Vil City of Richmond Rgport to
LA Urban Development Division Development Permit Panel

To: Development Permit Panel Date: March 20, 2006

From: Jean Lamontagne File: DP 04-278011
Director of Development

Re: Application by W. T. Leung Architects Inc. for a Development Permit at
6311 and 6331 Cooney Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a 12-storey residential building containing 47 dwelling units on a
site zoned Downtown Commercial District (C7); and

2. Vary the provisions of the Zoning and Development Bylaw No. 5300 to:
a) reduce the number of required parking stalls from 80 to 72;
b) reduce the manoeuvring aisle from 7.6 m to 6.7 m; and

c) allow an entry canopy to project 1.9 m into the Cooney Road setback.

p M
“ Jean Lamontagne
Director of Development

‘CA:blg //
Att. /
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Staff Report
Origin
W.T. Leung Architects Inc. has applied to the City of Richmond for permission to develop a

12-storey residential building containing 47 dwelling units on a site zoned Downtown
Commercial District (C7). The site previously contained two (2) single-family homes.

The site is being rezoned from Townhouse District (R2) to Downtown Commercial District (C7)
for this project under Bylaw 7670 (RZ 03-239869).

Development information

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

Background-Development surrounding the subject site is as follows:

¢ To the north, existing high-rises zoned Downtown Commercial District (C7);

* To the east, existing townhouses south of Spires Gate zoned Comprehensive Development
District (CD/121), and north of Spires Gate, existing two (2) single-family lots zoned
Single-Family Housing District, Subdivision Area E (R1/E) which are under rezoning
application (RZ 05-319100) to permit townhouses;

* To the south, existing single-family lots zoned Townhouse District (R2); and

* To the west, existing low-rise (apartments) zoned Townhouse & Apartment District (R3).

Rezoning and Public Hearing Results

During the rezoning process, staff did not identify specific design issues to be resolved at the
Development Permit stage.

The Public Hearing for the rezoning of this site was held on April 9, 2004. At the Public
Hearing, the following concerns about rezoning the property were expressed:

« The shadowing effects from the project, the loss of sunlight and trees, and the closeness of
the development to existing developments around;

» Traffic, parking and safety issues;

+  The number of high-rise buildings being built around this area, and the noise generated
during the construction of the buildings; and

» The impact of the proposed development on privacy.

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

« The proposed use complies with high-density mixed-use development designated for this
area in the Richmond Official Community Plan (OCP). The site is well served by public
transit and existing retail/commercial and services in the area to support the increased
density.

» The tower location and configuration are consistent with City Centre design guidelines,
which establish minimum tower spacing to minimize impacts on neighbouring sunlight,

views and privacy.
1681847



March 20, 2006 -3- DP 04-278011

The tower location and configuration are consistent with City Centre design guidelines,
which establish minimum tower spacing to minimize impacts on neighbouring sunlight,
views and privacy.

The applicant has provided shadow analysis to illustrate the sun and shadow impacts on the
surrounding sites.

Staff have concluded that the proposal is compatible with the adjacent residential towers and
the neighbouring low-rise residential buildings, with a lane providing a buffer to the existing
homes to the south. It is most likely that the existing lower density development in the
surrounding area will be incrementally redeveloped into higher density uses in the future.
The Transportation Department has reviewed the proposed parking and loading
arrangements and has no objection to the proposal.

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
Downtown Commercial District (C7) 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 parking from 80 to 72.

(Staff supports the proposed variance. The top three (3) floors of this project were
originally conceived as three (3) large penthouse units for the original developer and his
children. Unfortunately, the original developer has since passed away and his children no
longer wish to retain units in this building. The applicant has revised the top three (3)
floors to contain four (4) units on each floor that are more conducive to market conditions.
As a result, the parking requirement has increased. The parking summary is provided in
the following table:

Application No. of | Residents Parking Visitors Parking Total Parking

Units
Required/Provided | Required/Provided | Req’d/Prv’d

RZ 03-2238768 34 51/49 77 58/56

DP 04-278011 47 71/62 9/9 80/72
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At the rezoning stage, a two-car residential parking variance was requested and supported
for a 34-unit development. The applicant has increased the total number of residential
units to 47 and added another 1/2 level of parking within the podium within the originally
proposed building envelop proposed under the rezoning application to respond to market
conditions. The increase in units resulted in the provision of a total of 80 parking space
requirement instead of the 58 originally proposed in the rezoning application. However,
even with the increase parking level, the project still requires a variance of eight (8)
parking spaces.

