Report to Development Permit Panel

To: Development Permit Panel Date: March 23, 2022

From: Wayne Craig File: DV 20-918782
Director, Development

Re: Application by Land to Sky Construction Ltd. for a Development Variance Permit
at 6560 Granville Avenue

Staff Recommendation

That a Development Variance Permit be issued which would vary the provisions of Richmond
Zoning Bylaw 8500 on proposed Lot B to:

1. Reduce the rear yard setback requirement from 6.0 m to 1.7 m to facilitate on-site tree
retention.

2. Permit the required private outdoor space to be located in the front yard instead of the rear yard.

-

Wayne Craig
Director, Development
(604-247-4625)

WC:na
Att. 2
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Staff Report
Origin
Land to Sky Construction Ltd. has applied to the City of Richmond, on behalf of the owners,
1009032 BC Ltd. (Director - Bao Shun Chen) and 1296065 BC Ltd. (Director - Bao Shun Chen),
for permission to reduce the minimum rear yard requirement under the “Compact Single
Detached (RC2)” zone from 6.0 m to 1.7 m and to permit the required private outdoor space to

be located in the front yard. This would facilitate the retention of existing trees in the front yard
of future Lot B of the proposed development at 6560 Granville Avenue (Attachment 1).

The subject property is being rezoned from the “Single Detached (RS1/E)” zone to the “Compact
Single Detached (RC2)" as part of rezoning application (RZ 18-825323) which received third
reading on July 20, 2020. The rezoning application would facilitate the subdivision of the
existing lot into two new lots. The Development Variance Permit applies only to Lot B of the
proposed development.

Development Information

Please refer to attached Development Application Data Sheet (Attachment 2) 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: Across Granville Avenue, single-family dwellings on lots zoned “Single Detached
(RS1/E)” fronting Granville Crescent.

To the South: Across the lane, single-family dwellings on lots zoned “Single Detached
(RS1/B)” fronting Livingstone Place.

To the East: A Single-family dwelling on a lot zoned “Single Detached (RS1/E)”
fronting Granville Avenue.

To the West: A Single-family dwelling on a lot zoned “Single Detached (RS1/E)”
fronting Granville Avenue.
Rezoning and Public Hearing Results

During the rezoning process, staff identified two variances to Zoning Bylaw 8500 that are
required to facilitate the retention of trees in the front yard of proposed Lot B:

e To reduce the minimum rear yard setback from 6.0 m to 1.7 m.
e To permit the required private outdoor space to be located in the front yard instead of the
rear yard.

The Public Hearing for the rezoning of this site was held on July 20, 2020. At the Public
Hearing, no concerns about rezoning the property were expressed.
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Staff Comments

The proposed development is generally in compliance with the “Compact Single

Detached (RC2)” zone in Richmond Zoning Bylaw 8500, except for the two variances noted.
These variances are proposed in order to retain existing healthy Cypress trees (Tree tag #53,
multi-stem 54 cm dbh and tag# 54, 43 cm dbh) in the front yard of 6560 Granville Avenue
(Plan #6). This involves shifting the footprint of the future single-family home on the proposed
Lot B southward to accommodate the required 4 m tree protection area from the base of the
stems for successful retention. To ensure this retention is successful, the front yard setback
needs to be significantly increased from 6.0 m to 8.6 m. This then triggers the need to relocate
the private outdoor space to the front yard as an attached garage and secondary suite parking
would limit the availability of space in the rear yard. As part of the rezoning application, staff
secured the developer’s commitment to retain the trees via an Arborist Contract and a $20,000.00
security. A Tree Survival Security legal agreement has been provided and registered on title.

The proposed scheme attached to this report has satisfactorily addressed the staff comments
identified as part of the review of the subject Development Variance 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 “Compact Single Detached (RC2)” zone
except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold italics)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 as follows:

1) That the minimum rear yard setback requirement of the “Compact Single Detached (RC2)”
zone be reduced from 6.0 m to 1.7 m on the future Lot B, as shown on the attached permit
plans. Staff support the requested variance because the reduction of the rear yard setback
allows for retention of the existing multi-stem 54 cm caliper and 43 cm caliper Cypress
trees (tag #53 and 54) in the front yard. The variance also only applies to the single storey

‘garage as the second storey setback (6.2 m) of the building would comply with the required
6 m setback for the RC2 zone. The garage setback to the lane is consistent with other
detached garage setbacks permitted in the neighbourhood and in the zone. Furthermore,
the rear yard abuts a 6.0 m wide lane which limits added impact to the neighbour across
the lane.

