43 City of
sa84% Richmond Agenda

Planning Committee

Anderson Room, City Hall
6911 No. 3 Road

Wednesday, April 19, 2017
4:00 p.m.

Pg. # ITEM

MINUTES

PLN-5 Motion to adopt the minutes of the meeting of the Planning Committee held
on April 4, 2017.

NEXT COMMITTEE MEETING DATE

May 2, 2017, (tentative date) at 4:00 p.m. in the Anderson Room

PLANNING AND DEVELOPMENT DIVISION

1. APPLICATION BY PAK CHING CHAN AND ANNA LEI LING LEE
FOR REZONING AT 8511 NO. 4 ROAD FROM “SINGLE DETACHED

(RS1/E)” ZONE TO “COACH HOUSE (ZS29) - NO. 4 ROAD” ZONE
(File Ref. No. 12-8060-20-009703; RZ 16-748526) (REDMS No. 5306158 v. 2)

PLN-9 See Page PLN-9 for full report

Designated Speaker: Wayne Craig

PLN -1
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Planning Committee Agenda — Wednesday, April 19, 2017

Pg. #

PLN-40

PLN-68

ITEM

STAFF RECOMMENDATION

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9703 to create the
“Coach House (ZS29) — No. 4 Road” zone, and to rezone 8511 No. 4 Road
from “Single Detached (RS1/E)” zone to “Coach House (ZS29) — No. 4
Road” zone, be introduced and given first reading.

APPLICATION BY ORIS (TLP) DEVELOPMENTS CORP. FOR
REZONING AT 5071 STEVESTON HIGHWAY FROM “SINGLE
DETACHED (RS1/E)” ZONE TO “LOW DENSITY TOWNHOUSES

(RTL4)” ZONE
(File Ref. No. 12-8060-20-009705; RZ 16-734445) (REDMS No. 5356751)

See Page PLN-40 for full report

Designated Speaker: Wayne Craig

STAFF RECOMMENDATION

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9705, for a site-
specific amendment to the “Low Density Townhouses (RTL4)”” zone and for
the rezoning of 5071 Steveston Highway from *“Single Detached (RS1/E)”
zone to “Low Density Townhouses (RTL4)” zone, be introduced and given
first reading.

APPLICATION BY ANTHEM PROPERTIES GROUP LTD. FOR
REZONING AT 10475, 10491, 10511, 10531, 10551, 10571, 10591 AND
10631 NO. 5 ROAD FROM SINGLE DETACHED (RS1/E) TO

MEDIUM DENSITY TOWNHOUSES (RTM3)
(File Ref. No. 12-8060-20-009687/9715; RZ 16-726337) (REDMS No. 5362581)

See Page PLN-68 for full report

Designated Speaker: Wayne Craig
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Planning Committee Agenda — Wednesday, April 19, 2017

Pg. #

PLN-124

ITEM

STAFF RECOMMENDATION

(1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9715, for the
zoning text amendment to Section 3.4 [Use and Term Definitions],
Section 5.4 [Secondary Suites], Section 8.6 [Low Density Townhouses
(RTL1, RTL2, RTL3, RTL4)], Section 8.7 [Medium Density
Townhouses (RTM1, RTM2, RTM3)], Section 8.8 [High Density
Townhouses (RTH1, RTH2, RTH3, RTH4)] and Section 8.9 [Parking
Structure Townhouses (RTP1, RTP2, RTP3, RTP4)], to allow
secondary suites in townhouse developments, be introduced and given
first reading.

(2) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, for the
rezoning of 10475, 10491, 10511, 10531, 10551, 10571, 10591 and
10631 No. 5 Road from “Single Detached (RS1/E)” to “Medium
Density Townhouses (RTM3)”, be introduced and given first reading.

AGRICULTURALLY ZONED LAND: SUMMARY OF PUBLIC
CONSULTATION AND PROPOSED BYLAWS LIMITING
RESIDENTIAL DEVELOPMENT IN THE AGRICULTURE (AG1)

ZONE
(File Ref. No. 12-8060-20-009706/9707/9712; 08-4057-10) (REDMS No. 5369332)

See Page PLN-124 for full report

See supplementary information for Farmland Housing Regulations Survey
Responses

Designated Speaker: Wayne Craig

STAFF RECOMMENDATION

(1) That Richmond Official Community Plan Bylaw 9000, Amendment
Bylaw 9706, be introduced and given first reading;

(2) That Richmond Official Community Plan Bylaw 9000, Amendment
Bylaw 9706, having been considered in conjunction with:

(@) the City's Financial Plan and Capital Program; and

(b) the Greater Vancouver Regional District Solid Waste and
Liquid Waste Management Plans;

is hereby found to be consistent with said program and plans, in
accordance with section 477(3)(a) of the Local Government Act;
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Planning Committee Agenda — Wednesday, April 19, 2017

Pg. #

ITEM

(3)

(4)

()

(6)

()

That Richmond Official Community Plan Bylaw No. 9000,
Amendment Bylaw No. 9706, having been considered in conjunction
with Section 477(3)(b) of the Local Government Act, be referred to
the Agricultural Land Commission for comment;

That Richmond Official Community Plan Bylaw 9000, Amendment
Bylaw No. 9706, having been considered in accordance with Section
475 of the Local Government Act and the City’s Official Community
Plan Bylaw Preparation Consultation Policy 5043, is found not to
require further consultation;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9707
(Maximum Farm Home Plate Area and Setbacks in the AG1 Zone),
be introduced and given first reading;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9712
(Maximum House Size in the AG1 Zone), be introduced and given
first reading; and

That upon adoption of a bylaw limiting house size in the AG1 zone,
staff be directed to prepare the necessary Zoning Bylaw amendments
to implement similar density limits in all other zoning that permits
single family development in the Agricultural Land Reserve.

MANAGER’S REPORT

ADJOURNMENT
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City of
Richmond | Minutes

Planning Committee

Date: Tuesday, April 4, 2017
Place: Anderson Room
Richmond City Hall
Present: Councillor Linda McPhail, Chair

Councillor Bill McNulty
Councillor Alexa Loo
Councillor Harold Steves

Absent: Councillor Chak Au
Call to Order: The Chair called the meeting to order at 4:00 p.m.

MINUTES

It was moved and seconded
That the minutes of the meeting of the Planning Committee held on March
21, 2017, be adopted as circulated.

CARRIED

NEXT COMMITTEE MEETING DATE

April 19, 2017, (tentative date) at 4:00 p.m. in the Anderson Room
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Planning Committee
Tuesday, April 4, 2017

5361095

PLANNING AND DEVELOPMENT DIVISION

APPLICATION BY ZHAO XD ARCHITECT LTD. FOR REZONING
AT 7000, 7002 AND 7020 WILLIAMS ROAD & 10060 GILBERT ROAD
FROM “TWO-UNIT DWELLINGS (RDI1)” AND “SINGLE
DETACHED (RS1/E)” TO “MEDIUM DENSITY TOWNHOUSES

(RTM2)”
(File Ref. No. 12-8060-20-009688; RZ 16-743741) (REDMS No. 5174670)

Wayne Craig, Director, Development and Ada Chan Russell, Planner 1,
reviewed the application, noting that (i) market rental suites are not planned
for the proposed development, (ii) proposed setbacks comply with the City’s
Arterial Road Strategy, (iii) the proposed outdoor amenity space would
include a play structure, and (iv) staff can review including other uses for the
outdoor amenity space with the applicant.

Discussion ensued with regard to (i) the City’s historical policies related to
restricting secondary suites for duplexes, (ii) reviewing the City’s Affordable
Housing Strategy, and (iii) utilizing cash contributions to the City’s
Affordable Housing Strategy Fund to acquire affordable housing units.

In reply to queries from Committee, Xuedong Zhao, Zhao XD Architect Ltd.,
noted that the developer can explore options to include market rental suites in
the proposed development.

It was moved and seconded

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9688, for the
rezoning of 7000, 7002 and 7020 Williams Road & 10060 Gilbert Road from
“Two-Unit Dwellings (RD1)” zone and “Single Detached (RS1/E)” zone to
“Medium Density Townhouses (RTM2)” zone, be introduced and given first
reading.

CARRIED

APPLICATION BY OMB ARCHITECTS FOR A TEMPORARY

COMMERCIAL USE PERMIT AT 13340 SMALLWOOD PLACE
(File Ref. No. TU 17-762904) (REDMS No. 5319040)

Mr. Craig reviewed the proposed application, noting that (i) the proposed
temporary commercial use permit would allow the operation of a veterinary
clinic within the Richmond Auto Mall, (ii) the Richmond Auto Mall

Association supports the proposed application, and (iii) the City is fast-
tracking the proposed application.

Discussion ensued with regard to removing the cash-in-lieu contribution
requirements for tree planting in front of the subject site.
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Planning Committee

5361095

Tuesday, April 4, 2017

It was moved and seconded

(1) That the application by OMB Architects for a Temporary
Commercial Use Permit at 13340 Smallwood Place be considered at
the Public Hearing to be held May 15, 2017 at 7:00 p.m. in the
Council Chambers of Richmond City Hall; and that the following
recommendation be forwarded to that meeting for consideration:

() That a Temporary Commercial Use Permit be issued to the
Richmond Animal Protection Society (RAPS) for the property at
13340 Smallwood Place to allow Veterinary Service as a
permitted use; and;

(2) That Part (4) of the Temporary Commercial Use Permit, which
requires the applicant to provide a cash-in-lieu contribution of $1,950
towards the planting of three trees, be removed.

CARRIED

APPLICATION BY FAIRCHILD DEVELOPMENTS LTD. FOR AN
EXTENSION TO A TEMPORARY USE PERMIT AT 8320 CAMBIE

ROAD AND 8431 BROWNWOOD ROAD
(File Ref. No. TU 17-763604) (REDMS No. 5329642)

It was moved and seconded

That the application by Fairchild Developments Ltd, for an extension to
Temporary Use Permit TU 14-653009 for the properties at 8320 Cambie
Road and 8431 Brownwood Road be considered at the Public Hearing to be
held May 15, 2017 at 7:00 p.m. in the Council Chambers of Richmond City
Hall, and that the following recommendation be forwarded to that meeting
Sfor consideration:

(1)  That a Temporary Use Permit be reissued to Fairchild Developments
Ltd. as a renewal of TU 14-653009 to allow a temporary surface
parking lot at 8320 Cambie Road and 8431 Brownwood Road for a

period of three years.
CARRIED
MANAGER’S REPORT
None.
ADJOURNMENT
It was moved and seconded
That the meeting adjourn (4:22 p.m.).
CARRIED
3.
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Planning Committee
Tuesday, April 4, 2017

Certified a true and correct copy of the
Minutes of the meeting of the Planning
Committee of the Council of the City of
Richmond held on Tuesday, April 5 ,

2017.
Councillor Linda McPhail Evangel Biason
Chair Legislative Services Coordinator

5361095 PLN - 8



Report to Committee
Planning and Development Division

To: Planning Committee Date: April 3, 2017

‘From: Wayne Craig File: RZ 16-748526
Director, Development

Re: Application by Pak Ching Chan and Anna Lei Ling Lee for Rezoning at
8511 No. 4 Road from “Single Detached (RS1/E)” Zone to “Coach House (Z2S29) -
No. 4 Road” Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9703 to create the “Coach House
(ZS29) — No. 4 Road” zone, and to rezone 8511 No. 4 Road from “Single Detached (RS1/E)”
zone to “Coach House (ZS29) — No. 4 Road” zone, be introduced and given first reading.
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April 3, 2017 -2- RZ 16-748526

Staff Report
Origih
Pak Ching Chan and Anna Lei Ling Lee have applied to the City of Richmond for permission to
rezone the property at 8511 No. 4 Road from the “Single Detached (RS1/E)” zone to a new
site-specific zone, “Coach House (ZS29) — No. 4 Road”. The proposed rezoning would permit
the property to be subdivided to create two lots, each with a principal dwelling and an accessory
coach house above a detached garage, with vehicle access from the existing rear lane

(Attachment 1). The site is currently occupied by a single-family dwelling, which will be
demolished. The proposed subdivision plan is included in Attachment 2.

The site-specific zone is requested by the applicant in order to facilitate the proposed lot depth of
34.96 m (114.7 ft.), which does not meet the minimum required lot depth of the standard “Coach
Houses (RCH1)” zone of 35.0 m (114.8 ft.). The proposed site-specific zone is identical in all
provisions to the standard “Coach Houses (RCH1)” zone, but allows for the reduced lot depth.

Findings of Fact

A De§elopment Application Data Sheet providing details about the development proposal is
attached (Attachment 3). -

Surrounding Development

Development immediately surrounding the subject site is as follows:

To the North: Single-family dwellings on lots zoned “Single Detached (RS1/E)” fronting
\ No. 4 Road.

To the South: Single-family dwellings on lots zoned “Compact Single Detached (RC1)”
fronting No. 4 Road, with vehicle access from the rear lane.

To the East:  Across No. 4 Road, single-family dwellings on actively farmed agricultural lots
included in the Agricultural Land Reserve (ALR), zoned “Agriculture (AG1)”.

To the West:  Across the rear lane, single-family dwellings on lots zoned “Single Detached
(RS1/B)” fronting Allison Court. '

Related Policies & Studies
Official Community Plan/Broadmoor Area — Ash Street Sub-Area Plan

The Official Community Plan (OCP) land use designation for the subject site is “Neighbourhood
Residential” (NRES). The Broadmoor Area — Ash Street Sub-Area Plan designates the site as
“small lots or large lots” (Attachment 4). The proposal is consistent with these designations.

PLN - 10



April 3, 2017 -3- RZ 16-748526

Arterial Road Land Use Policy

The Arterial Road Land Use Policy identifies the subject site as “Arterial Road Compact Lot
Single Detached”, which allows for compact lot single detached or compact lot coach house
development. The Arterial Road Land Use Policy requires all compact lot development to be
accessed from an operational municipal lane only. The proposed rezoning and ensuing
development is consistent with this Policy.

Agricultural Land Reserve (ALR) Buffer Zone

Consistent with the OCP guidelines, the applicant is required prior to final adoption of the
rezoning bylaw, to register a legal agreement on Title to ensure that a 4.0 m wide landscaped
Agricultural Land Reserve (ALR) buffer (as measured from the east property line) along No.

4 Road is maintained and will not be abandoned or removed. The legal agreement will also
identify that the property is potentially subject to impacts of noise, dust and odour resulting from
agricultural operations. The application was not referred to the Agricultural Advisory
Committee (AAC), as the committee has requested to review only higher density proposals near
ALR land, and relies on staff to secure the landscaped buffer and legal agreement for single-
family development.

Floodplain Management Implementation Strategy

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is
required prior to final adoption of the rezoning bylaw. ' '

Public Consultation

A rezoning sign has been installed on the subject property. Staff have not received any
comments from the public about the rezoning application in response to the placement of the
rezoning sign on the property.

Should the Planning Committee endorse this application and Council grant first reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing; where any area resident or
interested party will have an opportunity to comment. Public notification for the Public Hearing
will be provided as per the Local Government Act.

Analysis
Site-Specific Zone

The proposed rezoning application would rezone the subject property to a new site-specific zone,
“Coach House (ZS29) — No. 4 Road”. The proposed lot depth of 34.96 m (114.7 ft.) does not
meet the minimum requirement of the standard “Coach Houses (RCH1)” zone of 35.0 m (114.8
ft.). The proposed site-specific zone is identical in all provisions to the RCHI zone, but allows
for a reduced lot depth. The proposed site-specific zone can be utilized for future rezoning on the
neighbouring sites to the north, which have similar lot depths.

PLN - 11



April 3, 2017 -4- RZ 16-748526

Tree Retention and Replacement

A Certified Arborist’s Report was submitted by the applicant, which identifies tree species,
assesses tree structure and condition, and provides recommendations on tree retention and
removal relative to the proposed development. The Report assesses two bylaw-sized trees on the
subject site.

The Arborist’s recommendations include relocating (with a tree spade) one Japanese maple tree
on-site (tag# 1) by a qualified tree moving company. The tree is proposed to be moved from the
rear yard to the front yard, as the existing location is in conflict with the proposed coach house
dwelling. One tree on-site (tag# 2) is in poor condition and recommended to be removed. Tree
Preservation staff have reviewed the Arborist’s Report, conducted an on-site visual tree
assessment, and concur with the Arborist’s recommendations.

Tree Protection

The proposed Tree Management Plan is shown in Attachment 5, which outlines the protection
and relocation of the one tree on-site (tag# 1). Prior to demolition of the existing dwelling on the
subject site, the applicant is required to install tree protection fencing around all trees to be
retained.

Prior to final adoption of the rezoning bylaw, the applicant must submit a contract with a
Certified Arborist for the supervision of all works conducted within or in close proximity to tree
protection zones, and provide a Tree Survival Security to the City in the amount of $10,000 for
the one on-site tree to be relocated and retained.

Tree Replacement

Consistent with the OCP tree replacement ratio goal of 2:1, two replacement trees are to be
planted and maintained on the proposed lots. Council Policy #5032 for Tree Planting
(Universal) (adopted by Council on July 10, 1995 and amended in 2015) encourages a minimum
of two trees to be planted and maintained on every lot. Based on the preliminary Landscape Plan
(Attachment 6), the applicant has proposed to plant three trees on proposed Lot A, in addition to
the one tree being relocated and retained, and four trees on proposed Lot B; for a total of eight
trees on-site.

As per Tree Protection Bylaw No. 8057, based on the size of the on-site tree being removed
(34 cm dbh), replacement trees shall be the following minimum sizes:

Minimum Caliper of Deciduous or Minimum Height of Coniferous
No. of Replacement Trees Replacement Tree Replacement Tree
2 6cm 3.5m
2 8cm . 4m

The applicant will provide a Landscape Plan and landscape security based on 100% of the cost
estimate provided by the Landscape Architect, prior to final adoption of the rezoning bylaw,

consistent with the preliminary Landscape Plan (Attachment 6). Securities will not be released
until a landscaping inspection has been passed by City staff after construction and landscaping

. 5306158 PLN - 12



April 3,2017 -5- RZ 16-748526

has been completed.. The City may retain a portion of the security for a one year maintenance
period from the date of the landscape inspection.

Site Plan & Architectural Character

Preliminary conceptual plans proposed for redevelopment of the subject site have addressed staff
comments identified as part of the rezoning application review process (Attachment 7).

The proposed site plan involves a principal dwelling on the east side of each lot and an accessory
coach house above a detached garage on the west side of each lot, with vehicle access from the
rear lane. The proposed building siting and open space are consistent with the requirements of
the zone.

The proposed Architectural Elevation Plans include sloped roofs, articulation of the coach house
building and appropriate window placement to minimize overlook of adjacent properties, while
still allowing for passive surveillance of the rear lane. There are no proposed coach house
balconies.

On-site garbage and recycling is proposed to be set back a minimum of 1.5 m from the rear
property line and located within a screened structure, in accordance with the zone.

Prior to final adoption of the rezoning bylaw, minor revisions to enhance the coach house design
may be made to the preliminary conceptual plans included in Attachment 7 to ensure compliance
with the Zoning Bylaw and BC Building Code. Prior to final adoption of the rezoning bylaw, the
applicant must register restrictive covenants on Title to ensure:

e The coach house on each lot proposed cannot be stratified.

e The Building Permit application and ensuing development at the site is generally
consistent with the proposed preliminary conceptual plans.

Plans submitted at Building Permit stage must comply with all City regulations, including
zoning.

Transportation and Site Access

Consistent with the requirements of the zone, pedestrian access to the site and coach house is
proposed via a permeable pathway from both No. 4 Road and the rear lane.

Vehicle access to the proposed lots is to be from the existing rear lane only, with no access
permitted from No. 4 Road, in accordance with Residential Lot (Vehicular) Access Regulation
Bylaw No. 7222, :

For each lot, on-site parking is proposed in a garage in accordance with the zone and consists of
two parking spaces for the principal dwelling provided in tandem arrangement, along with one -
parking space for the coach house to the side (note: tandem parking for the principal dwelling is
permitted in the zone). Prior to final adoption of the rezoning bylaw, the applicant must register
a restrictive covenant on Title, prohibiting the conversion of the tandem garage into habitable
space.

5306158 PLN - 13



April 3, 2017 -6 - : RZ 16-748526

Prior to issuance of a Building Permit, the applicant is required to submit a Construction Parking
and Traffic Management Plan to the City’s Transportation Department for review.

Affordable Housing Strategy

The proposed rezoning is consistent with the Affordable Housing Strategy, as it involves the
creation of two new lots, each with a principal dwelling and an accessory coach house above a
detached garage.

Site Servicing and Frontage Improvements

At Subdivision stage, the applicant must provide a new 1.5 m wide statutory right-of-way (SRW)
along the east property line for utilities (storm sewer). The applicant is aware that encroachment
into the SRW is not permitted.

At Subdivision stage, the applicant is required to enter into a Servicing Agreement for the design
and construction of engineering infrastructure and frontage improvements, as described in
Attachment 8. Frontage and road improvements include, but are not limited to, the following:

e North-south lane upgrades including rear laneway re-grading to a center swale
configuration, installing rollover curbs and street lighting along entire property’s rear
laneway frontage.

e Providing frontage improvements along No. 4 Road in the form of a new 1.5 m concrete
sidewalk at the property line, with the remaining space to the existing curb to be
treed/grassed boulevard, complete with transitions to the existing sidewalk located to the
north and south.

At Subdivision stage, the applicant is also required to pay current year’s taxes, Development
Cost Charges (City and GVS & DD), Address Assignment Fees, School Site Acquisition Charge,
and the costs associated with the completion of the required servicing works and frontage
improvements as described in Attachment 8.

Financial Impact or Economic Impact

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights,
street trees and traffic signals).

Conclusion

The purpose of this rezoning application is to rezone the property at 8511 No. 4 Road from
“Single Detached (RS1/E)” to a new site-specific zone, “Coach House (ZS29) — No. 4 Road”, in
order to permit the property to be subdivided to create two lots, each with a principal dwelling
and an accessory coach house above a detached garage.

This rezoning application complies with the land use designations and applicable policies
contained within the OCP and Area Plan for the subject site.

5306158 ( PLN = 14



April 3,2017 -7- RZ 16-748526

The list of rezoning considerations is included in Attachment 8, which has been agreed to by the
applicant (signed concurrence on file).

On this basis, it is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9703
be introduced and given first reading,.