This is a small high-rise project with only 47 units, of which 16 units (34%) are
one-bedroom per unit. There is no variance requested for visitors parking. The proposed
62 residential parking spaces would mean a parking ratio of 1.3 car per dwelling unit. It is
likely that a high proportion of the smaller units will draw single buyers or seniors with
only one car per household and some units may be sold to car free households. The
developer is contributing $23,400 to the City’s Transit Oriented Development fund in
support of the proposed variance. Furthermore, it is economically unfeasible, would add
undesirable height to the building, as well as present challenges to the urban design if an
extra floor is added to the podium to accommodate the extra eight (8) spaces.
Transportation Department has reviewed the proposed variance and does not have any
objection.

The City Centre location and the proximity of this development to regional transit and
services make this site an ideal development to encourage Transit Oriented Development
principles such as a reduction of parking to the operational need and to encourage
alternative modes of transportation. The applicant has proposed a total of 51 bicycle
storage spaces to encourage cycling).

2. Reduce the manoeuvring aisle width from 7.6 m to 6.7 m.

(Staff support the proposed variance. The proposed reduction of the aisle width does not
pose significant impact to vehicular manoeuvring and is crucial to maximizing the number
of parking spaces on such a compact parkade plan. The proposed variance has been
reviewed and approved by the City’s Transportation Department).

3. Allow an entry canopy to project 1.9 m into the Cooney Road setback.

(Staff support the proposed variance. The proposed canopy does not have negative impact
on the adjacent developments. It provides entry identity to the residential lobby to
differentiate it from the adjacent gallery space and offers some degree of weather
protection for visitors waiting at the intercom for entry into the building).

Advisory Design Panel Comments

The Advisory Design Panel was December 8§, 2004. A copy of the relevant excerpt from the
Advisory Design Panel Minutes is attached for reference (Attachment 2). The design response
from the applicant has been included immediately following the specific Design Panel comments
and is 1dentified in ‘bold italics’.
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Analysis

Conditions of Adjacency

The site is in an area of transition with a wide range of developments from high-rise towers,
apartment buildings to older single-family homes and townhouses. As such, while achieving
good interface with existing developments is critical, it is equally important to consider how
the proposed building will interface with future developments.

The applicant has demonstrated that significant separation (24 m) is provided to the existing
15-storey residential tower to the north as well as to the existing three-storey apartment to the
west to minimize shadowing and privacy overlook.

The applicant has further demonstrated that the two remaining sites to the south, currently
developed with older single-family homes, can be consolidated and developed with a mid-
rise development. A separation of up to 18.3 m is achievable between the future mid-rise and
the proposed 12-storey residential tower. Townhouse development exists to the south of
these sites. This gradual transition from 15-storey to 12-storey to mid-rise would provide a
good transition of height and density into the existing neighbourhood to the south.

Urban Design and Site Planning

In lieu of providing $44, 500 voluntary contribution towards the Public Arts Statutory Fund,
the developer has proposed to effectively donate to the City approximately 68 m’ gallery
space on the ground floor, with a market value of approximately $250,000. The developer
has registered a restrictive covenant on title to secure the use of this space. The gallery space
will be managed by the City and used at the City’s discretion on a not-for-profit basis for the
display of art or an “artist in residence” or similar training program in artist area as a
voluntary public amenity. The gallery space is secured via a 99-year lease for $1 per year
and a restrictive covenant has been registered on title as a condition of the rezoning approval
(RZ 03-238768) to secure the gallery space and to limit the use for non-profit arts
organizations, or artists only.

The gallery space is expected to accommodate a range of artistic activities and is expected to
be open to the public. Exhibition hours may extend into the evening from time to time to
allow for maximum flexibility. The accompanying outdoor area adjacent to the gallery space
is also conceived to be available for display of outdoor sculpture and host events from time to
time.

It is expected that activities in the gallery space will be compatible with the residential use in
the proposed building; nonetheless, the applicant has proposed to locate part of required the
indoor amenity (exercise lounge) on the remainder of the ground floor instead of residential
unit at grade to minimize opportunity for conflict with the gallery use.

While it is normally desirable to locate some residential use on the ground floor to provide
animation and “eye on the street” for safety, active use of the gallery and the exercise lounge
would likely achieve the same objective.

Planters and stairs to the residential amenity area are incorporated to delineate this space
from the residential lobby and the gallery and associated outdoor space.

Street trees, special paving and planting in planters define the streetscape.

