 City of
sh", Richmond Report to Development Permit Panel

To: Development Permit Panel Date: May 21, 2021

From: Wayne Craig File: DP 18-829228
Director of Development

Re: Application by QRD (Hamilton) LP for a Development Permit at 23400, 23440,

23460 and 23500 Gates Avenue

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 60 townhouse units at 23400, 23440, 23460 and 23500 Gates
Avenue and the surplus portion of the Gates Avenue road allowance on a site zoned “Town
Housing - Hamilton (ZT86)” ; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce:
a) the minimum front yard setback to Gates Avenue from 4.0 m to 3.4 m; and

b) the minimum west side yard setback from 7.5 m to 6.0 m.

iy

Wayne Craig
Director of Development

WC:el
Att. 3
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Staff Report
Origin
QRD (Hamilton) LP (Incorporation number: BC1116515; Director: Matthew Weber, Rajpal
Dhaliwal, Harpreet Saran and Richard Lawson) has applied to the City of Richmond for
permission to develop 60 townhouse units and a 920.6 m? (0.23 acre) city park at 23400, 23440,
23460 and 23500 and a portion of Gates Avenue. The applicant has proposed to purchase the

surplus road allowance on Gates Avenue and consolidate it into the development site. The
proposed development includes a variety of unit types within the six buildings as follows:

e Four buildings include a total of 48 stacked townhouse units with garages occupying the
ground floor. The 48 stacked units include 16 two-bedroom units located on the second
floor of the buildings interspersed with 32 three-bedroom units with living space on the
second and third floors of the buildings.

e Two buildings with a total of 12 three-storey standard townhouse units with their garages
occupying most of the ground floor and living space on the second and third floors that
face onto the north-south Strollway.

The site is being rezoned from “Single Detached (RS1/F)” zone to “Town Housing - Hamilton
(ZT86)” zone and “School & Institutional Use (SI)”” zone for this project under Bylaw 9932
(RZ 17-766714), which received Third Reading following the Public Hearing on July 15, 2019.
The site currently contains three single family dwellings and a non-conforming duplex, which
will be demolished.

A Servicing Agreement is required as a condition of rezoning adoption and includes, but is not
limited to, the following improvements:

Frontage Improvements

e At the western portion of the site’s frontage, construction of a cul-de-sac, with a 2.0 m
(6.6 ft.) wide concrete sidewalk, new curb/gutter and a minimum 7.5 m (24.6 ft.) wide
driving surface.

e Along Gates Avenue, from the west property line to western limit of the proposed cul-de-
sac, construction of a 2.0 m (6.6 ft.) wide concrete sidewalk, 1.5 m (4.9 ft.) wide treed and
grassed boulevard with street lighting, and pavement widening to provide a min. 6.0 m
(19.6 ft.) wide driving surface and tie to the existing northern edge of the roadway.

e Along Gates Avenue, east of the cul-de-sac, construction of a new 2.0 m (6.6 ft.) wide
concrete sidewalk and sufficient road widening to maintain two-way traffic to the eastern
end of Gates Avenue.

e Along the entire east property line of the site extending northward to the Highway 91A
pedestrian overpass, repave and widen the existing asphalt walkway within the Highway
91A road allowance to min. 3.0 m wide with pedestrian lighting. (The Ministry of
Transportation and Infrastructure has confirmed that it would accept an application from
the City to do the work itself under the Servicing Agreement with the developer.)

6463087



May 21, 2021 -3- DP 18-829228

Servicing Works

e Removal and replacement of approximately 85 m (279 ft.) of the existing 1 50mm
watermain at Gates Avenue with a 300mm diameter main (complete with fire hydrants as
per City standards) from the intersection of Gates Avenue and Smith Crescent to the
proposed cul-de-sac on Gates Avenue.

e Installation of approximately 80 m (262 ft.) of 600mm storm sewer along Gates Avenue
from the proposed cul-de-sac to Smith Crescent.

e Installation of approximately 178 m (584 ft.) of sanitary sewer main from the proposed
cul-de-sac on Gates Avenue to the intersection of Willett Avenue and Smith Crescent.
Should development proceed prior to the completion of the City Capital Project for the
VLA Park sanitary pump station, or should this Capital Project not proceed, the
developer will be required to construct the sanitary pump station.

e Placement of the existing private utility overhead lines (e.g. BC Hydro, Telus and Shaw)
underground from Smith Crescent to the eastern side of the development site.

