Report to Committee

begs City of
8

R|Chm0nd Planning and Development Department
To: Planning Committee Date: April 14, 2015
From: Wayne Craig File: RZ 14-669511

Director of Development

Re: Application by Yamamoto Architecture Inc. for Rezoning at 9560 Alexandra Road
from "Single Detached (RS1/F)" to "Town Housing (ZT67) - Alexandra
Neighbourhood (West Cambie)"”

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9240, for the rezoning of
9560 Alexandra Road from “"Single Detached (RS1/F)" ” to "Town Housing (ZT67) -
Alexandra Neighbourhood (West Cambie)”, be introduced and given first reading.

Wayite Craig
Director oyévelo ent
WC:deb’
REPORT CONCURRENCE
ROUTED TO: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
Affordable Housing IE/
Parks Services M
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Staff Report
Origin
Yamamoto Architecture Inc. has applied to rezone 9560 Alexandra Road from “Single-Detached

(RS1/F)” to “Town Housing (ZT67) — Alexandra Neighbourhood (West Cambie)” in order to
construct 20 three storey townhouse units.

A location map and an aerial photo are provided in Attachment 1. A proposed site plan and
preliminary landscape plan are provided in Attachment 2:

Findings of Fact

A Development Application Data Sheet providing details about the development proposal 1s in
Attachment 3.

Surrounding Development

To the North: Properties immediately north of the subject site (i.e. 9491 to 9591 Alexandra
Road) are part of a rezoning application (RZ 12-598506) by 0731649 BC Ltd.
which proposes to develop 280 units in a 4 storey wood frame apartment building.
The application seeks to rezone the site from “Single Detached (RS1/F)” and
“Two-Unit Dwellings (RD1)” to a Site Specific Zone. This application is
currently in being reviewed by staff.

To the East:  Six lots (9580, 9600, 9620, 9626, 9660 and 9680 Alexandra Road) under an
application for Rezoning (13-649999) from “Single Detached (RS1/F)” and
“Two-Unit Dwellings (RD1)” to “Town Housing (Z167) - Alexandra
Neighbourhood (West Cambie)” in order to develop approximately 96 three
storey townhomes on the assembled site. This application was granted third
reading at the July 21, 2014 Public Hearing.

To the South: Alderbridge Way and the Garden City lands to the south of that. The 55 hectare
(136.5 acres) Garden City lands are zoned “Agriculture (AG1)”.

To the West: To the immediate west, 9540 Alexandra Road is currently zoned “Single
Detached (RS1/F)”. This property is designated as Park under the Alexandra
Neighbourhood Land Use Plan but is currently privately owned. Immediately to
the west of 9540 Alexandra Road is a narrow park strip (zoned “School and
Institutional Use (SI)”) owned by the City.

Related Policies & Studies

Official Community Plan - West Cambie Area Plan

The site is designated “Neighbourhood Residential” in the Official Community Plan (OCP) and
townhouses in the West Cambie Area Plan with a maximum density of 0.65 FAR with potential
density bonus to a maximum of 0.75 FAR with the provision of built affordable housing. The
proposal is consistent with this designation at 0.65 FAR and provides a cash contribution to the
affordable housing fund. The West Cambie Area Plan is shown in Attachment 4.
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Aircraft Noise Policy

The subject property is located within Area 2 of the Aircraft Noise Sensitive Development
(ANSD) Policy Areas, which allows all aircraft noise sensitive land uses except new single
family. The proposed townhouse development conforms to this policy. The Rezoning
Considerations include provisions for the registration of a restrictive covenant related to aircraft
noise.

Flood Management

The proposed development will meet the flood proofing requirements of the Flood Plain
Designation and Protection Bylaw No. 8104. Registration of a flood indemnity covenant on title
is required prior to final adoption of the Rezoning Bylaw.

Energy Efficiency

This project will be required to achieve an Ener-Guide rating of 82 or better and to pre-duct for
solar hot water heating. Registration of legal agreements on title ensuring these requirements
will be addressed prior to Bylaw adoption is included in the Rezoning Considerations.

Public Consultation

Development information signage has been installed on the subject site. No telephone or written
enquiries have been received to time of writing.

Analysis

Preliminary Architectural and Landscape Plans

The intent of the rezoning application is to allow development of a 20 unit townhouse
development arranged in four buildings. The townhouse units are proposed to be 3 storeys high
and each unit will have 3 bedrooms providing the ability to accommodate families. The site will
include a 133.78 m* (1,440 ftz) outdoor amenity space with play equipment and landscaping.

Conceptual development plans are provided in Attachment 2.

Site Servicing and Vehicle Access

No significant concerns have been identified through the technical review. Key elements of the
required off-site works will include replacement of the watermain along the site’s frontage,
upgrading of sanitary and storm sewers in the vicinity of the site, undergrounding of private
utilities, road improvements along Alexandra Road and walkway upgrades along Alderbridge
Way. These elements will be addressed through a forth coming Servicing Agreement to be
executed prior to final adoption of the Rezoning Bylaw.

Registration of a covenant to ensure that only emergency vehicles can access the site from
Alderbridge Way is required prior to final adoption of the Rezoning Bylaw. Removable bollards
or an equivalent barrier system will be required at the emergency access through the forth
coming Development Permit. Registration of a Statutory Right of Way (SRW) is also required
to ensure that emergency vehicles will have access through the site and the ability to connect to
the neighbouring property if necessary. Registration on title of this SRW is required prior to
final adoption of the Rezoning Bylaw.
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To facilitate an uninterrupted 20 m (19.7 ft) wide greenway at the northern end of the property, a
Statutory Right'of Way (SRW) has been secured over the adjacent property (9580-9680
Alexandra Road) to provide access to the subject property. Way finding signage has also been
secured to facilitate locating the future dwellings on the subject site.

A road dedication is required to accommodate the installation of a new 3.3 m (10.8 ft) wide
public sidewalk with pedestrian scale lighting and a 1.5 m (4.9 ft) wide treed boulevard along
Alderbridge Way between the subject property’s eastern property boundary and May Drive.
New pedestrian lighting will also be required along this same area.

