& City of
% Richmond Report to Development Permit Panel

To: Development Permit Panel Date: March 2, 2015

From: Wayne Craig File: DV 14-658670
Director of Development

Re: Application by Habitat for Humanity Society of Greater Vancouver for a
Development Variance Permit at 8180 Ash Street

Staff Recommendation

That a Development Variance 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 single-family dwellings.

,,,,,,,

g
oy 5
Waype Craig”

Director of Develypment

DN:bé/

Att.

4375579



March 2, 2015 -2- DV 14-658670

Staff Report

Origin

Habitat for Humanity Society of Greater Vancouver Inc. has applied to vary lot width and lot
frontage for lots proposed to be created fronting Dayton Court. The applicant proposes to
subdivide 8180 Ash Street into six (6) lots, which are zoned “Single Detached (RS1/B)”. The
proposed subdivision would create three (3) lots fronting Ash Street and three (3) lots fronting

Dayton Court. The proposed variances apply only to the three (3) proposed lots fronting Dayton
Court (Lot 4, 5, & 6) (Attachment 1).

There is no rezoning application associated with the development proposal. With the exception
of the lot width and frontage variances that are proposed, the subdivision complies with the site’s
existing “Single Detached (RS1/B)” zoning.

The site is currently vacant and is a large lot within a developed single family neighbourhood.

A Servicing Agreement (SA) is required and is discussed in detail in Attachment 8. The scope of
the SA includes improvements to the sanitary works, including provision of required rights of
ways, demonstration that storm water run-off is contained within each proposed subdivided
property and that run-off discharges to the City drainage system, and realignment of the eastern
end of the existing emergency access.

Surrounding Development

The proposed scheme attached to this report has satisfactorily addressed the significant planning
issues identified as part of the review of the subject Development Variance Permit application.
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.

Please refer to the attached Development Application Data Sheet (Attachment 2) for a
comparison of the proposed development data with the relevant Bylaw requirements.
Development surrounding the subject site is as follows:

e To the north: Single-family dwellings designated Low Dehsity Residential in the Ash Street
Sub-Area Plan and zoned “Single Detached (RS1/B)”.

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

e To the south: An emergency access connecting Ash Street and Dayton Court and single-
family dwellings designated Low Density Residential in the Ash Street Sub-Area Plan and
zoned “Single Detached (RS1/A)”.

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)”.
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Background

A Development Variance Permit (DVP 10-542375), for the same lot width and frontage
variances that are proposed in this report, was issued by Council on September 12, 2011 to the
Provincial Rental Housing Corporation (which is BC Housing’s land holding company). The
property was acquired by Habitat for Humanity Society of Greater Vancouver in 2013. The
issued Development Variance Permit lapsed because construction did not commence on-site
within 24 months of the permit’s issuance. Both the proposed subdivision plan to create six (6)
lots; three (3) fronting Ash Street and three (3) fronting Dayton Court and associated variances
are consistent with the plans supported in 2011.

Community Consultation

e Development signs are erected on both the Ash Street and Dayton Court frontages and the
notification area has been extended beyond the standard 50 m (164 ft.) radius to include all
Dayton Court properties (Attachment 3).

¢ In addition to the standard opportunities for residents to engage in the review process, the
applicant was advised to organize and host a Public Information Meeting to provide an
additional opportunity for residents to access information related to the proposal. Invitations
were delivered by Canada Post to the expanded notification area, which includes not only
residences within a 50 m (164 ft.) radius of the subject site but also all properties on Dayton
Court.

e A Public Information Meeting was hosted by Habitat for Humanity Society of Greater
Vancouver on Wednesday, October 1, 2014 from 6:00 PM to 8:00 PM at the South Arm
Community Centre. Habitat for Humanity staff approached individuals who attended the
Public Information Meeting to sign-in. Twenty three (23) individuals signed-in, representing
18 households (Attachment 4). Nine (9) comment forms, of which seven (7) included the
individual’s address, were completed by residents at the event. A letter from an area resident
was submitted to the applicant and copied to staff subsequent to the meeting. Attachment 5
includes a synopsis of the event prepared by the applicant, response to issues raised by
neighbourhood residents, copies of the attendance list, completed feedback forms, and a
letter from an area resident, as well as a copy of the display boards presented at the Public
Information Meeting.

e The following summarizes the concerns expressed in the returned comment forms, the letter
submitted subsequent to the meeting, and the concerns expressed directly to staff, who
received three (3) phone calls from two (2) callers.

On-site Parking (Dayton Court Fronting Lots)

e Concern that provisions for on-site turn around will not be used and that vehicles will not
exit the site in a forward direction.

e Concern that parking demand resulting from the inclusion of a secondary suite cannot be
appropriately accommodated on-site.

e Concern that new residents will park on the street.

e Dayton Court is a cul-de-sac where off-site street parking is in short supply and is
complicated by residents using their garages as storage.
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Transportation staff have reviewed the driveway access and turn-around provisions and
have determined that the width of the driveway and the on-site turn around provisions
adequately accommodate on-site manoeuvring needs (Attachment 6).

