2 City of
“ Richmond Report to Development Permit Panel

To: Development Permit Panel Date: September 24, 2014

From: Wayne Craig File: DP 14-667441
Director of Development

Re: Application by Polygon Jayden Mews Homes Ltd. for a Development Permit at
9700 and 9740 Alexandra Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 64 townhouses at 9700 and 9740 Alexandra Road on a site zoned
“Town Housing (ZT71) — Alexandra Neighbourhood (West Cambie)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum percentage
of enclosed vehicle parking spaces provided in a tandem arrangement to 57%.

//

Way Cra1g
Director o/f Development

WC:dcb
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Staff Report
Origin
Polygon Jayden Mews Homes Ltd. has applied to the City of Richmond for permission to
develop 64 three-storey townhouses at 9700 and 9740 Alexandra Road on a site zoned “Town

Housing (ZT71) — Alexandra Neighbourhood (West Cambie)”. Portions of both properties are
designated as Environmentally Sensitive Areas under the Official Community Plan (OCP).

The site is being consolidated and rezoned from “Two-Unit Dwellings (RD1)” and “Single
Detached (RS1/F)” to “Town Housing (ZT71) — Alexandra Neighbourhood (West Cambie)” for
this project under Bylaw 9159 (RZ 13-649641).

A separate Servicing Agreement to address frontage improvements along both Alexandra Road
and Alderbridge Way is a condition of Rezoning adoption. These improvements will include,
but are not limited to:

¢ Raising the Alexandra Road surface to approximately 2.0 m;

e The installation of concrete sidewalks or pathway trails;

e On-street parking on Alexandra Road;

e New light standards along the south side of Alexandra Road;

¢ Infill planting within the centre median along Alderbridge Way; and

e The upgrading and/or replacement of existing sanitary lines, storm lines, watermain lines,
additional fire hydrants and the undergrounding of hydro lines.

Development Information

The developer proposes to construct 13 buildings containing 64 individual townhouse units on
the consolidated property. As proposed, the buildings will reflect a Tudor split timber style with
variations in the colour schemes and accent trims to differentiate the buildings.

The individual townhouse units are proposed to range in size from 126.2 m* (1,358.5 f*) to
152.0 m* (1,636.3 ft*) each accommodating three bedrooms. Approximately 40% of the
townhouses will have direct walkway connections to a meandering landscaped pathway that runs
through the site. Units fronting onto Alexandra Road will also have individual gates and
sidewalks to the frontage sidewalk.

The proposed site layout includes a 213.9 m” (2,302 ft%) two-storey amenity building with an
adjacent children’s play area. A large common green space is proposed in the southern half of
the site which will serve as an open space for outdoor recreation and informal gathering and is
consistent with OCP guidelines for amenity areas. It will incorporate original, visible artworks
that will also function as habitat for barn owls that are known to frequent the area. An existing
large conifer tree near the centre of the site is proposed to be retained and augmented with
landscaping and an outdoor seating area for residents.

The site’s primary vehicle access will be from Alexandra Road with a controlled ‘emergency
vehicle only’ access to Alderbridge Way.
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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: At 9566 Tomicki Avenue, is an existing 26 building three-storey townhouse
development (known as Wishing Tree) containing 141 units [zoned “Town
Housing (ZT67) — Alexandra Neighbourhood (West Cambie)” (DP 08-432203)].

To the East:  Six large residential lots (9800 and 9820 Alexandra Road and 4711-4771 No. 4
Road) all zoned “Single Detached (RS1/F)”. The West Cambie Area Plan
identifies the area containing these Single Detached lots as “Residential Area 2”
permitting two- and three-storey Townhomes. Redevelopment of these lots in the
future is likely but no applications have been received to time of writing.

To the South: Alderbridge Way and the Garden City lands (5555 No. 4 Road) to the south. The
55 ha. (136.5 ac.) Garden City lands are zoned “Agriculture (AG1)”.

To the West: Five large residential lots (9580-9680 Alexandra Road) currently zoned “Single
Detached (RS1/F)” and/or “Two-Unit Dwellings (RD1)”. All five lots are
included in a Rezoning application (RZ 13-649999) by Am-Pri Developments
(2012) Ltd. which proposes to develop approximately 96 three-storey townhouse
units on the consolidated property.

