City of Richmond

Planning and Development Department Report to Committee
To: Planning Committee Date: December 11, 2006
From Jean Lamontagne File: RZ 04-272735
Director of Development
Re: Application by Patrick Cotter Architect Inc. for Rezoning at 8400 and

8440 Anderson Road, a portion of Anderson Road, and a portion of surplus
City owned land from “Townhouse District (R2)” and “Two-Family Housing
District (R5)"” to "Comprehensive Development (CD/170)"

Staff Recommendation

That Bylaw No.8179, to create “Comprehensive Development District (CD/170)” and for the
rezoning of 8400 and 8440 Anderson Road, a portion of Anderson Road, and a portion of surplus
City owned land from “Townhouse District (R2)” and “Two-Family Housing District (R5)" to
“Comprehensive Development District (CD/170)”, be introduced and given first reading.
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Staff Report
Origin

Patrick Cotter Architect Inc. has applied to the City of Richmond to rezone 8400 and

8440 Anderson Road and a portion of Cooney Road and Anderson Road (Attachment 1) from
“Townhouse District (R2)” and “Two-Family Housing District (RS)” to “Comprehensive
Development District (CD/170)” to permit a four (4) storey residential apartment containing
approximately 43 units over a parking level (Attachment 2).

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 3).

Surrounding Development

To the North: A vacant site zoned Single Family Housing District, Subdivision Area E (R1/E).
A rezoning application has been initiated at 8371, 8411 Anderson Road 6760,
6780, 6800, 6890 Cooney Road and 6771, 6811, 6831 Eckersly Road to permit
development of two (2) sixteen (16) storey towers and ground entry townhouse
units (RZ 06-322803). This application proposes a density that exceeds the floor
area ratio identified in the City Centre Area Plan (CCAP) Update Study and
requires further consideration and substantial completion of the CCAP Update.

To the East:  Existing two (2) storey apartment over parking zoned Townhouse District (R2);

To the South: Existing high density mixed residential and commercial development on the south
side of Granville Avenue zoned Comprehensive Development District (CD/73); and

To the West:  Existing four (4) storey apartment on the west side of Cooney Road, Land Use
Contract 138.

Related Policies & Studies

Qfficial Commumty Plan (OCP)

The subject site is designated “Neighbourhood Residential” in the Official Community
Plan (OCP). The proposed land use and density are consistent with the plan.

City Centre Area Plan (CCAP)

The subject site is designated “Residential” in the City Centre Area Plan (CCAP). The CCAP
Update Study is currently underway. Although the application was initiated in advance of the
CCAP Update review process, the proposal complies with the objectives of the CCAP Update

Study.

The subject site is located within an area identified as Medium Density (T4 General Urban Zonc)
on the updated Land Use and Density Plan, which permits a mixed-use primarily residential
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urban fabric with a wide range of building types that provide a transition between the City
Centre’s lower and higher density zones (between 1.2 —- 2.0 Floor Area Ratio) (Attachment 4).

The use, density and height proposed are consistent with the parameters outlined in the OCP and
the CCAP Update Study.

QCP Aircraft Noise Sensitive Development (ANSD) Policy

The subject site is located south of Westminster Highway in an area that permits consideration of
all aircraft noise sensitive land use types. However, as the site is affected by Airport Noise
Contours, the development is required to register a covenant prior to final adoption of the
Rezoning Bylaw.

Affordable Housing Strateey — Interim Strategy

In response to the contents of the Draft Affordable Housing Strategy (Att'lcllment 5), the
applicant proposes to provide eight (8) units that are approximately 45 m? (488 ft*) in area within
the development to address the provision of affordable housing.

The applicant has substantiated that the projected sale price of these units responds (o the Interim
Affordable Housing Strategy’s identification of the need for entry level ownership for
households with an annual income of $60,000 or less. Eighteen percent {18%) of the total
number of units proposed provide an opportunity for entry-level ownership based on the size of

the units.

The provision of en-site affordable units is secured through the proposed Comprehensive
Development (CD) zone by stipulating a maximum Floor Area Ratio (FAR) of 1.3, and an
additional 0.15 of FAR provided 1t is used entirely to accommodate dwelling units that are each
no greater than 50 m” (538.196 f? ) 1n area.

Floodplain Management Implementation Strategy

In accordance with the City’s Flood Management Strategy, the applicant is required to register a
Flood [ndemnification Covenant on title referencing the minimum habitable elevation for the
area which is 0.9 m (geodetic).

Consuliation

This rezoning application complies with the Official Community Plan (OCP). In accordance
with City policy, consultation with external agencies, organizations and authorities, including
School District No. 38, is not deemed to be required. The statutory Public Hearing will provide
area residents, businesses and property owners with opportunity to comment on the application.

Public Input

The applicant has forwarded confirmation that a development sign has been posted on site.
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Staff received one telephone call from an area resident expressing concerns associated with the
density and traffic impacts on the community associated with redevelopment within the
neighbourhood.

The City Centre Area Plan Update process has reviewed the issues of density and traffic within
the neighbourhood. The subject application complies with the density recommended and
complies with the intention of facilitating « transitional area between the City Centre’s lovwer
and higher densin zones. Further, the plan includes provisions for the inclusion of open space,
amenity space, and transporitation options. Vehicle access will be provided via Anderson Road.

Staff Comments

No significant concerns have been identified through the technical review.
Analysis

Background

¢ The applicant proposes to develop a four (4) storey residential apartment containing
approximately 43 units over a parking level.

» The development typology proposed complies with the site’s land use designation in the
Official Community Plan, the existing City Centre Area Plan, and the City Centre Area Plan
Update Study.

s The proposed development includes on-site provision of indoor and outdoor amenity space,
affordable housing units, a mixture of unit types, and an accessible unit on both the second
and third level.

