Report to Committee

o City of

R|Chmond Planning and Development Division
To: Planning Committee Date: February 25, 2015
From: Wayne Craig File: RZ14-662478

Director of Development

Re: Application by Anwer Kamal and Nabeel Abrahani for Rezoning at 8760 and 8780
Rosemary Avenue from Two-Unit Dwellings (RD1) to Single Detached (RS2/B)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9228, for the rezoning of §760 and
8780 Rosemary Avenue from “Two-Unit Dwellings (RD1)” to “Single Detached (RS2/B)”, be
introduced and given first reading.
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Director of Development
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Staff Report
Origin
Anwer Kamal and Nabeel Abrahani have applied to the City of Richmond for permission to
rezone the property at 8760/8780 Rosemary Avenue from “Two-Unit Dwellings (RD1)” to
“Single Detached (RS2/B)” to permit subdivision into two lots. The property is occupied by a

duplex that will be demolished. A map and aerial photograph showing the location of the subject
site is included in Attachment | and the proposed subdivision plan is provided in Attachment 2.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
included in Attachment 3.

Surrounding Development

To the North: Across Rosemary Avenue are single family lots zoned “Single Detached
(RS1/E)”.

To the East: Immediately to the east are duplex lots zoned “Two-Unit Dwellings (RD1)”.

To the South: Directly across Steveston Highway is an agricultural lot in the Agricultural Land
Reserve (ALR), zoned “Agriculture (AG1)”.

To the West: Immediately adjacent property to the west is a duplex lot, zoned “Two-Unit
Dwellings (RD1)”. To the further west are single family lots zoned “Single
Detached (RS1/E)”.

Related Policies & Studies

2041 Official Community Plan

The 2041 Official Community Plan (OCP) designation of the subject site is “Neighbourhood
Residential (NRES)”. The proposed redevelopment complies with the OCP land use
designation.

Flood Management

The proposed redevelopment must meet the requirements of Richmond Flood Plain Designation
and Protection Bylaw No. 8204, Registration of a flood indemnity covenant on title is required
prior to final adoption of the rezoning bylaw.

Agricultural Land Reserve (ALR) Buffer Zone

The Official Community Plan (OCP) proposes specific land use considerations to protect the
City’s agricultural land base in the Agricultural Land Reserve (ALR). These include guidelines
for providing landscape setbacks on non-agricultural sites (including single-family residential
sites) located in close proximity to ALR lands. The objective of the landscape setback is to
establish a buffer which identifies the urban/rural interface. The proposed redevelopment will
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provide a 4 m-wide landscape buffer along the south property line (Attachment 4). Prior to final
adoption of the rezoning bylaw, the applicant is required to register a legal agreement on title to
ensure that the ALR landscaping buffer planted along Steveston Highway is maintained and will
not be abandoned or removed. The legal agreement would also indicate that the property is
located adjacent to active agricultural operations and may be subject to potential agricultural
impacts including noise, dust and odour. The applicant is also required to submit a Landscape
Security in the amount of $6,142 (based on 100% of the cost estimate provided by the Landscape
Architect) to ensure that the proposed landscape plan is implemented.

Consultation

Agricultural Advisory Committee (AAQC)

The AAC reviewed the application on January 29, 2015 and passed the following motion
unanimously (Attachment 5):

That the rezoning application for 8760/8780 Rosemary Avenue be supported as presented.

Public Input

The rezoning information signs have been installed on the subject site: one facing Rosemary
Avenue and the other facing Steveston Highway. City staff have not received any comments or
concerns from the public regarding the proposed development.

Analysis

Existing Legal Encumbrances

A covenant (document no. RD43627) which is currently registered on title of the subject site
restricts the use of the property to a two-family dwelling. Discharge of this covenant is a
requirement of adoption of the rezoning bylaw.

Site Servicing and Vehicle Access

There are no servicing concerns with the proposed rezoning. Servicing and frontage upgrades
will be required as described in the “Subdivision Stage” section below.

Vehicle driveway access will be from Rosemary Avenue. In accordance with Residential Lot
(Vehicular) Access Regulation Bylaw, which does not allow vehicular access from a residential
lot to an arterial road where alternate vehicular access exists for such residential lot, vehicular
access to Steveston Highway will not be permitted.