Further west, between May Drive and Garden City Road is the proposed First-
Richmond North Shopping Centre (Smart Centres) (RZ 10-528877 — approved
July 28, 2014).

Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the

Development Permit stage:

e Confirmation of the site plan in relation to the Zoning Schedule (ZT71), detailing building
massing and design, provision of parking, loading, pedestrian access, amenity areas, surface
permeability, incorporation of play areas, etc.; (Staff have worked with the applicant to
ensure these have been addressed in the design plans.)

e Details on the existing vegetation, ESA mitigation, compensation and long-term maintenance
plan preparation and protection; (Compensation has been provided through both planting
and a cash contribution. A detailed maintenance plan has been submitted to address the
long term management of the ESA strips and the non-ESA planted areas.)

e Addressing drainage concerns in the corridor between this site and the site to the west; (4
drainage channel is being provided and coordinated between the two developments.
Grades between the two sites will essentially the same so no new drainage issues will be
created.)
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e Registration of any legal agreements related to the protection and maintenance of the ESA
vegetation areas; (Included in the DP Considerations attached to the report.)

e Confirmation of the Public Art response; (Atelier Anon has been selected by the Public Art
Jury through an invited call process.)

e Resolving on-site garbage collection and ensuring appropriate vehicle movement; (The
applicant worked with staff to address these elements. Door to door pickup will be
provided for this site.)

e Incorporation of appropriate Aircraft Noise Mitigation measures in the building plans; (4n
acoustical report has been submitted and the proponent has committed to incorporating
the recommendations into the development which will be reviewed by the Building
Department.)

e A variance will be required to accommodate the number of tandem stalls proposed; (4
variance is requested to increase the number of tandem stalls permitted. The variance also
helps with the provision of vegetation strips along three sides of the site. Details of the
variance request are discussed later in this report)

e Addressing accessibility features within the units; (14 convertible units are proposed.
Accessibility features [i.e. stairwell hand rails, lever type handles for all plumbing fixtures
and door handles, solid blocking in all washroom walls to facilitate future grab bars] will
be included in all the units.) and,

e Greater definition of the sustainability measures. (4n expanded list of the development’s
proposed sustainability features, including the developer’s commitment to achieve Ener-
guide 82, is provided later in this report).

The Public Hearing for the rezoning of this site was held on September 2, 2014. At the Public
Hearing, the following concerns about rezoning the property were expressed:

The owner of 9800 Alexandra Road raised concern about potential negative impacts due to
construction activities (i.e. dust, noise, settlement of adjacent properties, etc.) and the potential to
connect to the City’s sewer system. The Director of Development addressed these issues at the
Hearing noting that the City has programs in place to ensure roads are kept clean throughout
construction activities and requiring geotechnical reports to adjacent properties as part of the
Building Permit process. The Director also commented on the potential to connect to the City’s
sewer system. No further issues were identified during the Public Hearing.

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

Both Development Applications staff and the applicant have been alerted to Mr. Sihota’s
comments regarding a desired sanitary connection and will review this in greater detail through
the Servicing Agreement design and approval process. If a sanitary connection is possible staff
note its construction would be at Mr. Sihota’s cost and that it may also be subject to a latecomer
charge.

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 and is generally in compliance with the “Town Housing
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(ZT71) — Alexandra Neighbourhood (West Cambie)” zoning except for the zoning variance
noted below.

Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to increase the
maximum percentage of enclosed vehicle parking spaces provided in a tandem arrangement to
57%.

(Staff supports the proposed variance as the increase results in only 4 additional units
containing tandem stalls over what is normally permitted, as the resulting reduction in the unit
width will help to provide a slightly wider vegetated buffer along Alderbridge Way particularly
at the southwestern corner of the site. This site does not abut single-family neighbourhoods
and the higher percentage of tandem spaces should not create overflow parking issues on
nearby streets. The proposed variance is in line with other townhouse developments in the
area that incorporate tandem parking. Staff also note that the overall amount of parkmg
being provided at this site exceeds the Zoning Bylaw requirement.)

Advisory Design Panel Comments

The Advisory Design Panel is supportive of the project. A copy of the relevant excerpt from the
Advisory Design Panel Minutes from July 23, 2014 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’.

