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Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, October 30, 2019
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on October
17, 20109.

DEVELOPMENT PERMIT 17-781907
(REDMS No. 6046137)

APPLICANT: Bene No. 4 Development Ltd.

PROPERTY LOCATION: 6017 No. 4 Road (formerly 9980 Westminster Highway)

Director’'s Recommendations

That a Development Permit be issued which would permit the construction of 17
townhouse units and one secondary suite at 6017 No. 4 Road (formerly 9980
Westminster Highway) on a site zoned “Town Housing (ZT83) - North McLennan (City
Centre)” with vehicle access from No. 4 Road.

DEVELOPMENT PERMIT 18-810720
(REDMS No. 6293041)

APPLICANT: Kasian Architecture Interior Design and Planning Ltd.

PROPERTY LOCATION: 13171 and a Portion of 13251 Smallwood Place



Development Permit Panel - Wednesday, October 30, 2019

ITEM

Director’s Recommendations
That a Development Permit be issued which would:

1.  permit the construction of an auto dealership consisting of a three-storey
principal building and single-storey accessory buildings/structures totalling
7,009 m? at 13171 Smallwood Place and a portion of 13251 Smallwood Place on a
site zoned “Vehicle Sales (CV)”’; and

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

(@) increase the maximum permitted height for the principal building from
12.0 mto 20.4 m;

(b) reduce the minimum rear yard setback from 3.0 m to zero metres to allow for
a detached one-storey storage building, and enclosures containing damaged
car storage and refuse, to be located adjacent to the east property line; and

(c) reduce the minimum number of on-site loading spaces required from three
medium spaces and two large spaces, to two medium spaces and one large
space.

3. New Business

4, Date of Next Meeting: November 14, 2019

ADJOURNMENT



 City of
Richmond Minutes

Development Permit Panel
Thursday, October 17, 2019

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: Joe Erceg, Chair

Cecilia Achiam, General Manager, Community Safety
John Irving, Acting General Manager, Engineering and Public Works

The meeting was called to order at 3:30 p.m.

Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on September
25, 2019 be adopted.

CARRIED

1. DEVELOPMENT PERMIT 18-820689
(REDMS No. 6235708)

APPLICANT: Integrated Construction
PROPERTY LOCATION: 1600 Savage Road
INTENT OF PERMIT:

Issuance of an Environmentally Sensitive Area (ESA) Development Permit at 1600
Savage Road in order to allow construction of a warehouse building on a site partially
designated as an ESA.

Applicant’s Comments

Braden Smith, representing the applicant, referenced his submission (attached to and
forming part of these Minutes as Schedule 1) and provided an overview of the application,
highlighting the following:

" a warehouse building is proposed to be constructed on the subject site;

6309925
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= the two distinct ESAs on the site consist of a 788-square meter northern ESA located
along the north property line and a 198-square meter central ESA which is proposed
to be removed to allow for the construction of the warehouse building;

= the proposed ESA compensation plan includes the establishment of two new ESAs
on the site: a 305-square meter new ESA contiguous to the existing northern ESA
and a 109 square-meter discontinuous ESA along the west property line adjacent to
Savage Road,

= the establishment of two new ESAs will result in a total ESA net gain over the site
of 414 square meters;

u the proposed ESA compensation and enhancement scheme includes planting of new
native trees, shrubs and plants and removal of invasive species in the new ESAs and
in the existing northern ESA; and

u the proposed ESA restoration and enhancement is intended to improve the
ecological function of the site.

Panel Discussion

In reply to queries from the Panel, Mr. Smith noted that (i) the existing central ESA to be
removed is isolated, has an understorey dominated by invasive species, and is not well
established, (ii) an annual monitoring for a period of three years by a Qualified
Environmental Professional (QEP) will be conducted to ensure survivability of new
planting and provide necessary replacements, and (iii) trees in the central ESA will be
removed and existing trees in good condition in the northern ESA will be retained and
protected.

In reply to queries from the Panel, Wayne Craig, Director, Development, advised that (i)
majority of the ESA enhancements will be done in the new ESA contiguous to the existing
northern ESA, (ii) the proposed new ESA along Savage Road enables the site to exceed
the City’s objective for a 2:1 ESA replacement ratio, (iii) the proposed native planting in
the new ESAs would enhance their ecological value, and (iv) a landscape bond will be
required to ensure compliance with the applicant’s planting plan.

In reply to further queries from the Panel, Mr. Smith acknowledged that (i) the size of
replacement trees to be planted will be enhanced, (ii) the removal of invasive species in
the existing and new ESAs and replanting with native species will improve the habitat
value and ecological function of the ESAs, and (iii) the applicant had considered the
potential for retaining the central ESA; however, it was found to have low habitat value
and use of the area was necessary for the construction of the warehouse building.

Staff Comments

Mr. Craig noted that a Work Order for frontage improvements and site service
connections along Savage Road is associated with the project and a new Statutory Right-
of-Way will be secured along the River Road frontage to allow for future dike
improvements should these be needed.
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Gallery Comments

None.

Correspondence

None.

Panel Discussion

The Panel expressed support for the project, noting that the new ESA contiguous to the
existing northern ESA would provide a higher habitat value and ecological function as
opposed to the new ESA planting strip along Savage Road.