8M~_

Steven De Sousa
Planning Technician — Design
(604-276-8529)

SDS:blg

Attachment 1: Location Map/Aerial Photo

Attachment 2: Proposed Subdivision Plan

Attachment 3: Development Application Data Sheet
Attachment 4: Ash Street Sub-Area Plan Land Use Map
Attachment 5: Tree Management Plan

Attachment 6: Preliminary Landscape Plan

Attachment 7: Preliminary Conceptual Plans
Attachment 8: Rezoning Considerations
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Original Date: 11/09/16

Revision Date:

Note: Dimensions are in METRES
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Original Date: 11/09/16

Revision Date:

Note: Dimensions are in METRES
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ATTACHMENT 2
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City of

. Development Application Data Sheet
Richmond P i

Development Applications Department

RZ 16-748526 Attachment 3

Address: 8511 No. 4 Road

Applicant. Pak Ching Chan & Anna Lei Ling Lee

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

‘ Existing } Proposed
Owner: A. Lee & P. Chan To be determined
e 2 2 Lot A: 341 m” (3,670 ft)
Site Size: 682 m” (7,340 ft°) Lot B: 341 m? (3.670 )
Land Uses: Single-family residential No change
OCP Designation: _ Neighbourhood Residential Complies
Area Plan Designation: Small lots or large lots Complies
Zoning: Single Detached (RS1/E) Coach House (ZS29) — No. 4 Road
On Future . .
Subdivided Lots ] Bylaw Requirement (2S529) ‘ Proposed l Variance
Floor Area Ratio: Max. 0.6 Max. 0.6 None
permitted
Principal Dwelling Floor Max. 171.6 m? (1,847 ft)) 2 2 None
Area:* (depending on coach house size) 162.1 m* (1,745 t) permitted
Coach House Floor Min. 33.0 m* (355 ft* 2 2 None
Area:* Max. 60.0 m? (645 ftQ) 42.5 m” (457 t) permitted
Total Buildable Floor 2 2 2 2 None
Area:* Max. 204.6 m? (2,202 ft?) Max. 204.6 m” (2,202 ft%) permitted
Buildings: Max. 45% Buildings: 45%
Lot Coverage: Non-porous Surfaces: Max. 70% Non-porous Surfaces: 70% None
Landscaping: Min. 20% Landscaping: 30%
Lot Size: 315.0 m? 341 m? None
. Co Width: 9.0 m Width: 9.7 m
Lot Dimensions: Depth: 34.5 m Depth: 34.96 m None
Princial Dwellin Front: Min. 6 m Front: 6 m
SetbaFc):ks g Rear: Min. 6 m Rear: 17 m~ None
) . Interior Side: Min. 1.2 m Interior Side: 1.2 m
Front: Min. 15 m Front. 21 m
Rear: Min. 1.2 m Rear: 1.2 m
Coach House Setbacks: | Interior Side (Ground): Min. 0.6 m | Interior Side (Ground): 0.6 m None
Interior Side (Upper): Min. 1.2 m Interior Side (Upper): 1.2 m
Opposite Interior Side: Min. 1.8 m | Opposite Interior Side; 2.9 m
Principal Dwelling 1 .
Height: Max. 2 ¥ storeys Max. 2 ¥ storeys None

5306158

PLN -19




February 1, 2017

On Future
Subdivided Lots

-2

{ Bylaw Requirement (ZS29) ~

RZ 16-748526

Proposed

‘ Variance

Max. 6.5 m measured from the Max. 6.5 m measured from
Coach House Height: highest elevation of the crown of the highest elevation of the None
the lane crown of the lane
. . . Principal Dwelling: 2 Principal Dwelling: 2
On-Site Parking Spaces: . Coach House: 1 Coach House: 1 None
-Srggg:gl Parking Permitted for Principal Dwelling Principal Dwelling: 2 None
. | Principal Dwelling: Min. 30 m®* | Principal Dwelling: Min. 30 m*
Outdoor Amenity Space: Coach House: No minimum Coach House: 6 m* None
Coach House Balcony: Max. 8.0 m? N/A None

Other: Tree replacement compensation required for loss of significant trees.

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance
review at Building Permit stage.
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City of Richmond

ATTACHMENT 4

Bylaw 9489

Land Use Map 2(})/16/07/18
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City of Richmond

Table 1:
Official Community Plan - Specific Infill Land Use Designations
Ash Street (Section 22-4-6)
KEY TO
DENSITY MAXIMUM
T APPROH)X“&E AREA | UNITS/HA | NUMBEROF | LAND USE OTHER
’ (UNITS/AC.) UNITS
MAP
1 24 (6) NA. Commercial or ngnmum two-storey
townhouses height
Open space and
Townhouses | children's play area
2 1.86 (3.64) 24 (12) a7 or small lots with townhouses or
small lots
Townhouses Open spacesand
3 0.502 (1.25) *55 FAR *55 FAR children's play area
or duplex .
with townhouses
Open space and
Townhouses children's play area
ki 1.07 (2.64) 85 L] =7 or small lots with townhouses or
small lots
Open space and
5 .95 (2.34) 18 (7) 18 Small lots children's play area
Open space and
6 .81(2) 18 (7) 14 Small lots children’s play area
Townhouses Open space and
7 0.830/(2.05) 20 ¢12) 23 or small lots children's play area
8 0.12 (0.3) 18 (7) 3 Small lots
Access to Blundell
Townhouses restricted. Open
9 0.645 (1.6) 19 (12) 24 or small lots space and children's
with lane play area. Possible
lane.
10 ¢ 1.8 (4.45) 18 (7) 31 S:“a" lots or
arge lots
Open up carner for
11 o NA. N.A. Large lots or | 1lic view of DeBeck
park
school/park
12 # NA. NA. Parklor small
ots
TOTAL 246

Note: FAR = Floor Area Ratio

Original Adoption: March 10, 1986 / Plan Adoption: February 19, 2001
4573372/ 8060-20-7100
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Tree Retention & Removal Plan, Scale 3/32”=1’

SUITABLE REPLACEMENT TREES

(Botanical name)
Dik’s Weeping Cypress

(Chamaecyparis lawsoniana ‘Dik’s

Weeping’)
Serbian Spruce

(Picea omorika)

SPREAD
Radius (ft.) est.

DBH
(cm)
31
combined

SPECIES

TREE
#

Japanese maple
(Acer palmatum sp.)

45
3

Im

34
combined

Cherry
(Prunus sp.)

55

2

3.lm
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ATTACHMENT 8

City of . S

4 Rich d Rezoning Considerations

emess NICNIMOoN Development Applications Department
' 6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 8511 No. 4 Road : File No.: RZ 16-748526

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9703, the developer is
required to complete the following:

1. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of
Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape
Architect, including fencing, paving, installation costs and a 10% contingency. The Landscape Plan should:

*  Comply with the guidelines of the OCP’s Arterial Road Policy.
* Include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report.
* include the minimum four required replacement trees with the following minimum sizes:

No. of Replacement Trees | Minimum Caliper of Deciduous Tree K@ Minimum Height of Coniferous Tree

2 ’ 6cm 35m
2 8cm 4m

Landscape securities will not be released until a landscaping inspection is passed by City staff. The City may retain a
portion of the securities for a one year maintenance period.

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of the trees to be retained. The Contract should include the scope of
work to be undertaken, including: the relocation of the one tree (tag# 1) with a tree spade by a qualified tree moving
company, 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.

3. Submission of a Tree Survival Security to the City in the amount of $10,000 for the one tree (tag# 1) on-site to be
relocated and retained.

Registration of a flood indemnity covenant on Title.

5. Submission of Conceptual Development Plans of the proposed coach houses, to the satisfaction of the Director of
Development, and registration of a legal agreement on Title, ensuring that the Building Permit application and
ensuring development is generally consistent with the proposed plans.

6. Registration of a legal agreement on Title, ensuring that the coach house cannot be stratified.

7. Registration of a legal agreement on Title, ensuring that a 4.0 m wide landscaped Agricultural Land Reserve (ALR)
buffer (as measured from the east property line) along No. 4 Road is maintained and will not be abandoned or
removed. The legal agreement is to identify that the property is potentially subject to impacts of noise, dust and odour
resulting from agricultural operations.

8. Registration of a legal agreement on Title prohibiting the conversion of the tandem parking area into habitable space.

At Demolition Permit* stage, the developer is required to complete the following:

1. Installation of tree protection fencing around all trees to be retained. Tree protection fencing must be installed to City
standard in accordance with the City’s Tree Protection Information Bulletin TREE-03 prior to any works being
conducted on-site, and must remain in place until construction and landscaping on-site is completed.

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

1. Payment of the current year’s taxes, Development Cost Charges (City and GVS & DD), Address Assignment Fees,
School Site Acquisition Charge, and the cost associated with the completion of the required servicing works and
frontage improvements.

2. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure and frontage
improvements. Works include, but may not be limited to:

PLN - 30
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Water Works: ‘
*  Using the OCP Model, there is 399 L/s of water available at a 20 psi residual at No. 4 Road frontage. Based on

your proposed development, your site requires a minimum fire flow of 95 L/s.

* The Developer is required to:
*  Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the development has adequate fire flow for on-site fire protection. Calculations must
be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building designs.
* Install two new water service connections, both complete with a meter and meter box, off of the existing
300 mm AC watermain along No. 4 Road to service the proposed subdivided lots.
* Remove the existing water service connection at No. 4 Road frontage.
* Atthe Developers cost, the City is to: _

* Perform tie-ins, cutting, and capping of all proposed works to existing City infrastructure.
Storm Sewer Works:
* The Developer is required to:

.* Retain existing storm service connections located at the north and south corners of the No. 4 Road frontage,
remove existing inspection chambers and provide new Type II Inspection Chambers to service the proposed
subdivided lots.

* Provide a 1.5 m wide utility Statutory Right of Way along the entire east property line of the proposed
development. Fencing of any sort will not be allowed within the Statutory Right of Way.

* Install a new 200 mm diameter storm sewer along the proposed site’s rear laneway frontage (approximately
18 m), complete with catch basins and a manhole at the highpoint at the north end and a new manhole at the
lane junction.

* Install, at City’s cost, a new 200 mm diameter storm sewer at the rear lane frontage of 8533 and
8531 No. 4 Road (approximately 22 m), complete with catch basins and a manhole at the highpoint at the
south end. Tie-in to the proposed 200 mm storm sewer mentioned above and into the existing storm sewer in
the abutting lane to the northwest.

* At the Developers cost, the City is to:

* Perform tie-ins, cutting, and capping of all proposed works to existing City infrastructure.
Sanitary Sewer Works.
* The Developer is required to:

* Retain the existing sanitary service connection located at the northwest corner of the proposed site and
provide a new Type II Inspection Chamber to service the proposed subdivided lot to the north.

* Install a new sanitary service connection off of existing SMH1489 to service the proposed subdivided lot to
the south.

* At Developer’s cost, the City is to:

* Perform tie-ins, cutting, and capping of all proposed works to existing City infrastructure.

Frontage Improvements:
* The Developer is required to: '

* Coordinate with BC Hydro, Telus and other private communication service providers:

*  When relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.

*  To determine if above ground structures are required and coordinate their locations (e.g. Vista, PMT,
LPT, Shaw cabinets, Telus Kiosks, etc.). These should be located on-site.

* Provide road improvements along No. 4 Road frontage of the proposed site in accordance with the standard
road cross-section requirements, to include: a 1.5 m boulevard and 1.5 m sidewalk behind the existing
curb/gutter as per Transportation’s requirements.

¢ Provide rear laneway re-grading to a center swale configuration, install rollover curbs and street lighting
along entire property’s rear laneway frontage.

* At City’s cost, provide re-grading to a center swale configuration, install rollover curbs and street lighting
along the rear laneway fronting 8533 and 8531 No. 4 Road (approximately 22 m).

* Complete other frontage improvements as per Transportation’s requirements

General Items:
* The Developer is required to:
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* Enter into, if required, 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, 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.

*  Complete Road Restoration in compliance with Bylaw 7869 due to any road cuts made in No. 4 Road.

Submission of Building Permit plans that conform to the design covenant registered on title at rezoning stage. The
plans submitted must comply with all City regulations.

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,

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 copy on file]

Signed ' Date
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& City of
2 Richmond Bylaw 9703

Richmond Zoning Bylaw 8500
Amendment Bylaw 9703 (RZ 16-748526)
8511 No. 4 Road

The Council of the City of Richmond, in open meeting assembled, enacts as follows:
1.  Richmond Zoning Bylaw 8500, as amended, is further amended by:

a. Inserting the following section into Section 15 (Site Specific Residential (Single
Detached) Zones), in numerical order: :

“15.29 Coach House (ZS29) - No. 4 Road

15.29.1 Purpose

The zone provides for a coach house in conjunction with single detached housing
where there is vehicle access to a rear lane.

15.29.2 Permitted Uses 15.29.3 Secondary Uses
¢ housing, single detached, with a bed and breakfast

detached coach house ¢ boarding and lodging
¢ community care facility, minor
¢ home business
15.29.4 Permitted Density
1. The maximum density is limited to one principal dwelling unit and one coach house
per lot.
2. The maximum floor area ratio (FAR) is 0.6.
3. . The coach house must have a minimum floor area of at least 33.0 m? and must not
exceed a total floor area of 60.0 m?.
4, For the purposes of this zone only, 10% of the floor area total calculated for the lot in

question must be used exclusively for covered areas of the single detached housing
or coach house which are open on two or more sides, with the maximum for the
coach house being 6.0 m?, and is not included in the calculations of the maximum
floor area ratio.

5. Anunenclosed and uncovered balcony of a detached coach house shall have a

maximum area of 8.0 m?, and shall be {ocated so as to face the lane on a mid block lot
and the lane or side street on a corner lot.

5354283 PLN - 33



BylaW 9703 ’ Page 2

Stairs to the upper level of a detached coach house must be enclosed within the
allowable building area.

Notwithstanding section 4.2.2 of this bylaw, where the lot width is between 9.0 m and
11.5m:

a) a maximum of 58 m? of enclosed parking within a garage located on-site, or
parking spaces within an unenclosed carport located on-site, is not included in
the calculation of the maximum floor area ratio, provided that such enclosed
parking or parking spaces are not used for habitable space; and

b) for the purposes of this subsection 15.29.4.7, a carport means a roofed
structure, open on two or more sides, that is attached to the accessory
building containing the coach house and that is used by the occupants of the
lot to shelter the required vehicle parking spaces.

Permitted Lot Coverage
The maximum lot coverage is 45% for buildings.

No more than 70% of a lot may be occupied by buildings, structures and non-
porous surfaces.

20% of the lot area is restricted to landscaping with live plant material.
Yards & Setbacks

The minimum front yard is 6.0 m, except that accessory buildings, coach houses,
carports, garages and parking spaces must be setback a minimum of 15.0 m.

The minimum interior side yard for a principal building is 1.2 m.

On an interior lot, where the lot width is between 9.0 mand 11.5 m:

a) the minimum setback for an accessory building containing a coach house to
one side lot line is 0.6 m for the ground floor and 1.2 m for the upper floor; and

b) the minimum setback for an accessory building containing a coach house to
the opposite and opposing side lot line is 1.8 m.
On an interior lot, where the lot width is greater than 11.5 m:

a) the minimum setback for an accessory building containing a coach house to
one side lot line is 1.2 m; and

b) the minimum setback for an accessory building containing a coach house to
the opposite and opposing side lot line is 1.8 m.

In addition to subsections 15.29.6.3 and 15.29.6.4, an accessory building containing
a coach house on an interior lot with an east-west orientation shall be located closest
to the southern interior side lot line, to reduce shadowing on the adjacent lot to the
north.
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Bylaw 9703 Page 3

10.

1.

12.

13.

14.

15.29.7

Bay windows and hutches which form part of the coach house may project for a
distance of 0.6 m into the side yard.

The minimum exterior side yard is 3.0 m.

The minimum rear yard is 6.0 m for the single detached housing, except for a
corner lot where the exterior side yard is 6.0 m, in which case the rear yard is
reduced to 1.2 m.

A coach house shall be located within 1.2 m and 10.0 m of the rear lot line.

The minimum building separation space between the principal single detached
housing unit and the accessory building containing a coach house is 4.5 m.

Coach houses and accessory buildings are not permitted in the front yard.

Waste and recycling bins for a coach house shall be located within a screened
structure that is setback a minimum of 1.5 m from the rear lot line.

Building elements in a coach house that promote sustainability objectives such as
solar panels, solar hot water heating systems and rainwater collection systems may
project 0.6 m into the side yard and rear yard.

An unenclosed and uncovered balcony of a detached coach house, located so as to
face the lane on a mid block lot and the lane or side street on a corner lot, may
project 0.6 m into the rear yard.

Permitted Heights

The maximum height for single detached housing is 2 %z storeys or 9.0 m, whichever is
less, but it shall not exceed the residential vertical lot width envelope and the
residential lot depth vertical envelope. For a principal building with a flat roof, the
maximum height is 7.5 m. :

The ridge line of a side roof dormer may project horizontally up to 0.91 m beyond the
residential vertical lot width envelope but no further than the setback required for
the interior side yard or the exterior side yard.

The ridge line of a front roof dormer may project horizontally up to 0.91 m beyond the
residential vertical lot depth envelope but no further than the setback required for
the front yard.

For the purpose of this zone only, residential vertical lot depth envelope means a
vertical envelope located at the minimum front yard setback requirement for the lot in
guestion.

The residential vertical lot depth envelope is:

a) calculated from the finished site grade; and

b) formed by a plane rising vertically 5.0 m to a point and then extending upward
and away from the required yard setback at a rate of the two units of vertical rise
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Bylaw 9703 Page 4

for each single unit of horizontal run to the point at which the plane intersects to
the maximum building height.

6. The maximum height for an accessory building containing a coach house shall be 2
storeys or 6.5 m above the highest elevation of the crown of the abutting lane
measured to the roof ridge, whichever is less.

7. In addition to the requirements in subsection 15.29.7.6, where the lot width is between
9.0mand11.5m:

a) any portion of the ground floor of an-accessory building used for parking
provided in a tandem arrangement that extends beyond the footprint of the
second storey of a coach house shall be no higher than 4.0 m above the
highest elevation of the crown of the abutting lane; and

b) the roof over the portion of the ground floor of an accessory building used for
parking provided in a tandem arrangement must have a minimum pitch of 4:12
and be a gable end roof design.

8. In the ZS29 zone:

a) the first storey of an accessory building containing a coach house facing the
single detached housing shall have a sloping skirt roof, and the maximum
height of the eave of the sloping skirt roof shall be 3.7 m above grade;

b) the maximum height to the top of the sloping skirt roof of the first storey of an
accessory building containing a coach house facing the single detached
housing shall be 4.0 m above grade; and

c) for the purpose of this subsection 15.29.7.8 only, grade means the finished
ground elevation around the accessory building containing the coach house.

9. The maximum height for accessory structures is 9.0 m.
15.29.8 Subdivision Provisions/Minimum Lot Size

1. The minimum lot dimensions and areas are as follows, except that the minimum lot
width for corner lots is an additional 2.0 m:

Minmum  Minmum  Minimumlot | Minimum
frontage lotwidth = depth | lot area

2. A coach house may not be subdivided from the lot on which it is located.
15.29.9 Landscaping & Screening

1. Landscaping and screening shall be provided in accordance with the provisions of
Section 6.0, except that in the ZS29 zone:

a) fences, when located within 3.0 m of a side lot lane abutting a public road or
6.0 m of a front lot line abutting a public road, shall not exceed 1.2 min
height; and
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b) fences, when located elsewhere within a required yard, shall not exceed 1.83 m
in height.

2. A private outdoor space shall be provided with a minimum area of 30.0 m? and a
minimum width and depth of 3.0 m.

3. All private outdoor space shall not be:
a) located in the front yard; and

b) occupied or obstructed by any buildings, structures, projections and on-site
parking, except for cantilevered roofs and balconies which may project into the
private outdoor space for a distance of not more than 0.6 m.

4 A private outdoor space:
a)  shall be for the benefit of the coach house only;

b) may include an open or covered deck, unenclosed balcony, patio pavers, porch
or fenced yard space which is clearly defined and screened through the use of
landscaping, planting or architectural features such as trellises, low fencing or
planters, but not space used for parking purposes; and

c) shall be accessed from the rear yard, lane or coach house.

5. The rear yard between a coach house and the lane, including the building entry to
the coach house, must incorporate:

a) the planting of appropriate trees (e.g. small species or fastigiate/columnar) and
other attractive soft landscaping, but not low ground cover, so as to enhance the
visual appearance of the lane; and

b) high quality permeable materials where there is a driveway to parking spaces
and where the lane has curb and gutter.

6. A high quality screen shall be located between the lane and any surface parking
spaces parallel to the lane, and along the lot line adjacent to any surface parking
spaces if abutting a neighbouring lot. Where the space is constrained, a narrow area
sufficient for the growth of plant material shall be provided at the base of the screen.

7. . Theyard between the coach house and the road on a corner lot shall be designed
and treated as the front yard of the coach house, not be used as private outdoor
space and have quality surface treatment, soft landscaping and attractive plant
materials. :

8. ‘Where vertical greening is used as a means to improve privacy, it may include
building walls and/or the provision of fences and arbours as support structures for
plants. In constrained areas, tall plantings may include varieties of bamboo for
screening and landscaping.

9. A minimum 0.9 m wide, unobstructed, permeable pathway must be provided:

a) clearly leading from the road to the coach house entry; and

b) clearly leading from the lane to the coach house entry.
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15.29.10
1.

15.29.11

1.

On-Site Parking & Loading

On-site vehicle parking shall be provided according to the standards set out in Section
7.0, except that the maximum driveway width shall be 6.0 m.

For the purpose of this zone only, a driveway is defined as any non-porous surface of
the lot that is used to provide space for vehicle parking or vehicle access to or from a
public road or lane.

Where the lot width is between 9.0 m and 11.5 m:

a) the required on-site parking spaces for the single detached housing may be
provided in a tandem arrangement, with the required on-site parking space for
the coach house located to one side; and

b) a coach house may not be located above more than 2 side-by-side parking
spaces in the detached garage or carport, as defined in subsection 15.29.4.7

(b).
Where the lot width is greater than 11.5 m:

a) a coach house may not be located above more than 2 parking spaces in the
detached garage for the single detached housing; and

b) the required parking space and driveway for a coach house must be
unenclosed or uncovered and must be made of porous surfaces such as
permeable pavers, gravel, grasscrete or impermeable wheel paths surrounded
by ground-cover planting.

Other Regulations

Boarding and lodging shall be located only in a single detached housing unit, and not
in the coach house.

A child care program shall not be located in a coach house.
The coach house must be located above a detached garage. .

In addition to the regulations listed above, the General Development Regulations in
Section 4.0 and Specific Use Regulations in Section 5.0 apply.”
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2. 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 “COACH HOUSE (ZS29) — NO. 4 ROAD”.

P.I.D. 003-490-416
Lot 18 Except: Firstly; Part Subdivided by Plan 43667, Secondly; Part Subdivided by Plan

74576; Block “B” Section 22 Block 4 North Range 6 West New Westminster District Plan
- 2670 '

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9703”.

FIRST READING

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

APPROVED

Bl

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

28

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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Report to Committee

ichmond Planning and Development Division
To: Planning Committee Date: March 30, 2017
From: Wayne Craig File: RZ 16-734445

Director, Development

Re: Application by Oris (TLP) Developments Corp. for Rezoning at
5071 Steveston Highway from “Single Detached (RS1/E)” Zone to “Low Density
Townhouses (RTL4)” Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9705, for a site-specific amendment to
the “Low Density Townhouses (RTL4)” zone and for the rezoning of 5071 Steveston Highway
from “Single Detached (RS1/E)” zone to “Low Density Townhouses (RTL4)” zone, be
introduced and given first reading.

