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To: Development Permit Panel Date: February 17, 2005
From: Raul Allueva File: DP 04-270828

Director of Development

Re: Application by Patrick Cotter Architect Inc. for a Development Permit at
7520 Gilbert Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of five (5) three-
storey townhouses at 7520 Gilbert Road on a site zoned Comprehensive Development
District (CD/120).

=N/ —

Raul Allueva
Director of Development

SB:blg
Att.
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Staff Report
Origin

Patrick Cotter Architect Inc. has applied to the City of Richmond for permission to develop
five (5) three-storey residential townhouses at 7520 Gilbert Road.

The site is being rezoned from Townhouse and Apartment District (R3) to Comprehensive
Development District (CD/120) under Bylaw 7647 (RZ 03-240286).

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 subject site is located across from the intersection of Gilbert and Donald Roads (City
Centre). This site and the adjacent single-family lot to the south together represent the last
redevelopment parcel surrounded on three sides by multi-family development. The applicant
proposes a small five-unit townhouse development consisting of two (2) three-storey buildings;
one duplex and one triplex.

Development surrounding the subject site is as follows:
e to the north, is an existing multi-family development (R3);
e to the east, across a lane right-of-way, is an existing multi-family development (R3);
e to the west, across Gilbert Road, are existing single-family homes (R1/B & R1/E); and
e to the south, is an older existing single-family home (R3) and multi-family development
beyond (R3).

Rezoning and Public Hearing Results

The subject site went to Public Hearing on March 15, 2004 (RZ 03-240286). No public concerns
were raised. The following issues were identified by staff during the rezoning process and are to
be addressed during the Development Permit process:

e That a tree survey be provided and efforts made to retain the two (2) existing mature trees
along the north property line, within setback area from Gilbert Road; and

e Design development to relocate liveable floor area to the ground floor, to both improve
liveability of the dwelling units by providing a direct link to the outdoor open space and to
enrich and improve safety for the public realm, with eyes on the street.

The applicant has provided a tree survey and arborist report. The registered arborist has deemed
that retention of the row of five (5) Cedar trees along the north property line is not viable due to
previously placed fill over the roots on the adjacent property to the north.

As stated by the applicant at the Planning Committee Meeting of February 17, 2004, the creation
of liveable floor area on the ground floor would compromise the upper floor plans for the
buildings and the owner prefers not to do this. Incorporating liveable space on the ground floor
would also result in the project exceeding the maximum Floor Area Ratio. A restrictive
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covenant limiting the conversion of interior and covered off-street parking areas is required as a
condition of final approval.

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. As previously noted through the rezoning application, prior to
future Building Permit issuance, the developer shall enter into a Servicing Agreement for design
and construction of their 3 m portion of lane works and two new street trees. In addition, it
complies with the intent of the applicable sections of the Official Community Plan (OCP) and is
in compliance with the Comprehensive Development District (CD/120) Schedule.

Advisory Design Panel Comments

A copy of the relevant excerpt from the Advisory Design Panel Minutes from October 6, 2004 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’.

The Advisory Design Panel expressed concerns about the lack of connection between the unit
living areas and grade; the lack of liveable area at grade; the relationship of the upper storey
liveable areas and private outdoor space at grade; and the appearance of recessed covered garage
entries.

In a vote of 4 to 2, the Advisory Design Panel supported the proposed development subject to the
applicant considering:

tree retention or provide a tree replacement strategy;

improving architectural expression facing Gilbert Road;
improving landscape buffering to the north;

incorporating decorative paving;

incorporating street trees,

increasing tree sizes; and

consolidating covered outdoor space with outdoor patio spaces.

The applicant responded through: improving the architectural expression facing Gilbert Road,
improving landscape buffering to the north, incorporating decorative paving, and increasing tree
sizes.

As tree retention is not feasible with the proposed site plan, the applicant has provided a tree
replacement strategy. A registered arborist has deemed that the only two (2) trees in fair
condition need to be removed due to conflict with the manoeuvring aisle. One Willow tree was
deemed to be hazardous and recommended for removal. The remaining hedge of five (5) trees
was recommended for removal due to poor health. Eleven (11) replacement trees are proposed,
four of which are larger specimens.

Reconfiguring the garage entry into covered area consolidated with the outdoor patio spaces was
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explored, but is not possible as to do so would exceed permitted density.