Panel Decision
It was moved and seconded

That an Environmentally Sensitive Area (ESA) Development Permit be issued at 1600
Savage Road in order to allow construction of a warehouse building on a site partially
designated as an ESA.

CARRIED

DEVELOPMENT PERMIT 18-829234
(REDMS No. 6186767)

APPLICANT: Interface Architecture Inc,

PROPERTY LOCATION: 5631, 5635, 5651, 5691, 5711, 5731 and 5751 Steveston
Highway

INTENT OF PERMIT:

1.  Permit the construction of 28 townhouse units at 5631, 5635, 5651, 5691, 5711,
5731 and 5751 Steveston Highway on a site zoned “Medium Density Townhouses
(RTM2)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the front yard
setback to Steveston Highway from 6.0 m to 4.5 m for proposed Buildings #1 and
#2 on the eastern half of the site, and from 6.0 m to 5.6 m for proposed Buildings #9
and #10 on the western half of the site.

Applicant’s Comments

Kenneth Chow, Interface Architecture Inc., with the aid of a PowerPoint presentation
(attached to and forming part of these Minutes as Schedule 2) provided an overview of the
proposed development and highlighted the following:
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u design objectives for the 28-unit townhouse development include the creation of a
visually interesting residential development with simple massing compatible with
the neighbourhood,

" proposed setback variances for the front yards will allow more trees to be retained in
the rear yards and provide an appropriate buffer to adjacent single-family homes;

= a centrally located site entry with a T-shaped drive aisle is proposed to provide
adequate manoeuvring space for large trucks;

= a right-in/right-out vehicle access is proposed;
= the buildings are oriented east-west to optimize solar benefits; and

=  the north-south orientation of major living spaces will minimize overlook to
neighbouring developments.

Mr. Chow further noted that (i) two secondary suites and three convertible units will be
provided, (ii) a heritage interpretive sign will be installed at the site entry, (iii) side-by-
side parking is proposed for all townhouse units, (iv) electric vehicle charging will be
provided for all residential parking spaces, including the dedicated outdoor parking spaces
for the secondary suites, and (v) four solar panels will be installed for each townhouse
unit.

Denitsa Dimitrova, PMG Landscape Architects, briefed the Panel on the main landscape
features of the project, noting that (i) a significant number of trees along the rear property
line will be retained, (ii) each unit will be provided with a private yard with an outdoor
patio and small lawn/landscaped area, (iii) the backyard and ground floor of convertible
units have the same elevation to provide accessibility, (iv) the proposed outdoor amenity
area includes passive and active spaces, (v) a 1.8 meter wood fence is proposed along the
rear property line to provide privacy to neighbouring single-family homes, (vi) low
transparent aluminum fencing will be installed along the streetscape, and (vii) permeable
pavers are proposed at the site entry, at the ends of drive aisles and on outdoor parking
spaces.

Panel Discussion

In reply to queries from the Panel, the design team noted that (i) majority of trees to be
retained are along and close to the north property line, (ii) some replacement trees could
not be accommodated on-site due to lack of space, (iii) the developer had consulted with
owners of adjacent single-family homes to the north regarding the project’s proposed
interface with their properties, (iv) there is a Statutory Right-of-Way allowing access
to/from the future redevelopment of adjacent properties to the west through the subject
site, (v) the proposed development will fit in with the neighbourhood, (vi) the proposed
secondary suites are livable, and (vii) the solar panels will be directly connected to the
energy system of the proposed development.
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Staff Comments

Mr. Craig noted that (i) the proposed front yard setback variance on the eastern side of the
site is driven by the two-meter wide road dedication along the eastern edge of the site for
future road widening, (ii) all rear yard units will have a minimum of six-meter setback to
maximize tree retention at the rear of the site, and (iii) as per the acoustical report
provided by the applicant, the project will achieve the interior noise standards of Canada
Mortgage and Housing Corporation (CMHC) with respect to traffic generated from
Steveston Highway.

Mr. Craig further noted that (i) there is currently no plan for road widening of Steveston
Highway, (ii) a physical barrier will be constructed through the Servicing Agreement to
enforce the right-in/right-out vehicle movement on the site, and (iii) the interpretive
heritage signage is proposed to commemorate the former Martianoff Residence on the
development site at 5731 Steveston Highway as a social gathering place in the early 19"
century.

Gallery Comments

None.

Correspondence

None.

Panel Discussion

Panel expressed support for the project, noting that it is well executed and has positive
features including the provision of side-by-side residential parking and installation of solar
panels for all townhouse units.

Panel Decision
It was moved and seconded
That a Development Permit be issued which would:

1. permit the construction of 28 townhouse units at 5631, 5635, 5651, 5691, 5711,
5731 and 5751 Steveston Highway on a site zoned “Medium Density Townhouses
(RTM2)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the front yard
setback to Steveston Highway from 6.0 m to 4.5 m for proposed Buildings #1 and
#2 on the eastern half of the site, and from 6.0 m to 5.6 m for proposed Buildings
#9 and #10 on the western half of the site.

CARRIED
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DEVELOPMENT PERMIT 19-850320
(REDMS No. 6271057)

APPLICANT: Greater Vancouver Sewerage and Drainage District
PROPERTY LOCATION: 1000 Ferguson Road
INTENT OF PERMIT:

Allow the construction of a concrete dewatering pad and associated uses on a site
designated as an Environmentally Sensitive Area.

