City of Richmond Report to Committee

To: Planning Committee Date: February 2, 2012
From: Brian J. Jackson, MCIP File: RZ 11-581552
Director of Development
Re: KHALID HASAN has applied to the City of Richmond for permission to rezone

9500, 9520 and 9540 Granville Avenue from “Single Detached (RS1/F)” to
“Medium Density Townhouses (RTM2)” in order to develop a 16 unit 2 Storey
Townhouse development.

Staff Recommendation

That Bylaw No. 8868 for the rezoning of 9500, 9520 and 9540 Granville Avenue from “Single
Detached, (RS1/F)” to “Medium Density Townhouses (RTM2)”, be introduced and given first
reading,

rian'd, Jackson, MCIP
Director of Development
(604-276-4138)
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February 2, 2012 -2- RZ 11-581552

Staff Report
Origin

Khalid Hasan has applied to rezone 9500, 9520 and 9540 Granville Avenue (Attachnient 1)
from “Single Detached, (RS1/F)” to a “Medium Density Townhouses (RTM2)” to permit the
construction of 16 residential townhouse units (Attachment 2),

Findings Of Fact

Please refer to the attached Development Application Data Sheet (Attachment 3) for a

comparison of the proposed development data with the relevant Bylaw requirements.

Surrounding Development

To the North: Across Granville Avenue, at 9451 Granville Avenue, a 32 unit - 3 storey
Townhouse complex zoned “Medium Density Townhouses (RTM1)”,

To the East:  Single Detached bungalow at 9560 Granville Avenue zoned “Single Detached
(RS1/F)".

To the South: An 18 unit, 2 storey townhouse complex at 7060 Ash Street zoned “Town
Housing (ZT16) — South McLennan and St. Albans Sub-Area (City Centre)”.

To the West: Across Ash Street, a 40 unit, 3 storey townhouse complex at 7051 Ash Street
zoned “Town Housing (ZT50) — South McLennan (City Centre)”.

Related Policies and Studies
Official Community Plan
OCP designation: City Centre Area, McLennan South Sub-Area Plan, Schedule 2.10D.

McLennan South Sub-Area Plan

»  Residential, 2 % storeys typical (3 storeys maximum) Townhouse, Triplex, Duplex,
Single Family. 0.55 base FAR (Attachment 4).

The applicant is proposing a density of 0.65 FAR, above the base density of 0.55 FAR as
indicated in the OCP. To qualify for the additional density and to satisfy the requirements of the
RTM2 zone, the applicant is providing frontage improvements to Granville Avenue, the retention
of four (4) on-site trees, a voluntaty contribution to the Affordable Housing Strategy reserve
fund, the Public Art reserve fund, and a voluntary contribution toward improvements to a
pedestrian crosswalk at the corner of Granville Avenue and Ash Street, benefiting pedestrians
crossing Granville Avenue.

Floodplain Management Implementation Strategy _
In accordance with the City’s Flood Management Strategy, the minimum allowable elevation for

habitable space is 2.9 m GSC or 0.3 m above the highest crown of the adjacent road. A Flood
Indemnity Covenant is to be registered on title prior to final adoption.
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QCP Aircraft Noise Sensitive Development (ANSD) Policy

The site is not located within policy area of the ANSD map and is not subject to noise mitigation
measures and the registration of an Aircraft Noise Sensitive Use Restrictive Covenant,

Public Input

A notice board is posted on the subject property to notify the public of the proposed
development. A phone call from a resident on Granville Avenue expressed concern on the
amount of traffic that is already occurring in the area, in particular during weekday morning
drop-off and afternoon pick-up of children at Anderson Elementary School and A.R. McNeill
Secondary School. The resident indicated that they would be forwarding a letter outlining their
concerns, but none has ever been received. No further communication has been received to date.
Should this application receive first reading, a public hearing will be scheduled.

Transportation has commented on the project stating the traffic generation is anticipated for a
development proposal of this scale. The planned improvements to the existing crosswalk at the
corner of Ash Street and Granville Avenue that will consist of a pedestrian crossing indicator,
will improve pedestrian movement in the area by making the crossing safer.

