City of Richmond Report to

Urban Development Division Development Permit Panel
To: Development Permit Panel Date: January 24, 2006
From: Jean Lamontagne : File: DP 03-247945

Director of Development

Re: Application by Gomberoff Bell Lyon Architects Group Inc. for a Development
Permit at 8080 Francis Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 28 three-storey townhouses at 8080 Francis Road on a site zoned
Comprehensive Development District (CD/159); and

2. Vary the provisions of the Zoning and Development Bylaw No. 5300 to:

a) Reduce the public road setback from Francis Road from 6 m to 5.4 m for the northwest
building 3;

b) Permit projections into public road setback from Rideau Gate of maximum 1.5 m for decks
and 0.6 m for bays limited to the second floor; and

c) Permit projections into the public road setback from Francis Road of maximum 1.5 m for
decks and 0.6 m for the third floor.

Jean Lamontagne
Director of Dgvelopment

SB:blg
Att.
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Staff Report
Origin

Gomberoff Bell Lyon Architects Group Inc. has applied to the City of Richmond for permission to
develop 28 three-storey townhouses on 8080 Francis Road.

The site formerly contained an older Synagogue and two (2) single-family homes. The subject
application is for a portion of the original property which was subdivided, leaving
9080 No. 3 Road for the construction of a new Synagogue for the Eitz Chaim Congregation.

The site was rezoned from Assembly District (ASY) to Comprehensive Development
District (CD/159) for this project under Bylaw 7860 (Rezoning Application RZ 03-243383).

Development Information

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison
of the proposed development data with the relevant Bylaw requirements.

Background

The Broadmoor Area property is located near the intersection of Francis Road and No. 3 Road.
The proposed site has frontages on Francis Road and Rideau Gate. The existing development
surrounding the site is as follows:

o To the north, across Francis Road, is a commercial strip mall, zoned “Neighbourhood
Commercial District (C2)” and a townhouse development zoned “Townhouse District (R2)”;

+ To the east and south, facing Rideau Drive and across Rideau Gate, are single-family homes,
zoned “Single-Family Housing District” (R1/E and R1/K); and

» To the west, facing No. 3 Road, is a gas station zoned “Gas Station District (G1)” and the
portion of the subject property subdivided for the future proposed construction of a new
Synagogue, zoned “Assembly District (ASY)”.

Rezoning and Public Hearing Results

During the rezoning, staff identified the following items to be resolved at the Development

Permit stage:

« The provision of indoor amenity space onsite or in the future adjacent synagogue; and

» A variance to permit projections into the public road setbacks to permit porches and bays
facing both Francis Road and Rideau Gate (see ‘Zoning Compliance/Variances’ section
below).

Indoor Amenity Space

As identified in the staff report on the rezoning application, the indoor amenity requirement
could be satisfied through securing permission to use the meeting room and social gathering
facilities (minimum 70 m?) within the future assembly building (Eitz Chaim Congregation) at
9080 No. 3 Road for the future townhouse residents through a covenant registered on title against
the property at 9080 No. 3 Road. Such a covenant has been registered on title against

9080 No. 3 Road and will be supplemented with an easement plan at time of Building Permit
when the assembly building floor plans have been finalized.
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Public Hearing

A Public Hearing for the rezoning of this site was held on December 20, 2004. The Public
Hearing Minutes indicate that concerns about the form and character of the project were
expressed at the Public Hearing and in written submissions, including:

. Impact of building height on sunlight availability, views and privacy of adjacent homes;
o Traffic; and
« Accessible unit design.

Staff worked with the applicant to address these issues in the following ways:

Building Height:

As noted by staff during the rezoning, the townhouse buildings are three-storeys in height to
ensure a compact footprint to maximize the setbacks (Reference Plan A). However, the floor
plate of the third floor of the townhouse blocks closest to existing single-family homes
(Buildings 6 and 7) have been stepped back, reduced, and living space fully integrated into the
roof form, mimicking a two-storey condition. A hip roof has been incorporated over the end
units to increase sunlight penetration. The rooflines have been stepped down towards the
adjacent dwellings to the south.

In addition, the proposed building setbacks adjacent to single-family lots (8 m to 12.1 m) exceed
the required setbacks that would have been required under the previous assembly zoning (7.5 m)
or the typical setbacks for conventional townhouse zones (3 m). The proposal includes reduced
setbacks along Francis Road of 5.4 m and 4.5 m to provide a more animated streetscape and
allow for additional setbacks along the rear (south) property line adjacent to single-family
dwellings in order to facilitate tree retention and enhance privacy.