Applicant’'s Comments

Andreea Irimia, AECOM, representing the applicant, briefed the Panel regarding the
application with the aid of a PowerPoint presentation (attached to and forming part of
these Minutes as Schedule 3), and highlighted the following:

L] the existing Iona Island Wastewater Treatment Plant (ITWWTP) operated by Greater
Vancouver Sewerage and Drainage District, will be upgraded from primary to
secondary sewage treatment by 2030;

" as part of the upgrade, a new dewatering facility will be constructed and the site’s
existing sludge lagoons and stockpiles will be decommissioned,

= the subject application will allow for the development of a 2,745-square meter area
designated as an Environmentally Sensitive Area (ESA) within the IIWWTP site to
construct a temporary concrete pad and gravel area for dewatering equipment;

. two previous ESA Development Permits have been issued for the subject site;

. 26 trees on the site will be protected and two on-site trees will be removed and
replaced on-site with a 2:1 ratio; and

. a bald eagle nest on the site will be protected and a no construction boundary and
noise buffer will be delineated to mitigate impacts.

Ms. Irimia further noted that (i) off-site ESA compensation for the project’s ESA impacts
is proposed at the Iona Island Regional Park on Canfor Point, (ii) the ESA compensation
plan includes invasive species removal and enhancement of 3,000 square meters within
the park through planting of native species of trees and shrubs, (iii) the proposed ESA
compensation area is adjacent to the ESA compensation area for a recently issued
Development Permit, and (iv) there will be an annual monitoring and reporting by a
Qualified Environmental Professional (QEP) for a period of five years.
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Panel Discussion

In reply to queries from the Panel, Ms. Irimia acknowledged that (i) there are no odour
issues on the site as the bio-solids are removed and transported off-site on a regular basis,
(ii) the temporary dewatering pad is operational for six months a year for a period of five
years, (iii) a green hedge is proposed for the dewatering pad to provide landscape
screening, and (iv) the proposed ESA compensation area for the subject application is part
of the overall compensation plan for all TWWTP upgrades.

Gallery Comments

None.

Correspondence

None.

Panel Decision
It was moved and seconded

That a Development Permit be issued at 1000 Ferguson Road in order to allow
construction of a concrete dewatering pad and associated uses on a site designated as
an Environmentally Sensitive Area.

CARRIED
4. Date of Next Meeting: October 30, 2019
5. Adjournment
It was moved and seconded
That the meeting be adjourned at 4:45 p.m.
CARRIED
Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Thursday, October 17, 2019.
Joe Erceg Rustico Agawin
Chair Committee Clerk

6309925
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A City of
0% ' Richmond Report to Development Permit Panel

To: Development Permit Panel Date: October 8, 2019

From: Wayne Craig File: DP 17-781907
Director, Development

Re: Application by Bene No. 4 Development Ltd. for a Development Permit at
6017 No. 4 Road (formerly 9980 Westminster Highway)

Staff Recommendation

That a Development Permit be issued which would permit the construction of 17 townhouse
units and one secondary suite at 6017 No. 4 Road (formerly 9980 Westminster Highway) on a
site zoned “Town Housing (ZT83) - North McLennan (City Centre)” with vehicle access from
No. 4 Road.

Way e Cralg/_\)/

Director, Devz ent

(604- 247}625)

WC:el
Att. 3
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Staff Report
Origin
Bene No. 4 Development Ltd. has applied to the City of Richmond for permission to develop 17
townhouse units at 6017 No. 4 Road (formerly 9980 Westminster Highway) with vehicle access
from No. 4 Road. One of the 17 townhouse unit is proposed to contain a secondary suite. The
site is being rezoned from “Gas & Service Stations (CG2)” zone to “Town Housing (ZT83) -
North McLennan (City Centre)” zone for this project under Bylaw 9812 (RZ 16-741722), which

received Third Reading following the Public Hearing on January 22, 2018. The site is currently
vacant, but previously contained a gas and service station (cardlock).

Frontage improvements including beautification works and sanitary sewer upgrades were
secured through the rezoning process and will be constructed through a separate Servicing
Agreement (SA 18- 816133). The Servicing Agreement must be entered into prior to final
adoption of the rezoning bylaw.

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 1) for a
comparison of the proposed development data with the relevant Bylaw requirements.

Background
Development surrounding the subject site is as follows:

e To the North: Across Westminster Highway, the City-owned Garden City Lands park site,
which is zoned “Agriculture and Golf Zones (AG1)”, designated “Conservation (CON)” in
the Official Community Plan (OCP) and within the Agriculture Land Reserve (ALR).

¢ To the South and West: An existing three-storey townhouse development, which is zoned
“Town Housing (ZT59) — North McLennan (City Centre)” and designated “Residential
Area 4” in the McLennan North Sub-Area Plan.

¢ To the East: Across No. 4 Road, an existing veterinary hospital which are zoned
“Agriculture and Golf Zones (AG1)”, designated “Agriculture” in the East Richmond
McLennan Sub Area Plan and within the Agricultural Land Reserve (ALR).