Wayne Crai K
Director, Developm nt
CL: blé/

Att. 8
REPORT CONCURRENCE
ROUTED ToO: CONCURRENCE | CONCURRENCE OF GENERAL MIANAGER
) 7/ -
Affordable Housing o W=7l A
- J

7

/
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Staff Report
Origin
Oris (TLP) Developments Corp. has applied to the City of Richmond for permission to rezone
5071 Steveston Highway from the “Single Detached (RS1/E)” zone to the “Low Density
Townhouses (RTL4)” zone, to permit the development of nine townhouses, with vehicle access

from Steveston Highway (Attachment 1). A topographic survey of the subject site is included in
Attachment 2.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 3).

Surrounding Development
Existing development immediately surrounding the subject site is as follows:

e To the North, immediately across the rear lane, is a single-family dwelling on a lot zoned
“Single Detached (RS1/B)”, which fronts Hollymount Drive.

e To the South, immediately across Steveston Highway, is a townhouse complex on a lot
zoned “Low Density Townhouses (RTL1).

e To the East, are single-family dwellings on lots zoned “Single Detached (RS1/E)” and
“Single Detached (RS1/B)”, which front Steveston Highway and Hollymount Drive.

e To the West, is a neighbourhood pub and liquor store on a lot zoned “Pub & Sales (CP2)”
at the intersection of Railway Avenue and Steveston Highway.

Related Policies & Studies
Official Community Plan/Steveston Area Plan

The 2041 Official Community Plan (OCP) Land Use Map designation for the subject site is
“Neighbourhood Residential”, which allows single-family dwellings, duplexes, and townhouses.

The Steveston Area Plan Land Use Map designation for the subject site is “Multiple-Family”
(Attachment 4).

The proposed deve‘lopment is consistent with these land use designations.
Arterial Road Land Use Policy

The Arterial Road Land Use Policy designates the subject site for “Arterial Road Townhouse™
subject to the development criteria in the Policy. The proposed development at the subject site is
consistent with this designation.
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The proposed development at the subject site is less than the minimum 50 m frontage identified
in the townhouse development criteria in the Policy. Due to the subject site’s unique lot
geometry relative to the rest of the properties in the block (i.e., lot depth of 90 m, with street and
lane frontages), the applicant has demonstrated through the rezoning application review process
that a functional site plan that meets the design objectives in the OCP is achievable, and can
potentially provide future shared vehicle access to the adjacent properties to the northwest and to
the east.

Floodplain Management Implementation Strategy

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is
required prior to final adoption of the rezoning bylaw.

Public Consultation

A rezoning sign has been installed on the subject property. Staff have not received any comments
from the public about the rezoning application in response to the placement of the rezoning sign
on the property.

The applicant has advised that they communicated with five neighbouring property owners at
5091 Steveston Highway, 10591, 10611 Hollymount Drive, and 10700, 10720 Railway Avenue
about their development proposal at the subject site. The applicant has indicated that of the five
neighbours consulted, one supports the proposal, three do not oppose the proposal, and one does
not wish to see changes to the neighbourhood. The applicant states that letters were also
delivered to three other neighbouring property owners at 10601, 10621 Hollymount Drive, and
10680 Railway Avenue, none of which have responded to the applicant to-date. The applicant
has submitted a map showing the properties of the owners consulted, which is included in
Attachment 5. The applicant has advised that they plan to meet again with the neighbouring
property owners to provide an update on the proposal.

Should the Planning Committee endorse this application and Council grant 1* reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or
interested party will have an opportunity to comment.

Public notification for the Public Hearing will be provided as per the Local Government Act.
Analysis
Site Planning, Access, and Parking

This proposal is to develop nine townhouses units on a development site that would be
approximately 2,175 m” (23,420 ft*) in area after the required road dedication for Steveston
Highway. Conceptual development plans proposed by the applicant are included in Attachment
6.
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The proposed site layout consists of:
¢ One three-storey triplex building along Steveston Highway.

¢ One two-storey building containing four units mid-way through the site along the
north-south internal drive-aisle.

¢ Atwo-storey duplex building at the north end of the internal drive-aisle.

Vehicle access to seven of the nine units proposed would be from Steveston Highway (the south
and middle buildings). Vehicle access for the remaining two units in the duplex building at the
north end of the site is proposed from the existing City rear lane that connects to Hollymount
Drive. With the exception of the garages for the duplex building off the rear lane, the garages for
the remaining units are arranged along the north-south internal drive-aisle. Prior to final
adoption of the rezoning bylaw, the applicant must register a Statutory Right-of-Way (SRW) for
public right-of-passage on Title for the area of the drive-aisle to potentially enable future shared
access to the adjacent properties to the northwest and to the east.

Pedestrian access to the site is proposed from Steveston Highway and from the existing rear lane
in the form of a defined pathway treatment over a portion of the drive-aisle. The pathway will
enable a public pedestrian linkage between the residential neighbourhood to the north and
Steveston Highway. Prior to final adoption of the rezoning bylaw, the applicant must register a
Statutory Right-of-Way (SRW) for public right-of-passage on Title for the pedestrian linkage
through the site.

The main pedestrian unit entries for the triplex building at the south are proposed to front onto
Steveston Highway. The main pedestrian unit entries for the middle and duplex buildings are
proposed to front the internal drive-aisle.

Consistent with the parking requirements in Richmond Zoning Bylaw 8500, a total of 18 resident
vehicle parking spaces are proposed, six of which are provided in a tandem arrangement within
the three-storey building along Steveston Highway. A total of two visitor parking spaces are also
proposed on-site. A total of 18 resident bicycle parking spaces (Class 1) are proposed within the
garages of the units, in excess of the Zoning Bylaw requirements, while a bike rack for two
visitor bicycles parking spaces (Class 2) is also proposed on-site.

Prior to final adoption of the rezoning bylaw, the applicant is required to register a legal
agreement on Title to prohibit conversion of the tandem parking spaces to habitable space.

Site-Specific Amendment to the RTL4 Zone

"To respond to the unique site geometry, a site-specific amendment to the RTL4 zone is proposed
as part of this rezoning application to enable the two-storey duplex building to be located at 1.2
m from the rear property line at the subject site only, abutting the existing rear lane.

The siting of the duplex building along the lane enables more efficient use of the land and
requires less hard surface on-site, while limiting vehicle traffic to the two northern most units
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only. The existing rear lane also provides an additional 6 m of separation between the duplex
building and the adjacent single-family property to the north.

Common Amenity Space & Private Outdoor Space

Consistent with the OCP and Council Policy 5041, the applicant proposes a contribution to the
City in the amount of $9,000 ($1,000/unit) prior to rezomng, in-lieu of providing on-site indoor
amenity. space.

Common outdoor amenity space is proposed on-site in a central location that is visible from the
main entry point to the site, and is consistent with the minimum size specified in the OCP
guidelines.

Private outdoor space for the units is proposed primarily in the form of yards at grade, and the
three-storey triplex building along Steveston Highway will also feature private balconies.

Variance Requested

The conceptual development plans illustrated in Attachment 6 comply with Richmond Zoning
Bylaw 8500, with the exception of the following variance requests:

e To allow 50% of the required resident vehicle parking spaces to be small-sized.

(Staff is supportive of this variance request, as it enables the majority of the required
resident parking spaces to be provided within the garages of each unit, in a side-by-side
arrangement).

e To reduce the minimum lot width from 50 m to 24 m.
(Staff is supportive of this variance request for the following reasons:

— The lot geometry at the subject site is unique relative to the rest of the properties in
this block (i.e., lot depth is approximately 90 m and has both street and lane
Sfrontage), and the applicant has demonstrated that a functional site plan that meets
the design objectives in the OCP is achievable.

— The opportunity exists for the remaining residential lots to the east to form a larger
land assembly between the subject site and the existing mid-block townhouse site,
with shared vehicle access secured through a statutory right-of-way registered on
title at the subject site. The applicant has provided a concept plan for future
redevelopment of the adjacent properties to the east in Attachment 6).

Tree Retention, Replacement, and Landscaping

The applicant has submitted a Certified Arborist’s Report, which identifies on-site and off-site
tree species, assesses tree structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses six
bylaw-sized trees and one Rhododendron shrub on the subject property, one bylaw-sized tree on
the neighbouring property at 5091 Steveston Highway, and a Cedar hedge and bylaw-51zed tree
on City-owned property.
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The City’s Tree Preservation Coordinator and the City’s Parks Department staff have reviewed
the Arborist’s Report and concur with the recommendations to:

e Retain the bylaw-sized tree on the neighbouring property at 5091 Steveston Highway
(Tree # 6).

¢ Remove six bylaw-sized trees and a Rhododendron shrub (Trees # 2, 3, 4, 5, 7, 8, 9) from the
subject site due to poor condition (either dead, dying, sparse canopy foliage, topped, and
exhibiting structural defects). Note: The applicant is required to obtain written confirmation
from the neighbouring property owner at 5091 Steveston Highway prior to rezoning that they
have no concerns with the proposed removal of Tree # 3, which is located on the shared
property line. If written authorization is not obtained, the tree must be protected and the
applicant will be required to submit a contract with a Certified Arborist and a security to
ensure that the tree survives.

¢ Remove the Cedar hedge and bylaw-sized tree on City-oWned property along
Steveston Highway (Tree # 1), as it has been topped and is heavily weighted on the south
side over the sidewalk.

The proposed tree retention plan is shown in Attachment 7.
Tree Protection

To ensure that Tree # 6 on the neighbouring property is retained and protected, the applicant is
also required to complete the following items:

e Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a
Certified Arborist for the supervision of all works conducted within or in close proximity to
the tree’s protection zone.

e Prior to demolition of the existing dwelling on the subject site, installation of tree protection
fencing around the tree. Tree protection fencing must be installed to City standard.

Tree Replacement

In accordance with the 2:1 tree replacement ratio in the OCP, a total of 12 replacement trees are
required to be planted and maintained on-site. The applicant’s preliminary Landscape Plan
illustrates that 19 trees of a variety of species and sizes are proposed. Refinements to the
Landscape Plan will be made as part of the Development Permit application to ensure that tree
planting is proposed in locations that do not conflict with the vehicle drive-aisle and with the
existing right-of-way along a portion of the west property line. To ensure that the replacement
trees are planted and maintained on-site, the applicant is required to submit a Landscaping
Security in the amount of 100% of a cost estimate prepared by a Registered Landscape Architect
(including installation and a 10% contingency) as part of the Development Permit application.

For the removal of Tree # 1 from City-owned property along Steveston Highway, the applicant is
required to submit a contribution in the amount of $650.00 prior to final adoption of the rezoning
bylaw to the City’s Tree Compensation Fund for the planting of trees in the City.
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Affordable Housing Strategy

Consistent with the City’s Affordable Housing Strategy, the applicant proposes to submit a
cash-in-lieu contribution to the Affordable Housing Reserve Fund in the amount of $4.00 per
buildable square foot prior to final adoption of the rezoning bylaw (i.e., $56,210).

Townhouse Energy Efficiency and Renewable Energy

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and to
provide pre-ducting for solar hot water heating for the proposed development. As part of the
Development Permit application review process, the applicant is required to submit an evaluation
report by a Certified Energy Advisor (CEA) providing details about the specific construction
requirements that are needed to achieve the rating.

Prior to rezoning, the applicant is required to register a restrictive covenant on Title, specifying
that all units are to be built and maintained to ERS 82 or higher, as detailed in the CEA’s
evaluation report, and that all units are to be solar hot water-ready.

Existing Legal Encumbrances

There is an existing statutory right-of-way for sanitary sewer registered on Title of the subject
site, which runs along a portion of the west property line. Encroachment into the right-of-way is
not permitted. As part of the Development Permit Application review process, refinements will
be made to the proposed Landscape Plan to ensure that trees are not planted within the
right-of-way.

Site Servicing and Off-Site Improvements

Prior to rezoning, the applicant is required to:

e Provide a 2.0 m wide road dedication along the entire Steveston Highway frontage for future
road improvements.

e Enter into a Servicing Agreement for the design and construction of off-site improvements,
including (but not limited to):

- upgrades along Steveston Highway to install a new approximately 1.81 m treed/grass
boulevard at the curb and a new 2.0 m wide concrete sidewalk north of the new
boulevard, with transition to the existing sidewalk at the curb to the east and west of the
subject site; and,

- upgrades to the entire east-west section of rear lane to current City standards (including
installation of storm sewer and lighting) from the west property line of the subject site
to Hollymount Drive, as well as for the required water, storm, and sanitary service
connections. :

Further details on the scope of off-site improvements are included in Attachment 8.
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Rezoning Considerations

The list of Rezoning Considerations is included in Attachment 8, which has been agreed to by
the applicant (signed concurrence on file).

Design Review and Future Development Permit Application Considerations

A Development Permit Application is required for the subject proposal to ensure consistency
with the design guidelines for townhouses contained in the OCP, and with the existing
neighbourhood context. '

Further refinements to site planning, landscaping, and architectural character will be made as
part of the Development Permit Application review process, including (but not limited to):

¢ Increasing the amount of live plant material proposed and enhancing on-site permeability
by incorporating additional non-porous surface materials.

¢ Improving the delineation and surface treatment of visitor parking spaces and public
pedestrian pathway on-site.

o Consideration of alternate locations for some of the proposed replacement trees to ensure
no conflict with the vehicle drive-aisle and with the existing right-of-way along a portion
of the west property line.

e Review of the proposed colour palette and exterior building material samples.

¢ Demonstrating that all of the relevant accessibility features are incorporated into the
design of the proposed Convertible Unit, and that aging-in-place features will be
incorporated into all units.

e Reviewing the applicant’s design response to the principles of Crime Prevention Through
Environmental Design (CPTED).

¢ Gaining an understanding of the proposed sustainability features to be incorporated into
the project.

¢ Providing a concept for the off-site boulevard improvements along Steveston Highway.

Financial Impact

This rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights,
street trees and traffic signals).

Conclusion

This redevelopment proposal is to rezone 5071 Steveston Highway from the “Single Detached
(RS1/E)” zone to the “Low Density Townhouses (RTL4)” zone, to permit the development of
nine townhouses on the subject site. A site-specific amendment to the RTL4 zone is also
proposed with this rezoning to enable a rear yard setback that reflects functional site planning on
this narrow and deep lot.

This proposal is consistent with the land use designation contained within the OCP and the
Steveston Area Plan, as well as with the designation for townhouses under the Arterial Road
Land Use Policy.
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With respect to site planning, vehicle access, and built form, the proposed conceptual
development plans are generally consistent with the design guidelines for townhouses contained
in the OCP. Further design review and analysis will be undertaken as part of the Development
Permit Application review process.

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9705 be introduced
and given first reading.
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Cynthia Lussier
Planner 1

(604-276-4108)
CL: blg

Attachment 1: Location Map/Aerial Photo

Attachment 2: Site Survey

Attachment 3: Development Application Data Sheet

Attachment 4: Steveston Area Plan

Attachment 5: Map showing neighbouring property owners contacted by applicant
Attachment 6: Conceptual Development Plans

Attachment 7: Proposed Tree Retention Plan

Attachment 8: Rezoning Considerations
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Development Application Data Sheet
Development Applications Department

RZ 16-734445 Attachment 3

Address:

5071 Steveston Highway

Applicant:

Oris (TLP) Developments Corp.

Planning Area(s): Steveston

Existing

Proposed

Owner: Oris (TLP) Developments Corp. To be determined

Site Size (m?): 2,224.7 m? (23,947 1) 211064 argzdf;fazt%f)
Land Uses: Single-family dwelling Townhouses

OCP Designation: Neighbourhood Residential No change

Area Plan Designation: Multiple-Family No change

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTL4)
Number of Units: 1 9

On Future

Bylaw Requirement

Proposed

Variance

Subdivided Lots
Floor Area Ratio:

Max. 0.60

Max. 0.60

None permitted

Buildable Floor Area (m?):*

1,305 m® (14,052 ft°)

Max. 1,305 m*
(14,052 ft°)

None permitted

Building: Max. 40%
Non-porous Surfaces:

Building: Max. 40%
Non-porous Surfaces:

Lot Coverage (% of lot area): Max. 65% Max. 65% None
Live Plant Live Plant
Material; Min. 25% Material: Min. 25%
Minimum Lot Size: N/A N/A - None
Variance
. . : Width: 50 m Width: 24.426 m request to
Minimum Lot Dimensions (m): ) i reduce the
Depth: 35 m Depth: 90 m minimum lot
width to 24 m
Setbacks (m): Front. Min. 6.0 m 6.0m None
Rear: Site-specific Rear: 1.2 m None

amendment to the
RTL4 zone to allow a
1.2 m rear yard for
the proposed duplex
building backing onto
the existing rear lane.
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On Future
Subdivided Lots

Bylaw Requirement

RZ 16-734445

Proposed

Variance

East Side: Min. 3.0 m Building A: 7.5 m; None
Building B: 6.0 m
(projections to 4.5 m for
portions of ground floor,;
Building C: 3.0m
West Side: Min. 3.0 m Building A: 3.0 m None
BuildingB: 7.4 m
Building C: 3.9m
Height (m): Max. 12 m (3 storeys) Max. 12 m (3 storeys) None
-Si i i — | 2(R)&0.2 (V) perunit
On-Site Vehicle Parklng Spaces (R) Mp 18 (R) and 2 (V) None
Regular (R) / Visitor (V) Total: 18 (R) and 2 (V)
. ) ] 1.25 (R) & 0.2 (V) per unit
On-Site Bicycle Parking Spaces: 12 (R) and 2 (V) None
Total: 12 (R) and 2 (V)
; . Permitted — Max. 50%
Tandem Parking Spaces: Total: 9 3 None
Variance
Only permitted for sites requested to
Small Car Parking Spaces: requiring more than 30 9 allow 50% small

parking spaces car parking
spaces
: Min. 50 m? or cash-in-lieu P
A - : , h-in-
menity Space — Indoor at $1,000 per unit Cash-in-lieu of $9,000 None
Amenity Space — Outdoor: 54 m? 54 m? None

Other: Tree replacement compensation required for loss of bylaw-sized trees.

* Preliminary estimate; not inclusive of garage.
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ATTACHMENT 5

Applicant's map showing consultation with neighbours
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ATTACHMENT 6
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ATTACHMENT 7
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ATTACHMENT 8

Rezoning Considerations

Development Applications Department
6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 5071 Steveston Highway File No.: RZ 16-734445

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9705, the applicant is
required to complete the following:

1.
2.

10.

11.

2.0 m wide road dedication along the entire Steveston Highway frontage.

City acceptance of the applicant’s offer to contribute $650 to the City’s Tree Compensation Fund for the planting of
replacement trees within the City.

Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of Tree # 6 on the neighbouring property to the east at

5091 Steveston Highway, which is to be retained. The Contract must include the scope of work to be undertaken,
including: the proposed number of site monitoring inspections at specified stages of construction, any special
measures required to ensure tree protection, and a provision for the Arborist to submit a post-construction assessment
report to the City for review.

Submission of written confirmation from the property owner at 5091 Steveston Highway for the removal of Tree # 3,
which is located on the shared property line. If written authorization is not obtained, the applicant will be required to:

a) submit a Contract with a Certified Arborist to supervise all works conducted within the tree’s protection zone.
The Contract must include the scope of work to be undertaken including the proposed number of monitoring
inspections at specified stages of construction, all special measures required to ensure tree protection (e.g.
permeable drive-aisle surface etc.), and a provision for the Arborist to submit a post-construction impact
assessment report to the City for review; and,

b) submit a security in the amount of $10,000 to ensure that the tree survives. The survival security will be held
until all construction and landscaping on-site is completed and inspected, and until the Arborist submits a
post-construction impact assessment report confirming that the tree has survived. The City may retain a
portion of the security for a one-year maintenance period to ensure that the tree survives.”

City acceptance of the applicant’s offer to contribute $1,000 per dwelling unit (e.g. $9,000) in-lieu of the provision of
on-site indoor amenity space.

City acceptance of the applicant’s offer to contribute $4.00 per buildable square foot (e.g. $56,210) to the City’s
Affordable Housing Reserve Fund.

Registration of a flood indemnity covenant on Title.
Registration of a legal agreement on Title prohibiting the conversion of the tandem parking area into habitable space.

Registration of a legal agreement on Title identifying that the proposed development must be designed and
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted for
solar hot water heating.

Granting of a statutory right-of-way for the purposes public-right-of-passage over portions of the property, to:

a) enable a public pedestrian connection from the existing neighbourhood to the north through the site and out to
Steveston Highway; and b) to enable shared vehicle access through the subject site to adjacent properties to the east
and west should they redevelop in the future. The works are to be built and maintained by the property owner.

The submission and processmg of a Development Permit* completed to a level deemed acceptable by the Director of
Development.
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12. Enter into a Servicing Agreement* for the design and construction of frontage improvements along
Steveston Highway and the rear lane, as well as for water, storm, and sanitary service connections. The scope of the
works is to include, but may not be limited to:

Frontage Improvements:

Rear Lane: upgrade the entire east-west section of rear lane to current City Engineering design standards
(DWG. R-6-DS) including the installation of lane drainage and lighting (from the west property line of the

subject site to Hollymount Drive). The scope of lane drainage is discussed further under the section entitled
“Storm Sewer Works” below.

Steveston Highway: from back of existing curb, install a new approximately 1.81 m treed/grass boulevard at the
curb and a new 2.0 m wide concrete sidewalk north of the new boulevard, with transition to the existing sidewalk
at the curb to the east and west of the subject site. The final dimensions of the frontage works are to be
determined through the SA review process. Notes: Boulevard tree species are to be confirmed by the City’s
Parks Department through the SA review process, with careful consideration to ensure a species that can
withstand relocation as part of any future intersection improvements at Steveston Highway and Railway Avenue.
Trees are to be located as far north in the new boulevard as possible.

The applicant is required to coordinate with BC Hydro, Telus and other private communication service providers:

-~ To underground Hydro service lines.

- Provide pre-ducting for future Hydro/Tel/Cable utilities, if required.

-~ To relocate/modifying any of the existing power poles and/or guy wires within the property frontages.

-~ To determine if aboveground structures are required and to coordinate their locations (e.g. Vista, PMT, LPT,
Shaw cabinets, Telus Kiosks, etc.). These should be located on-site.

Water Works.

Using the OCP Model, there is 774 L/s of water available at a 20 psi residual at the Steveston Highway frontage.
Based on your proposed development, your site requires a minimum fire flow of 220 L/s. At Building Permit
stage, the applicant is required to submit Fire Underwriter Survey (FUS) or International Organization for
Standardization (ISO) fire flow calculations to confirm the development has adequate fire flow for on-site fire
protection. Calculations must be signed and sealed by a Professional Engineer and be based on Building Permit
Stage Building designs.

At the Applicant’s cost, the City is to:

- Install one new water service connection off of the existing 400 mm AC watermain on Steveston Highway.
If meter is located in a meter chamber, a Statutory Right-of-Way (SRW) is required.

- Cut and cap at main, the existing 20 mm water service connection at the Steveston Highway frontage.

Storm Sewer Works:

At the Applicant’s cost, the City is to:

- Install approximately 63 m of lane drainage from Hollymount Drive to the west property line of the subject
site, including appropriate catch basins and manholes as per City specifications. The City will fund
construction of the portion of lane drainage that is not along the frontage of 5071 Steveston Highway
(approximately 38 m), subject to funding approval. The applicant shall be responsible for the cost of design
of the entire length of lane drainage, and for the cost of construction of the remaining 25 m of lane drainage
along the lane frontage of 5071 Steveston Highway.

