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Urban Development Division Report to Committee
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To: Planning Committee Date: May 26, 2004
From: Raul Allueva RZ 04-257429

Director of Development €\ \2-%06o -20- 1797
Re: Application by Vermillion Properties Ltd. for Rezoning at 6660, 6760, 6780 and

6784 Lynas Lane from Single-Family Housing District, Subdivision Area E
(R1/E) to Townhouse District (R2)

Staff Recommendation

That Bylaw No. 7742, for the rezoning 6660, 6760, 6780 and 6784 Lynas Lane from
“Single-Family Housing District, Subdivision Area E (R1/E)” to “Townhouse District (R2)”, be
introduced and given first reading.

Raul Allueva
Director of Development
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May 26, 2004 -2- RZ 04-257429

Staff Report
Origin

Vermillion Properties Ltd. has applied to the City of Richmond for permission to rezone
6660, 6760, 6780 and 6784 Lynas Lane (Attachment 1) from Single-Family Housing District,
Subdivision Area E (R1/E) to Townhouse District (R2) to develop a 19-unit townhouse

VViIVPiiviit.

This is the third rezoning application received for this consolidated parcel. The first application,
in 1988, for rezoning the parcel from “General Residential District 3” to “Multiple Family
Residential District 5”was defeated at third reading. During the rezoning process a letter was
received from a Richmond resident objecting to townhouse development in Richmond and on
this consolidated site. The second application was received and cancelled in 1989 as it was
incomplete.

Findings of Fact

Please refer to attached Rezoning Application Data Sheet (Attachment 2) for a comparison of
the proposed development data with the relevant Bylaw requirements.

Surrounding Development

This consolidated Thompson Area site is in close proximity to several community services
including Thompson Community Centre, Burnett Secondary School and Blair Elementary
School. The site is contiguous with an established townhouse node at Lynas Lane and Granville
Avenue. The existing development surrounding the site is described as follows:

e To the north, are single-family homes facing Garrison Road;

e To the east, are two (2) existing single-family homes facing Cairns Court and a
multi-family development (R2);

e To the south, is the driveway entrance to the multi-family development (R2) located to
the east of the site and an additional multi-family development at the intersection of
Lynas Lane and Granville Avenue; and

e To the west, across Lynas Lane, is the driveway entrance to an existing multi-family
development (zoned Medium-Density Residential District (R7) with a higher maximum
floor area ratio (F.A.R.) at 0.8), an existing single-family lot and Thompson Community
Centre.

Related Policies & Studies

702 Single-Family Lot Size Policy

There 1s a 702 single-family lot size policy in place affecting these lots, which allows for
subdivision to Single-Family Housing District, Subdivision Area B (R1/B) lots. The four (4)
subject lots could be redeveloped under the existing policy to create a seven (7) lot subdivision.
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Arterial Road Redevelopment Policy

The proposed development does not meet the specifics of the policy, but does meet the intent of
the policy. The site is not located on an arterial road, but is contiguous with an existing
townhouse node fronting on Granville Avenue and is located across the street from a designated
neighbourhood centre (Community Centre). The policy encourages townhouses over 0.6 F.A.R.
and low-rise apartments, rather than smaller scale forms of residential development on properties
that are “Near” city-run community centres. Upon redevelopment, this site would form a part of
a multi-family node fronting Granville Avenue and would establish a transition to the existing
adjacent single family uses to the north and northeast.

Official Community Plan

The proposed development is consistent with the Official Community Plan (OCP) low-density
residential designation with a proposed density of 17 units per acre (UPA).

Public Consultation

The applicant hosted an open house information session at Thompson Community Centre on
Wednesday, March 10, 2004 from 7:00 p.m. to 9:00 p.m. Approximately 118 invitations were
distributed throughout the immediate area. Sixteen (16) completed questionnaires were gathered
at that meeting and forwarded to the City. Please refer to the attached detailed summary of
results, concerns and comments (Attachment 3).

