s City of
s842 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 21, 2016

From: Wayne Craig File: DP 15-712474
' Director of Development

Re: Application by Mo Maani for a Development Permit at 10231 Ainsworth Crescent

Staff Recommendation

That a Development Permit be issued which would permit the construction of a coach house at
10231 Ainsworth Crescent on a site zoned “Single Detached with Granny Flat or Coach House —
Edgemere (RE1)”.
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Staff Report
Origin
Mo Maani has applied to the City of Richmond for permission to develop a coach house at
10231 Ainsworth Crescent on a site zoned “Single Detached with Granny Flat or Coach House —

Edgemere (RE1)” (Attachment 1). The property owner is currently constructing a single-family
dwelling on-site.

The subject site is located in the Edgemere neighbourhood, generally bounded by No. 4 Road to
the west, Williams Road to the north, Shell Road to the east, and Steveston Highway to the
south. A portion of this neighbourhood underwent City-initiated rezoning to RE1 in 2012 to
allow infill development in the form of granny flats or coach houses subject to the Development
Permit application review process. The subject proposal is the third Development Permit
application to construct a coach house in the neighbourhood. '

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 2) for a
comparison of the proposed development data with the relevant Zoning Bylaw requirements.

Background
The subject site is located on a large lot with an east-west orientation, fronting
Ainsworth Crescent and backing onto an existing rear lane along the west property line.
Development surrounding the subject site is as follows:

e To the north and south, are single detached dwellings on large lots zoned REI.

e To the east, immediately across Ainsworth Crescent, is a single detached dwelling on a
large lot zoned RE1.

e To the west, immediately across the rear lane, is a large lot zoned RE1 that contains a
single detached dwelling and that fronts onto Aintree Crescent.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application (see Plans # 1 to 4). In addition, it complies with the intent of
the design guidelines for coach houses in the Edgemere neighbourhood contained in the City’s
Official Community Plan (OCP), and complies with the RE1 zone.

Analysis

Conditions of Adjacency
e The proposed coach house design relates to the proposed single detached housing form,
character, and scale of the surrounding neighbourhood.
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The proposed location of the coach house, which is set back between 1.2 m and 3.0 m from
the rear lane provides an adequate buffer to the adjacent lot to the west.

The majority of the floor space in the coach house building is proposed on the ground floor
(70%, i.e., garage, entry, powder room, living, kitchen/dining), and the portion of the floor
space located in the upper half-storey of the coach house is located in the middle of the
overall building.

There are no windows proposed on side elevations to address concerns of overlook into
neighbouring yards on either side of the coach house.

While there are windows proposed on the west elevation of the coach house to provide
passive surveillance of the lane and maximize light penetration, there is no balcony proposed,
limiting concerns of overlook into neighbouring yards across the lane.

Urban Design and Site Planning

Consistent with the OCP guidelines for coach houses in the Edgemere neighbourhood, the
proposed primary pedestrian entry to the coach house is from the rear lane, and secondary
pedestrian access to the coach house is proposed via a pathway from Ainsworth Crescent.
On-site pedestrian circulation is provided from the road and the lane throughout the property.
Specifically, pedestrian entry to the coach house is proposed from both the main entry off the
lane, as well as from the dedicated private outdoor space off the coach house living space,
which is accessible from both the lane and the fronting road. There is also pedestrian entry to
the garage from a side door that is accessible on the north side of the property.

The west elevation of the coach house that faces the lane has been designed as the primary
fagade, with a main window projection off the living area at grade, decorative wood brackets
on either side of the front door, as well as exterior wall and landscape lighting to enhance
visibility and appearance of the lane as a public space.

Consistent with zoning, private outdoor space for the exclusive benefit of the coach house is
proposed in the form of a screened and landscaped yard off the east side of the coach house.
Access to the private outdoor space is off the kitchen/living area.

A single shared garbage and recycling enclosure is proposed for the site for use by residents
of the property. The enclosure, which is adequately sized to contain the required number of
containers for single-family lots, is set back 1.5 m from the rear property line and is screened
by wood fencing, gates, and a variety of soft landscaping.