Analysis

Conditions of Adjacency

e The proposed development site is located in the Alexandra Neighbourhood between
Alexandra Road and Alderbridge Way. There are existing townhouses along the north side
of Alexandra Road, proposed townhouses immediately to the west (AmPri application RZ
13-649999) and potential for redevelopment of all the lots along No. 4 Road to the east to
townhouses.

e The proposed development will be of similar height and massing as the existing townhouses
to the north and to the west and will generally conform to the neighbourhood plan
Development Permit guidelines.

e The developer proposes to raise the grade of most of the lot to around 2.45m GSC in order to
address the minimum habitable floor Flood Construction Level of 2.6m GSC. This proposed
site grade will match the proposed grade elevations of the property immediately to the west.
Retaining walls will be used along the eastern property line to address the grade difference
(1.0 to 1.40 m) with those adjacent lots. The expectation is that those lots will also
eventually be raised to a similar elevation. Perimeter drainage will be provided to limit any
water/drainage concerns along the property line.

e A landscaped buffer strip is proposed along the southern property line adjacent to
Alderbridge Way — the interface with the Garden City Lands. This, combined with infill
planting in the centre median of Alderbridge Way will help to create a vegetation screen
when viewed from the south.

e [Landscape buffers are also provided along both the eastern and western property lines as part
-of the development’s ESA compensation package. Details are provided later in this report.
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Urban Design and Site Planning

Vehicle access to the site will be from Alexandra Road.

An emergency only vehicle access will be provided from Alderbridge Way. Removable
bollards will be installed to restrict other vehicles from using this access.

Zoning Bylaw parking requirements for the development are 98 regular parking stalls and 13
visitor stalls. The project proposal includes 152 regular parking stalls and 13 visitor stalls.
As noted in the variance request, the project includes 72 inside tandem stalls. This exceeds
the current Zoning Bylaw for a project of this size by 8 stalls (4 units).

Door to door recycling and garbage pick-up will be provided for the development. To
accommodate this each garage will be required to provide a designated area for indoor
storage of the garbage and recycling containers. This has been included in the design plans.
Four dwellings will front onto Alexandra Road. Each will have individual sidewalks from
the street to their front doors.

An effort has been made to improve the vegetation landscaping along the internal drive aisle
incorporating trees and low shrubs wherever possible.

Coloured stamped concrete areas are proposed at each intersection or pathway crossing along
the internal drive aisle adding visual interest and serving as a visual cue for drivers.
Approximately 40% of the dwellings will have direct access to the internal pathway that runs
north-south through the site between Alexandra Road and Alderbridge Way.

Accessible Housing

The proposed development includes fourteen convertible units that are designed with the
potential to be easily renovated to accommodate a future resident in a wheelchair. The
potential conversion of these units will require the installation of a stair lift or elevator (these
units have been designed to accommodate either device). The developer significantly
increased the number of convertible units in direct response to the Advisory Design Panel’s
comments.

All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:

e stairwell hand rails;
e lever-type handles for plumbing fixtures and door handles; and solid blocking in

washroom walls to facilitate future grab bar installation beside toilets, bathtubs and
showers.

Architectural Form and Character

The proposed form and massing of the buildings is consistent with the existing multiple-
family residential character of the neighbourhood and meets the intent of the West Cambie
Area Plan and the Alexandra Neighbourhood Land Use Map.

The width of the proposed buildings fronting Alexandra Road will be significantly less than
the existing townhouses along the north side of Alexandra Road which should create a more
friendly street front character.

The design incorporates brick and wood shingle siding at the ground level for all units and
restricts vinyl to the second floor and above. This will create a clear delineation between
floors and result in a more interesting facade. The character of these buildings is further
enhanced with the incorporation of split timber designs and bracket detailing that help to
define individual units. The addition of chimneys at the end of each building and variations
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in gable peaks along the roof lines help to distinguish each building. The proposed character

is in keeping with the West Cambie Area Plan guidelines.

The two storey amenity building fronting Alexandra Road is proposed to be one storey lower

in height than the building to its east to again create visual interest and variation in the

streetscape. This building will carry the same split timber and bracket detailing as the
residential units but will project a stand-alone single family character to the street.

