! City of Richmond R? port to
Jod2 s Planning and Development Department Development Permit Panel

To: . Development Permit Panel ' Date: June 16, 2011

From: Brian J. Jackson, IVICIP File: DP 10-5383908
Director of Development

Re: Application by Doug Massie Archltect of Chercover Massie & Associates Ltd
for a Development Permit at 8851 Heather Street

Staff Recommendation

That a Development Permit be issued which would

1. Permit the construction of a two-storey building for a licensed child care facility for
approximately 60 children at 8851 Heather Street on a site zoned Assembly (ASY); and

2. Vary the provisions of Zoning Bylaw 8500 to:

a) Reduce minimum interior side yard from 7.5 mto 1.2 m

b) Reduce the minimum public road parking setback from 3 mto 1.5 m

¢) Permit 54% small car parking spaces on a site with less than 31 parking spaces (8 small car
parking spaces of total 15 spaces).

Brian'. Jackson, MCIP
Director of Development

BlJ:sb
Att.
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Staff Report
Origin
Doug Massie Architect of Chercover Massie & Associates Ltd. has applied to the City of
Richmond for permission to develop a two-storey building with a licensed child care facility for
approximately 60 children at 8851 Heather Street on a site zoned Assembly (ASY). Variances

are included in the proposal to: reduce the interior side yard, reduce the Heather Street public
road parking setback, and permit small car parking spaces.

There is no associated rezoning application. The site currently contains a small vacant one-
storey church building.

A Servicing Agreement is not required as no upgrades have been identified and the subject
property frontage was recently improved through the rezoning and subdivision of the adjacent
lands to the south at 8871 and 8875 Heather Street (RZ 07-374314 & SA 08-425332). The
limited driveway relocation and boulevard restoration works for the subject development will be
completed at the owners cost by work order through the future Building Permit process.

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.

B'ackg round

Development surrounding the subject Ash Street Sub-Area (Broadmoor Area) site is as follows:

¢ to the north and south sides of the subject site, fronting onto Heather Street, are recently
rezoned and subdivided single-family lots (RZ 07-380065 and RZ 07-374314) zoned “Single
Detached (RS1/K)”;

s to the west, the subject site backs onto single-family lots fronting onto Dolphin Court zoned
“Single Detached (RS1/B)”; and

s to the east, across Heather Street, is the city-owned Heather neighbourhood park, which
contains a children’s playground, zoned “School & Institutional Use (SI)”.

Public Input

No public input has been received regarding the subject application.

Vancouver Coastal Healtﬁ

~ Child Care facilities operate under the jurisdiction of the Provincial Government. In Richmond,
child care licensing is the responsibility of Vancouver Coastal Health. Accordingly, the
application was referred to Vancouver Coastal Health child care facility licensing for review.

The proposal includes 67% of the outdoor play area requirement for 60 children, or enough for
40 children as per the BC Child Care licensing regulations (7 m2 per child). Outdoor children’s
play area is provided in the rear yard (212.9 m2) and on the second floor deck (69.25 m2). The
applicant is proposing to schedule the use of the outdoor play area to meet the daily outdoor play
needs of each of the four (4) child care rooms.
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Vancouver Coastal Health child care facility licensing staff review applications on a case by case
basis and have confirmed that they have no concerns with the subject proposal which would
accommodate half of the children in the outdoor play area at any given time.

Staff Comme_nts

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design 1ssues 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 comphance with Zoning Bylaw 8500
except for the zoning variances noted below.

Zoning ComplianceNariances {staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:
1) Reduce the minimum interior side yard from 7.5 mto 1.2 m

(Staff supports the proposed variance as this provides for an appropriately sized building for
child care use and matches the minimum interior side yard setback requirement of the
adjacent single family lots to the north and south. To comply with the minimum 7.5 m side
yard setback to the south and to the north of this small lot would result in a 7.3 m wide
building, which is not usable for the proposed child care use. The existing small church
building is also not usable for the proposed child care use, due to BC Building Code
requirements, Vancouver Coastal Health licensing requirements, and City parking
requirements. It is worth noting that the small existing church building on the site was
originally constructed as a single family dwelling and does not comply with the current
Assembly zoning setback requirements.)