Parks Works
e Construction of the East-West and North-South Strollways as per the SA drawings.

e Rehabilitation of the ESA compensation and enhancement area (i.e., proposed city park)
by clearing all plants and shrubs which are dominated by Himalayan blackberry. As
indicated in the Stage 2 QEP report, these pre-construction works will be supervised by
the QEP.

e Improve the habitat value of the ESA compensation and enhancement area by landscaping
the area as per the Stage 1 and Stage 2 QEP reports as well as the final ESA landscape
plans. The proposed landscaping is designed to provide:

o summer and winter foraging opportunities for a diverse array of bird species;
o perching and nesting opportunities by planting of coniferous trees; and

o thick ground cover placed strategically with large woody debris to make travel
corridors for small mammals as well as to retain soil moisture for amphibians and
gastropods.

e An ESA landscaping security (based on landscape estimates and monitoring costs, plus a
10% contingency) will be secured as part of the Servicing Agreement application to
ensure that the proposed ESA enhancement works are completed, monitored and
maintained for three years. If the works are satisfactorily completed, monitored and
maintained, the security will be released in stages, with 70% release after substantial
completion and 10% releases each year for the three years after substantial completion.

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.
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Background
Development surrounding the subject site is as follows:

To the North: Across Gates Avenue, single family properties zoned “Single Detached (RS1/F)”
and designated “Neighbourhood Residential (Stacked Townhouse 1.0 FAR)”
within the Hamilton Area Plan.

To the South: Single family properties zoned “Single Detached (RS1/F)” and designated
“Neighbourhood Residential (Stacked Townhouse 1.0 FAR)” within the Hamilton
Area Plan.

To the East:  Ministry of Transportation road allowance that includes a large grassed area with
blackberries and several small trees, a pathway, a highway sound barrier and
Highway 91A.

To the West: Single family properties zoned “Single Detached (RS1/F)” and designated
“Neighbourhood Residential (Stacked Townhouse 1.0 FAR)” within the Hamilton
Area Plan.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on July 15, 2019. No concern
regarding the rezoning application was expressed at the Public Hearing.

Staff Comments

The proposed scheme of the townhouse development 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 - Hamilton (ZT86)” zone except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold italics)
1) reduce the minimum front yard setback to Gates Avenue from 4.0 m to 3.4 m; and

This variance is to accommodate the proposed building projections on the second and third
floors of Building #6, which fronts Gates Avenue. While this variance was not noted at
time of rezoning, staff consider this to be a minor variance and support it based on the
SJollowing:

o This portion of Gates Avenue will be converted to a Strollway when the site on the
north side of Gates Avenue redeveloped. The proposed projects would help
creating a more intimate streetscape along the future Strollway.

o The projections do not compromise tree planting opportunity along the site
frontage.

e The projections also help providing appropriate building articulation along Gates
Avenue and establishing the architectural character of the development proposal.

6463087



May 21, 2021 -5- DP 18-829228

2) reduce the minimum west side yard setback from 7.5 m to 6.0 m.

This variance is to accommodate
o covered porches on the ground floor and balconies on the 2" floor, where the
supporting columns are set back 6.01 m to 6.54 m from the west property line;
o second floor building projections at 7.0 m from the west property line; and
o third floor building projections at 6.39 m from the west property line.

While this variance was not noted at time of rezoning, staff support it based on the
Sfollowing:

o  While the proposed balconies and porches front the west side lot line of the
development site, these amenities project into the private outdoor space in front of
each of the units fronting the North-South Strollway along the west property line.
These balconies and porches will enhance passive surveillance opportunity along
the Strollway.

o The balconies on the second floor will be located approximately 6.0 m to 6.5 m
from the property line. Trees and shrubs are also proposed along the Strollway to
provide privacy screening.

o The second and third floor projections do not compromise tree planting opportunity
along the North-South Strollway. The projections also help provide appropriate
building articulation along the Strollway and establishing the architectural
character of the development proposal.

o The reduced setback at 6.0 m is generous and larger than a typical side yard
setback required under the City’s standard single-detached and townhouse
residential zones.

Environmentally Sensitive Area

The ESA approach was identified through the Rezoning process. The OCP designates 966.2 m?
(10,400 ft?) of the south-east corner of the subject site as an ESA Development Permit Area. As
part of the Development Permit Area guidelines, the City requires that a developer engage a
Qualified Environmental Professional (QEP) to undertake an assessment to ground truth the
generalized ESA mapping and classifications in the OCP. In the QEP assessment for the project,
the QEP and surveyor have confirmed that there is actually 886.6 m? (9,543 ft?) of on-site ESA
located within the larger mapped ESA area in the southeast corner of the site (see DP Plan #21).
The QEP has assessed the value of the vegetation within the ESA and along with information
from the arborist and summarized below.

Key finding of the QEP include:

¢ Himalayan blackberry dominates all other vegetation, with native plants essentially being
absent in the designated ESA.

e There is little to no natural large woody debris which would provide, if present, important
habitat, for small mammals and amphibians.

e Of'the 11 trees identified by the project arborist located within the existing mapped ESA,
nine trees in poor condition are recommended to be removed. One tree in good condition
and one tree in poor condition near the eastern edge of the site are proposed to be
preserved as recommended by the project arborist.
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On the basis of this work and through discussions with City staff, the QEP proposes a re-shaped
ESA enhancement and compensation area of 905.7 m? (9,749 ft?) along the eastern side of the
site (see DP Plan #21). This ESA area will be included within the proposed 920. 6 m? (0.23
acre) City park (see DP Plan #22).