- Check the existing storm service connection at the southeast corner to confirm the material, capacity, and
condition of the inspection chamber and pipes by video inspection. If deemed acceptable by the City, the
existing service connection may be retained. In the case that the service connection is not in a condition to be
re-used, a new service connection, complete with inspection chamber, shall be installed at the south property
line off of the existing 600mm concrete storm main along Steveston Hwy, and the existing lead capped at the
inspection chamber at the applicant’s cost.
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Sanitary Sewer Works:
* At the Applicant’s cost, the City is to:

- Install a new sanitary service connection off of the existing manhole SMH7439 at the northwest corner of the
subject site. The manhole will serve as the inspection chamber.

- Cut and cap the existing sanitary lead at the west property line of the subject site

General Items:

e The Applicant is required to enter into, if required, 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, 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.

e The Applicant is required to provide, prior to soil densification and preload installation, a geotechnical assessment
of preload and soil densification impacts on the existing utilities surrounding the development site and provide
mitigation recommendations.

* Any permanent structures such as trees and fences are not to encroach into any City Statutory Right-of-Way
(SRW)s.

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

e Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy
Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy
efficiency standards (EnerGuide 82 or better), in compliance with the City’s Official Community Plan.

Prior to removal of “Tree # 1” and the hedge in the boulevard along Steveston Highway on City-owned
property, the applicant must complete the following requirements:

e Contact the City’s Parks Division (604-244-1208 x 1317) 4 business days prior to removal to allow proper
signage to be posted.

Prior to Demolition Permit* issuance, the applicant must complete the following requirements:

e Installation of tree protection fencing on-site around the dripline of retained trees shared with or located on the
adjacent property to the east at 5091 Steveston Highway. Tree protection fencing must be installed to City
standard in accordance with the City’s Tree Protection Information Bulletin TREE-03 prior to any works being
conducted on-site, and must remain in place until construction and landscaping on-site is completed.

Prior to Building Permit* issuance, the applicant must complete the following requirements:

e Incorporation of all Convertible Unit features and aging-in-place features in Building Permit (BP) plans as
determined via the Rezoning and/or Development Permit processes.

e Incorporation of all energy efficiency requirements in Building Permit (BP) plans necessary to meet or exceed
the EnerGuide 82 or better rating as described in the report prepared by the Certified Energy Advisor as part of
the Rezoning and/or Development Permit processes.

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

e 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. PLN - 65



Note:

*

This requires a separate application.

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act.

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw.

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development.

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

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

(signed original on file)

Signed Date
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Richmond Zoning Bylaw 8500
Amendment Bylaw 9705 (RZ 16-734445)
5071 Steveston Highway

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

1. Richmond Zoning Bylaw 8500, Section 8.6 entitled “Low Density Townhouses (RTL1, RTL2,
RTL3, RTL4)”, is amended by inserting the following subsection 8.6.11.3 after subsection
8.6.11.2: :

[13

3. Section 8.6.6.4 shall not apply to the lot identified in Section 8.6.11.3. a), which shall have
a minimum rear yard setback of 1.2 m:

a) 5071 Steveston Highway
P.ID. 007-501-731
Lot 74 Except: Firstly: Part Subdivided by Plan 37390 Secondly: Part Subdivided by
Plan 53481; Section 36 Block 4 North Range 7 West New Westminster District Plan
26017 ”

4. 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 “LOW DENSITY TOWNHOUSES (RTL4)”.

P.ILD. 007-501-731
Lot 74 Except: Firstly: Part Subdivided by Plan 37390 Secondly: Part Subdivided by Plan
53481; Section 36 Block 4 North Range 7 West New Westminster District Plan 26017

5. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9705”.

FIRST READING RIEHMORE
APPROVED
A PUBLIC HEARING WAS HELD ON 6‘”) é
SECOND READING APPROTED
or Solicitor
THIRD READING | /A

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

5357829 PLN - 67



# City of
# Richmond

Report to Committee

Planning and Development Division

To: Planning Committee

From: Wayne Craig
Director, Development

Date: April 5, 2017
File: RZ 16-726337

Re: Application by Anthem Properties Group Ltd. for Rezoning at 10475, 10491,
10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road from Single Detached
(RS1/E) to Medium Density Townhouses (RTM3)

Staff Recommendation

1. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9715, for the zoning text
amendment to Section 3.4 [Use and Term Definitions], Section 5.4 [Secondary Suites], Section
8.6 [Low Density Townhouses (RTL1, RTL2, RTL3, RTL4)], Section 8.7 [Medium Density
Townhouses (RTM1, RTM2, RTM3)], Section 8.8 [High Density Townhouses (RTH1, RTH2,
RTH3, RTH4)] and Section 8.9 [Parking Structure Townhouses (RTP1, RTP2, RTP3, RTP4)],
to allow secondary suites in townhouse developments, be introduced and given first reading.

2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, for the rezoning of 10475,
10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road from “Single Detached
(RS1/E)” to “Medium Density Townhouses (RTM3)”, be introduced and given first reading.

—

_ /17“( Py

Wayﬂé Craig /

Directof, Development

WCrel
Att. 6

REPORT CONCURRENCE
ROUTED To: CONCURRENCE

Affordable Housing

vl

CONCURRENCE OF GENERAL MANAGER

v 7 I A

5362581
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April 5,2017 -2- RZ 16-726337

Staff Report
Origin
Anthem Properties Group Ltd. has applied to the City of Richmond for permission to rezone
10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road (Attachment A) from

“Single Detached (RS1/E)” zone to “Medium Density Townhouses (RTM3)” zone in order to
permit the development of 47 townhouse units.

A Report to Committee (Attachment B) was taken to Planning Committee on March 21, 2017
and then to Council on March 27, 2017. In response to the referral motion carried at the Council
meeting, the applicant has revised the proposal to include two secondary suites in the proposed
townhouse development. A revised preliminary site plan is contained in Attachment C and a
preliminary floor plan of the secondary suites is contained in Attachment D.

Background
The following referral motion was carried at the March 27, 2017 Council meeting:

“That Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, for the rezoning of
10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road from
“Single Detached (RS1/E)” zone to “Medium Density Townhouses (RTM3)”

zone, be referred to staff to investigate the possibility of including secondary
suites.”

This supplemental report is being brought forward now to provide a summary of revisions made
to the development proposal and the amendments to the Richmond Zoning Bylaw 8500 required
to facilitate the inclusion of secondary suites in townhouse developments.

Findings of Fact

Please refer to the attached updated Development Application Data Sheet (Attachment E) for a
comparison of the proposed development data with the relevant bylaw requirements. Please
refer to the original Staff Report dated March 10, 2017 (Attachment B) for information
pertaining to related City’s policies and studies, pre-Planning Committee public input and
responses, as well as staff comments on built form and architectural character, transportation and
site access, tree retention and replacement, variance requested, amenity space, and site servicing
and frontage improvements.

Revised Development Proposal

In response to the referral motion carried at the March 27, 2017 Council meeting, the applicant
has revised the development proposal to include two ground level secondary suites. These
secondary units will be contained in two of the larger units (unit type B4) proposed on site,
located near the main entry driveway (see Attachment C). The total floor area of each of these
B4 units is approximately 159 m* (1,711.5 ft*) and the size of each secondary suite is
approximately 31 m? (336.7 ft*). Each secondary suite contains a living/dining area, a

5362581
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kitchenette, a bedroom and a bathroom (see Attachment D). A surface parking stall will be
assigned to each of the secondary units.

To ensure that the secondary suites are built, registration of a legal agreement on Title, stating
that no final Building Permit inspection will be granted 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 final adoption of the rezoning bylaw.

To ensure that the parking stalls assigned to the secondary suites are for the sole use of the each
of the secondary suites, registration of a legal agreement on Title, or other measures, as
determined to the satisfaction of the Director of Development, is required prior to final adoption
of the rezoning bylaw.

Zoning Text Amendment

In response to the referral motion carried at the March 27, 2017 Council meeting, text
amendments to the Richmond Zoning Bylaw 8500 are required to permit secondary suites in
townhouse developments. Staff propose to:

1. Update the definition of “secondary suites” to identify that a secondary suite can also be
contained within a townhouse unit;

2. Update the Specific Use Regulations for Secondary Suites (Section 5.4) to accommodate
secondary suites in townhouse developments; same as the secondary suites in single-
family homes, a secondary suite in a townhouse development:

- Must be completely enclosed within a townhouse unit;
- Must not exceed 40% of the total floor area of the townhouse unit;

- Must have an additional parking stall (over and beyond the number of parking
stalls required for the townhouse unit) for its exclusive use, if located on a lot
fronting an arterial road; and

- Must be the only secondary suite contained within the same townhouse unit.

3. amend the standard townhouse zones, including the “Low Density Townhouses (RTLI,
RTL2, RTL3, RTL4)”, “Medium Density Townhouses (RTM1, RTM2, RTM3)”, “High
Density Townhouses (RTH1, RTH2, RTH3, RTH4)” and “Parking Structure Townhouses
(RTP1, RTP2, RTP3, RTP4)” zones, to add “secondary suite” as a secondary use in
townhouse developments.

The proposed zoning text amendment would allow future townhouse development proposals in
standard townhouse zones to include secondary suites in townhouse units. There is no limit on
the number of secondary suites permitted on each development site and there is no minimum size
requirement for the secondary suites. Staff will work with the developer to ensure the number
and sizes of secondary suites proposed are appropriate.

Financial Impact or Economic Impact

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights,
street trees and traffic signals).

5362581
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Conclusion

The proposed 47-unit townhouse development is consistent with the Official Community

Plan (OCP) and the Arterial Road Policy in the OCP. The proposal has been revised in response
to Council’s request to include secondary suites in the townhouse development. Further review
of the project design is required to ensure a high quality project and design consistency with the
existing neighbourhood context, and this will be completed as part of the Development Permit
application review process. The list of rezoning considerations is included as Attachment F,
which has been agreed to by the applicants (signed concurrence on file). On this basis, staff
recommend support of the application. It is recommended that Zoning Bylaw 8500, Amendment
Bylaw 9687 be introduced and given first reading.

In response to the referral motion carried at the March 27, 2017 Council meeting, text
amendments to the Richmond Zoning Bylaw 8500 are required to permit secondary suites in
townhouse developments. It is recommended that Richmond Zoning Bylaw 8500, Amendment
Bylaw 9715 be introduced and given first reading.
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Edwin Lee
Planner 1

EL:rg

Attachment A:Location Map

Attachment B: Report to Committee dated March 10, 2017
Attachment C: Updated Preliminary Site Plan

Attachment D:Preliminary Secondary Suite Floor Plan
Attachment E: Development Application Data Sheet
Attachment F: Rezoning Considerations
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ATTACHMENT B

y City of

NS s | | .
¥ & ‘fﬁ’ : \ Report to Committee
SO RlCthnd Planning and Development Division
To: : F’Ianning Committee , Date: March 10, 2017
From: Wayne Craig File: RZ 16-726337
Dlrector Development
Re: Application by Anthem Properties Group Ltd. for Rezoning at 10475, 10491,

10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road from “Single Detached
(RS1IE)” Zone to “Medium Density Townhouses (RTM3)” ’

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, for the rezoning of 10475,
10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road from “Single Detached
(RS1/E)” zone to “Medium Den51ty Townhouses (RTM3)” zone, be introduced and given first
reading. ,

%

Wayne Crarg
-Dlrectc;;,*’Develo ment
Bh:vie
Att. “8/

REPORT CONCURRENCE
ROUTED To: . CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
Affordable Housing. I G R e

¥ UK EELEG
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Staff Report
Origin _ _ _
Anthem Properties Group Ltd. has applied to the City of Richmond for permission to rezone
10475, 10491, 10511; 10531, 10551, 10571, 10591 and 10631 No. 5 Road (Attachment 1) from

“Single Detached (RS1/E)” zone to “Med1um Density Townhouses (RTM3)” zone in order to
permit the development of 47 townhouse units.

Project Description

- . The eight properties under this application have a total combined frontage of 174 m, and are
proposed to be consolidated into one development parcel. The proposed density is 0.7 FAR.
The'site layout includes 19 two-storey units and 28 three-storey units in 15 townhouse clusters.
Vehicle access is provided by a single driveway access to No. 5 Road and four separate
pedestrian accesses will be provided. The required outdoor amenity area is situated at the
southeast corner of the site.

A preliminary site plan, building elevations, and landscape plan are contained in Attachment 2.
Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
'attaehed (Attachment 3).

Surrounding Development

To the North: Single-family homes zoned “Single Detached (RS 1/E)” which are identified for
townhouse development under the Arterial Road Land Use Policy.

To the South: A 21-unit townhouse complex on a lot zoned “Low Density Townhouses
(RTL4)”.

To the East:  Across No. 5 Road, a City-owned property located in the Agriculture Land
' Reserve (ALR) and zoned “Assembly (ASY)” and “Agriculture and Botanical
Show Garden (ZA3) — Fantasy Gardens” for future day care centre and'park uses.

- To the West:  Across a lane, single-family homes on large lots zoned “Single Detached
(RS1/E)”, fronting on to Seamount Road.

PLN - 75
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Related Policies & Studies
Official Community Plan

The 2041 Official Community Plan (OCP) Land Use Map desigﬁation for the subject site is
“Neighbourhood Residential”. This redevelopment proposal is consistent with this designation.

Arterial Road Policy

The Arterial Road Land Use Policy in the City’s 2041 OCP (Bylaw 9000), directs appropriate.
townhouse development onto certain arterial roads outside the City Centre. The subject site is
identified for “Arterial Road Townhouse” on the Arterial Road Housing Development Map and
the proposal is in compliance with the Townhouse Development Requirements under the Arterial
Road Policy except for the minimum 50 m width for residual site requirement. The proposal will
leave a residual site to the north with a frontage of approximately 26.8 m at 10451 and 10471

No. 5 Road. ‘

The applicant has been advised of the Townhouse Development Requirements and has been
requested to acquire the two adjacent properties to the north. The applicant advised staff in
writing that they have made attempts to acquire adjacent properties, but cannot reach an
agreement with the owners.

To verify the viable future redevelopment of the residual site to the north, the applicant has
provided a development concept plan for the site (on file). Also, registration of a statutory right-
of-way (SRW) over the internal driveway on the development site will be required prior to final
adoption of the rezoning bylaw in order to facilitate access to future development to the north:

Agricultural Land Reserve (ALR) Buffer Zone

A landscape buffer is required along the No. 5 Road frontage of this site. The buffer is intended
to mitigate land use conflicts between the residential uses on the subject site and any agricultural
land uses on the east side of No. 5 Road. The applicant is proposing a 4.0 m wide ALR buffer on
site along the entire east property line. The proposal, including planting details, will be referred
to the Agricultural Advisory Committee (AAC) for their review and comments. Staff will work
with the applicant to amend the proposed planting plan based on AAC’s comments, if any,
through the Development Permit stage.

In addition to the landscaping requirements of the buffer, a restrictive covenant will be registered
‘on Title, indicating that the landscaping within the ALR buffer cannot be removed or modified
‘without the City’s approval. The covenant would also identify that the landscape planting is
intended to be a buffer to mitigate the impacts of noise, dust and odour generated from typical
farm activities. ' :

Floodplain Management Implementation Strategy o

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is
required prior to final adoption of the rezoning bylaw.
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Public Art

In response to the City’s Public Art Program (Policy 8703), the applicant will provide a
voluntary contribution at a rate of $0.81 per buildable square foot (2016 rate) to the City’s Public
Art Reserve fund; for a total contribution in the amount of $59,369.35.

Public Consultation

A rezoning sign has been iristalled on the subject property. Staff have not received any written
comments from the public about the rezoning apphcatlon in response to the placement of the
rezoning sign on the property. '

The applicant conducted a public Open House for the rezoning application on June 22, 2016.
.The Open House was held at Daniel Woodward Elementary School, which is located within |
walking distance of the development site. An Open House flyer was delivered by the applicant
to approximately 100 households (see Attachment 4 for the Notification Area). Staff attended

‘the Open House to observe the meeting and answer policy or process-related questions. 23
people attended the event, and 10 of them were from six households located within the
notification area. Comment sheets were provided to all the attendees and five completed
comment sheets were received (Attachment 5) at the end of the meeting. A copy of the Open
House Summary prepared by the applicant is included in Attachment 6.

Major concerns from the neighbourhood on the proposed townhouse development are
summarized below; with responses to each of the concerns identiﬁed in beld italics.

1. Fence height along the west property line should be ra'sed to 1. 5 m (5 ft.) to avoid
trespassing. .

A line of 1.2 m (4 ft.) tall wood fence is proposed on top of a new re_taining wall
(ranging from 0.7 m to 0.9 m high) along the west property line. The overall height of
this solid screen along the rear lane would be approximately 1.9 m (6.2 ft.)to 2.1 m -

(6.9 f1.).
2. Removal of 90% of the trees on site and removal of large trees on site should be avoided.

The applicant is proposing to retain seven of the nine bylaw-sized trées on site that are
in good condition. This includes five Douglas Fir trees located at the southern edge of
the site, which are in excellent condition. The retention of this grove of five Douglas
Fir trees precludes any construction on the southeast portion of the site. The applicant
has revised the site plan to locate the outdoor amenity area from a more centralize
location to the southeast corner of the site and reduced the number of units proposed. -

The applicant is proposing to remove two bylaw-sized trees on site that are in good
condition due to their conflicts with site grading. The applicant is proposing fo remove
another 49 bylaw-sized trees due to their poor condition. While 88% of the bylaw-sized
on site are proposed to be removed, 78%of healthy trees on site are being retained.

PLN - 77
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3. Rear Yard Setback from the City lane should be increased from the proposed 4.5 m to
6.0 m. '

The Arterial Road Guidelines for Townhouses in the OCP suggests that townhouse
clusters be set back 6.0 m from the rear property line along the rear yard interface with
single-family housing. There is a 6.0 m wide lane located between the adjacent single-
Jfamily homes and the subject townhouse site; with the proposed 4.5 m rear yard
setback, the proposed two-stovey townhouse units will be located at least 10.5 m from
the rear property line of the adjacent single-family lots to the east. Staff feel that this
distance would pose minimal impact to the neighbouring residents. The approximately
0.5 m road dedication required along No. 5 Road also limits the opportunity to provide
a larger rear yard setback. Appropriate landscaping along the rear yards of the
proposed development should address any further adjacency concerns. Staff will work
with the developer to ensure natural screemng will be included in the proposal at the
Development Permit stage. :

Should the Planning Committee endorse this application and Council grant first reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing; where any area resident or
interested party will have an opportunity to comment. '

Public notification for the Public Hearing will be provided as per the Local Government Act.
Analysis
Built Form and Architectural Chavrac'ter

The applicant proposes to consolidate the eight propernes into one development parcel with a
total area of 9,727.3 m?, and construct 47 townhouse units. The proposal consists of a mix of
two-storey and three- storey townhouse units, all with side-by-side double car garages. The
three-storey units have been arranged in clusters of four units, with the ends of the blocks facing
No. 5 Road. The two-storey units are arranged as duplexes and triplexes along the western edge
of the site to serve as a transition to the single-family neighbourhood across from the back lane.
The outdoor amenity area will be situated at the southeast corner of the site, surrounding the five
protected Douglas Fir trees on site.

A Development Permit processed to a satisfactory level is a requirement of zoning approval.
Through the Development Permit, the following issues are to be further examined:

e Compliance with Development Permit Guidelines for multiple- famﬂy prOJects in the
. 2041 Official Community Plan.

.o Refinement of the proposed building form to achieve sufficient variety in design and
setbacks to create a desirable and interesting streetscape along No. 5 Road and along the
internal drive aisles; to reduce visual massing of the three-storey units along, and to
address potential adjacency issues.

s Refinement of the proposed site grading to ensure survival of all proposed protected trees
and appropriate transition between the proposed development to the pubhc sidewalk on
No. 5 Road, and to the adjacent existing developments.
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e Review of size and species of replacement trees to ensure bylaw compliance and to
achieve an acceptable mix of conifer and deciduous trees on site.

e Refinement of ALR buffer design in response to Agricultural Advisory Committee’s
comments,

e Refinement of landscape design, including screening of headlight glare onto No. 5 Road.

s Refinement of the outdoor amenity area design, including the choice of play equipment,
to create a safe and vibrant environment for children’s play and social interaction.

o Opportunities to maximize planting areas along internal drive aisles, to maximize
permeable surface areas, and to better articulate hard surface treatments on site.

» Review of aging-in-place features in all units and the provision of convertible units.

e Review of a sustainability strategy for the development proposal including measures to
achieve an EnerGulde Rating System (ERS) score of 82.

Additional issues may be identified as part of the Development Permit application review
process.

Transportation and Site Access

One vehicular access from No. 5 Road is permitted on this proposed development; limited to a
right-in/right-out traffic movement. No access via the back lane is proposed due to the potential
intrusion of traffic into the existing single family neighbourhood. This vehicular access will be
utilized by adjacent properties to the north if they apply to redevelop; and be utilized by the
adjacent property to the south when required. A Public Right-of-Passage (PROP) Statutory
Right-of-Way (SRW) over the entire area of the proposed entry driveway from No. 5 Road and-
the internal north-south manoeuvring aisle will be secured as a condition of rezoning. -

~ Prior to final adoption of the rezoning bylaw, the developer is also required to dedicate
approximately 0.5 m across the entire No. 5 Road frontage for road, and to accommodate
frontage improvements, including, but not limited to: a new 1.5 m wide treed/grassed boulevard
and a new 1.5 m wide concrete sidewalk. Exact width is to be confirmed with survey
information to be submitted by the applicant before final adoption of the rezoning bylaw.

In addition, the developer is required to revise the orientation of the existing crosswalk on the
north leg of the intersection at No. 5 Road and the access road to the Gardens development so
that the crosswalk would be perpendicular to the travelled portion of the roadway. This will
include, but not be limited to, the relocation of the existing traffic signal equipment, relocat1on of
existing traffic 51gnal loops, and others as necessary.

British Columbia Ministry of Transportation and Infrastructure (MOTI) Referral

The subject site is located within 800 m of a controlled access highway (i.e., Highway 99), and
the rezoning application was referred to the BC Ministry of Transportation and

Infrastructure (MOTI). Preliminary approval of the subject rezoning was granted on

August 30, 2016 for a period of one year pursuant to Section 52(3)(a) of the Transportation Act.
Prior to final adoption of the rezoning bylaw, final approval from MOTI is required.
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Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Réport; which assesses the structure and
condition of on-site tree species, and provides recommendations on tree retention and removal.

- There is no tree on the neighbouring properties within 2 m of the property line of the subject site-

and no street trees on City property in front of the site.

The Report assesses 58 bylaw-sized trees on the subject site. The City’s Tree Preservation
Coordinator has reviewed the Arborist’s Report and accepted the proposed tree retention scheme
(Attachment 7):

Five Douglas Fir trees located (in a small grove) at the southern edge of the development site
are all in excellent condition and will be retained and protected a minimum 5.0 m out from
the bases of the trees.

One 75cm caliper Sitka ‘Spruce tree is in good condition and will be retained and protected a
minimum 4.5 m out from the base of the tree.