West Cambie — Alexandra Amenity Contributions

The site is subject to the “West Cambie-Alexandra Interim Amenity Guidelines Policy 5044 for
voluntary developer contributions toward affordable housing, community and engineering
planning costs, child care and City beautification for new developments in the Alexandra area.

The contributions for community and engineering planning costs (estimated at $1,968.49), child
care (estimated at $16,872.77) and City beautification (estimated at $16,872.77) will be finalized
and collected at the prior to final adoption of the Rezoning. The City beautification contribution
may be reduced from the rate established by Policy 5044 as a result of frontage improvements
identified and bonded for through the Servicing Agreement that extend beyond the site’s
immediate frontage. These contributions are included in the Rezoning Considerations to be
addressed prior to Bylaw adoption.

Parking
The preliminary site plan indicates that 40 regular parking spaces and 4 visitor parking spaces

will be provided meeting the Zoning Bylaw requirements for a project of this size. The site plan
also indicates that 24 (55%) of the 44 parking spaces will be in a tandem configuration as is
permitted under the proposed ZT67 Zoning. Registration of a legal agreement on title is required
prior to final adoption of the Rezoning Bylaw ensuring that the tandem stalls will not be used for
habitable space and that each set of two tandem parking spaces shall be assigned for use by only
one unit.

Affordable Housing

The proponent has opted to build to a maximum density of 0.65 FAR and provide a cash-in-lieu
contribution to the City’s Affordable Housing Reserve Fund. The estimated Affordable Housing
contribution for this project is approximately $143,418.50 based on the plan submission. This
contribution is included in the Rezoning Considerations to be addressed prior to Rezoning
adoption.

Greenway Preservation

The proposal includes a 533.26 m” (5,740 ft) treed greenway across the northern portion of the
property that will be combined with adjacent greenways eventually running between Alderbridge
Way and the interior of the Alexandra Neighbourhood. The greenway link is a key component
previously identified in the Alexandra Neighbourhood Land Use Plan (Attachment 4).
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A Statutory Right of Way is required to be registered on title prior to Bylaw adoption to preserve
this 20 m (65.6 ft) wide greenway corridor. This area will be enhanced with native trees and
shrubs. Parks staff will coordinate the greenway plan, vegetation selections, drainage and
pedestrian linkages through the Servicing Agreements for the subject site and the adjacent
development to the east (Am-Pri Developments 2012 Ltd at 9580-9680 Alexandra Road).

Tree Assessment Report

A Tree Retention Assessment report prepared by Arbortech Consulting (report dated

July 21, 2014) indicates that 5 trees are located within the proposed greenway and recommends
that these be retained. The report also identifies 20 bylaw sized trees not within the greenway.
An additional 3 trees are located on a neighbouring property in proximity to the site.

The Arborist report recommends the removal the 20 bylaw sized trees. Both the consulting
Arborist and the City’s Tree Preservation Coordinator agree that the trees are in poor condition
with structural defects, dying or are unsuitable for retention due to conflicts with the proposed
site preparation and/or the proposed construction. Protection fencing will be required for the 3
off-site trees located on a neighbouring property.

A preliminary landscape plan has been included in the Rezoning submission. This plan will be
refined through the Development Permit review. Forty four replacement trees are currently
proposed for the 20 trees proposed to be removed exceeding the Official Community Plan
requirements of 2 for 1 replacement. Submission of a tree security of $40,000 and a letter
agreeing not to remove any trees or understory vegetation within the existing Environmentally
Sensitive Area until the Development Permit has been issued are included in the Rezoning
Considerations to be addressed prior to Bylaw adoption.

The Rezoning Considerations include requirements that:

e No trees or understory vegetation is to be removed from the Environmentally Sensitive
Area (ESA) until the Development Permit has been issued;

e Submission of a contract with a Qualified Environmental Professional to monitor
removal and proper disposal of invasive species to prevent their spread;

e A requirement for a Qualified Environmental Professional (QEP) to undertake a pre-
clearing bird nest survey and submit a summary of the findings and recommendations to
the City prior to Building Permit issuance; and

e Submission of a contract with a certified Arborist for supervision of any works within the
tree protection zone of any retained trees on-site including those within the greenway.

Environmentally Sensitive Area

Detailed environmental assessments of the subject site were undertaken by Stantec Consulting
Ltd. (Biologist report dated August 23, 2013) as part of their review of a larger area involving six
adjacent properties (9560 through 9680 Alexandra Road). This inventory has been refined and
updated with a second assessment report (report dated March 24, 2015) by Stantec. Their
assessment classifies the site into five different areas as shown on the map and accompanying
table in Figure 1 below. Much of the north half of the subject site (polygon 5) has been altered
by human activities and consequently has a lower environmental value. Slightly higher habitat
value exists in the mixed forest area (two areas identified as polygon 4) but a higher presence of
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invasive vegetation and the low habitat connectivity have resulted in an overall “low”
environmental ranking in the assessment.

The majority of the southern half (polygons 1-3) of the subject site is characterized as Birch
shrubland, and graminoid or shrub/graminoid meadows (grass and shrub meadows). While some
vegetation diversity is evident, habitat connectivity is low and there is evidence of some invasive
species in each area. Overall, the assessment rates these three areas as “low-moderate” or “low”
in terms of their environmental habitat value

Invasive species noted in different areas of the site include Himalayan blackberry, Reed
canarygrass, creeping buttercup, horse chestnut, English oak and European birch. Japanese
knotweed has been observed on adjacent sites and may also be present on the subject site but was
not noted in any significant quantities.