The proposed site plan provides on-site parking in compliance with the Zoning Bylaw;
including: two (2) parking spaces for the principal dwelling in the garage off the lane, and
one (1) unenclosed and permeable parking space for the coach house with access from the
lane. ‘

Architectural Form and Character

The proposed exterior building materials and colours of the coach house are consistent with
what is proposed for the principal residence that is under construction at the site

The primary fagade of the coach house facing the lane is proposed to be articulated and
visually broken into smaller components through the use of varied materials and colours on
the ground floor and upper floor, and through the use of window projections with deeper roof
overhangs. The proposed material and colour scheme is included in Attachment 3 (i.e., a mix
of grey stucco, naturally stained horizontal Cedar siding, cultured stone accent, and naturally
stained trim and brackets).
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To visually break up the fagade on the north elevation of the coach house building, which is
exposed due to the large side yard setback on that side, a wood trellis is proposed that enables
the growth of hydrangea vines at its base.

Landscape Design and Open Space Design

The private open space for the coach house is proposed at grade in the rear yard to the east of
the coach house kitchen/living area, and is defined and screened through low fencing and the
planting of two (2) Spruce trees. Additional live plant material proposed in the proposed
open space includes: Gardenia, Winter Daphne, Daylily Orange, Hinoki Cypress, and Flame
Grass. The proposed open space is adequately sized and shaped to comply with the RE1
zone.

The area between the coach house main entry and the rear lane is proposed to be treated with
a combination of shrubs, flowering plants, and a deciduous tree to enhance the appearance of
the lane (e.g., Eastern Redbud, Hicks Yew, Hinoki Cypress, Winter Daphne, Daylily Orange,
and Black Eyed Susan).

Tree retention and removal was assessed as part of the Building Permit application for the
principal dwelling on-site. One (1) bylaw-sized tree on-site and one (1) bylaw-sized tree in
the boulevard on City-owned property are required to be retained and protected. A Tree
Removal Permit has been issued to remove four (4) bylaw-sized trees at the rear of the
property. Tree protection fencing was installed and inspected prior to issuance of the
Building Permit for the principal dwellinig. The Tree Retention and Removal Plan is
included in Attachment 4. The applicant is required to provide three (3) replacement trees on
the subject site. The Landscape Plan shows four (4) replacement trees are proposed to be
planted and maintained on-site.

Prior to DP issuance, the applicant is required to submit a Landscaping Security for the
proposed works around the coach house in the amount of $14,800, based on 100% of the cost
estimate provided by the Landscape Architect (including a 10% contingency, soft and hard
landscaping, fencing, and installation).

Crime Prevention Through Environmental Design

Consistent with the design guidelines for coach houses in the OCP, the proposed coach house
design enables natural surveillance by locating windows and living areas overlooking the
lane.

Similarly, the applicant proposes one (1) exterior wall light, as well as a feature uplight and
pathway lighting in front of the coach house main entry off the lane.

Energy Efficiency

Consistent with the design guidelines for coach houses in the OCP, the applicant indicates
that they are proposing: _
- Energy Star applicances and water saving fixtures, as well as highly efficient walls,
floors and roof assembles that surpass minimum industry standards.
~  Doors and windows that are highly thermal efficient and certified by the North
American Fenestration Standard.
- Anindependently distributed Heat Recovery Ventilation system to vent the coach
house and a principal ventilation system exhaust fan in the kitchen and bath.
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City of