Key elements of the proposed ESA enhancement landscape plans and QEP reports include:

e The proposed ESA compensation and enhancement area will provide improved habitat
value compared to the existing mapped ESA and contribute to the City’s Ecological
Network.

e Rehabilitation of the area by clearing all plants and shrubs which are dominated by
Himalayan blackberry.

e There will be preservation of 17 existing trees within the new ESA compensation area
that includes 14 Spruce trees, two Mountain Ash trees and an English Oak tree. Of these
trees, 15 trees in good condition are located outside of the existing mapped ESA and
within the proposed new ESA compensation area located to the north in the proposed
park. The remaining two trees to be preserved include the above-noted trees within the
existing mapped ESA.

e Planting of a further native 17 deciduous trees, 16 coniferous trees, 688 native shrubs and
ground covers/grasses.

e Placement of large woody debris (from removal of the trees within the development site)
to create additional habitat.

There will also be the requirement for a three-year monitoring and maintenance plan after the
habitat enhancement and compensation work is completed as recommended by the QEP.

The proposed ESA compensation and enhancement plan has been accepted on the above basis
and given that:

e The area is larger in than the existing surveyed 887 m? (9,543 ft*) ESA area.

e It creates a multi-structured, species-rich link that will provide year-round foraging
opportunities for a wide variety of bird species, small mammals and amphibians.

e Allows for enhanced long-term stewardship of the area with City ownership as a park.

e Thereis an opportunity for the extension of this enhanced ESA corridor onto adjacent
ESA area on the property to the south at such time that it may be developed for stacked
townhouses.

A final ESA landscape plan and a Stage 2 QEP Report have been prepared to the satisfaction of
the Director, Parks Services and the Director of Development and are to be included within the
Servicing Agreement.

Proposed Park

As discussed above, the applicant has agreed to transfer a 920.6 m? (0.23 acre) lot for a City
park, and which includes the proposed 905.7 m? (9,749 ft*) ESA enhancement/compensation
areas and the East-West Strollway running along the southern edge of the site. While this
provision of park land is not a requirement under the Area Plan or OCP, the applicant and City
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staff agreed that the ESA could be well managed by the City and would augment the semi-
natural adjacent area within the Highway 91A road allowance which collectively form part of the
City’s Ecological Network. There will be no Development Cost Charge (DCC) credits available
to the developer for the transfer of the park lot or its improvement.

Contribution for Off-Site Habitat Enhancement

The applicant has also agreed to make a contribution of $61,000 to the City to undertake a
Capital Project for habitat enhancement on City lands forming part of the Ecological Network
within the Hamilton Area. Potential sites include the Queen Canal Corridor and Hamilton
Highway Park on the east side of Highway 91A. This contribution has been secured at the
Rezoning stage.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from Wednesday November 20, 2019
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 subject site and surrounding properties to the north, south and west are all designated for
“Neighbourhood Residential (Stacked Townhouse 1.0 FAR)” within the Hamilton Area Plan.

e Along Gates Avenue, to the east of the new cul-de-sac, the current paved road surface will be
maintained in the interim to provide access to the existing three residential lots on the north
side of Gates Avenue. At such time these lots are redeveloped for stacked townhouses, this
eastern section of Gates Avenue will be converted to a Strollway that connects to the existing
north-south pathway within the Highway 91 A road allowance to the east.

e There will also be a north-south Strollway within a 3.0 m (9.8 ft.) wide SRW to be registered
on Title of the development site that will provide public pedestrian access along the western
side of the site and that ultimately will provide a connection between Gates Avenue and
Gilley Road when the properties to the south are developed.

e There also will be an east-west Strollway along the southern edge of the site within a 3.5 m
(11.5 ft.) wide SRW to be registered on Title that will ultimately provide a connection
between the existing north-south pathway within the Highway 91A road allowance and
Smith Crescent.

e These SRWs provide for public pedestrian access as part of the Strollway network within the
Hamilton Area Plan, will be widened when stacked townhouse developments are constructed
to the west and south, and will be maintained by the subject developments.

e The proposal satisfies the Hamilton Area Plan’s vision while being sympathetic to the
adjacent single-family homes. The proposed townhouse clusters have a minimum of 3.0 m
and 2.5 m setback to the Strollway SRWs along the west and south sides of the site,
respectively. When these SRW widths are taken into account, the buildings will have a total
of 6.0 m setback to the west and south property lines.
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The east side yard setback to the proposed City park will be 2.0 m (6.5 ft.). The proposed
park/ESA area to the east of the site provides a buffer between the proposed townhouse
development and Highway 91.

