond, BC V6Y 2Cl Policy Planning Department
RZ 04- 262818
Address: 7591, 7611, 7631, 7671, 7691, 7731and 7771 No. 4 Road
Applicant: Polygon Development 175 Ltd.

Planning Area(s): City Centre Area, McLennan South Sub-Area Plan (Schedule 2.10D)

Existing Proposed

7591 No 4 Rd - Mario & Marina Garchitorena Polygon Development 175 Ltd.
7611 No 4 Rd - Darshan & Shavinder Sndhu
7631 No 4 Rd - City of Richmond

Owner: 7671 No 4 Rd - Erminia & Pasquale Fabiano
7691 No 4 Rd - Christine & Zoltan Durgo
7731 No 4 Rd - Guiseppe Fabbiano

7771 No 4 Rd - Lefroy & Gloria Virgil

7591 No 4 Rd: 1856 m? (19,978.5 %) 10,495.4 m* (112,975.7 ft))

7611 o 4R 1663 7 (10.94.7) + Rediondetorsn
7631 No 4 Rd 1848 mz (19,892.4 %) of properties for Le Chow St
7671 No 4 Rd 1844 m” (19,849.3 ftz) )

7691 No 4 Rd 1841 m? (19,817.0 ) * Reductiondueto 15m

Site Size (m?):

(by applicant) ) dedication and 4m x 4m
7731 No 4 Rd 1837 m’ (19,7739 ff) corner cuts along south side
7771 No 4 Rd 1834 m? (19,741.7 ftz) for Keefer Street
Total: 12,913 m? (138,998.9f)

Land Uses Single-family residential Townhouse residential

OCP Designation Residential No change

Residential, 2 1/2 storeys typical (3 storeys No change
Area Plan Designation maximum) predominantly Triplex, Duplex,
Single-Family, 0.55 base FAR

Single-Family Housing District, Subdivision Cpmprehensive Development
Area F (R1/F) District (CD/35)
e Permits 3-storey

Zoning townhouses/0.60 FAR
e Proposed: 2 and 3-storey
townhouses/0.60 FAR
Number of Units 7 single-family homes 42 townhouse units
Bylaw Requirement Proposed Variance
Density (units/acre) N/A 16 upa none required
Floor Area Ratio: Max. 0.60 FAR ’ 0.60 F.AR. none permitted
_— Variance
— . [») o]
Lot Coverage — Building: Max. 30% 33% required
Lot Size (area) N/A N/A none
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ATTACHMENT 3

Setback — No. 4 Rd (m): 9 m Min. 6m .
Keefer Avenue 6 m Min. 465m Vrzr'ﬁ?rgzs
Le Chow Street 6 m Min. 6.0 m q
Setback — Side & Rear Yards (m): Min. 3 m Min. 3.0 None
To comply with

Height (m):

Max. 11 m, containing no
more than three storeys
Max. 10 m and 2 1/2
storeys within 20 m of a
public road

Max. 11.3 m, three-storeys
Max. 9.6 m and 2-storeys

11 m max height
for 3-storey units
and 10 m, 2 %2
storeys for units
within 20 m of
public road
Variance
_required to
maximum height
and number of
storeys for units

from No. 4 Rd
Off-street Parking Spaces — Regular 1.5 spaces/unit x 42 = 63(R) | 2.0 spaces/unit x 42 = 84 (R) none
(R) / Visitor (V): 0.2 spaces/unit x 42 = 9 (V) | 0.2 spaces/unit x 42 = 9 (V)
Off-street Parking Spaces — Total: 72 93 none
Tandem Parking Spaces Not permitted None proposed - none
100 m*, payment-in-lieu, or Exempt as proposed average

Amenity Space — Indoor: exempt where average unit unitpsize gxcgeds 148 ng none

size exceeds 148 m®

p : : =
Amenity Space — Outdoor: 6 m” per dwelling unit x 42 = 564 m” none

252 m?

Other:

Tree replacement compensation required for loss of existing trees.