(. Development Application Data Sheet
. Richmond |

Development Applications Department

DP 15-712474 Attachment 2

Address: 10231 Ainsworth Crescent
Applicant: Mo Maani Owner: Gurinder Dhami
Planning Area(s). Shellmont
| Existing | Proposed
Site Area: 657 m? (7,072 ft?) No change
Land Uses: Single detached dwelling Single detached dwelling and
) under construction a detached coach house
OCP Designation: Neighbourhood Residential No change
Zonind: Single Detached with Granny Flat or No change
g Coach House — Edgemere (RE1) 9
| Bylaw Requirement | Proposed |  Variance
(464.5 m~ x Max. 0.60)
Floor Area Ratio: +_(192.5 m? x Max. 0.30) 336.35 m? (3,620.40 ft)) none permitted
Total = 336.45 m" (3,621 ft)
Lot Coverage
« Buildings: o Max. 45% (295.65 m?) o 39% (257.90 m?)
¢ Buildings, Structures, and Non-Porous none
Surfaces: ¢ Max. 70% (459.90 m2) o« B5% (427.05 mz)
o Live Plant Material: e Min. 30% (197.10 m?) » 35% (229.95 m%)
Coach House Setback — Front A coach house is not permitted
Yard: within the front yard N/A none
g%?:‘(;g?se Setback — North Min. 2.0 m 553 m none
Cpach Hoyse Setback — South at20m 50m none
Side Yard:
Min. 1.2 m for no more than o
65% of the rear fagade of the 52% oifstg? 1re;:ﬂfag;ade
coach house building )
Min. 3.0 m for at least 35% of o
Coach House Setback — Rear rear fagade of the coach house 48% oifstgtt—:‘geg\;]fagade
Yard: building ' none
Min. 1.5 m for entry to the 30m
coach house )
Between 2.0 m & 8.0 m of the Between 2.0 m & 8.0 m of the
rear lot line rear lot line
Building Separation Space
between principal dwelling & Min. 4.5 m 45m none
coach house:
1
Max. 1 7z storeys above 1% storgys and 6.0 m
. , from the highest elevation
Height (m): grade or 6.0 m, none
; g of the crown of the lane
whichever is less
and the roof peak




Bylaw Requirement | Proposed Variance

On-site Parking Spaces —

Principal dwelling: Two (2) standard spaces | Two (2) standard spaces none

One (1) standard space, | One (1) standard space,

On-site Parking Spaces — Coach unenclosed, permeable, unenclosed, permeable,
. . none
House: and accessible from the and accessible from the
rear lane rear lane
: 2 2
Private Outdoor Space — Coach Min. 30 m 30.85m one

House: Min. 3.0 mx 3.0 m 3.05mx10.12m
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1 City of
g Richmond Development Permit

No. DP 15-712474

To the Holder: MO MAANI
Property Address: 10231 AINSWORTH CRESCENT
Address: C/O 15 EAST 3RP AVENUE

VANCOUVER, BC V5T 1C5

. 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.

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.

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

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

. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$14,800.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

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.

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.



Development Permit
| No. DP 15-712474

To the Holder: MO MAANI
Property Address: 10231 AINSWORTH CRESCENT
Address: 15 EAST 3R? AVENUE

VANCOUVER, BC V5T 1C5

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

MAYOR

4957379
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Plant Schedule

SYM

QTY BOTANICAL NAME

TREES

cC 1  Cercis canadensis

CK 1  Cornus kousa 'Satomi'
PA 2 Picea abies ‘Cupressina’
LARGE SHRUBS

Daphne odora

SMALL SHRUBS

27
5 4
@

11 Rudbeckia hirta

Hemerocallis

Taxus x media 'Hicksii'

Chamaecyparis obtusa ‘Nana Aurea'

Hydrangea macrophylla 'Lemon Daddy'
Fothergilla gardenii 'Jade Platt'
Miscanthus sinensis var. purpurascens
Hydrangea anomala subsp. petiolaris

Gardenia jasminoides ‘Kleim’s Hardy'

CORNUS KOUSA 'SATOMI'

>

Hﬁ'ﬁ11 .8m]

Satefni DogWoot-
/ g

‘E}(\STING HEDGE TO BE REMOVED,

COMMON NAME

Eastern Redbud
Satomi Dogwood
Columnar Norway Spruce

Hinoki cypress

Winter Daphne

Lemon Daddy Hydrangea
Fothergilla 'Jade Platt'
Flame Grass

Climbing Hydrangea

Kleim's Hardy Gardenia
Daylily orange

Hicks Yew

Black Eyed Susan

L R SBm)-

6 HT WOOD
[/FENCE g

)

