City of Richmond Report to

Urban Development Division Development Permit Panel
To: Development Permit Panel Date: July 14, 2004
From: Raul Allueva File: DP 04-267797

Director of Development

Re: Application by Ledingham McAllister Homes Ltd. for a Development Permit at
7331 Heather Street (formerly 7311, 7331, 7351, 7371, 7391 Heather Street and
9111, 9131, 9151 General Currie Road)

Staff Recommendation

That a Development Permit be issued that would:

1. Permit 54 three-storey townhouses on a site zoned Comprehensive Development
District (CD/143); and

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

a) Reduce the east setback (Heather Street) from 2.0 m to 0.6 m for the entry pergola
structure only; and

b) Reduce the south setback (General Currie Road) from 2.0 m to Om for the secondary
entry pergola structure only.

Raul Allueéa T

Director of Development

RA:blg
Att.
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Staff Report
Origin
Ledingham McAllister Homes Ltd. has applied to the City of Richmond for permission to
develop 54 three-storey townhouses on this site which is being rezoned from Single-Family

Housing District, Subdivision Area F (R1/F) to “Comprehensive Development District
(CD/143)” under Rezoning Application (RZ 03-252558).

Development Information

Information on the project, including a comparison of the proposed development with the
relevant Bylaw requirements is provided in Attachment 1.

Background

The site is in the process of being rezoned from single-family to Comprehensive Development
District (CD/143) and is consistent with City objectives for creation of a high amenity,
multiple-family neighbourhood in the McLennan South Sub-Area. In addition, the developer has
agreed to contribute $104, 000 towards the neighbourhood park in lieu of providing on-site
indoor amenity space and $44,639 to the City’s affordable housing fund as part of the rezoning
conditions.

Development surrounding the subject site is as follows:

The subject site is situated along the west side of Heather Street, which is one of the highest
density areas designated under the McLennan South Sub-Area Plan. The plan generally intends
that this part of McLennan South will be redeveloped with medium and large townhouse
projects, although allowance is made for smaller developments and the retention of single-family
homes as appropriate.

1. To the north, existing townhouse project zoned Comprehensive Development
District (CD/126);

2. To the east, existing single-family homes zoned Single-Family Housing District, Subdivision
Area F (R1/F) and townhouses zoned Comprehensive Development District (CD/130);

3. To the south, General Currie Road and existing single-family homes zoned Single-Family
Housing District, Subdivision Area F (R1/F); and

4. To the west, proposed new Turnill Street and existing single-family homes zoned Single-
Family Housing District, Subdivision Area F (R1/F).

Rezoning and Public Hearing Results

The subject site went to Public Hearing on May 17, 2004 (RZ 03-252558), and is in the process
of obtaining final rezoning approval prior to issuance of this Development Permit. There are no
outstanding issues identified at the rezoning stage or Public Hearing that require follow-up at the
Development Permit Stage.
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The proposed three-storey townhouses (two-storey over parking) fit well with the existing
adjacent townhouse and single-family developments.

Revisions to incorporate the mail pick-up into the entry gazebo along Heather Street provides
a functional focal point which is well connected to the proposed central green space.

The proposed recycling area adjacent to the secondary pedestrian gate off

General Currie Road is well screened, and will not pose any negative impact on the
streetscape.

An alternative plian has been provided for the “D” Unit type to demonstrate adaptability for
conversion to universal accessible units. There are 10 D type units in the project.

Architectural Form and Character:

The proposed “craftsman style” inspired architecture and site planning are based on the
design of Tatlow Court in Vancouver. The project architecture includes substantial roofs and
wood detailing fits well into the existing context.

The muted colour scheme and building materials including asphalt shingle roof, vinyl siding,
hardi-panel with wood battens, and wood detailing including trims and columns are
compatible with the neighbouring townhouse projects.

Some transom windows have been incorporated into the garage doors facing the internal
streets to improve the appearance of visual surveillance and a more pedestrian friendly
presentation.