Three separate colour schemes will be used throughout the project to differentiate individual

buildings.

o The first scheme employs dark onyx trims and brackets, “Timid White” painted fibre
cement panels, “Alexandria Beige” painted shingles and ‘“Hearthstone” toned vinyl.

e The second scheme employs “Marshlands” brown trims and brackets, “Brandon Beige”
painted fibre cement panels, “’Barnboard” painted shingles and “”’Brownstone” toned
vinyl.

e The third scheme, primarily for the amenity building, will include “”Dark Oak” and
“Onyx” doors and trims, “Timid White” painted fibre cement panels, and “Volcano”
stained shingle siding. The base of the amenity building will be trimmed with brick.

All the buildings will have black laminated fibreglass shingle roofs.

Landscape Design and Open Space Design

A 228 m? (2,461 %) two storey indoor amenity building is proposed to be located near the
site’s entry point. The building will contain a mail room, lounge, washrooms, a fitness room,
a meeting room and storage rooms.

Outdoor amenity space totals approximately 1,503 m? (16,181 ft?) including greenspaces in
the vicinity of the indoor amenity building, seating areas around a centrally located douglas
fir tree and a large common area toward the southern side of the site. The common area will
also contain a public art feature (detailed later in this report).

The landscape design incorporates three play nodes for children between the ages of 18
months and 5 years. A play area beside the amenity building, an activity area beside the
retained douglas fir tree and a common open lawn green space. These are connected by the
crushed gravel pathway that meanders through the site. Within these nodes a number of
children’s play elements are proposed including:

e Rotating Dish — spins with an up and down effect;

e log Crawl Tunnel;

e Timber stepping rounds;

¢ Climbing Boulders;

o Agility poles;

¢ Undulating benches;

e Sloped and rolling lawns;

e Hard surface for 4 square, defined with saw-cuts; and

e A vegetable/gourd dome.

Perimeter fencing will typically be set back from the eastern and western property lines to
define the edge between the ESA vegetated strips (outlined in the next section) and the active
residential space.

Low retaining walls will be installed along three sides of the site (northern, eastern and
portions of the southern interfaces) to address grade differences with the surrounding lands
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and the interior of the subject site which is proposed to be raised in order to address flood
construction levels. A “Flex MSE” (i.e. vegetated engineered) retaining wall is proposed
along the eastern property line providing a “softer” green edge appearance that will also
allow fill to be brought up against it should the neighbouring properties eventually redevelop.

e A Letter-of-Credit for landscaping in the amount of $394,916.72 (i.e. Non ESA:
$210,204.72, ESA $184,712) inclusive of a 10% contingency cost is included in the DP
Considerations.

Environmentally Sensitive Area Compensation Plan

The extent and quality of the designated Environmentally Sensitive Area over the subject
properties was reviewed in depth via the Report to Committee from the Director of Development
(RZ 13-649641 report dated June 26, 2014). The detailed Biologist’s assessments Keystone
Environmental Ltd. (Biologist report dated April 17, 2014 and summary of findings report dated
June 3, 2014) indicated that, based on the limited habitat value of the existing vegetation on-site,
this development should provide native species compensation planting totalling approximately
1,733.8 m? in area.

The landscaping plans submitted as part of this application provide for three vegetation strips to
be created along the western, eastern and southern property boundaries.

Proposed Vegetation Strips

6 m wide when combined with buffer strip on the adjacent development

West property boundary . | ooty (AmPri Development 9580-9680 Alexandra Road)

2.7 m to 8 m wide strip of native trees and shrubs except for the area
adjacent to the interior green space — species selections to minimize
agricultural issues for the Garden City Lands to the south. Taller trees and
shrubs to be used.

South propert‘y bou‘ndary

L : | 3 m wide strip of native trees and shrubs that would be intended to combine
East property boundary with a landscaped buffer established on adjacent lands when they
: T redevelop.

Vegetation species selections for the strips have been selected to create songbird habitat and
facilitating movement of small birds and mammals. The vegetation strip along the southern
property line is intended to contribute to a year round visual screen between this development
and the Garden City lands to the south. Additional tree infill planting will be provided by the
developer within the landscaped Alderbridge Way centre median approximately along their
property frontage. This planting will be included in the Servicing Agreement associated with
this development and will further enhance the visual screening from the south.