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on January 22, 2018. At the Public
Hearing, concerns related to increased traffic on No. 4 Road and road safety along
No. 4 Road were expressed. The Transportation Department noted that traffic impacts would be
minor:
¢ Road dedications on Westminster Highway and No. 4 Road will be provided for future
road widening.
e Access to the proposed townhouse development will be located at the south edge of the
site and will be restricted to right-in/right-out turning movements only.
¢ The right-in/right-out turning movements will be reinforced with the driveway geometry
and additional signage (including signs to notify southbound motorists on No. 4 Road of
the new driveway location).
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In addition, in response to queries from Council at Public Hearing for the rezoning application of
this project, the applicant advised that inclusion of solar panels on the proposed development can
be examined. Based on research conducted by the applicant and their energy consultant,
implementing solar PV installations is suitable on this site. The developer is proposing to install
four solar panels for public space lighting, such as landscape lighting, lighting for mailbox area
and garage room. The provision of solar panels will be secured through a restrictive covenant,
which will be registered on Title prior to Development Permit issuance.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with the “Town
Housing (ZT83) - North McLennan (City Centre)” zone.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) has reviewed the project and supports it. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from Wednesday December 5, 2018 is
attached for reference (Attachment 2). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency

e An Agricultural Land Reserve (ALR) buffer is required on the subject site, within the
development’s Westminster Highway and No. 4 Road setbacks. The buffer is intended to
mitigate land use conflicts between the residential uses on the subject site and any
agricultural land uses north of Westminster Highway and east of No. 4 Road. The buffer is
comprised of trees, including conifers (Pine and Spruce trees), and low landscaping elements,
such as shrubs and ornamental grasses. The Agricultural Advisory Committee (AAC) has
reviewed and supported the proposed agricultural landscape buffer design on
November 22, 2017.

e The proposed form, massing, and orientation of the buildings are compatible to the existing
adjacent developments on the block.

e Location and orientation of windows, decks and balconies are carefully considered to
minimize the opportunity of looking into close-by windows of existing adjacent development
and units proposed on-site.

e When the site specific zone “Town Housing (ZT83) - North McLennan (City Centre)” was
drafted, Westminster Highway was considered to be the front of the site, and the south
property line was considered to be the rear lot line of the site. The proposed/required rear
yard (south) setback is 5.2 m. This is supported as most of the street fronting units are
proposed along Westminster Highway and the orientation of the proposed townhouse clusters
in the subject development, except proposed Block A, is the same as the existing townhouse
clusters adjacent to the subject site to the west and south.

o The existing site grade along the rear (south) property line will be raised to match the site
grade of the townhouse development to the south.
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While the existing fence on the adjacent property to the south, along the south property line
of the subject site, will be removed (agreed by the neighbouring strata), the existing hedge
row and trees located on the adjacent property to the south, along the common property line,
will be retained and protected. A new row of Cedar hedge will also be planted on the subject
site, along the common property line to enhance the natural screen between the two sites.

The west property line is considered to be a side property line; the proposed/required setback
is 3.4 m.

The existing hedge row and wood fence located on the adjacent property, along the west
property line of the site, will be retained and protected.

A retaining wall (up to approximately 0.5 m high) will be installed on the subject site, along
the side (west) property line. A new fence is not being proposed on the subject site along the
west property line except for a trellis at the dead end of the east-west drive aisle.

Perimeter drainage will be required as part of the Building Permit to ensure storm water is
managed and addressed through the development and will not impact the neighbouring
properties.

Air source heat pumps are proposed to achieve an EnerGuide rating of 82 for the proposed
development. The project acoustical engineer confirmed that the proposed condensing units
(Model PUZ-A36NKA7 (outdoor) from Mitsubishi Electric) are not expected to exceed the
noise bylaw or reasonable noise level limits at the nearest points of reception.

Urban Design and Site Planning

The site layout includes 17 three-storey townhouse units in five clusters. The units are
organized around either the east-west or short north-south internal drive aisle with access to
No. 4 Road. Vehicle access at No. 4 Road will be limited to right-in/right-out only.

A separate pedestrian access will be provided from Westminster highway, which will be
connected to the private pathway along the south property line; this south pathway will
provide pedestrian access to the six townhouse units that are proposed on the southern
portion of the site.

Units along Westminster Highway and No. 4 Road are designed to have a strong street
presence, with individual front entrances and yards. Units along the south property line are
also designed to have direct access from the proposed private pathway along the south
property line.

The development includes one secondary suite; the size of the suite is approximately 55.9 m’
(591 ft%). To ensure that the secondary suite will not be stratified or otherwise held under
separate Title, registration of a legal agreement on Title has been secured as a condition of
rezoning approval.

To ensure that the secondary suite is built, registration of a legal agreement on Title, stating
that no Building Permit inspection granting occupancy will be completed until the secondary
suites are constructed to the satisfaction of the City in accordance with the BC Building Code
and the City’s Zoning Bylaw, is required prior to Development Permit issuance.

All units will have two vehicle parking spaces in a side-by-side double car garage. An
additional surface parking stall will be assigned to the secondary suite.
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To ensure that the parking stall assigned to the secondary suite is for the sole use of the
secondary suite, registration of a legal agreement on Title is required prior to Development
Permit issuance.

A total of four visitor parking spaces, including one accessible visitor parking space, will be
provided throughout the site. The number of visitor parking spaces proposed is in
compliance with the minimum bylaw requirement.

Both internal and external bicycle parking spaces have been incorporated into the proposal
and are in compliance with the zoning bylaw requirements.

