aars City of
w84 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: February 17, 2021

From: Wayne Craig File: DP 17-768763
Director, Development

Re: Application by Landcraft Homes Ltd. for a Development Permit at
5751 Francis Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of a triplex at
5751 Francis Road on a site zoned “Arterial Road Three-Unit Dwellings (RTA)”.

iy

Wayne Craig

Director, Development
(604-247-4625)

WCijr

Att. 2
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Staff Report
Origin
Landcraft Homes Ltd. has applied on behalf of 1239385 BC Ltd. to the City of Richmond for
permission to develop a triplex at 5751 Francis Road on a site zoned “Arterial Road Three-Unit

Dwellings (RTA)”. The site currently contains a single-family dwelling, which would be
demolished.

The site is being rezoned from the “Single Detached (RS1/E)” zone to the “Arterial Road
Three-Unit Dwellings (RTA)” zone for this project under Bylaw 9974 (RZ 17-768762).

There is no Servicing Agreement associated with this application. Servicing and frontage works
will be completed through a City work order, and will include:

e New 1.5 m concrete sidewalk at the property line.
e New 1.5 m landscaped boulevard.
¢ Widening of the existing driveway crossing.

Development Information

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

Background

Development surrounding the subject site is as follows:

e To the north, single-family dwellings on lots zoned “Single Detached (RS1/E)” fronting
Cantrell Road.

e To the east, a single-family dwelling on a lot zoned “Single Detached (RS1/E)” fronting
Francis Road.

e To the south, across Francis Road, single-family dwellings on lots zoned “Single
Detached (RS1/C)” and a legal non-conforming duplex on a lot zoned “Single Detached
(RS1/E)” fronting Francis Road.

e To the west, a church on a property zoned “Assembly (ASY)” fronting Francis Road.
Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on February 19, 2019. At the Public
Hearing, the following concerns about rezoning the property were expressed:

e Concern that the rear yard setback and building height would impact neighbouring
properties to the north.

¢ Concern that light, especially vehicle headlights, would spill out to neighbouring
properties.
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Concerns with the amount of traffic generated by the proposed three dwelling units.

Concerns that the amount of parking proposed on-site is not adequate.

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

The minimum rear yard setback is 10.0 m, consistent with the Bylaw requirements. The
minimum rear yard setback is a calculation based on lot depth intended to provide larger
rear yards on deeper lots.

A 1.8 m tall solid fence and gate are provided between the visitor parking stall and the
rear yard, which will block headlight glare from the auto court.

A lighting plan is included in the Development Permit drawings. Wall-mounted sconces
are provided at the garage doors, unit entries, and rear patios. These sconces cast light
downward only. Bollard lighting is provided in the side yards. The bollards are
approximately 0.75 m tall, so will not be visible behind the 1.8 m tall perimeter fence.

The proposed parking arrangement and drive-aisle design were reviewed by
Transportation staff, who are satisfied that the proposal meets the Bylaw requirements.

During the rezoning process, staff identified the following design issues to be resolved at the
Development Permit stage (staff comments in bold italics):
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Review of the architectural character, scale and massing to ensure that the proposed
triplex is well designed, fits well into the neighbourhood, and does not adversely impact
adjacent homes.

The revised proposal has a Craftsman character, with greater variation in the colour
palette, board width, window treatments, and trim among the three units. Additional
discussion on the form and character is provided in the “Analysis” section.

Design development is required on the west elevation to provide additional articulation
on the elevation that is exposed to the parking area of the adjacent assembly site.

While the massing is generally the same, the applicant has introduced different
cladding treatments for the two units on the west elevation. Hardie siding is provided
on both units, with differences in the board width and colour. Additionally, the skirt
roof on the front unit has been extended to the front of the building, breaking up the
vertical massing further.

Design development is required to provide additional private open space for the street
fronting unit, outside of the front yard along the arterial road.

A balcony overlooking the drive aisle has been added, which is accessed from one of
the bedrooms on the second storey. This recessed balcony is approximately 7.5 m from
the side property line and would overlook the neighbouring driveway.

Review of aging-in-place features in all units and the provision of a convertible unit.