Figure 1: Environmental Ranking Summary Map and Table
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Polygon Community Vegetation Wildlife Invasive Overall
Number Type Diversity and Habitat Species Rank
Health Connectivity | Presence
Polygon I | Birch Shrubland | Moderate Low Low Low-
Moderate
Polygon 2 Graminoid Low Low Low Low
Meadow
Polygon 3 Shrub/
Graminoid
Meadow Moderate Low High Low
(grasses &
Shrubs)
Polygon 4 Mixed Forest Moderate Low Moderate Low
Polygon 5 Anthropogenic Low Low High Low

From: Stantec Consulting Ltd. Environmental Site Assessment For 9560 Alexandra Road, March 24, 2015.

Anticipated Environmental Compensation Package

Based on the findings of both the Environmental Assessment and the Arborist’s report, the
conceptual development plans for the site have incorporated a proposed compensation /
enhancement plan that includes the following:

The provision of a 20 m (65.6 ft) wide corridor running east-west across the frontage of
the subject site that will merge with a similar greenway provision across the frontage of
9580 and 9600 Alexandra Road. This area will be enhanced with native trees and shrubs.
Parks staff will coordinate the greenway plan, vegetation selections, drainage and
pedestrian linkages through the Servicing Agreements for the subject site and the
adjacent development to the east (Am-Pri Developments 2012 Ltd at 9580-9680
Alexandra Road). '

Provision of a minimum 4.0 m (13.12 ft) wide strip of native trees and shrubs within the
6 m (19.7 ft) wide setback at the southern end of the property adjacent to Alderbridge
Way. Provision will be made to accommodate an emergency vehicle access only to the
site.

Infill tree planting will be sought along the centre median for a portion of Alderbridge
Way with the intent of providing a year round visual screen to the subject site when
viewed from the south. The applicant will work with Parks staff on an appropriate
planting plan for the median through the Servicing Agreement.

A detailed landscape plan and an overall ESA balance sheet for the subject site will be developed
and assessed through the Development Permit review. Based on the Arborist’s report and the
two Biologist’s report of the existing vegetation on the site, staff’s assessment is that the overall
quality of the habitat will be significantly improved as a result of the proposed enhancements.
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Public Art

The applicant has submitted a Public Art Plan checklist and is working with the Public Art
Planner to address the City’s Public Art Program Policy 8703. A voluntary contribution of
$22,215.81 to the City’s public art fund is included in the Rezoning Considerations to be
addressed prior to Bylaw adoption.

Development Permit [ssues

Site plan and design elements that will be further defined through the Development Permit
review include:

Confirmation of the site plan in relation to the Zoning Schedule “Town Housing (ZT67) —
Alexandra Neighbourhood (West Cambie)” requirements, detailing of building massing
and design, provision of parking, loading, pedestrian access, amenity areas, surface
permeability, incorporation of play areas;

Details on the proposed ESA compensation/enhancement and submission of an
acceptable long term maintenance plan;

Registration of legal agreements for the protection and maintenance of the ESA
vegetation areas;

Submission of an Ener-Guide 82 assessment based on the building design;

Resolving on-site garbage collection and ensuring that appropriate vehicle movement
allowances are provided;

Inclusion of the emergency vehicle access in the site plan;

Incorporation of appropriate Aircraft Noise Mitigation measures in the building plans
Addressing accessibility features within the units;

Addressing drainage concerns adjacent to the Alexandra Road greenway;

Submission of preliminary plans for planting and drainage measures to be incorporated
within the 20 m wide greenway to be reviewed through the Development Permit
application; and

Confirmation of the sustainability and aging in place measures will be built into the units.

Financial Impact or Economic Impact

No operating budget impacts are anticipated from the development project.
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Conclusion

Staff recommend support for the Rezoning of 9560 Alexandra Road from “"Single Detached
(RS1/F)" " to "Town Housing (ZT67) - Alexandra Neighbourhood (West Cambie)” as the
development proposal is consistent with the intent of the Alexandra Neighbourhood Land Use
Plan and the conceptual development plans are sufficient to allow greater design detail to be
prepared. On this basis, it is recommended that Zoning Bylaw 8500, Amendment Bylaw 9240
be introduced and given first reading.

S N2 /

David Brownlee
Planner 2
DCB:cas

Attachment 1: Location Map and Aerial Image
Attachment 2: Conceptual Development Plans
Attachment 3: Development Application Data Sheet
Attachment 4: Alexandra Neighbourhood Land Use Plan
Attachment 5: Rezoning Considerations Concurrence.

4340284



oy *%\4;:,:\ Clty Of

vl Richmond

ATTACHMENT 1

ZMU28

RSI/F

'RS1/F
ZLR25

AL U]
SRS

7Y

L

|
Dm%

7167

E |

ALEXANDRA'RD

ZC32

,PROPOSED\
REZONING <

i RsiF
’.

RS1/F

Z171

. RS1/E_]

NO-4-RD

ey (e B 02 S 2B

ALDERBRIDGE WAY

—

J 9491
588

77.946
e 98y
i 147 8

X
8
0l

NG
<
9999

SRR
IR
KK

S
X

Q
Q

27.05 53.36
9680 9728

RRRRRIIRXLIR
KRR
SN0 90999,

’V
SR
X

S
Relele

32.00
982¢

10887

ALDERBRIDGE WAY

RZ 14-669511

Original Date: 08/27/14

Revision Date: 04/14/15

Note: Dimensions are in METRES




City of
Richmnd

il

Original Date: 08/27/14

’ RZ 1 4-66951 1 Revision Date: 04/14/15

Note: Dimensions are in METRES




ATTACHMENT 2

a‘Horson
TYou TV 135T

P

Fa BN e nTnt

*0U] BIMOBPYILY

swolswau atve

oz ez o]