The provision of private outdoor spaces complies with the Development Permit Guidelines
(minimum of 30 m? per unit) of the Official Community Plan (OCP). All units have private
outdoor space consisting of front or rear yard and a balcony on the second floor.

Common outdoor amenity space is proposed on the southern side of the site between two
townhouse clusters, with access from both the east-west internal drive aisle and the private
pathway along the south property line. The location of the outdoor amenity space is
appropriate in providing open landscape and amenity space convenient to all units. The
proposed size of the outdoor amenity space (at 145 m?) exceeds the minimum identified
under the Development Permit Guidelines (i.e., 102 m?). ‘

Additional outdoor amenity space (10% of the site area) as per the City Centre Amenity
Space Provisions in the City Centre Area Plan is provided as walkways and landscaped areas
throughout the site.

A mailbox kiosk will be provided opposite to the vehicle entrance, and has been incorporated
into the design of Block E.

The required garbage, recycling and organic waste storage enclosure will be provided by the
vehicle entrance and has been incorporated into the design of Block A to minimize its visual
impact.

Architectural Form and Character

The applicant’s proposal to develop three-storey craftsman style townhouses is generally
consistent with the property’s designation in the sub area plan, and is consistent with existing
townhouse development in the neighbourhood.

The main pitched roof at front fagade creates a distinctive architectural character for the
project.

A pedestrian scale is generally achieved along Westminster Highway, No. 4 Road and the
private pathway along the south property line through the inclusion of the use of individual
unit entrances, small pitched roofed canopies over the unit entries, variation in building
projections, recesses, varying material/colour combinations and landscape features.

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

The proposed building materials (cementitious panel, brick veneer, and asphalt roof shingle,
etc.) are generally consistent with the Official Community Plan (OCP) Guidelines.

Strong contrasting colours are used on the accent walls to provide visual interest.
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The subject development site is located within Area 4 (Aircraft Noise Notification Area) on
the OCP Aircraft Noise Sensitive Development Map. All aircraft noise sensitive land uses
(including residential uses) maybe considered within this area. The project acoustical
engineer confirmed that the proposed construction is acceptable and no upgrades are required
to meet the interior noise limits as per the CMHC standards specified in the OCP.

Landscape Design and Open Space Design

Tree preservation was reviewed at the rezoning stage; all six bylaw-sized trees on-site were
identified for removal.

Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP),
12 replacement trees are required. The applicant is proposing to plant 35 replacement trees
on-site, including seven conifer and 28 deciduous trees.

The ALR buffer along Westminster Highway and No. 4 Road is defined by lush landscaping
consisting of various tree species, Evergreen hedges, and shrubs. The fence line and
landscaping are articulated to create interest and provide rhythm along the site’s street
frontages.

A pedestrian seating area is proposed at the northwest corner of the site at the intersection of
Westminster Highway and No. 4 Road.

A children’s play area is proposed for the outdoor amenity area; play equipment has been
chosen to fit into outdoor amenity space and to provide different play opportunities (i.e.,
climbing, social, imagination, balance, motor skills) that can be used by different age groups
and for multiple purposes. Seating areas are also provided for caregivers.

Each unit will have a private yard on the ground level with landscaping and a shade tree.
Various shrubs and ground covers have been selected to ensure the landscape treatment
remains interesting throughout the year.

To address shallower private open spaces associated with units #13 to #17, soft boundaries to
the shared pathway, in the form of low lying shrubs, are proposed to establish an appealing
and intimate residential character to encourage socialization; the outdoor amenity space is
also designed to locate in very close proximity to these units. In addition, as these yards are
south facing and are located over 10 m from the neighbouring townhouse units to the south,
the openness and sun exposure would enhance the functionality of the reduced yard space.

An on-site irrigation system is proposed to ensure continued maintenance of live
landscaping.

Typically, above-ground utility infrastructure improvements, such as a hydro kiosk, should
be located outside of the road setbacks of a townhouse development. However, in order to
provide a surface parking stall for the secondary suite, the applicant proposed to locate the
hydro kiosk within the road setback along Westminster Highway. The kiosk will be screened
from the view of Westminster Highway by two trees along Westminster Highway as well as
shrubs on three sides. Staff will continue to guide the applicants of other development
projects to locate all aboveground utility infrastructures outside of the front yard.

Each unit will also have a balcony on the second level; in addition, Unit #1 will have a roof
top deck above the secondary suite.

The entry driveway, a portion of the internal drive aisle, the surface parking stalls and the
private pathways on site will be treated with permeable pavers for better water infiltration
and variety in paving surfaces.
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In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $128,035.88 in association with the Development
Permit.

Indoor amenity space is not proposed on-site. A $17,000 cash-in-lieu contribution ($1,000
per unit) has been secured as a condition of rezoning approval, consistent with the Official
Community Plan (OCP).

Crime Prevention Through Environmental Design

Site lighting and clear sight lines provide unobstructed views of surrounding area. Walkways
are direct and open between buildings and along the internal drive aisle. Walkways and
amenity space will be illuminated.

Plantings near residential entries are low to maximize views and casual surveillance
opportunities of common areas.

Expansive glazing for each unit increases the visual presence and surveillance along
Westminster Highway, No. 4 Road, the amenity area as well as internal walkway and drive
aisle.