¢ As the subject site is within the City Centre and within close proximity of the High Density
designated area, the structure has been designed to reflect its urban context while maintaining
a strong street presence. The building form 1s articulated through the use of recessed
balconies, breaks in the massing of the building, increased setback of the fourth storey and
articulated landscaping and grading. The setback and building design on the east side of the
building has been undertaken to minimize the impact on the adjacent existing two (2) storey
apartment building on a parking level. The proposal sensitively introduces an urban typology
into a transitioning neighbourhood.

Proposed Comprehensive Development (CD) Bylaw

e The proposed Comprehensive Development (CD) Bylaw is a tailored version of the
Townhouse District (R2) Zone.

» The density, lot coverage, setbacks, height, and off-street parking requirements have been
wrilten to reflect the resolution of site specific constraints.

¢ The density permitted on the site has been amended to permit a maximum floor area
ratio (F.A.R.) of 1.3 and an additional floor area ratio of 0.05 to accommodate indoor
amenity space.

2049662
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The provision of on-site affordable units is secured by permitting an additional floor area
ratio of 0.15 provided that it is entirely used to accomimodate dwelling units that arc no
greater than 50 m” (538.196 ft°) in area. The applicant has substantiated that restricting
the size of eight (8) units maintains their affordability in accordance with the Affordable
Housing Strategy -- Interim Strategy.

The CCAP Update Study stipulates a predominant height of 15 metres (50 ft.) but makes
provisions for a maximum height of 30 metres (98 {t.). The proposed CD Bylaw permits
a maximum height of 16.5 metres (54 {t.) to permit an elevator and stairs that project
beyond the average building height of 15 metres (49 ft.).

To minimize the impact of the building massing and the impact of development on the
eastern adjacent apartment building, as well as articulation along the street frontages,
setbacks have been specifted.

Tree Preservation

There are fifty four (54) bylaw size trees on the subject site. With the exception of one
tree. the trees are affected either by required road widening or by the proposed building
envelope; as a result, fifty three (53) (rees are identified for removal (Attachment 6).
The forthcoming Development Permit (DP 05-312751) requires a landscaping plan that
will substantiate on-site replacement landscaping in accordance with Tree Bylaw No.
8057, and the OCP gaol of a 2:1 replacement planting ratio. If the required number of
replacement trees cannot be planted on site, the applicant will provide a cash in lieu
contribution or be required to plant replacement trees on City owned property in an
alternate location.

Initially, the Norway Spruce located at the south west corner of the adjacent eastern site
was assessed to be within close proximity of the proposed development, which would
necessitate its removal. An updated review indicates that the separation between the tree
on the proposed parkade and retaining wall will not impact the critical root radius
required to preserve the tree. Appropriate protective fencing will be installed according
to the guidelines articulated by the applicant’s Arborist and inspected by the Tree
Preservation Coordinator (Attachment 6).

The road realignment and associated changes to property lines results in the transfer of
some trees from private ownership to City ownership and vice versa. These trecs have
been included in the Arborist’s report (Attachment 6). The tree located adjacent to the
northeast corner of the site on City property will be impacted by development; the City
has agreed to its removal.

Parking

2049002

The subject site is located within 800 m (2,625 fi.) or within a ten-minute walk of the
downtown core. As a result of its close proximity to the future Canada Line Station
(Saba Station), existing transit scrvice, and amenities, which support increased use of
transit, walking and cycling, a parking ratio that is consistent with requirements within
the City Centre is supported.
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Provision of off street parking at the rate of 1.1 spaces per dwelling unit and 0.15 spaces
per dwelling unit for visitor parking is supported. Further, tandem parking is supported
conditional to the assignment of both spaces to a single dwelling unit. In addition, the
minimum manoeuvring aisle width is reduced to 6.7 m (21.982 fl.). The City’s
Transportation Division has reviewed the proposed parking plan and supports the
proposat.

Similar to other developments within the City Centre that have been permitted to proceed
with a varicd required off street parking ratio, the applicant has agreed to provide a
contribution equivalent to S4 per buildable square foot ($39,162.24) toward Transit
Oniented Development.

Road Dedications and Transportation

In order to improve road alignment. changes to the site boundaries are required. A

69.4 m? (747.015 ft*) area along the north edge of the site, which is currently road 1s
proposed to be closed through a Highway Closure and Removal of Highway Dedication
Bylaw and exchanged with the applicant for the dedication of 151 m? (1,625.350 1%}
along the southern edge of the south, which is immediately adjacent to Granville Avenuc
{Attachment 7).

Further, it is proposed that the applicant purchase a 158 m?* (1,700.698 {t*) portion of
surplus City land located along the western edge of the site, which will be consolidated
with the subject site (Attachment 7).

The Highway Closure and Removal ol Highway Dedication Bylaw must be adopted, and
the surplus City land located atong the western edge of the site must be purchased at fair
market value prior to final adoption of Zoning Amendment Bylaw No. 8179.

Servicing Capacity and Upgrades

.

The applicant has agreed to contribute a proportionate amount equivalent to 577,604 and
$36,109 respectively for storm sewer and sanitary sewer works being undertaken within
the neighbourhood prior to final adoption.

All three street {rontages will be designed and constructed according to City Centre
standards. A Servicing Agrecment is required for these frontage improvenents prior 1o
final adoption (Attachment 8)

Flood Indemnity Covenant

Ziduen?

In accordance with the Interim Flood Management Strategy, a flood indemmnity covenant
is required to be registered on title as a condition ol final adoption.
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Aircraft Noise

o The site is affected by Airport Noise contours and is required to register a covenant, prior
to final adoption of Zoning Amendment Bylaw No. 8179 to disclose noise restrictions
and to engage an acoustical consultant.

Amenity Space

o The proposed development will provide both indoor and outdoor amenity space on-site in
compliance with the Official Community Plan.