The combined ESA vegetation strips incorporated into the plan submission provide an enhanced
vegetation coverage totalling 1,359.6 m” in area. The applicant has agreed to make a voluntary
cash contribution of $17,209.75 (based on $46/m?) for environmental enhancements elsewhere in
the City in recognition of the shortfall of approximately 374 m? of compensation area on the site.

The Development Permit Considerations include a requirement for registration of a covenant to
protect the proposed ESA vegetation strips and to ensure their long term management based on a
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“Landscape Maintenance and Integrated Pest Management Plan” prepared for this site by ETA
consultants (Report on file dated August 22, 2014).

Tree Replacement Requirements

Based on the Arborist and Biologist reports, 87 bylaw sized (i.e. over 200mm dbh) are located on
the site. Seventy five of these trees have been assessed as being in unsuitable condition for
retention. Of the balance of the bylaw sized trees two are proposed to be retained for which
special treatment measures will be required to ensure that the effects of site preload and
construction activities a minimized.

A prominent Douglas fir tree is proposed for retention near the centre of the site. Retaining walls
are proposed to be installed around the tree to keep required site fill material off the roots. A
raised wooden deck structure is proposed around the tree within the tree well to allow residents
to use the space under the tree. The tree’s location near the internal pathway will make this a
central focal point for residents to meet and sit.

Preservation of the second tree located at the proposed new property line adjacent to Alderbridge
Way will require the frontage sidewalk to swing northward onto the subject property. A public
passage right of way will be established through the Servicing Agreement to accommodate this.

The submitted landscape plans include 177 on-site replacement trees which will meet the OCP
two for one requirement.

Crime Prevention Through Environmental Design

e Open space and play areas are placed so that casual surveillance is provided from
surrounding and adjacent units.

e The separated pedestrian pathway through the site provides a safe convenient pedestrian
access off the vehicle drive aisle.

e A lighting plan has been prepared for the site which will provide overall illumination to the
internal drive aisle and lower sidewalk step mounted lighting along the internal pedestrian
pathway. ’

e Play areas are separated from the vehicle drive aisles and are linked via the internal
pedestrian path.

e Dwelling unit entry ways are readily visible from the internal drive aisle with no significant
recessions that could create safety blind spots.

Sustainability Measures

The Rezoning considerations (RZ 13-649641) include requirements for achieving an Ener-Guide
rating of 82 or better and pre-ducting for solar hot water heating. The developer has committed
to meeting the Ener-guide 82 thresholds and to incorporating the following additional measures
into the development:

Low-E glazing on all windows;

Energy Star appliances;

Low VOC paints in all units;

Dual flush toilets and low flow faucets;

Drywall with recycled gypsum and paper content;
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e Permeable surfaces for the central pathway and visitor parking stalls;

e Planting selections of native and non-native drought tolerant species;

e Noirrigation;

Locating plant species for the microclimates around the buildings;

e Developing songbird habitat incorporating food sources, refuge and nesting areas;
Provision of a minimum of 600mm (24) soil for stormwater retention and release rate
management;

e Preparation of a Landscape Maintenance and Integrated Pest Management Plan for Best
Management Practices within the landscape; and

e Locally sourcing materials where possible.

Submission of the final report by the Certified Energy Advisor prior to Development Permit
issuance is included in the DP Considerations.

Aircraft Noise Mitigation

The development site is located within an area defined in Richmond’s Official Community Plan
as “Area 2 — High Aircraft Noise”. Developments within this area are required to address the
City’s indoor design criteria for noise. The proponent has submitted an Acoustical Evaluation
report prepared by Brown Strachan Associates (dated September 17, 2014) that identifies all the
required design and construction measures needed for this specific project to achieve the OCP
indoor noise criteria. Both aircraft noise and traffic noise are included in the evaluation,
Specific recommendations identified in the report include:

e Provision of two layers of interior drywall directly to exterior framing (walls & or
ceilings) for specific buildings and rooms within those buildings (detailed in the Acoustic
report);

e Furring channels on exterior framing for areas with the double layers of drywall;

e Upgrades to window glazing on specific buildings and rooms as detailed in the Acoustic
report;

e Provision of alternative means of ventilation such as air conditioning or continuously
rated kitchen and/or bathroom exhaust fans as required to address ventilation
requirements; and

e Make up air ducts, if required for ventilation, must provide a minimum noise reduction of
50 dB for exterior noise.