One 86 cm caliper Red Cedar tree located along the No. 5 Road street frontage is in very
good condition and will be retained and protected a minimum 5.0 m out from the base of the

tree.

One 35 cm caliper Japanese Maple tree located along the No. 5 Road street frontage is in
very good condition, but the retention of this Japanese Maple tree would further restrict the -
developable area of this site. Considering that the applicant has made efforts to retain a
grove of five Douglas Fir trees at the southern edge of the site by removing three proposed
units, staff agreed to the removal of this Japanese Maple tree.

One 51 cm caliper Variegated Tulip tree is in excellent condition; however, it is located in
the middle of the north-south drive aisle. Staff have agreed to the removal of this tree with

“the understanding that two new Variegated Tulip trees (at'a minimum size of 8 cm caliper)
will be planted along the No. 5 Road street frontage to compensate for the loss of this tree.

49 trees on site will be removed due to poor structural condition; 98 replacements trees are
required. According to the Prehmmary Landscape Plan (Attachment 2), the developer is
proposing to plant 111 new trees on site. The size and species of replacement trees will be
reviewed in detail through the Development Permit and overall landscape design.

~ Prior to final adoption of the rezoning byléw submission to the City of a contract with a

Certified Arborist for the supervision of all works conducted within or in close proximity to
tree protection zones is required. :

- Prior to Development Permit Issuance, submission to the City of a Tree Survival Security as.

part of the Landscape Letter of Credit. No Landscape Letter of Credit will be returned until

the post-construction assessment report, prepared by the Arborist, confirming the protected

trees survived the construction, is reviewed by staff.
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Variance Requested

The proposed development is generally in compliance with the “Medium Density Townhouses
(RTM3)” zone; with one proposed variance to reduce the front yard setback from 6.0 m to 4.5 m
for proposed buildings # 9 to #13, and from 6.0 m to 5.5 m for buildings # 14 and 15. Staff
support the requested variance recognizing that an approximately 0.5 m wide road dedication is
required along the entire No. 5 Road frontage, no unit could be built on the southeast portion of
the site due to the retention of a grove of five large Douglas Fir trees, and a large outdoor
amenity will be provided. This variance will be reviewed in the context of the overall detailed
design of the project; including architectural form, site design and landscaping at the
Development Permit stage. '

Affordable Housing Strategy

The applicant proposes to make a cash contribution to the affordable housing reserve fund in
accordance to the City’s Affordable Housing Strategy. - As the proposal is for townhouses, the
applicant will make a cash contribution of $4.00 per buildable square foot as per the Strategy; for
a contribution of $293,181.97. ~ '

Townhouse Energy Efficiency and Renewable Energy

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and
all units will be pre-ducted for solar hot water for the proposed development. A Restrictive
Covenant to ensure that all units are built and maintained to this commitment is required prior to
rezoning bylaw adoption. As part of the Development Permit Application review process, the
developer will be required to retain a certified energy advisor (CEA) to complete an Evaluation
Report to confirm details of construction requirements needed to achieve the rating.

Amenity Space

The applicant is proposing a cash contribution in-lieu of providing the required indoor amenity
space on site. Council’s Policy 5041 (Cash in Lieu of Indoor Amenity Space) requires that'a
cash contribution of $1,000 per unit up to 19 units, plus $2,000 per. unit over 19 units, plus
$3,000 per unit over 39 units be provided in lieu of indoor amenity space. The total cash
contribution required for this 47 unit townhouse development is $83,000.00.

- Outdoor amenity space will be provided on site. Based on the preliminary design, the size of the

proposed outdoor amenity space complies with the Official Community. Plan (OCP)
tequirements of 6 m2 per unit. Staff will work with the applicant at the Development Permit
stage to ensure the configuration and design of the outdoor amenity space meets the
Development Permit Guidelines in the OCP. :
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Site Servicing and Frontage Improvements

Prior to final adoption of the rezoning bylaw, the client is required to enter into the City's
standard Servicing Agreement to design and construct frontage beautification and re-orientation
of the crosswalk at the intersection of No. 5 Road and the access road to the Gardens ‘
development, as well as to install of a new fire hydrant on the west side of No. 5 Road and
upgrade the storm sewer. All works are at the client's sole cost (i.e., no credits apply). The
developer is also required to pay DCC's (City & GVS & DD), School Site Acquisition Charge
and Address Assignment Fee. A list of rezoning considerations is included as Attachment 8,
which has been agreed to by the applicants (signed concurrence on file).

Financial Impact or Economic Impact

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site
City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights,
street trees and traffic signals).

Conclusion

The proposed 47-unit townhouse development is consistent with the Official Community
Plan (OCP) and the Arterial Road Policy in the OCP. Further review of the project design is

- required to ensure a high quality project and design consistency with the existing neighbourhood
context, and this will be completed as part of the Development Permit application review
process. The list of rezoning considerations is included as Attachment 8, which has been agreed
to by the applicants (signed concurrence on file). On this basis, staff recommend support of the
application.

It is recommended that Zohing Bylaw 8500, Amendment Bylaw 9687 be introduced and given
first reading.

———
Edwin Lee

Planner 1
(604-276-4121) -

EL:blg

Attachment 1: Location Map
. Attachment 2: Conceptual Development Plans
Attachment 3: Development Application Data Sheet
Attachment 4: Open House Notification Area
Attachment 5: Completed Comment Sheets Received at the Open House
Attachment 6: Open House Summary
Attabhment 7: Tree Management Plan
Attachment 8: Rezoning Considerations

5228881 : PLN - 82



City of
{ Richmond

ATTACHMENT 1

s M
E__L/ VLT VAT I RSIE T |
ys@% PROPOSED
| ~REZONING{ 5
, —— ]
GRE%%/@___ RSI1/E
SERTT ] - SEAHAVEN DR—— 2
% ' E 7A3
= Evailiilic
3 2
RD1 ' J?})J
SEAHURST RD ‘
j ]ﬂ 4 ZMUIS
(
T RTL3 RSUE R
: STEVESTONHWY ‘

1830
10711

18.30
10691

36.58
3585

15.26
16731

1526

8.30 18.30
.20 19.73

29.52

13.57

10851
19.55

SEAMOUNT RD

139

13,44

56.40

13ar

10711

1240

NO.5RD

A5 1410574 11055110531 110591 11049411 0475 7 | r0s

10631

o
10711

75.26
10320

7521

19236

186.45

29186

38.62

4.6
10780

172.09

RZ 16-726337

Original Date: 04/12/16

Revision Date:

Note: Dimensions are in METRES

PLN-383



City of
Ric mond”

2]

BSUBYE

Original Date: 04/12/16

RZ 1 6-726337 Revision Date:

Note: Dimensions are in METRES

PLN - 84



ATTACHMENT 2

000°L-V

- 1102 ‘20 Yasew
twast 0Z= b

Lecgt

NV1d 3LIs

[EvI)
Leg9zLoLzd

98 ‘GNOWHON
avou 5 "N LEsal-sLiol

ININJOTIAIQ
ASNOHNMOL

Wa3cauar

S31L¥Ad0OUd WIHINY

s w3t

D0°Z 713 74 *;

ONITTIN

00°Z 13 'Id *

£l

JONITTIN

Woaryale-eiBojU"MMM
wastyase-2iBolulDojuy
0z2v'888°b09 4

511 B9A o8
13341s ¥3IANId 1SIM 9Ly

"IN SHNLOFLHOAY VHOIINI

PPPNReR

E2vas 3nazzsvo0n.
vy
£ %
[TRARERER [TVARERER
100°2 713714 m, 00°Z 713 1d i 100°2 713 714 100Z 13 I .
8 g 13 A4
L ; - i = | | aNIgTINg
£Y v H A4 v v v 144 £Y 13-4 w
8 9NIaINg | - - ¥ b 9 aNIauIng £|s ONIaTIng 3 ¥ ONIQTINS| £ ONIGUNBSTEZ ONIaTIng
== = B bt
e =2 Enn.mn_mm\\.wlv 7
e T v
A\ e X W = 3
0z2v°389009 L " |- * e P




610-9T ¥IEANN LO3rOUd Bld

940 »n

11

*¥IBNN ONMVHG

aama
W nois30
W v
oz Fwas

wewss v
NY1d
AdVISANY1
FUILONIMYHA
LEFITLITZY
*2'8 ‘ANOHIIY

avoy s ‘oN
TEIOT-SLYOT

ANINLOTINIA
ASNOH NMOL

‘193ro¥d

S3I143dOYd WIHLINY

anana
NO_ NOILINOS3ONOISIAIH  31va ‘oM
o S>30 34 35 [TETET
o SWAD Sovvan T
I oSS D e
w SToHWI 105 343931 o+
Vo SIS ST SV AT TEonv €
W s
o o7
e THE)
T owwowvimmonvenm ot o

T =

awvas

Z200-v67 %09 | ! ILo0-bez bos 9
699 O5A 'elawniod usiya ‘Ageving
SAUG HDRID IS SOLY - 001D OIS
SLO3LIHOYY
AdVYOSANY1

“uoyssad
1oy} inoui sy90fosd 19110 1o} oSN 10 paIROIal

" 25puEY Ol Jo Aodoid
Oyy 51 UOjsap puB Bupaeip s ) “panasal 1B|IAdoD @

e

azestoss
”
_TvioNLSH Yoot
5134900 3OLE KATIVA
Bl O T VO3 s QYOS 'ON
7 531035 TWHl4 ‘331 133015, Advannos e
s ¥334N0 UV WoS Shvaou e oau, 300U G3Y. WN¥ENY ¥39V— WITNOINYHO,__ SNNGH I
S 000090007, WNLWNTVd ¥39Y— - Tvi —
33uL NS i VaoIN st i TR SHZY YooTE i
SU3AV TIEVENN

4330
T ONVIOM.Y HONINL
Tios SNONNILNOD

[~ AVAMHLYd 313HONOD

EECERACRVED

ANOU3 NI A2

— NoIS30IND HLIM GILYNIQN00D 38 0L
NOLLVIO ¥ 5310345 TvHI3 ‘T3UL 133416

-

\/

- = ais A5ulo: ov1s ‘9NoD
= A¥VaNnOD
-~ S = a = H3d4na
- 2| = G Py = e
g 3 B “ S T nigvd i v urs
B a : 2 = V15 9N0a NG
T 1 1YL INDIY
T ! w30 X 8w asr o e
3INDId L0254
prrht 2g zq “SfRddaIs oyt
[4:] 4:]
5 T ¥ s anon
_ I | R | e | A .
1al: e n 1a g s (3] s13uaN0s EARY:] 19 | 4INOD
B m <3 - S 5 | | 5 m| | [dgns onoo
m| m| 1 f ; fad : =9
- el T & T T T 2] T
~ ) c 5| . F L " B = o = |l = o
c B B c i | 2
o S| LvHdsv = o _ gleold ~old o Sg M r| 2| S0 ] =
a5 1alg Slia 25 512 sy ol g M| vatasy 18 =g o8 |3
= 2 Q [} Q | o ol
[} [} b
H 1~
lavq 28 01 -0isz
th e £d £ ! e £a V¥ 318 viioa
] — *
| o = apdsbhu
: m ] : wa =
= & ev1s°onaD,
dAL NoHonae
A ' “ONIHYA GHOLISIA LV LivHdsY
Ty Lrvasv ‘SH3AVA TavaNNzd
Xoa v Avmanua
“agomanos esanug
1HoRH 5
SUIAVY NaVINIEY
[ia TP (13 Ty D
| ARENTR |
002 13 "1 - 5007 T2 14 % I NARENENE] . 0077 13 13 1002 1319 |3 LT RARENE] i00'z 13 13
13
. ot I+ oNiaTing
sY ey LY LY LV £ LY Ly LY tY .o 3 LY L 134 o ooz,
8 oNiaTing Z9NIang 9 ONIGUNSg| S ONIgINg ¥ ONIGUNS| € ONITTING; z onialing
2P
wig ) ; = :
. = % p
I N
pz\vg A\ vy Dt ) N AV Ve AV
ANV TIVAM ONINVLTE 0078,
. q 31T¥ONOIINOLS ATTIVA
30N24 azuIANVO—
VITI3LS SnaoA ViTaNDwI— annnod snvus, s >§Z\_ SQuVA UvaU NI3EG Vi 0 doL Iy s ovL
VAVINOUIY VONIHAS SR WE 0Nt ‘3IN34 GOOMLH..0 33uLONIShE
WNISS3MdN3, 53NV V30l
VINGN3G, BISNALYALOON SINVAADZYAYHD:
SHVMOUVH INVISISTUTANYL HLIM INNOW
SHYMOUVH NVLSISIU-HIAWVL HIW INNOW '1v03U3aMOd AZHO aNY
. 30015011 N3NV _ V40D SLVT SNOTHSIM
viosz tLod N34 QUOMS NYILSIM WALUNAWWINHOUSKTDd 18 @)
Wast 2od i - 39HNdS ISANVAT SIVNVHILVHONVSNHOVE TS (2)
%0
104 wast ‘3NE-LII0INLOVAVIOD HIANINVT HSTIONT QVBLSNAW, VTIOAULSTONYVINNIAYT 59 (D)
axa tod i BNLIOAVISOH  ar (&)
104 Wost Q331dNd 'STIZE WD 1N TOVIVE, VHINVIOVA WIBHOMBH 621 6)
NvaZ4 ‘Lod W Anava smvoouIviEH b (W)
104 oSt VIHaSN ROV, VOINVTIEOWHVISHONd ¢ @)
WINNGET
104w SSVHOQIIUMEHIVAS  ALSHIOJ TV VOOV SILSOUOVHYIVD Gt (=)
1odin (vH JEa e
1041 55v9 00078 NOMVE 03y, vOIONNA VARV ¥t (1)
1041 S5V vO 318 SNIUINUIAAISNOHOWIOLOMEH 28 G)
sshis vasia 0311LY3: TVIHALV INYI 1TV ‘NOILIOH LS3LY) SOUVONVLS
4 . A M. 34VDSONY] D8 330X MO LTIV LN dIHSNWINHOM ONY I3, 1T MO auvanvis
i e A o o 34v2S0NY1 08 0L 103FGNS 34V SNGILNLILSENS “3LNLILSENS OL LS3N03Y HO3 AU3ANE0 OL HOHld SAVO IN 0 HNWINVA VMOTIY ‘G313
v iR 30 TIM SNOILNLILSENS GIAOHJAVNN TUILWI 031034 3HL 0L SNOLLLLLSENS ANY ONDIVYY OL NOINd 103LIHONY 3dVOSTNY1 SHL MU TVAOHdJV
ava iy a 5. av @) N3LLINIV180 ‘SNOILNJILSENS » ATT Nv¥i ¥3MOY 30MTONI OL VAUV ) 103LIHONY 2dVOSONVI
ave Mol MIASHIMH I viosWXsnvL 093 () 'AG M3IAZY TYNOILO HO3 TVBVIVAY TVIU2LVH WIS “SIN3W3HINO3H TYIILYW INV1d ¥3HLO GNV SINV3HNS VAW
305 10d Bt AUNIBMONS SNEWSOAMVDHOHAWAS & (9 1430 Y04 SNOILY V3334 . ‘5305 T 34V 3715 MINIVIN INV1d HLOS "SOBYONVLS VIND
Waoy 1o v P N ¥3d SV 031410345 53215 HENIVINCO ‘NOILIO3 LS3LV ‘GHVONY. 3HLOL NIS3ZS INVd + 'S3LON
1005 104 Bt VINKDIS ISINVIVT (YW %01) VOINOGY VIIWINS o ()
Viooy iLod 2 03 ‘350U L3dUVD auvoN.vsod e (@) 9701018 WSl VO 1107 OV F3ULISINVAVT XIS AUOAI IS AONL VIVINOILIN VONIUAS 81
vioDs :Lod &1 aHYmaz 0 s ¢ () L W0 Woe ¥4 HITIOUNYHO ABTOUNVHO,INVAUTTIVO STUAD L
WaociLod oy Y MOTIIA INOYONITOTOHY 30INN, NOYANIAOaOHY vooey V0 U WY INId HOVIE NWIHLSY VAOIN SNId v (.
vioos Lod oy P ) 90 LUH Wy 30NUdS AVMHON HVNHNTOD NISSIMAND. GGV VAN @
ooy t10d 2 ‘O0aKYa AINTAVEH VOUSINOOYNIONWN 58 (%) P z
W00 210d T VINOHV ALISVHO AnvHOviaInXVINOHWE  T- () 8710145 e va v a
e78 LH L 1303439010 VinNwaLvinuisnon vz () Y8 1H W AInan: o &wq
Via0e $10d o 38 dVOI0V] VIONVHOAH NIVINNOV QUIBINTG. VAVHHIS VSNVEOM ¢ (W) Y8 0LSME'L VO OB duvo  wz mw
Wang ‘104 2 G0OWS0a ABSTN UV 1)3STIN,VEOIUIS SINKDD €21 () 898015 W2 WD Hiow 4w 13400M O3 435004 034 ANYENNUIDY 0
wasz 104 2 Xo8 v W39 VAN VTUHIOHOM STIXNE 5L ()
sniHS EES
EUVAEN (3218 GIINVIZ VA NOVIHGS SWUN TVOINVIOn _ AID _A3n TV EFETCrar] SV NoWWOD S TWolNVIos _AIG A3y
G103 EIENAN 193M0Hd W N 3NA3HOS LNV 1d i3l TH3RWAN 193r0Nd OWd 31NAIHOS LNY1d



MIBHON LO3rQld Oltd

sT0-9T arsstost
® s
940 on amo
WA NOISI0 kY x
Nl_ wno e | T e T TP, KA P T o
RRIRS Fwos . A A AT = - e
IEAONONWMVED  TOUVMTST atvo s\ o ) m K
- u s, &
o, i i Qe 3] .
NY1d 77 _H_% -
ONIAYUD AUVYNIAITIUC A i
AWLONMYED _ &R \D -
- >
LE€92L91 7Y it %d e O &
R rasinn
"3 ‘ONOWHDIY m ooy g
avod s °oN o _ | & ww_"_x:* i
TE9OT-GLH0T N £ 2lag i
3 _ GH] 8°g e
ANINAOTIAIA L H ol P -
3ASAN0H NMOL p & *
“a3rond =<
. ' %
=, [ %
& e |
X i &
Al z N R
S3114I40Ud NIHINY - * ; (TR &
i £ A & 4] &) a £ @) % V& < <] 2) A % e ﬂ i
a & 00Z[SA 14 (S S 187313 S (R CLERE < ITNCAENER 6 &7 EIT S MENE] 4 & ITICAENEN |
ol NOILJIYOS3O HOIBIATY  3ivd "0 124 (44
o DB Vo] ’ : B J+ oNIEINg B
KT sY 134 1Y 12 13 Ly w LY 34 £y w w Ly A4 1y L
woll B 3 ONITNE LeNlauNg 9 ONIIINg s oNIaIing ¥ oNIaINg £ oNIQ z onaing 0 _ _
& v et F
. m , w« =7 , i
> q o) E HEEE _ "
o) Lo B S eroron ool P LS S ooenonpabrysongeb b e . sl W S =l W — NI 2o vw ol B s S [+'e]
= A - = KT %7 !
= % 0 o G o T, oy S FORL N R kA & %, % I W, a, _.® & EN 7 o ¥
wrlmzit NOLLO3S TP s =2 NOL5Ts 22
o =
SHolVaLIS v (e, UM
savntovaniow iz S3hniovinrv ¥3¢
VIVAGN) TIVM- -TTVASKI “TTvM
0018 3L34aNaI : - 3007 B1M3H0D
INaLE ATTIVA = . - = NoiS AITWA
arazizsoroo—— o’ o aoaizno>
; NMYT a3
N oILvd TWwMIToW
0N24 0001 3] 313MaNGa No aaLNno
g 3aN3’ N
Y
W=k NOILOES €8 «i=a2lt NOLLOFS 1L
_Oivmaals
o
“was
.x@w e et - ois raTvn
34 pioon F] T SN
Ermma ., il e -
BARO RBAID IS SBIY = OYAD BLOS gun“_.h_m(wnﬁzruw_ﬂﬁ
SLOTLHONY SHois AT TS cinion
AdVISANYT YOELSHINGD 3004 WV WORIVNTY.

worss
931 nous Soalaid Jalio o] Basn 1o s
230U AFt g Famyyory U DG 10 Al

Uy 5] UBitan pik BuRMCIR 4L ‘FaMEsal IO S

Gaynads




olgrov

Toniuvust

uofaspugnsey 4 - §

2110z ‘0z Arerugay

SNOILVAZTE
AdvIS13IULS

[Eroy)
2809219124

08 ‘GNOWHII
QvoY S *ON L£301-5Lp01

LNAWdOTIAIA
JSNOHNMOL

S3ILYAd0OUd WIHLNY

SLLEIA 08 "HIANOINVA
133415 ¥3ONId LSIM 9Ly

"ONISHNLO3LIHIEY VHO3LNI

HLYON - NOLLYAZTE 3dVYIS133HLS AVOod § "oN

ALININY
doodaino

HLNOS - NOLLVATT3 3dVIS133yls dVOod S "ON

35
e

{1013k SNIGUNE X"

T

HED

w’

PLN - 88



0ceo-v

uojasjwgnIoy da = g

J
210z ‘0z KiEniqugy

avel

ulib = uBhE

18€91

. SNOILVAT3
3dvosSL1aaNLS

tany
1eeozralzy

28 ‘ONOWHOI

QvO 5°ON LEg0L-SLhoL
AINIWdOT3A3a
JSNOHNMOL

HLNOS = NOILVYAZT3 3dVYIS133ULS ANV

usarone

SALLYAJOUd IWSHLNY

ol

1vas ssaamavn .mu—“‘_n_u__:m
ONILSIX3

HLYON - NOILYAZTE 3dVYISLITULS ANV

muz_SsE:wgaInzs:un.\_ _
GRVENILNGIWIXGHASY T |

woaryss 160ju1@oju)
01250Rg'09 4 0ZZY'BBYHOD L
sLLg9A 98 'HIANOINVA
133¥1s WIGN3d LSIM 9y

“ONIFHNLIFLIHOUY VHOILINI

PLN - 89



2LV

seelo Ajajes Juolg M al—
tontmvnet Duipey wnuunyy poysil-asd Spieog wiLepie ), yaiew of ey ovig]
Jmeen UOIAAWANIRY dQ-§
. $100p ¥ SMOpUM wnuwnlo h 3l—
tauvar Loz ‘0z Aenigod Viuja pozeS ojanog ompous o ot sots|
vt Wb = e [ suopua0) papsles Auayg pio, Wjos Yusid uowa3 Jogiy [a—
Latal ferg esg] “sqom Joyapes suoipaom ouopoom mpog
tusaroval ¢

0L-9C1Z WBY KamiE i suoljeao) papejes
100}y ujweluag avg) S| Jopiolxy SHMAPUIM ., Y3IoW o}

ss03
) wny Asu3 Ay ous| B
SNOILLVATTA . 5, iz 2
. d W— suojeoc) porsajos Joig o E—
L ONIaTing s saposian e Ao o, oy ey upag)|- eon oo o100 ywolusg Gu Jwoamy (e}

taunt 2 wnsody,
» s}— 2 o9 v}—
Lecozraizy . p——— - yavig insadxo g - Guipis dep oipieH wiog Joquiy, Guipis i) yubid olpieH unosg|