The unit fronting Francis Road (Unit C) has been designed to accommodate a future
stair lift. Additional discussion on accessibility is provided in the “Analysis” section.
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e Refinement of the proposed site grading to provide appropriate transition between the
proposed development and adjacent existing developments.

A site grading plan is provided with the Development Permit drawings. Additional
discussion on grading and adjacency is provided in the “Analysis” section.

e Refinement of landscape design, including the location and type of fence proposed within
the front yard, and the provision of a holding area or an enclosure for garbage/recycling
material storage/collection.

Aluminum rail fencing is proposed within the front yard to comply with the design
guidelines for arterial road development. Space is provided in each garage for storage
of waste carts, and a holding area beside the driveway is provided for use on collection
days. The holding area is separated from the front yard of Unit C by a low fence,
landscaping, and two trees. Additional discussion on the landscape design is provided
in the “Analysis” section.

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 “Arterial
Road Three-Unit Dwellings (RTA)” zone.

Advisory Design Panel Comments

On December 2, 2020, the Advisory Design Panel supported the subject Development Permit
application moving forward to the Development Permit Panel subject to the applicant giving
consideration to the Panel’s comments. A copy of the relevant excerpt from the Advisory
Design Panel Minutes is attached for reference, together with the applicant’s design response in
in ‘bold italics’ (Attachment 2).

Analysis

Conditions of Adjacency

e A new retaining wall is proposed along the west property line, which abuts the parking lot of
the neighbouring church. The retaining wall will not exceed 0.5 m in height and will be
topped with a 1.8 m tall wood privacy fence.

o There is an existing retaining wall along the east property line, which abuts a single-family
dwelling. The site grade will be raised to meet the grade of the adjacent property, and a new
wood privacy fence will be installed in coordination with the neighbour.

. e There is a 3.0 m wide Statutory Right-of-Way (SRW) for utilities along the north property

line. Encroachments into the SRW are not permitted, including any permanent structures or

new trees. The applicant proposes to slope the site grade to meet the existing grade at the
north property line. A new wood privacy fence will be installed in coordination with the
neighbour.
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Urban Design and Site Planning

The proposed development consists of three attached dwelling units sharing a single
driveway to Francis Road.

The driveway has been designed and positioned to provide vehicle access to the
neighbouring property if it is redeveloped with a triplex. A Statutory Right-of-Way over the
driveway was secured through rezoning, and a notification sign will be placed on the fence.
The driveway leads to a small auto court providing access to three two-car garages and a
visitor parking space. Vehicle maneuvering is accommodated within this auto court allowing
vehicles to enter and leave the site in a forward motion.

Each unit has two side-by-side parking spaces in a garage, which also includes space for
bicycle parking and waste bin storage. All resident parking spaces are provided with Level 2
EV charging as per Richmond Zoning Bylaw 8500.

The driveway is designed to provide both vehicle and pedestrian access to the site.
Contrasting pavers along the east side of the driveway lead pedestrians to the front doors of
the rear units (Units A and B), while not reducing the overall driveable surface of the
driveway.

The front unit (Unit C) has direct pedestrian access to the sidewalk through a landscaped
front yard.

Architectural Form and Character

The proposed development contributes to the low-rise residential character of the
neighbourhood by using simple massing, pitched roofs, and details inspired by the Craftsman
architectural style.

The material palette consists of Hardie board siding, wood trim, asphalt shingles, and stone
veneers. Each unit has a different colour palette while using the same materials. The
proposal consists of predominantly tones of black, white, and gray, which provides a neutral
backdrop for the landscaping. The proposed materials and colours are consistent with the
Official Community Plan (OCP) guidelines and the surrounding neighbourhood character.

Landscape Design and Open Space Design

There are two bylaw-sized trees on the development site, which are proposed to be removed
and replaced. These trees were assessed through the rezoning application and found to be in
poor condition due to repeated pruning. The applicant proposed a total of seven trees in the
development, in excess of the four required based on the 2:1 replacement ratio in the OCP.
In addition to the landscaped yards, small planted areas are proposed in the auto court. This
includes a planted area between the entries of Units A and B, and an area between the
garages of Units B and C.

Irrigation is provided for all planted areas.