Two (2) parking spaces per unit are provided, which complies with the Zoning Bylaw.
Traffic Bylaw (No. 5870), which applies throughout the City, limits parking abutting a

residence between 8:00 AM and 6:00 PM to no more than three (3) hours for those who
do not live in the abutting dwelling.

Traffic Impact (Dayton Court)

A sidewalk exists on the east side of Dayton Court, continues around the cul-de-sac bulb
to the southern edge of the site’s Dayton Court frontage and terminates at the emergency
access. The sidewalk does not continue south of the emergency access to include the
west side of Dayton Court.

Children play on the Dayton Court roadway. Additional traffic generated by new homes
will increase traffic within the cul-de-sac, which may affect the safety of residents and
children.

Subsequent to undertaking a traffic speed study in 2011 and reviewing the results,
Transportation staff have concluded that study findings do not support the introduction of
traffic calming measures in the area at this time.

A sidewalk exists in front of the subject site. There are currently no plans to extend the
existing sidewalk south of the emergency access.

Height and Character of Proposed Buildings/Overlook/Privacy
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The neighbourhood is characterized by garage entry two-storey homes. The two-storey
contemporary homes with carports are an unwelcome departure from the established
character of the neighbourhood.

Although two-storey homes are proposed, they may be higher than the existing homes.
Concern that the proposed common backyard/community space planned at the back of
the proposed lots will affect the privacy of existing neighbouring properties.

The design of a single-family home is typically governed only by the building envelope
restrictions articulated by the site’s zoning. In order to provide certainty regarding the
design of the proposed homes, the applicant is required to register a legal agreement on
title to ensure the design is generally consistent with the plans presented at the Public
Information Meeting and attached to this report.

As a result of incremental redevelopment within established residential neighbourhoods,
variation in building design is common place and the diversity of building height reflects
updated building practices that typically maximize the permitted building envelope
potential and maximizes permitted density by increasing the slope of the roof. In this
case, despite being permitted to construct homes with a maximum height of 2 %2 storeys,
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the applicant proposes to construct two storey homes with a modest roof pitch. The
applicant has provided sections to study edge conditions if the site is significantly raised
to comply with the Flood Construction Bylaw. However, despite undertaking these
studies, the applicant intends to construct the homes at an elevation that is approximately
0.3 m (1 fi.) above the crown of the adjacent roads, thereby minimizing any difference in
building height and construction elevation. Further, the Dayton Court fronting homes
would be significantly setback from the property line, which minimizes the visibility of the
homes from the street (Attachment 7).

Although six (6) individual lots are proposed, fences are not proposed between the
internal lot lines. A fence would be introduced only between the subject site and adjacent
properties. As shown in the attached landscape plans, an integrated landscape scheme is
proposed, which would encourage residents to gather and socialize, and to draw
residents into the central courtyard area, similar to the landscape strategy applied to
townhouse development. To address privacy concerns between the proposed
development and adjacent neighbours, the landscaping proposed on the northern portion
of the site, is more generous and lush than typically associated with single family
development and includes conifers. Further, the minimum required 6 m (19 fi.) rear yard
building setback on proposed Lot 5 and 6 minimizes overlook and privacy impacts on the
northern adjacent lots. The closest building to building relationship would be along the
eastern edge of the site where a side yard relationship is proposed. Three (3) trees are
proposed along this edge to address privacy and overlook concerns.

Number of Lots Proposed by the Subdivision

Some residents expressed a preference for subdivision into fewer than the proposed
six (6) lots.

No rezoning application is associated with development of the site. With the exception of
the lot width and frontage variances requested, subdivision of the lot into six (6) parcels
complies with the site’s existing “Single Detached (RS1/B)” zoning. Reducing the
number of lots would limit the impact of the innovative affordable home ownership model
proposed by Habitat for Humanity.

Drainage Concerns
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The neighbourhood has a history of site drainage issues. Concern has been expressed
that development of the subject site will impact drainage on adjacent sites and the area
generally.

The site is within an area with soils known to be high in peat and the applicant would
therefore be required to submit a geotechnical report as part of the Building Permit
review. The Geotechnical report identifies any anticipated impacts to adjacent
properties and appropriate measures to keep properties safe for their intended use. If
required, a subsidence covenant would be registered on the title of the property being
developed.
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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.

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 single-family dwelling units.

(Staff supports the proposed variance.

The applicant has demonstrated that potential impacts associated with the proposed variances,
which will create lots with narrow frontages fronting Dayton Court, have been reasonably
addressed. Responses to the following concerns are discussed in detail in subsequent sections
of this report:

Access, Parking and Safety

The proposed lots fronting Dayton Court will share a single access to the street and the
applicant has demonstrated that the driveway design accommodates on-site turn-around so
that motorists exit the site-in a forward direction rather than backing out into the street
(Attachment 6).

A double car carport is proposed for each home; thereby providing on-site parking in
accordance with the bylaw.

Impact on Existing Character of the Neighbourhood

The lots proposed to access from the cul-de sac are large with narrow frontages that restrict
the building envelope to an interior location. By setting the homes back more than 11 m (36
ft.) from the Dayton Court road frontage, the visual prominence of the homes from the street
frontage would be minimized (Attachment 1, 7).