In addition to the gallery space and the Transit Oriented Development contribution, the
developer has contributed $32,029 towards the City’s Affordable Housing Reserve as part of
the condition for rezoning the site.
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The site is affected by Airport Noise Contours. The applicant has proposed some enclosed
balconies (included into the floor area of the building) to provide some private amenities for
some of the dwelling units on the fourth to eighth floors in addition to the common outdoor
open space.

In addition, the development has registered a covenant, as a condition of the rezoning, to
disclose noise restrictions and to engage an acoustical consultant to determine suitable
construction details to address Section 9.2.5.B Noise Mitigation of the DP Design Guidelines
as part of Building Permit application.

The developer has granted the City a 6 m Public Rights-of-Passage (PROP)

Right-of-Way (ROW) along the south property line in anticipation of a future (north/south)
lane access.

Vehicular access is from Cooney Road via the Public-Rights-of-Passage (PROP)
Right-of-Way (ROW) noted above. Loading for moving and delivery trucks will be on
Cooney Road in front of the building in the interim until the future lane has been achieved.
When the north-south lane is operational, then loading will be from the lane.

The applicant has committed to incorporate enhanced accessibility measures such as solid
blocking behind walls for railings, wider hallways, etc., to all the units in response to
Section 9.3.15 (Equitable Access) of the General Development Permit Design Guidelines to
facilitate aging in place. In addition, there are two (2) fully wheelchair accessible units on
the fourth floor.

The proposed development meets handicap and visitor’s parking requirement. The gate to
the visitor’s parking area will be open during the day and lowered for security in the evening.
Evening visitors will gain access to the visitor’s parking via an intercom system.

The applicant proposes 51 bicycle parking/storage spaces to support the use of alternate
mode of transportation.

This development will be on City's blue carts recycling and private garbage collection. The
garbage storage room has direct access onto the east-west lane to facilitate pick up
operations.

Architectural Form and Character

The massing and height of the building are generally in compliance with the applicable
design guidelines.

Applicant provided shadow diagrams for the site to illustrate the sun and shade impact on the
surrounding developments. The tower is 12 storeys high and is located at the south easterly
edge of the site to minimize its impact on the podium open space ant the privacy of the
existing residential towers to the north.

The proposed material, massing and character of the building are complimentary to the
existing surrounding buildings.

The proposed architectural materials included painted architectural concrete, glazed metal
canopy canopy, aluminium windows, spandrel glass, aluminium guardrails and metal railings
and some stone cladding.

Landscape Design and Open Space Design

The front yard of the proposed development is delineated into public (gallery and lobby) and
private (amenity for residents) areas and are separated planters and low fences. The outdoor
area in front of the gallery space will be available for display of outdoor sculpture as well as
being an outdoor amenity area.
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The private common open space for the residents is provided on the fully landscaped podium
roof, which includes a variety of outdoor areas with a variety of seating areas and lawn for
free play with seating area closed by for easy parental supervision instead of a designed
children’s play area with play structure to maximize flexibility of the outdoor area.

The north perimeter of the podium roof is heavily planted to ensure privacy to the existing
landscape podium roof of the residential tower development to the north.

The north edge is terraces and heavily landscaped with trees and shrubs to provide a more
pleasant outlook and transition to the existing three-storey rental apartments to the west.

The south edge of the podium is screened with planting as it abuts the future lane and is over
the parkade entrance.

Indoor amenities provided an exercise lounge on the ground floor and meeting room with
access to the roof top garden on the fourth floor. This proposal meets the requirements for
indoor amenity in accordance with the Richmond Official Community Plan (OCP)
Guidelines. An indoor amenity contribution, as originally required in the rezoning
application, is no longer required.

The site had two (2) single-family homes on it and was quite well treed. However, with the
proposed building form (parking podium and tower) and the requirement for the east west
lane right-of-way, no existing trees could be considered for retention. The applicant has
proposed 31 trees on this site in addition to the proposed shrubs and other plant material.
Street trees are proposed along Cooney Road. The applicant will work with Engineering and
Parks Department staff to determine the number and species. This work will be coordinated
through the Servicing Agreement.

Applicant will incorporate lighting into the landscape design to ensure adequate level of
lighting for safety of use at night. Electrical drawings will be submitted as part of the
Building Permit to incorporate the outdoor lighting into the outdoor landscaped arcas.