Staff Comments

Transportation and Site Access

e Vehicular access to and from the site is off Ash Street.

e Off-street parking for the proposal is provided in each unit by two-car garages at grade with
all garages providing side-by-side parking configurations. Visitor parking is supplied by four
(4) visitor stalls scattered around the site, including one stall for handicapped parking. The
number of stalls meet the requirements of Zoning Bylaw 8500.

e With the exception of the units that have direct pedestrian access to Granville Avenue,
pedestrian access to the site is shared with the vehicular access point and then follows the
internal drive-aisle to the individual units. To add an additional safety feature to pedestrians
using the site, staff have asked the applicant to consider using methods to give a better sense
of territory for pedestrians who use the site.

s An existing pedestrian crosswalk at the corner of Granville Avenue and Ash Sireet is due to
be upgraded to improve the movement of pedestrians crossing Granville Avenue. .As this site
would benefit from this improvement, the applicant is making a voluntary contribution of
$10,000.00 toward this upgrade.

e To support the possible development of future townhouses to the east, a legal agreement is to
be registered on the subject property to secure access along the internal driveway for the
benefit of 9560, 9580 and 9584 Granville Avenue, or any consolidation thereof.

o A four (4) meter by four (4) meter triangular corner cut is to be dedicated for the purpose of
road development. .

Proposed Site Assembly

The applicant has done a good job to secure these three sites that meet the minimum site area
requirements in accordance with policy.
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With access to Ash Street, this 16 unit townhouse proposal is arranged in two and three unit
clusters at the periphery of the site, with the internal drive aisle bisecting the units down the
middle. The units fronting Granville Avenue provide direct pedestrian access to the street.

Trees

An Arborist Report and site survey (Attachment 5) was submitted to assess the existing trees on
the site for possible retention of existing trees.

A detailed site review was conducted by City staff which identified that of the eleven (11) {rees
on-site, seven (7) are in poor condition and/or located within the development area and will need
to be removed. Of the remaining, four (4) are listed in moderate to good health and are good
candidates for retention.

There are two (2) trees on city property that were identified as having an impact on the site. One
(1) is in good condition to be protected and retained while the other has been approved by City
staff for its removal due to its poor condition. As compensation of this tree, the applicant is
contributing $1,300.00 towards the City’s Tree Compensation fund.

A summary of the submitted arborist report and staff review is outlined in the following table:

Tree Summary Table
Total On Site Trees | 11 . - -
To be removed, due to conflicts with
To be removed due to - -4 14 proposed building locations, flood
poor health ’ bylaw requirements and poor health
or structure of the trees.
Applicant to incorporate them into
Trees for retention 4 - - the landscape plan as part of the
DP.
One tres is fo be protected and
: retained while the other can be
;:g:i'!tocated o Sty 2 2 see comments removed. A $1,300 compensation
y for this removal is being provided by
the applicant.
Trees for relocation 0
within the site ) ) )

Of the 7 trees that are to be removed, they would need to be replaced in accordance with the
City’s 2 for 1 replacement policy. A review of the new tree plantings will be conducted at the
Development Permit stage where it will be determined if the number of trees proposed on the
submitted landscape drawings meet the replacement requirements.

Amenity Space

The outdoor amenity space is located in a highly visible location at the northwest corner of the
site. The space is intended for a children’s play area, along with benches for sitting but little
detail is provided at this time. A more detailed review will be conducted at the Development
Permit stage when landscaping drawings will be submitted with more detailed information, No
indoor space is being proposed, but a voluntary cash-in-licu contribution of $16,000.00 will be
paid prior to final adoption of this application.
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Analysis

Proposed Zoning to Medium Density Townhouses (RTM2)

The proposed rezoning from RS1/F to RTM2 represents an increase to density. The submitted
information is in conformance with the South McLennan Sub-Area Plan in its transformation
from a predominately single-family neighbourhood toward a higher density neighbourhood
through the development of apartment and townhouse buildings. No amendment is required to
the OCP as the proposal meets the South McLennan Sub-Area Plan parameters as well as the
designation of the Land Use Map (‘Residential, 2 % storeys typical (3 storeys maximum)
Townhouse, Triplex, Duplex, Single Family. 0.55 base FAR’) (Attachment 4).