Traffic:

During the rezoning, in response to community concern, the vehicle access into the development
was relocated from Rideau Gate to Francis Road to minimize the impact of vehicular traffic into
the neighbourhood. The proposal meets the onsite parking requirements for residents and
visitors with two (2) parking spaces for each townhouse unit and six (6) surface visitor parking
spaces.

Accessible Unit Design:

An alternate floor plan demonstrating potential for adaptability for accessibility is provided for
Unit #16 (unit type C) with the addition of an elevator onto the west side of the building
(Reference Plan B). In addition to a three-storey building addition, this would require
significant alteration to the second floor bay, master bedroom and both third floor bathrooms.
Blocking inside of the walls will be provided in all washrooms to facilitate future installation of
grab bars/handrails.
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Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with the
Comprehensive Development District (CD/159) except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of the Zoning and Development Bylaw No. 5300
to:

1) Reduce the public road setback from Francis Road from 6 m to 5.4 m for the northwest
building 3.

(Staff supports the proposed variance as it is a direct result of the stepped front property
line and increased rear yard setback, involves only one (1) of three (3) buildings facing
Francis Road. The reduced setback of 5.4 m is greater than the permitted setback of 4.5 m
for buildings 1 and 2. The varying setbacks of the three (3) buildings improves the visual
interest of Francis Road through texture and animation. The relaxation enables an
increased setback along the south residential interface of the site adjacent to single-family
homes).

2) Permit projections into public road setback from Rideau Gate of maximum 1.5 m for decks and
0.6 m for bays limited to the second floor.

(Staff supports the proposed variance as the projections at the second floor for decks and
bays contribute to the architectural form and character of the development, building
articulation and animation of the streetscape. The second floor decks have been wrapped
around the buildings to the Rideau Gate elevation to provide architectural articulation to
the side elevations of both buildings facing Rideau Gate. The applicant has worked with
the neighbourhood to design the Rideau Gate streetscape in a way that does not locate unit
[front entries onto this local road to minimise traffic into the existing single-family
neighbourhood, and the project provides a well articulated side elevation).

3) Permit projections into the public road setback from Francis Road of maximum 1.5 m for decks
and 0.6 m for the third floor.

(Staff supports the proposed variance as the projections contribute to the architectural
form and character of the development, building articulation, liveability of the units and
animation of the streetscape. The second floor decks provide private outdoor space for the
units facing Francis Road and contribute to the liveability of these units. Projections for
porches and bays into public road setbacks are consistent with townhouse development
throughout the City).

Advisory Design Panel Comments

The Advisory Design Panel was supportive. A copy of the relevant excerpt from the Advisory
Design Panel Minutes from March 9, 2005 is attached for reference (Attachment 2). The design
response from the applicant has been included immediately following the specific Design Panel
comments and is identified in ‘bold italics’.
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The Advisory Design Panel supported the proposed design subject to the incorporation of the

following (See Attachment 2 for the applicant’s response):

i) the creation of pedestrian linkage through the site and in particular, to the future synagogue
site;

ii) clarification of the garbage and recycling enclosure to ensure that the design complements
the architecture of the building;

iii) ensure direct sight lines to the mailbox kiosk and consideration of pulling the kiosk further
into the site;

iv) consideration of flipping Unit 25A to locate the entrance closer to Rideau Gate; and
v) incorporate paving bands to break up the wide expanse of asphalt.

All of these have been addressed and incorporated in the proposed plans, with the exception of
moving the Unit 25A front entrance to Rideau Gate. The end unit entrances were kept away
from Rideau Gate at the request of the area residents. However, streetscape articulation of
material variety, windows (main living areas, garage and bedroom), and projecting bays was
enhanced with wrap-around balconies. Special paving to break up the expanse of asphalt was
incorporated in the entry and intersection areas.

Analysis

Conditions of Adjacency

e The impact of the development upon the adjacent gas station is mitigated through the
provision of an increased setback, 1.8 m privacy fencing and planting of hedging and small
trees; and

¢ The impact of the development upon adjacent single-family homes to the south, east and
west has been mitigated through increased setbacks, reduced massing and building height,
careful building design, landscape buffering including hedges and trees, landscape retention
and privacy fencing:

Setbacks: As previously outlined, the setbacks to adjacent back yards were increased to a
range from 8 m to 12.1 m. The Comprehensive Development District (CD/159) permits the
projections of 1 m which are proposed into the south and west setbacks on four (4) buildings
(buildings #4 through #7) for second floor decks. These deck projections have been reduced
from the depth of 1.5 m shown throughout the rezoning process. The setback to the south
has been further increased with recessed third floors (buildings #6 and #7).