28 'ONOWHII

sepased ooy § Avasieg

- avoy S oN LES0L-SLY0L sjusweg . “ON @3ueIOjOY doinpaenuey anojog
ININdOTIAIA i
ISNOHNMOL ANID3T ¥N0T0D 7 IVIRIALYIN
S3LUIONd WIHLNY NOILVAZTI.LS3aM - | ONIATIng NOILVAZT3 HLYON - L 9NIaTINg
[
e

dyuvs o
zool ke

T VT ¢ = VIR
PPN ) ey
WAL WA = T
ey
[

NOILYAZTE HLNOS - | ONIaTIng

uooI
[ ]

uopUmE
(cos) ol

0/2p'089'P09 4 UZZH'BOSV0I L
s1Lasn 98 ‘HIANOINVA
133ULS ¥IANID LSAM 9LY

TONI3UNLO31HONY VHOIIN]

[




280°Cv

uojasjwqnsey da = §
2102 "0z Aenagoy
PLTI (

ai LeegL

SNOILVAZTa
80 ONIATING

By

Zecozraizy
28 'GNOWHIIY
QYoM §°ON 1€901-SLb0L

ININOTIAIA
ISNOHNMOL

narroua

S3ILYTJ0Ud WIHLINY

i somamsun

woyrysse-esBoruIDoju]
01Zy'8g'v09 4 0ZIY'0OV09 L
silBsn 98 'HIANCINVA

133415 ¥AANID LSIM 9Ly

TONI SUNLOZLHINY VHOIING

a1919009 pasodig

e

sug| [T

yaug| Gl

Bupey wrbjuniy b Spieog wiitolpH ), yabew of ey
100D  SMOPUI wnupunje tHuin H_|.
(in pozeld olanog pozpoue feof oueis sons]

suejaaof pefasios

ioyg pro, jas Nuuid juauses Jogid HT
Suoipoop ouolpoop) mpog

“serasey ooy v Auojeg,

0L-5C1Z B Yoola
100 uefuag

spieop wlopioy savig] E

a ssva B—

SMOPUM o, YaiEu of toumg piovunwy sons]

auosjoay vt iy e apoo] H— e o s (81
wnsodxo g ‘o
posu ol X008 sjievt 40Ad “PiY sotoi uvor yaug] B oinsod .9 - Gulpis det ojpieH Avgsoquy - Bupg d unosg) [
) sivowoig “oN uauoiojoy somenuey anojon
Yo of anojo)

NOILVAZTE HLYON - 8 ONIATINgG

Ll ]
1 oY i
4
4 =
= P = H
i |
|
o o
:

=
sl ot

ANI9D3T YNOTOD 2 IVIIALYIN

NOILYAZTE LSYE - 8 ONITTING

NOILYATT3 LS3M - 8 ONIATINd

74




[44 XA

toninwwel
Japean UOISSINIGNEON dQ- 5
Iaavor 110z ‘0z Mienagod
vt Wb = Sl
Gasraval Lagst

SNOLLYAZT3
2L ONIaTIng

[
Iee9TI91ZY |

08 "GNOWHII
avoy 5 *ON LEg01-SLv0L

AIN3INdOTIAIA
FISNOHNMOL

paaconat

S3ALUAdOUd WIHINY

012y'909'v00 4 0Z2!
SLL8IA 98 "¥IANOINVA
1334LS YIANId LS3IM 9lb

"ONISHNLOFLIHIUY VHOILIN]

ssei9 Aojes 0010 2

E—

Bupey umuRunlY poYsIU-0ld Spieog wjiLejpiey |, Yaew o) epur yomg|
Myt =55 it el B
A
so| T g umore woowiensn | [a—
orogz g i L spgipeoes i s pitmnt| | Bl
. wyy Asug uo
1 ] 1 suojeao] pojaoy
D — Aot o | ] [ e oot | | B
ainsodxe g ‘ainjxe)
snodumap pua sGusey |a01E pYSIUY-ald “PIT Sjolei UNOW ool @ einsodxo g = Gujpys def ojprely yeq Joquir Bujpls d yue, umosg| E
dNIOT19N0109 § TVIUI LV
NOILVAZ T LS3M - 2 ONIaTINg NOILVAT T3 HLYON - 2 ONIG1INg
- == T vooymL Y o uoo
Al RN _ s e 'H
| — g < sl
g s v - A RE
. vosune b ]
A
I
Ha N
. ~ogyme ‘ 7 ) P = m
8 H 5 '
H [
- - P
=l e 1Tm_
&k P
— sl
e i i o o
I W t
® ® ® @
NOILVAZ 13 LSV3 - 2L ONIGINg NOILVAZ 13 HLNOS -2} ONIGING
v] - HE-
ital hgd _—
e
i BE
i _ &
.r. 4 L f N
e o
! i
=i =
| E—— 2 v on.
o Il i —-:.'_.5 e




S8 City of
10 & "’J\L . y | Development Application Data Sheet
SN R!ChmOﬂd : Development Apphcatlons Department

Address: 10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road

Applicant: _Anthem Properties Group Ltd.

Planning Area(s). _Shelimont

Owner: Anthem 5 Road Developments Ltd. “No Change -

Site Size (m°): 9,814.51 m? 9,727.36 m* (after road dedication)
Land Usesf Single—Fami]y Residential = Multiple-Family Residential

OCP Designation: Low-Density Residential ‘ No Change

Area Plan Designation: | N/A | ‘| No Change

702 Pelicy Designation: | Single-Family Lot Size Policy 5434 No Change

Zoniﬁg: Single Detached (RS1/E) ‘ Low Density Townhouses (RTM3)
Number of Units: 8 , 47
Other Designations: | N/A No Change

Floor Area Ratio: - _ Max. 0.70 0.70 Max. none permitted
Lot Coverage — Building: Max. 40% 40% Max. ' none
Lot Cove'ra‘ge ~ Non-porous ‘Max. 65% ' 65% Max. none
Surfaces: . ‘
Lot Coverage — L.andscaping: ' © Min.25% 25% Min. none
' N\ , 4.5 m to Bldgs #9-13 variance
Setback - Front Yard (m): Min. 6.0 m 5.5 m to Bldgs #14-15 required
Setback — North Side Yard (m): Min. 3.0 m ' 3.0mMin. ' none
Setback — South Side Yard (m): Min. 3.0 m ‘ 3.0 m Min. norie
Setback — Rear Yard (m): Min. 3.0 m 45m - none
' " e 12.0 m (3 storeys) " |
Max. along No. 5
Height (m): Max. 12.0 m (3 storeys) Road none
) T o 7.5.m (2 storeys) :
Max. along west
property line
Lot Width: Min. 50.0 m . 174.32m ~ none

PLN -93



March 10,2017

| . On Futuré. I

RZ 16-726337

Lot Depth: 56.34 m none
Site Area: Min. 1,800 m? 9,727.36 m? none
Off-street Parking Spaces — . 2 (R) and 0.21 (V) per
Regular (R) / Visitor (V): 2 (R) and 0.2 (V) per unit unit none
?i':feet Parking Spaces - 94 (R) and 10 (V) 94 (R) and 10 (V) none
' Max. 50% of proposed '
. . residential spaces in
Tandem Parking Spaces: enclosed garages 0 none
(94 x Max. 50% = 47)
Max. 50% when 31 or more
Small Car Parking Spaces spaces are provided on site 47 none
(104 x Max. 50% = 52)
" Min. 2% when 11 or more o
Handicap Parking Spaces: spaces are required 3 spaces Min. none .
(104 x 2% = 3 spaces) :
Bicycle Parking Spaces — Class 1.25 (Class 1) and 1.4 (Class 1) and 0.21 none
1/Class 2: 0.2 (Class 2) per unit (Class 2) per unit
Off-street Parking Spaces - 59 (Class 1) and 10 (Class 66 (Class 1) and none
Total: . 2) ) 10 (Class 2) R
Amenity Space — Indoor: Min. 70 m? or Cash-in-lieu Cash-in-lieu . none .
— -
Amenity Space — Qutdoor: Min. 6:28;( ;72 units 495.7 m* none

Other: Tree replacement compensation required for removal of bylaw-sized trees.

5228881
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~ ATTACHMENT 6

Anthem

PROPERTIES

July 6", 2016 - Suite 300 Bentall 5
550 Burrard Street
. . . . Vancouver BC
City of Richmond , ) Canada V6C 2B5
Planning Department t 604 889 3040

604 689 5642

Attn: Edwin Lee, Planner www.anthemproperties.com

6911 No. 3 Road
Richmond, BC V6Y 2C1

10475 - 10631 No. 5 Road, Richmond, B.C. - Anthem 5 Road Developments LP
Developer Information Session Report — Wednesday, Juné 22" 2016

As a local real estate d'evelopment company with projects located across the Lower Mainland,
Anthem Properties acknowledges and values the importance of engdging with the communities
they develop within. Anthem makes it a top priority to connect with all potential stakeholders
for every proposed project and diligently follows an extensive community outreach process
from the point of submitting a development permit application, all the way through to the
completion of a project. The company is committed to being consistent, accessible and
receptive to all neighbours and project stakeholders.

Despite not being required to host a Developer Information Session for the public by the City of
Richmond, Anthem opted to do so in order to give community stakeholders an opportunity to
review and provide feedback on their initial plans for their No. 5 Road property. After identifying'
key stakeholder parties and potential sensitivities within the community, Anthem scheduled a
Developer Information Session for the project on Wednesday, June 22™ 2016, between the
hours of 5:30 pm — 8:00 pm. The event details were confirmed in advance with City of Richmond
Planner, Edwin Lee. After being unable to book a meeting venue in the nearby Richmond
Christian School campuses and church on No. 5 Road, Anthem decided to host the event in the
gymnasium of Daniel Woodward Elementary School (owned by the Richmond School District).
This venue was selected on the basis that it was located within walking distance from the
development site, was handicap accessible and would be familiar to invested neighbours,

Anthem diligently followed the criteria provided by the. City of Richmond for their Developer
- Information Session. This criteria included sending out approximately 100 notices to all
residences located within the required area a minimum of 10 days prior to the meeting, in
“addjtion to sending email notifications to strata property managers for nearby all multi;family
developments and running two consecutive ads in the Richmond News on Wednesday, June 15t
and Friday, June 17% 2016,

On June 22" 2016, clear signs for the event were postéd on the venue doors, tables were set-up
for attendees to use for registrations and to fill-out comment sheets, catering was provided and
presentation boards were displayed providing extensive information on the proposed project
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PROPERTIES
Suite 300 Bentall 5

550 Burrard Street
Vancouver BC

Canada V6C 2B5

1 604 689 3040

f 604 689 5642
www.anthemproperties.com

which included, but was not limited to: landscape details, context images and building

elevations, conceptual images (hand-sketched renders), a traffic impact analysis, background on

Anthem Properties as the developer, etc. Attendees included a number of Anthem staff

members, the project’s architect and landscape architect and City of Richmond Planner, Edwin
Lee.

Over the course of the meeting, 22 individuals formally signed-in at the registration table with
approximately 30 people in attendance in total. Anthem collected -5 comment sheets from
attendees who were willing to provide their initial feedback on the proposed development, with
1 sheet being taken away by an attendee for submission after the fact. The main guestions that
were asked were-centered on: the height of the fence or wall and the set-back between the East
laneway and the project (based on concerns relating to parking/traffic and privacy for the
neighbouring hom'eowners) and tree retention. Overall, Anthem received support for the
proposed development with compliments being paid to the désign, which many attendees
noted as fitting nicely with the neighbourhood; the decision to have the site access be off of No.
5 Road and the efforts being put into retaining existing trees on the site.

Anthem looks forward to moving ahead with the proposed developmént and will continue all
efforts to maintain positive relationships with all project stakeholders.

Sincerely,

Nick Kasidoulis

Development Manager, Anthem Properties-
Email: nkasidoulis@anthemproperties.com
Direct: (604) 638-4401

Ccc:

Steve Forrest

Vice President of Development, Anthem Properties
Email: sforrest@anthemproperties.com

Direct: (604) 488-3632
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MIKE FADUM AND
ASSOCIATES LTD.
VEGETATION
CONSULTANTS

Email; mfadum@fadum.ca
]

b

#105, 8277 129 St
Surrey, British Columbia

V3W 0AB
Ph: (778) 593-0300
Fax: (778) 593-0302
Mobile: (604) 240-0309

CLIENT

.

FILE NO.

PROJECT TITLE
TREE PRESERVATION

AND PROTECTION PLAN
e -
10475 - 10631 #5 RD.

RICHMOND, B.C.
REVXSIONS:
NO.| DATE
1 |FeB2916 | MK LOT LAYOUT
_2_ MAY2616 REVISED LAYOUT
3 |seprosts| MK |  REVISEDLAYOUT
4 lremtonr | Mk | RevisEDLAYOUT

omauaroe

.
SHEET TITLE

T1 - TREE REMOVAL AND
PRESERVATION PLAN

I
©® Copyright Reserved. This
drawing and design is the property
of Mike Fadum and Associates Ltd.
and may not be reproduced or
used for other projects without their .
* permission.
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ASSOCIATES LTD.
VEGETATION
CONSULTANTS

#105, 8277 129 St.
Surrey, British Columbia
V3W 0A6
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Fax: (778) 593-0302
Mobile: (604) 240-0309
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CLIENT

soauuns

S

FILE NO.

PROJECT TITLE

TREE PRESERVATION
AND PROTECTION PLAN

10475 - 10631 #5 RD.
RICHMOND, B.C.

REVISIONS:

.| DATE REVISION

1 |FEB2916 LOT LAYOUT

2 |MAY2516 REVISED LAYOUT

3 EPT0816) REVISED LAYOUT

4 [FEB1017 REVISED LAYOUT

NOTE: TREE PROTECTION FENCING SHALL BE
'CONSTRUCTED TO MUNICIPAL STANDARDS.
REASSESS TREES WITH LOT GRADING PLANS,

NOTE: FOUNDATION TQ BE INSTALLED AT OR
BEYOND 4.5M FROM EDGE OF TREE TRUNK (3
TREES TYP.) FLOOR TO CANTILEVER. NOQ
EXCAVATION WITHIN HATCHED AREA.
ROAD TQ BE CONSTRUCTED ABOVE GRADE
WITHOUT EXCAVATION.

SHEET TITLE

T2 - TREE PROTECTION
AND PRESERVATION
PLAN

© Copyright Reserved. This
drawing and design is the property
of Mike Fadum and Associates Ltd.
and may not be reproduced or
used for other projects without their
permission.
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ATTACHMENT 8

Rezoning Considerations

Development Applications Department
. 6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631  File No.: RZ 16-726337

No. 5 Road

Prior to final adoption of Richmend Zening Bylaw 8500 Amendment Bylaw 9687, the developer is
required to complete the following:

1.
2:

10.

11.
12.

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

Approximately 0.5 m wide road dedication along the entire No. 5 Road frontage to accommodate a new 1.5 m wide
treed/grassed boulevard and a new 1.5 m wide concrete sidewalk; exact width is to be confirmed with survey

" information to be submitted by the applicant.

Registration of a legal agreement on Title to identify the Agriculture Land Reserve (ALR) buffer area (4.0 m wide,

~ measured from the new property line along No. 5 Road), to ensure that landscaping planted within this buffer is

maintained and will not be abandoned or removed, and to indicate that the subject property is located adjacent to
active agricultural operations and subject to impacts of noise, dust and odour: '

Registration of a flood indemnity covenant on Title.

Registration of a cross-access easement, statutory right-of-way (SRW), and/or other legal agreements or measures; as
determined to the satisfaction of the Director of Development, over the full width and extent of the entry driveway
from No. 5 Road and the main north-south internial drive aisle on site in favour of the existing and future residential
development to the south, as well as the future residential developments to the north. Language should be included in
the SRW document that the City will not be responsible for maintenance or liability within the SRW and that utllrty
SRW under the drive aisle is not required.

Registration of a legal agreement on Title; identifying that the proposed development must be designed and
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellmgs are pre-ducted for
solar hot water heating.

Provincial Ministry of Transportation & Infrastructure Approval.

Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of the trees to be retained on adjacent properties. 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.

City acceptance of the developer’s offer to voluntarily contribute $0.81 per buildable square foot (e.g. $59,369.35) to
the City’s Public Art fund.

City acceptance of the developer’s offer to voluntarily contribute $4.00 per bu1ldable square foot (e.g. $293,181.97) to
the City’s affordable housing fund. :

Contribution of $83,000.00 in-lieu of on-site indoor amenity space.

Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements.
Works include, but may not be limited to:

Water Works

a. Using the OCP Model, there is 646. 0 L/s of water avarlable at a 20 psi residual at the No. 5 Road frontage Based |
on your proposed development, you1 site requires a minimum fire flow of 220 L/s.
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b. The Developer is required to:

e  Submit Fire Underwriter Survey‘(FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the development has adequate fire flow for on site fire. protection. Calculations must
be signed and sealed by a Professional Engineer and be based on Bulldlng Permit Stage Building designs.

 Install a new fire hydrant on the west side of No. 5 Road; to service the proposed development Coordination
“with the Clty s Fire Department to confirm the location of the proposed hydrant is requlred

¢. Atthe Developer’s cost, the City will:
¢ Cutand cap at mal_n; the eight existing water service connections.

" o Install anew water service connection off of the 300 mm PVC watermain along No. 5 Road.

Storm Sewer'Works

a. The Developer is required to:

e  Upgrade approximately 180 m of the existing 600’ mm storm sewer on the west side of No. 5 Road to
900 mm; complete with tie-in to existing manhole STMH114064 by southeast corner of Lot 10631, and two
new manholes by the northeast corner 6f Lot 10475. The new drainage alignment should be moved into the
road’s travel lane; out of the sidewalk.

o Cut, cap and remove/fill per MMCD the ex1st1ng 600 mm storm sewet along the entire frontage of the
" development site.

e Install a new storm service connection; complete with inspection chamber at the southeast corner of the
development site and tie-in to the proposed 900 mm storm sewer.

b. At the Developer’s cost, the City is to cut, cap, and remove the_existing storm service connections and inspection
chambers along the frontage of the development site.

Sanitary Sewer Works

a. The Developer is required to:

s Install a new sanitary service connection to the existing manhole SMH999 at the southwest corner of
Lot 10591. The manhole will serve as the inspection chamber for the development.

» Remove all existing sanitary service connections and inspections chambers.

Frontage Improvements

a. The Developer is required to:

e Construct a new 1.5 m wide treed/grassed boulevard and a new 1.5 m wide concrete 51dewalk along the entire.
No. 5 Road frontage behind the existing curb and gutter.

e Revise the orientation of the existing crosswalk on the north leg of the No. 5 Road/access road intersection so
that the crosswalk would be perpendicular to the travelled portion of the roadway. This will include, but not
limited to, the relocation of the existing trafﬁc signal equlpment relocation of existing traffic signal loops,
and others as necessary.

e Coordinate with BC Hydro, Telus and other private communication service providers:
i. To underground Hydro service lines. A
ii. When relocating/modifying any of the ex1st1ng power poles and/or guy wires within the property
frontages.
iii. To determine if above ground structures are requlred and coordinate their locations on-site (e.g. Vista,
PMT, LPT, Shaw cablnets Telus Kiosks, etc.).

'PLN -108

Initial:



General Items

a. The Developer is required to:

e Enter into, if required, 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, 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.

© Provide, within the first Servicing Agreement submission, a geotechnical assessment of preload and soil
preparation impacts on the existing utilities surrounding the development site and provide mitigation
recommendations.

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

Development.

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

1.

Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy
Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy
efficiency standards (EnerGuide 82 or better), in compliance with the City’s Official Community Plan.

Prior to a Development Permit* issuance, the developer is required to complete the following:

1.
2.

Submission of a Landscaping Security based on 100% of the cost estimate provided by the landscape architect.

Submission of a Tree Survival Security to the City as part of the Landscape Leﬁer of Credit to ensure that all trees
identified for retention will be protected. No Landscape Letter of Credit will be returned until the post-construction
assessment report, confirming the protected trees survived the construction, prepared by the Arborist, is reviewed by

~ staff.

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

1.

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

Should the applicant wish to begin site preparation work after third reading of the rezoning bylaw, but prior to final

adoption of the rezoning bylaw and issuance of the Development Permit, the applicant will be required to obtain-a
Tree Permit and submlt landscaping security (i.e. $59,000 in total) to ensure the replacement planting will be

- provided.

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.

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

If applicable, payment of latecomer agreement charges associated with eligible latecomer works.

Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated
fees may be required as part of the Bulldmg Permit. For additional information, contact the Building Approvals
Department at 604-276-4285.
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Note:

*

e

This requires a separate application.

Where the Director of Development deems appropriate, the precedmg 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 prlor to enactment of the appropriate
bylaw.

The preceding agreements shall provide security to the City including indemnities, Warrénties 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 satlsfactory 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. - A

Applicants for all City Permits are required to comply at all times with the conditions of the Provircial 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 ' Date
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ity of
{ C.ty O Development Application Data Sheet
SO Richmond Development Applications Department

RZ 16-726337 Attachment E

Address: 10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road
Applicant: Anthem Properties Group Ltd.

Planning Area(s). _Shellmont

I Existing Proposed
Owner: Anthem 5 Road Developments Ltd. | No Change
Site Size (m?): 9,814.51 m? . 9,727.36 m” (after road dedication)
Land Uses: Single-Family Residential Multiple-Family Residential
OCP Designation: Low-Density Residential No Change
Area Plan Designation: | N/A No Change

702 Policy Designation: | Single-Family Lot Size Policy 5434 | No Change

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTM3)
Number of Units: 8 47 townhouse units + 2 secondary suites
Other Designations: N/A No Change
On Future . .
Subdivided Lots Bylaw Requirement Proposed Variance
Floor Area Ratio: Max. 0.70 0.70 Max. none permitted
Lot Coverage - Building: Max. 40% 40% Max. . none
Lot Coverage — Non-porous Max. 65% 65% Max. none
Surfaces:
Lot Coverage — Landscaping: Min. 25% 25% Min. none
: . ! 4.5 m to Bldgs #9-13 variance
Setback - Front Yard (m): Min. 6.0 m 5.5 m to Bldgs #14-15 required
Setback — North Side Yard (m): Min. 3.0 m 3.0 m Min. none
Setback ~ South Side Yard (m): Min. 3.0 m 3.0 m Min. none
Setback — Rear Yard (m): Min. 3.0 m 45m none
' ¢ 12.0 m (3 storeys)
Max. along No. 5
Height (m): Max. 12.0 m (3 storeys) Road none
' o e 7.5 m (2 storeys)
Max. along west
property line
Lot Width: Min. 50.0 m 174.32 m none
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April 5,2017

On Future
Subdivided Lots

Bylaw Requirement

Proposed

RZ 16-726337

Variance

Lot Depth: Min. 30.0 m 56.34 m none
Site Area: Min. 1,800 m? 9,727.36 m? none
' 2 (R) and 0.2 (V) per unit
Off-street Parking Spaces - plus (1) R per secondary 2 (R). and 0.21 (V) per
S ) . ; unit plus (1) R per none
Regular (R) / Visitor (V): suite on lot fronting an !
. secondary suite
. . arterial road
%‘;ft;?reet Parking Spaces - 96 (R) and 10 (V) 96 (R) and 10 (V) none
Max. 50% of proposed
Tandem Parking Spaces: residential spaces in 0 none
enclosed garages ,
{96 x Max. 50% = 48)
Max. 50% when 31 or more
Small Car Parking Spaces spaces are provided on site 47 none
(106 x Max. 50% = 53)
Min. 2% when 11 or more
Handicap Parking Spaces: spaces are required 3 spaces Min. none
(106 x 2% = 3 spaces) :
Bicycle Parking Spaces — Class 1.25 (Class 1) and 1.4 (Class 1) and 0.21 none
1/ Class 2: 0.2 (Class 2) per unit (Class 2) per unit
Off-street Parking Spaces — 59 (Class 1) and 10 (Class 66 (Class 1) and none
Total: 2) 10 (Class 2)
Amenity Space — Indoor: Min. 70 m? or Cash-in-lieu Cash-in-lieu none
- S -
Amenity Space — Outdoor: Min. irgg; ;72 units 488.9 m? none

Other: Tree replacement compensation required for removal of bylaw-sized trees.
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ATTACHMENT F

City of . S
Rezoning Considerations

RlChmOnd Development Applications Department
6911 No. 3 Road, Richmond, BC VBY 2C1

Address: 10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 File No.: RZ 16-726337
No. 5 Road

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9687, the developer is
required to complete the following:

1. Consolidation of all the lots into one development parcel (which will require the demolition of all existing dwellings).

