City of Richmond Rt_%port to
Planning and Development Department Development Permit Panel

To: Development Permit Panel Date: November 19, 2010

From: Brian J. Jackson, MCIP File: DP 10-534599
Director of Development

Re: Application by Yamamoto Architecture Inc. for a Development Permit at
9840 Alberta Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of eight (8) townhouse units at 9840 Alberta Road on a site zoned
“Town Housing (ZT60)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) Reduce the front yard setback from 6.0 m to 3.4 m for a single-storey garbage and
recycling enclosure attached to the building;

b) Allow a 2.59 m porch projection into the front yard setback; and

¢} Reduce the rear yard setback from 3. 0 m to 2.2 m for a single-storey electrical closet
attached to the building,

éla/ﬁ ckson, MCIP

Diréctor of Dev lopment

.

Att,
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Staff Report
Origin
Yamamoto Architecture Inc, has applied to the City of Richmond for permission to develop
eight (8) three-storey townhouse units at 9840 Alberta Road. The site is being rezoned from
Single Detached (RS1/F) to Town Housing (ZT60) for this project under Bylaw 8628
(RZ 07-390155). The site currently contains one (1) single-family home. A Servicing

Agreement for frontage beautification along Alberta Road and No. 4 Road is required prior to
issuance of a Building Permit for the site.

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: Across Alberta Road, single-family dwellings on lots zoned "Single
Detached (R1S/F)";

To the East:  Across No. 4 Road, community use facility run by Salvation Army and
single-family dwellings on lots zoned “Agriculture (AG1)”;

To the South: A 12-unit townhouse complex on a ot zoned “Town Housing (Z160)”; and

To the West: A single-family dwelling on a lot zoned "Single Detached (R1S/F)" and a six (6)
unit townhouse complex on a lot zoned “Town Housing (ZT60)”,

Rezoning and Public Hearing Results

The rezoning Staff Report identified the following items for review through the Development
Permit process: [staff comments added in ‘bold italics’]

+ Building form and architectural character -- Design satisfactorily refined.

» Opportunities for enhanced accessibility — One (1) convertible unit, with vertical lift and an
accessible parking stall, is provided.

+ Provision to prohibit conversion of tandem parking area into habitable area — A Restrictive
Covenant, prohibiting the conversion of the tandem parking area to habitable space, is
required prior to Development Permit issuance.

+ Opportunities to vary site grade to ensure the survival of protected trees and to enhance the
relationship between the first habitable level and the private outdoor space - The proposed
site elevation is consistent with neighbouring sites. Direct entry to the first habitable level
is not possible since the front yard needs to be maintained at existing elevation for tree
preservation.

¢ Appropriateness of the proposal to provide a community garden instead of a children play
area - A community garden, as well as a children play, area are provided on-site.

« Opportunities to maximize permeable surface areas and articulate hard surface treatments -
Design satisfactorily refined.
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The Public Hearing for the rezoning of this site was held on July 19, 2010. At the Public
Hearing, the following concerns about rezoning the property were expressed [Staff comments
added in ‘bold italics’):

» Increased density will add more cars to the area and make it more difficult to find street
‘parking — The proposed development is consistent with the objectives of the McLennan
North Sub-Area Plan in terms of land use and density. The proposed parking exceeds the
requirements of Richmond Zoning Bylaw 8500 and a restrictive covenant is to be placed
on the tandem parking arrangement within the garages of the units to restrict conversion
to habitable space. '

+ This development would “orphan” the neighbouring property to the west
(9820 Alberta Road), making it impossible to sell or redevelop — The developer has made
attempts to acquire 9820 Alberta Road, but no agreement between the developer and the
adjacent property owners could be made. A conceptual development plan, demonstrating
how the neighbouring property may develop into townhouses in the future, is on file. The
developer has also agreed to provide a retaining wall and a good drainage system on-site,
as well as a cross-access easement for the future development at 9820 Alberta Road.

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. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with the Town
Housing (ZT60) zone except for the zoning variances noted below.

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

1) Reduce the front yard setback from 6.0 m to 3.4 m for a single-storey garbage and recycling
enclosure attached to the building,

(Staff supports the proposed variance as it will not have a significant impact on the
perceived frontage of the site. The single-storey enclosure forms part of Building #1 and
has solid roof cover. The front porch on the same elevation and the proposed landscaping
in the front yard will soften the visual impact to the street frontage along Alberta Road)

2) Allow a 2.59 m porch projection into the front yard setback.