onosuz aania | viore sond

o o | sorce 3

L# NV1d

#0702 = b TTVIS

| NIV E=TIT=)
SOUSLLYLS
| i
NVd 3Lis INTWACTAAIG ISNOHNMOL OHOENEN> | 1 Z<I_L m‘—-_m
QTR 1orOme] INOZ NoWILIoR BN L d
Q3A0N3 36 04 33U
‘SN ITVIS
aanviae 39 01 330 Q
:aN3oIT (r069) LIS vevigz = vior
13405 096 =snoo% 2 TN D312
1405 9051 = WOO¥ U X idVS905 < WOOA IN(TIATIA/IOVARYS
2 Y3aY IYNOLLiaay
'140S 0'az) 140G 02261 )'L4DSQ2T06LZ = SLNN 02 V10l
LAD500F 1405999y UFOSveYyy = SUNR b X LJ0SOGN  1IDS@GH 1305 OGh 544 ©) 2g-Nn
US0S OO LdDSTERS LTSFEGL = SUNN @ X LIDSTIE  S0SEGM LIS EIZEL (539 €) 1g-unn
L4DS 0'0F 1AVS LS LDS FLGeE = SLNN 2 X JdVSE'F 1405 EsH 1d0S £29LL (598 €) @-uNn
LHVS00  L4DS9LeE WADS@GrIEL = GUNN @ % LIDSEGIL  IDSTEH 1405 095T8 (524 €} v-1Nn
LINM %34 WDS O "NIW 710V 45 300aLN0 AUVARd VAR HOA0d VAUV IOYEVO VIV 13N {T0x3) VLS YAAY 55040
VAV A00Td 43504034
: 004100
NAT NI INFWAVYS © WOOON! 43414034
*YIAY HIAOd GIMOTIV XV
H.E.Wm.cnmﬁm_ﬂﬂ.uc.m‘n.ﬂm.hw uﬂnmﬂ%h p—— "L40G $OL'0L= SLINR GZXA4'DS ZHES *VIAY JIVAVD GIMOTIV XvA
e Tt Gav4 69°0) L4DS CIRgz = 169 X LAVS GLOTC  © VIAY A00TI GIMOTIV RVA
YUY ALINIAY i
FEYA
SIS ap = L0k
(zesvn)6IPVas 5 = A0Yd IO (5A32045 33aHL) W LAt 03504024
{ssv) 5a0vds oy = SAOVAVD 0Z*5IIV4ES 2 = I13A018 03AA0AS (5434015 33amL} W OZL * IHQI3H ONIgTINGE XvW
SWvds ez = wioL (aL1g) 440G CEBOEL wioL
(255v1D) 630vds & = SUNN 02 *53IV4S 20 L40S 0'G91
{is6vy1) 539vds G2 = SUNN 02 ¥*SFIV4S GZ'L 7 3134018 ANANDIA {53unicd) 1405 000
(sontaing) 1305 £os1el 03604034
"03AIA0Nd 51 3IY4S ONINAVA IT8ISSITIV | LN
LTS Y SOLLL = L OF %" LIDS GEBTEY ‘39YA3A00 LOT XV
CESLZCIR o Rt
(630G 63VAS ¥ =  ONDIAVd SAOLSIA NLIO (WDS £'610%) '14DS 563250 V3AY IS LIN
(51N3aI533) 630VdS  OF = SLINN0Z X SIOVAVO Vo2 (WS €160') "LID5 L109'Er VIAY 3US 55049
*03201A02d
L9412 ‘ONINDZ
s10vds ve = - 101
(c¥olsW 630vds v = SLINN 02 ¥ §10VdS 20 NOULAIAISAA o1
(51N3a1538) 530vds 08 = SLINN 02 X SAVAS 51 + aAIMOIA “0'd "GNOWHIN
ugz_¥M<L “0d VAONVXITY 0956 553304Y DD
Aw Aw ‘SIOLLSILVYIS
(osv20T o1 @ w07 100 @ . “ s % & B, o, ey
3 pree e s, o, n @ &
o 5 "
= T N YN >
lw) ] x R a
llllll — I i %, —
E e H - : m
[ NS K * Ix. x
(5] 5 Ell jurd é i %, %, W
L £ - QN
~ E1S h nev X0
a B i Y- \w\ -8 Z
Bl oo £ =
o NERS o 5! o Z &3
Q W 1g nE H ~
a = ] - E:
m M = _ s Co-@) W 092 13 % Il >
R 215 NPT AN f4 = 2 x
= HE D | e W P e, = ™ Ay
g XN fa | A 5 -
3> HE vazsl L2 \ o]
= [fs whaphl 3 >
=< 3 ol = N o
2 5
M %) 2| A nezwe -
o X . & ovanvis) >
: o o ZeTi Sl A
)1, | %o v s,
® 2, L




Ya'anordN | rileivos u.u‘ ﬁﬂ%ﬁ.ﬂﬁ,—"‘- .._..Nh-nxu.
— T ] wefe] M NV
suosac ]z
“OU} SINJISPYIIY P
NOLLDIS SS0U0 LIS LN3WAOTIATA ISNOHNMOL ojowewep [ [
- soous

225995 o sV
F-NOID3S 3015 g-NOID35 4115
..... - - PR 4
B . N & o0 e e LR raand
[PE TSI 4 S S _ i
i aiowiaa amatsan iz
it 0cmmm0s onova S

v VoS

V- NOID3G 3115

—— T H oot b0t ez Yo

Ave
0ngriT




NVd SNV

T owwvse

ELLTL
avoy vaevenY i3ss

ANINJOTAAIG ISNOHNMOL
1030044

LTEAEIN M [UAELT0 R 1 HIA
T barasWh mas e ez

“0U] 2Injospyoly
ojowewe |

AVM 394149 d43dTY

e e
sHotsIaY awva | on
sy ooz woaaaese|_wae e ]
snouz aze | woe'von|
shoruzs wano | gz e x|

¢# NVid

s
Fledec

ngsrngs
Trvaris
SN

[
(avavo) Tvas oo divaris

nreng
(30vaval 1vis youms VINGRIM 1

nain9o narrnez
Gravgl v smoR O [ (mvavel svis e vns

Conn 33010303 2510 734709 RO TNTI
TN ST 0 HORY TVAGTE ML 3k SINGONMOTY |
04 QAI5PN1NG3 39 O STVLE DRwavs 40 355 TNOIGY AY -
et
HIITI YA TG ALY VOO O TN