2) Reduce the minimum public road parking setback from 3 mto 1.5 m

(Staff supports the proposed variance as it results in a site plan layout that accommodates the
required parking onsite and a landscape buffer to screen the parking area from Heather
Street. Although the 1.5 m landscape buffer along Heather Street is narrower than the
required 3 m, it is wide enough to accommodate the proposed hedge and tree planting. The
variance does not negatively impact the adjacent neighbours.)

3) Permit 54% small car parking spaces on a site with less than 31 parking spaces (8 small car
parking spaces of total 15 spaces).

(Staff supports the proposed variance as it results in a site plan layout that accommodates the
required parking onsite with an appropriate drive aisle width and wider landscape buffer to
the adjacent single-family lots to the north and south. The provision of small car spaces is
acceptable to staff as the users are expected to be familiar with the parking area layout and
manoeuvring associated with the small car spaces. The variance does not negattvely impact
the adjacent neighbours.)

Advisory Design Panel Comments

~ The Advisory Design Panel was supportive of the project conditional to the applicant taking their
comments into consideration, and design development to the column expression and use of
pavers in the driveway. In response, the streetscape elevation and driveway have been improved.
An annotated copy of the relevant excerpt from the Advisory Design Panel Minutes from
January 19, 2011 is attached for reference (Attachment 2). The design response from the
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applicant has been included immediately following the specific Design Panel comments and is
identified in ‘bold italics’.

Analysis

Conditions of Adjacency

The proposed development includes an appropriate interface to Heather Street, enhanced
with a pedestrian-oriented front entry, pedestrian walkway, landscape buffer to screen the
front parking area, and permeable pavers across the vehicle entry driveway to mark the edge
of the public pedestrian realm and to define the edge of the onsite surface parking area.

The proposed development includes an appropriate interface to the surrounding single-family
lots with existing solid wood privacy fencing, areas of landscaping and areas of cedar
hedging where possible, and in particular along the sides of the parking area and at the
corners of the outdoor play area.

Urban Design and Site Planning

The proposed child care facility is well situated on the subject existing Assembly zoned lot
across the street from the Heather neighbourhood park.

The proposed site layout includes a two-storey building designed with residential character,
set back behind a front surface parking area, and protecting a secure outdoor children’s play
area in the rear yard.

A pedestrian walkway is provided, connecting to the Heather Street sidewalk and separated
from the vehicle access driveway, also.connecting to Heather Street,

The Heather streetscape has been improved with recéntly constructed frontage improvements
including a new grass boulevard with street trees behind a curb and gutter and a new
sidewalk at the property line. The Heather streetscape edge 1s further defined with proposed
landscape buffers with hedge and flowering tree planting, a line of permeable pavers at the
driveway entry, and a pedestrian walkway connecting with the sidewalk.

The number of off-street parking spaces for parents and staff (15 spaces) complies with the
Zoning Bylaw requirements including accessible parking (1 space). Variances are requested
to permit 8 small car parking spaces and to provide a 1.5 m parking setback from Heather
Street.

Bicycle storage complies with the Zoning Bylaw requirements and is located in the south
side yard. Bicycle storage includes 4 class 1vertical storage lockers and a rack for four (4)
bicycles, both located in the covered area under the deck.

A covered garbage and recycling enclosure is provided on the south side of the building.
Garbage and recycling will be collected by a private contractor. To avoid conflict with
parking, the applicant has advised that onsite collection will be scheduled for Saturday, when

~ the daycare is closed and within the hours permitted through the City’s noise bylaw.

Architectural Form and Character

The proposed two-storey building has been designed with a residential character to better fit
the approved institutional use into the predominantly single-family neighbourhood. The
residential character is expressed with a single pedestrian oriented covered front entry,
building articulation to break up the streetscape fagade, the incorporation of uncovered
second floor decks, durable brick base, stucco siding, smaller areas of glazing, and roof
massing with pitched roofs, gable ends and asphalt shingles.

The simple colour palette includes sand coloured stucco, grey brick, white windows, white
trim, dark brown aluminium guard railing, and two-tone brown asphalt shingles.
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The project’s accessibility features include: interior floor plans that accommodate wheelchair
manoeuvring throughout, wider interior doors, an accessible washroom, and a vertical lift.

Tree Management

There are three (3) existing trees on the lot and there were previously two (2) existing trees
on the adjacent property to the north with canopies and root zones entering into the subject
property. The two (2) neighbouring trees were recently removed as a part of the
redevelopment of the neighbouring property with a new single-family home.