Proposed Development Permit (DP 05-312751)

e The proposed form of development both complies with the City Centre Area Update
Study and responds to the residential context.

o The development has responded to comments from both the Advisory Design Panel and
staff related to form, character and massing.

o The applicant is required to provide a landscape plan that substantiates the provision of
replacement planting at a ratio of 2:1 in accordance with the OCP. If the required
number of replacement trees cannot be accommodated on the site, the applicant will
provide a cash in lieu contribution or be required to plant replacement trees on City
owned property in an alternate location.

Financial Impact or Economic Impact

No financial or economic impact is anticipated as a result of the proposed development.

Conclusion

Rezoning of the site complies with both the intention of the existing City Centre Area Plan and
the recommendations of the City Centre Area Plan Update process. On this basis, the proposed
density and land use is supportable.

/" Diana Nikolic, MCIP
Planner I (Urban Design)
(Local 4040)

DN:blg

Attachment 1: Location Map
Attachment 2: Conceptual Development Plans
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Attachment 3: Development Application Data Sheet

Attachment 4: City Centre Area Plan Land Use and Density Plan
Attachment 5: Affordable Housing Strategy — Interim Strategy
Attachment 6: Arborist Report and Addendum Report
Attachment 7: Road Dedication and Purchase

Attachment 8: Conditional Rezoning Requirements Concurrence
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6911 No. 3 Road
Richmond, BC VoY 2ClI
www . richimond.ca

3 H 6014-276-4000

City of Richmond

Development Application

Data Sheet

-%{ﬁari %
RZ 04-272735 Attachment 3

Address:

8400 and 8440 Anderson Road

Applicant;

Patrick Cotter Architect Inc.

Planning Area(s): _City Centre

Existing Proposed

Owner: 712380 BC LTD 712380 BC LTD
Site Size (m?): 2,452 m? 2,526.10 m?
Land Uses: Residential Residential

OCP Designation:

Neighbourhood Residential

Neighbourhcod Residential

Area Plan Designation:

Residential

Residential

Zoning:

Townhouse District (R2) and
Two-Family Housing District {(R5)

Comprehensive Development
District {CD/170)

Number of Units:

2

43

Other Designations:

Neighbourhood Residential {in the
Official Community Plan)
Residential {in the City Centre
Area Plan)

Medium Density (in the City
Centre Area Update Plan)

-

On Future

Subdivided Lots

Floor Area Ratio:

Bylaw Requirement

1.3F.AR.

- Additional 0.15 F.AR.

for dwelling units with

an area less than 50 m*

(538.196 ft? (Affordable

Housing)

- Additional 0.05 F.AR.
for amenity space

Proposed

1.3 F.AR.
- Additional 0.15 F.AR.
for dwelling units with
an area less than

50 m? (538.196 ft2
(Affordable Housing) -
- Additional 0.05 F.A.R.
for amenity space

Variance

none permitted

Lot Coverage — Building:

Max. 56%

56% none

Lot Size:

2,500 m?
(26,909.776 ft?)

(26,909.776 ft%)

2,500 m*

none

2045662



On Future
Subdivided Lots

Bylaw Requirement

Granville Avenue: 6 m
Cooney Road: 3 m
Anderson Road: 4.5m

With the exception of the
parking structure which

shall be no closerto a

Proposed

Granville Avenue: 6 m

Cooney Road: 3 m
Anderson Road: 4.5 m
With the exception of the
parking structure which
shall be no closer to a

Variance

Selback — Front Yard (m): property line than 3 m property line than 3 m none

Side yard: 3 m except Side yard: 3 m except

that the minimum side that the minimum side

yard setback shallbe 6 m | yard setback shall be 6

for portions of the building m for portions of the
exceeding 7.5 m in building exceeding 7.5 m
building height in building height

! Height (m): 16.5 m (building) 16.5m (54 ft.) none
Off-street Parking Spaces — Total: 54 54 none
Tandem Parking Spaces: not permitted 2 none
Amenity Space — Indoor: 100 m? 139.20 m* none
Amenity Space — QOutdoor: 258 m* 300.86 m* none

Cther:  Tree replacement compensation required for loss of significant trees in good health.

2049662




ATTACHMENT 4

A. Land Use & Density

The framework proposes an approach centred on the establishment
of a network of distinct, yet complementary, mixed-use transit
villages, each of which will provide an attractive, livable environment
and together will provide for a dynamic, sustainable downlown.

" Further fnvestigation . -~ 1%
1. ‘Refing employment targets 4

- laidd use and dénsily requl
“ the downtown's mixed-usa &

_ developiment and how that telates to
- if dwelling unit and hodagehold

Westminster Hwy

+ Proposed Vilage Centre
T2 Rural 2one )
: T3 Sub-Urban Zone {0.55 - 1.2 Floor Are_é'Ré'ts"q}.-

$H 12 Genecal Urban Zone (1.2 - 20 FAR) - - Granvifle Ave

H TsumanCanlmZons(Z'.ﬂ-S,OF_Arﬁ)r Proposed
BB 76 Urban Core Zone (3.0 FAR}  ~ A Rezonlng g
I sosciTERTR R i 50 L T4 General Urban Zone
7/ Norreddertizones . R CLovo (1.2 -2.0 FAR)3
- : B o o 3 BundelRd
% o o o9 39 w3 3 = 20 s IfRLES TS T oma oY

No. 2Rd
Gilbert Rl

Ne. 3 Rd
Garden Clty Rd
Ne. 4 Re

Alllllk\
\ 4

City Centre Area Plan Update Study | et Pae: 1/17/06
Land Use and Density Amended Date:
RZ 04“267994 Note: Dimensions are in METRES
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#. City of Richmond

ATTACHMENT 5

Page 1 of 1

Adopted by Council: July 24, 2006 Policy 5006

File Ref: 08-4057-05 Affordable Housing Strategy — Interim Strategy

Policy 5006:

The following policies apply to in-stream development applications until such time as the final
Affordable Housing Strategy is approved (e.g., at the end of 2000):

City Wide Policy:

()

that affordable housing be defined by the following three (3) housing forms and
annual income thresholds, which are to be reviewed from time to time:

(i) entry level ownership (households earning §60,000 or less assuming « 10%
down payment);

(ii) low end of market rental (less than $37,700); and

(ifi)  subsidized housing (less than $20,000);

City Wide Policy — Excluding The West Cambie Alexandra Area:

(b)

{c)

(d)

(e)

N

2002295

the provision of affordable housing or the contribution in lien, be requested for all in
stream multiple-family development applications;

where affordable housing is provided in multiple-fumily development applications, that
it constitute at least 14% entry level ownership housing units, or 6% of the units if they
are subsidized housing;

where a contribution in liew of affordable housing is made, that it be based on the
current minimum of S0.60 per buildable square foot, whiclt is to be reviewed from time
to time;

a moratorium be put on development applications (e.g., rezoning; subdivision; stratu
title conversion; development permit) involving the demolition or conversion of the
existing multiple-fumily rental housing stock, except in cases where there is 1:1
replacement; and

that convertible or flex housing be permitted in single-fumily areas (subject to
applicable Official Community Plan, Area Plan and City planning policies, the Zoning
and Development Bylaw, and the normal Public Hearing process) and not be
subsidized by the City of Riclimond.,

Policy Manual




ATTACHMENT 6

Gye and A580 ciates Lid.

¢ omspidranndy i Lorbas Frresivy wnd {rbariciliiee

Atteniion: Cacilia Aciam, Plannei

dong - Patick Gottar Arciacis

1272738

Piease fnd enclosed our Tree Protection Report. We are also atlaching as appandices 0
the Regerl, a Tree inventory andc a Tree Protection Plan drawing inr reference purposes,

TREE PRESERVATION SUMMARY

rees affectad by this agevelopmeant.
Troes proposad for removal.
. Trzes proposed for relention.

INTRODUCTION

The purpose of tis rapar! 15 hyvo-fold: firstly. 1o describe the axishng iree resource Growing
an sile: secondly, o sel ferth mieasuras 1o protect same or ail of this resource; or 0!

nce af any sopartunities for mean:ngiu ree ratention, to explain why it is na

o ing!

acter and condition of ai on-cite and off-sits treas thal may e
_ cliarl by the dove cornant

9 trees proposcd for remaval and retention:

3 TSt pnsadl i miburnze lea loss anc maximize sucuessiu: Wue

CONs

La npen provided with e fallowinl TestuUresas.

¢ nropedies and adjacent landgs:
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Our st aas visiter the sits and assessed all rees groaler than 5.0-cim N Siaim hAmasr
asored 1.4m agove grade), iocated on the proponants lots and on langs immadiataly

o
ot Al traes have been tagged. inventonied and evaluated for haalth and structure.

Figure 1. Aerial photo of subject properties - from the City of Richmond's online
mapping and GIS website — http:h'www.richmond.caidiscover}maps.htm

OBSERVATIONS

Current Site Conditions

The site is comprised of two large, flat, well-treed residential lots (8400 and 8440 Anderson
Rd.). As Figure 1 illuslrates, the two lots have trees mainly around their west and south
perimeter. with primarily grass and Himalayan blackberry making up the remainder of the
andscape. The photo shown in Figure 1 is outdated, and the house on 8400 Andersen R
has boen removed, with no structure repiacing it. The house at 8440 Andersun Rd is
scheduled for removai.

Preposcd Development Pians

The proposed developrment will create approximately 44 loft homes and condominiums, with
aseociated internai roadways. Concurrent lo this development is a city project, which
widens Granvide Avenue along the south property line of the subject properties. This road
widening, which allows for the existence of a bicycle lane, will move the side walk from its
carrent -ocation to approximately 2.5-m further north.

Property Lines
The pronerty lines on this site will change with the proposed development. The origina
praperty iing is labeied on the Tree Protection Plan as “EXISTING PROPERTY LINE". while:



Lo CONSLLTANES N LRBAN TORESEIY A ARBORD Pt il

WERTY LING is iabeleo as such on the Tree Protection Plan. A

st

< melow shows an outiine of the existing and proposed property ines.

PRORANE RATEYIY UM | |

R R R, ez g ]

EETCE

Figure 2. Existing and proposed property fines at 8400 and 8440 Anderson Rd.

The changes in the property line affect the tree resowrce in that some trees which are
currently on-site will fall cutside the proposed property line and vice versa. These changes
are detailed in the discussion section of the reporl.

Tree Resource

There is littie species variation in the existing lree resource. The majority of the resource is
comprisar) of Norway spruce {68-percent) and Lembardy popiar {18-percent). The remaining
species inciude Western red cedar, Lawson Cypress, Big ieal maple and Black walnit. The
chart and tatle below shows the species compeosition and abundance of the subigcl

properties’ ree rgsaurca

_F Numbe
Species r ‘
Waestern red cedar -2
Lawsar: Cyprass i 2
Block walnul 1
1. ombardy poplar 1d
Norway spruce 37
Big ‘ea” manle 2
Total 54
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Details of this tree inventory are provided in the table attached as Appendix—1.