2) Permit the required private outdoor space for Lot B to be located in the front yard instead of
the rear yard. Staff support the requested variance, as the required tree protection area in
the front yard and shifting of the building footprint towards the rear of the property with
an attached lane accessed garage and secondary suite parking, eliminates the opportunity
for the required private outdoor space to be located in the rear yard. Careful consideration
of the existing grade within the Tree Protection Zone (TPZ) surrounding trees tag #53 and
#54 is required. Arborist supervision is to be provided to ensure any on-site works
conducted within the tree protection zone does not impact the health of the retained trees.
The private outdoor space in the front yard would consist of live plant material and
permeable pavers that would enhance the front yard living space and provide for a
Junctional and private space.
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Analysis

Conditions of Adjacency

The proposed variances, to reduce the minimum rear yard requirement from 6.0 m to
1.7 m and to permit the required private outdoor space to be located in the front yard of
the subject site’s eastern lot, apply only to proposed Lot B.

The proposed building footprint of Lot B would project approximately 4.3 m into the
required rear yard setback of 6.0 m, providing a 1.7 m separation from the property line
to the south and the lane. Living space on the second storey is setback 6.2 m from the
rear property line and no balconies are proposed to avoid privacy concerns for the
neighbours to the south across the lane.

A 1.2 m side yard setback is provided to the east and west; consistent with the minimum
requirement in the zone.

The Lot B front yard is proposed to have additional landscaping treatment in order to
accommodate requirements for private outdoor space. The 8.6 m front yard setback on
Lot B will be utilized to enhance the space around the retained tree.

Landscaping

6860629

Tree retention and protection was assessed at the time of rezoning. Two on-site trees and
two trees on the neighbouring property to the east are to be retained.

o Two on-site trees (tag #53 and 54) were assessed and are to be retained and

protected.
o Two trees (tag #A and B) on the eastern neighbouring property
(6580 Granville Avenue) were assessed and are to be retained and protected.

Two existing hedges located on City property along Granville Avenue and on-site along
the west property line shown on the Landscape Plan (Plan #4) for context will be
removed due to the conflict with pedestrian access and circulation purposes. The hedge
in the front is also to be removed in accordance with the Arterial Road Policy, which
does not permit continuous hedges in the front yard for Crime Prevention Through
Environmental Design (CPTED) purposes.
Through the rezoning, the applicant has been required to provide an Arborist Contract for
supervision of any on-site works conducted with the tree protection zones and a Tree
Survival Security of $20,000.00 to ensure all four trees are retained and protected.
The developer has also provided a landscape plan (Plan #4) and Landscape Security of
$17,968.55 to ensure the landscaping treatment is incorporated and replacement trees
required as part of the Rezoning Considerations are provided.
Included in the landscape plan for Lot B, is the planting of two new Maple and Spruce
trees in the front due to the reduced rear yard setback, a variety of shrubs, permeable
pavers, vegetation and grass. Specifically for Lot B, the proposal prioritizes shrubs,
low-lying vegetation, trees and grass to enhance the quality of space for the area that is
required to be used for private outdoor space.
A new 1.2 m (4 ft.) high fence along a portion of the front yard and a new 1.8 m (6 ft.)
high fence along the rear yard are proposed to provide further screening between
neighbours.
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Conclusions

As the proposed development would meet applicable policies and Development Permit
Guidelines, staff recommend that the Development Variance Permit be endorsed, and issuance
by Council be recommended.

At

Nathan Andrews

Planning Technician
(604-247-4911)

NA:js

Attachments:
Attachment 1: Location Map
Attachment 2: Development Application Data Sheet

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

Prior to future Building Permit issuance, the developer is required to complete the following:

e  The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be
required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Department at 604-276-4285.

e  Submission of a construction traffic and parking management plan to the satisfaction of the City's

Transportation Department (http://www.richmond.ca/services/ttp/special.htm).
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Development Application Data Sheet
Development Applications Division

DV 20-918782 Attachment 2

Address: 6560 Granville Avenue

1009032 BC Ltd. and

Applicant: Land to Sky Construction Ltd. Owner: 1296065 BC Ltd.