1377468
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ATTACHMENT 4
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Land Use Map 20040621

City of Richmond

0
*xoaddy ‘xoxddy K
w 0z1 w Q1Y et
5 :
I~ 2 £
—
. X
¢ N G 3
w = a
2 o £
= 3 Bl
@
o £ o
— ®] pd
n O a
n
L]
"
Ay -
r )
= 0o
7] m ) >
> S
m BRI Qw o
wEa oX a
m ol o saD
N n/..,mmud,“.f,A. T .1,““
-— = il F pu— .‘IM. .
m TG m Py .M mM
ot
m &
=2 SCEL 8 w3
Twoldl ook
w2 T Oow ) =<
0 0l cw Q ]
ﬁl Xx>owo o |
ﬂ
' .y (RSP .
SO 000, 540
S RERRREIZIILLILRIANKY l
R RRRREERRIRIRRAKH] NN
EILERRRRHIIRAAINLRNN]
R IERERRRKA
: QHRRRRIARIHAILICAXARY
<5
M 23 >
o - 2= o
w KRR 52 E EQ
otetetelededele o oL w35
RRL 0202 20%0 20202022 | & 2u >E3
L o ()] vz O
e <
wu - I LT M 2% © o5 .
o 7’k o eoes, S €ag GEZ
\ % ooooouooooooononou.noo 0oL N -7 ' NS o
¢ LS TTINYNL FE < ~ O
. ®Oguw T
1 L B -0 3 Q = L]
P c yD 0N c o ]
QO o © o Q
Tsaol TTE
| 2Qaw 598
L V= ~/. Q@ Qo
1 \ oo [ al A
“
/ &

he
39

St

t are commonly referred to a
VicLennan South Sub-Area Plan

a
<

rnill Stre

18!

T ‘.4

i

4

Single-Family
0.60 base F.A.R.

2

“ring road”.

Note Sills Avenue, Le Chow Street, Keefer Avenue, and
Original Adoption: May 12, 1996 / Plan Adoption: February 16, 2004

1304225




ATTACHMENT 5

Conditional Rezoning Requirements
7591,7611, 7631, 7671, 7691, 7731 and 7771 No. 4 RZ 04-276421

Prior to final adoption of Zoning Amendment Bylaw 7877, the developer is required to complete
the following requirements:

1.

Consolidation of all the lots into one development parcel. This includes completion of a
real estate deal with the City for purchase of the remainder of 9.20 m width of 7631 No 4
Road (10 m previously dedicated by development to the immediate north with RZ 02-
213224).

In conjunction with Condition 1, above, dedication of 15 m for Keefer Avenue
connection between Le Chow Street and No 4 Road, from the south edge of 7771 No 4,
including 4m x 4m corner cuts. The required additional 5 m to complete the road will be
taken from 7791 No. 4 Road, when it redevelops.

In conjunction with Conditions 1 and 2, above, dedication of 7.5 m along the entire west
property line for future Le Chow Street, PLUS a 1.5 m Public Rights-of-passage Right-
of-Way (P.R.O.P. ROW).

Payment of “cash in lieu” for future construction of Le Chow Street along the subject
site’s west edge based on a cost estimate prepared and sealed by a P. Eng. A full
engineering design does not need to be done at this time. The cost estimate must be
based on the combined 9 m (29.5 ft.) road right-of-way and take into account removal
and appropriate replacement material for the entire right-of-way, 5 m (16.40 ft.) of full
road construction, 150 mm (6”) storm sewer, curb and gutter, 2 m (6.56 ft.) wide grass
boulevard complete with 7 cm (3”) trees at 9 m (29.53 ft.) on centre, decorative “Zed”
street lights, and a 1.75 m (5.74 ft.) wide concrete sidewalk. (Note: Costs for upsizing
the storm sewer, installation of a watermain and sanitary sewer, and the provision of BC
Hydro and Telus ducts will be the responsibility of the Bridge Street properties west of
the subject site.)

Contribution of $0.60 per buildable square foot (e.g. approximately $40,582) towards
Public Art for works to be incorporated within the site, based upon approval of the City’s
Public Art Commission.

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

Then, prior to issuance of Development Permit:

7.

Ensuring that sole vehicular access is to be to the new Keefer Avenue. No upgrading
required along No 4 Road as the City completed improvements with sewer construction
about four years ago.

Then, prior to issuance of future Building Permit:

8.