028V M 0303 3% OF STIVIS SNELIVA 0 20 30 WHINA Y

=

«0-02 =} A5

NVY1d ONINIYd

S3vé6 Gy = WL0L

(zssv1))s3ovas & = Mva 3G
(lssv1) 630vds Oy = GIOVAYOOZXSIIVST 13104010 300U

S30vds 62 = TvL01

@55V 530vds v = GLINM 02 *5DVd5 20
(165¥10) 630vdS G2 =  GUNNOZX5IIv4S GZ1 : TTIADIG GTANDIY
“a341A0Ad 51 A9V4S ONINAVA 19165399 1 2 ION

530vdS sy = V101

(530LSIJ 530vd5 & =  ONMAVd S30LSUA N3O

(5IN3aIS34) 53vdS  @F = SLINN G2 XSIOVAVO ¥vI T
+ a3aimoad

5IVIS be = vi0L

(5u0151A) 630vds ¢ = SLINN 02 *§30vdS T0
(51N301532) 530vds 0 = SLINN 02 * 530v4dS &1 : gAANDIA
SONDINYL

M weznas)

avanvis|

avod YAANVYXATY




‘00F siw0E

¢
H f
H Li .
3 1 3 N
g § 2 HE = 8
HH: AN = i
HH o3 o 2 i
: HITEE 2= o
HH ir| £8 i 25 B, 8
HHAE dif| £8§ ;| B2 EEE
HEEE HE P ER ] = Tl 3
. 2 (g 58 =} 1 o
Lo 3¢ Hiils 2 & §5 < 2 -
£ IR S Z FHHE
7
- 3
B =l
0.
@
5
\
—
\\
i R @
H
g
A
,,,,,,,,,
//:','Ilﬂlll’lmﬂﬂ
: o .
] :
z | &
B
u
W
|
o B8
&
B E:
H
B
<
5
zZ
g 5
SR= =
S| « 3|
Z >
0w
g
< B
gl (3]
gy
e
=
B
e
‘:
H
H
o
=
R
2
K
g <
Z|
2
«|
- s
=
ﬁi’ it |
s / =
| g / 3 3
|G HE
i 9
HH
S
z S
5 g
H ol
< 8
€ h ¥
5 2 2 i
5| I of
u
o «
[
= -
Z|
o
| <
5 s
R <
g I H
- =
)
W
2|
A o
|| [
\ |
R
= | .':‘
B
=
; ;
I 5 T
: N ’ ;
H
i B
|
5 g s § gl ol
i A o i i A tH
Hi 83 1 H 81 4 3
i i £ £ £ EH §
2 87 3 g 54 59 25
@ Ed B @ 2 Ed &
& & 4 & -]




[zoNonaing |

24 onsins = ne TS

Nv1d 80074 dNNO¥9 "Nv1d 30074 ANNCED
V-AINA () (zg-1nn) (z&linn) Cedinn) EE)

= ]

e

SNYTd HOO T4

T oHvES

e P Lymey
g el o 362

"3Uj BIMASHYILY
OloWeueA

378 “NOMMOI
QYOU VHONYKETY 85

JUEL RIS ETEL]
ISNOHNMOL LIND LZ

soawond
i a7 b b g b ___oumniims
R e NY14 90074 NOJ35
(Ev=umn) () (VoI } (g-ain) (Zadwin)
= == =1

D enias

NV1d9007 dN0J35

INYLIASNOD ONINId

swomman ava [ on

ontusod s | woz'v AN

enovsuzy TvaaE0 | oz wzon

S

ONIAIT

osom Pr

ANOIIVE | ANOoIVE..|
P rasant s
NV1d 300714 d3IHL NV1d 30074 d3HL
Ge-inm) (z2-oNn) (zg-unn) (e-inm) (e-unm) (za=ZNn)

womes

owinrs
F-2"C]

B

SLTTI0L K343 LIV -

S{SLINM T1Y NI d3d1A03d 3d 01

SIYLVIL 30Y14 NI ONIOY




. [+ oNoNidling ] oivanzw [C=oNaNigwng | e meos
o “N¥id 400 aNNOID N7 90074 GNNOSS
e [GZRw] (v-lnn) V-INA v-umn ERT
s
-

SNVTd HOOd

Tun oRwvs

Zeiiey g TUARF SEHIA
gt s oo stz

i

S
v | mw }
o | sw |
g

“0U| 81nj2sIYaLy
ojoWeweA

P

Wo0d 238 L

i
e

T

76 ‘o
avoy vuaNwaY o956

,,,,,,, oomoss

WOo0d I

ANIWdOT3AIT
FSNOHNMAL LINR LZ
 ewew
TR N1 30073 aN0235

(ig-una) ig-1Nn (z-unn) G2 V-LiNg ) ) (v-mmn) (vnn)

T e
— g — -z
m SRiNiG

ool Ty

ONINI ONINId

]

tivainswad

ONINIa

oY awva [ ox

onenariviosamnsn | woreaon

smoeuz ~asnag | e ez s

Bomin

ONIAT

DNIAT

pamos | 1 oeom oo | i om0

H P09 H H B
TTANOITVE. ANOTIVE [ ANOIWVE. | XNOOvE ANOITTE
P
NV1d 900 GHIFL
(g-inn) (Oamn) (g ) Gg-in (zaunn) (SR} (=onm) Gramn)
] ™ 1
aomes il QomEL EEREL
e L] T | Tye | T

g

=
oo i) Ly
Fan r B B 1
s 59v10 4 o oaun s T 3 e Ea s ==
“1S1INN T NI d3d1A0¥4 34 OL. Lis =
SFANLYIH ALNIAyNIVLISNS L = LS EE
Srvacn ravais - ==