The project’s mechanical consultant (Enersolv, 2014) has recommended that all the bedrooms in
the development be roughed in for future installation of ceiling fans. Submission of their final
report is included in the DP Considerations.

The Developer has committed to incorporating all the recommendations from both the acoustical
report and the mechanical report in the development. Verification will occur through the
Building Permit review.

Public Art ,

The Developer is working with City staff, a public art review panel, the City’s Public Art
Advisory Committee and a research assistant with the Centre for Wildlife Ecology at Simon
Fraser University to develop a public art project that will include a habitat box for a Barn Owl.
To time of writing, the artist and the design concept have been reviewed and endorsed by the
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Public Art Advisory Committee. The artist is working to refine the concept for eventual
installation on the site.

The Developer has also agreed to provide a voluntary contribution toward the construction of a
second Barn Owl box off site within the West Cambie area. Parks staff will coordinate the
construction and installation of this box. The DP Considerations includes the voluntary
contribution from the Developer.

Conclusion

The applicant has made a number of significant design refinements to address both the Advisory
Design Panel’s concerns and staff’s comments and suggestions. Additional efforts were made to
work with the developer to the west (AmPri) ensuring that both projects are coordinated in their
efforts to create a functional vegetation strip between the two projects and to address grade and
drainage issues between the two sites.

Replacement of the existing low quality habitat present at the site with higher quality native
vegetation designed to facilitate songbird and small animal movement and food supplies should
result in an overall habitat improvement at this site in terms of food sources and a stronger native
species mix to support small songbirds.

Staff support this Development Permit application and recommend its approval as the proposed
design reasonably addresses the neighbourhood guidelines and should contribute to the overall
character of the area.

AT

David Brownlee
Planner 2

DCB:cas
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City of

’ Development Application Data Sheet
@ Richmond

Development Applications Division

DP 14-667441 Attachment 1

Address: 9700 and 9740 Alexandra Road

Polygon Jayden Mews Homes

Applicant: Polygon Jayden Mews Homes Ltd. Owner: Ltd. Inc. No. BC0909407

Planning Area(s): West Cambie

Floor Area Gross: 11,837.6 m* (127,419 ft) _ Floor Area Net: 8,353.1 m? (89,912 ft°)

| Existing | Proposed

12,150.05 m? gross area

11812.16 m? (127,145 ft°) net

Site Area: (130,782 ft?) of dedications

Road dedication = 337.89 m?
Land Uses: Single-Family Residential Multi-Family Residential
OCP Designation: Neighbourhood Residential Same
Area Plan Designation: Residential Area 2; 0.65 base FAR (Max. | Same

{(West Cambie Area Plan)

0.75 FAR with density bonusing for
affordable housing). Two- and three-
storey Townhouses.

Zoning:

Two-Unit Dwellings (RD1) and Single
Detached (RS1/F)

“Town Housing (ZT71) —
Alexandra Neighbourhood
(West Cambie)” Pending RZ
13-649641

Number of Units:

2 single family dwellings

64 townhouses

| Bylaw Requirement | Proposed | Variance
Max. 0.65 or 0.75 with 0.72 with a voluntary None permitted
affordable housing cash contribution of
Floor Area Ratio contribution per West $678,107.00
Cambie Area Plan based on a net buildable
of up to 91,120.59 ft*
Lot Coverage Max. 40% 33% None
Min. 3.0 m for amenity Min. 3.0 m for amenity None
Setback — Front Yard building; 4.0 m for all building; 4.0m for all other
other buildings buildings m Min.
Setback — Side Yard Min. 3.0 m Min. 3.0 m None
Setback — Rear Yard Min. 4.0 m Min. 4.0mto6.0m None
Height (m) Max 12.2 m 122 m None
Lot Size 10,000 m? 11812.16 m? net None
! (127,145 ft?)
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2.