One (1) existing Japanese maple tree will be transplanted and retained in the southeast corner
of the property, adjacent to the Heather Street sidewalk. To protect the health and retention
viability of the existing maple tree, the owner’s arborist has recommended transplanting the
tree to the higher proposed elevation in close to the same location. In the current location
and lower grade, the existing tree is impacted by the new retaining wall of the adjacent raised
neighbouring lot, the neighbour’s storm sewer connection, and new City sidewalk. A
contract with an arborist to ensure successful transplanting and retention of the maple tree is

‘a requirement of the Development Permit.

Two (2) existing fruit trees are proposed for removal. The centrally located trees are
considered to be in poor condition by the City’s Tree Preservation Official.

Four (4) new trees will be planted, providing a 2:1 replacement ratio for the removal of
existing trees.

Landscape Design and Open Space Design

Outdoor children’s play area is provided at the rear of the property with visual surveillance
and access from the interior child care spaces. The play area is secured with lockable gates
and existing perimeter solid wood privacy fencing. As noted above, the size and location of
the play area have been reviewed as part of the application review and -are acceptable to
Vancouver Coastal Health child care licensing staff.

The outdoor children’s play area has been designed for active children’s play, with durable
materials, a small lawn hill and lawn areas, raised wooden deck stage element, rubber paved

- tricycle track, rubber paved open areas, sand boxes, outdoor sink, and portable water and

sand boxes.

Soft landscaping is provided in the rear yard, including existing perimeter coniferous
hedging, tree planting, lawn areas, flowering low hedging and vines, and an edible garden
areca with blueberry and strawberry plants.

The streetscape landscape buffer includes a retained transplanted existing Japanese maple
tree, two (2) new flowering cherry trees, flowering shrubs, perennials, and groundcover.
The landscape plan for the front of the property includes an open surface parking area,
landscape buffer along the Heather Street edge providing screening of the surface parking
area, a paved pedestrian walkway connecting to the Heather sidewalk, and continuous cedar
hedging along the north and south edges of the surface parking area to provide screening to
the adjacent neighbours.

The surface parking area includes special treatment with areas of permeable pavers to
improve the visual impact and also to increase the permeability of the parking area. The

‘variety of surface materials breaks down the visual impact of the large paved surface and the

pattern provides a visual containment or boundary for the parking area. A wide band of
permeable pavers is proposed around the perimeter of the surface parking area: across the
driveway at the entry to the site, in front of the main entry and in the parking spaces on the
north and south sides. Asphalt is proposed in the central turning area of the parking area.
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o In addition to the existing 1.8 m height solid wood privacy fencing along the north, south and
west edges of the site, lockable access gates will be provided in the side yards.

Crime Prevention Through Environmental Design

The proposed design does not present CPTED concerns. The proposal includes:

¢ secured outdoor children’s play areas with natural surveillance from the child care facility;

o clearly defined boundaries between the property, public and private spaces; and '

- a front parking area with a high degree of natural surveillance both from the child care
facility and also the public road.

Sustainability .

The proposed infill redevelopment proposal will include the following sustainability measures:

e Location within 220 m of transit service provided along Garden City Road

s Bicycle storage lockers and racks _

¢ Increased site permeability. Existing church asphalt parking area will be removed and the
site will be redeveloped with a site design with 45% permeability through permeable pavers
in the new front surface parking area, gravel cover in the passive north side yard, and live

- landscaping area.

¢ EnergyStar windows and appliances

» Increased insulation thermal resistance performance (the insulation rating will be increased
from commercial to higher performance residential rating)

® Energy efficient heating and hot water systems

e  Water efficient plumbing fixtures and fittings

Floodplain Management ,

¢ The proposal complies with Flood Plain Designation and Protection Bylaw No. 8204, The
Bylaw requires a minimum flood construction level at 0.3 m above the highest crown of the-
adjacent public road.

» Registration of a flood indemnity covenant is a requirement of the Development Permit.

Servicing Capacity
¢ The applicant has submitted an engineering capacity analysis for the water, sanitary, and
storm infrastructure. No upgrades are required.