The proposed increase in density from a 0.55 FAR base to the proposed 0.65 FAR in RMT2 is
supported through a voluntary contribution to the affordable housing reserve fund and the public
art reserve fund, as well as frontage improvements to Granville Avenue and a voluntary
coniribution toward the upgrade to the existing pedestrian crosswalk at the corner of Granville
Avenue and Ash Street, benefiting pedestrians crossing Granville Avenue.

Design 7
The two-storey proposal meets the intent and requirements of the neighbourhood plan. More

detail regarding the form and character of the proposal will follow during the Development
Permit application process.

Affordable Housing

The applicant will be making a voluntary cash contribution to the affordable housing reserve
fund in accordance with the City’s Affordable Housing Strategy.

With respect to townhouse developments, the strategy specifies that a voluntary cash
contribution of two dollars ($2.00) per buildable square foot will be welcomed to the affordable
housing reserve fund. The total payable contribution in this 16 unit proposal would come to
$42,720.00. '

Public Art

In response to the City’s commitment to the provision of Public Art, the developer is considering
providing a piece of public art to the site. Another option is for the developer to provide a
voluntary contribution af a rate of $0.75 per buildable square foot based on the maximum floor
area ratio (0.65 FAR). This amount comes to $16,012.50 for the entire project and is payable
prior to the adoption of the rezoning application. Should the applicant choose to proceed with
the provision of a piece of public art, they will need to contact the City’s Public Art Coordinator
to initiate the process.

Parking

The submitted proposal meets the number of off-street parking stalls in accordance with the
Parking and Loading requirements of Zoning Bylaw 8500. A total of 36 stalls are being
proposed with 32 proposed for residents and 4 visitor stalls. Bicycle parking is also being
proposed to provide space for short and long term bicycle parking

Utilities and Site Servicing

A site servicing review has been conducted by the applicant’s Engineering consultant and
reviewed by the City’s Engineering Department. They agree with the consultant that existing
infrastructure for storm and sewer is adequate for the proposed development and that no
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infrastructure for storm and sewer is adequate for the proposed development and that no
upgrades are necessary. A water analysis is not required but a fire flow calculations are to be
submitted at the time of applying for a Building Permit.

Servicing Agreement

A Servicing agreement will be required to ensure frontage works along the front of Granville
Avenue are done to City standards. Frontage works along the Ash Street front were completed
during the development of the 18 unit townhouse development to the south that was approved in
2006. The agreement will also identify how the site will be serviced to accommodate the 16
townhouse units. It will also ensure that all servicing work will not interfere with a street tree on
Granville Avenue that is to be retained.

Development Permit

A separate Development Permit application would be required with a specific landscaping plan
to include the following:
1. Design of the outdoor amenity area, including the play area.
2. Overall appropriateness of the landscaping plan, including how the proposed grades will
ensure the survival of the three on-site trees that are to be retained.
3. Manoeuvrability of larger vehicles (SU-9) within the site,
4. Form and Character of the townhouse units and how they address adjacent properties.

Financial Impact
None,
Conclusion

The proposed 16 unit townhouse rezoning meets the requirements of the OCP as well as the
zoning requirements set out in the Medium Density Townhouses (RTM2) zone for the South
McLennan neighbourhood plan. Staff contend that the design requirements meet the character of
the neighbourhood and are confident the outstanding conditions will be met prior to final
adoption. Staff recommends that rezoning application RZ 11-581552 proceed to first reading,

vid Johnson

Planner
(604-276-4193)

Dl:cas

List of Attachments

Attachment 1 Location Map, Zoning Site Map, Site Context and Aerial View of the Site
Attachment 2 Site Plan and Preliminary Architectural Drawings

Attachment 3 Development Application Data Sheet

Attachment 4 MecLennan South Sub-Area Land Use Map

Attachment 5 Arborist Report - Tree Survey Plan

Attachment 6 Conditional Rezoning Requirements
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6911 No. 3 Read

www.richmond.ca
604-276-4000

City of Richmond

Richmond, BC V6Y 2C1

ATTACHMENT 3

Development Application

Data Sheet

?Exmmgf“
RZ 09-483465 | |

0500, 9520, 9540 Granville Avenue

Address:
Applicant; Khalid Hasan
Planning
Area(s): City Centre — McLennan South Sub-Area (Schedule 2.10D)
Existing Proposed
Civic Address: 9500, 9520, 9540 Granville Avenue - To Be Determined
Owner or Applicant: Khalid Hasan No Change
Site Size {(m*): 3,061.0m? 3,053.0m?
Land Uses: Single-Family Townhouse Residential
Residential