Off-street Parking Spaces — 98 (R) and 13 (V) 152 (R) and 13 (V) None
Regular (R) / Visitor (V): (1.5 R /0.2 V per unit)
Stalls with Electrical Plug-ins 25% = 32 stalls 64 stalls None
Enclosed Tandem Permitted 72 tandem spaces within | Variance 8
Parking Spaces: 36 units (56.25%) stalls over
Amenity Space — Indoor: Min. 100 m? 228.63 m* None
(1,076 ft%) (2,461 ft%)
Amenity Space — Outdoor: 6.0 m? (64.59 ft?) per unit | 1,503.26 m? None
384 m? total (16,181 ft)

Other.  Tree replacement compensation required for loss of significant trees.
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, July 23, 2014 - 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 14-667441 — 64 THREE-STOREY TOWNHOUSE DEVELOPMENT

APPLICANT: Polygon Developments
PROPERTY 9700 and 9740 Alexandra Road
LOCATION:

Applicant’s Presentation

Chris Ho, Vice-President of Development, Polygon introduced the presenters for the
proposed townhouse development. Architect James Bussey, Formwerks Architectural
Inc., and Landscape Architect Cheryl Bouwmeester, ETA Landscape Architecture,
presented the project and answered queries from the Panel on behalf of the applicant.

Panel Discussion

Comments from the Panel were as follows.

consider additional landscaping to visually break up and animate the long north-
south drive aisle; townhouse facades appear similar; consider variations in
facade and/or landscaping, e.g. may retain style but vary the massing/introduce
additional landscaping to make the project more interesting;

We have added additional feature paving (see landscape/architectural site
plan) in the north south drive aisle. In addition, we have added landscaping
between the driveways and have incorporated key landscape features on the
north south drive aisle.

consider providing one convertible unit per 15 townhouse units as seen in
smaller townhouse developments previously reviewed by the Panel; applicant
should endeavour to meet all of the City’s Convertible Unit Guidelines for
Townhouses;

We are now providing 14 convertible homes for the project.
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inward opening doors in the convertible unit use up a lot of floor space;
applicant is encouraged to introduce pocket doors in the washrooms and powder
room of the convertible unit and regular townhouse units to add usable floor
spaces;

Our corporate policy is not to install pocket doors in any units as they are
prone to maintenance issues and become problematic for future home
owners.

look at accessibility of the meeting and fitness rooms on the second floor of the
amenity building; a semi-circular stairway with an open space in the middle
would provide potential vertical access; applicant is encouraged to work out the
details for future consideration;

The stairs do provide an opening in the centre to allow for a lift if required in
the future.

consider unisex washrooms in the amenity building to free up floor space;
We are deleting one washroom and making one washroom unisex.

pleased to see the sustainability approach in the package submitted by the
applicant; however, the applicant should show more commitment to the energy
consumption aspect, e.g. low-energy heating system, heating recovery, lighting
density control, etc.; applicant is encouraged to consider this in the early stage
of the project;

We are building to an Energuide 82 rating which provides for:

- FEnergy Star Appliances

- Energy efficiency significantly lower than a typical standard home
look at the proposed location of the amenity building as it is too far from

townhouse units located in the eastern portion of the lot; may impact on the
usability of the amenity building;

We feel that the current site plan provides an opportunity for the amenity
building to act as an identifying feature building on Alexandra Street which
will provide much greater architectural interest on the street.

appreciate the materiality of the project and attention to detail; like the flexible
approach to the variation of townhouse units; consider whether there is
opportunity to vary the scale of the building;

We have attentively varied the sizing and width of the buildings by both
varying the number of units in buildings, using differing widths and depths of
units, and the orientation of the units (certain buildings are not oriented at
the typical 99 degrees)

appreciate the landscape elements, e.g. connection to the buildings and green
buffers;

like the overall approach to the project;
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project looks good and very well resolved; appreciate the architectural and
landscape design; townhouse units are worked out and interlocking very well;

some buildings within the proposed townhouse development lack planting
between the driveways; suggest that the City work with the applicant to
eliminate the columns and cantilever the balconies to provide space for
additional planting and introduction of planting;

We have introduced both addifional planting between the driveways and also
at important visual termination points — see landscape drawings

reconsider the use of vinyl building materials; suggest that the applicant use
hardie in lieu of vinyl;

We have carefully used brick and shingles at the ground level for all units.
The vinyl is restricted only to the second floor and above.,

review interlocking arrangement (closet/bedroom);
We have no concerns with the current interlocking arrangement design.

agree with the staff comment regarding additional planting and introduction of
planting between driveways; suggest a single cedar hedge and not a full tree
which requires more soil volume; also consider planting three to four small
evergreen plants;