Trees and Landscaping

A tree survey and Certified Arborist’s Report have been submitted by the applicant. The survey
identifies five (5) trees located on the subject property and seven (7) trees located on
neighbouring properties. The proposed Tree Retention Plan is included in Attachment 6.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report, conducted an
on-site Visual Tree Assessment, and has provided the following comments:

4497275 PLN - 167



February 25,2015 -4 - RZ 14-662478

e 3 trees located on site (#93, 96 and 97) to be removed and replaced. Trees identified as
#96 and 97 have been topped and not good candidates for retention. Tree identified as
#93 to be removed due to limitéd root retention area within the side setback.

e 2 trees located on site (#91 and C) to be retained and protected.

e 4 trees (#90, A, B and D) located on neighbouring property to the west to be retained and
protected.

e 3 trees (#92, 94 and 95) on the neighbouring property to the east to be removed due to
limited root retention area within the side setback.

The applicant has obtained written consent from the adjacent property owners at 8800 Rosemary
Avenue to remove the three trees (#92, 94 and 95) located on that property.

Tree protection fencing is to be installed to City standard around the drip line of the trees to be
retained. Tree fencing must be installed to City standard and in accordance with the City’s
Bulletin TREE-03 prior to demolition of existing buildings and must remain in place until all
construction and landscaping works are completed on-site.

To ensure the protection of the two on-site trees, Sycamore Maple (#91) and Western Red Cedar
(#C), the applicants are required to submit a Tree Survival Security in the amount of $5,000
($2,500/tree) and enter into a contract with a Certified Arborist for the supervision of works
conducted within close proximity to the tree protection zone. The contract must 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 impact assessment to the City for
review.

Consistent with the tree replacement ratio of 2:1 in the City’s Official Community Plan, the
applicants are required to provide six (6) replacement trees. As two trees will be retained on the
proposed west lot, the applicants propose to plant and maintain three (3) replacement trees on the
proposed east lot and provide a cash-in-lieu contribution in the amount of $1,500 ($500/trees) for
the three (3) trees that cannot be accommodated on-site to the City’s Tree Compensation Fund
for off-site planting. To ensure that three replacement trees are planted and maintained on-site,
the applicants are required to submit a Landscaping Security to the City in the amount of $1,500
($500/tree) prior to final adoption of the rezoning bylaw.

Affordable Housing Strategy

For single-family rezoning applications, Richmond’s Affordable Housing Strategy requires a
secondary suite within a dwelling on 50% of new lots created through rezoning and subdivision,
or a cash-in-lieu contribution of $1.00/ft? of total building area towards the City’s Affordable
Housing Reserve Fund.

The applicants propose to provide one (1) legal secondary suites in each proposed dwelling on
two (2) proposed lots. To ensure that at least one (1) secondary suite is built to the satisfaction of
the City in accordance with the City’s Affordable Housing Strategy, the applicants are required
to enter into a legal agreement registered on Title, stating that no final Building Permit inspection
will be granted until the secondary suite is constructed to the satisfaction of the City in
accordance with the BC Building Code and the City’s Zoning Bylaw. Registration of the legal
agreement is required prior to final adoption of the rezoning bylaw. This agreement will be
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discharged from Title (at the initiation of the applicants) on the lot where the secondary suite is
not required by the Affordable Housing Strategy after the requirements are satisfied.

Note: Should the applicants change their mind about the Affordable Housing option selected, a
voluntary contribution to the City’s Affordable Housing Reserve Fund in-lieu of providing the
secondary suite will be accepted. In this case, the voluntary contribution would be required to be
submitted prior to final adoption of the rezoning bylaw, and would be based on $1.00/ft? of total
buildable area of the single detached dwellings to be constructed (i.e., $6,149.40)

Subdivision Stage

At subdivision stage, the developer will be required to pay service connection costs for the
required engineering servicing upgrades outlined in Attachment 7. Works will include water
upgrades, storm sewer and sanitary sewer works.

Financial Impact or Economic Impact

None.

Conclusion

This rezoning application to subdivide the site into two lots is consistent with the applicable
policies and land use designation.

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9228, be introduced and given
first reading.