1377468

The developer is to enter into the standard City Service Agreement to design and
construct the following. Works include, but are not limited to:

A. Keefer Avenue from No 4 Road to Le Chow Street: 11.2 m of asphalt, curb and
gutter, storm sewer, 200mm PVC water main, Zed street lighting and a 1.75 m
sidewalk on either side at property line (only North side to be built). This leaves a
total of 5 m for the grass and treed boulevards for both sides; the north side to be
wider for hydro/telephone corridor - exact detail to be determined by consultant.
Also, requirement for curb and gutter (now) along south edge may be dropped

68



until development to the south occurs if there is substantial grade differential.
Keefer Avenue works and land costs are DCC creditable.

* Note: This requires a separate application.

(Signed copy on file) (Date January 27, 2005)

Signed Date

1232338 8 9
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ATTACHMENT 7

Direction Regarding the Flexibility of New Road Alignments

Issue:
There is confusion around the conditions under which the locations of the new roads set out in
the sub-area plan can or should be varied.

Discussion: :

The plan directs that a number of new roads be established to facilitate the subdivision of backlands
in the single-family area, limit the dependence of new residents on existing roads, create pedestrian-
scaled blocks, and enhance access to the future park, etc. To be timely and affordable, such road
development requires the cooperation of developers and some flexibility in road alignment. This has
raised concern with some residents, however, that new roads could make their homes unliveable or
unreasonably burden them with extra costs. The plan must, therefore, provide flexibility, while also
providing adequate direction to ensure that the intended circulation concept and/or land uses are not
compromised. In addition, in response to concerns raised by the neighbourhood, it is desirable to
provide clarification with regard to the role of the north-south road between Bridge and No. 4 Road
(e.g: Le Chow Street) in accessing properties.

Recommendation:

e Establish a road network in McLennan South as per the “Circulation Concept” to facilitate
development as encouraged under the “Land Use” map, limit reliance on Heather, Ash, and Bridge
Street, create pedestrian-scaled blocks, and enhance access for residents, via vehicle and on foot,
to neighbourhood amenities (i.e. park, school, etc.) and other destinations (Attachment 8).

e Amend the sub-area plan to indicate that new roads may deviate from the plan’s “Circulation
Plan” where the proposed changes:

a) Do not result in significant traffic impacts on or compromise access to adjacent properties;

b) Do not result in any net increase in the amount of new road envisioned under the sub-area
plan’s “Circulation Concept”;

¢) Result in a coherent pattern that maintains the intended pedestrian-scale of the area’s blocks .
and facilitates pedestrian and vehicle circulation in a manner that is consistent with the
neighbourhood’s intended residential character; and

d) Provide a recognizable benefit to the area (i.e. enhance backlands access, retain trees, etc.).

e Amend the sub-area plan such that vehicle access to Sills and Keefer, east of Ash Street, shall be
limited to single-family lots, except where access to a multiple-family development will have
negligible impact on adjacent single-family lots and will result in a recognizable community
benefit (i.e. tree retention, increased on-site open space and/or green landscaping, etc.).

e Amend the sub-area plan such that vehicle access to multiple-family developments along the east
side of Le Chow Street shall be limited to:

a) General Currie Road,
b) The two proposed No.4 Road connector roads parallel to General Currie Road; and
c) Shared driveways opening directly onto No. 4 Road, with the number of such driveways not

to exceed one per city block (e.g. a maximum of four driveways between Granville Avenue
and Blundell Road).

'7 9]
1377468 <




ATTACHMENT 8

City of Richmond

Circulation Map
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Attachment 9

Proposed Setbacks Along No. 4 Road
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City of Richmond Bylaw 7876

Richmond Official Community Plan Bylaw 7100
Amendment Bylaw 7876

The Council of the City of Richmond enacts as follows:

1. Schedule 2.10D (McLennan South Sub-Area Plan) to Richmond Official Community Plan
Bylaw 7100 is amended by:

1.1 Repealing section 1.2 Goals, item c), second bullet, and replacing it with:

e “The introduction of lanes and shared driveways in the multi-family areas
to promote a continuous tree-lined streetscape uninterrupted by
driveways;”

1.3 Repealing section 4.0 Transportation, Objective 1 Policies: General
Improvements to Circulation in McLennan South, item a), and replacing it with:

“a) Establish a road network in McLennan South as per the “Circulation Map” to
facilitate development as encouraged under the “Land Use Map”, limit
reliance on Heather, Ash, and Bridge Streets, create pedestrian-scaled blocks,
and enhance access for residents, via vehicle and on foot, to neighbourhood
amenities (i.e. park, school, etc.) and other destinations.