The applicant has provided a landscape plan, which is attached to the proposed permit and
that demonstrates landscaping can be incorporated into the Dayton Court driveway design.
As a condition of subdivision approval, the applicant is required to register a legal agreement
on title to ensure that the design of the buildings is consistent with the plans attached to this
report.

Urban Design Response

Conditions of Adjacency

e The site abuts single family residential lots on the north and east, Ash Street on the west and
an existing City of Richmond dedicated 6 m (19 ft.) wide emergency lane on the south.

e The new homes would comply with required rear and side yard setbacks and although the
site’s existing zoning permits a 2 V2 storey building on each lot, the applicant proposes two-
storey homes with a building height less than 8.5 m (28 ft.), as well as a modest roof pitch.
Proposed on-site landscaping along the perimeter of the site and a new fence will further
minimize privacy concerns.
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e Construction is required to comply with the City’s Flood Construction Bylaw (No. 8204),
which requires a minimum flood construction level of 2.9 m GSC, or at least 0.3 m (1 ft.)
above the highest elevation of the crown of any road that is adjacent to the parcel. The
applicant has provided sections to study the most aggressive potential interface in which
proposed new homes would be constructed at an elevation that is between 0.75 m to 3.04 m
(2.5 ft. t0 9.9 ft.) higher than the existing adjacent homes along the north and south edge of
the site (Attachment 1). Despite undertaking these studies, in response to concerns
previously expressed by residents within the neighbourhood, the applicant intends
construction at a lower elevation. Prior to issuance of a Building Permit, the applicant will
undertake a lot grading plan and a survey of adjacent road elevations, which will confirm the
proposed finished grade, which is expected to be closer to 0.3 m (1 ft.) above the elevation of
the crown of the road.

e The proposed development is not expected to significantly affect the existing homes located
on the south side of the site, which are separated from the subject site by an existing
emergency access.

Streetscape

e The applicant has provided contextual streetscape information and a rendering to
demonstrate how the proposed subdivision will integrate with the existing neighbourhood
(Attachment 7). The site’s restricted Dayton Court frontage means that homes constructed
on the proposed Dayton Court fronting lots are required to be significantly setback from the
lot’s frontage to facilitate on-site vehicle manoeuvering and on-site parking, as well as to
allow sufficient building width for home construction. The resulting building setbacks
(approximately 11 m to 14.3 m (36 ft. to 50 ft.)) minimize the visibility of the homes from
the street.

e Variation in building height and design is common within residential neighbourhoods where
redevelopment may introduce updated building practices that maximize the permitted
building envelop and reflect changes in building design. The proposed two storey high
homes (approximately 7 to 8 m (23 ft. to 26 ft.) will integrate well with the existing
neighbourhood.

Site & Functional Planning

¢ Due to the site’s narrow Dayton Court frontage, the location and design of vehicle access to
the proposed Dayton Court lots has been reviewed to consider feasibility and to maximize
safety and function.

Exploration of Alternative Access to Proposed Dayton Court Lots

e Early in the review process, the option of accessing the site via the existing emergency
access, which is located along the south side of the subject site, was considered. The
associated impacts on lot yield and overall density would be considerable and the option has
not been pursued.

Consideration of Driveway Width

e The standard driveway width for single-family development is 4 m (13 ft.). A proposed
shared 4.6 m (15 ft.) wide driveway to access Dayton Court, which is classified as a local
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road, is supported by Transportation staff. The proposed development is expected to
generate limited traffic.

e The Richmond Fire Department supports a slight re-alignment of the existing emergency
access, which consists of two (2) hard surface strips that provide access for emergency
vehicles. The proposed slight realignment of the existing emergency access permits the
width of the residential shared driveway to be increased. The off-site works associated with
the realignment will maintain the 12 m (40 ft.) radius required for fire access. To ensure the
realignment does not affect the functionality of the emergency access, the applicant will be
responsible for removal of the eastern end of the two (2) drive aisle strips and resurfacing the
access with a standard paved surface (Attachment 1).

Manoeuvring

e The shared driveway proposed for the lots fronting Dayton Court will provide sufficient
space for vehicles to reverse out of their carports, turn around on-site, and exit the common
driveway into the cul-de-sac in a forward direction (Attachment 6). This configuration is
supported by Transportation.

¢ As acondition of subdivision, the applicant would be required to register a legal agreement
on title to secure shared cross access and shared use of the driveway for the proposed lots
fronting Dayton Court. To ensure on-site turn around can be accommodated, the document
would include reference to a minimum building setback to ensure a carport(s) does not
obstruct the area.

Vehicle/Pedestrian Relationship & Safety

¢ By facilitating on-site turns, vehicles may exit the site in a forward direction; thereby
minimizing the potential for conflict between vehicles backing out onto Dayton Court and
pedestrians/cyclists. :

e Subsequent to area residents expressing safety concerns in 2011 when the original
Development Variance Permit (DV 10-542375) was reviewed, Transportation staff initiated a
week long traffic speed study on Dayton Court, which was conducted over a 24 hour period
from 8:00 AM October 21, 2001 to 8:00 AM October 28, 2011. The study recorded an
average speed of 30 km/h for both north and south bound traffic and substantiated that 85%
of the vehicles observed were traveling at or below 40 km/h during the survey period. The
speed limit in Richmond, unless otherwise posted, is 50 km/h. Based on the findings of the
study, Transportation staft have concluded that traffic calming measures are not required at
this time.