OCP Area Plan Designation:

2 ¥ storeys typical (3 storeys
maximum) Townhouse, Triplex,
Duplex, Single Family.
0.565 base FAR

No Change

Zoning:

Residential
Single Detached (RS1/F) -

Medium Density Townhouses
(RTM2)

Permits Townhouses at 0.65
F.A.R. with a contribution to
the Affordable Housing reserve
Fund

Number of Units:

1 Single-Family Dwelling per lot

.16 Townhouse Units on a
consolidated lot.

Bylaw 8500

Requirements

Proposed

Variance

S . Site Area =3,053.0m? 1.984.3m? .
Density (FAR); (0.65) =1\,:é?(.84'45m2 (01.65 FAR) none permitted
Lot Coverage — Building: 40% Max. 44.1% 4.1% (125.1m?)
Lot Width (Granville Avenue): 30.0m 69.27m none

Lot Depth (Ash Street): 35.0m 44.17m none

Lot Area: No requirements 3,053.0m? ' none
(széziﬁll(e — 6.0m Min, 6.79m none
igabgﬁ(e:et: 6.0m Min. 6.24m - none

3465853
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Bylaw 8500

Proposed

Variance

Requirements _ _
Setback (east) ~ 3.0m Min. 3.05m none
Setback (south) 3.0m Min. 3.36m none
_— 12.0m and no more 9.3m
HEgnE than 3 stories maximum and 2 stories i
- ' . 23 Resident plus 32 Resident pius
il of sireat Parking 4 Visitor 4 Visitor hone
q ' 27 spaces minimum 36 spaces
= ] No tandem parking for
Tandem Parking Spaces: g i None None
Amenity Space - Indoor: 700?1d -aslein-lisg payment none
. cash-in-lieu payment totalling $16,000.00
Z PR v
Amenity Space — Qutdoor: B NI por Spik X 147.1m* none

16 units = 96.0m?>

3465853
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City of Richmond /

Bylaw 7892
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Residential, 2 ¥ storeys 5,920 fi* min. area) P Neighbourhood Pub
K53 typical (3 storeys maximumy) Eisewhere:
Townhouss, Triplex, Duplex, *  Medium-sized lots (e.g. 11.3 m/
Single-Family 37 ft. min. frontage and 320 m%
0.60 base F.AR. 3,444 £ min. area), with access
from new roads and General
Currie Road;
P Residential, 2 ¥z storeys Provided that the corner lot shall be
m typical (3 storeys maximum), considered to front the shorter of its
predominantly Triplex, Duplex, : two boundaries regardless of the
Single-Family orientation of the dwelling.
0.55 base F.A.R.

Note: Sills Avenue, Le Chow Street, Keefer Avenue, and Turnill Street are commonly referred to as the
“ring road”.

Original Adoption: May 12, 1996 / Plan Adoption: February 16, 2004 MclL.ennan South Suh-Arep‘.I’m_ 1@1
3218459
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PH -{102