The proposal includes private outdoor space for each unit consistent with the Official
Community Plan (OCP) requirements. Each outdoor space includes both soft and hard
landscape elements.

A holding area for waste carts is included along the west side of the drive aisle, and is
separated from the front yard by an aluminum fence, landscaping, and trees. Each garage has
sufficient space for storage of waste carts outside of collection days.

A significant amount of permeable pavers are used within the drive aisle, increasing the total
permeable surface area to approximately 59% of the site.
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e To ensure that the proposed landscaping works are completed, the applicant is required to
provide a Landscape Security in the amount of $52,231.41 prior to issuance of the
Development Permit.

Crime Prevention Through Environmental Design

e Low fencing and landscaping are provided in the front yard to distinguish public and private
space while allowing for casual surveillance of the sidewalk.

e New 1.8 m (6 ft.) fencing is proposed around the perimeter of the site to provide privacy and
separation. The proposed fencing will also screen headlight glare from the visitor parking
and auto courts.

e Each of the units has a covered entry, which provides weather protection and clearly
identifies the unit entrance.

Accessible Housing

e The proposed development includes one convertible unit (Unit C) that is designed with the
potential to be easily renovated to accommodate a future resident in a wheelchair. The
potential conversion of this unit will require installation of a stair lift.

o All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
o Stairwell hand rails.
o Lever-type handles for plumbing fixtures and door handles.
o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets,

bathtubs and showers.

Sustainability
e The proposed development is required to achieve Step 3 of the BC Energy Step Code.
Measures taken to achieve this performance target include:
o Improved wall and ceiling insulation, high performance windows, heat pumps for each
unit, and enhanced air tightness.
e Level 2 EV charging is provided in each garage as per Richmond Zoning Bylaw 8500.

Conclusions

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

Jordan Rockerbie
Planner 1
(604-276-4092)

JR:blg
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Attachments:
Attachment 1: Development Application Data Sheet
Attachment 2: Excerpt from the Draft Minutes of the Advisory Design Panel

The following are to be met prior to forwarding this application to Council for approval:
e Final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9974,

s Receipt of a Letter-of-Credit or cash security for landscaping in the amount of $52,231.41, based on the cost
estimate provided by the landscape designer and inclusive of a 10% contingency.

Prior to future Building Permit issuance, the developer is required to complete the following:
¢  Submission of a Construction Parking and Traffic Management Plan to the Transportation Department.
Management Plan shall include location for parking for services, deliveries, workers, loading, application for

any lane closures, and proper construction traffic controls as per Traffic Control Manual for works on
Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section 01570.

e Incorporation of CPTED, sustainability, and accessibility measures in Building Permit (BP) plans as
determined via the Rezoning and/or Development Permit processes.
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i 8 C!ty of Development Application Data Sheet
SN RIChmond Development Applications Department

DP 17-768763 Attachment 1

Address: 5751 Francis Road

Applicant: _Landcraft Homes Ltd. Owner: 1239385 BC Ltd.
Planning Area(s). Blundell
Floor Area Gross: 527.88 m? (5,682 ft?) Floor Area Net: 499.81 m?(5,380 ft?)
| Existing | Proposed
Site Area: 1,003 m? 999 m?
Land Uses: Single-family dwelling Triplex dwellings
OCP Designation: Neighbourhood Residential No change
o . Arterial Road Three-Unit
Zoning: Single Detached (RS1/E) Dwellings (RTA)
Number of Units: One dwelling unit Three dwelling units
Bylaw Requirement |  Proposed Variance
Floor Area Ratio: The Iessse&o; (r)n? FAR or 499 m? None permitted
Buildings: Max. 45% Buildings: 37.7%
) Non-porous surfaces: Non-porous surfaces:
Lot Coverage: Max 70% 40.95% None
Landscaping: Min. 30% Landscaping: 30%
Setback — Front Yard: Min. 6.0 m 6.0m None
Setback — West Side Yard: Min. 2.0 m 20m None
Setback — East Side Yard: Min. 2.0 m 20m None