General Issues

The key issues of concern raised by residents are:
. traffic;

« trees;

« school capacity;

. views; and

« number of units

The applicant has responded to the concerns expressed by the community in the following ways

(Attachment 4):

» Four (4) existing trees on the neighbour’s property to the south (6800 Lynas Lane) will be
protected. The canopies and root structures of these trees encroach significantly into the
subject site and care will be required for their retention. A registered arborist will provide
the required supervision;

«  Of the numerous existing trees onsite, only six (6) are deemed to be in good condition and
suitable for retention by a registered arborist. Unfortunately, five (5) of these trees are
located such that retention is not feasible due to location and impact of construction. These
five (5) trees will be removed and replaced at a 3:1 ratio with upsized specimens (Min. 10 cm
calliper). The remaining trees, in varying states of health (poor to fair), will be removed and
replaced. Overall, there will be at least fifty (50) new trees planted onsite (Attachment 5).

«  The details of the tree replacement rationale for number and size of replacement trees will
receive further consideration during the Development Permit process in accordance with
Development Permit guidelines in the Official Community Plan (OCP). An arborist survey
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of existing trees is filed with the City and a comprehensive arborist report is in the process of
being prepared,;

« The height of the units facing Lynas Lane was reduced from three-storeys to two-storeys;

+ The transition to the single-family homes facing Garrison Road was improved by modifying
the roof form of Building 3 to allow for sunlight penetration and the appearance of detached
duplexes; and

« The number of units was reduced from 20 to 19.

The School Board has responded by stating that the impact of this proposed development on
school capacity is not an issue.

Traffic Issues

The traffic concerns stated by the residents and recorded in the questionnaires relate to:

« vehicles parking on Lynas Lane;

« vehicles shortcutting through the neighbourhood (southbound traffic from No 2 Road using
Garrison Road and Lynas Lane to bypass the traffic signal at No. 2 Road and Granville
Avenue); and

» southbound vehicles queuing on Lynas Lane to turn left onto Granville Avenue.

The development is providing four (4) visitor parking spaces onsite in accordance with the
Zoning & Development Bylaw. The Transportation Department has reviewed the issues,
including traffic generation, access and parking and advises that this development is modest in
size and should neither ameliorate nor exacerbate these traffic issues. The addition of traffic
signals is not warranted at this time at either the intersections of Lynas Lane and Granville
Avenue or Lynas Lane and Garrison Road. A detailed discussion of transportation issues is
provided in Attachment 6.

Staff Comments

The application was referred to the Transportation and Development Applications Departments
(Urban Design and Engineering). Staff comments are attached (Attachment 6). The applicant
has agreed to the legal and development requirements associated with the application
(Attachment 7).

Redevelopment Options
1. Townhouse Development (Recommended)

Staff considers the development of townhouses at 0.55 F.A.R. an appropriate use for this site
due to its proximity to both community services (community centre, elementary and
secondary schools) and existing townhouse developments with similar or greater density.

The proposal will result in substantial tree replacement and establish an appropriate transition
to the adjacent single family lots.

2. Single-Family Lot Subdivision (R1/B)

The existing 702 single-family lot size policy in place in this area permits subdivision of the
consolidated parcel into approximately seven (7) Single-Family Housing District,
Subdivision Area B (R1/B) lots.
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Analysis

Due to the proximity of this proposed development to a designated Neighbourhood Centre (City-
run Community Centre) and location adjacent to a townhouse node fronting on an arterial road
(Granville Avenue), staff consider a low-density townhouse development a reasonable land use
and a preferred alternative to single-family lot subdivision. The proposed Townhouse District
(R2) zoning establishes a lower density limit at 0.55 F.A.R. relative to other townhouse zones in
recognition of the adjacencies to existing single-family residences.

Conditions of the site and adjacencies have been satisfactorily addressed by the applicant

through the following:

- Two-storey massing;

- Transition to single-family homes with a modified roof form, which emulates duplex massing;

- Generally complying with required Townhouse District (R2) setbacks;

- Providing the required outdoor amenity space; and

- Planting a substantial number of new trees with a range of sizes to suitably replace existing
trees.

The form has similar density and height as single-family homes. The proposed side yard
setbacks (4.4 m) exceed both the zoning requirement (3.0 m) and the requirement for single-
family homes (1.2 — 2.0 m). In addition, the location close to a major Neighbour Community
Centre 1s an appropriate urban site for the proposed use.