A retaining wall (up to approximately 0.85 m high) will be installed on the subject site, along
the west and south property lines, in order to allow the Strollways to be constructed at
approx. 1.0 m geodetic, which would match the sidewalk grade along Gates Avenue.

A line of temporary privacy fence (ranges from 1.35 m to 1.8 m tall) will be installed on top
of the retaining wall along the west and south property lines. The overall fence height (fence
+ retaining wall) will comply with the fence height limitations of 2.0 m, as per the zoning
bylaw. This privacy fence will be removed when adjacent sites are redeveloped and the
Strollways are widened.

Perimeter drainage will be required as part of the Building Permit to ensure storm water is
managed and addressed through the development and will not impact the neighbouring
properties.

Urban Design and Site Planning

The vehicle and the main pedestrian access for the proposed development is to be provided
by the project driveway leading from a new cul-de-sac on Gates Avenue.

The site layout includes 60 townhouse units in six clusters. The units are laid out along the
main north-south drive aisle and two short east-west drive aisles.

The townhouse clusters are oriented in a grid pattern and multiple pedestrian pathways create
a fine-grained network of pedestrian connections. The proposed building length follows the
recommendation of creating short blocks. The two clusters with standard townhouse units
along the west property line of the site have six units in each cluster. The remaining four
clusters on the east side of the property have 12 units in each cluster; but the overall length of
each cluster is similar to a building cluster with eight standard townhouse units. This design
meet the objectives of the Development Permit Guidelines.

The Strollways along the south and west sides of the site are provided as set out the proposed
amendment to the Hamilton Area Plan with these Strollways providing additional public
pedestrian access to future developments to the west and south and the surrounding public
streets. The Strollway along the west side of the development site is included within a 3.0 m
(9.8 ft.) wide SRW. The Strollway along the south side of the site is included within a 3.5 m
(11.5 ft.) wide SRW to allow for additional landscaping being accommodated within the
Strollway corridor and for tree preservation on the adjacent lot to the south.

There will be a central mews of 10.29 m (33.7 ft.) in width that includes the 6.03 m (19.7 ft.)
wide common outdoor amenity area with outdoor seating and play equipment located
between the two central stacked townhouse clusters.

The overall size of the proposed outdoor amenity spaces exceeds the minimum identified
under the Development Permit Guidelines. The locations and sizes of the outdoor amenity
spaces are appropriate in providing open landscape and amenity spaces convenient to all
units.

A mailbox kiosk will be provided at the pedestrian entrance off the Strollway along the west
property line, and will be incorporated into the design of Building 1.
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¢ No enclosure housing garbage, recycling and organics storage bins is being proposed as the
applicant is opting for door-to-door collection. Garages have been configured to
accommodate various collection containers outside of the required parking area within the
garage. The internal drive aisles have been designed to provide sufficient turning radius for
various collection vehicles.

e Public art was assessed at the Rezoning stage a voluntary contribution to the City’s Public
Art Reserve fund in the amount of $67,500.00 has been secured at Rezoning in response to
the City’s Public Art Program.

e There will be a total of 108 residential and eleven visitor parking spaces within the proposed
development. The proposed number of parking spaces is consistent with the Zoning Bylaw
8500 requirements subject to the provision of Transportation Demand Measures (TDM) to
the satisfaction of the City. The applicant will be required to provide TDM measures to
widen the existing asphalt walkway within the Highway 91A road allowance to a min. 3.0 m
(9.8 ft.) width along the eastern side of the site north to the Highway 91 A pedestrian overpass
and install pedestrian lighting along this pathway.

e The proposal will feature 12 side-by-side double car garages (24 spaces), 16 single car
garages, four surface parking spaces and 32 tandem double car garages (64 spaces) for
residential parking. The number of parking spaces in a tandem arrangement (i.e., 60% of
total residential parking spaces proposed) is consistent with the tandem parking provision
included in the “Town Housing - Hamilton (ZT86) zone (i.e. maximum 67%). A restrictive
covenant to prohibit the conversion of the tandem garage area into habitable space has been
secured at rezoning.

¢ Both internal and external bicycle parking spaces have been incorporated into the proposal
and are in compliance with the Zoning Bylaw requirements.

¢ All units have a private outdoor space that meets the Development Permit Guidelines, except
for eight of the C units. These units face onto the central open space and will have a small
front yard on the ground level plus a balcony on the second floor. While these units will
have smaller private outdoor spaces, staff support the proposal of a smaller private outdoor
space for these eight units on the bases that:

* these are smaller two-bedroom units;

» the configuration of the ground floor patio would still accommodate a small table
and chair, as well as planting areas;

» the proposed balcony on the second floor will be located adjacent to the living
area and provide space for outdoor seating;

= activities that need more space, such as child play, can take place in the shared
open space located directly in front of these units; and

» the overall size of the proposed outdoor amenity spaces exceeds the minimum
requirements.
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Architectural Form and Character

The townhouse units are designed with front yards and front doors facing onto Gates
Avenue, the two Strollways and the central mews. A pedestrian scale is generally achieved
along Gates Avenue, the two Strollways and the central mews through the inclusion of the
use of individual unit entrances, front porches, variation in building projections, recesses,
varying material/colour combinations and landscape features.