STIONYH 000 GHY SMIINITL 305 STIaNYVI LU-HITT -
‘NOUVTIVASHI 1¥G §Y39
TINU ATV 01 STV WODHEYM 1 SN0 aroS

“{S1INM TV Ni d3d1A0¥4 34 OL.
53AN1LY3d 30V1d NI ONIOY

[y




| e

MISAO 19370N4 D
t4a wod Qe
o0 wers30

.— |_ a0 ko
awas

MIDAOHSMMAG 710z aSumreN Iv]

Nv1d
1dVISANY1
A ormrsa

O TULOTUHOUY CLOWFPYA MM

QNOWHIIY
OYON VHANYXITY 0956

ANIWHOTIAIO
ISAOHNMOL LINA TZ

103080

M SININLSIAM dM0¥D KIS SINGNT

W HouawosI KOIATY

2va_on

was

S1O31IHOXY
3dVYOSANY

gepa
i ot s 3350 paar o paapt

o8 o A5 B 3 sy LSBT S o A
245 a3 P Bt 4L P2SL ILKHES @

azvos

AYAN FO]

DAIMEEATTY

9.0 979 POSI"Ud SONIHSINYNS ALIS INOBHSIM OL B343y

SLVIS JLLEVId AF1DA0TN ¥OT10D A0OMOIH
AWV HOVIB! o-Bd HONIE B3N yva

9200 929 P97 SONIMSINYMS IUS INOSHSLM OL BRI

UNOIOOHOVTE ! S ONBAS TICOK HOVH DIE 48NS

£)2)

£
=
=3
e
2
i
kS
P
o]
i
&
5]

AaN3OTT ONIAVY

(NCKYIOT XQdddy]
of 33

LS00 SR LYI4 TTY " NOILITS 15341 SOUVANYIS

3dvosarny] 98 G3304G ¥0 133w T
B $30130 0L “aaLoarau
387 Ee o 10U3 WAy
FELLWA HYLEO HOUVAS 40 YIUY “ATAANS 40 30405 LY LIZLBAONY 34w3SINVY
A8 1IATY TNRLVN LY Y "G INGNGHNDIH TS LY 1Y id SIHLO ONY SINIWEHISYGH
g 375 3216 1147 4108
NOIR 1534 FLos 1571 SIHL 71 S37IS INVTa - SALON
PrOSE10d b= AuzanooN avasuamamovs g B
ooz iLod e a @
wosz i104 e VIOV JeEaNDT womiaNvnowm gz 6%
WL 104 1 Ve NOTMHE MY g5 &
wass e ze MENTIE s o @
£5
Iodia . “
Loaverst "2 2L 'S¥ELS 38 V1SOH 4TWO100 Q3 VISOH a8
Loamost OTIA GNY 038 A IARD ATMVOISMIYOONINIH £

Qaptv15 008 LU 1

lodss
o1
1o
Lo

NS WALS € g2 AT

o NSO Uhwoov ST

ssvin @TLN AMnRIL "

ST NOMA0D S5 SN

ssvag 1¥0 3N SHIMNUILETS NOVDINLOLI N

.y woNneia

ANHFREONH NEENONINT HYAD WrINDaVA
AvyaEIMS T 40w I

MG S MO ¥LMSLLSYA ¥1V30VE SYL

auids $¥TBNoa
oS 3sarra

3508 4aIve
srad 5

svianoa vavils
G TOL) VANV WIS
Voo vson

SAOOYE T ‘STHTI
00SAYE KINGRYAH HIWOGIMS
3aviia NooaNO

43 VD31 GBNVHTAN Av0HS

vson
3RS LSO, Yoo Sl

92 METTRL YTLAHAOMDWWE YIONYHOAN

SN SHINATS T2ONPA LOVANOD
Q0aMo0a w3150 T

X08 svarTILN

WTEEY XN

4 svI0M0a
30M85 Nk

NYNITIOD Tiady a2 ADHvL
HYMAMOD Tl (26T RO
Nadvavia VA

SALHIMO3. VLTY SreunON
¥AUIS STRNOD

YED WA TUHON SXD
¥IHINOD ka3 IR

ISATAN YONsL0aMaSa
SAOND V3t

934 ABRL Thedy sovun STVIY
D RIKVL Ty S0l STV
“MioaisuaNG SV

olsny

3L VTS LYY

AOINDSH ATTUHAIZHIS

N MO8 ¥ZF0LI0
Frawamn

A¥D1 43TOLID, MAHENY WY
RO HI0Y

SHAVHEY 752 GALNV

SV HOWWOD

osier

SHSTNON 19370V W4

Swen wolvion

FINAIHIOS INVId

EEEO;

3

peeeesd

w

YR

~3-2naRg
O HOOBIO00

§

(NOILYDOT "XOHdaY )2
1oAY 3 S AN

R s

)
oF 3L

9Zz8e : ¥IAWNN TAQONW * ¥IA1N0F 3woa

e

6018€ 2 YTAWNN 1ICOW : Woolysnyy abie

s

35N33 13101 GOOM LH »2F \ 2/

oz
1 [3:] L 18 -]
 ONIaTN 8
[

didLE NOILYAIOIA FNLYN

2/ DAY k¥

dI¥1S NOILY1393A JAILYN

(NOLRRI X0
LY S

SHINY OITIHVEOIN 03

(NOLLYDO1 "XOHddW)

(noya0T XGUadyIE!

cemneszm
o3 sutna

o313

1 S 3ff0E
e s o S w NS
GoaNei S oS S DU IS CETY o o

v v R A e . v

v
£ ONITTINE L e L Z ONI
N (AVI2VEN: = ZHTHHI Cb-x.ﬁ

uoneassey s
satac] uawnn Haon

1SN0 Sapn A1k

oz
NOILOILOH mmE

T3AOWIH 36 01 ATAL

D¥ 338,

[
L

X
=

it &
e ) b

v
Fling

S1INVE NIFWOS IH.975 (7 )

@
T3 34THONGD T 518

S0 Sapnve,

BN

fsroaew

2 VHONYXI Y

X

O

TTON

« \. w50 woeT 13 x.
— %
=
- = %]
i | v g g NvN oN
no _a.__:m ; \ Z oni] T &
\ \ ENVNOAHNIS ¥
| o £
pime W ISTAN ) o
L (il i 5
g )
— o =]
soon)
G
/<
=




City of

. Develo ment’A lication Data Sheet
Richmond P ke

Development Applications Division

RZ 14-669511 Attachment 3

Address: 9560 Alexandra Road

Applicant: Yamamoto Architecture inc.