Sustainability

At the rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the
proposed town houses and to pre-ducting all units for solar hot water heating. A Certified
Energy Advisor has confirmed that the proposed townhouse units will be designed to achieve
an EnerGuide rating of 82. The report prepared by the Energy Advisor is on file and will be
utilized through the Building Permit review process to ensure these measures are
incorporated in the Permit drawings.

The architect advised that the following design/features will be incorporated into the
development:

o Four solar panels for powering common area landscape lighting.

o Rain barrels for capturing rainwater and irrigation.

o Maximized usage of native, low irrigation required planting.

o Low flow fixtures.

o Low volatile organic compound (VOC) building materials.
Accessible Housing

The proposed development includes two convertible units that are designed with the potential
to be easily renovated to accommodate a future resident in a wheelchair. The potential
conversion of these units will require installation of a vertical lift in the stacked storage space
(which has been dimensioned to allow for this in Units #3 and #4) in the future, if desired.

All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:

o Stairwell hand rails.

o Lever-type handles for plumbing fixtures and door handles.

o Solid blocking in washroom walls to facilitate future grab bar installation beside toilets,
bathtubs and showers.
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Conclusions

As the proposed development would meet applicable policies and Development Permit
Guidelines, and the applicant has agreed to the list of Development Permit considerations
included as Attachment 3, staff recommend that the Development Permit be endorsed, and
issuance by Council be recommended.

Edwin Lee
Planner 1
(604-276-4121)

EL:blg
Attachment 1: Development Application Data Sheet

Attachment 2: Excerpt from Advisory Design Panel Meeting Minutes (December 5, 2018)
Attachment 3; Development Permit Considerations
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= City of
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Development Application Data Sheet
Development Applications Department

DP 17-781907 Attachment 1

Address:

6017 No. 4 Road (formerly 9980 Westminster Highway)

Applicant:

Bene No. 4 Development Ltd.

Planning Area(s):

McLennan North

Owner:

Bene No. 4 Development Ltd.

Floor Area Gross: 3,505 m? Floor Area Net: 2,350 m?
I Existing ] Proposed
Site Area: 3,471 m? 3,181.1 m*
Land Uses: Gas Station/Vacant Multiple-Family Residential
OCP Designation: Neighbourhood Residential No Change
CCAP: General Urban T4
Area Plan Designation North McLennan Sub-Area Plan: No Change

Residential 4

Zoning:

Gas & Service Stations (CG2)

Town Housing (ZT83) — North
McLennan (City Centre)

Number of Units:

0

17 townhouse units +
1 secondary suite

|  Bylaw Requirement | Proposed | Variance
Floor Area Ratio: Max 0.75 0.74 none permitted
Lot Coverage — Building: Max. 38% 38% none
Setback — Front Yard - :
Westminster Highway (m): Min. 5.1 m 51m none
Setback — East Side Yard .
_ No. 4 Road (m): Min. 5.7 m 58m none
Setback — West Side Yard (m): Min. 3.4 m 3.45m none
Setback ~ Rear Yard (south) (m): Min. 5.2 m 52m none
Height (m): Max. 12.0 m 11.6 m (3 storeys) none
Lot Area: Min. 3,180 m? 3,180 m? none
Off-street Parking Spaces — 14 (R)and 0.2 (V) per unit | 2 (R)and 0.23 (V) per
Regular (R) / Visitor (V): +1 (R) per secondary suite unit +1 (R) per none
' secondary suite
Off-street Parking Spaces — Total: 25 (R) and 4 (V) 35 (R) and 4 (V) none
Max. 50% of proposed
Tandem Parking Spaces: residential spaces in enclosed 0 none
garages (17 x Max. 50% = 8)
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Max. 50% when 31 or more

Small Car Parking Spaces spaces are provided on site 19 none
(39 x Max. 50% = 19)
Min. 2% when 11 or more
Handicap Parking Spaces: spaces are required 1 none
(29 x 2% = 1 space)
Bicycle Parking Spaces 1.25 (Class 1) and 2 (Class 1) and none
— Class 1/ Class 2: 0.2 (Class 2) per unit 0.23 (Class 2) per unit
3 , N _ 22 (Class 1) and 34 (Class 1)
Off-street Parking Spaces — Total: 4 (Class 2) and 4 (Class 2) none
Amenity Space - Indoor: Min. 50 m? or Cash-in-lieu Cash-in-lieu none
Min. 6 m? x 17 units = 102 m? 145 m? none

Amenity Space — Outdoor:
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, December 5, 2018 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 17-781907 — 17-UNIT TOWNHOUSE DEVELOPMENT

ARCHITECT: Michael Cheung
LANDSCAPE PMG Landscape Architects
ARCHITECT:

PROPERTY LOCATION: 6017 No. 4 Road

Applicant’s Presentation

Michael Cheung, Spectra Design, and Mary Chan Yip, PMG Landscape Architects,
presented the project and answered queries from the Panel on behalf of the applicant.

Panel Discussion

Comments from Panel members were as follows:

. appreciate the comprehensive package provided by the applicant;
Noted.