Ol A~

Minhee Park
Planner 1

MP:cas

Attachment 1: Location Map

Attachment 2: Preliminary Subdivision Plan

Attachment 3: Development Application Data Sheet

Attachment 4: ALR Buffer Landscape Plan

Attachment 5: Excerpt of January 29, 2015 AAC Meeting Minutes
Attachment 6: Proposed Tree Retention Plan

Attachment 7: Rezoning Considerations
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Development Application Data Sheet

Development Applications Division

RZ 14-662478 Attachment 3

Address: 8760 and 8780 Rosemary Avenue

Anwer Kamal and Nabeel Abrahani

» City of
2 Richmond

Applicant:

Planning Area(s). Broadmoor

Existing Proposed
Anwer Kamal & Nabeel

Owner: Abrahani TBD

e 2 Proposed west lot: 565 m*
Site Size: 1,130m Proposed east lot: 565 m®
Land Uses: Two-family residential Single-family residential

OCP Designation: Neighbourhood Residential No Change

Zoning: Two-Unit Dwellings (RD1) Single Detached (RS2/B)
Number of Lots 1 2
On Future . .

Subdivided Lots Bylaw Requirement Proposed Variance
Floor Area Ratio: Max. 0.55 Max. 0.55 none permitted
Lot Coverage — Building: Max. 45% Max. 45% none
Lot Coverage — Building, o o
structures, non-porous surfaces: Max. 70 % Max. 70 % none
l'_ot Coverage —'L'andscapmg with Min. 25% Min. 25% none
live plant material:
(Sn?’;packs — Front & Rear Yards Min. 6 m Min. 6 m none
(Snf;packs — Interior Side Yards Min 1.2 m Min. 1.2 m none
Height (m): Max. 2% storeys Max. 2% storeys none
Lot Size (m?); Min. 360 m? ';:2‘;22:‘; \g::tt Ilgtt ggg r':f none
Lot Width (m): Min. 12 m e oastIot 122 m none
Lot Depth (m) Min. 24 m o e deam | none
Lot Frontage (m); Min. 6 m ';rr‘;’:)gzzz ‘g::tt ,'gtt 1135::: none
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Attachment 4

8/C€-699-¥09 X0}
L0CE699-109 I8

GXZ MSA D8 49An0dUDA
1S PIDMpY 20Uld FZS

SLDOHIIHDYV HdVDOSANVI

INIOdMH

i

aloTc gdd L Hivd
oOoT: FATINDS

AV LaVINISOS O8Le 3 O9Le

24 'ANOWHDIA

LT

N1 TV LA “2344Nag ATV

NOISIANAENS 1O T

- " AVMHOIH NOL1S3aa3Ls
M‘l X
NG N au|| auyMm paysep N A .
PP @ e o "
N ~ N . .
4 N NN
AN ALSEHONA NO e o oupepns $ 2
IONID daAvoa pieasjnoq yeydse N
v @ @
DLM@@M&&MLW%RWJ &&z z@z 5" am._%zwwnwm%mm Semopis o1o10u00 4% Y B Y
3 CIOOM HOIH Lt %S ® — g o & (ARG
- N : N N ~N TN SN SN ] =\ A m<mwnunmmw%uﬁ
ONILSIXE mO{fuM x O & £ P o .%%. Pidg® P G & 5 P
=~ 2E ST Lo 0.0 )& _
A Y [
EnE U i | 2gna | 8
9rEyE NV1d MY'S " NZNZAZNZ < AV WOy | § 3
( o oYolsY o ofeYo oo O..
MON'S Nl sgnaHs zﬁz\%m =Lt HE000660000¢ ©
S M@ X B XX eXoXoXe IAODANNORS NI
® SaIAVL 3L X .8l

X
MOL LY ViIEav-—— &)
MONS WOV 40/
Joa3 ONOTY Sxova /
3L M/ TIVM S0 1 o L
AOOM HOIH WL MaN |

Q
(AN dIHSEYd) AdgHS Vv
ONILSIXT AT \Mo\ /_l\

<]