Planning Area(s): West Cambie — Alexandra Neighbourhood

Existing Proposed

Owner:

Marden Enterprises Ltd. Inc.No. 364683

Rick Sian

Site Size (m?):

4,051.3 m° (43,607.7 ') gross

4,019.3 m” (43,263.5 ft*) after

road dedications

Single Family Residential

Multiple Family Residential

Land Uses:
OCP Designation: Neighbourhood Residential and Park No Change
Area Plan Designation: Residential Area 2 No Change

Zoning:

Single Detached (RS1/F)

Town Housing (ZT67)

Number of Units:

1 Single Family Dwelling

20 Townhouses

Other Designations:

Environmentally Sensitive Area (ESA)
covering approximately 60% of the lot.

Compensation /

replacement

required for impacts

On Future . .
Subdivided Lots Bylaw Requirement Proposed Variance

Density (units/acre): N/A 20.13 upa none permitted
Floor Area Ratio: Max. 0.65 0.65 none permitted
Lot Coverage — Building: Max. 40% 31.7% none
Setback — Front Yard (m): Min. 5.0 m 245m none
Setback —Interior Side & Rear Yards . Side: Min. 3.0 m

; Min. 3.0 m o none
(m): Rear: Min. 6.0 m
Height (m): 12m 10.7m none
Off-street Parking Spaces — Regular 1.5/unit (30 R) and 0.2/unit .
(R) / Visitor (V): “4\V) 40 (R) and 4 (V) per unit none
Off-street Parking Spaces — Total: 34 44 none
Tandem Parking Spaces: Permitted 24 stalls totac! in 12 units none

(60%)
Accessible Stalls 1 L None
Min. 70 m2 (753.5 ft°) or $21,000 cash in lieu
Amenity Space — Indoor: $1,000/unit for 19 units & none
: $2,000 / unit over 19 units
2z 2 2 2

Amenity Space — Outdoor: 120 m" (1,202 ) 120 m" (1,292 1t)) none

Tree replacement compensation required for loss of significant trees. Based on Arborist report 12 Bylaw sized

Other:

trees to be removed. 5 Bylaw sized trees to be retained in greenway.

4340284




ATTACHMENT 4
Alexandra Neighbourhood Land Use Map

Alexandra Neighbourhood Land Use Map
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Area of No Housing
Affected by Aircraft Noise

Business/Office - office
over retail FAR up 1.25

Residential Area 1

1.50 base FAR (Max. 1.70 FAR
with density bonusing for
affordable housing). Townhouse,
low-rise Apts. (4-storey typlcal)

m Convenience Commercial
XX

XX Residential Area 1A

1.50 base FAR (Max. 1.75 FAR
with density bonusing for affordable
housing). Townhouss,

low-rise Apts. (6-storey maximum).

Residential Area 1B

1.68 base FAR (Max. 1.88 FAR
with density bonusing for affordable
housing) {6-storey maximum).

),
=

Residential Area 2
0.65 base FAR (Max. 0.75 FAR
with density bonusing for affordable

housing). 2 & 3-storey Townhouses.

Residential Mixed Use

« a mix of low to medium density
residential with low to medium
density residential over retall or
live/work uses.

Max. 1.25 FAR. Building heights low

to mid-rise. (Max. 1.50 FAR with
density bonusing for affordable
housing).

Mixed Use: Hotlel, office and
streetfront retail commercial.
Area A: Min. 0.60 FAR up to 2.0
Area B: Large and small fioor
plate up to 1.0 FAR

Mixed Use:

« abutting the High Street, medium
density residential over retail;

« not abutting the High Street, medium
density residential.

1.25 base FAR. Building heights low

to mid-rise. (Max. 1.50 FAR with

density bonusing for affordable housing)

K

Community Institutional New Traffic Signals

Park: North Park Way, Central ,"- 1Y
Park, South Park Way A

Alexandra Way (Public Rights of
Passage Right-of-way)

Proposed Roadways

High Street

Feature Intersections -
details to be developed

Feature Landmarks In
Combination with Traffic
Calming Measures

4340284



ATTACHMENT 5

City of
. y Rezoning Considerations
RlChmond Development Applications Division

6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 9560 Alexandra Road File No.: RZ 14-669511

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9240, the developer is
required to complete the following:

1.

10.

11.

12.

13.

14.

4340284

Dedicate a strip of land along the entire Alderbridge Way frontage in order to accommodate a 3.3m wide shared
cyclist/pedestrian path and a 1.5m wide treed boulevard. Final dedication requirement to be determined by a
functional road design approved by the Director of Transportation. Outside the development frontage to May
Drive, the same treed boulevard and shared cyclist/pedestrian path should be provided within the existing road
right-of-way where space permits.

Installation of appropriate tree protection fencing around all trees to be retained including the 20m wide greenway
as part of the development prior to any construction activities, including building demolition, occurring on site.

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 trees to be retained including those within the 20 m wide
greenway. 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.

Submission of a contract entered into between the applicant and a Qualified Environmental Professional to ensure
that the invasive vegetation on site will be appropriately removed and disposed of.

Submission of a tree security in the amount of $40,000 and submission of a letter agreeing not to remove any trees,
with the exception of hazard trees, or understory vegetation within the existing Environmentally Sensitive Area
until the Development Permit has been issued.

Registration of a 20 m wide statutory right-of-way along the northern property line for public right of passage and
conservation purposes — maintenance and liability to be the responsibility of the City.

Registration of an aircraft noise sensitive use covenant on title.