The proposal fits within the Townhouse District (R2) zone except for the front yard setback due
to the proposed location of the roofed mailbox structure. The relaxation of the front yard setback
for this purpose is generally acceptable. The variance, specific design issues and tree
replacement rationale are to be dealt with as part of the Development Permit Process.

Financial Impact

None.
Conclusion

A 19-unit townhouse development is proposed on a consolidation of four (4) adjacent sites
located between single-family homes, townhouse developments and a community centre close to
the intersection of Lynas Lane and Granville Avenue. The proposal is consistent with the intent
of the Arterial Road Redevelopment Policy and, on balance, can be supported based on the
proposed development form, density and design.

/N R
NAAa ‘Ey~uk%%,,(f’

Sara Badyal, M.Arch.
Planner 1
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List of Attachments

Attachment 1 Location Map

Attachment 2 Rezoning Application Development Data Sheet

Attachment 3 Public Consultation Consolidated Questionnaire Results
Attachment 4 Preliminary Architectural Drawings (Site plan and elevations)
Attachment 5 Preliminary Landscape Plan

Attachment 6 Staff Comments

Attachment 7 Conditional Rezoning Requirements
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6911 No. 3
‘? Richmond,
LA

(604) 276-4000

City of Richmond

Road . . .
BOVEY 2C1 Rezoning Appllcapop Data Sheet
Development Applications Department

Attachment 2

John B. Davies

Applicant:

Vermillion Properties Ltd.

Planning Area(s):

Thompson Area

Existing Proposed

6660 Lynas — 1,516 m?

Site Size 6760 Lynas — 1,377 m* 4,642 m?
6780 Lynas — 919 m?
6784 Lynas — 830 m?
Land Uses Single Family Multi-Family
OCP Designation Low Density Residential No change
702 Policy Designation R1/B No change
Zoning: R1/E R2
Number of Units 4 19
Density (units/acre): 4 upa 17 upa
Density (units/hectare): 9 upHa 41 upHa
NEF No covenant Covenant

R2 Zone Requirement Proposed

Off-street Parking Spaces

Floor Area Ratio: 0.55 0.55

Lot Coverage — Building: 40 % 40 %
Setback — Front Yard: 6 m 6 m
Setback — Side Yard: 3m 44m
Setback — Rear Yard: 3m varies (4.4 to 7.4 m)
Height (m): 9m 8.5m

Lot Width: Min 30 m 87.8 m

42 42

Variances Anticipated: none

1220041



Attachment 3

Consolidated Questionnaire Results (16 respondents)
Proposed 19-unit Townhouse Project at 6660, 6760, 6780 & 6784 Lynas Lane

Open House Meeting at Thompson Community Centre
7-9 p.m., March 10, 2004

1. If you have any concerns regarding this project please mark below.

No concemns 0

Property values 2

School capacity 5

Traffic 16

Views 4

Trees 12

Other 6 Concerns included parking on Lynas; sunshade impact on

neighbour’s patio; and traffic shortcutting and congestion;
and traffic light required at Lynas and Granville.

2. Do you think this project, as designed, fits into the neighbourhood?

Yes 9 No 3

3. Do you like the appearance of the buildings?
Yes 10 No 3
Concerns included the single entrance.

4. Void .

5. Do you support the number of units proposed in this project?
Yes 8 No 4

Concerns included the number, the impact on the traffic situation and a preference for
new single-family residences.

6. Are you satisfied with the information presented in this meeting?
Yes 9 No 2
Concems included the need for a model.

7. If you have additional comments on the proposed development, please indicate below:
Comments included:
» The project looks like it will fit into and improve the neighbourhood;
Concern that the sun will be blocked to a 19-year resident’s patio and garden;
A resident in the complex behind wished the trees left for privacy;
Retain as many trees as possible (2 respondents);

Traffic lights were requested at Lynas Lane and Granville Avenue(S respondent), at
Lynas Lane and Garrison Road (1 respondent);

High volume of traffic on Lynas Lane (2 respondents);
o Traffic shortcutting through the neighbourhood to avoid No.2 and Granville; and
¢ There was insufficient visitor parking onsite.