Landscaping and Open Space Design:

The street facing formal green area provides a generous open space that the townhouse
modules are organized around. The formal rectangular shape of the green is softened by
edge planting consisting of trees and shrubs on the north and south sides. The green is
framed on the east side by the entry pergola, paving and planting features and a semi-circular
trellis, seating, children’s play area and asymmetrical planting are located along the west
side. This green space provides visual relief and a common outdoor area for informal
interactions between residents and social gathering.

The yards fronting onto streets are fully fenced (low 3 ft. high wood picket fence) and
landscaped with shrubs and trees with seasonal colours and a variety of textures. The
perimeter planting is well layered and articulated to respect the existing informal character of
the streetscape in McLennan South.

Lighting has been incorporate to provide a sense of security for night use.

Proposed recycling area will be enclosed and screened with landscaping to minimize its
visual impact.

An Arborist’s report was submitted to identify trees to be retained and removed, and
comment on the viability of the proposed retention. In total, 152 new conifer and deciduous
trees of various varieties are planted and one existing oak tree north of the emergency access
is retained.

The proposed landscape concept is well thought out with respect to privacy issues and the
spaces are programmed for a variety of uses. In addition, the landscaping incorporates a
wide range of plant materials for seasonal interest; special paving at key locations to provide
variety; and good hierarchy of public and private spaces.
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Staff Comments

The revised scheme has satisfactorily addressed all the significant staff comments that were
identified as part of the Development Permit application review process. In addition, it meets the
intent of the applicable sections of the Official Community Plan (OCP) and is generally in
compliance with the applicable Design Guidelines in Schedule 1 (9.2 General Guidelines, and
9.3 Multiple-Family Residential DP guidelines (townhouses) and Schedule 2: 2.10D McLennan
South Sub-Area).

Zoning Compliance/Variances (Note: Staff Comments in bold):

The application is generally in compliance with the Comprehensive Development District
(CD/143) schedule of the Zoning and Development Bylaw No. 5300 except for the following
variances:

1. To vary the east setback from 2.0 m to 0.6 m for the entry pergola on Heather Street.
(Staff support the proposed variance. The proposed location of the entry pergola, which is
closer to the street edge and in line with the proposed wood picket fence, will not cause any
negative impact on the streetscape. It will help to provide an easily identifiable pedestrian
entrance to the development).

2. To vary the south setback (General Currie Road) from 2.0 m to 0.m for the secondary entry
pergola structure only.
(Staff support the proposed variance for similar reasons noted above).

Advisory Design Panel Comments

The proposed development was presented to the Advisory Design Panel on May 19, 2004. The
Panel supported the development subject to having the applicant work with staff to address
minor design concerns, including provision of additional amenities and improvements to the
landscape plan. A copy of the Advisory Design Panel Minutes is attached for reference
(Attachment 2). The applicant has satisfactorily addressed the Design Panel comments.

Analysis

Criteria and policies for the issuance of Development Permits appear in Schedule 2: 2.10D
McLennan South Sub-Area of Bylaw 7100, the Official Community Plan.

Adjacency:

o The site is bounded by streets on three (3) sides: Heather Street to the east,
General Currie Road to the south, Turnill Street to the west, and an existing townhouse
development (Wellington Court) to the north. The two (2) neighbouring sites share a
common property line with backyards interfacing with each other. A 1.8 m (6 ft.) high solid
wood fence planted with shrubs and small trees on either side of the common fence helps to
delineate the property boundary and to provide privacy screening for the residents.

e There is no concern with respect to the street frontage interface.