(Staff supports the proposed variance, as it is a minor variance [a 1.5 m porch projection is
permitted under Zoning Bylaw 8500]. This variance allows for a single-storey porch to be
added to the north elevation of Building #1, facing Alberta Road, to articulate the facade
and add visual interest to the streelscape.) '

3) Reduce the rear yard setback from 3.0 m to 2.2 m for a single-storey electrical closet attached
to the building.

(Staff supports the proposed variance which allows for a single-storey electrical closet to
encroach into the south side yard setback. A similar projection into the side yard setback
was granted on the adjacent development to the south, and the electrical room will be
screened from the neighbours’ view by a 6 ft. high fence, A benefit to the variance is fo
provide a full street front impression along No. 4 Road at this City Centre location.)
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Advisory Design Panel Comments

The subject application was not presented to the Advisory Design Panel on the basis that the
project generally met all the applicable Development Permit Guidelines, and the overall design
and site plan adequately addressed staff comments.

Analysis

Conditions of Adjacency

The proposed height, building form, siting and orientation of the buildings respect the
massing, and facilitate a softer interface, with surrounding existing residential developments.

The increased west side yard setback (approximately 8.4 m) provides adequate separation
between the proposed three-storey townhouse units and the existing adjacent single~-family
house to the west. This setback ameliorates any overshadowing of the existing single-family
dwelling as well.

Adjacent property to the west is expected to be redeveloped in the future to a building form
similar to the proposed development. A conceptual development is on file. A cross-access
agreement allowing access to/from the future development site to the north is secured
through the rezoning.

The site will be raised to approximately 2.6 m geodetic. A retaining wall (approximately
0.7 m high) along the west property line is proposed to address concerns of the adjacent
property owners,

Urban Design and Site Planning

Eight (8) three-storey townhouse units are proposed in two (2) four-plex clusters fronting
No. 4 Road. One (1) north-south drive aisle along the west property line is proposed to
provide access to the site from Alberta Road and access to the unit garages.

The outdoor amenity area is proposed at the entry point for maximum exposure. The size of
the outdoor amenity space is in excess of the Official Community Plan (OCP) guidelines.
The location is appropriate in providing open landscape and amenity convenient to all of the
units, as well as a green feature at the end of the driveway into the site.

The amenity area is expected to be enlarged and consolidated with the outdoor amenity area
of the future development to the west by a coordinated design and removal of the fence in
between. Registration of a cross-access agreement, including future removal of the fence
through the outdoor amenity area, is required prior to issuance of the Development Permit.
Additional outdoor amenity space as per the City Centre Amenity Space Provisions in the
City Centre Area Plan is provided along the Alberta Road frontage. A community garden is
proposed at this area to provide an alternative activity onsite to engage and educate children.

The provision of private outdoor spaces exceeds the development guidelines (37 m* per unit).
All of the private outdoor spaces can be accessed directly from the living space.

The provision of residential parking exceeds the bylaw requirement with two (2) tandem
parking spaces per unit. A Restrictive Covenant prohibiting the conversion of the tandem
parking area to habitable space is required prior to Development Permit issuance.

A total of two (2) visitor parking spaces are provided throughout the site.

A total of 16 Class-1 (long-term) bicycle parking spaces are provided within the garages and
four (4) Class-2 (short-term) bicycle parking spaces are provided in the outdoor amenity area.
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The garbage and recycling enclosure is located just off the main vehicle entry to the site for
easy access, The bins are enclosed against Building No. 1 with a fagade that matches well
with the rest of the building,

Pedestrian character has been enhanced along No. 4 Road. The street frontage provides a
good transition from the public sidewalk to the individual units that front the street. The
applicant is proposing the use of metal fencing with brick and concrete supports close to the
property line. Existing trees and new landscaping provide a buffer between the sidewalk and
fence, as well as identifying a change in use and sense of territory for the residents. The unit
entries are easily identified through the use of entry canopies.

Architectural Form and Character

The overall appearance of the proposal conforms to the design guidelines of the North
McLennan area and should fit in well to the surrounding area.

The building forms are well articulated, Visual interest has been incorporated with gable
roofs, bay windows, entry porches, huiches, and a mix of materials and colours,

A pedestrian scale is provided at the ground floor level of the units along the public street
and internal drive aisle by the inclusion of windows, doors, balconies, and landscape
features.

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

The proposed building materials (hardie-plank siding, wood trims, wood batten, double
glazed vinyl framed window, and asphalt roof shingles) are generally consistent with the
Official Community Plan (OCP) Guidelines.

Articulation is added through the use of entry canopies and its roof form. Colour choice is
satisfactory with the use of warmer tones of the red brick and greys for the siding, along with
some browns, to provide balance to the warmer tones.