1220041
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Attachment 6

Staff Comments (RZ 04-257429)

Transportation

Driveway to have letdown at access, not curb returns.
At the public open house of March 10, 2004, the following traffic concerns were raised by
the residents:

o vehicles parking on Lynas Lane;

o vehicles shortcutting through the neighbourhood (southbound traffic from No 2 Road
using Garrison Road and Lynas Lane to bypass the traffic signal at No. 2 Road and
Granville Avenue); and

o southbound vehicles queuing on Lynas Lane to turn left onto Granville Avenue.

Staff have assessed these issues and concluded that the proposed development would
generate negligible increase in traffic volumes that would have any traffic impact.

The development is meeting the parking requirements as per Bylaw.

The current configuration of a "T" intersection at Lynas Lane and Granville Avenue will
remain for several years. Signalizing "T" intersections assists only on vehicle movement, an
outbound left turn. Exiting traffic volumes at this intersection is relatively low and
insufficient to require a traffic signal. There are many adequate gaps in the Granville Ave
traffic for left turn vehicles to exit. There is currently a special crosswalk for pedestrians to
assist in crossing Granville. The proposed housing development will add little traffic to the
Intersection of Lynas and Granville.

Staff will monitor these issues on an ongoing basis separately from the development review
process.

Development Applications — Urban Design

Further detailing is required to address adjacency; site planning and urban design;
architectural form and character; and landscaping issues.

Development Applications — Engineering

Consolidate all four (4) lots into one (1) development parcel.

Enter into the City's standard Servicing Agreement for design and construction of 1.5 m
concrete sidewalk at or near the property line, creating an approximate 2.5 m wide grass and
small treed boulevard between the existing curb and the new sidewalk. There is a power pole
line at approximately 1.5 m from the property line, hence the smaller trees, plus if poles are
less then 1.5 m to the property line, they will have to be moved to allow unobstructed flow on
the new sidewalk. Works are to be from Garrison Road, south to the south edge of the
development site. (Note: An AC steel watermain is 5.4 m west of the east property line and.
and will NOT be impacted by the proposed construction). All works are at the developer’s
sole cost - no credits.

Based on preliminary review conducted at this stage, there are no apparent concerns related
to servicing capacities to serve this development. As part of the Servicing Agreement, the
developer is responsible to have an engineering study conducted to determine whether the
City utilities (water, storm and sanitary) capacities are sufficient to service the proposed
development; and to upgrade utilities as required to service the proposed development.

1220041



ATTACHMENT 7

Conditional Rezoning Requirements
RZ 04-257429

Prior to final adoption of Zoning Amendment Bylaw 7742 the developer is required to complete the following
requirements:

1.

2.
3.

Consolidation of all the lots into one development parcel (which will require the demolition of the

existing dwellings).

Registration of an aircraft noise covenant.

$1,000 per dwelling unit (e.g. $19,000) in-lieu of on-site 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 from Garrison, south to the south edge of the
development site complete with 1.50m concrete sidewalk at or near the property line, creating an
approximate 2.5m wide grass and small treed boulevard between the existing curb and the new
sidewalk;

+ an engineering study to determine whether the City Utilities (water, storm and sanitary) are sufficient
to service the proposed development; and

» upgrades to City Utilities (water, storm and sanitary) as required in order to service the proposed
development.

* Note: This requires a separate application.



City of Richmond - Bylaw 7742

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 7742 (RZ 04-257429)

6660, 6760, 6780 AND 6784 LYNAS LANE

The Council of the City of Richmond enacts as follows:

1.

The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning and Development Bylaw 5300, is amended by repealing the existing zoning
designation of the following area and by designating it TOWNHOUSE DISTRICT (R2).

P.1.D. 004-506-359
Lot 61 Section 12 Block 4 North Range 7 West New Westminster District Plan 28517

P.ID. 002-448-939
North 90 feet of Lot 15, Except: Part Subdivided By Plan 53286, Section 12 Block 4 North
Range 7 West New Westminster District Plan 1506

P.1D. 010-190-899
Lot A Section 12 Block 4 North Range 7 West New Westminster District Plan 76934

P.ID. 010-190-929
Lot B Section 12 Block 4 North Range 7 West New Westminster District Plan 76934

2. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw 7742”.
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