0OM /1

8oUd) p

o

AN "2 NO SaivED X T
NI ¥ 10FLOHS

AYAED d344010

(VI Wo2oL-GXgL) (LN
NV ¥ 10O

2 ON

(INITdr=a)
c3dall daNVIIA JO
903 O1 Movd 135

P MOAES WOV JO
J92d3 ONOV SHOVG
3L M/ TTYM gladD
dOOM HoIH WL M3N

Kml

SalVLS IONVYNILNNW

Wl WALS-LTN
VI WPOTXE + SEXY
NIVIT 3 D102
‘g8 'ON

©
B

(2INITT d3aHeva) Ad3Hs
ONLLSIXE AOKWTA

PLN - 174



8775699709 X0} GXT MSA D4 “48Anodupp
LOZ€-699709 191 1S pIomp3 SoUlld 7S

INIOdMAIA /]

cloc 934 LT ‘31lva

1S LNV “2a3d44nd 27TV

249 'ANOWHDIA N
IAY LAVINISOH 02Le ¥ O9Le

NOISIANIAENS 1O T

00 WZTL UBIY wg)

fauniew 18 wg O "2°0 W09 104 | "ON
A1luniew 1 WZ 20 Woogl ‘104 Z ON
Ajlanjew 42 W 20 W20k ‘10d T ‘ON

ONIDVJS % JZIS

sjuawWaJInbad buluozaw 241 192W 01 palioads se a9g jsnu 69715 9941 €

buiddiys o1 Jolud utodmalA g paroddde-aad 2g 1shw suoiinlisans pasodoud fuy
uollp3a 1s91e ‘paepuels adeospue og 192w o7 buljueld 3 sue|d ‘syidap |10s '10S IV L

Jepao jepluwedhd

eles
poombog bimipas
eljladv Juld

FNYN NOWWOD

‘G LON
uopueJg, silequspioooelnyl ¢
Jod3aH
uojleys eluayiines  gg ©
B22149G SNUIOD &l
Aaysnoco piemp3, eljady vl @
sdnaHs

JANYN TIVDINVLOE ALD TOanNAS

PLN -175



ATTACHMENT 5

Agricultural Advisory Committee Meeting 2
January 29, 2015 Minutes

abuts the ALR, the proposed development provides a 4 m-wide landscaped buffer along the
south property line (Steveston Highway) to identify the urban/rural interface.

In response to the Committee’s questions, staff noted that the RC2 zone, which provides for a
density bonus, is used for rezoning applications, and a laneway will be dedicated to extend
the existing lane.

Committee asked if any financial security would be required to ensure that the ALR buffer is
established. Staff explained that a legal agreement will be secured to ensure the ALR is
maintained and will not be removed.

The Co-Chair invited the applicant to come forward. The applicant had no further comment
to add.

That the rezoning application for 9751 Steveston Highwy/1083 1 Southridge Road
be supported as presented.

Carried Unanimously
2.A Development Proposal — 8760/8780 Rosemary Avenue

Staff (Minhee Park) briefed the Committee on the proposed rezoning application and
provided details of the proposed ALR buffer along the rear property line adjacent to
Steveston Highway. The Co-Chair invited the applicant to come forward. The applicant had
no further comments to add.

In reply to Committee’s question about the fence height, the applicant noted that it is
currently 4 ft high and the proposed fence is the same height. Committee members noted that
it would be an appropriate height considering its location adjacent to Steveston Hwy.

That the rezoning application for 8760/8780 Rosemary Avenue be supported as presented.
Carried Unanimously
3. Development Proposal - ALR Non-Farm Use

Staff outlined the non-farm use proposal to develop a new Hindu temple at 8100 No.5 Road.
Staff noted that the proposal is subject to the No.5 Backlands Policy, which allows
institutional uses on the westerly 110m when the remaining portion is strictly used for
farming. Staff also indicated the proposal includes a height variance and will be subject to the
ESA DP requirement.

Committee had the following questions and comments:

o Inresponse to Committee’s query about the maximum building height, Staff
explained it is the requirement specified in the proposed “Assembly” zone.

PLN - 176
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ATTACHMENT 7

City of . —
. Rezoning Considerations
RlChmond Development Applications Division

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

Address: 8760 and 8780 Rosemary Avenue File No.: RZ 14-662478

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9228, the developer is
required to complete the following:

1.

0.

Submission of a Tree Survival Security to the City in the amount of $5,000 ($2,500/tree) for the two (2) on-site trees ,
Sycamore Maple (tag #91) and Western Red Cedar (tag #C), to be retained.