The condition of the trees is variabic. The majorily of the tree resource is in reasonable
heaith. The exceplions 1o this are the populatien of Lombardy Poplars, which appear o be
overmaturs anc deciining in health. as a consequence. The gtructural ratings for the tree
resource range from poor o good, with the majonty of the pocr ralings attributed to the:
overmatars Lombardy poplar trees and he Norway spruce along the south propefty line

which have been topped in tha past,

Disctssion

Tree Removals
54 of 54 trees surveyed for the proposed development are recommended for remaoval. The

recommendaiions are nased on the ichowing criteria:

1) Conficts with the proposed building envelopes: 25 trees (includes 9 with paor
siruclure).
2y Condicts wilh the propesed widening of Granvilie Avenue: 28 trees (all with fair lo

pocr struciura).
3 Conflicts with the proposed sidewalk along the norli property iine: 1 tree

Tree Relention
There are no opportunities for viable tree retention on this site, due to both the poor

condition of seme trees and condiicls with the proposed site plan, in the case of others. A
comprehensive replacement tree planting ptan will lead lo a more suitable treed landscape
in the future. See the tandscape plan created by JHL Designs for details on the location,
spacies and size of repiacement trees.,

FProperty Lings { Offsite Trees
As momimed earlier in the reporl. a road widening project along Granville Avenue is
proposed concurrent to the condominium development. There are 28 trees along the south
property line that will be affected by this road widening. Of these 28 trees, 27 are currently
growing within the property of 8400 and 8440 Anderson Road, and 1 on the neighboring
property lo the 2ast. These 27 lrees wili come under the ownership of the City of Ri rhmo“d
once the property is sub-divided {See Appendix 2 — Tree Protection Plan}. Tree numbe
1001 ‘ocaled 0 the nortnwest corner of the development site, is currently growing on the
Cily of Richmond's properly, outside the north property iine for 8400 Andersen Road. This
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Finally. there arc two “off-site” trees affected by the deveiopment {tree numoer 1058} anc
road widening (trae number 1067). Tree number 1057 will likely require removal due to the
road widening. It currently exists on the neighboring property 1o the east (8480 Anderson
Roadi The owner, developer and the Citv of Richmond will requirg an agreement reqgarding

the removal of this tree Tree numoer 1059, located on Cily of Richmond property. is
ynended for removal bases on its localion in relation to the proposed sidewalk along
srth proporty Gne and e handicap access ramp for the cevelopment. The develeper anc
nond will raquire an agreemgnl recarcing the romovat of this tree.

PeL

the

the Uik

aeemont Troes

; se seo (he Landscape Plan provides by the langscape architect {JHL Landscape
Design Group) for a detailed Replacement Trea Plan showing species, locations and sizes
Hiacement irees.

of all preposed rs

One drawing is inciuded In this report
1 A Tree Protection Plan drawing, which plots all on and off-site trees in relation to
the proposed deveopment fayoul and e revised roagway and sidewali layout s
allaghad as Appendix—2.

End Report.

CERTIFICATION:
This repord and the opinons expressed within it have been prepared in good faith anc 10
accepled arborcuitural standards within the soope afforded by its terms of reference and the

resources made avaliabie to the consuitant,

_.\
13
[4
]
s
N,
:
¥
N,
AN

Xl
Joromy Gye - Consulting Arborist
|.5.A. Cerificauen # PN-0144

wal
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ASSUMPTIONS AND LIMITING CONDITIONS

o apiniens expressed within it have heen prepared in good faith and o
ihin the scope afforded oy its terms of reference and
The report provides ne endertar

are not an exact science. Bo quaites can and do changs
orasec periedicaily.

pesmanis

i he

This assessment was smilec 10 a visual ree gvaluation only. No core sampies we s
iaker. Mo tissue sampies have baen cullures o anaiyzed by plant pathoiogists. No raal
or root crown excavations were underlaken. Mo acrial Feconnatssance was atternpled,
peyeond that made possible by pinocuars. The evaluation period for this assessment is
12 months.

ESLONSIDI ors legal in character. Any and all preperty S
appraises or evaisated as though free and clear, under responsivie ownership anc
competent managemeant.

Any tegal description provided to the consultanVappraiser is assumed te be cerrect. Mo

Itis assumed that any property is not in violaton of any applicaile codes, ordinances,
siatules. or other gevernmental regulations.

Care has been taken to oblain all information from reliable sources. All data has been
verified insofar as possinle: however, the consultaniappraiser can neither guarantee nor
e responsible for the information provided by others.

The consu tantappraiser shall not e required to give testimony or to attend court by
reason of this report uriless subsequent contractual arrangerments are made, ncluding
sayment of an additionat fee for such services as described in the fee schedute and
coniract of engagement.

L oss or alteration of any parl of this report invalidales the entire report.

Possession of this report or a copy thereof does not impiy right of publication or use for
any purpose by any olher than the person to whom it is addressed, without the prior
expressad wrilten ar verba: consent of the cansuitant/appraisear.

Neither a1 nor any part of the contents of this report, ner copy thereof, sha!i be conveyad
by anyone. inc.ucing the client, 1o the public through advertising, public retations, news.
sales or olher media. without the prior expressed written or verbal consent of the
consullantappraiser -particutarly as 1o vaiue conclusions, identity of the
ronsultaniappraiser, or any reference to any professional society or institute or to any
nitiales designation conferred wpon the consullanlfappraiser as slated in his
qualification.

O



Gye and Associates Ltd.

Consultants in Urban Forestry and Arboriculture .