Massing: As discussed earlier, the building massing was reduced along the south residential
interface. The floor plate of the third floor of the townhouse blocks closest to existing
single-family residents units (Buildings 6 and 7) have been stepped back, reduced, and living
space fully integrated into the roof form, mimicking a two-storey condition. A hip roof has
been incorporated over the end units to increase sunlight penetration. The apparent height of
the southern buildings has also been reduced with the rooflines stepping down towards the
adjacent dwellings to the south.

Urban Design and Site Planning

e The applicant has demonstrated a sensitive transition to the adjacent single-family homes to
the south, east and west;
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The streetscapes are animated with pedestrian-oriented front entries and a mailbox kiosk
(Francis Road only), pedestrian entry paths for the development, including a connection to
the future Synagogue; articulated buildings; and varying building types and setbacks;
Children’s play opportunities on site include private yards and a large central outdoor
amenity area including children’s play equipment. The outdoor amenity area (695 m %) is
four (4) times larger than the minimum requirement;

Vehicle access is provided from Francis Road,;

Visitor parking (6 spaces) are provided throughout the development site. These include

two (2) accessible parking spaces provided next to the central outdoor amenity area;
Headlight glare into adjacent single-family lots has been mitigated with tree retention, hedge
planting and privacy fencing;

The site has been designed to accommodate fire-fighting requirements. A centrally located
fully enclosed room has been incorporated into the building design for central garbage and
recycling collection (Building 4); and

The requirement for indoor amenity space has been satisfied with the registration ofa
restrictive covenant on the adjacent property at 9080 No. 3 Road to ensure access to meeting
room and social gathering space in the future assembly Synagogue building. This approach
was supported by staff during the rezoning.

Architectural Form and Character

The building forms are well articulated;

The proposed building materials (Hardi-plank siding, Hardi-shingles, Hardi-board, painted
wood trim, metal garage doors with transom windows and asphalt shingle roofing) are
generally consistent with the Official Community Plan (OCP) Guidelines;

Visual interest and variety has been incorporated with five (5) different building types,
varying setbacks and spacing along meandering roads and a central amenity space; and

The impact of blank garage doors has been mitigated on the internal manoeuvring aisles with
balconies, transom windows and separation with planting and pedestrian entries.

Landscape Design and Open Space Design

The landscape design includes the retention of five (5) existing trees including a significant
Oak tree facing Rideau Gate and four (4) Birch trees which provide privacy screening to
adjacent single-family homes;

The planting of 53 new trees is proposed in compensation for the removal of seven (7)
existing trees due to conflicts with building and internal road locations. Unfortunately the
applicant is not able to increase the number of trees planted along the perimeter due to the
potential for conflict with the sanitary sewer along the west property line; and

The landscape design also includes a central outdoor amenity space with children’s play
equipment, privacy fencing, special paving treatment with patterning and colour, as well as
substantial planting.

Universal Accessibility

As outlined earlier, an alternate floor plan demonstrating potential for adaptability for
accessibility is provided for Unit #16 (unit type C) with the installation of an addition for an
elevator (Reference Plan B). This would require significant alteration; and

Blocking inside of the walls will be provided in all adaptable unit washrooms to facilitate
future installation of grab bars/handrails.
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Conclusions

The applicant has satisfactorily addressed issues that were identified through the rezoning process,
as well as staff and the Advisory Design Panel’s comments regarding conditions of adjacency, site
planning and urban design, architectural form and character, and landscape design. Throughout
the rezoning and Development Permit processes, the applicant has addressed public concerns
that were expressed with meaningful amendments. The applicant has presented a development
that offers a sensitive transition to adjacent single-family homes and fits into the existing context.
Therefore, staff recommend support of this Development Permit application.

S o

Sara Badyal, M.Arch.
Planner 1
(Local 4282)

SB:blg

The following requirements have been satisfied:

+  Registration of a restrictive covenant on 9080 No. 3 Road for the benefit of the future townhouse owners to
secure permission to use meeting room and social gathering facilities (Min. 70 m?) within the future Eitz Chaim
Congregation building; and

«  Receipt of a Letter-of-Credit for landscaping in the amount of $100,747.

The following conditions are required to be met prior to future Building Permit issuance:

«  Submission of a construction traffic management plan; and
o Blocking /backing to facilitate future installation of grab bars to be incorporated into Building Permit drawings.

1477537



Development Application
Data Sheet

Development Applications Department

City of Richmond
6911 No. 3 Road
Richmond, BC V6Y 2Cl
(604) 276-4000

| ! ’m
DP 03-247945 Attachment 1

Address: 8080 Francis Road Planning Area(s): Broadmoor

Applicant: GBL Architects Group Inc. Owner: Eitz Chaim Congregation / Vermillion Properties

Floor Area Gross: 4,679.7 m? Floor Area Net: 3,395.8 m?