Urban Design and Site Planning:
e The proposed height, massing and orientation of the buildings on this site are generally in
compliance with the rezoning submission (RZ 03-252558).
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Conclusions

The proposed project is generally of high design quality with a well-considered landscape
scheme. The revised scheme has satisfactorily addressed staff and Advisory Design Panel
comments. The project, when completed, will contribute to the liveability of the
McLennan South neighbourhood. Staff recommend approval of this Development Permit
Application. »

Cecilia Achia%,‘mt‘ﬂ/

Urban Design Planner
CA:blg
Attachment 1: Project Data Summary

Attachment 2: Advisory Design Panel Comments

Prior to forwarding this application to Council for approval, the following is required:

e A Letter of Credit for approximately S145,876 landscaping.
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6911 No. 3 Road

Address:

Clty of Richmond

Richmond, BC V6Y 2ClI

Development Application

Data Sheet

Development Applications Department

7311, 7331, 7351, 7371, 7391 Heather Street and 9111, 8131, 9151 General Currie Road

Applicant:

LEDINGHAM McALLISTER HOMES LTD.

Owner:;

Various

Planning Area(s):

2.10 McLennan South

Existing Proposed

Site Size: 10,606 m* (114,164 sq. ft.) 9,437.6 m* (101,585 sq. ft.)
54 3-storey over parking
Land Uses Single-family homes townhouses

OCP Designation

2.10 D McLennan South

Front Yd: General Currie Rd. (S)

2 m to pergola

0 m to pergola

702 Policy Designation N/A
Zoning Single Family F (R1/F) CD/143
Number of Units 54
Rquu‘il::xent Proposed Variance
Floor Area Ratio: 0.72 0.72
Lot Coverage — Building: 34% 33%
Density (unit/acre) 23.2
Density (units/hectare) 57.2
Setback ~ 45m 5.5m to face of bldg

2 m (pergola)

Setback — Heather St (E): 45m 5.6 m to face of bldg
2 m to pergola .6 m to pergola 1.4 m (pergola)
— Turnill St.: (W) 45m 54m
Setback —(North): 3m 3m

Height (m): Townhouse Buildings

12m and 3 storeys

11.6 and 3 storeys

Lot Size:

9,437.6 m* (101,585

Accessible;

sq. ft.)
Off-street Parking Spaces —
Regular/Visitor: 8111 108/11
Off-street Parking Spaces — 5 2
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Off-street Parking Spaces — Totali:

99

119

Amenity Space — Indoor:

n/a

pay in lieu

Amenity Space — Outdoor:

ok per guidelines
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ATTACHMENT 2

PARTIAL MINUTES FROM THE DESIGN PANEL MEETING

Wednesday, May 19", 2004 — 4:00 p.m.
Rm. 1.002

RICHMOND CITY HALL

5. 2004-24

1311447 /0100-20-DESI1-03

Townhouses

Ledingham McAllister Homes DP 04-267797
Heather Street/General Currie Road

(Formal)

Prior to the item being heard Mr. Tanzer said that he considered the
presentation material to be incomplete. Ms. Maness agreed. In
consideration of this the Chair indicated to the applicant that the
landscape materials were not sufficient and asked if there were any
additional materials to augment those provided.

Ms. Cecilia Achiam, Planner, reviewed the staff comments on the project,
a copy of which are attached as Schedule 4 and form a part of these
minutes.

Mr. Fabish, with the aid of a model, elevations and a landscape plan,
provided background contextual information of the site, and noted that the
design of the site had been inspired by Tetlow Park in Vancouver, an Arts
and Craft townhouse project that ringed a common green area.

Mr. Robert Cadez, Formwerks Architectural Incorporated, reviewed the
architectural elements of the project, including the steep pitched roofs,
the exterior materials, and the allowance made for an elevator in the base
of the D units. A drawing of the latter was distributed, a copy of which is
attached as Schedule 5 and forms a part of these minutes.

Mr. Gerry Eckford, landscape architect, apologized to the Panel for the
lack of a keyed landscape plan. He then spoke about the significant tree
retention undertaken on the site, the street entries, the development of
the internal mews and the additional of an arbour element.