On-Site Parking
e The applicant proposes to construct a carport for two (2) cars on each proposed lot. Two (2)
on-site parking spaces per lot complies with the Bylaw requirement.

Garbage and Recycling Collection
e Garbage and recycling would be collected for individual units from the street.
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Architectural Form and Character

The applicant proposes homes with simplified architectural features that are characteristic of
contemporary architecture (Attachment 1).

Contemporary, practical homes with simple roof lines constructed of simple yet durable
materials, including stucco, hardi-plank and a metal roof are proposed. Carports that
accommodate two (2) vehicles, rather than enclosed garages, are proposed to discourage the
use of allocated parking area for storage or conversion to habitable space.

Prior to subdivision, the applicant is required to register a legal agreement on title to ensure
that the building design is generally consistent with the attached plans (Attachment 1).
Future Building Permit plans must comply with all City regulations and staff will ensure that
the plans are consistent with the registered legal agreement for building design.

Tree Preservation and Landscape Design

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 is
summarized below.

Table 1: Tree Preservation/Compensation Synopsis

# of Tree Condition Recommendation | Compensation
trees (retain/remove)
33 Poor condition Remove 1:1 replacement

(dead, dying, sparse canopy foliage,
previously topped or exhibit structural

defects)
2 Viable | Good condition but cannot be Remove Three (3) minimum 5 m high
(tag successfully retained because of replacement trees.
#6091, required lot grading. #691 additionally Required replacement tree security
#684) conflicts with access to the lot. of $3,000/tree

A cedar hedgerow is located along the site’s Dayton Court frontage and impedes access to
the site and installation of perimeter drainage. Parks staff support removal of the hedge and
no compensation is required.

The landscape plan attached to this permit demonstrates that the development would provide
a surplus of replacement trees, introduce a mix of conifer and deciduous trees, provide the
required larger sized tree species, and encourage relationships between neighbours through
the proposed comprehensive landscape strategy.

Fences are proposed only along the north, south and east perimeter of the site; fences will not
be erected between the proposed subject lots. Instead, a common courtyard area is proposed
which includes hard and soft landscaping including benches, compost bin, and permeable
pavers for pathways and central patio area.

To address privacy and interface concerns expressed by neighbours, generous landscaping is
proposed along the property’s edges and the garbage/recycling holding area is screened by
landscaping.
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Affordable Housing

e The housing model proposed by Habitat for Humanity Society of Greater Vancouver, which
proposes to facilitate entry level home ownership, responds to one of the primary objectives
of the Affordable Housing Strategy: affordable home ownership.

e The applicant has provided the following details of their operating model:

o Habitat for Humanity Society of Greater Vancouver works with community support
and partner families to build safe, quality homes.

o Habitat member families contribute S00 hours of “sweat equity” into building their
home as their down payment. Families then pay an interest free mortgage inclusive of
taxes and home insurance that is tailored to be no more than thirty percent (30%) of
their annual gross income.

o The money collected from mortgages is deposited into Habitat’s Building fund, which
is leveraged to build additional homes for more families while simultaneously building
a savings fund for the partner family to be used in the traditional mortgage market.

o The home remains within the Habitat for Humanity inventory and if the initial owner
determines it is time to sell the unit, the unit returns to Habitat for Humanity to be used
by another family to benefit from the mortgage equity system.

e An option to purchase agreement is registered on the site (CA3455051). The agreement
ensures ownership of the site remains with an agency that is committed to the long term
provision of an affordable housing option. The document articulates terms by which the
Provincial Rental Housing Corporation would reclaim ownership of the site, as well as lists
eligibility criteria for future home owners.

e Each home will have a secondary suite, which is permitted by the site’s existing zoning. The
secondary suite will provide the owners of the homes with a revenue stream. The selection
criteria and rental costs threshold for the secondary suites will be the same as the home
owner model and is administered by Habitat for Humanity, Prior to subdivision, the
applicant is required to register a legal agreement on title to ensure a secondary suite is
constructed on each lot.

Subdivision

e At the future subdivision stage, the applicant is required to register legal agreements on title
as listed in Attachment 8, including an agreement that specifies building design, secures
shared driveway access for the proposed Dayton Court fronting lots, and provision of
secondary suites.

e Also at the future subdivision stage, the applicant is required to enter into a standard
Servicing Agreement, which includes all requirements listed in the attached Development
Variance Permit Considerations and includes but is not limited to:

o Demonstrate all Fire Department requirements have been addressed and
incorporate any required works into the Servicing Agreement drawings;

o Realign the existing emergency access to accommodate the proposed driveway
from Dayton Court;

o Undertake improvements to the sanitary works, including provision of required
rights of ways;

o Demonstrate storm water run-off is contained within each proposed subdivided
property and that run-off discharges to the City drainage system.
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Conclusions