APPENDIX 1
TREE INVENTORY TABLE
Tree # Type Stem Height] Crown | Biological | Structural Action Raticnale Notes
Diameter | (m) Radius Health Condition
{cm) (m)
1001 [Norway spruce 48 30 4§Goed Fair Remove Building Envelope May have been sheared in the past
1002 JLombardy poplar 76 65 5{Fair to Poor [Fair to Poor |Remove Building Envelope Overmature
1003 INorway spruce 32 35 3.5JGood Fair Remaove Building Envelope Very close o other trees
1004 |Lombardy poplar 51 65 3YFair to Poor |Fair to Poor [|Remove Building Envelope Overmature
1005 |Norway spruce 33 25 3|Good Fair Remove |Builcing Envelope  [Very close to other trees
1008 {Lombardy poplar 89 85 4)Fair to Poor yFair to Poor [Remove Building Envelope QOvermature
1007 Norway spruce 13 30 2§Good Fair Remove Building Envelope  JVery close to other trees
1008 [Lombardy poplar 47 65 2.54Fair to Poor |Fairto Poor |Remove Building Envelope  [Overmature
1009 |Norway spruce 15 35 1.58Good Fair Remove Building Envelope __ [Very close to other trees
1010 JLombardy poplar 77 65 4[Fair to Poor |Fairto Poor |Remove Building Envelope Overmature
1011 |Norway spruce 22 45 1.5}Good Fair Remove Building Envelope  Very close to other trees
1012 |Lombardy popiar 89 65 AlFair to Poor [Fair to Poor |Remove Building Envelope QOvermature
1013 INorway spruce 29 45 3§Goed Fair Remove Building Envelope  [Very close to other trees
1014 {.ombardy poplar 54 65 3.54Fair to Poor [Fair to Poor |Remove Building Envelope  JOvermature
1015 |Norway spruce 19 40 2]Gocd Fair Remove Building Envelope __ {Very close to other trees
1016 JLombardy poplar 48 85 3.5]Fair to Poor [Fair to Poor jRemove _mcﬂ_aam Envelope Overmature
1017 |Norway spruce 14 35 1.5]Good Fair Remove }Building Envelope  [Very close to cther trees
1018 |Lombardy poplar 55 &5 3.5[Fair to Poor |Fair to Poor JRemove Building Envelope Overmature
1019 [Norway spruce 31 55 4.5}Good Fair Remove Building Envelope  |Very close to other trees
1025 |JLombardy poplar 42 65 3.5}Fair to Poor_jFair Remove Poor Structure QOvermature
1026 |Norway spruce 37 50 4§Good Fair Remove Road Widening \Very ciose to other frees
1027 _|Big leaf maple 16 15 1JPoor Poor Remove Road Widening Decay, topped
1028 [Western red cedar 48 45 2.5]Fair Good Remove Building Envelope
1029 |Lawson cypress 56 45 3JGood Fair Remove Building Envelope Slight lean
1030 fLawson cypress 27 35 2.5)Good Good Remove Building Envelope
1031 [Norway spruce 32 30 m_mooa Fair Remaove Road Widening Topped

GEA H05-042




GYFE AND ASSOCIATES LTD. - CONSULTANTS IN URBAN FORESTRY AND ARBORICULTURE

Tree # Type Stem Height§ Crown | Biclogical | Structural Action Rationale Notes
Diameter | {m) Radius Health Condition
{cm) {m}
1032 INorway spruce 31 30 2|Good Fair Remove Road Widening Topped
1033 INorway spruce 27 30 2}Goed Fair Remove Road Widening Topped
1034 INorway spruce 17 30 2)Goed Fair Remove Road Widening Topped
1035 |Norway spruce 34 30 2§Good Fair Remove Road Widening Topped
1036 JNorway spruce 23 30 2]Good Fair Remove Road Widening Topped
1037 [Norway spruce 46 30 3.5]Good Fair Remove Road Widening Topped
1038 ]Norway spruce 29 30 2]Geod Fair Remove Road Widening Topped
1039 |MNorway spruce 19 30 2{Good Fair Remove Road Widening Topped
1040 [Norway spruce 17 30 2}Good Fair Remove Road Widening Topped
1041 |Norway spruce 27 30 2{Good Fair Remove Road Widening Topped
1042 {Big leaf maple 42 20 3jPoor Poor Remove Road Widening Decay, ‘opped, growth is suckers
1043 [Norway spruce 31 30 2{Good Fair Remove Road Widening Topped
1044 _202&< spruce 41 30 2jGood Good Remove Road Widening Topped
1045 |Norway spruce 11 30 1,5Good Goed Remove Road Widening Topped
1046 _2023\ spruce 28 30 2§Good Good Remove Road Widening Topped
1047 [Norway spruce 36 30 2]Good Good Remove Road Widening Topped
1048 Norway spruce 39 30 2)Goed Good Remave Road Widening Topped
1049 [Norway spruce 12 30 2]Good Geod Remove Road Widening [Topped
1050 [Norway spruce 23 30 2Good Good JRemove Road Widening Topped
1051 [Necrway spruce 21 30 21Good Good Rermove Road Widening Topped
1052 [Norway spruce 24 30 2]Goed Good Remave Road Widening Topped
1053 |Norway spruce 33 30 21Geood Geod Remove Road Widening Topped
1054 [Norway spruce 31 30 2§Good Good Remove Road Widening Topped
1055 [Norway spruce 42 30 2}Good Goed Remove Road Widening Topped
1056 {MNorway spruce 14 30 2]Good Good Remave Road Widening Topped
1057 [Norway spruce 20 30 2}Good Good Remove Road Widening Topped / Neighbor's property
1058 [Black walnut 26 40 4 5§Good Good |Jremove Building Envelope
1059 [Western red cedar 31 50 3.5)Fair Good JRemove  |Sidewalk City of Richmond's property

G&A $05-042

—
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Gye and Associates Ltd.

Consultants in Urban Forestry and Arboriculture

December 14, 2006

City of Richmond

Policy Planning Department
6911 No. 3 Rd,

Richmond, BC, V6Y 2C1

Attention: Diana Nikolic, Plannher

Cc. Edward Abboud — Patrick Cotter Architects
Dear Ms. Nikolic:

Re: 8400 and 8440 Anderson Road

Addendum to Tree Protection Report of September 29, 2006
City of Richmond Project # RZ04-272735

Patrick Cotter Architects have sent us a revised site plan and asked that we re-
consider tree #s 1057 and 1059 for retention. We have reviewed the changes to
the site plan, as well as your comments of December 14™ 9:48am in an e-mail to
the architect.