Registration of a legal agreement on title identifying that the proposed development must be designed and
constructed to meet or exceed Ener-guide 82 criteria for energy efficiency and that the dwellings are pre-ducted for
solar hot water heating. A report by a qualified professional prepared to the satisfaction of the Director of

Development is to be submitted prior to the Development Permit Panel review certifying that the units meet the
Ener-guide 82 criteria and that the solar heating pre-ducting has been installed.

Registration of a flood indemnification covenant on title identifying a minimum habitable elevation of 2.6 m GSC.

Registration of a statutory right-of-way on title ensuring that, with the exception of emergency vehicles, there will
be no vehicle access to Alderbridge Way.

Registration of a statutory right-of-way to the satisfaction of the Director of Development, over the internal drive-
aisle for emergency service providers. Maintenance and liability to be the responsibility of the owners.

City acceptance of the developer’s offer to voluntarily contribute $0.79 per buildable square foot (e.g. $22,215.81
based on 28,121.28 ft* at $0.79 / ft°) to the City’s public art fund.

City acceptance of the developer’s offer to voluntarily contribute $5.10 per buildable square foot (e.g. $143,418.50
based on 28,121.28 ft*) to the City’s affordable housing fund.

City acceptance of the developer’s offer to voluntarily contribute the following amounts per Policy 5044 West
Cambie — Alexandra Interim Amenity Guidelines:

a) Community and Engineering Planning Costs of $0.07 per buildable square foot (e.g. $1,968.49 based on
28,121.28 %),

Initial:



15.

16.

17.

18.

-2

b) Child Care Contribution of $0.60 per buildable square foot (¢.g. $16,872.77 based on 28,121.28 %),
¢) City Beautification contribution of $0.60 per buildable square foot (e.g. $16,872.77 based on 28,121.28 ft*).

Note that the amount of the City Beautification contribution may be reduced once the value of the frontage
improvements have been determined through the Servicing Agreement).

Registration of a legal agreement on title prohibiting the conversion of tandem parking areas into habitable space

and to ensure that each set of two tandem parking spaces shall be assigned for use by only one unit.

Contribution of $1,000 per dwelling unit up to 19 units and $2,000 per dwelling unit over 19 units (total: $21,000)

in-lieu of on-site indoor amenity space.

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

of Development.

Enter into a Servicing Agreement* for the design and construction of frontage improvements. Works include, but

may not be limited to;

e [fadequate flow is not available on Alexandra Road, the developer shall be required to construct a 200 mm
diameter watermain along the future May Drive from Alexandra Rd to Tomicki Avenue or from Alexandra
Road to Alderbridge Way;

e  Replacement of existing watermain is required along the development site frontage;

e Installation of additional fire hydrants to achieve minimum spacing requirements;

e Construction of a 200 mm diameter gravity sanitary sewer along Alexandra Road from the east property line
of the site to the future May Drive;

e  Construction of a 375 mm diameter sanitary sewer along the future May Drive from Alexandra Road to
Tomicki Avenue;

e  Upgrade the existing storm sewer line froin the west property line of 9560 Alexandra Road to the existing box
culvert in No 4 Road as per storm capacity analysis dated April 23, 2014 (complete with tie-in the box
culvert);

e  Undergrounding of existing private utility lines along Alexandra Road frontage to accommodate the proposed
raising of Alexandra Road;

e  Planting and drainage works as necessary and in consultation with Parks staff for the 20 m wide greenway
adjacent to Alexandra Road; and

e  Provide pedestrian lighting along the site’s Alexandra Road frontage and the frontage of 9540 Alexandra
Road extending to the tie in at May Drive. The lighting standard is to be the same as that used under SA12-
627046 for 9251 Alderbridge Way.

Prior to a Development Permit” being forwarded to the Development Permit Panel for consideration, the developer
is required to:

1.

Complete an acoustical and thermal report and recommendations prepared by an appropriate registered
professional, which demonstrates that the interior noise levels and noise mitigation standards comply with the
City’s Official Community Plan and Noise Bylaw requirements. The standard required for air conditioning
systems and their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the
ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard and subsequent updates
as they may occur. Maximum interior noise levels (decibels) within the dwelling units must achieve CMHC
standards follows:

. . . Noise Levels
Portions of Dwelling Units (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility 45 decibels
rooms

Prior to Building Permit Issuance, the developer must complete the following requirements:

1.

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,

Initial:
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and proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

2. A Qualified Environmental Professional to undertake a pre-clearing bird nest survey and submit a summary of the

findings and recommendations to the City prior to site clearing activities.

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

Development Permit processes.
Payment of the Supplementary Local Area DCC for the Alexandra Neighbourhood.

5. Payment of latecomer agreement charges associated with eligible latecomer works.

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, equitable/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.

Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or
Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required
including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering, drilling,
underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that may result in
settlement, displacement, subsidence, damage or nuisance to City and private utility infrastructure.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act
and Federal Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds
and their nests. Issuance of Municipal permits does not give an individual authority to contravene these legislations.
The City of Richmond recommends that where significant trees or vegetation exists on site, the services of a Qualified
Environmental Professional (QEP) be secured to perform a survey and ensure that development activities are in
compliance with all relevant legislation.

[Signed Original on File]

Signed Date



# Richmond Bylaw 9240

Richmond Zoning Bylaw 8500
Amendment Bylaw 9240 (RZ 14-669511)
9560 Alexandra Road

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

1. Richmond Zoning Bylaw 8500 is amended by repealing the existing zoning designation of
the following area and by designating it “TOWN HOUSING (ZT67) — ALEXANDRA
NEIGHBOURHOOD (WEST CAMBIE)”;

P.LD. 013-044-061
Lot A Section 34 Block 5 North Range 6 West New Westminster District Plan 80461

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9240”.

FIRST READING

CITY OF
RICHMOND

PUBLIC HEARING

SECOND READING

THIRD READING

APPROVED
by

APPROVED

by Director

or Solicitor
Ny

/
v

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

4416076