Submission of a Landscaping Security in the amount of $1,500 ($500/tree) to ensure that a total of three (3) trees are
planted and maintained on the proposed east lot with a minimum size of 6 cm deciduous caliper or 3.5m high conifer.
Suitable tree species, as recommended by City’s Tree Protection Division staff, include: Paperbark Maple (Acer
griseum), Japanese Maple(dcer palmatum), Drooping Nootka Cypress (Chameacyparis nootkatensis “Pendula),
Kousa Dogwood (Cornus kousa), Japanese Stewartia (Stewartia pseudocamellia), and Japanese Snowbell (Styrax
japonica).

City’s acceptance of a cash-in-lieu contribution in the amount of $1,500 ($500/tree) for the three (3) replacement trees
that cannot be accommodated on-site to the City’s Tree Compensation Fund for off-site planting.

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 zones of the trees to be retained. The Contract should include the scope of
work to be undertaken, including: the proposed number of site monitoring inspections, and a provision for the
Arborist to submit a post-construction assessment report to the City for review.,

Registration of a legal agreement on title to ensure that the Agricultural Land Reserve (ALR) landscaped buffer
planted along the Steveston Highway is maintained and will not be abandoned or removed. The legal agreement
would also indicate that the property is located adjacent to active agricultural operations and may be subject to
potential agricultural impacts including noise, dust and odour.

Submission of a Landscape Security in the amount of $6,142 to ensure the installation of the required landscaping
within the ALR landscaped bufter.

Registration of a flood indemnity covenant on title.

Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until a
secondary suite is constructed on one (1) of the two (2) future lots, to the satisfaction of the City in accordance with
the BC Building Code and the City’s Zoning Bylaw.

Note: Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of
the Rezoning Bylaw, the City will accept a voluntary contribution of $1.00 per buildable square foot of the single-
family developments (i.e. $6,149.4) to the City’s Affordable Housing Reserve Fund in-lieu of registering the legal
agreement on Title to secure a secondary suite.

Discharge of Restrictive Covenant Registration No. RD43627 from title of the subject property.

At Demolition Permit* Stage, the developer must complete the following requirement:

1.

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

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

L.

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.

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, or1 a%% part thereof, additional City approvals and associated

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

At Subdivision* stage, the developer must complete the following requirements:

1. Payment of servicing costs for works include but may not be limited to the following:
Water Works:

e Using the OCP model, there is 103 L/s of water available at 20 psi residual at the Rosemary Ave frontage, and
there is 385 L/s of water available at 20 psi residual at the Steveston Hwy frontage. Based on the proposed
zoning, the site requires a minimum fire flow of 95 L/s. Once the applicants have confirmed the building
design at the Building Permit stage, the applicants must submit fire flow calculations signed and sealed by a
professional engineer based on the Fire Underwriter Survey (FUS) or International Organization for
Standardization (ISO) to confirm that there is adequate available flow.

e City to install a meter box at PL on the existing 25mm diameter water connection for the east lot, and install a
new 25mm diameter connection complete with a meter box at PL. Meter boxes must be placed on the grass
boulevard outside of private fence at minimum 1m away from driveways and paved walkways.

Storm Sewer Works:

o For servicing the east lot, city to install a new storm service connection tie-in to the existing manhole
STMH6230 near the NE property corner at Rosemary Ave. Cut and cap the existing service connection at the
IC fronting Steveston Hwy.

e For servicing the west lot, reuse the existing storm IC and service connection fronting Rosemary Ave.

¢ On-site storm runoff must be directed towards Rosemary Ave. Boulevard must be graded towards the existing
IC and MH to prevent storm water from ponding on the boulevard, road and driveways.

Sanitary Sewer Works: :

o City to install a new sanitary service connection tie-in to the existing manhole in the rear SROW to serve the
west lot. The east lot will reuse the existing sanitary IC and connection at the SE corner of the property.

o  The required sanitary sewer works outlined in Item b must be completed prior to the issuance of Building
Permit to prevent the developer’s building foundation work from jeopardizing the City forces’ ability to
access the rear yard with heavy equipment.

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 PLNate179



, City of
. Richmond Bylaw 9228

Richmond Zoning Bylaw 8500
Amendment Bylaw 9228 (RZ 14-662478)
8760 & 8780 Rosemary Avenue

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “SINGLE DETACHED (RS2/B)”.

P.I.D. 003-726-843
Lot 448 Section 33 Block 4 North Range 6 West New Westminster District Plan 35970

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9228,
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