. appreciate the former site of a gas station being densified; lock-off suites appear
to work well; proposed double row of townhouses in a shallow site pose
challenges;

Noted.
. the PMT is located in a prominent location; however, relocation is challenging;

consider extending the landscaping around and introducing a trellis feature to
enhance the screening from Westminster Highway;

Trellis have been introduced at road terminus. Plantings wrap around PMT
on 3 sides. 4th side has to be left open for Hydro access.
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consider installing a trellis feature at the corner of No. 4 Road and Westminster
Highway to help identify the seating area; would help reinforce the landscaping
in this prominent corner; consider integrating signage on the planter wall at the
corner;

The integration of a decorative wall and tree backdrop with landscaping is
used to reinforce the corner. The trees would provide more buffer from the
end townhouse unit that a trellis.

proposed location of the children’s play area works considering the constraints
and size of the site; appreciate the potential for significant southern sun
exposure;

Noted.

consider relocating the smaller parking stall adjacent to the children’s play area
to the break between Block B and Block C; also consider appropriate screening
with the vegetation around the parking stalls to make the children’s play area
function nicely;

Further to Traffic consultant studies, the relocation leading to the Block B
moving east and reducing driveway width disturbed the fire truck
maneuvering. Landscaping has been integrated around the parking stalls to
provide separation from the children’s play area.

consider relocating the balconies of the southern units facing the internal drive
aisle to the other side of the living space on level 2 to have more privacy and
better access to sunlight;

Relocating balconies created negative impacts as reducing front yard setback
Sfor private amenity spaces, creating heavy shading and reducing natural light
access to GF bedroom and main 2F living room of the units.

the building is not entirely traditional; has some contemporary elements; design
is unique compared to similar developments with similar scale and typology;

Noted.

appreciate the corner treatment at the Westminster Highway and No. 4 Road
intersection; gable end works nicely; brick is a nice element and a good offset to
the hardie panel; consider a slight differentiation of the brick colour at the
corner;

1t is a small development and the buildings wanted to be seen as one complete
community. The proposal recommended having the same brick color for all
the buildings.
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proposed location of the solar panels works; consider a simple flat roof in lieu
of the proposed roof design above the balcony which appears superficial;

The solar panel has a futuristic quality. It recommended sitting in the project
in a subtle way without conflicting the distinctive architectural character of
the project and the existing McLennan North neighborhood as suggested in
OCP. Besides, sitting on someone’s patio roof may create disturbance for
Sfuture maintenance.

consider introducing something textured or something raised along the internal
drive aisle adjacent to the outdoor amenity area to provide a traffic calming
device;

Recommendation taken, textured paver introduced along the internal drive
aisle adjacent to the outdoor amenity area to provide a traffic calming device,
see the landscape plan.

consider a little bit more expression for the building faces adjacent to the
children’s play area;

Recommendation taken, more articulations, such as windows and window
planter box introduced to create more active facades to interact with the play
area and residents, see the revised building elevation drawings.

on the whole, the project is nicely developed; appreciate the good attention to
detail and nicely balanced materials;

Noted.

agree with most of Panel comments; buffer along Westminster Highway
provides a nice frontage and is pedestrian-friendly; buffer along No. 4 works
well;

Noted.

proposed row of trees on the front yards of south-facing townhouse units will
result in significant shade; concerned that too much shade will be added to the
front windows;

Per panel member suggestions, the trees species proposed have been changed
Sfor smaller scale trees to reduce the shading along front of the units.

pockets of grass in the children’s play area would be difficult to grow and
maintain; consider a simpler design for the children’s play area with less
hardscape; if needed for strollers, consider a small hardscape area at the entry
and incorporate a trellis to identify the play area; north-south pedestrian
walkway may not be necessary;

Play area has been revised to simplify the space and reduce the extent of
hardscape.



6046137

4.

consider breaking up the south path; consider incorporating simple mounds to
provide more play opportunities for children other than the proposed play hut;

We reviewed the suggestion and changed the play equipment to a climbing
structure vs. creative play with mounds.

appreciate the model; the scheme is handsome;
Noted.

concerned on the location of the PMT at the end of the drive aisle as it may
affect the manoeuvrability of the end unit’s garage (Block A); ensure adequate
space for vehicle turning;

Confirmed adequate space for vehicle turning.

the outdoor amenity area can be made more apparent by extending the
permeable pavers right across the driveway; would provide a different texture
and help unify the space into the outdoor amenity area;

Permeable pavers added.

investigate opportunities for introducing more glazing/windows on the end units
of Blocks D and E flanking the outdoor amenity area; consider additional
glazing on the second floor and on the garage to provide natural light and
animation;

Recommendation taken, more articulations, such as windows and window
planter boxes introduced to create more active facades to interact with the
play area and residents.

consider a flat or slightly pitched roof above the roof patio of the end unit of
Block A and pull up the solar panels on the upper roof surface to free up some
patio space of the end unit; also consider introducing some planting on the patio
space to provide a nice entry feature into the site;

The solar panel has a futuristic quality. It recommended sitting in the project
in a subtle way without conflicting the distinctive architectural character of
the project and the existing McLennan North neighborhood as suggested in
OCP. Besides, sitting on someone’s patio roof may create disturbance for
JSuture maintenance.

appreciate the design of the project which reflects the character of the area;
Noted.

appreciate the provision of two convertible units;

Noted.

the Panel could benefit from larger scale drawings of the floor lay-out of the
convertible units to enable the Panel to provide appropriate comments;

Noted.
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living space on each level in the convertible units should not require a major
renovation to be built into a Basic Universal Housing design concept;

Noted.
appreciate the model and the applicant’s presentation;