The incorporation of small street trees behind the existing sidewalk will be addressed in the
required Servicing Agreement. The relocation of the sidewalk over this narrow frontage is not
recommended by staff. With the exception of four existing single-family homes, the half-mile
on the east side of Gilbert between Granville Avenue and Blundell Road has been developed
with a number of multi-family projects. The existing sidewalk is at the road’s edge with power
poles and overhead lines.

Analysis

Conditions of Adjacency

e The applicant has addressed privacy for the existing three-storey multi-family development
over parking to the north through planting of new trees to screen the proposed second floor
decks, positioning of the buildings and privacy fencing; and

e The applicant has addressed privacy for the adjacent single-family home to the south through
the setback of the buildings, minimal openings in the adjacent elevation, privacy fencing,
hedge and tree planting along the shared property line.

Urban Design and Site Planning

e A contribution in the amount of $5,000 will be provided in lieu of on-site indoor amenity
space in compliance with the Official Community Plan (OCP);

e A gated fence enclosure for recycling is located along the south property line;

e Three of the five units have private back yards and all five units have outdoor decks off the
main level; and

¢ The unit plan for all five (5) units in the project has been designed to be adaptable with the
installation of a chair rail lift.

Architectural Form and Character

e The Gilbert Road streetscape elevation is well articulated and provides pedestrian oriented
front entries at grade; and

¢ The proposed building materials (horizontal vinyl siding, wood shingles, Hardi-Board and
batten, wood trim and trellis, and asphalt roof shingles) are generally consistent with the
Official Community Plan (OCP) guidelines.

Landscape Design and Open Space Design

e Unfortunately, all eight (8) existing trees on-site are recommended for removal by a
registered arborist. Two (2) trees in fair condition conflict with the manoeuvring aisle
location. A large Weeping Willow tree is hazardous and the hedge of five (5) Cedar trees is
in poor health due to previously placed fill over the roots on the adjacent property. Eleven
(11) replacement trees are proposed, four (4) of which are larger specimens;

e The landscape design includes special paving treatment with a variety of patterning and
colour, benches, and substantial planting and trees;

e The outdoor amenity space (50m?) exceeds the minimum OCP requirement (30m?) and
provides a pedestrian connection from Gilbert Road into the site with trees, benches, shrubs,
planting and interlocking pavers,

o The use of pavers improves the permeability of the site; and
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¢ Landscape buffers and 1.8 m wood privacy fencing are located along the north and south
property lines which separate the development from the adjacent multi-family development
and single-family home.

Conclusions

The applicant has addressed the significant urban design issues identified by staff and the
Advisory Design Panel regarding conditions of adjacency; urban design and site planning;
architectural form and character; and landscape design and open space design. Staff therefore
recommend support of this Development Permit application.

g AN P)A&LL\ \L X

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

SB:blg

The following conditions are required to be met prior to forwarding this application to Council for approval:

«  Payment of cash in-lieu of on-site indoor amenity space in the amount of $5,000;

o Receipt of a Letter of Credit for landscaping in the amount of $23,188; and

o Registration of a restrictive covenant alerting owners that conversion of off-street parking area into habitable
area is prohibited.
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6911 No. 3 Road

(604) 276-4000

City of Richmond

Richmond, BC Vé6Y 2Cl1

Development Application
Data Sheet

Development Applications Department

(
DP 04-270828 Attachment 1

Address: 7520 Gilbert Road

Applicant: Patrick Cotter Architect Inc.

Owner:

Richview Homes

Planning Area(s): _City Centre
Floor Area Gross: _1,077.1 m? Floor Area Net: 696.3 m?

’ Existing ! Proposed
Site Area: 996.1 m? no change
Land Uses: Single-family residence Multi-family residential
OCP Designation: Residential no change
Zoning: Formerly (R3) Existing (CD/120)
Number of Units: 1 5
On Future Subdivided Lots \ Bylaw Requirement Proposed Variance
Floor Area Ratio: Max. 0.7 0.7 none permitted
Lot Coverage: Max. 45% 37% none
Setback — Public Road: Min. 4.5 m 478 &5.39m none
Setback — North Side Yard: Min. 1.2 m 1.2m,24m&3m none
Setback — South Side Yard: Min.1.2m 46m&6.6m none
Setback — Public Lane: Min. 1.2 m 1.2m none
Height (m): Max. 12 m 10.85m none
Lot Size: Min 360 m? Max 2,020 m? 996.1 m? none
e o Spaces — 8 and 1 10 and 1 none
Off-street Parking Spaces —
Accessible: n/a ! none
Total off-street Spaces: 9 11 none
Amenity Space — Indoor: Min. 70 m? cash-in-lieu none
Amenity Space — Outdoor: Min. 30 m? 50 m? none
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Attachment 2