Accessibility features that allow for aging in place have been incorporated into this
development (i.e., blocking in all bathrooms for grab-bars, level handle for all doors, and
lever faucet in all bathrooms and powder rooms).

One (1) convertible unit has been incorporated into the design. Alternate floor plans,
demonstrating simple conversion potential to accommodate a person in a wheelchair, are
provided (see alternative floor plans for Unit #B1 where a vertical lift may be installed).

Landscape Design and Open Space Design

The landscape design was developed considering maximum possible tree retention, Eight (8)
street trees along the No. 4 Road frontage are to be retained and the existing grades at the
proposed front yards along No. 4 Road will be maintained. Tree protection fencing will be
required prior to any construction activities occurring on-site. A contract with a certified
arborist to oversee site preparation activities on-site and supetvise any constructions and hard
surface paving within the protection zone is required.

Tree preservation was reviewed at rezoning stage and three (3) bylaw-sized trees on-site are
to be removed due to general poor condition. A total of six (6) replacement trees are
required.

The landscape design includes the planting of 13 new trees (including large calliper and
ornamental species) and a variety of shrubs and ground covers, which meets the Official
Community Plan (OCP) guidelines for tree replacement and landscaping.

A lush landscape consisting of flowering trees, shrubs, and ground covers is proposed along
the street frontages to provide seasonal changes.
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Hard surfaced landscaping is also proposed through a mixture of asphalt and a permeable
paving system to help soften the appearance of the internal drive-aisle and helps identify
areas of interest such as the amenity area and visitor parking,

The proposed total lot coverage for landscaping with live plant material and permeable
paving are 28.4% and 13% respectively, making the total lot coverage for permeable surface
41.4%. '

A sandbox for children and an open lawn area for casual play are proposed in the outdoor
amenity area. An arbour, a small paved area and a bench complement the children’s play
area and facilitate parent supervision,

A community garden area with raised planting beds is proposed at the Alberta Road frontage
to provide an opportunity for on-site food production and facilitate socializing among the
future residents.

The applicant is to provide security for landscaping in the amount of $30,322.92 to ensure
proposed landscaping and the survival of protected trees upon completion.

The applicant has chosen to make a voluntary cash-in-lieu payment of $8,000 instead of
providing an indoor amenity space. Payment is secured through the rezoning stage.

Crime Prevention Through Environmental Design

The proposed plan provides good edge features along the site to separate public and private
space, giving the site a good sense of territoriality to residents and visitors.

Building orientation and landscaping features provide good sight lines and view angles
throughout the site,

All amenities, including the outdoor amenity area, the mailbox, and garbage/recycling
enclosures, are located in highly visible area and will receive passive surveillance from the
street and buildings.

Sustainability

The proposed plan is redeveloping an existing single-family site to increase residential
density in the neighbourhood, utilizing existing infrastructure more efficiently.

The applicant is proposing a pedestrian-scale streetscape along all street frontages to add
value to neighbourhood and the extensive landscaping that will improve over time.

Fight (8) mature street trees along the No. 4 Road frontage are to be retained.

Drought tolerant and native planting materials are incorporated into the landscaping design.
A community garden is proposed to provide options for food production and betier
opportunity to socialize among the future residents.

Permeable pavers are proposed to allow for higher storm water infiltration potential.

The applicant advises that the project will include sustainability features such as the use of
energy efficient appliances, use Low-E glass, and insulation beneath entire ground floor slabs
(not including garage).
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Conclusions

The applicant has satisfactorily addressed staff’s comments regarding conditions of adjacency,
site planning and urban design, architectural form and character, and landscape design. The
applicant has presented a development that fits info the existing context.- Therefore, staff
recommend support of this Development Permit application
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Edwin Lee
Planning Technician — Design
(604-276-4121)
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The following are to be met prior to forwarding this application to Council for approval:

Registration of a covenant prohibiting the conversion of parking area into habitable space;

Registration of a cross-access casement over the outdoor amenity area between the subject site and the future
development site to the west, at 9820 Alberta Road, for shared use of the outdoor amenity space. The
agreement must include language to ensure that no fence could be placed along the common property ling to
divide the consolidated amenity area;

Provide proof of contract with a Certified Arborist for supervision of on-site works conducted on the subject
site close to all trees and the hedgerows to be retained on the subject site and the adjacent properties. This
includes overseeing all site preparation activities, inspection of tree protection fencing, and supervision of any
tree removals, pruning, and fence installation during various stages of the development. The contract should
include provisions for completion of a post-impact assessment report (if applicable) to be reviewed by the City;
and

Receipt of azLetter-of-Credit for landscaping in the amount of $30,322.92 (based on total floor area of
15,161.46 ft°).