Community Benefits

o The proposal addresses the child care needs for toddler and 3-5 years in the Broadmoor
planning area and also coniributes toward the needs in the City Centre planning area as
identified in the 2009-2016 Richmond Child Care Needs Assessment and Sirategy. The
report identifies the estimated additional child care spaces needed by December 1, 2016
broken down by planning area and the different categories of child care needed. Toddler and
3-5 year child care proposed and needs in the Broadmoor and City Centre planning areas are
summarized in the table below: -

Estimated Child Care Space

Proposed Broadmoor Need | City Centre Need

Group (18 months - 2 years) 36 23 63

Group (3-5 years) 24 9 99
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¢ Located in the northeast corner of the Broadmoor planning area, within 650 m of the City
Centre planning area, the subject site is well positioned to meet the child care needs of both
the Broadmoor and City Centre planning areas. For this reason, by providing more than the
needed toddler and 3-5 child care spaces for the Broadmoor planning area, this fac1hty will
help address the larger need in the City Centre planning area.

Conclusions

The applicant has satisfactorily addressed staff and the Advisory Design Panel’s commeénts
regarding conditions of adjacency, site planning and urban design, architectural form and
character, and landscape design during the Development Permit review process. The proposal
for a child care facility supports the community by helping to address the toddler and 3-5 years
~child care needs for the Broadmoor and City Centre planning areas. The existing Assembly
zoned lot is well situated for a child care facility with a neighbourhood park across the street.
Staff recommends support of this Development Permit Application.

Spam [ty

Sara Badyal, M. Arch, MCIP
Planner 2 (Urban Design)}

SB:rg

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

e Registration of a flood plain indemnity covenant;

*  Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-
site works conducted within the tree protection zone of the maple tree to be retained, The Contract should
include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, and
a provision for the Arborist to submit a post-construction assessment report to the City for review.

*  Installation of appropriate tree protection fencing around the maple tree to be retained as part of the
development prior to any construction activities, including building demolition, occurring on-su:e

e Receipt of a Letter-of-Credit for landscaping in the amount of $42,822.00.

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

e  Incorporation of accessibility features shown in Development Permit drawings.

*  Driveway relocation and boulevard restoration works to be done at the developer’s sole cost via City Work
Order.

*  Obtain a Building Permnit 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 Division
at 604-276-4285.

+  Submission of a construction traffic and parking nanagement plan to the satisfaction of the City's

Transportation Division (hitp://www.richmond.ca/services/ttp/special htm).
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Richmond, BC V&Y 2C1
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DP 10-538908 Attachment 1

Address: 8851 Heather Street

Development Application

Data Sheet

Development Applications Division

Doug Massie Architect of Chercover Massie &

Applicant: _Associates Ltd.

~ Planning Area(s):

Ash Street Sub-Area (Broadmoor Area)

Owner;

Vancouver Star Education Ltd.

Existing Proposed
Site Area: 1,013 m? No change
Land Uses: Religious Assembly Child Care

OCP Designation:

‘Community Institutional

Complies - Child Care

Area Plan Designation:

Public, Institutional & Open Space

Complies - Child Care

Zoning:

Assembly (ASY)

No change

Number of Units:

1

1

| Bylaw Requirement |

Proposed Variance

Floor Area Ratio: Max. 0.5 0.49 (492.84 m?) None permitted
Lot Coverage: Max. 35% 27% None
Setback — Front Yard: Min. 6 m 21.6m | None
. . . . 6.3 m setback
Setback — Interior Side Yard: - Min.7.5m 1.2m reduction
Setback —- Rear Yard: Min. 7.5 m 7.5m None
Parking Setback: 1.5 m reduction to
Public Road Min. 3 m 1.5m Heather Street
General Min. 1.6 m 1.6mto2.8m parking sethack
Height (m): | Max. 12 m 10.7m None
Off-street Parking Spaces:
Staff 9 9
Parent 6 6 None
Accessible (1) )
Total 15 15
Small Car Parking Spaces Not permitted 54% (8 spaces) 8 smagl;::;ezarkmg

3193121



Attachment 2

Annotated Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, January 19, 2011 — 4:00 p.m.
[applicant design response is identified in ‘bold italics’)
DP 10-538908 — CHILD CARE FACILITY

ARCHITECT: Douglas Massie, Chercover Massie & Associates Ltd.
PROPERTY LOCATION: 8851 Heather Street