The two buildings with standard townhouse units along the west property line of the site have
a typical building height of three storeys. The remaining four stacked-unit buildings on the
east side of the site have three storeys and a roof deck with stairway rooms/penthouses.

All buildings are modem-style with similar materials and colours. Hardie lap siding and
EIFS stucco are the dominant materials on the elevations while brick veneer is used as an
accent material on the ground floor of Buildings #3 to #6. The proposed building materials
(stucco, horizontal siding, brick, wood trims, etc.) are generally consistent with the
Development Permit Guidelines in the Hamilton Area Plan.

The color palette consists mostly of a variety of grey tones with bays in a light colour to
enhance the building form and character. Entre doors are to be painted in multiple accent
colours in order to add interest and individuality.

The first habitable level of the buildings is at the 3.5m Flood Construction Level (just below
the second system floor of the buildings). Thus, the ground level of the townhouses is
comprised of garages and entry foyers only.

The impact of blank garage doors has been mitigated with panel patterned doors, transom
windows, and planting islands along the drive aisles.

There is a sound barrier and large grassed area located within the Highway 91 A road
allowance adjacent to the proposed development. Nevertheless, to address the road traffic
noise from the highway, the project acoustical engineer confirmed that the proposed
development is designed to meet the CMHC guidelines for interior noise levels and the
ASHRAE 55-2004 standard for “Thermal Environmental Conditions for Human Occupancy”
standard for interior living spaces.

Tree Preservation

Tree preservation was reviewed at the rezoning stage:

o 17 trees located within the proposed park / ESA area will be retained due to their good
condition and being located within a large contiguous park / ESA area that supports tree
preservation; a Tree Survival Security of $90,000.00 has been secured at Rezoning;

Six trees located on the property to the south which are to be maintained and protected;

Four trees located on the properties to the west (4620 and 4640 Smith Crescent) are
identified for removal. Consent letters from the property owners on the proposed tree
removals are on file. Replacement trees are to be planted on the subject development
site.

o All 24 bylaw-sized trees on the townhouse development site and two bylaw-sized trees in
the proposed park / ESA area were identified for removal due to poor health as well as
the nature of the peat soils in the area and required filling of the site.
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Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP), 60
replacement trees are required for the removal of 30 trees. The applicant is proposing to
plant 58 replacement trees on the townhouse site, including 12 coniferous and 46 deciduous
trees, as well as 33 native trees in the proposed park / ESA area, including 16 coniferous and
17 deciduous trees.

Landscape Design and Open Space Design

This site offers great pedestrian permeability by providing walkways along all edges of the
development and east-west through the centre.

The Strollways along the west and south property lines will provide block permeability as
future sites are developed.

A 75 m long open space runs east-west through the development is proposed. This space
links to the Strollway along the west property line. At this node, there is a tot play area
featuring a sand box, talk tubes, play panels, a chalk board, and stepping stumps.

A gathering area is also proposed at this node with the covered mail kiosk and benches in
separated alcoves.

The main open space is located between the two central stacked townhouse clusters,
featuring stepping rocks, a climbing/sliding structure, a large lawn area and a wooden deck
with patio furniture.

The internal common driveways include permeable pavers at key locations and gentle
meanders with clusters of adjacent landscaping to soften the appearance of the driveways
throughout the development.

Private yards fronting Gates Avenue and the two Strollways will feature a small covered
patio and a landscaped area with trees, shrubs and lawn that create a comfortable and
personal space. Various shrubs and ground covers have been selected to ensure the
landscape treatment remains interesting throughout the year.

The roof decks are designed as a flex space to be customized by individual residents.

A permanent irrigation system is proposed on the townhouse development site to ensure
continued maintenance of live landscaping. A temporary irrigation system is proposed in the
park lot during the three year planting monitoring period.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $418,961.42 in association with the Development
Permit.

Indoor amenity space is not proposed on-site. A $215,797.00 cash-in-lieu contribution has
been secured as a condition of rezoning approval, consistent with the Official Community
Plan (OCP).

Crime Prevention Through Environmental Design

The development has been designed with street-oriented townhouses that provide
surveillance of Gates Avenue and the Strollways.

All entrances are visible and overlooked by pedestrians or by neighbour’s windows.

Plantings near residential entries are low to maximize views.
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Low fencing are designed to encourage interaction between neighbours and foster a sense of
community.