PLANTED SIZE

#7 Gal. Pot/B&B
#7 Gal. Pot/B&B
3.0m Ht/B&B

# 7 Gal. Pot/B&B
5 Galion

#7 Gal. Pot

#7 Gal. Pot

# 3 Gal. Pot

# 2 Gal. Pot

# 3 Gal. Pot
# 3 Gal. Pot
# 3 Gal. Pot, 16" o.c.
# 3 Gal. Pot
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~—BOHEMIAN BLACK BASALT
2"X42°X72" SET N AND AND GRAVEL

' FENCE &
GATE
SYSTEM

REMOVE EXISTING

HEDGE

COMMENTS

Full, Multi Stem
Full, Multi Stem

Full

Full, Muiti Stem
Full
Full
Full, Multi Stem

Full
Full

Full
Full
Full
Full

LEGEND

SYM

NAME

Core Grass (permeable PARKING hex grid)
AQUA PAVE permeable concrete pavers

BOHEMIAN BLACK BASALT

ALL INSTALLATION TO BEAS PER
BCLNA/BCSLA STANDARDS ONLY

NO CHANGES TO BE MADE WITHOUT
CONSENT FROM VICTORERIC LANDSCAPE

l IRRIGATION STRATEGY NECESSARY

2"X42"X72" SET N AND AND GRAVEL

Proposed Deciduous Tree

Proposed Coniferous Tree

Tree to be Removed

Pathway Light [12]
Feature Uplight [4]
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GARBAGE & RECYCLE UNIT
SCALE: 1/2" = 1 @°
ACCOMODATES:

i

NOTES:

All plant material shall be in accordance with
the BCSLA and BCNTA Landscape Standard,
latest edition.

Complete protection of existing street trees in
accordance with the City of Richmond's tree
protection guidelines.

All landscape areas will be irrigated with
low-volume automatic irrigation system, ciw
rain sensor.

All utility or underground work to be
coordinated with a certified engineer to ensure
protection of all systems and protected trees.

GATES: MATCH SIDES.

‘72" FRAME 2X4 REINFORCEMENT
2"X4” FRAME BETWEEN POSTS
1"X8" BOARDS
4"X4” POSTS PLUS CAPS

REAR OR SIDE WALLS OF UNIT MAY
BE THE 6’0" FENCE BEHIND/ADJACENT

1- 95G black garbkage cart; 1- 95 gallon green food scraps cart; 2- klue recycling boxes;

2- grey glass recycling bins; 2- yellow paper recycling bags.

;/\

GATE ENTRY

T4'-0"[1 2m]—-

2" GAPS

-+ 8"-0"[2.4m]

FENCE DETAIL SCALE: 1/2" = 1 Q" BV

CUSTOM FENCE DETAIL ADJACENT TO

~ CEDAR HORIZONTAL

3”7 HORIZONTAL SLATS WITH
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and canact be used or reproduced without written
consent. Written dimensions shall have precedence
over scaled dimensions. Contractors shall verify
and be responsible for all dimensions and conditions
on the job and this office shall be informed of
any varigtions from the dimensions and conditions
shown on the drawing.
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EXTERIOR FINISHES SCHEDULE

ASPHALT SHINGLES
COLOR: BLACK (by KO

CEMENTITIOUS STUCCO

FINE DASK FINISH

COLOR: 5l 1874/ CITYSCAPE
(MATCHING MAIN HOUSE )

1x4 WOUD SIDING
Tia NATURALLY STANED CEPAR
(MATCHING MAIN HOUSE)

DECORATIVE

{MATCHING MAN HOUSE)

TMODEL: AFEX ALLOY

210" PT FASCIA TRIM BOARD

(HATCHING MAIN HOUSE)

ALUMINUM GUTTER
COLOR: CHARCOAL GREY
(HATCHING MAN HOUSE)