Min. 10.0 m for up to
60% of the building width,
and 10.7 m for the

10.0 m for 55% of the
building width, and None
10.7 m for the remainder

Setback — Rear Yard:

remainder
Height (m): Max. 9.0 m 8.12m None
Lot Size: 743.2 m? 999 m? None
Off-street Parking Spaces — , .
Regular/Visitor: 2 R and 0.2 V per unit 2 Rand 0.3V per unit None
. _ Up to 50% of the 50% of the residential
Off-street Parking Spaces — Small: residential spaces spaces (i.e. 3 spaces) None

Total Off-street Spaces: 6Rand1V 6Rand 1V None
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Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, December 2, 2020 - 4:00 p.m.
Remote meeting via Webex

DP 17-768763 — ARTERIAL ROAD TRIPLEX

ARCHITECT: DF Architecture Inc.
LANDSCAPE PMG Landscape Architects
ARCHITECT:

PROPERTY LOCATION: 5751 Francis Road

Applicant’s Presentation

Gordon Yui, Zubin Billimoria and Ritik Babuta, DF Architecture Inc., and Denitsa
Dimitrova, PMG Landscape Architects, presented the project and answered queries from
the Panel.

Panel Discussion

Comments from Panel members were as follows:

. appreciate the provision of a convertible unit in the project and the incorporation of
aging-in-place features in all the units;
Noted

" the project’s accessibility strategy is clear; however, the proposed stair lift for the

convertible unit would limit the independent movement of a resident using a
walker or in a wheelchair and not enhance their safety; consider accommodating
a future vertical lift;

Per previous discussion with the City, the stair lift was an acceptable solution.
This is also in line with the convertible unit guidelines of the townhouses
provided by the City of Richmond and specs of the same were provided
previously, therefore we would like to propose stair lift instead of vertical lift.

. consider installing pocket doors or outward-opening doors for the powder room
and closets in the convertible unit;

Provided ref. sheet A-502.

. appreciate the accessibility of the mailbox and the accommodation of a future
wheel-in shower in the convertible unit;
Noted

" appreciate the design concept for the triplex project; two similar projects built in

Richmond were successful;

Noted
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appreciate the applicant’s presentation and proposal package; would have liked
3-D renderings to better explain the project;

Please find the attached renderings. Ref. sheet A-404 and A-405.

like the compact site layout and being able to meet the City’s
policies/guidelines for Arterial Road Triplex developments; however, review
the building elevations, including their articulation and proposed exterior
cladding materials; the front facade of the unit facing the street (Unit C) is well
articulated; however, the rear units are not and appear different; consider a
similar design for all units with subtle variation in materials and articulation;

The front elevation along the Francis Road has been revised to better respond
to the neighbourhood context. Ref. Sheet A-401. Variations in design of each
unit is proposed as required by OCP guidelines, under neighbourhood
character.

review the design of the front fagade of Unit C to better respond to the
neighbourhood context;

The elevation of the front facade has been updated. Ref. sheet A-401.

appreciate the proposal package, particularly the clarity of the project’s design
rationale;

Noted

consider incorporating some interim greenery along the eastern edge of the
internal drive aisle;

It is not applicable for this site. There is no room for landscaping along the
eastern edge.

consider introducing an accessible surface treatment to the backyards of Unit A
and Unit B to enhance their accessibility;

Pavers have been proposed at the covered areas and lawns are maintained at
max 3% slope to enhance the safety of young children and people in
wheelchair. Ref. to landscape drawings.

overall, support the proposed landscape treatment and choice of landscape
materials for the proposed development;

Noted

appreciate the presentation of the project; the typology of the project is
interesting; hope that there will be more triplex developments in the City; the
project is not out of context in a residential neighbourhood with predominantly
single-family homes;

Noted

agree with the Panel comment that the materials and elevations of the northeast
and northwest units (Unit A and Unit B) make sense but the front elevation of
the unit facing the street (Unit C) does not tie in with the other building facades;

The front elevation along Francis Road has been revised to better respond to
the neighbourhood context. Ref. Sheet A-401.