Planning Area(s). Shellmont

Proposed
Lot B: 325.7 m? (3,505.8 ft?)

Site Area: 651.5 m? (7,012.0 ft?)

Land Uses: One single detached dwelling Two single detached dwellings

OCP Designation: Neighbourhood Residential No change

Zoning: Single Detached (RS1/E) Compact Single Detached (RC2)
On Future Subdivided Lots | Bylaw Requirement | Proposed | Variance
Floor Area Ratio: Max. 0.6 Max. 0.6 none permitted

Lot B: Max. 195.4 m?
(2,103.6 ft?)
Building: Max. 50%
Non-porous Surfaces:
Max. 70% none
Lot l.andscaping with live
plant material: Min. 20%

Lot B: Max. 195.4 m?
(2,103.6 ft3)
Building: Max. 50%
Non-porous Surfaces:
Max. 70%

Lot Landscaping with live
plant material: Min. 20%

Buildable Floor Area (m?):* none permitted

Lot Coverage (% of lot area):

Lot Size: Min. 270 m? 325.7 m? none
) . . Width: 9.0 m Width: 10.67 m
Lot Dimensions (m): Depth: 240 m Depth: 30.53 m none
Setback — Front Yard Lot B: Min. 6.0 m 8.6 m none
Setback — Side Yard: Min. 1.2 m 1.2m none
Variance
Setback — Rear Yard Lot B: Min. 6.0 m 1.7m requested for Lot

B rear yard only

Height (m):

Max. 2 ¥z Storeys (9.0 m)

90m

none

On-site Vehicle Parking with
Secondary Suite:

Min. 3 per lot

Lot 2: Min. 3

none

Private Outdoor Space (m?):

Min. 20 m2 (min.3.0 width
and depth) provided on the
lot outside front yard

Min. 20 m2in the front yard

Variance on Lot B
only
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=84 Richmond Development Variance Permit

No. DV 20-918782

To the Holder: LAND TO SKY CONSTRUCTION LTD.
Property Address: 6560 GRANVILLE AVENUE
Address: C/O IVAN CHEN

3691 STEVESTON HIGHWAY
RICHMOND, BC V7E 2J4

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

2. This Development Variance 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 Bylaw 8500" is‘ hereby varied as follows:

a) The minimum required rear yard setback for Lot B only is reduced from 6.0 m to
1.7 m, as shown on Plans #1-7 attached hereto.

b) The required private outdoor space for Lot B only to be permitted in the front yard
instead of the rear yard, as shown on Plans #1-7 attached hereto.

4. 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.

5. 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.

This Permit is not a Building Permit.

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

MAYOR

6860629
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LEGEND

Elevations are gecdetic based on Integrated survey
monument 77H4734 in the City of Richmond at elevation
0.806 m.

LOT 22 EXCEPT PART SUBDIVIDED BY PLAN

LMP19836, SECTION 18, BLOCK 4 NORTH, RANGE 6
WEST, NEW WESTMINSTER DISTRICT, PLAN 12891

Grade shots are taken at the point marked X

Note: Only trees with Trunk greater than 0.20m are identified.
Consult Arborist to verify tree species
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Variance for private outdoor
space to be located in the
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Rear yard setback variance

NOTES :

1- THESE PLAN: M TO THE c.
- RAJ HOME DESIGHS HAS TACEN EXTREM
NFORMATICHN CONFORMING TO B.C.B.C. "20 1 8° HOWEVER IT IS SOLE
RESPONSIBILITY OF ThE CWNER. -BUILDER-CONTRACTCR. ¢ ALL AUTHORITIES
TO GOVERN ¢ FEGULATE CONFORMANCE OF ALL FROYIICIAL AND LOCAL
COBES AND BY-LAWS.
- OWNER-COIITRACTOR-BUILDER TO CHECK & VERIFY ALL DIENSIONS BEFORE
START OF CONSTRLCT'Oll AND SHALL BE RESFONSIBLE FOR THE ACCURACY
OF THE SAME.
4 ALLTRUSSES TO BE ENGINEERED BY MAIUFACTURERS ¢ SPANS TO CONFRMED