FRONT ENTRY 100D D
COLOR: CLEAR STAIN FINI&H
(MATCHING MAIN HOUSE)

lo'%1 METAL GARAGE DOOR
COLOR: GRAY

EXTERIOR WALL LIGHTING

LOOD BRACKET
COLOR: NATURALLY STAINED CEDAR

VINYL WUNDOW W/ LOW "E*  DOUBLE GLAZING! ™™
COLOR: SABLE (MATCHING MAIN HOUSE)

COLOR: NATURALLY STAINED CEDAR

2 STONE CLADDING
CULTURED STONE (SUEDE LIMESTONE)

-3 5"

il 3/8") 2a

@ DECORATIVE BRACKET DETAL

BE 42° MIN. AFF.
HANDRAIL TO BE 36" MIN FROM LINE OF NOSING
PROVIDE &'-8" MIN HEADROOM PROVIDE CLOSED RISERS
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CONSTRUCTION ASSEMBLES

[EYHBOL]_ DESCRIPTION

STMBOL| DESCRIFTION

UPPER FLOOR ASSEMBLY

FLOOR FNISH

14* ACOUSTI-HAT

EMBEDED RADIANT HEATING PIFES ON WIRE MESH
5/8" TiG PLYWOOD SUBFLOCR

THFLR JOISTE @ Ih“ OL. AS PER §TUCT. ENG.

2% GYPSU BO

IR, CONC. FLOOR $1L.AB ASSEMBLY. (MAN FLOOR)

FLOOR FNISH

4" CONC. FLOOR SLAB (REFER TO STRUCT. DWGS.)
EMEEDED RADIANT HEATING PIPES ON WIRE MESK
6 ML POLY. vB. (MIN 4" LAP @ JOINTS}

RI2 RIGID INSULATION

5" COMPACTED GRAVEL, SOLID BEARNG

TP, DECK OVER LIVING SPACE ASSEMELY

DECK FNISH

2-PLY £86 WP MEMERANE (EXTEND MiN. 8" UP SIDEWALLS)

5/8" PLYUD. SHEATHING W H-CLIF8

2x4 CROSS PURLINGS PERP, TO JOISTS @ MAX. 24" O/C
(3L.OFE 2% TO DRAN}

TJ FLR JOISTS ® 16" OC. AS PER STUCT. ENG.

R-40 BATT NSULATION

& ML POLYVE,

5/8" GYPUH BOARD

YR EXTERIOR WALL ASSEMELY (STUCCO QR WOOD SIDING
3/4" CLADDING

X2 PT. WooD STRAFPING ¢ 16" OC. OR KEENE MAT
BAILDING PAFER (TAPE OR SEAL JOINTS)

12° PLYWOOD SHEATHING

26" WOOD BTUDS @ 16" O/C

R-22 BATT INSULATION

& MiL. POLY. vB, (CAULK OPENINGS & SEAL JOINTS)

172 GYPSUH BOARD (COUBLE SCREW @ 6" 0/C)

P, INTERIOR WALL ASGEMBLY.
12° GYPSUM BOARD

2’4" WOOD STUDS € 16" OC.
172" GYPSUM BOARD

P TRUSS ROOF ASSEMBLY
ASPHALT SHINGLES ROOFING
15 LB, FELT INDERLAYMENT
5/8" ROCF SHEATUING
PRE-FAB, ENGINEERED ROOF TRUSEES @ 24" O/C
R-40 BATT INSULATION (MIN. 1200 VENTING)
& MIL POLY vB. (LAPFED JONTS, SEAL ELECT. OUTLETS)
12" GYPSUN BOARD

IYP, VAULTED (HAND FRAMED) ROOF ASSEMBLY

ASPHALT SHINGLES ROOFING
1 LB, FELT LNDERLAYMENT

5/8" ROCF SHEATHING

ROGF RAFTERS ® 24 O/C (SEE ENG DUti8)

R-28 SFRAT FOAM INGLLATION (ICTNENE LD-C-50 WiTHOUT
N

TION NOR YAPOUR BARRIER)

5=712474
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