It is our opinion that tree # 1057 (a 20cm d.b.h. Norway spruce) can be retained.

| attach a detail of the site plan showing a retaining wall, mechanical room and
underground parkade located well beyond the 2.4m critical root radius required to
preserve this tree.

We recommend that protective fencing be erected parallel to the retaining wall at
an offset distance of .5 meters toward the tree and terminating at the property
lines on the east and south sides of the site. A detail of the protection fencing is
attached. No other special measures are required to protect this tree, beyond
periodic monitoring to ensure that the fencing remains in place.

With respect to tree # 1059, a 30cm Red cedar, we confirm our original
recommendation for removal. Red cedars are more sensitive than most tree
species to disturbances within their growing environment. The tree is located in



the middle of a proposed sidewalk. An existing ditch to the north of the tree will
need to be in-filled to facilitate the sidewalk construction and widening and
curbing of the road. These disturbances will result in the immediale decline of
the tree in our opinion. This is a relatively young specimen and is easily
replaced at size.

Respectfully submitted,

7 Ty, - A

e

il

Jeremy Gye - Consulting Arborist
[.S.A. Certification # PN-0144

]
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Appendix -3: Tree Protection Fencing Detail

Robust Tree Protection Fencing shall be constructed with a 2x4 frame and supports.
(See photo below.) Snow-fencing will then be affixed to the frame using zip-ties, staples
wire or nails. All-weather signage will be attached, clearly designating the area within as
a TREE PROTECTION AREA — NO TRESPASSING.




Appendix -3: Tree Protection Fencing Detail

Robust Tree Protection Fencing shall be constructed with a 2x4 frame and supports.
(See photo below ) Snow-fencing will then be affixed to the frame using zip-ties, staples

wire or nails. All-weather signage will be attached, clearly designating the area within as
2 TREE PROTECTION AREA - NO TRESPASSING.

-
H
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ATTACHMENT g

Conditional Rezoning Requirements
8400 and 8440 Anderson Road
RZ 04-272735

Prior to final adoption of Zoning Amendment Bylaw No. 8179, the developer 1s required to
complete the following requirements:

2049662

The site is affected by Airport Noise Contours; the development is required to register a
covenant to disclose noise restrictions and to engage an acoustical consultant.

[n accordance with the City’s Flood Management Strategy, the applicant is required to
register a Flood Indemnification Covenant on title referencing the minimum inhabitable
elevation for the arca which is 0.9 m (geodetic).

Registration of a covenant on title requiring that tandem stalls are assigned to a single
dwelling unit.

The applicant is required to provide a contribution equivalent to $4 per buitldable square
foot ($39,102.24) toward Transit Oriented Development.

Process a Development Permit application to a satisfactory level as determined by the
Director of Development, which includes substantiating tree replacement at a 2:1 ratio or
otherwise complying with the requirements of tree replacement as required by the OCP.

Dedicate road along the entire Granville frontage, starting at 1.06 m at the east property
line, widening to 2.48 m near the middle of the site through to Cooney, wheread m x 4
m corner cut is also required.

Adoption of the Highway Closure and Removal of Highway Dedication Bylaw, which
includes the transfer of a 1 metre wide parcel along Anderson Road to the applicant in
exchange for dedication along Granville Avenue. The applicant is responsible for all
associated lcgal costs.

Acquisition of surplus City owned land (approximatcly 158 m?) from the City at market
value and consolidate it with the consolidated subject site. The subdivision/consolidation
plan shall dedicate to “road” the remaining titled lands which are owned by the City but
used as public road.

Enter into the City's standard SA to design and construct all three frontages to City
Centre standards. Works include, but are not limited to:

A. Granville Avenue: installation of a 2m concrete sidewalk at the new Property
Line, with a 1.5m grass and treed boulevard (trees to be Red Oak} including City
Centre pedestrian street lighting (Spec = L12.1) painted blue with flower pot
holders and receptacles, road widening of Granville is required, including new
curb and gutter, providing a 1.5m wide bike lane at the Cooney intersection, and
yet preserving all existing traffic lanes and their width. Traffic signal related
upgrades/modifications are required at the Cooney/Granville intersection - exact
requirements to be determined as part of Service Agreement design process. A
separate line marking design drawing is also required,;



20406562

B. Cooney Road: The current water system does not tie-in between the Cooney &

Anderson intersection and Granville Ave. The watermains along Cooney,
Anderson and Eckersley are all 50 years old and too small for proposed
development. This developer responsible for a new 200mm diameter PYC
watermain, tying Anderson to Granville Ave. No storm sewer construction is
needed along Cooney, unless the Developers’ Engineer determines otherwise.
Other works include, behind the existing curb and gutter, a mininuin 1.5m grass
and treed boulevard (trees to be Magnolia), with street lights being City Centre
Davit Luminaire Poles, 1.12.9, without pedestrian luminaires, flower pot holders
or receptacles. A 2m wide concrete sidewalk is to be constructed against the new
Property Ling;

. Anderson Road: The existing 150mm diameter AC watermain along the site

frontage is to be replaced by a 200mm diameter PVC watermain. The sanitary
sewer is currently serviced via a 150mm diameter PVC line, running across a
portion of the existing Anderson frontage at a 1.2m offset. Engineering Policy
requires the sanitary system be a mininnun of 200mm diameter, connecting to the
sanitary manhole (SMHS865) on the north side of Anderson. With the sanitary
needing to be upsized, the new system can be designed just to service this
development site and reconnect 8500 Anderson, at an offset from the new
Anderson Road Property Line, that will not require the City to request a Utility
ROW from this applicant. Full half road frontage upgrades are required, starting
with a Benkelman beam test or other method approved by the Engineering
Departiment, to determine the strength of Anderson. Should the existing road
“fail”, then full half road construction is required, but likewise, if the road is okay,
just road widening is required with appropriate overlays as determined by the
developer’s Engineer. Other works include curb & gutter, creation of a grass &
treed boulevard (tree species for Anderson to be determined), including City
Centre Type I luminaire poles (1.12.5), painted black, with a 2m concrete
sidewalk at the property line. The existing ditch must be replaced by establishing
a minimum of 600mm diameter storm sewer system. The corner of Eckersley &
Anderson is a high point, with both Eckersley and Cooney draining north.
Ultimate cross section has Anderson as an 8.5m wide road, curb to curb. Traffic
calming at Anderson - Eckersley intersection is required using bulges -
Transportation Dept to determine exact requirements. Boulevard widths must
support the hydro/tel undergrounding. A distribution hydro conduit system 1s o
be established, as required by BC Hydro.

