87 City of Richmond | Report to
Y22 Planning and Development Department Development Permit Panel

To: Development Permit Panel Date: January 25, 2011

From: Brian J. Jackson, MCIP File: DV 10-542375
Director of Development

Re: Application by Provincial Rental Housing Corporation for a Development

Variance Permit at 8180 Ash Street

Staff Recommendation

That a Development Permit be issued which would vary the provisions of Richmond Zoning
Bylaw 8500 to:

1. Vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and

2, Vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for proposed
Lot 5 and to 0.60 m for proposed Lot 6;

to permit subdivision of 8180 Ash Street into six (6) lots zoned “Single Detached (RS1/B)” for
the purpose of developing affordable single-family dwellings.

Brian J, Jackson, MCIP
Director of Development

DN:blg
Att,
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January 25, 2011 -2- DV 10-542375

Staff Report
Origin

The Provincial Rental Housing Corporation (which is BC Housing’s land holding company) has
applied to the City of Richmond for permission to:

a) Vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and
b) Vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for
proposed Lot 5 and to 0.60 m for proposed Lot 6;

to permit subdivision of 8180 Ash Street into six (6) lots zoned “Single Detached (RS1/B)” for
the purpose of developing affordable single-family dwellings. The site is currently vacant and is
designated Public, Institutional and Open Space in the Ash Street Sub-Area Plan.

The proposal is not associated with a rezoning application. A Capacity Analysis and a Servicing
Agreement are required to be undertaken in association with the subdivision application (SD10-
542356),

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 1) for a
comparison of the proposed development data with the relevant bylaw requirements,
Background

Development surrounding the subject site is as follows:

¢ To the north, single-family dwellings designated Low Density Residential in the Ash Street
Sub-Area Plan and zoned “Single Detached (RS1/B)”;

o To the east, single-family dwellings designated Low Density Residential in the Ash Street
Sub-Area Plan and zoned “Single Detached (RS1/A)”;

¢ To the south, an emergency access/public pathway connecting Ash Street and
Dayton Crescent and single-family dwellings designated Low Density Residential in the
Ash Street Sub-Area Plan and zoned “Single Detached (RS1/A)” and

e To the west, Ash Street and single-family dwellings designated Low Density Residential in
the Ash Street Sub-Area Plan and zoned “Single Detached (RS1/K) and (RS2/A)”.

Staff Comments

The proposal attached to this report has satisfactorily addressed the significant planning issues
identified as part of the Development Variance Permit application review process. In addition, it
complies with the intent of the applicable sections of the Official Community Plan (OCP) and,
with the exception of the zoning variances requested, is in compliance with the requirements of
the “Single Detached (RS1/B)” zone.

2874416



January 25,2011 -3- DV 10-542375

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1} Vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and
2) Vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for
proposed Lot 5 and to 0.60 m for proposed Lot 6;

to permit subdivision of 8180 Ash Street into six (6) lots zoned “Single Detached (RS1/B)” for
the purpose of developing affordable single-family dwelling units.

Staff support the proposed variances.

» The variances requested are associated with the geometry of the lots proposed on
Dayton Crescent. The applicant has substantiated that once the lots are created,
single-family homes can be constructed in accordance with the existing (RS1/B) zoning
(Attachment 2).

o The lots proposed on the cul-de-sac are large with narrow frontages, which restricts
the building envelop fo an interior location substantially setback from the Dayton
Crescent road frontage.

o To facilitate access, the Dayton Crescent lots will share access to the street, which will
also minimize the hard surface treatment at the front of the lots.

Analysis

Conditions of Adjacency

e The applicant has submitted schematic building plans. With the exception of the requested
variances, the plans demonstrate homes can be constructed on the proposed lots in
accordance with the existing zoning. The plans include review of the building footprint,
setbacks and density achieved on-site (Attachment 2). _

¢ By developing in accordance with the site’s single-family zoning, the existing character of
the neighbourhood is maintained.

Urban Design and Site Planning

e Driveways interrupted by simple landscaping treatment characterize the existing Dayton
Crescent cul-de-sac road frontage.

s A cross access and shared driveway agreement is required for the Dayton Crescent lots. The
agreement will be registered on the front 6 m (19 f1.) of the lots and will specify that the
driveway treatment is interrupted by low shrubs and trees, substantially in accordance with
Attachment 3, to facilitate a complimentary frontage treatment.

Architectural Form and Character/Landscape Design and Open Space Design

¢ Building envelope, lot coverage, and landscaping in accordance with the existing (RS1/B)
single-family zoning will preserve the character of the established single-family
neighbourhood.

Tree Preservation

¢ The City Tree Preservation Coordinator has reviewed an Arborist Report and associated tree
plan submitted by the applicant, which analyzes tree retention/removal on-site, and concurs
with the report’s recommendations summarized below.
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8 High risk due to: Remove none
s Proximity to '
- targets within the Regardless of whether the project procesds,
site or surrounding | the removal of these trees is recommended

lands;
* Pre-existing
defects
24 Non-viable due to; Remove 1:1 replacement
+ Advanced health
decline; Most of these trees are Birch trees dying due
+ Significant to Bronze Birch Corer infestation combined

structural defects | with aggressive historical tree topping.