New roads may deviate from the “Circulation Map” (e.g., without amending
the “Circulation Map” diagram) where the proposed changes:

e Do not result in significant traffic impacts on or compromise access to
adjacent properties;

e Do not result in a significant net increase in the amount of new road
envisioned under the “Circulation Map” (e.g., new east-west roads from
Bridge and Ash to access the back lands will only be permitted where a
similar amount of north-south new road can be eliminated);

e  Result in a coherent pattern that maintains the intended pedestrian-scale
of the area’s blocks and facilitates pedestrian and vehicle circulation in a
manner that is consistent with the neighbourhood’s intended residential
character; and

e Provide a recognizable benefit to the area (i.e. enhance back land access,
facilitate development, retain trees, etc.).”

14  Repealing section 4.0 Transportation, Objective 1: Policies: Managing the Car,
item e), and replacing it with:

1377497 '7
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Bylaw 7876 Page 2

1377497

“e) Reduce the visual impact of the car on the appearance of the streetscape and
residential livability by:

e Concealing parking from the street (e.g. locate carports and surface
parking behind dwellings, reduce the width of garage doors on principal
facades);

e Limiting the size and number of driveways (e.g. through the use of
shared driveways, lanes, maximum driveway widths);

e Limiting vehicle access to Sills and Keefer Avenues and Le Chow
Street, east of Ash Street, to single-family lots, except where access to a
multiple-family development will have negligible impact on adjacent
single-family properties and will result in a recognizable community
benefit (i.e. tree retention, increased on-site open space and/or green
landscaping); and

e Limiting vehicle access to multiple-family developments along the east
side of Le Chow Street (and west of No. 4 Road) to:

a) General Currie Road,;

b) The two roads that link Le Chow Street with No.4 Road and run
parallel to General Currie Road; and

¢) Shared driveways opening directly onto No. 4 Road, with the
number of such driveways not to exceed one per city block (e.g., a
maximum of four driveways between Granville Avenue and
Blundell Road).

1.5  Repealing the “Circulation Map” to Schedule 2.10D, and replacing it with
“Schedule 1 to Bylaw 7876”.

1.6  Repealing section 8.3.4.1 Settlement Patterns, item a), third bullet, the second
sub-bullet, and replacing it with:

“s  No. 4 Road - 6 m (20 ft.) to 9 m (29.5 ft.) for 2-storey units only, 2 %2
storey units are to be set back a minimum of 9 m (29.5 ft.), and 3-storey
units must be set back a minimum of 20 m (65.6 ft.);”

This Bylaw is cited as “Richmond Official Community Plan Bylaw 7100, Amendment
Bylaw 7876”
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City of Richmond

“Schedule 1 to Bylaw 7876”
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City of Richmond Bylaw 7877

Richmond Zoning and Development Bylaw 5300
: Amendment Bylaw 7877 (RZ 04-276421)
7591, 7611, 7631, 7671, 7691, 7731, AND 7771 NO. 4 ROAD

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of
Richmond Zoning and Development Bylaw 5300, is amended by repealing the existing
zoning designation of the following area and by designating it COMPREHENSIVE
DEVELOPMENT DISTRICT (CD/35).

P.ID. 003-586-731
Parcel “A” (G83542E) Lot 16 Block “E” Section 15 Block 4 North Range 6 West New
Westminster District Plan 1207

P.1D. 003-832-848
South Half Lot 16 Block “E” Section 15 Block 4 North Range 6 West New Westminster
District Plan 1207

P.LD. 000-684-864
The North Half of Lot 15 Block “E” Section 15 Block 4 North Range 6 West New
Westminster District Plan 1207

P.1.D. 004-030-958
South Half Lot 15 Block “E” Section 15 Block 4 North Range 6 West New Westminster
District Plan 1207

P.LD. 004-104-391
Parcel “B” (J15703E) of Lot 14 Block “E” Section 15 Block 4 North Range 6 West New
Westminster District Plan 1207

P.ID. 003-443-914
Parcel “A” (J15704E) Lot 14 Block “E” Section 15 Block 4 North Range 6 West New
Westminster District Plan 1207

P.I.D. 012-032-093
Parcel “A” (J165513E) Lot 13 Block “E” Section 15 Block 4 North Range 6 West New
Westminster District Plan 1207

2. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw 7877”.
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