The proposed subdivision of 8180 Ash Street into six (6) single family lots to accommodate
single family homes with a secondary suite, would contribute to the stock of affordable housing
within the city through a program that is initiated and managed by Habitat for Humanity Society
of Greater Vancouver. Analysis of the proposed subdivision includes evaluation of possible
impacts on adjacencies, vehicle volumes and vehicle manoeuvring for the proposed Dayton
Court fronting lots, changes to the streetscape resulting from the proposed development of the
lots, and character of the proposed buildings and the associated landscaping plan. The applicant
has satisfactorily demonstrated that the lots can be developed in a manner that minimizes the
impact of development on the existing neighbourhood. Further, with the exception of the
proposed lot width and frontage variances, subdivision and development would comply with the
site’s existing zoning. Based on these considerations, staff support the proposed lot width and
frontage variances.

ol

(}/Dfiana Nikolic
Planner 2-Urban Design
(604-276-4040)
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Attachment 1: Proposed Development Scheme

Attachment 2: Data Sheet

Attachment 3: Expanded Notification Area (Map)

Attachment 4: Public Information Meeting Attendance Map & Meeting Notice
Attachment 5: Public Information Meeting Synopsis Prepared by Applicant
Attachment 6: On-Site Turning Movements

Attachment 7: Streetscape Views

Attachment 8: Development Variance Permit Considerations
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City of

§ I
284 Richmond

Development Application Data Sheet
Development Applications Division

DV 14-658670 Attachment 2

Address: 8180 Ash Street

Planning Area(s): Ash Street Sub-Area Plan

Habitat for Humanity Society of
Applicant: Habitat for Humanity Society of Greater Vancouver Owner. Greater Vancouver

Site Area:

2329 m?

2329 m?

Land Uses:

Vacant

6 single-family dwelling units

OCP Designation:

Neighbourhood Residential

Neighbourhood Residential

Lot 6: 12.02 m

Zoning: Single Detached (RS1/B) Single Detached (RS1/B)
Number of Units: ) 6
On Future Subdivided Lots | RS1/B Requirement | Proposed Variance
0.55 Lot 1, 2, 3: 0.47
Floor Area Ratio: tgi g 8;2 none permitted
Lot 6: 0.42
Lot Coverage: Max. 45% 34.2-39.5% None
Lot1,2,3:6.0m
Setback — Front Yard: Min. 6 m tg: g 11 ?6 m None
Lot 6: 13.25 m
Setback — Interior Side Yard: Min. 1.2 m 1.2m None
Setback — Rear Yard: Min. 6 m 6.0m None
2 Y2 stories (not exceeding 4 A
Height (m): the residential vertical lot tg: ;47’ 8'68&102 m None
: width and depth envelope) U
360 m* Lot 1,2,3: 361 m*
. 2
Lot Size: tg{ g: 223 mz None
Lot 6: 404 m*
Lot 1-3: 12.02 m Variance
Frontage 6m Lot4: 0.38 m requested for
9 Lot5:2.7m proposed Lots
Lot6: 0.6 m 4-6
Lot 1-3: 12.02 m .
) Variance
Width 12m tg{ gj ;23;?mm requested for

proposed Lot 5§

4375579




Off-street Parking Spaces —

2 per single detached
house. No additional

Regular/Commercial: requirement for 12 None
secondary suite
Total off-street Spaces: 12 12

None

4375579
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The information shown on this map is compiled from various sources and
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Habltat Building Homes.
for Humanity® Building Hope.
Greater Vancouver

Public Meeting Notice
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm — 8:00pm

Dear Homeowner:

Habitat for Humanity Society Greater Vancouver recently purchased 8180 Ash Street from BC
Housing (Provincial Rental Housing Corporation) for the intent to subdivide the lot into six (6) lots
zoned “Single Detached (RS1/B)” for the purpose of developing affordable single-family
dwellings, and;

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) the minimum lot width from 12 m to 8.3 m for proposed Lot 5; and
b) 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.

This Development Permit Application is the same application brought to the public in 2011by BC
Housing Rental Society and was approved by Council. BC Housing let the Development permit
lapse by not building the homes within the 2 year requirement. There have been no changes
made to the original Development Permit Application.

Habitat for Humanity Greater Vancouver works with community support and partner families to
build safe, decent homes that we sell to partner families with payments they can afford. These
families would not qualify for a traditional mortgage due to income and down payment
requirements. The Habitat for Humanity model ensures that hard-working families own their
home. By owning their home, Habitat families move from dependency on housing subsidies to
paying, on average, $2,000 in property taxes each year — transforming a substantial tax burden
into positive community impact.

Please come join us to review the proposed Development Variance. Your comments are
welcome.
Sincerely,

Tim Clark
CEO

69 West 69" Avenue 604-681-5618
Vancouver BC V5X 2W6 habitatgv.ca
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ATTACHMENT 5

Habitat | Building Homes.
for Humanity® Building Hope.

eanbaé Van paiiais
Greater vancouver

October 20, 2014

Diana Nikolic, Planner 11

Planning and Development Department
Development Applications

City of Richmond

6911 No. 3 Road

Richmond, BC V6Y 2C1

File: 08-4105-20-AMANDA#2014
Re: DVP Public Information Meeting, 8180 Ash Street, Richmond, BC
Dear Ms. Nikolic:

Habitat for Humanity Greater Vancouver hosted a public information session at the South Arm
Community Centre on October 1, 2014. This information session was a requirement of our
Development Variance Application for 8180 Ash Street, Richmond, BC.