2 Viable Remove 1:1 replacement

Tree location conflicts with future driveway and
service connections.

The existing grade is lower than the final grade
by approximately 1.3 m and the trees would be
unable to sustain the impacts of fill over the
root system. Installation of a tree well around
each tree is not possible as the minimum free
protection area required (5 m) encroaches into
the building envelope and prohibits access to
the site. Further, grade transition between the
finished floor elevation and the existing grade
cannot be accommodated.

s Tree replacement at a one to one ratio is required as compensation for tree removal. With the
exception of hazard trees, submission of an application to remove trees will be accepted only
in association with a Building Permit application.

Affordable Housing

¢ Although a rezoning application is not associated with the development proposal, the
Provincial Rental Housing Corporation (which is BC Housing’s land holding company)
proposes to contribute to the supply of affordable housing within the City. The proposal is
consistent with BC Housing’s mandate to assist British Columbians in need of affordable and
appropriate housing, which ranges from emergency shelter and housing for the homeless
through to affordable rental housing and home ownership.

¢ BC Housing’s objective is to introduce an affordable home ownership opportunity for
families and individuals with low to moderate incomes.” The program is intended to ensure
that eligible households are able to purchase a home at an affordable price and limit
associated payments to 30% of their income. In addition, homes are intended to include a
secondary suite that could financially assist the owner,

¢ BC Housing will contribute the land at no cost to the project and will provide construction
financing to ensure an affordable purchase price. The homes will be maintained as an
affordable housing option. BC Housing will register either an affordable housing agreement
or an alternate form of security on the title (Attachment 4).

* Canadian Mortgage Housing Corporation (CMHC) defines low to moderate household income as $61,233 per

annum.
2974416
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Subdivision

¢ At the future subdivision stage, the applicant is required to undertake a Capacity Analysis
and enter into a standard Servicing Agreement, Associated additional rights-of-way will be
secured at the time the subdivision application is reviewed and will include a 3 m wide
right-of- way along Ash Street to accommodate the sanitary sewer. The applicant has been
advised that no additional utilities can be accommodated within the southern adjacent
emergency access/public pathway.

¢ In association with the subdivision, a cross access and shared driveway agreement with
landscaping details is required to be registered on the front 6 m (19 ft) of the lots on Dayton
Crescent.

Conclusions

Staff supports the proposed variances, which would facilitate subdivision of 8180 Ash Street into
six (6) affordable single-family dwellings. The applicant has satisfactorily demonstrated that the
lots can be developed in a manner that is complimentary to the existing single-family
neighbourhood. ’

7

% mé// ~
iana Nikolic, MCIP

Planner IT (Urban Design)

DN:blg

Attachment 1; Development Data Sheet

Atftachment 2; Schematic Single-Family House Plans

Attachment 3: Cross Access and Shared Driveway Agreement and Landscaping
Attachment 4: BC Housing Rationale for Development Proposal

At future subdivision stage, the developer is required to:

e  Undertake a Capacity Analysis and enter into a standard Servicing Agreement. Associated rights-of-way will
be secured at the time the subdivision application is reviewed and will include a 3 m wide right-of-way along
Ash Sireet,

e Register a cross access and shared driveway agreement on title for lots fronting Dayton Crescent, which
includes interruption of the driveway surface with low shrubs and trees.

e  Register a Flood Indemnity Covenant on title specifying a minimum habitable elevation of 2.9 m.

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

¢ 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 Permil, please contact
Building Approvals Division at 604-276-4285.

e Submission of a construction traffic and parking management plan to the satisfaction of the City's

Transportation Division (hitp://www richmond,ca/services/ttp/special.htm}.

2974416



City of Richmond

6511 No. 3 Road Development Application
Richmond, BC

wwwsichmondan _ Data Sheet
604-276-4000 Development Applications Division

DV 10-542375

Attachment 1
Address: 8180 Ash Street ‘

Provincial Rental Housing
Applicant: Provincial Rental Housing Corporation Owner: Corporation

Planning Area(s): _Ash Street Sub-area Plan

Existing | Proposed

Site Area: | 2zemr " 2329 m?