2. Approximately 0.5 m wide road dedication along the entire No. 5 Road frontage to accommodate a new 1.5 m wide
treed/grassed boulevard and a new 1.5 m wide concrete sidewalk; exact width is to be confirmed with survey
information to be submitted by the applicant.

3. Registration of a legal agreement on Title to identify the Agriculture Land Reserve (ALR) buffer area (4.0 m wide,
 measured from the new property line along No. 5 Road), to ensure that landscaping planted within this buffer is
maintained and will not be abandoned or removed, and to indicate that the subject property is located adjacent to
active agricultural operations and subject to impacts of noise, dust and odour.

4. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted until two
secondary suites are constructed on site, to the satisfaction of the City in accordance with the BC Building Code and
the City’s Zoning Bylaw.

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

Registration of a flood indemnity covenant on Title.

7. Registration of a cross-access easement, statutory right-of-way (SRW), and/or other legal agreements or measures; as
determined to the satisfaction of the Director of Development, over the full width and extent of the entry driveway
from No. 5 Road and the main north-south internal drive aisle on site in favour of the existing and future residential
development to the south, as well as the future residential developments to the north. Language should be included in
the SRW document that the City will not be responsible for maintenance or liability within the SRW and that utility
SRW under the drive aisle is not required.

8. Registration of a legal agreement on Title; identifying that the proposed development must be designed and
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted for
solar hot water heating.

9. Provincial Ministry of Transportation & Infrastructure Approval.

10. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of the trees to be retained on adjacent properties. 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.

[ 1. City acceptance of the developer’s offer to voluntarily contribute $0.81 per buildable square foot (e.g. $59,369.35) to
the City’s Public Art fund.

12. City acceptance of the developer’s offer to voluntarily contribute $4.00 per buildable square foot (e.g. $293,181.97) to
the City’s affordable housing fund.

13. Contribution of $83,000.00 in-lieu of on-site indoor amenity space.
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14. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements.
Works include, but may not be limited to:

Water Works

a. Using the OCP Model, there is 646.0 L/s of water available at a 20 psi residual at the No. 5 Road frontage. Based
on your proposed development, your site requires a minimum fire flow of 220 L/s.

b. The Developer is required to:

e  Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the development has adequate fire flow for on site fire protection. Calculations must
be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building designs.

o Install a new fire hydrant on the west side of No. 5 Road; to service the proposed development. Coordination
with the City’s Fire Department to confirm the location of the proposed hydrant is required.

c. Atthe Developer’s cost, the City will:
» Cut and cap at main; the eight existing water service connections.

e Install a new water service connection off of the 300 mm PVC watermain along No. 5 Road.

Storm Sewer Works

a. The Developer is required to:

e Upgrade approximately 180 m of the existing 600 mm storm sewer on the west side of No. 5 Road to
900 mm; complete with tie-in to existing manhole STMH114064 by southeast corner of Lot 10631, and two
new manholes by the northeast corner of Lot 10475. The new drainage alignment should be moved into the
road’s travel lane; out of the sidewalk.

e Cut, cap and remove/fill per MMCD the existing 600 mm storm sewer along the entire frontage of the
development site.

e Install a new storm service connection; complete with inspection chamber at the southeast corner of the
development site and tie-in to the proposed 900 mm storm sewer.

b. At the Developer’s cost, the City is to cut, cap, and remove the existing storm service connections and inspection
chambers along the frontage of the development site.

Sanitary Sewer Works

a. The Developer is required to:

¢ Install a new sanitary service connection to the existing manhole SMH999 at the southwest corner of
Lot 10591. The manhole will serve as the inspection chamber for the development.

e Remove all existing sanitary service connections and inspections chambers.

Frontage Improvements

a. The Developer is required to:

e Construct a new 1.5 m wide treed/grassed boulevard and a new 1.5 m wide concrete sidewalk along the entire
No. 5 Road frontage; behind the existing curb and gutter.

e Revise the orientation of the existing crosswalk on the north leg of the No. 5 Road/access road intersection so
that the crosswalk would be perpendicular to the travelled portion of the roadway. This will include, but not
limited to, the relocation of the existing traffic signal equipment, relocation of existing traffic signal loops,
and others as necessary.

¢ Coordinate with BC Hydro, Telus and otl'?;IEWa_te“c?gmunication service providers:
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i. To underground Hydro service lines. ‘
ii. When relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.
iii. To determine if above ground structures are required and coordinate their locations on-site (e.g. Vista,
PMT, LPT, Shaw cabinets, Telus Kiosks, etc.).

General Items

a. The Developer is required to:

e Enter into, if required, 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, 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.

e Provide, within the first Servicing Agreement submission, a geotechnical assessment of preload and soil
preparation impacts on the existing utilities surrounding the development site and provide mitigation
recommendations.

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

Development.

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

1.

Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy
Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy
efficiency standards (EnerGuide 82 or better), in compliance with the City’s Official Community Plan.

Prior to a Development Permit* issuance, the developer is required to complete the following:

1.
2.

Submission of a Landscaping Security based on 100% of the cost estimate provided by the landscape architect.

Submission of a Tree Survival Security to the City as part of the Landscape Letter of Credit to ensure that all trees
identified for retention will be protected. No Landscape Letter of Credit will be returned until the post-construction
assessment report, confirming the protected trees survived the construction, prepared by the Arborist, is reviewed by
staff.

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

1.

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

Should the applicant wish to begin site preparation work after third reading of the rezoning bylaw, but prior to final
adoption of the rezoning bylaw and issuance of the Development Permit, the applicant will be required to obtain a
Tree Permit and submit landscaping security (i.e. $59,000 in total) to ensure the replacement planting will be
provided.

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.

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

4. If applicable, payment of latecomer agreement charges associated with ¢ligible latecomer works.
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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.

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 Date
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ichmond Bylaw 9687

Richmond Zoning Bylaw 8500
Amendment Bylaw 9687 (RZ 16-726337)

10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 No. 5 Road

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

1.

5327032

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 “M EDIUM DENSITY TOWNHOUSES (RTM3)”.

P.I.D. 007-732-554
Lot 3 Section 36 Block 4 North Range 6 West New Westminster District Plan 74727
and

P.LD. 003-896-285 _
Lot 467 Section 36 Block 4 North Range 6 West New Westminster District Plan 59290

and

P.L.D. 003-930-220 4
Lot 468 Section 36 Block 4 North Range 6 West New Westminster District Plan 59290

and

P.LD. 003-558-975
Lot 431 Section 36 Block 4 North Range 6 West New Westminster District Plan 48580

and

P.LD. 003-506-738
Lot 430 Section 36 Block 4 North Range 6 West New Westminster District Plan 48580

and

P.I.D. 004-216-661
Lot 320 Section 36 Block 4 North Range 6 West New Westminster District Plan 38486

- and
"P.I.D. 008-509-948

Lot 321 Section 36 Block 4 North Range 6 West New Westminster District Plan 38486
and

P.LD. 009-816-186
Lot 6 Except: Part Subdivided by Plan 56313; Section 36 Block 4 North Range 6 West New
Westminster District Plan 13375
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Bylaw 9687 Page 2

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9687”.

FIRST READING erMoN

RICHMOND
APPI;OVED
A PUBLIC HEARING WAS HELD ON WZ,
SECOND READING TPRROVED
. or Solicitor

THIRD READING |l

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR CORPORATE OFFICER
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City of

W Richmond Bylaw 9715

Richmond Zoning Bylaw 8500
Amendment Bylaw 9715

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

1.

Richmond Zoning Bylaw 8500, as amended, is further amended at Section 3.4 [Use and
Term Definitions] by deleting the definition of “Secondary suite” in its entirety and
substituting the following:

“Secondary suite =~ means an accessory, self-contained dwelling within single
detached housing or town housing, exclusively used for
occupancy by one household.”

Richmond Zoning Bylaw 8500, as amended, is further amended at Section 5.4 [Secondary
Suites] by deleting Section 5.4.1 in its entirety and replacing it with the following:

“5.4.1 The following regulations and prohibitions apply to every secondary suite
permitted in a zone:

a) the secondary suite must be completely enclosed within the same building as
the principal dwelling unit in single detached housing or completely
contained within the same townhouse unit or strata lot in town housing, and
not in a detached accessory building;

b) no more than one secondary suite shall be permitted per principal dwelling
unit in single detached housing or per townhouse unit or strata lot in town
housing;

¢) the secondary suite must be incidental and integrated with the principal
dwelling unit so as not to externally appear as a separate unit;

d) a City water meter must be installed on the lot on which the secondary suite
is located; '

e) the secondary suite must have a minimum floor area of at least 33.0 m? and
must not exceed a total floor area of 90.0 m? in single detached housing;

fy the secondary suite must not exceed 40% of the total floor area of the
dwelling unit in which it is contained;

g) home business uses (i.c., licensed crafts and teaching; licensed residential
registered office and licensed residential business office), but not child care
programs, may be carried out within a secondary suite;

h) boarding and lodging and minor community care facilities are not
permitted in a secondary suite;
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Bylaw 9715 Page 2

i) asecondary suite is not permitted in conjunction with a bed and breakfast;

j) the building must be inspected by the City for compliance with the Building
Code, this bylaw and other applicable enactments;

k) where a secondary suite is on a lot fronting an arterial road as shown in
Diagram 1 below, one additional on-site parking space must be provided for
the exclusive use of each secondary suite;

Diagram 1: Arterial Roads Where Additional On-Site Parking Space Required
For Secondary Suites

Knight Street Bridga
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Bridge o Tistend
Vancouver Mitch®
International ’

®
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— e s Bridgeport Road -
Bridgo - S
3 Z
# Cambie Road
Eirl\dsénora ','g E
t § 4 & Z
No. 2 Rd B— ?\ Highway-91—
Bridge O -
5 3
T =]
‘ 3, 4 Westminster Highway % S —
Granville Avenue 2
Blundell Road
NES

No. 4iRoad
No. 5]Road
No. 6]Road

Francis Road -

West Dyke Trail

Williams Road

No. 1 Road
Railway Avenue
No. 2 Road

Steveston Highway
—Moncton IStreet
\ Finn Road 1

[) where an additional on-site parking space for a secondary suite is required,
the required on-site parking spaces for the principal dwelling unit in single
detached housing may be provided in a tandem arrangement with one
parking space located behind the other; and

Gilbert Road
No. 3 Road

m) internal access must be maintained between the secondary suite and the
principal dwelling unit in single detached housing or between the
secondary suite and the associated townhouse unit in town housing, except
for a locked door.”

3. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 8.6 [Low
Density Townhouses (RTL1, RTL2, RTL3, RTL4)] by amending Section 8.6.3, by adding
“secondary suite” to the list of permitted secondary uses.
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Bylaw 9715 Page 3

4. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 8.7 [Medium
Density Townhouses (RTM1, RTM2, RTM3)] by amending Section 8.7.3, by adding
“secondary suite” to the list of permitted secondary uses.

5. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 8.8 [High
Density Townhouses (RTH1, RTH2, RTH3, RTH4)] by amending Section 8.8.3, by adding
“secondary suite” to the list of permitted secondary uses.

6. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 8.9 [Parking
Structure Townhouses (RTP1, RTP2, RTP3, RTP4)] by amending Section 8.9.3, by adding
“secondary suite” to the list of permitted secondary uses.

7. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9715”.

FIRST READING RIGHMOND
RPPROVED |
Y
PUBLIC HEARING a .
SECOND READING @5‘;?2!5?
or Solicitor
THIRD READING U
ADOPTED ’
MAYOR CORPORATE OFFICER -
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A City of

Richmond Report to Committee
To: Pianning Committee Date: April 13, 2017
From: Wayne Craig File:  08-4057-10/2017-Vol 01
Director, Development
Terry Crowe
Manager, Policy Planning ‘
Re: Agriculturally Zoned Land: Summary of Public Consultation and Proposed

Bylaws Limiting Residential Development in the Agriculture (AG1) Zone

Staff Recommendation

1.

That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 9706, be
introduced and given first reading;

That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 9706, having
been considered in conjunction with:

a. the City's Financial Plan and Capital Program; and

b. the Greater Vancouver Regional District Solid Waste and Liquid Waste Management
Plans;

is hereby found to be consistent with said program and plans, in accordance with section
477(3)(a) of the Local Government Act;

That Richmond Official Community Plan Bylaw No. 9000, Amendment Bylaw No. 9706,
having been considered in conjunction with Section 477(3)(b) of the Local Government Act,
be referred to the Agricultural Land Commission for comment;

That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw No. 9706, having
been considered in accordance with Section 475 of the Local Government Act and the City’s
Official Community Plan Bylaw Preparation Consultation Policy 5043, is found not to
require further consultation;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9707 (Maximum Farm Home Plate
Area and Setbacks in the AG1 Zone), be introduced and given first reading;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9712 (Maximum House Size in the
AGT1 Zone), be introduced and given first reading; and
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7. That upon adoption of a bylaw limiting house size in the AG1 zone, staff be directed to
prepare the necessary Zoning Bylaw amendments to implement similar density limits in all
other zoning that permits single family development in the Agricultural Land Reserve.

; j 4 77
/ 7 A ‘
Wayne Craig Terry Crowe
Director, Dev lopment Manager, Policy Planning
(604-247-462/5) (604-276-4139)
WC:acr )
Att. 7
REPORT CONCURRENCE
| ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
J , / P

Building Approvals [ﬁ/ N T T
Law /A )

I y/
REVIEWED BY STAFF REPORT/ INITIALS: @\j{) BY S\/\
AGENDA REVIEW SUBCOMMITTEE D‘\JJ
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Staff Report
Origin
This report responds to Council’s direction on March 27, 2017 which stated:

that staff be directed to prepare for Council’s consideration a bylaw to limit house size,
farm home plate and setbacks, including residential accessory buildings in the
Agriculture (AG) zones.

This report also summarizes feedback received from the public consultation process that took
place between February 27 and March 12, 2017 on potential housing regulations on Richmond’s
agriculturally zoned land. The consultation results were considered in the preparation of bylaw
options that could amend the Official Community Plan (OCP) and Zoning Bylaw. The bylaw
options aim to better manage the size and number of houses, accessory residential buildings and
enhance rear farm access, in the agricultural zones, to minimize their impacts on farmland, to
ensure that these lands be can used: for agricultural activities.

This report supports Council’s 2014-2018 Term Goal #3 A Well-Planned Community:

Adhere to effective planning and growth management practices to maintain and enhance
the livability, sustainability and desirability of our City and its neighbourhoods, and to
ensure the results match the intentions of our policies and bylaws.

Findings of Fact

On January 23, 2017, Council directed staff to conduct public consultation regarding potential
limitations to house size, farm home plate size and setbacks, including residential accessory
buildings, on agriculturally zoned land. Public and stakeholder consultation was conducted
between February 27, 2017 and March 12, 2017 through an online LetsTalkRichmond.ca survey,
and at a public open house held at City Hall. Staff also consulted with members of the
Agricultural Advisory Committee and Richmond Farmers Institute.

Throughout this process, there was a high level of public interest with over 250 people attending
the public open house held on March 2, 2017, and a total of 679 completed surveys received
during the public consultation period. Feedback was also received through letters and emails to
Council, and comments on social media. A copy of all feedback received will be available in a
binder, for Council and the public to review, and will include all completed surveys,
correspondence to Council, and comments received on the City’s Facebook page.

Survey Results «

A total of 679 participants completed a survey to provide their input: of these participants:

¢ 600 residents had a Richmond based postal code;

- - 55provided a postal code outside of Richmond; and
- 24 did not provide a postal code but staff is aware that some of these respondents are

Richmond residents;

e 115 were a Richmond resident residing on a property in the Agricultural Land Reserve
(ALR) based on postal code results; and

¢ 104 identified themselves as a Richmond farmer on the survey.
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A comparison of responses from Richmond residents, ALR residents, and Richmond farmers
show differences in opinions on housing regulations. Survey results from Richmond residents
were almost identical with responses from the total survey respondents. Not all questions were
answered by all respondents.

Key findings in the survey include:

e A significant majority of total survey respondents (71.3%) were in favour of establishing a
farm home plate, while farmers and ALR residents were less supportive. Of those who
support a farm home plate, the majority prefer a size proportionate to the farm parcel.

e A significant majority of total survey respondents (74.1%) were in favour of a size limitation
for the principal home, while farmers and ALR residents were less supportive. Of those that
support a size limitation, the preferred limitation is through a maximum house size floor area
cap. While the majority of all respondents preferred smaller houses on farmland, farmers and
ALR residents were split in their preferences.

o Similar to the principal agricultural house, a significant majority of respondents (76.2%)
support a size limitation for accessory residential buildings (e.g., garage, pool house), while
farmers and ALR residents were less supportive. While the total respondents prefer to use a
maximum size floor area cap, farmers and ALR residents were split on how to control
accessory residential buildings size. Responses were also split between different maximum
floor areas for these types of buildings.

o  While the vast majority of respondents (68.2%) prefer a 50 m (164 ft.) buildable setback for
all residential buildings on the parcel, farmers were split, with the preferred setback at 50 m
(164 ft.) and “other” setback options, which include a setback that depends on the farm lot
size and the current allowable setback.

e Regarding the septic system (e.g., tank and field) on farm parcels, 53% preferred that it be
included in the farm home plate; 47% indicated that it should either not be included or
partially included in the farm home plate.

Attachment 1 compares the survey responses from the four groups (those who self-identified as
Richmond AR farmers, those who reside on an ALR property, overall Richmond residents, and
the total people surveyed).

Overall, the most common feedback received was to establish limits on residential development
to protect farmland.

Stakeholders Meeting

A stakeholders meeting was held on March 7, 2017 which included members of the Richmond
Agricultural Advisory Committee (AAC). The AAC did not have a quorum at this meeting.
After the meeting, the AAC met separately without staff to provide their feedback

(Attachment 2). The Richmond Farmer’s Institute (RFI) also attended the meeting. Other
individuals attended the meeting who indicated they were part of a newly formed group of ALR
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property owners known as the Richmond Farmland Owners Association (who, after several City
staff requests, have not clarified their membership).

Each group provided a response on potential farmland housing regulations in Richmond which
are summarized below:

o The AAC and the RFI support a farm home plate of 4,046 m” (1 acre) in area;

e All three groups support a floor area limit on a principal house with the following
distinctions: :
— the AAC preferred that the maximum house size limit be 1,150 m* (12,378 f*);
—  RFI preferred that the maximum house size limit be 1,000 m” (10,763 ft*); and
— the Richmond Farmland Owners Association did not provide a preferred maximum house
size, but wanted to use a floor area ratio on the farm parcel.

. All three groups wanted to keep the current buildable setback for the principal agricultural
house and accessory residential buildings (i.e., 50 m from the road to the front of the house;
50 m from the back of the house to the front of an accessory building).

e The AAC and RFI did not comment on the maximum size of residential accessory buildings;
however, the Richmond Farmland Owners Association preferred to regulate the size of
residential accessory buildings through a floor area ratio, but did not specify a maximum
floor area; and

e While the AAC and the RFI were in favour of including septic tanks, but not septic fields, in
the farm home plate, the Richmond Farmland Owners Association did not want any part of
the septic system to be included on the farm home plate.

Correspondence to Mayor and Councillors

As of April 11, 2017 forty seven (47) letters, faxes, and emails have been sent directly to Mayor
and Councillors from the beginning of January 2017 to April 11, 2017 regarding ALR housing
regulations. Of these, 43 were in support of more limitations on ALR housing development.

A copy of all correspondence to Council will be available in a binder, for Council and the public
to review.

2010 - 2017 ALR House Building Permit Applications

e Between 2010 and 2017, the house size of issued and submitted ALR Building Permit
applications is shown in Attachment 3;

e Between January 1 and April 3, 2017, a total of 45 ALR house Building Permit applications
were submitted, with 73% of the proposed homes over 10,000 ft* (929 m?); and

e 1In 2017, the average proposed house size is 12,918 ft* (1,200 m?), while the largest proposed
house size is 32,660 ft* (3,034.2 m?).

This information is consistent with previous information provided to Council.

Analysis

The objective of implementing changes to housing regulations in the Richmond’s ALR is to
minimize the impacts of residential development on agricultural land, which is consistent with
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the OCP policy “to discourage residential development as a principal use in the Agricultural
Land Reserve (ALR)”. This includes managing ALR residential development to avoid reducing
farmable areas and to curtail financial barriers to farming that result from residential
development.

Current Richmond ALR Parcels

There are a total of 2,195 parcels in Richmond’s Agriculture (AG1) zoned land. However, only
1,274 (58%) of those parcels have residential development potential, as they have frontage on an
improved road allowance providing vehicular access (Figure 1).

Of those parcels with residential development potential:

e 21% (263 properties) are less than 0.2 ha (0.5 ac) in area (as compared to 21% of all AG1
zoned parcels),

e 41% (522 properties) are less than 0.4 ha (1 ac) in area (as compared to 56% of all AG1
zoned parcels),

e 59% (753 properties) are less than 1.0 ha (2.5ac) in area (as compared to 70% of all AG1
zoned parcels), and

e 74% (942 properties) are less than 2.0 ha (5 ac) in area (as compared to 81% of all AG1
zoned parcels).