The comments of the Panel were as follows:

e Ms. Martin encouraged the addition of benches into the open
courtyard area. She then indicated her support of the project and left
the meeting;

» the architecture works well. The attention to detail was appreciated.
The addition of a permeable surface would work well. Unit pavers
could be extended throughout. Although a great balance of trees was



Minutes of Design Panel Meeting

WA Aadmoad~w RMawv 10 O2ONNA
VVCUIIUOuay, |V|ay 1J, 4V

Meeting Room 1.003, 1% Floor, Richmond City Hall

SUBJECT ' FILE

976357 / 0100-20-DESI1-03

noted the project was thought to rely heavily on this and the lawns.
More comment could be made when the landscape key was made
available;

conceptually a good plan. The hard landscape level was
complimented. Some level of play could be incorporated into the
passive areas. Larger shade trees could be added along the
east/west walkway. The use of White Spruce was questioned,;

a nice project;

the Tetlow Park idea was good. The courtyard was the most
important feature and play equipment should be cautiously added, if
at all. Some larger trees could be added along the driveway.
Additional paving could be added at the entrances. The garbage area
and adjacent street were not understood. The materials could be
upgraded somewhat.

a strong concept in the central area. An agreement that the addition
of some active play equipment that would not compromise the central
area would be of benefit. The roadway could be enhanced with
pavers at key areas. The detailing and enriching of the project were
appreciated. The revision of the end units would further enhance the
project.

A brief discussion then ensued on process and precedent, as a result of
which it was agreed that Ms. Maness and Mr. Tanzer would review the
landscape key upon its submission.

It was moved and seconded

1)

2)

3)

That the applicant incorporate additional amenities and benches
into the central court area without compromising the strength
and integrity of the passive area; and

That special paving be added throughout the site to provide
continuity to pedestrian crossings; and

That large shade trees be added to internal streets.
CARRIED

The Chair noted the suggestion of the Panel that the end units not facing
the courtyard be revisited.



City of Richmond .
Urban Development Division Development Permit

: No. DP 04-267797
To the Holder: LEDINGHAM MCALLISTER HOMES LTD.

Property Address: 7331 HEATHER STREET
(FORMERLY 7311, 7331, 7351, 7371, 7391 HEATHER STREET
AND 9111, 9131, 9151 GENERAL CURRIE ROAD)

Address: C/O MR. PAUL FAIBISH
#800 - 1199 WEST HASTINGS STREET
VANCOUVER, BC V6E 3T5

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 or
supplemented as follows:

a) The dimension and siting of buildings and structures on the land shall be generally in
accordance with Plan #1a-b attached hereto.

b) The siting and design of off-street parking and loading facilities shall be generally in
accordance with Plan #1b, attached hereto.

c) Landscaping and screening shall be provided around the different uses generally in
accordance with the standards shown on Plan #2a to ¢ attached hereto.

d) Roads and parking areas shall be paved in accordance with the standards shown on
Plan #1b and 2a attached hereto.

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

f) Subject to Section 692 of the Local Government Act, R.S.B.C., the building shall be
constructed generally in accordance with Plans #3 to #26 attached hereto.

4. As a condition of the issuance of this Permit, Council is holding the security set out below 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 landscaping security is that should
the Holder fail to carry out the landscaping of 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, or 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.

1310457



Development Permit

NO. DP 04-267797
To the Holder: LEDINGHAM MCALLISTER HOMES LTD.

Property Address: 7331 HEATHER STREET
(FORMERLY 7311, 7331, 7351, 7371, 7331 HEATHER STREET
AND 9111, 9131, 9151 GENERAL CURRIE ROAD)

Address: C/O MR. PAUL FAIBISH
#800 - 1199 WEST HASTINGS STREET
VANCOUVER, BC V6E 3T5

There is filed accordingly:
An Irrevocable Letter of Credit for landscaping in the amount of $145,876.

5. 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.

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.

7. 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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