Building mounted lighting will be installed along the drive aisles, along the north-south
utility path along the east property line, and at unit entries to provide adequate outdoor
security illumination; all building mounted lighting will be downward focused.

Overhead pedestrian lights and bollard accent lights at unit entries will be installed along the
Strollways; the lighting are designed to enhance security and visibility along the Strollways
as well as to avoid “light-spill” onto adjoining properties.

Sustainability

At the rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the
proposed town houses and to pre-ducting all units for solar hot water heating. The proposal
meets the grandfathering provisions for Energy Step Code approved by Council.

A Certified Energy Advisor has confirmed that the proposed townhouse units will be
designed to achieve an EnerGuide rating of 82. The report prepared by the Energy Advisor
is on file and will be utilized through the Building Permit review process to ensure these
measures are incorporated in the Permit drawings.

Air source heat pumps will be mounted to the roofs of Buildings #1 to #2, and to the rooftops
& balconies of Buildings # 3 to #6. Heat pumps on both the balconies and the roof deck will
be screened from street view by the parapet wall.

In accordance with the Hamilton Area Plan, the applicant has also committed, at the rezoning
stage, to achieving Leadership in Energy and Environmental Design (LEED) Silver
equivalency. A Certified LEED consultant has confirmed that the proposed townhouse units
will be designed to achieve silver rating. The Multifamily Sustainability Scorecard
(Attachment 3) provided by the LEED consultant is on file and will be utilized through the
Building Permit review process to ensure the proposed stainable strategies are incorporated
in the Permit drawings.

Climate-based automatic irrigation controls will be installed to minimize the use of water on
site.

Pre-ducting within buildings is proposed for future solar energy options.

The following sustainability features are being proposed in response to Section 13.4.4
Rainwater Management Landscape Elements of the Hamilton Area Plan:

o reduced driveway width on east-west drive aisles to increase planting opportunities;

o permeable paving to improve infiltration for ground water recharge and natural watering
of trees;

o native species only in the proposed park / ESA area to be transferred to the city for
conservation/environmental purposes.

Accessible Housing

The proposed development includes ten convertible units that are designed with the potential

to be easily renovated to accommodate a future resident in a wheelchair.

o the potential conversion of two of the units (i.e., the A4 units) will require installation of
a vertical lift in the stacked storage space (which has been dimensioned to allow for this)
in the future, if desired; and

6463087



May 21, 2021 -13- DP 18-829228

o the potential conversion of eight of the units (i.e., the A2 units) will require installation of
a chair lift (where the staircase has been dimensioned to accommodate this) in the future,
if desired.

e 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; and

o solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.

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.

_,_4-‘:.,_/,,-;;,5» o
o

o

Edwin Lee
Planner 2

i

EL:cas

Attachment 1: Development Application Data Sheet
Attachment 2: Excerpt from Advisory Design Panel Meeting Minutes (November 20, 2019)
Attachment 3: Multifamily Sustainability Scorecard

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

e  Receipt of a Letter-of-Credit for landscaping in the amount of $418,961.42 (landscape estimates plus a 10%
contingency cost.

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

e  The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be

required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Department at 604-276-4285.

e  Submission of a construction traffic and parking management plan to the satisfaction of the City's
Transportation Department (http://www.richmond.ca/services/ttp/special.hitm).

e Ifapplicable, payment of latecomer agreement charges, plus applicable interest associated with eligible
latecomer works.
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C.Ity of Development Application Data Sheet
;f. R|Chm0nd Development Applications Department

DP 18-829228 Attachment 1

Address: 23400, 23440, 23460 and 23500 Gates Avenue

Applicant: QRD (Hamilton) LP Owner: 1116515 BC Ltd.

Planning Area(s): Hamilton

Floor Area Gross: 10,314 m? Floor Area Net: 6,939.5 m?

' Existing | Proposed
Site Area: 8,248.2 m? 7,327.6 m?
Land Uses: Single Family Dwellings and a Non- Townhouses

Conforming Duplex
NRES - Neighbourhood Residential No Change

OCP Designation:

Neighbourhood Residential (Stacked No Change

Area Plan Designation: Townhouse 1.0 FAR)

Zonina: “Single Detached (RS1/F)” “Town Housing (ZT86) — Hamilton” and
g “School & Institutional Use (SI)”
Number of Units: 5 units 60 units
ESA No Change

Other Designations:

‘ | Bylaw Requirement | Proposed | Variance
Floor Area Ratio: Max. 1.0 0.96 none permitted
Lot Coverage: Max. 45% 44.3% none
. . Variance
Setback — Front Yard: Min. 4.0 m 3.4m Requested
Setback — East Side Yard: Min. 2.0 m 20m none
: ) . Variance
Setback — West Side Yard: Min. 7.5 m 6.0m Requested
Setback — Rear Yard: Min. 6.0 m 6.0m none
Height (m): Max. 12 m 11.8 m none
. . . Min. Width: 75.0 m Width: 78.6 m
Lot Dimensions (m): Min. Depth: 85.0 m Depth: 91.5 m none
Off-street Parking Spaces — 120 or 108 with TDM 108 with TDM none
Regular:
O street Parking Spaces — 12 or 11 with TDM 11 with TDM none
isitor:
Off-street Parking Spaces — Total: 132 or 119 with TDM 119 with TDM none

6463087



-2.