RIOR TO FABRICATION. (kru nufacturer shall check ¢ confirm e feasibilty

18" EDITION
RE IN PROVIDING ACCURATE

N

W

i any descripancy please consult the designer)
) SIZES & SUFPORT SYSTEMS SHOULD BE CHECKED s VERIFIED BY
N B.C. RAJHOME DESIGNS SHOULD NOT BE RESPONSIBLE FOR

- CONFIRM ALL \VINDOWS SIZES AT SITE AFTER TRUSSES ¢ ROOT I STALLATION

7- ALL CONSTRUCTION TO COM?LY WTH B.C.B.C. “201&" . CURREIIT EDTION
+ ALL LOCAL MUNICIPAL BUILDIIIG ¢ ZOIIItIG BY-LAWS

3. IT 1S OWHERS-BUILDERS RESPONSIBILITY TO GET CORRECT ZOHING, R.O.\Y.
LOT GRADING IHFORMATION FROM CONCERIED AUTAORITIES. RAJ HOME
DESIGHS 15 10T RESFONSIBLE FOR THE ACCURACY OF THE SAVIE.

9- EXTERIOR STAIRS-CONCRETE-FOU!DATION WALLS AlID GRADING SHOW/I MAY
NOT REFLECT ACTUAL SITE CONDITIOMS. GRADING & FOUNDATION STEPS SHOULD
DETERMIIIEC BEFORE COMMENCING WORK.

10-FOUNDATIO! PLAI IS FOR GENERAL USE O1ILY. BUILDER MAY HAVE TO REV'SE

AS HECCESSARY AS DUL TO SITE CONDITIONS # LOCAL BUILD'NG STANDRDS
& PRACTICES
11 SURVEYOR. TO CONFIRM BUILDING SIZE AND LOCATION. IF THERE (5 4

DISCREPANCY THAT FARTY SHALL CONTACT ARTISAN
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LEGAL DESCRIPTIOHN

LOT A OF LOT 22, EXCEFT:FART SUBDIVIDED BY PLAN
LMFI2835 . SECTION |8 ELOCK 4 NORTH. RANGE &
WEST NWD PLAM 12691

PID: 004-31 1-892

CIVIC ADDRESS
LOT A 6560 GRANVILLE AVENUE. RICHMOND, B.C.

ZONING: RSI/E
LOT AREF: 325.70 M2 3506.00 SF

SITE COVERA
SITE COVES

LLOWED (45%): | 45,57V
ROPOSED: 0.00 SF

Raj Home Design

LOT B 6560
GRANVILLE AVE
RICHMOND

DESIGNER RAJ
PHONE 504 4411970
DATE 06122121
SCALE AS NOTED
APPROVED BY
CHECKED BY
REV. NUMBER
DRAWING NAME.
SITE PLAN
DRAWING NO.

A1
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PLANT SCHEDULE

PMG PROJECT NUMBER: 19074

BOTANICAL NAME

COMMON NAME

PLANTED SIZE / REMARKS

ACER RUBRUM 'KARPICK'

GINKGO BILOBA PRINCETON SENTRY'

PICEA OMORIKA

COLUMNAR KARPICK MAPLE

PRINCETON SENTRY MAIDENHAIR

SERBIAN SPRUCE

8CM CAL; 2M STD; B&B.
6CM CAL; 2M STD; BSB
SMHT; BaB

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION.
CONTAINER SIZES SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SEZES. * REFER TO
SPECIFICATIONS FOR DEFINED CONTAINER MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL
AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. "

SUBSTITUTIONS: OBTAN WRI

TTEN APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL.

UNAPPROVED SUBSTITUTIONS WILL BE REJECTED. ALLOW AMINMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE

SUBJECT TO BC LANDSCAPE STANDARD

CCONDITIONS OF AVAILABILITY. * ALL LANDSCAPE MATERIAL AND

WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL PLANT MATERIAL MUST BE
PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. ~ BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE ARCHITECT.