Formerly Proposed

Site Area: 5,063.7 m* on the portion of the site 5,055.7m? (after dedication of
under application 4 m x 4 m corner cut)

Land Uses: Assembly-place of worship Multi-Family Residential

Zoning: ASY CD/159

Number of Units: 2 single-family homes & synagogue 28 townhouses

| Bylaw Requirement | Proposed | Variance

Density (units/acre) n/a 24 upa None
Floor Area Ratio: Max. 0.7 0.67 None
Lot Coverage — Building: Max. 40% 36% None
Lot Size: Min. 4,500 m? 5,055.7 m? None
Setback: Francis Road . Reduced setback
(North): Min.4.5m-6m 4.5m-54m & projections
Setback - Rideau Gate Min. 6 m 6m Deck & Bay
(East): ) Projections
Setback — Side Yard .
(South): Min.8 m-12.1m 8m-12.1m None
Setback — Rear Yard :
(West): Min. 3.7m-7m 37m-7m None
Height (m): Max. 11 m 11 m None
Off-street Parking Spaces —
Regular/Visitor*: 56 and 6 56 and 6 None
Tandem Parking Spaces 56 56 None

. _ _ . 2 Min. 70 m® in adjacent
Amenity Space — Indoor: Min. 70 m future Synagogue None
Amenity Space — Outdoor: Min. 168 m? 7,485 m? None
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Attachment 2
Annotated Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, March 09 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall
Townhouses
GBL Arch. DP 03-247945

8080 Francis Road

The comments of the Panel included:
e It was unfortunate that no access was allowed to the existing Oak tree could have
been a fantastic front door marker. Is there an opportunity for a collector path or
other pedestrian linkage especially on the south side to the future synagogue?

e ensure a direct line of site to the to playground area and the mailbox kiosk. Would
it be possible to move the mailbox location in and away from Francis Road?

e the location of the garbage/recycling area was not great. On Rideau Gate - the units
could be flipped with entrances from the outboard side which would provide a sense
of creating a street side thereby giving the feeling of an entrance.

e the attached elevator was impressive — congratulations.

o the paving looked stark and could be broken up especially at the road ends.

Mr. Gomberoff said that the creation of a pedestrian link through the site and, in part, to
the future synagogue was possible; the garbage/recycling area would complement the
architecture of the building or it could be relocated; a direct site line to the mail box kiosk
would be provided and it would be pulled further into the site; consideration would be
given to flipping Unit 25A to locate the entrance closer to Rideau Gate; and paving bands
would be added.

It was moved and seconded that DP 03-247945 move forward subject to the
incorporation of the following comments:

i) the creation of pedestrian linkage through the site and in particular to the future
synagogue site — link incorporated to future synagogue site,

ii) clarification of the garbage and recycling enclosure to ensure that the design
complements the architecture of the building — enclosed room in building,

iii) ensure direct sight lines to the mailbox kiosk and consideration of pulling the kiosk
further into the site — Kiosk pulled into site with direct sightlines,

iv) consideration of flipping Unit 25A to locate the entrance closer to Rideau Gate —
Entrances kept away from Rideau Gate at the request of the area residents.
However, streetscape articulation of material variety, windows (main living areas,
garage and bedroom), and projecting bays enhanced with wrap-around balcony;,

v) incorporate paving bands to break up the wide expanse of asphalt — incorporated at

entry intersection.
CARRIED



City of Richmond ]
Urban Development Division Development Permit

No. DP 03-247945

To the Holder: GOMBEROFF BELL LYON ARCHITECTS GROUP INC.
Property Address: 8080 FRANCIS ROAD
Address: C/O JULIO GOMBEROFF

#140 — 2034 WEST 11TH AVENUE
VANCOUVER, BC V6J 2C9

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City
applicable thereto, except as specifically varied or supplemented by this Permit.

2. This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. The "Richmond Zoning and Development Bylaw No. 5300" is hereby varied to:

a) Reduce the public road setback from Francis Road from 6 m to 5.4 m for the
northwest building 3.

b) Permit projections into public road setback from Rideau Gate of maximum 1.5 m for
decks and 0.6 m for bays.

c) Permit projections into the public road setback from Francis Road of maximum 1.5 m
for decks and 0.6 m for the third floor.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #10 attached hereto.

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$100,747 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.
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Development Permit

No. DP 03-247945

To the Holder: GOMBEROFF BELL LYON ARCHITECTS GROUP INC.
Property Address: 8080 FRANCIS ROAD
Address: C/0O JULIO GOMBEROFF

#140 — 2034 WEST 11TH AVENUE
VANCOUVER, BC V6J 2C9

7. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

8. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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