Land Uses: vacant 6 singie-family dwelling units
OCP Designation: Neighbourhood Residential | Neighbourhood Residential
Area Plan Designation Public, Institut.ional & Open.Space g;gg‘; Institutional & Open
Zoning: Single Detached (RS1/B) Single Detached (R51/B)
Number of Units: | - | 6

On Flture Subdivided Lots

RS1-B Requirement | Proposed Varian

Floor Area Ratio: 0.55 0.48-0.55 nlone permitted
Lot Coverage: Max. 45% 26-33%
Setback — Front Yard: Min. 6 m | >6m
Setback — Interior Side Yard: Min. 1.2 m 1.2m
Setback - Rear Yard: Min. 8 m | | 6m
2 V2 storeys not
Height {m): exceeding the residential In accordance with bylaw

vertical lot width and
depth envelope

Lot Size: 360 m? 361 m*—450 m?
Lot 1.3 1202m | ARG
Frontage 6m Lot 5 2'.7 m proposeg Lots 4-
Lot6: 0.6 m
Lot 1-3: 12,02 m Variance
Width 12m Lot 4. 12.21 m requested for

2974416
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ATTACHMENT 4

Home Office
1701 - 4555 Kingsway
Burnaby, BC VSH 4V8

BC H()_L_l_s_ing Tel 604-433-1711
: Fax 604-439-4722

www.bchousing.org

Qctober 28, 2010

Diana Nicolic, Planner |}
City of Richmond
6911 No 3 Road,
Richmond, BC V6Y 2C1

Re:  Development Permit Application with respect to property focated at 8180 Ash Street
File # DV 10-542375
Dea Dian,

Pursuant to your list of staff comments regarding our development variance permit, please find below
comments specifically related to the affordability of the project and the rationale for the subdivision of the
site into six lots versus five lots. All other comments should have béen responded to by our consultants.

| Affordébilit‘y of the units:

The goal of the devefopment on Ash Street |s to create an affordable homeownership opportunity for

mcome Ievel |s defined by CMHC as low to moderate The program wou!d ensure 1hat ellgz o}f
gould purchase a home at affordable prices and be able to debt service the property- W|th|n'30% of their
income. In-addition, each house will include a secondary suites could be rented by the honieawner o help
Wit thelr moflgage payments.

affordable hous:ng agreement or ather form of security an the fitle, so that new familles or mdlwduals would
be able to becomie homeowners.

The purchase price of the homes will be affordable for several reasons. BC Housirg will contribute the land
at no cost to the project and will also provide the construction flnancmg required to develop the prolect BC

-Housing’s interim construction lending rates are highly compet!twe and contribute to the feasibility of the

project. The value of these contributions would be reflected in & reduced purchase price for the houses.

Options for securing BC Housing's contributions include an affordablé bousing agreement andfor a 5219
covenant on title to ensure that the affordable housing units stay affordable and restricted to those
househoids that are ehgrble based o incore, Alterhative forms of security could be a second mortgage
for land component of the property, that would cover the difference between the market price and the sale
price to.the affordable home owner, which should be mgmftcantiy less. These options-are still being
explored.

British Columbia Housing Managemeit Commission @



. 6 lots versus 5 lots:

The costs of the development include both soft and hard costs. The incremental dlfference between fwe
and six lots for soft costs such as munlcipal site serwcmg, development cost charges bu:ldmg permlt fees
) and consuftant fees will be relatively minor. :

- While the mcrementa! difference for the cost of construction would be greater, there would be some

- construction costs that would be the same regardless of the additional lot inchiding the-general -
Tequirements of the contractor. These costs would account for approxumately 10 - 15% of the overall
'constructton costs.

- thh the additional Iot all of these costs boih soft- and hard will be sharad across SIX Iots uftlmately

reflected in a lower purchase prtce for the affordable home buyer.

While* the land costs aré not pa|d by the affordab[e home buyer the land was purchased by BC Housmg
Who has 2 mandate to provide housing to those in greatest nged, BC Housing must ensure maximum

R ‘be_n__eflt of this asset is achieved. By creahng an additional ot, me'r'e' Iow to moderate families in Richmond

';,;Affordable home ownership as pmposed by BC Housmg for the Ash Street site Is a compo";' nt of
Richmond's Affordable Housmg Strategy and therefore is consistent with the aﬁordab!e housmg goafs of
the cny Lo : , _ ‘ :

Please don't hesntate to contact Mg’ shoufd you requlre any addmona! detalls regardmg thus |mportant new
development for the Rlchmoncf cominurity. :

Yours sincerely,. . =

| Manager : Reglonal Development
| 604, 456 8849



TM; ;' City of Richmond Development Variance Permit

3% Planning and Development Department

No. DV 10-542375

To the Holder; PROVINCIAL RENTAL HOUSING CORPORATION
Property Address: 8180 ASH STREET
Address: 1701 — 4555 KINGSWAY

BURNABY, BC V5H 4T8

1. This Development Variance Permit is issued subject to compliance with all of the Bylaws of
the City applicable thereto, except as specifically varied by this Permit.

2. This Development Variance 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 as follows:
a) Vary the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and

b) Vary the minimum lot frontage from 6 m to 0.38 m for proposed Lot 4, to 2.7 m for
proposed Lot 5 and to 0.60 m for proposed Lot 6.

4. 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.

5. 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.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO, I[SSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

2974416



. SCHEDULE A

Subject Property
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