Wbl

ETE
S i )
THegs ! wpun
wmm , ooy woROYRN S 0] PIIVIEU 37 61 INGY NOUDTIIONd TRL ESPOR ——
.u..mm.. i ZA0MTY &) foraxide a0y suke of WuREY buinbar san a0 D @)
g7 % 7 [YL) NSTH HO 0 Uoriobry 10) GIAONGY 90 ©1 %85 YW SIOUP ()
[n]
H CATHEN 3% 01 5 RYUAD S04 X
mmw [ ENI3Y 98 01 985 MYLE EN0USR m
228 “mop voqpueo po w28, |
ay i “otdy oy ArorueAul Ban) o} o9y HIBMAN IRt exeusp O H
g23 NOLNILIY 231 - gndsdl |
sen
axs SANNYLYINE GV SVOLLIRUISTY o
TINITIGI PNV NOILOIA 0N Tl 03 JP0SR SESIHO0HY OL Y353y
RIESIEIR '
SIFERE o ST W Ay STIVLSID TR §
SN el SR AoRd N7
& g L e & a: s T 0
o o A T
e R | |
o Z & ,.m S b ww.nai ¢ g . 202508 NYId PIVHLS
SEISlzRiE | = :f e E
= =1 Sis 3] |\ A E— i e e G 3
S e gt . « L S e g - :
P Al ™ ey h
.a/uw _m.uu = w..u JOKL GO0 B} EXLY KPR 0N M (VM C— s ” = T —
A = e L I a3t O Bl iy
W[ [ J TR SN Rolo3i08g 1380 e S R e e :
55|12 N [ i sy -~
= | - et ; L‘ 2
o m _ﬁﬂm ! !si!l-tinesiloi!.nﬂojhh‘im.g! L @1! Lis o _
de % @ ; P Ao w0 03 83 peymey [ pf 'y nu.u&sl\.ﬁ.llnsm K2 R ml..w ,ﬁ%@@%ﬁm I R i JJM.@ .
= H %igiﬁi—%ﬂ!;g;{ S s | e FiE, ] 53 s | ) i il i
= m_ M M ) 4y pappnad daunc conmooy e s crduiiadoy o v peesg it L.J.._..._h o,", Al ! .
= 1 < 3 1l i
A A b A i ) | i
= (R ﬁm & Ao e . vl 1
A2 = el < 107 -
e } e
= N , : B
25 M e 2k ZNGAad
= i o
5| B B 2ozl 2
S it
S L
% | L2 2S
w by b B
X EY USHOANY LIV
5 QIMIATY TR Of ST
5] St TIH, SROUSIR
| T 36WID EINOE NOUDSLOND
s | T B o GaneTIy
5 & TTTHE 850 HOWMWINE O
(anz)
—
caoAWITT
28 ol Il
]
i 13
m m
: }

r 0061 94095
HESOH




ATTACHMENT 6

Conditional Zoning Requirements
9500, 9520 and 9540 Granville Avenue
RZ 11-581552

Prior to adoption of Zoning Amendment Bylaw 8868, the developer is required to complete the
following requirements to the satisfaction of the Director of Development.

1.

10.

11.

3465853

Consolidation of all the lots into one development parcel (which will require the demolition of the
existing dwellings).

City acceptance of the developer’s offer to voluntarily contribute $1,300.00 to the City’s Tree
Compensation Fund for the planting of replacement trees within the City.

Registration of a flood indemnity covenant on tiile,

A 4 meter by 4 meter triangular corner cut land dedication for road at the corner of Granville Avenue
and Ash Street.

Registration of a cross-access easement, statutory right-of-way, and/or other legal agreements or
measures, as determined to the satisfaction of the Director of Development, over the internal drive-
aisle in favour of 9560, 9580 and 9584 Granville Avenue or consolidation thereof.

City acceptance of the developer’s offer to voluntarily contribute $0.75 per buildable square foot (e.g.
$16,012.50) to the City’s public art fund.

City acceptance of the developer’s offer to voluntarily contr 1bute $10,000.00 towards the upgrade of
the existing pedestrian crosswalk at the corner of Granville Avenue and Ash Street (account number
1051-40-000-00000-0000).

Contribution of $1,000.00 per dwelling unit (e.g. $16,000.00) in-lieu of on-site indoor amenity space
to go towards development of indoor public amenity space as determined by the Parks and Recreation
Department.

City acceptance of the developer’s offer to voluntarily contribute $2.00 per buildable square foot (e.g.

$42,720.00) to the City’s affordable housing fund.

The submission and processing of a Development Permit* completed to a level deemed acceptable by

the Director of Development. Included with the standard submission, the drawings should provide

information specific to:

a) Design of the outdoor amenity area, including the play atrea.

b) Overall appropriateness of the landscaping plan, including how the proposed grades will ensure
the survival of the three on-site trees that are to be retained.

¢) Manocuvrability of larger vehicles (SU-9) within the site.

d) Form and Character of the townhouse units and how they address adjacent properties.