Crime Prevention Through Environmental Design

The applicant has committed to incorporating Crime Prevention Through Environment
Design (CPTED) measures in the working Building Permit drawings to ensure safety.
Measures include, but are not limited to:

° Separating the residents’ and the visitors’ parking areas by installing overhead gates,
ensure adequate surveillance, lighting, etc. in the parkade to encourage safety and to deter
crime; and

°  The mailboxes are located in the lobby to allow for natural surveillance.

Utilities and Servicing

The rezoning application was submitted prior to the standard requirement for capacity
analysis taking effect. However, the developer has submitted capacity analysis requested by
the City’s Engineering Department. The details of the required upgrading will be resolved as
part of the Servicing Agreement prior to the issuance of the Building Permit.

The developer has agreed to contribute $7,692 for sanitary and $51,778 for storm service
upgrades prior to the issuance of the Building Permit.

Prior to issuance of Building Permit, the developer is to enter into the City's standard
Servicing Agreement for off-site beautification along their Cooney Road frontage and for
lane construction.
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Transportation

On site loading for a WB-17 moving truck was requested at rezoning, but has been
demonstrated to be unworkable on such a small site with a 40.82 m frontage along

Cooney Road and 20.23 m deep. As the developer is already providing a 6 m lane
right-of-way, Transportation Department has agreed to the granting of temporary loading
permit during off hours on Cooney Road to accommodate WB-17 truck in the interim.

When the properties to the south are redeveloped, a corner cut at the northwest corner will be
required so that when the north/south lane to Cook Road is eventually achieved, a WB-17
truck and be accommodated on the lane. Transportation Department is satisfied that smaller
SU-9 size moving trucks can be accommodated within the 6 m lane right-of-way.

Conclusions

The proposed development has high quality architectural and provides innovative amenity
contribution (art gallery space) that contributes to the liveable of the City Centre as envisioned in
the Official Community Plan (OCP). The proposed variances are supportable. Staff recommend
approval of this Development Permit application.
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The following conditions are required to be met prior to forwarding this application to Council for approval:

Receipt of a Letter-of-Credit for landscaping in the amount of $106,762.
Receipt of $23,400 contribution to the City’s Transit Oriented Development Fund.

Prior to the issuance of the Building Permit:

The developer to contribute Engineering Utilities Upgrade of approximately $7,692 for sanitary services and

$51,778 for storm services.

The developer is to enter into the City's standard Servicing Agreement for off-site beautification along their

Cooney Road frontage and for lane construction. Works include, but are not limited to:

1. Removing the existing sidewalk and replacing with a 1.5 m paved boulevard, with a 1.5 m sidewalk behind
that (the back of which will be at the new Property Line). In the new boulevard, provide City Centre
streetlight and trees with grates. This is a continuation of the existing frontage works to the north. The
lane works are to be to City Centre standard. Works include rolled curb and gutter on the north edge
(the south edge is to be widened in the future complete with sidewalk, as noted above), City Centre
laneway lighting per standard 1.12.1, and storm sewer. All works are at the developer's sole cost, no
Development Cost Charges credits are applicable.

(Note: In addition to the road dedication of 0.11m, the City needs an agreed upon extra width at the north

property line (as Public Rights-of-Passage to be registered on title) to accommodate a power pole at about 1.8 m

behind the existing curb, which will now be part of the relocated sidewalk. The pole is required to be relocated

into the future boulevard, but the wires will conflict with the trees, so staff suggest the new sidewalk meander
an additional 0.3 m to 0.5 m into the development site. Consultation with the developer's Engineering
consultant is required to finalize the exact size and location of the extra dedication).

The applicant is to provide an acoustical report by a registered professional, qualified in acoustics, that the

building design includes sufficient noise mitigation elements to ensure compliance with the standards set out in

Section 5.4 Noise Management of the Richmond Official Community Plan (OCP).
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«  Submission of a construction parking and traffic management plan to the Transportation Department to include:
location for parking for services, deliveries and workers and loading, application for request for any lane
closures (including dates, times, and duration), and proper construction traffic controls as per Traffic Control
Manual for Works on Roadways (by Ministry of Transportation) and Master Municipal Construction Document
(MMCD) Traffic Regulation Section 01570.