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

Enter into the City's standard Servicing Agreement to design and construct frontage works across the

No. 4 Road frontage. No. 4 Road works include, but are not limited to, peat removal, creation of a 1.5 m grass
and treed boulevard, and a new 1.5 m concrete sidewalk at the new property line. The new sidewalk must be
designed to meander around the protected trees along No. 4 Road. Works are at developers' sole cost.
Certification by a registered professional that the Building Permit includes any required noise attenuation
measures in accordance with the required acoustic engineering report.

Incorporation of accessibility measures into the Building Permit drawings including the use of lever hardware
and blocking inside of the walls in all washrooms in all units to facilitate future potential installation of grab
bars/handrails; and

The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be
required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Division at 604-276-4283.

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

3064213



City of Richmond
6911 No. 3 Road
Richmond, BC V6Y 2C1
www.richmond.ca
604-276-4000

Development Application
Data Sheet

Development Applications Division

DP 10-534599

Attachment 1

Address: 9840 Alberta Road

Yamamoto Architecture Inc. Owner: Francis J Chu & Alice F Chu
Mcl.ennan North

1,408.5 m? (15,161.46 ft%)

Applicant:

Planning Area(s):

Floor Area Net: 979.5 m* (10,543.1 ft?)

Floor Area Gross:

Existing Proposed

Site Area: 1,563.8 m? 1,513.4 m?

Land Uses: Single-Family Residential Multiple-Family Residential

OCP / Area Plan Residential Area 3 - 0.65 base F.A.R. Two- No Change

Designation: Family Dwelling / 2 & 3-storey Townhouses 9

Zoning: Single Detached (RS1/F) Town Housing (ZT60)

Number of Units: 1 Single-Family Dwelling 8 Townhouse Units

| Bylaw Requirement | Proposed | Variance

Floor Area Ratio: 0.65 0.644 none permitted

Lot Coverage: Max. 40% 35.7% none
Variances requested for a
2.4 m x 1.4 m garbage
enclosure located 4.7 m from

SAelt)bar?kE Frdon.t Yard Min. 6.0 m 3.4 m property line, a26 mx 3.0 m

(Alberta Road): recycling enclosure located
3.4 m from property line, and a
2.59 m entry porch projection.

Setback — Exterior Side .

Yard (No. 4 Road}: Min. 6.0 m 6 m none

Setback — Interior Side Yard .

(west): Min. 3.0m 84m none

_ Variances requested for a

Setbta;]ck Rear Yard Min. 3.0 m 22m 0.8 m single storey electrical

(south): room projection at Building #2.

Height (m): Max. 12 mor 3 storeys | 11.2m & 3 storeys nhone

Lot Size: 1,010 m? 1,5613.4 m? none

Off-street Parking Spaces — 1.4 (R) and 2 (R) and none

Residential (R) / Visitor (V): 0.2 (V) per unit 0.25 (V) per unit

Off-street Parking Spaces —

Accessible: 0 0 none

Total Off-street Spaces: 14 18 none
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permitted

Tandem Parking Spaces 16 none
On-site Bicycle Parking

Spaces - Long Term (Class 0122(?:|(§s|: 3293 :))e?rl]:it 0 52(((:?;2232; )p?:(lnit none
1) / Short Term (Class 2) ' '

Total On-site Bicycle

Parking Spaces; _ 12 20 none
Amenity Space — Indoor; Min. 70 m? cash-in-lieu . hone
Amenity Space — Outdoor: Min. 48 m? 76.5 m? none
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City of Richmond ]
Planning and Development Department Development Permit

No. DP 10-534599

To the Holder: YAMAMOTO ARCHITECTURE INC.
Property Address: 9840 ALBERTA ROAD
Address: C/O TAIZO YAMAMOTO

2386 OAK STREET

VANCOUVER, BC V6H 4J1

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 the front yard setback from 6.0 m to 3.4 m for a single-storey garbage and
recycling enclosure attached to the building;

b) Allow a2.59 m porch projection into the front yard setback; and

¢) Reduce the rear yard setback from 3.0 m to 2.2 m for a single-storey electrical closet
attached to the building

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #4 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
$30,322.92 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. 1f the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit

No. DP 10-534599

To the Holder: YAMAMOTO ARCHITECTURE INC.
Property Address: . 9840 ALBERTA ROAD
Address: C/O TAIZO YAMAMOTO

2386 OAK STREET
VANCOUVER, BC V6H 4J1

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 i
DELIVERED THIS DAY OF :

MAYOR

3064213
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