Enter into a Servicing Agreement® for the design and construction of off-site improvements along the

entire Granville Avenue frontage to the limits of the subject site, including improvements to the land

dedicated to the triangular corner cut listed in condition 5. Works include, but may not be limited to:

a) Granville Avenue road widening to 11.2 meters curb to curb,

b) Curb and gutter along the south edge of road widening noted above.

c) A 3.3 meter wide grass and treed boulevard (Willow Oaks}, complete with Type 3 decorative
street lights 150 watt HP sodium without banner arms, flower pot holders of receptacles, powder
coated black.

d) A 1.75 meter wide concrete sidewalk is to be placed 1.25 meters north of the property line,
permitting room for the existing pole line.

e) All utilities servicing the site are to ensure they do not interfere with a street tree that is to be
retained along Granville Avenue,

PH-103
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Prior to Building Permit Issuance, the developer must complefe the following
requirements:

Iz

Submission of a Construction Parking and Traffic Management Plan to the Transportation Division,
Management Plan shall include location for parking for services, deliveries, workers, loading,
application for any lane closures, and proper construction traffic controls as per Traffic Control
Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation
Section 01570.

Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning
and/or Development Permit processes. :

Installation of appropriate tree protection fencing around all trees to be retained as part of the
development prior to any construction activities, including building demolition, occurring on-site.
Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to
temporarily occupy a public street, the air space above a public street, or any part thereof, additional
City approvals and associated fees may be required as part of the Building Permit. For additional
information, contact the Building Approvals Division at 604-276-4285.

Note:

®

This requires a separate application.

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as
personal covenants of the property owner but also as covenants pursuant to- Section 219 of the Land Title Act.

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and
encumbrances as is considered advisable by the Director of Development. All agreements to be registered in the
Land Title Office shall, unless the Director of Development determines otherwise, be fully registered in the
Land Title Office prior to enactment of the appropriate bylaw.

The preceding agreements shall provide security to the City including indemnities, warranties, equitab]e/rent
charges, letters of credit and withholding permits, as deemed necessary or advisable by the Director of
Development. All agreements shall be in a form and content satisfactory to the Director of Development.

Signed Date

: PH - 104
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City of
¥ Richmond - Bylaw 8868

Richmond Zoning Bylaw 8500
Amendment Bylaw 8868 (RZ 11-581552)
- 9500, 9520 AND 9540 GRANVILLE AVENUE

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of
Richmond Zoning Bylaw 8500, is amended by repealing the existing zoning designation
of the following area and by deSLgnatIng it “MEDIUM DENSITY TOWNHOUSES
(RTM2)”

PID 004-931-416
Lot 1 Section 15 Block 4 North Range 6 West New Westmmster District Plan 14703

P.LD. 007-857-039
Lot 2 Section 15 Block 4 North Range 6 West New Westminster District Plan 14703

' P.LD. 009-994-416
Lot 3 Section 15 Block 4 North Range 6 West New Westminster Dlstrlct Plan 14703

2. This Bylaw may be cited as “Rlchmond Zomng Bylaw 8500, Amendment Bylaw

8868”. |
FIRST READING FEB 27 2002 o
A PUBLIC HEARING WAS HELD ON | Z%l?m
SECOND READING | e
THIRD READING - Ww

\\J\!

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR- CORPORATE OFFICER

PH -105
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Send a Submission Online (response #627) Page | of 1

To Public Hearing
Date: Mahert (4 2002]

item #
MayorandCounclllors — |re: 07,, Yi M QoL

From: City of Richmond Website [webgraphlcs@rlchmond cal
Sent:  March 14, 2012 11:27 AM
To: MayorandCouncillors

Subject: Send a Submission Online (response #627)

Send a Submission Online (response #627)

Survey Information

- Site: | City Website
Page Title: | Send a Submission Online

URL: | http://ems.richmond.ca/Page1793.aspx
Submission Time/Date: | 3/14/2012 11:25:54 AM

Survey Response

YourName:: | OdeliaLiu
Your Address;m ] 77051 Ash Sfreet Rlchmond :
Subject Property Address OR ‘9500 9520 and 9540 Granwlle Ave (RZ 11- -
Bylaw Number: ._,.,581 552)

There are some trees at 9500. (Some close to
, 7060 Ash St and some at the corner of Ash
Comments: and Granville). They are very tall and must

grow for many years. Please kmdly keep them
if rezone. Thanks 7 _
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