Annotated Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, October 6, 2004 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Townhouses
Patrick Cotter Architect DP 04-270828
7520 Gilbert Road

The comments of the Panel were as follows:

e major difficulties were had with the project. The retention of trees was questioned.

The relationship of the outdoor private space for the units was difficult to resolve in
that residents would be asked to move to grade level due to there being no outdoor
space being provided at the main level, and a ‘Juliette’ type balcony on the upper
floor. Could the garages be pulled back as per the landscape plan. It was
unfortunate that an entry at grade was not created. The architectural form and
character were okay. Would have been better if trees could have been retained.

e more articulation was desired on the Gilbert Road side

agreed that outdoor spaces don’t function well with the architecture. The existing
tree retention was questioned. If trees were not retainable they should be replaced
to enhance both privacy and liveability

some of the existing trees on the south side could be saved by rearranging the
garbage area, etc. Increased planting could occur on the north side of 2 units which
would provide a buffer to the north property line. Shifting the building somewhat
would allow an increase to the buffer. Use larger type trees. Might be an
opportunity for street trees. An opportunity exists for decorative paving throughout.
The blank walls that face public areas could be improved by more buffer planting
and taller trees.

it was good to see consideration given to accessible units. Would not be difficult to
install a chair rail and the master bedroom ensuite bathroom size was good.

a general agreement with the previous comments. The selection of
materials/tones/architectural treatment of the building itself were okay. A
possibility existed to increase interest along Gilbert Road. The site seemed
cramped, and the lack of play area for children was problematic. Would it be
possible to consolidate some space on the north side that could provide contiguous
play space. More decorative paving would make the space itself feel like an
outdoor play area. City trees should be investigated, and if no possibility of
retaining trees then substitution would be appropriate. The conversion of a suite

was suggested.
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A brief discussion ensued among Panel members as to whether the required review of the
issues was substantive enough to require a re-submission to the Panel.

It was moved and seconded
That the applicant consider the following:
(i) tree retention or a replacement tree strategy;

As retention is not feasible with the proposed site plan, a tree replacement
strategy has been provided. A registered arborist has deemed that the only two
trees in fair condition need to be removed due to conflict with the manoeuvring
aisle. The remaining six existing trees were recommended for removal due to
poor to hazardous health.

(ii) improving the architectural expression for the Gilbert Road side —
incorporated,

(iii) improving the landscape buffer to the north — incorporated;
(iv) incorporating larger trees — incorporated;
(v) the possibility of incorporating street trees;
Will be arranged through the Servicing Agreement.
(vi) incorporating decorative paving — incorporated,

(vii) exploration of the consolidation of the covered outdoor space with the patio
space;

Reconfiguring the garage entry into covered area and/or relocating liveable floor
area on the ground floor would compromise the upper floor plans for the
buildings and the owner prefers not to do this.

CARRIED
Opposed: 1

It was moved and seconded
That the proponent be asked to re-submit the project, with the incorporation of the
Panel’s comments, to the Panel.

DEFEATED
Opposed: 4

It was moved and seconded
That the project move forward subject to the incorporation of the Panel’s comments
being resolved by staff.

CARRIED (4-2)



City of Richmond .
Urban Development Division Development Permit

No. DP 04-270828

To the Holder: PATRICK COTTER ARCHITECT INC.
Property Address: 7520 GILBERT ROAD
Address: C/O #235 - 11300 NO. 5 ROAD

RICHMOND, BC V7A 5J7

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. 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 #6 attached hereto.

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$23,188 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.

6. 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. -
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Development Permit

No. DP 04-270828

To the Holder: PATRICK COTTER ARCHITECT INC.
Property Address: 7520 GILBERT ROAD
- Address: C/O #235 - 11300 NO. 5 ROAD

RICHMOND, BC V7A 5J7

7. 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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