PLANT SCHEDULE
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BOTANICAL NANE

ABELIAXGRANDIFLORA
AUCUBA JAPONICA ‘GOLDEN KING'
BERBERIS THUNBERGII'ROSE GLOW
BUXUS SEMPERVIRENS ' GRAHAM BLANDY'
BUXUS SEMPERVIRENS 'BLAUER HEINZ'
EUONYMUS ALATA 'COMPACTUS'

NANDINA DOMESTICA HARBOUR DWARF'

CAREX COMANS "BRONZE
CAREX COMANS ‘BRONZE

CAREX OSHMENSIS 'EVERGOLD'
IMPERATA CYLNDRICA RED BARON'
PENNISETUM ALOPECUROIDES HAMELIN'

COMMON NANE PLANTED SIZE | REMARKS
GLOSSY ABELIA #3POT; 50CH

HEAVILY SPOTTED JAPANESE AUCUEA #2POT. 30CM #3 POT, 50CM
ROSE PURPLE FOLIAGE BARBERRY #3POT; 40CM

COMMON BOXWOOD #3 POT: 40CM

CCOMMON BOXWOOD #3 POT. 40CM

COMPACT WINGED BURNING BUSH #3 POT; 50CM

HEAVENLY BAMBOO; LOW SPREADING #3POT; S0CM

BRONZE NEWZEALAND SEDGE #1poT

BRONZE NEW ZEALAND SEDGE #1p0T

EVERGOLD JAPANESE SEDGE #2POT

BLOOD GRASS #1POT

DWARF FOUNTAN GRASS #1pOT

NOTES: * PLANT SZES IN THIS LIST ARE SPECFIED ACCORDNG TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SEZES

SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SZE AND CONTAINER SZE ARE THE MNMUM ACCEPTABLE SEES.

EMENTS AND OTHER PLANT MATER|
SGURCE OF SUPPLY. AREA OF SEARCH To NCL\JDE LOWER MANLAND o FRAsER VALLEY. SUBSTITUTIONS: GBTA
PRICR TO MAKING ANY STITUTIONS WILL BE REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY
FOR REQUEST TO SUBSTITUTE. sussmumNs ARE SUBJEGT TO BG LANDSGAPE STANDARD
AVAILABILITY. * ALL LANDSCAPE MATERIAL ANI

MATERIAL AVAILABLE FOR OPTIONAL REVIEW B

* REFER TO SPECIFICATIONS FOR DEFINED CONT/
Y LANDSCAPE ARCHITECT AT
WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT

KMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION, * ALL

PLANT MATERIAL MUST BE PROVIDED FROM CERTFIED DISEASE FREE NURSERY.  B10-50LIDS NOT PERMITTED M GROWNG MEDIJH UNLESS AUTHORZED B LANDSCAPE
ARCHITECT.
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NOTE: FOR EXISTING TREES & TPZ REFER TO ARBORIST
PREPARED BY: PACIFIC SUN TREE SERVICE
EMAIL: ANDERMATT.FOREST@SHAW.CA
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TREE TO BE REMOV!

solid barrier (2" x 4°)

plastic mesh screening

— minimum outslde of
& branches (dripline)

Note: no storage of building materials
within or against protection barrier

TABLE G3 - TREE PROTECTION DISTANCES
Trunk Diameter Minimum Protection Required

Around Trees

Centimetres Inches Distance from Trunk
20 .2 metres
25 1 .5 metres
30 12 .8 metres
35 14 .1 metres
40 .4 metres
45 .7 metres
50 0 .0 metres
55 2 .3 metres
0 4 .6 metres
5 0 .5 metres
0 36 .0 metres
100 40 6.0 metres
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Tree

Service

604-323-4270

andermatt.forest@shaw.ca
pacificsuntree.com

130- 1959 152 Street
Surrey, B.C.
V4A 0C4

Suite #460 !

Tree Management
Plan

Date: February 11, 2020
Client: The One Construction Ltd.
Project: Single Family Detached

Project Address: 6560 Granville Avenue

Richmond, B.C.
Tree Recommended B
for Retention @
Tree Recommended X
for Removal
Not Permit Size Tree [ ]

Crown Dripline for.
Retain Tree Q
Remove Tree ‘ }

e

Tree Protection Bamier

Cntical Root Zone.

Note: For legibility, where trees are densely
clustered and are recommended for removal,
the crown dripline is not shown.