Panel Discussion
Comments from the Panel were as follows:

substantial changes have been made to the project in response to Panel’s comments; wider
space at the back of the building; richer treatment of surfaces both at the front and back of the
building; appreciate decorative and permeable pavers at the parking stalls; playful attitude
towards the lane is a great idea; bollards are a nice idea;

decorative approach for screens that are proposed in front of the building might be more
appropriate at the back where the children go out more often; move would be less intrusive to
the architectural elevation — Screens removed,

rubberized curb would be a more appropriate approach than timber edge along the curve —
Vertical timber rounds are proposed to address curves,

consider carrymg the unit paving across the entrance area to provide a sense of entry —
Incorporated,

consider planting a row of trees along both side yards of the parking area; trees will provide
cooling to the parking area during summer — Tree planting incorporated on both sides,

playful area at the back of the building; concern on the smallness of the sandbox and lawn
areas; consider larger and more useful areas such as planting or exploring area — Qutdoor
activity areas sized and designed in consultation with licensing;

consider opportunities for infiltration in the gravel side yards; consider introducing swales — -
Gravel bed is permeable;

provision for planting at the second level deck is a good idea; consider providing more
opportunities for children activities — Open deck design allows for flexible use;

ensure that scale of seating in the play area is appropriate for children — Seating will be
specified by daycare operator;

appreciate the design solution provided by the applicant;

consider introducing elements to identify the building as a day care facility; signage at the
entry roof portico can provide identification — Signage will be provided through separate
sign permit,

consider redesigning the two windows above the main entry portico to add a daycare

character to the building; use of colour and/or introduction of play elements will introduce a
sense of whimsy appropriate for a day care;

consider child safety in determining height of guard rails — Confirmed,

3193121
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consider vertical posts on the side of the building to provide opportunity for a tent/covered
space to create more play opportunities for children during the rainy season — Not
incorporated due to guard rail post structural limits and building envelope concerns,

building more improved than when it was last presented to the Panel;

project has been vastly 1mproved with the addition of sloped roof forms and gable ended

~design;

w1‘aparound deck helps reduce the bulk of the Building when viewed from the street;

entry is more identifiable; removal of heavy horizontal banding has made the building look
more residential in character which is a better fit;

columns holding the deck are extremely thin and fragile; columns need to be more robust and
should match the thickness of the deck — Columns in side yard removed to improve view
Jrom streetscape and to increase pedestrian and bicycle manoeuvring area,

commend the applicant for responses to comments in the previous meeting;

appreciate the changes and efforts made by the applicant to make the facility {it into the
neighbourhood; building is much more friendly to the neighbourhood;

relocating deck from the back of the building to the south is a good gesture; gracious
interface with the neighbour at the south side;

front of the building is still a bit harsh as it is a wholly paved parking lot — Parking area
appearance improved with permeable pavers and tree planting at edge,

location of the deck on the south side of the building is good; however, might give rise to
noise issues with the neighbour to the south; consider railing (or other) treatment to mltlgate
noise concern; :

concern on shape of the toddler rooms; narrow and deep; not ideal,

appreciate the changes made by the applicant; a big improvement compared to the previous
presentation; and

consider introducing something at the street level to help identify the project as a daycare
facility, e.g. signage, fencing, or other types of identifiers — As noted above, signage will be
incorporated through separate sign permit. '

Panel Decision

It was moved and seconded

That DP 10-538908 move forward to the Development Permit Panel subject to the applicant
taking into consideration the Panel’s discussion points and making the following improvements
to the project design:

[

design development to the columns under the decks to make them more robust and _
substantial — Columns removed from front and south side elevations. Columns in rear yard
are maintained, but not visible from streetscape; and

design development to carry the unit paving across the driveway to define the entry —

Incorporated.
CARRIED



City of Richmond .
Planning and Development Department Development Permit

No. DP 10-538908

To the Holder: - DOUG MASSIE ARTHITECT
Property Address. - 8851 HEATHER STREET
Address: c/o MASSIE CHERCOVER & ASSOCIATES LTD.

603 - 1200 WEST 73 AVENUE
VANCOUVER, BC V6P 6G5

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:
a} Reduce minimum interior side yard from 7.5 mto 1.2 m
b) Reduce the minimum public road parking setback from 3 m to 1.5 m

c) Permit 54% small car parking spaces on a site with less than 31 parking spaces (8 -
small car parking spaces of total 15 spaces).

4. Subject to Section 692 of the Local Government Act, R.8.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 #8 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
$42,822 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.

319311



Development Permit

No. DP 10-538908

To the Holder: : DOUG MASSIE ARCHITECT
Property Address: 8851 HEATHER STREET
Address: c/o MASSIE CHERCOVER & ASSQCIATES LTD.

603 — 1200 WEST 73 AVENUE
VANCOUVER, BC V6P 6G5

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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