In attendance of the meeting was ABBARCH Architecture, the architects of record, PWL
Partnership, the landscape architects of record, four representatives from Habitat for Humanity
Greater Vancouver, and a representative from the City of Richmond.

Habitat for Humanity Greater Vancouver provided notification to an extended geographical area
providing 100 households with notification of the meeting. :

Attached are the sign in sheets and written responses from attendees. There were 23 individuals in
attendance, representing 17 households. One of the attendees was from outside the notification
area and had just stopped in to see what was happening. Thus, 16% of households notified
attended the meeting, of those 16 households, 11 had Dayton Court addresses. Of these 16
households represented 9 written comments were submitted; 2 of the written comments received
came from the same household.

The general comments received were directed towards traffic on Dayton Court and the height
elevations of the new flood plan requirements. I have included the responses from the architect
and landscape architect for your information.

If you require any further information please contact me.

Tim Clark

Chief Executive Officer

69 West 69" Avenue 604-681-5618
Vancouver BC V5X 2W6 habitatgv.ca



We are aware that we will not be able to suit everyone’s taste as it comes to design but we would
like to demonstrate that the above are well received in different communities around Vancouver.
We feel our design will bring a sense of place to the surrounding neighborhood and will be
something that the communities will help build and take pride in.

The discussions that I took part in related to form and character were positive. An understanding
of the architecture and its need to be practical in its use of materials being low maintenance were
received positively. I was able to field questions related to fenestration on the north and east side
of the property. We provided information related to the house scheme and how care was taken

related to size and location of windows to provide as much privacy as possible for each neighbor.

I did not receive any questions related to building height. Most of the questions were related to
density. Many people were surprised that we were under the allowable density. We did have to
explain how the rental helper preformed in each home. These discussions led to the overall plan
for the development. The scheme is meant to be inviting and promote a sense of community
allowing the public and neighbours to percolate through the site. The lack of fences with access
routes through the site all leading to a central gathering space, children’s park and community
garden all surprised many of the public in attendance.

Our goal, similar to Habitat for Humanity is to propose a design that builds community. For the
public who were interested and wanted to engage in conversation with us it was our feeling that
this was well received related to form design and character of the buildings.

Aaron Urion, Associate
B. Arch.

ng gr

ABBARCH ARCHITECTURE INC

Suite 1830, One Bentall Centre

505 Burrard St., Box 79

Vancouver, BC V7X 1M6

WWW.ABBARCH.COM

T 604.669.4041, Ext 316 F 604.683.5338 C 778.229.1077

VANCOUVER EDMONTON TORONTO

3|Page



Response from Architect:

Aaron Urion, Architect of record from Abbarch Architecture, was in attendance at the public
presentation. The architect’s comments and responses from the public information meeting held
on October 1, 2014 are summarized below.

Question 1

Most of the concerns were related to possible over parking on the site related to the single point
of entry off the cul-de-sac. Concerns were raised that future residents extra cars would spill out
into the already congested cul-de-sac.

Question 2

I was somewhat surprised to read some of the comments that mentioned that the homes looked

cheap and did not conform. Qur research related to upcoming neighborhoods in Vancouver as
well as homes that are currently winning design awards in Vancouver are in the below images.

2|Page



Response from Landscape Architect:

Jeff Philips, Principal of PWL Partnership Landscape Architects, was in attendance at the public
presentation. The landscape architect’s comments and responses from the public information
meeting held on October 1, 2014 are summarized below.

Question 1
There were no relevant questions regarding the lot size variances.
Question 2

Concern about settlement of adjacent properties... As additional consultants are brought on
board, an engineering design will be proposed to properly load the site with the required fill,
without any negative impacts to adjacent property or adjacent grades.

Proposed concrete retaining walls will properly control the raised grades on this site, while not
effecting grades on adjacent properties. Actually, the proposed raising of the subject site, to
meet proposed grading guidelines, will eliminate awkward grading problems between this site
and the adjacent properties.

Currently, the adjacent properties drain across this existing lower subject property. As part of the
proposal to raise the site grades, this drainage will need to be addressed as part of the drainage
plan for the required retaining walls.

Common area accessibility to the public might be a problem... The site is private, but does not
exclude the public. Proposed walks are able to be used to move through the site. If the worry is
noise or group meetings that are unwanted, it would be the option of the residents to ask the
groups to be quiet or to ask them to leave this site. Privacy at ground level would be achieved by
the use of a small property line fences on the proposed concrete retaining wall, massed planting
and evergreen trees.

Possibility of using “lane”, emergency vehicular access, as a vehicle access to site... Ido not
believe the municipality would be supportive of this idea. Additionally the existing lane appears

too narrow for two way traffic.

Concern about drainage onto cul-de-sac, (Dayton Court)... Storm water drainage for this site will
be collected and controlled on this site.