Capacity Analysis Upgrades: Any works determined and agreed upon via the
developer consultants’ analysis that requires improvements beyond the scope
identified in A, B & C above or that is not being done by the City via the
Consortium funding, are to be included in this Servicing Agreement process. Site
capacity analysis calculations must be included on the Servicing Agreement
water, storm and sanitary sewer design sheets.



All works are at developer’s sole cost — no credits.

¢ Contribution for the following Downstream Consortium Upgrades:
o $77,604.00 for storm sewer; and
o $36,109.00 for sanitary sewer

[Signed original on file]

Signed Date

20002



City of Richmond Bylaw 8179

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 8179 (RZ 04-272735)
8400 AND 8440 ANDERSON ROAD

The Council of the City of Richmend, in open meeting assembled, enacts as follows:

1. Richmond Zoning and Development Bylaw 5300 is amended by inserting as Section
291.170 thereof the following:

“291.170 COMPREHENSIVE DEVELOPMENT DISTRICT (CD/170)

The intent of this zoning district is to accommodate a multiple-family dwelling.

291.170.1 PERMITTED USES
.01 The following uses are permitied:
RESIDENTIAL, MULTIPLE FAMILY;
BOARDING & LODGING, limited to two persons per dwelling unit;
HOME OCCUPATION;
COMMUNITY USE; and
ACCESSORY USES.
291.170.2 PERMITTED DENSITY
.01 Subject to subsection .02, herein, the maximum Floor Area Ratio shall be: 1.3 plus
(a) an additional 0.15 Floor Area Ratio provided that it is entirely used to
accommodate dwelling unit(s) each having an individual gross floor area less

than 50 m? (538.196 ft*); and

(b) an additional 0.05 Floor Area Ratio provided that it is entirely used to
accommodate Amenity Space.

02 Floor Area Ratio excludes the following:

(a) buildings or portions of a building that are used for off-street parking, loading,
and bicycle storage;

(b) common stairwells and elevator shafts above the ground floor fevel; and

(c) unenclosed balconies.

RIFELS b



Bytaw 8179 Page 2

291.170.3 MAXIMUM LOT COVERAGE
.01 Maximum Lot Coverage: 56%
291.170.4 MINIMUM SETBACKS FROM PROPERTY LINES

.01 Public Road Setback:

(a) Granville Avenue: 6.0 m (20 ft.),
(b) Cooney Road: 3.0m {10 ft.};
{c) Anderson Road: 45m (15 ft.); and

(d) Parking structures may project into the public road setback, but shall be no
closer to a property line than 3.0 m (10 ft.). Such encroachments must be
landscaped or screened by a combination of frees, shrubs, ornamental plants or
lawn as specified in a Development Permit approved by the City.

.02 Side Yard: 3.0 m (10 ft.) except that the minimum side yard setback shall be 6 m
(20 1t.) for portions of the building exceeding 7.5 m (25 ft.} in building
height.

291.170.5 MAXIMUM HEIGHTS

.01 Buildings: 16.5 m (54 ft.}.

.02 Accessory Buildings and Structures: 5 m (16 ft.).

291.170.6 MINIMUM LOT SIZE

01 A building shall not be constructed on a lot of less than 2,500 m* (26,910 ft?).

291.170.7 OFF-STREET PARKING AND LOADING

.01 Off street parking shall be provided in accordance with Division 400 of the Richmond
Zoning and Development Bylaw 5300, except that:

(a) off-street parking shall be provided at the rate of:

(i) For residents: 1.1 spaces per dwelling unit; and
(i) For visitors: 0.15 spaces per dwelling unit;

(b) where lwo parking spaces are intended to be used by the residents of a single
dwelling unit, they may be provided in a tandem arrangement with one
parking space located behind the other and, typically, both spaces set
perpendicular to the adjacent manoeuvring aisle; and

(c) the minimum manoeuvring aisle width shall be 6.7 m (21.982 ft.).



Bvlaw 8179 Page 3

291.170.8 SIGNAGE

.01 Signage must comply with the City of Richmond's Sign Bylaw No. 5560 as it applies
to development in the “Townhouse District (R2)" Zone.”
2 The Zoning Map of the city of Richmond, which accompanies and forms part of
Richmond zoning and Development Bylaw 5300, is amended by repealing the existing
zoning designation of the following areas and by designating it COMPREHENSIVE
DEVELOPMENT DISTRICT (CD/170).
P.1.D. 004-277-686
Lot 72 Section 9 Block 4 North Range 6 West New Westminster District Plan 18444
P.L.D. 010-374-281
Lot 71 Section 9 Block 4 North Range 6 West New Westminster District Plan 18444
The area shown cross-hatched on **Schedule A” attached to and forming part of Bylaw
No. 8179
3. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw 8179”.
FIRST READING RiCHIOND
APPROVED
A PUBLIC HEARING WAS HELD ON . by/
; /&
SECOND READING RPROUED

THIRD READING
OTHER REQUIREMENTS SATISFIED

ADOPTED

ar SEHC“m

MAYOR CORPORATE OFFICER
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