Revised as per landscape drawings

the long drive aisle could be visually broken up with the use of decorative
pavers and bands in other locations; will improve the quality of the space and
make them useful community spaces;

Revised as per architectural site plan and landscape drawings

appreciate the addition of more play equipment; agree with the move to
distribute the play equipment around the site;

agree with comments that the location of garbage and recycling is challenging;
applicant is encouraged to look for a viable solution; and

With the cooperation of the City, we have removed the central garbage and
recycling centre and replaced it with individual pick up for all homes. In the
individual homes, a space within the garage has been demarcated for the
garbage and recycle. There is no exterior demarcated garbage and recycle
area to avoid future home owners from leaving unsightly garbage oufside in
the project.

appreciate the involvement of an arborist in the project; retention of mature
trees on site will enhance the value of the project.



Panel Decision

It was moved and secdnded
That DP 14-667441 be supported to move forward to the Development Permit Panel

subject to the applicant giving consideration to the comments of the Panel.
CARRIED

Opposed: Tom Parker

Mr. Parker clarified that he voted against the motion because he wanted to see more
convertible units in the proposed development, with a ratio of one convertible unit per 15

townhouse units.
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ATTACHMENT 3

Clty Of Development Permit Considerations
Rlchmond Development Applications Division

6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 9700, 9740 Alexandra Road File No.: DP 14-667441

Prior to approval of the Development Permit, the developer is required to complete the
following:

1. Final adoption of the Zoning Amendment Bylaw No. 9159.

2. Receipt of a Letter-of-Credit for landscaping in the amount of $394,916.72 (i.e. Non ESA:
$210,204.72, ESA $184,712) inclusive of a 10% contingency cost. Post installation bonding will
be held for 1 year on non-ESA landscaping and 2 years for ESA landscaping.

3. City acceptance of the Developer’s offer to voluntarily contribute $17,209.75 for environmental
enhancements as compensation for habitat losses incurred on site.

4. City acceptance of the Developer’s offer to voluntarily contribute $2,000.00 for the installation of
a barn owl box in the West Cambie area.

5. Submission of a plan prepared by a registered Surveyor defining the ESA vegetation areas
acceptable to the Director of Development.

6. Registration of an agreement on title for the protection of the site’s ESA areas, ensuring that they
will not be abandoned or removed and adherence to the Landscape Maintenance and Integrated
Pest Management Plan as it applies to those areas.

7. Submission of a Contract entered into between the applicant and a Certified Arborist for
supervision of any on-site works conducted within the tree protection zone of the trees to be
retained. The Contract should include the scope of work to be undertaken, including:

a) the proposed number of site monitoring inspections;

b) a provision that the Arborist will work with City Parks Arborist staff with regard to
construction activities in the vicinity of any trees located on City lands; and

c) a provision for the Arborist to submit a post-construction assessment report to the City
for review.

8. Installation of appropriate tree protection fencing around all trees to be retained as part of the
development prior to any construction activities, including building demolition, occurring on-site.

9. Submission of a report by a Certified Energy Advisor that outlines, to the satisfaction of the
Director of Development, the recommendations for achieving the Ener-guide 82 criteria.

10. Submission of a report by a qualified mechanical ventilation professional that outlines, to the
satisfaction of the Director of Development, the recommendations for appropriate ventilation of
the development’s residential units.

[Signed Original on File]

Signed Date

4315296
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a0 Richmond Development Permit

No. DP 14-667441

To the Holder: Polygon Jayden Mews Homes Ltd.
Property Address: 9700 and 9740 Alexandra Road
Address: 900 - 1333 West Broadway

Vancouver, BC V6H 4C2

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 Bylaw 8500" is hereby varied to increase the maximum percentage
of enclosed vehicle parking spaces provided in a tandem arrangement to 57%.

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 #82 attached hereto.

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

6. As acondition of the issuance of this Permit, the City is holding the security in the amount of
$394,916.72 (i.e. Non ESA: $210,204.72, ESA $184,712.00) 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 for non-ESA
landscaping and up to two years for ESA landscaping 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.

4315296



No. DP 14-667441

To the Holder: Polygon Jayden Mews Homes Ltd.
Property Address: 9700 and 9740 Alexandra Road
Address: 900 - 1333 West Broadway

Vancouver, BC V6H 4C2

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

4315296
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