PWL Partnership Landscape Architects Inc.
Jeff Philips

4|Page
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58 Habitat Building Homes.
Q for Humanity® Bullding Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre

8880 Williams Ave - Y
Richmond, BC / \‘\

. . 4
6:30pm — 8:00pm / — \
Co cens \
.-"’/
1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent

-

:/A.’C}smo }
Commenys: & _—
(v) - {Z-KK(/VO S(‘—G‘&@L fopw ,W/‘z; / ; /
Uice e " Stvappe ~0 Cons  pu Drcrps”
Coeeny & (S daee Disitsee — Bus ‘é%t .
@ J St MowS B YT Cbuems s | [ cee
2 frec — X fvue b Mase "Cand —
® o KeFoce frrues, U Comme nr #”‘G'Q/ﬂ;’
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‘ for Huma““y“@ Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm — 8:00pm

1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:
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Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
Richmond, BC
6:30pm - 8:00pm

Do you have any concerns with the width of the access point to the three units at Dayton Crescent

Geno

Comments:
e adiant. Appads T BE Tio Nl ToC CAEC To Gslen

_op ThS Sitee  Eacied. Tidad Tl Caa-forct

Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:

fedmo

Comments; &{ Eanipt, fike GasTinh 2 wiens, VeTade
Centmtn] df Sok Mbid  DAMMAL TUE W pWSs O,
YlRaches, m\m_\'z Muaki B A CSwe | (ebiggn
b, vl g Mcess e 1o BuBuc Ml B BN SSUE,

Mame: 1"\»‘(‘4 g\{«U&M Address: %l(’o ,»\“' Q_‘—uu:(,/"

69 West 69" Avenue 604-681-5618
Vancouver BC VSX 2W6 habitatgv.ca



o Habitat Building Homes.
‘ for Humanityrzr Building Hope.
Greater Vancouver

Public Input
October 1, 2014
South Arm Community Centre
8880 Williams Ave
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2. Do you have any comments regarding the proposed homes building schemes in relation to
height/building form/character:
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October 1, 2014
South Arm Community Centre
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1. Do you have any concerns with the width of the access point to the three units at Dayton Crescent
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2. Do you have any comments regarding the proposed homes building schemes in relation to
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2. Do you have any comments regarding the proposed homes building schemes in relation to
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8231 McBurney Court
Richmond, B.C.
V6Y 3H5

Tel: 604-451-6049

REGISTERED MAIL

October 15, 2014

CEO

Habitat for Humanity Greater Vancouver
69 West 69" Avenue

Vancouver, BC

V5X 2W6

Development Variance Application # DV 14-658670
( City of Rmd ref: DP08-4105-20-AMANDA# 12014-Vol 01 )
8180 Ash Street, Richmond, B.C.

Dear Ms Clark,

Thank you for organizing the Open House event two weeks ago (October 1, 2014). | have taken
the opportunity to speak to a few neighbours and would like to submit our comments as follows:

(A) General features that are of concern/interest to the neighbourhood

A.1 The 3 housing units facing Dayton Court with a shared driveway has posed concerns to
the neighbourhood during the 2011 public consultation process (when BC Housing applied
for the variance). Some of our neighbours suggest that it should only be 2 instead of 3
units. Insufficient parking for this complex may result in over-flow street parking on Dayton
Court and Ash Street.

A.2 The proposed height of the new houses is apparently higher than the neighbours. This is
contrary to what we were told by the Architect’s surveyors when field measurements
(including the elevation of our homes) were conducted some months ago.

A.3 The general features of this proposed scheme (in relation to height/building
form/character) are likely to attract more attention from the surrounding community at
large. In this connexion, we would like to know how many residents in the neighborhood
had been notified of the Open House event, and whether notices had been placed in the
local papers before the event.

(B) ltems of specific concern to the adjoining neighbours

B.1 It appears that several feet of fill materials will be brought in to lift the grade level much
higher than that of the neighbouring houses. That could cause considerable settlement
damages to adjacent structures/houses. :

B.2 Compaction of the soil by this proposed building foundation may result in very poor
drainage of the surrounding areas. The effect is likely to be more serious as the new site
is higher in grade level and protected by retaining walls (as shown on the architectural
schmetics).

Page 1 of 2



Development Variance Application # DV 14-658670
8180 Ash Street, Richmond, B.C.
Page 2 of 2

B.3 The open layout with shared backyards for these six units serves the concept of this
housing scheme well. On the other hand, privacy of the neigbhours hopefully can also be
addressed by designing of the common activity areas away from the adjourning
neighbours and shielded by plantation at the fenceline.

| look forward to your comments and responses.

Sincerely,

(original signed and mailed)

Paul Lam

¢.c. Urban Development Division, City of Richmond (ref. DP08-4105-20-AMANDA# \2014-Vol 01)
Councillor Bill McNulty, City of Richmond
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PLAN #2.b PARKING TURNING MOVEMENTS
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7 City of
# Richmond

Attachment 8

Development Variance Permit Considerations

Development Applications Division
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 8180 Ash Street File No.: DV 14-658670

Prior to DV 14-658670 being forwarded to Council for approval, the developer is required to complete
the following:

1. Provision of a letter of guarantee to ensure tree replacement (including tree replacement for specimen trees valued at
$3,000/specimen tree) and landscaping is in accordance with the plans attached to the Permit.