o  The applicant to incorporate into the Building Permit drawings, enhanced accessibility features including the
use of lever handles on all doors and faucets and backing blocks in the bathtubs in all the dwelling units in the
high-rise tower including to facilitate mobility and aging in place.
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City of Richmond Development Application

ll
Gk 6911 No. 3 Road Data Sheet
SR Richmond, BC V6Y 2C1 Development Applications Department
DP 04-278011 Attachment 1
Address: 6311 and 6331 Cooney Road
Applicant: W. T. Leung Architects Inc. Owner:  Algear Properties Ltd.
Planning Area(s): 2.10 City Centre
Existing Proposed
1,637.5m" (11 m road
dedication along east property
Site Size: 1,642 m’ line) :
Land Uses 2 single-family High-rise residential
OCP Designation 2.10 City Centre
Zoning Townhouse District (R2) C7 Downtown Commercial
Number of Units 2 47
Bylaw . ‘ .
Requirement Proposed Variance
Floor Area Ratio: 3.0 2.88 Complies
Lot Coverage — Building: 90 % | 75.6% Complies
Density (unit/acre)/ (units/hectare) N/A 117 upa Complies
Setback — (North) Om I.5m to.parkmg Complies
podium
3.0 m to ground
floor and to tower Complies
tback — :
Setback — Cooney Road (E) 3m Canopy projects 1.9 Variance Required

m into setback
6.0 m on ground
Setback — (South): Om floor Complies
8.8 m to tower
1.5 m to ground

X Setback — (West): Om foor Complies
Height (m): 45 m 40.3 m Complies
Lot Size: N/A N/A Complies
Manoeuvring Aisle 7.5m 6.7m Variance Required

Off-street: 70/10 62/10 Variance Required
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DP 04-278011

Off-street Parking Spaces —

Accessible: 2 2 Complies
Off-street Parking Spaces — Total: 80 72 Variance Required
Complies (include
Amenity Space — Indoor: 100 m2 2471 m2 residents’ only amenity and
» Public Art gallery)
Amenity Space — Outdoor: 1020 m2 1706 m2 Complies
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Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, December 8th, 2004 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

8. Highrise

W.T. Leung Architect DP 04-278011
6311/6331 Cooney Road

(Formal)

Ms. Cecilia Achiam, planner, provided written staff comments on the project, a copy of which is attached
as Schedule 6 and forms a part of these minutes. A revised drawing was also distributed, a copy of which
1s attached as Schedule 7 and forms a part of these minutes. Ms. Achiam noted that the project had been
seen by the Panel in a preliminary form, and that the applicant had responded to the comments provided
by the Panel at that time.

Mr. Leung, architect, said that the comments from the previous presentation had mostly been addressed,
with the most difficult of those issues being the north elevation facing the adjacent property. The edge in
this location has been softened with increased landscaping. Mr. Leung then spoke about the front stoops
on the street provided for the townhouses; the canopy for the residential lobby; and, the relocation of the
mail area into the lobby.

Mr. Daryl Tyacke, landscape architect, provided the landscape detail, including the trees that had been
added to the north fagade, along with a large number of vines; the wrapping of the landscape around the
sides toward the street; the 5’ hedge protecting the townhouses from the street; the entries from the street
that were minimal yet urban; and, the small sitting area located adjacent to the art gallery space.

A general question was put forth by the Panel regarding the lack of conifers in the planting along the
hedge.

The comments of the Panel were as follows:

all the previous issues have been addressed satisfactorily.

an exiting problem could occur on the roof deck. The hittle townhouses at grade have an front entry that
1s up somewhat with a hard surface at grade — that surface could be greener. The little setbacks created
canyons between the buildings and was odd.

no accessible or adaptable units had been provided.

Discussion then ensued that resulted in the following motion:

It was moved and seconded

That DP 04-278011 move forward.
CARRIED
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City of Richmond .
Urban Development Division Development Permit

No. DP 04-278011

To the Holder: W. T. LEUNG ARCHITECTS INC.
Property Address: 6311 AND 6331 COONEY ROAD
Address: C/OWING T. LEUNG

300 - 973 WEST BROADWAY
VANCOUVER, BC V5Z 1K3

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 number of required parking stalls from 80 to 72;
b) Reduce the manoeuvring aisle from 7.6 m to 6.7 m; and
c) Allow an entry canopy to project 1.9 m into the Cooney Road setback.

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 #21 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 landscaping security in
the amount of $106,762 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.

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.
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Development Permit

No. DP 04-278011

To the Holder: W. T. LEUNG ARCHITECTS INC.
Property Address: 6311 AND 6331 COONEY ROAD
Address: C/OWING T. LEUNG

300 — 973 WEST BROADWAY
VANCOUVER, BC V5Z 1K3

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 1s not a Building Permit.

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

MAYOR
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RZ 03-0238768
DP 04-278011
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