6614322

-3-
there are too many down-reflected sconce lights on the exterior walls of the
development; investigate opportunities for replacing some of these lights with
bollard lights and emphasize lighting along the internal drive aisle as opposed to
the perimeter of the triplex building;

The lighting plan has been updated according. Ref. sheet A-504.

support the location of the internal drive aisle along the east side of the subject
site to provide shared access to a future duplex or triplex development to the
east; would provide visibility to the front doors of the two rear units should
redevelopment of the neighbouring property to the east occur in the future;

Noted .

consider increasing accessibility to rear lawns by meeting finished floor
elevation and providing a gentle slope of 2-3% and enhance the safety of young
children and people using strollers or in wheelchairs;

The rear unit’s backyard lawns are maintained at max 3% slope to enhance
the safety of young children and people in wheelchair. Ref. landscape
drawings.

consider installing smaller scale and finer textured plants that are shade tolerant
to mitigate the coarseness of the landscape along the internal drive aisle;

Plant material along the internal drive aisle have been changed to more shade
tolerant smaller plant type.

ensure cross-slope of west and east accesses does not exceed 5% for
accessibility and meter reading access;

The cross slope of the west and east accesses is within 5%. Ref. sheet A-101.

the provision of a shared drive aisle on the subject site limits opportunities for
landscaping; hope that landscape opportunities along the shared drive aisle for
the subject site and the adjacent property to the east would be equitable when
the east property redevelops in the future;

Noted.
appreciate the project concept and the applicant's presentation;
Noted.

appreciate the proposed heat recovery units and air source heat pumps; the
project is on the right track from a sustainability perspective;

Noted

would have been helpful if the applicant had included preliminary modelling
results at this stage of the project to ensure that the project is on track to achieve
BC Step Code 3;

Noted and will be provided at building permit stage.
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appreciate the proposed residential building typology which is interesting;
however, the site planning and site layout are less successful;

It is because of the given site constraints. However, the unit entrances are
articulate and are designed with gables to enhance the individuality of the
units.

agree with the Panel comment that 3-D renderings or shadow diagram would
have been helpful to include in the applicant’s presentation;

The 3D renderings are added to the package. Ref. Sheet A-404 and A-405.

the car predominance is affecting liveability, street visibility and pedestrian
access of the project; understand the rationale for providing separate garages
and locating the parking garage entries close to the unit entrances; however,
consider reviewing the ground floor layout of the units and approach to parking
to address these concerns;

Given the site constraints, it is not possible. However, the unit entrances are
articulate and are designed with gables to enhance the individuality of the
units. The shared pedestrian walkway has been proposed on the east side to
the drive aisle connecting all the units to create a strong connection with the
Francis Road.

the proposal includes many references to surrounding single-family
development; variation of the units’ architectural features, colours and materials
are used to differentiate each unit and read as three different units; however, the
architecture could have been more unified as it is a triplex building;

Variations in design of each unit is proposed as required by OCP guidelines,
under neighbourhood character.

there are building elements, e.g. the classical columns, that are not consistent
with the referenced Craftsman architectural style;

The elevation has been revised accordingly.

note that there is significant hardscape in the proposed development and
minimal soft landscape; consider rationalizing the use of pavers, permeable
paving and/or softscape on the internal drive aisle in terms of providing shared
vehicular access and residents’ outdoor uses; and

Small “plaza” can be used for kids to play games like football or basketball.

review the location of the unit entrances for the rear units to provide more
connectivity to the street.

Given the site constraints, it is not possible. However, the unit entrances are
articulate and are designed with gables to enhance the individuality of the
units. The shared pedestrian walkway has been proposed on the east side to
the drive aisle connecting all the units to create a strong connection with the
Francis road.



Panel Decision

[t was moved and seconded
That DP 17-768763 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

Panel.
CARRIED
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2 City of
1‘ Richmond Development Permit

No. DP 17-768763

To the Holder: LANDCRAFT HOMES LTD.
Property Address: 5751 FRANCIS ROAD
Address: C/O 105-7198 VANTAGE WAY

DELTA, BC V4G 1K7

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

2. This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #15 attached hereto.

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

5. As acondition of the issuance of this Permit, the City is holding the security in the amount of
$52,231.41 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 17-768763

To the Holder: LANDCRAFT HOMES LTD.
Property Address: 5751 FRANCIS ROAD
Address: C/0 105-7198 VANTAGE WAY

DELTA, BC V4G 1K7

7. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

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

MAYOR
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