Noted.

the project is in the right track in terms of sustainability features, e.g. achieving
EnerGuide 82 and providing air source heat pumps;

Noted.

appreciate the use of solar panels; applicant is encouraged to showcase the solar
panels by installing them on the flat roof; however, installing planters near the
panels is not advised;

Noted.
the site is challenging; appreciate the reinvigoration of the former gas station;
Noted.

the proposed architecture is a step up compared to other developments along
arterial roads in Richmond;

Noted.

applicant is advised to execute the details well, e.g. the trims, windows,
architectural concrete and other elements;

Noted, to be incorporated in Building Permit stage.

applicant is encouraged to address the signage visibility from both north and
south off of No. 4 Road;

Noted,

support Panel comments to simplify the design of the children’s play area and
spilling the area over into the adjacent driveway in terms of a different paving
treatment,

Walkway bisecting the amenity space has been removed to allow the space to
be more unified. More lawn areas have been provided. Play structure is no
longer a creative play element but a structural play element with deck, slide
and climber.

support the Panel comment to increase the separation between Blocks B and C
fronting Westminster Highway to provide space for relocation of parking stall
currently located adjacent to the children’s play area; investigate opportunities
for narrowing the north-south internal drive aisle to provide more separation
between Blocks B and C;

Further to Traffic consultant studies, the relocation leading to the Block B
moving east and reducing driveway width disturbed the fire truck
maneuvering.
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consider improving the east elevation of Block D and the west elevation of
Block E and increasing the amount of glazing;

Recommendation taken, more articulations, such as windows and window
planter box introduced to create more active facades to interact with the play
area and residents.

ensure that cementitious panel has colour-matched trims so it does not look
choppy and cheap;

Noted, to be incorporated in Building Permit stage.

recommend that irrigation be provided in the development for maintenance of
proposed landscape;

Irrigation will be provided to soft landscape areas.
support the proposed elevation facing Westminster Highway and No. 4 Road;
Noted.

support the proposal for a shed roof above the balcony of the end unit near the
site entry; the roof design is appropriate as it is not noticeable but still provides
cover/weather protection; and

Noted.

support the proposed seating area at the corner of Westminster Highway and
No. 4 Road.

Noted.

Panel Decision

[t was moved and seconded
That DP 17-781907 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

CARRIED
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7 . h Development Permit Considerations
28N Ric mond Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 6017 No.4 Road (formerly 9980 Westminster Hwy) File No.: DP 17-781907

Prior to approval of the Development Permit, the developer is required to complete the following:
1. Final adoption of the Zoning Amendment Bylaw 9812.

2. Registration of a legal agreement on Title, identifying that the proposed development must be designed and
constructed with at least four solar photovoltaic (PV) panels to provide an alternative energy source for public space
lighting onsite, such as landscape lighting, lighting for mailbox area and garage room. Languages should be included
in the legal document that the solar panels will be installed to the Director of Building Approval’s satisfaction and
will be maintained for the life of the building and will not be removed unless otherwise agreed to by the City of
Richmond.

3. Registration of a legal agreement on Title to ensure that Registration of a legal agreement on Title or other measures,
as determined to the satisfaction of the Director of Development, to ensure that no final Building Permit inspection is
granted until one secondary suite is constructed on site, to the satisfaction of the City in accordance with the BC
Building Code and the City’s Zoning Bylaw.

4. Registration of a legal agreement on Title to ensure that Registration of a legal agreement on Title or other measures,
as determined to the satisfaction of the Director of Development, to ensure that one surface parking stall is to be
assigned to the unit with a secondary suite, and that the parking stall will be for the sole use of the secondary suite of
the unit.

5. Receipt of a Letter-of-Credit for landscaping and tree survival security in the amount of $128,035.88. No Landscape
Letter of Credit will be returned until the Letter of Assurance, confirming the landscaping is installed as per the
Development Permit, prepared by the Landscape Architect, is reviewed by staff.

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

1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. 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.

2. Incorporation of energy efficiency, CPTED, sustainability, and accessibility measures in Building Permit (BP) plans
as determined via the Rezoning and/or Development Permit processes.

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

Note:
*  This requires a separate application.

e  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.

Initial;
6277805
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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 contains 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.

Signhed Date



wigyy City of
e Richmond Development Permit

No. DP 17-781907
To the Holder: BENE NO. 4 DEVELOPMENT LTD.

Property Address: 6017 NO. 4 ROAD
(FORMERLY 9980 WESTMINSTER HIGHWAY)

Address: C/O DANNY LEUNG
WYDANCO CONSULTANTS LTD.
690 - 4400 HAZELBRIDGE WAY
RICHMOND, BC V6X 3R8

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City
applicable thereto, except as specifically varied or supplemented by this Permit.

2. This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #4 attached hereto.

4. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$128,035.88 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

6. 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 and the security shall be returned in full.

6046137



Development Permit
No. DP 17-781907

To the Holder: BENE NO. 4 DEVELOPMENT LTD.

Property Address: 6017 NO. 4 ROAD
(FORMERLY 9980 WESTMINSTER HIGHWAY)

Address: C/O DANNY LEUNG
WYDANCO CONSULTANTS LTD.
690 - 4400 HAZELBRIDGE WAY
RICHMOND, BC V6X 3R8

7. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

6046137
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