At future subdivision stage, the developer is required to complete the following:

1. Registration of a flood indemnity covenant on title in accordance with the Flood Management Strategy specifying the
minimum flood construction level of 2.9 m GSC, or at least 0.3 m above the highest elevation of the crow of any
road that is adjacent to the parcel.

2. Registration of a cross-access easement, statutory right-of-way, and/or other legal agreement(s) or measures, as
determined to the satisfaction of the Director of Development, to secure cross access and shared use of the driveway
for lots fronting Dayton Court (proposed Lot 4, 5, and 6) and to ensure a dwelling fronting Dayton Court is setback a
minimum 11.0 m to guarantee vehicles have sufficient area to turn around on-site.

3. Registration of a legal agreement on title to ensure that the building design on the proposed future lots at future
development stage is generally consistent with the architectural plans attached to this report (Attachment 1).

4. Registration of a legal agreement on title to ensure that final Building Permit inspection is not granted until a
secondary suite is constructed on each of the lots (Lots 1-6), to the satisfaction of the City in accordance with the BC
Building Code and the City’s Zoning Bylaw.

5. Enter into a Servicing Agreement* for the design and construction of the following works, which include, but may
not be limited to:

a) Water Works
The developer is required to:
e Coordinate with the Fire Department to address hydrant requirements;
e Incorporate any work items identified from the above process into the Servicing Agreement drawings.
b) Sanitary Works
The developer is required to:

e From manhole SMH6236 at the northwest corner of the development extend the existing 150 mm
diameter sanitary sewer approximately 30 m south and provide service connections and inspection
chambers to new lots;

e Provide a 3.0 m statutory right of way for the above item;

e Install a manhole at the property’s southeast corner with a 150 mm sanitary sewer connecting into the
existing manhole (SMH1531) at Dayton Court cul-de-sac and provide service connections and
inspection chambers to new lots;

4375579



e Provide a statutory right of way for the above listed item with a minimum 3.0 m clearance in all
directions.

¢) Storm Works:
e The developer is required to confirm and demonstrate that in accordance with Bylaw 7551 (Drainage,

Dyke and Sanitary Sewer System bylaw), storm water run-off shall be contained within each subdivided
property and discharged into a city drainage system.

e The developer is required to:

o Coordinate with Building Department to revise on-site storm water designs;

o Install up to 60 m of 200 mm storm pipe including 2 manholes and appropriate number of inspection
chambers along the property’s south frontage to provide lane drainage. Flow is to be directed west
to Ash Street.

o Install drainage service connections and inspection chambers to service each new lot.

d) Private Utility Works:
The developer is required to:
e Coordinate with BC Hydro, Telus and other private communication service providers:

o To underground the Hydro service lines for the proposed development;

o  When relocating/modifying any of the existing power poles and/or guy wires within the property
frontages (Ash Street);

o To determine if above ground structures are required and coordinate their locations (e.g. vista, PMT,
LPT, Shaw cabinets, Telus Kiosks, etc.)

e) General items:
e Realign the existing emergency access to accommodate the proposed Dayton Court shared driveway.

Remove the two drive aisle strips affected by the realignment, construct a uniform hard surface for the
affected area, and replace the existing emergency access barrier curb at Ash Street with a roll over curb.

e  Confirm that the emergency access meets BC Building Code requirements for 3.2.5.6 Fire Department
Access route design. Lane modifications may be required.

e Ensure that the emergency access lane is kept unobstructed through construction and that it suffers not
negative impacts (e.g. disruption to drive aisle strips and/or lane drainage may need to be provided in the
emergency access lane if significant modifications are required to address impacts resulting from
proposed development of the subject site). Any such impacts will be rectified at the developer’s cost.

e Removal of the existing driveway letdown on Ash Street and its replacement with barrier curb and
gutter, boulevard and sidewalk per the frontage improvement standards established to the north and
south of the subject site.

e Any necessary improvements to the existing sidewalk and rollover curb for the proposed Dayton Court
fronting lots in accordance with City design standards.

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

1. Submission of a Geotech report to identify any anticipated impacts to adjacent properties and undertake appropriate
mitigation measures, including registration on title of any associated required covenants.

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

3. 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

4375579



associated fees may be required as part of the Building Permit. For additional information, contact the Building
Approvals Division at 604-276-4285.

The site is within a peat area, a geotechnical report is required as part of the Building Permit review. The
Geotechnical report identifies any anticipated impacts to adjacent properties and appropriate measures to keep
properties safe for their intended use. A subsidence covenant would be registered on the title of the properties being
developed.

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) Date
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. City of
# Richmond Development Variance Permit

No. DV 14-658670

To the Holder: HABITAT FOR HUMANITY SOCIETY
OF GREATER VANCOUVER
Property Address: 8180 ASH STREET
Address: C/O TIM CLARK
69 WEST 69™" AVENUE

VANCOUVER, BC V5X 2W6

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;

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. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

4375579
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