Max. 67% of proposed

Tandem Parking Spaces: parking spaces 64 none
(119 x Max. 67% = 79)
Max. 50% when 31 or
Small Car Parking Spaces more spaces are 16 none
provided on-site
(119 x Max. 50% = 59)
Min. 2% when 11 or more
Handicap Parking Spaces: spaces are required 3 none
(119 x 2% = 3 spaces)
Bicycle Parking Spaces — Class 1 1.25 (Class 1) and 1.46 (Class 1) and none
/ Class 2: 0.2 (Class 2) per unit 0.2 (Class 2) per unit
3 . _ ) 75 (Class 1) and 88 (Class 1) and
Off-street Parking Spaces — Total: 12 (Class 2) 12 (Class 2) none
H 2
Amenity Space — Indoor: Min. 100 rLT?eSr Cash-In- Cash-In-Lieu Contribution none
Amenity Space — Outdoor: Min. 360 m? 374.7 m? none
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Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, November 20, 2019 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

Panel Discussion
Comments from Panel members were as follows:

» consider installing sliding doors in lieu of inward-swinging doors for the washrooms of all
convertible units and units with aging-in-place features;

Pocket Doors have been added to bathrooms and powder rooms in all Convertible
Units.

= reconsider the use of a stair lift in convertible units as it would require the installation of
one wheelchair or walker on each floor; not convenient for people with disabilities;
consider installing a vertical lift in convertible units;

Future Lift provisions have been implemented for Units A2 & A4.

Please note: the Panel Member did not ask for a lift in every unit, but suggested to add
lifts in some units.

= consider a white or light colour for the wayfinding post to enhance its visibility;
The post has been changed to silver for better visibility.

» appreciate the applicant contributing the City’s Public Art Fund; however, the applicant is
encouraged to incorporate public art into the project as it would benefit the project and the
public realm;

At this time, a public art installation is not planned as we feel a contribution to the Art
Fund will be more useful.

= appreciate the proposed signage at the entrances to the Strollways; however, the gateway
character of the entries could be further enhanced; consider introducing additional
landscape features to announce the entries to the Strollways and enhance their public
character; also consider installing additional low-level lighting along the Strollways to
address potential CPTED concerns;
A paver node has been introduced at both ends of the concrete strollway, and enlarged
at the entrance to the amenity space, to enhance the entries. The main west and south
strollways have overhead pedestrian scale lighting that addresses all lighting concerns.
The east walkway is lite with low level bollard lighting to identify the walkway without
disturbing the adjacent ESA area.
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» appreciate the different surface paving treatments on the site; however, consider
delineating areas along the internal drive aisle for pedestrian circulation and crossings, e.g.
through introducing different paving treatment in terms of colour and texture or painted
lines;

This has been considered but is not going to be implemented in this project. There is a
strong series of walkways throughout the project. We believe the nature of this
development and in-road paver bands will provide the necessary cues to ensure
motorists respect the quiet and slow nature of the internal road.

* consider introducing additional colours or cladding on townhouse building facades facing

the street and the Strollways to visually break down the building mass to pedestrian scale
and provide visual interest to pedestrians;
The buildings themselves already have a pedestrian scale: all 3 storeys allow contact
and overview between the inside and the walkway, the balconies, bays and posts provide
a varied facade and the yards on the ground floor contribute to a lively edge of the
walkway.

We believe our building and landscape design provide an interesting, comfortable, and
safe environment for pedestrians, which is, in our understanding, the ultimate goal of
creating buildings and environments with a “pedestrian scale”.

We also believe we do fulfil the request to use bays and materials to break down the
building massing.

- Ground floors are clad in a darker coloured horizontal siding to emphasise the
base of the townhouses.

- The main colour and material of the upper floors is a lighter coloured stucco
with a rough finish.

- The upper floors are broken up by multiple bays, some of them in a contrasting
white colour. -

- We don’t believe adding a 4th type of material or colour would significantly
change the perceived scale of the building.

- In addition to the materials and bays, other elements such as columns and
deliberately placed downspouts provide further vertical articulation and visual
breaks, creating interesting and rhythmic, yet unobtrusive building elevations,
which provide the perfect backdrop to the life that happens in the yards and
along the strollways.

= appreciate the contemporary design of the proposed townhouse development;
Noted

* the applicant is advised to review the proposed number of visitor parking stalls to ensure
adequacy during high demand hours;
The number of visitor stalls are in accordance with the zoning bylaw.
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= BIl, B2 and D1 units that are not south-facing could benefit from more daylight
penetration on the ground floor; consider increasing the size of windows on the main
floor; also consider installing operable skylight directly above the family room to provide
ventilation and daylighting on the upper floor;
We have incorporated large 4°x4’ skylights over the family rooms of the interior units in
Buildings 3-6 (the exterior units already receive daylight from the windows). In addition
we introduced 2x4 operable skylights to the third floors of Buildings 1-2. We consider
the window sizes of the ground and main floor adequate.

= extensive use of hardie siding materials in the buildings is noted; consider increasing the
use of brick to provide a sense of scale, texture and refinement to the development,
especially for buildings along the main north-south driveway while maintaining the
building’s contemporary character;
Brick was added on buildings 3-6 on the ground floor elevations facing the internal
driveway, satisfying the request from the panel member for brick facing the driveway.
The design of buildings 1 & 2 is not ideally suited for the addition of another type of
material. The elevations facing the internal road already have 3 different types of
materials in 3 different colours. We don’t believe adding a 4th type of material would
improve the appearance.

= agree with the applicant that a cooling system is required for the proposed development
due to highway noise;
Noted

* the applicant has the option to locate the outdoor units for the heat pumps on the rooftop;
We have added Heat Pumps to the roofs of Bldgs 1-2 and to the rooftops & balconies’ of
Bldgs 3-6. Heat pumps on both the balconies and the roof deck will be screened from
street view by the parapet wall. The heat pumps on the C-Unit balconies are located so
that an open balcony door will screen the unit from view. We reviewed the option of
providing a permanent screen, however, due to air flow requirements of these units,
screens can only be placed with a certain distance to the unit. Therefore such a screen
would have reduced the usable space of the balcony. We don’t see a need for a screen
around the rooftop units, as these roof decks are large enough to place seating areas out
of sight of the heat pump.

* the applicant needs to review the drainage system for the townhouse buildings considering
the technical constraints and the buildings’ insulation requirements; consider how snow
melting will be addressed in the design; consider ventilated roof requirements;

The roofs have been designed with positive draining to the exterior and we have
eliminated central roof low area that oviginally required mid roof drains.

» concerned about the lack of daylighting on the tight spaces between buildings along the

main north-south driveway; consider design development, e.g. minimizing the width of
the projecting bay to allow more daylighting into the buildings;
The distance between the buildings on either side of the north-south roadway is almost
13m. In those few instances where a bay is opposite another bay the distances is almost
11m. We consider this an adequate distance between buildings. Upon review of the
shadow analysis we determined that a reducing the width of the bays would not increase
the amount of daylight in the homes.

6463087



-4-

» support the Panel comment to consider increasing the use of brick in the fagades of
townhouse units, especially those facing the main north-south driveway;
We have increase the brick cladding at ground level. See reply above.

= consider introducing a different colour for certain portions of the dark trim on top of the
buildings’ exterior walls to break and minimize the amount of striping on the trim and
provide further articulation to the exterior walls;
We have adjusted the sizes and colours of trim to reduce the appearance of stripping
and to better accentuate the visual massing and the articulation of the exterior features.

» the glazing is organized and formal except for the end units, which appear random;
consider organizing those windows through articulating the planes, joining the windows
by different colour or tonal treatments;

»  Windows have been reorganized on the end Units to give more of a conformed
appearance. The fact that the stair is located along the exterior wall made it challenging
to fully align all windows. We explored the idea of using different coloured panels,
however we decided it did not fit with the rest of the development.

= consider installing a bench in the second play area; and
Two benches have been place facing each other in the centre of the common green
area. This is so parents can observe their children at play, or friends can meet and
converse.

» proposed landscape treatment around the wooden deck on the outdoor amenity area
appears stark with just one shade tree and a row of shrubs along one edge; consider
introducing additional landscape treatment and another bench to make the deck more
inviting to residents. '

An additional row of planting has been added to buffer the deck from the open lawn.
The patio furniture will be comfortable and loose for moving and reorganizing as
required.
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s¢4+ Richmond Development Permit

No. DP 18-829228

To the Holder: QRD (Hamilton) LP
Property Address: 23400, 23440, 23460 and 23500 Gates Avenue
Address: 102 — 5489 Byrne Road

Burnaby, BC V5J 3J1

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 reduce:
a) the minimum front yard setback to Gates Avenue from 4.0 m to 3.4 m; and
b) the minimum west side yard setback from 7.5 m to 6.0 m..

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 #46 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$418,961.42 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.

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.
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Development Permit
No. DP 18-829228

To the Holder: QRD (Hamilton) LP
Property Address: 23400, 23440, 23460 and 23500 Gates Avenue
Address: 102 — 5489 Byrne Road

Burnaby, BC V5J 3J1

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
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