Figure 1: Parcel sizes of AG1 properties fronting a road (area in hectares [hal])

Parcel sizes of AG1 Properties
Fronting a Road

8-64 ha
4-8ha 7%
6%
m0-1ha
m1-2ha
®2-4ha
® 4-8 ha
®8-64 ha

The Importance of Managing Small Lots in the ALR

Richmond has a high proportion of smaller ALR lots (e.g., 522 less than an acre with residential

development potential), as indicated above. The feedback and analysis indicates that they must

be carefully managed for the following reasons:

e there are many of these small ALR lots on which one can currently build larger houses than
in corresponding urban single family areas (e.g., RS1/E Zone),

e asaresult, many of these small ALR lots are particularly appealing to residential speculators
and buyers, as an alternative to urban sites,
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e these small sites are further attractive, as many of them are closer to the City Centre, transit
and community amenities than other urban residential areas (e.g., parts of the Thompson,
Seafair, Blundell, Broadmoor, Gilmore, Shellmont neighbourhoods are farther away from the
City Centre than many of the small ALR lots), o

e as aresult, urban residential speculators, buyers and builders may be distorting the ALR
market upward, and many ALR sites are may be viewed only as residential parcels not to be
farmed, and ‘

e consequently, legitimate farmers have difficulty acquiring and farming these properties.

For these reasons, staff suggest that it is particularly important to better manage house sizes in
the ALR, particularly the small ALR sites, to avoid having just residences, unnecessarily large
residences, inaccessible and un-farmable backlands, and an ALR market in which farmers cannot
acquire land to farm.

Urban Lot and House Size Analysis

In determining how to better manage single family house size in the ALR, it is useful to consider
how the City manages house sizes in the City’s urban areas. Establishing house size regulations
in keeping with urban house size regulations is also supported by the Ministry’s Guidelines for
managing residential development in the ALR.

The City’s most commonly applied single family housing district is the RS1/E Zone. The RS1/E
zone is the City’s standard large lot single family zoning district and is applied to a2pproximately
14,000 lots in the City. The average lot area in the RS1/E zone is 743 m” (8,000 ft”) which
permits an average house size of 339 m? (3,650 ft*). With the 50 m? (538 ft*) floor area
exemption for a garage, the total allowable floor area would be 389 m” (4,187 ft%).

Proposed Bylaw No. 9711 would permit a maximum house size in keeping with the average
house size permitted in the RS1/E Zone.

There are approximately 11,000 lots in the City within the smaller RS1 sub-zones. If all RS1
zoned lots were considered, including these smaller lots, the average lot area would be 626 m*
(6,738ft") which permits an average house size of 303 m* (3,261 ft*). With the 50 m? (538 ft)
floor area exemption for a garage, the total maximum floor area would be 353 m? (3,800 ft%).

Proposed Bylaw No. 9710 would permit a maximum house size in keeping with the average
house size permitted on all urban lots subject to the RS1 Zone.

Land Economics

The average urban single family lot size within the RS1/E zone is approximately 743 m*
(8,000 ft*) which would permit a house size including the garage of 389 m” (4,187 ft*). Almost
60% of the City’s urban single family lots are zoned RS1/E.

An economic consultant was asked to comment on the implications of the City establishing a
maximum ALR house size including the garage of 389 m* (4,187 ft*). The consultant advises
that the increased focus on ALR land is largely due to the significant rise in residential land

" prices in the urban areas coupled with zoning regulations on ALR land that allow more
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flexibility to construct larger homes in the ALR. In many cases, this has priced ALR land
beyond what legitimate farmers can afford.

The economic advice indicates that a smaller ALR residential house size would significantly
decrease current residential speculation and buying, as the appeal of ALR lands for
predominately residential use would be reduced and enable more land to be available for
farming, and reduce land costs for farmers. Conversely, the larger the house size, the greater the
residential speculation, increase in house prices, less land available for farming, and higher the
land cost for farmers. A copy of the consultant’s advice is shown in Attachment 4.

Additional Dwelling Units

Currently, the AG1 zone allows additional dwellings for full-time farm workers to be considered
on parcels 8 ha (20 acres) or greater, which comprises 7% of properties within Richmond’s ALR.
An agrologist report is required to demonstrate that additional dwellings for full-time farm
workers are required to enable them to live on site for the farm to operate. Recent building
permit statistics indicate that the City has not received any such proposals since 2010. Given the
concern with house sizes in the ALR, staff propose that any future requests for an additional
house for ALR farm workers would require a rezoning application.

Three-Storey Houses in the ALR

As proposed later in the report, the farm home plate is an effective tool that limits the maximum
area used for residential development on an ALR site. It may be argued that similarly, if houses
in the ALR are limited to a maximum footprint area, regardless of how many storeys, it would
limit the impact of residential development on agricultural lands. While such an approach would
limit the area for residential purposes, managing ALR residential development involves more
than limiting the footprint of residential development.

Currently, the Agriculture (AG1) zone allows a house up to 2.5-storeys (10.5 m) high.
Increasing the allowable height to 3-storey houses may create issues of unacceptable adjacent
site shadowing, as well as a greater massing of the building that would negatively affect its form
and character especially given the high percentage of small agricultural parcels in the City.
Further, as the land economics analysis indicates, larger homes may create financial barriers to
farming in the ALR, as the demand for these properties is driven by residential development.
Considering the above, permitting 3-storey houses in the ALR does not appear to be an
appropriate solution to the issue of large homes in the ALR, given that 2.5 storey homes are
currently allowed.

It is noted that a rezoning application may be considered for proposed houses that exceed the
house size limitation, and wish to increase the height from 2.5 storeys to 3 storeys, on a site
specific basis, which would include appropriate neighbourhood input.

Taxes Related to Farm Classified Sites

The City’s role is to apply taxes based on the assessment value and classification provided by BC
Assessment. Farm classifications are given to properties that are farmed and meet BC Assessment’s
farming requirements.
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The minimum farm income requirements as determined by BC Assessment to classify as a farm are:
e $10,000 on land less than 0.8 hectares (1.98 acres) in area;
e $2,500 on land between 0.8 hectares (1.98 acres) and 4 hectares (10 acres); and

e on land larger than 4 hectares (10 acres), earnings must be $2,500 plus five per cent of the actual
value of any farm land in excess of 4 hectares.

For all parcels in the ALR, property owners receive a 50% school tax exemption from the Province.
For property owners in the ALR that do not farm or lease the parcel for farming purposes, they will
be taxed as Class 01-residential. If owners lease to a farmer, the farmed portion of the property
will be assessed as farmland, which will yield significant tax savings. If the property owner lives
on the property and farms it, the property can get full farm valuation for the land and building. In
this case, the land will be assessed as Class 09-farm and the building will be Class 01-residential but
with a significant reduction in assessed value. Finance staff will be available at the Planning
Committee, Council and Public Hearing meetings.

Farm Vehicle Access

In the ALR, it is necessary to ensure that farm vehicles can access the rear of the property in
order to farm it. Currently, under AG1 Zoning, there is a minimum interior side yard setback
requirement to ensure viable farm access. One interior side yard must have a minimum setback
of 3 m (10.ft.) on lots less than 0.8 ha (2 acres).

To better enhance farm vehicle access to the rear of residential properties, staff propose:

e for lots less than 0.8 ha (2 acres), to increase the current minimum 3 m (10 ft.) side yard
setback, to 4 m (13 ft.); and

o for lots greater than 0.8 ha (2 acres), staff recommend that the current setback of 6 m (20 ft.)
be retained, as it is regarded as adequate for farm vehicles to access farmland.

This approach will better ensure that farm vehicle access can be achieved on such sites.

Options and Draft Bylaws

A Proposed Comprehensive Set of OCP and Zoning Bylaw Amendments
Based on public feedback and analysis, staff have prepared the following comprehensive set of
OCP and Zoning Bylaw amendments, specifically: '

(1) A rezoning approach for any future ALR proposals which exceed Council’s established
house size maximums,

(2) A rezoning approach for any future ALR proposals which involve second or subsequent
houses,

(3) Preserving and enhancing farm vehicle access to the rear of ALR farm residences, by
increasing farm vehicle access widths, for certain ALR sites,

(4) Restricting accessory residential building size to 70 m* (753 ft%),
(5) Introducing a range of farm home plates based on lot size dimensions,
(6) The restriction of ALR house size to 500 m? (5,382 ft%),

(7) Miscellaneous other OCP and zoning amendments.
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For issues 1, 2, 3, 4 and 7, background information and a recommendation is provided below,
and for issues 5 and 6, background information, options and a recommendation are provided
below.

The primary objective of staff’s recommendations is to better manage the size and number of
houses in the ALR, accessory residential buildings and enhance rear farm access, to enable better
agricultural viability.

1. A Rezoning Approach For Any Future ALR Residential Proposals Which Exceed
Council’s Established Farm House Size Maximums

To better implement the approved 2041 OCP, Chapter 7.0 Agriculture and Food, Objective 1
which states: Continue to protect the City’s agricultural land base in the Agricultural Land
Reserve (ALR), the following OCP amendment is proposed.

e limit the size of houses on agriculturally zoned properties, and only consider applications,
through a rezoning application, on a case-by-case basis, to exceed the size limit, if the
applicant clearly provides the following information:

— verification that the site has been actively used for agricultural production for a
significant period of time and that it has generated significant agricultural income,

— verification that the applicant has derived a significant farm income from the site, or
has been farming in Richmond for a significant period of time,

— demonstrates that an increase in house size would benefit farming by accommodating
those who work on the farm full time,

— submission of a detailed report from a Professional Agrologist stating that there is a
need for a larger farm house, to accommodate existing and / or anticipated farm
workers, on the site;

— submission of a detailed farm plan which justifies any proposed on-site infrastructure,
or farm improvements associated with the need for additional farm labour; and

— the provision of a security deposit, to implement any proposed improvements.

To achieve the above, staff recommend that Bylaw No. 9706 be adopted.

2. A rezoning approach for any future ALR proposals which involve second or subsequent
houses,

The AG]1 zone currently allows additional dwelling units for full-time farm workers on
properties larger than 8 ha (20 acres) provided that a certified registered professional with the
BC Institute of Agrologist provides written justification for the additional dwelling unit.
Staff are recommending the current approach to managing additional dwelling units be
revised so that a rezoning application is required for any additional dwelling units.

An OCP amendment is proposed to limit the number of dwelling units to one (1) on
agriculturally zoned parcels, and only consider applications, through a rezoning application,
on a case-by-case basis, to exceed the maximum number of dwelling units, if the property is
8 ha (20 acres) in area or greater, and the applicant provides the following information from a
Professional Agrologist which demonstrates that:
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e full-time farm labour is required to live on the farm; and
e the secondary farmhouse is subordinate to the principal farm dwelling unit.

Note: The maximum house size, farm home plate size and setbacks for a proposed secondary
house would be determined through a site specific rezoning application, which would require
Council approval.

To achieve the above, staff recommend that Bylaw No. 9706 be adopted. The Farm Home
Plate Bylaw options discussed below, remove the current secondary dwelling unit, as an
outright use from the AG1 Zone.

3. Preserving and Enhancing Farm Vehicle Access to the Rear of ALR Farm Properties
by increasing farm vehicle access widths, for certain ALR sites

Staff recommend improving farm vehicle access to the rear of ALR residential sites, to
ensure that they can be farmed. For lots that are:

e less than 0.8 ha (2 acres), staff propose to increase the current minimum 3 m (10 ft.) side
yard setback, to 4 m (13 ft.); and

e greater than 0.8 ha (2 acres), staff recommend that the current setback of 6 m (20 ft.) be
retained, as it is regarded as adequate for farm vehicles to access farmland.

Such an arrangement will ensure that all sites will provide enhanced farm vehicle access to
the back, to facilitate farming.

All Farm Home Plate Bylaw options include this enhanced farm access provision
(Bylaw No. 9707, 9708, 9709).

4. Restricting All ALR Accessory Residential Buildings to 70m* (753ft?)

Currently, the only restriction on the maximum size of an ALR residential accessory building
is that it has to be within the total allowable density (e.g., 0.6 FAR).

Currently, in the urban areas of the City (RS1 zones), the maximum size of an accessory
building or structure is 70 m? (753 ft?). Similarly, staff recommend applying this maximum
to AG zoned sites which would establish a maximum residential accessory building or
structure size of 70 m* (753 ft*), to minimize the impact on farmland while accommodating
residential needs.

In site specific situations, if requested, Council could issue a Development Variance Permit
(DVP), to vary the maximum size of an ALR accessory building, provided that it is within

the maximum density for all residential buildings on the site.

If there is a request to increase the maximum density for all residential buildings, the
property owner would have to submit a rezoning application.

All House Size Bylaws options include this accessory residential building restriction
(Bylaw No. 9710, 9711, 9712, 9716).
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5. Restricting The Range Of Farm Home Plates Based On Lot Size Dimensions

The establishment of a farm home plate would limit residential development to the front of
the property to allow for farming activities on the remainder of the property.

In preparing options for farm home plates, the existing ALC regulation that limits soil
disturbance (e.g., soil imported or exported) on a parcel in the ALR, to a maximum area of
2,000 m? (21,527 ft*), without further approval from Council and the ALC, was considered.

The recommended Zoning Bylaw amendment would include:

¢ adefinition for “farm home plate” which would be defined as the portion of a lot which
includes a principal dwelling unit, additional dwelling unit(s), and any accessory
residential buildings, or accessory structures, including driveways to the dwelling unit(s),
decorative landscaping, artificial ponds not serving farm drainage, irrigation needs or
aquaculture use, and residential sewerage septic tanks and field, in one contiguous area;

¢ amaximum depth for the farm home plate to be 60 m (196 ft.);

e increasing the interior side yard setback, from 3 m (10 ft.), to 4 m (13 ft.), to better
accommodate farm vehicle access, from the road to the farm; and

e removing Section 14.1.4.3 under the Agriculture (AG1) zone which allows additional
dwelling units for full-time workers for a farm operation under certain conditions, as this

will be regulated through a rezoning process and the criteria that would be included in the
OCP.

If requested, it is proposed that Council may issue a Development Variance Permit, if an

applicant justified their farm proposal to:

e increasing the maximum size of the farm home plate;

¢ increase the maximum depth of the farm home plate; or

¢ remove the septic tank and/or field, from the farm home plate area (the size of a septic
field depends on the size and use of the house including the number of bedrooms and
bathrooms, as well as the soil conditions).

The current 50 m (164 ft.) maximum setback for a dwelling unit, which has been in the
City’s Zoning Bylaw since 1994, would remain in the AG1 zone; however, the 60 m (196 ft.)
maximum farm home plate depth would allow accessory buildings or structures to be located
in the rear portion of the farm home plate.

The following three Farm Home Plate Bylaw options are presented:

A.) Farm Home Plate Option 1 — Bylaw No. 9707 (Recommended)
The recommended bylaw establishes a proportionate maximum area of the farm home
plate to be:
a) 50% of the lot area for lots 0 to 0.2 ha (0 to 0.5 ac);
b) 1,000 m* (10,764 %) for lots 0.2 to 1 ha (0.5 to 2.5 ac);
c) 10% of the lot area for lots 1 to 2 ha (2.5 to 5 ac); and
d) 2,000 m* (21,528 ft?) for lots 2 ha (5 ac) or greater.
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This option would reserve the greatest amount of farmland. It would also ensure that, for
lots that are less than 0.2 ha (0.5 acres), a minimum of 50% of the property would be
protected for farming. For larger lots, the minimum amount of property protected for
farming would increase.

B.) Farm Home Plate Option 2 — Bylaw No. 9708

This option establishes a proportionate maximum area of the farm home plate to be:
a) 1,000 m? (10,764 ft*) for lots 0 to 1 ha (0 to 2.5 ac);

b) 10% of the lot area for lots 1 to 2 ha (2.5 to 5 ac); and

¢) 2,000 m? (21,528 ft*) for lots 2 ha (5 ac) or greater.

This option uses a proportionate maximum farm home plate floor area. However, 7%
(94) of the properties in the AG zone that are 0.1 ha (0.25 acres) or less could have the
entire lot used for the farm home plate.

C.) Farm Home Plate Option 3 — Bylaw No. 9709

This option establishes a maximum area of the farm home plate to be 2,000 m”
(21,528ft%) for all lots regardless of size.

This option is based on the Ministry of Agriculture’s Guidelines. However, it does not
take into account Richmond’s smaller lot sizes. If this option were implemented, a
greater number of properties in the AG1 zone could have the entire lot used for the farm
home plate.

Both the Agricultural Advisory Committee and the Richmond Farmers Institute preferred a
maximum farm home plate area to be 4,046 m” (43,560 ft*) or 1 acre. This preference is not
presented in a bylaw option as:

Under existing ALC regulations, the maximum area of soil disturbance on a parcel is
2,000 m* (21,527 ft*) without requiring Council and ALC approval for a non-farm use;
and

41% of the AG1 zoned properties are less than 0.4 ha (1 ac) in area meaning that many of
those properties could have the entire lot used for the farm home plate rather than
reserving it for farming uses if a farm home plate of 4,046 m* (43,560 ft*) or 1 acre was
used.

Attachment 5 provides a summary analysis, including the percentage of farmland retained, of
the three farm home plate bylaw options.

6. Restricting ALR House Size to 500 m” (5,382 ft?)

In preparing the recommended bylaw, staff consulted with the Ministry of Agriculture’s
Guidelines which recommend that residential development be commensurate with residential
development in urban areas such as the City’s “Single Detached (RS1/A-H, J-K)” zone.

To ensure that density calculations are the same as the urban areas of Richmond, the
following is included in the recommended bylaw:
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e density would be calculated as 0.55 Floor Area Ratio (FAR) applied to a maximum of
464.5 m* (5,000 ft*) of the lot area, with 0.30 FAR applied to the balance of the lot area
in excess of 464.5 m”> (5,000 ft);

e floor area exemptions would be provided for porch area (10% of floor area), 1 accessory
building (10m?), and a staircase/entry (10 m®) area; and

e amaximum size of an accessory building of 70 m* (753 ft*).

If requested, Council could issue a Development Variance Permit, to vary the maximum size
of an accessory building provided they are within the maximum floor area limit for all
residential buildings.

If there is a request to increase the maximum limit for all residential buildings, the property
owner would have to submit a rezoning application.

A.) House Size Option 1 — Bylaw No. 9712 (Recommended)
This option would use the RS1 zone FAR density provisions up to a maximum of 500 m?
(5,382 ft*) for all residential buildings including the garage.

This option is based on the Ministry of Agriculture’s Guidelines. Staff recommend this
approach as it balances allowing a reasonable sized house while minimizing the impact
on farmland.

In order to achieve the maximum floor area in this option, the minimum size of the
property would have to be 1,279 m* (13,773 ft*). Smaller sites would have a maximum
house size smaller than 500 m? (5,382 ft*) and would be based on the FAR provisions.

B.) House Size Option 2 — Bylaw No. 9710
This option is based on the average house size permitted in all urban lots contained in the
RS1 Zone. A review of current house sizes in Richmond show that the average house
sizes in the RS1 zones is 303 m* (3,261 ft%). This option would use the RS1 zone FAR
density provisions up to a maximum of 303 m* (3,261 ft*) for all residential buildings.

With the 50 m* (538 %) floor area exemption for a garage, the total maximum floor area
would be 353 m* (3,800 ft%).

This option would be commensurate with the house size permitted in the City’s urban
areas.

In order to achieve the maximum floor area in this option, the minimum size of the
property would have to be 623 m* (6,703 ft*). Smaller sites would have a maximum
house size smaller than 303 m” (3,261 ft*) and would be based on the FAR provisions.

C.) House Size Option 3 — Bylaw No. 9711
This option is based on the average house size in the RS1E zone which is the most
common single family zone in Richmond. Almost 60% of the City’s single family lots
are zoned RS1/E. This option would use the RS1 zone FAR density provisions up to a
maximum of 339 m* (3,650 ft*) for all residential buildings. With the 50 m* (538 %)
floor area exemption for a garage, the total maximum floor area would be 389 m?
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(4,187 ft*). This option would also be commensurate with the house size permitted the
City’s urban areas.

In order to achieve the maximum floor area in this option, the minimum size of the
property would have to be 743 m? (8,000 ft*). Smaller sites would have a maximum
house size smaller than 339 m” (3,650 ft*) and would be based on the FAR provisions.

D.) House Size Option 4 — Bylaw No. 9716 (AAC’s Preference)

This option would use the RS1 zone FAR density provisions up to a maximum of
1,114m* (12,000 ft*) for all residential buildings.

This option is preferred by the Agricultural Advisory Committee. The Richmond
Farmers Institute supported a maximum floor area of 1,000 m” (10,763 ft*).

In order to achieve the maximum floor area in this option, the minimum size of the
property would have to be 3,326 m” (35,833 ft*). Smaller sites would have a maximum
house size smaller than 1,114 m* (12,000 ft*) and would be based on the FAR provisions.

Flexibility
- In addition to the four options listed above, Council has the ability to choose another house
size limitation which could be incorporated in the Zoning Bylaw amendment.

7. Miscellaneous Other OCP and zoning amendments

Upon adoption of a bylaw limiting house size in the AG1 zone, staff recommend that Council
direct staft to prepare the necessary Zoning Bylaw amendments to implement similar density
limits in all other zones that permit single family development in the ALR. This would
largely include the RS1/F and RS1/G zoned properties on Fedoruk Road, Kartner Road and
along Westminster Highway. .

Consultation

Staff have reviewed the proposed 2041 OCP amendment bylaw with respect to the Local
Government Act and the City’s OCP Bylaw Preparation Consultation Policy No. 5043
requirements and recommend that it be referred to the Provincial Agricultural Land Commission
for comment, as the proposals affect ALR land.

Table 1 clarifies this recommendation. ALC referral comments will be requested prior to the
public hearing date. Public notification for the public hearing will be provided as per the Local
Government Act.
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Table 1 — OCP Public Consultation Summary

Stakeholder Referral Comment
REFER
Provincial Agricultural Land Refer to ensure that Local Government Act requirements are
Commission met.
NO REFERRAL NECESSARY

Richmond School Board No referral necessary, as they are not affected.

The Baerd of the GrealerVaneouver No referral necessary, as they are not affected

Regional District (GVRD) v y :

The Councils of Adjacent Municipalities | No referral necessary, as they are not affected.

First Nations

(e.9., Sto:lo, Tsawwassen, Musqueam) No referral necessary, as they are not affected.

TransLink No referral necessary, as they are not affected.

Port Authorities
(Port Metro Vancouver and Steveston No referral necessary, as they are not affected.
Harbour Authority)

Vancouver Airport Authority (VAA)

(Federal Government Agency) No referral necessary, as they are not affected.

Richmond Coastal Health Authority No referral necessary, as they are not affected.

Community Groups (e.g., the Richmond Agricultural Advisory
Committee, Richmond Farmers Institute, Richmond Farmland
Owners Association) and Neighbours will have the opportunity
to comment regarding the proposed OCP amendment (and
proposed Zoning Bylaws) at Planning Committee, Council and
at a Public Hearing.

Community Groups and Neighbours

All Relevant Federal and Provincial

Government Agencies No referral necessary, as they are not affected.

Financial Impact
None

Conclusion

This report summarizes feedback received throughout the public consultation process on
potential housing regulations on Richmond’s Agriculture (AG) zoned land.

Based on this feedback, in addition to analyzing Richmond’s agricultural land base, and housing
regulations in Richmond’s urban areas, staff have prepared a series of OCP and Zoning Bylaw
amendment options for Council’s consideration.

The proposed bylaws aim to better manage residential development in the Agricultural Land
Reserve (ALR) and to minimize impacts on land that may be used for agricultural activities.
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It is recommended that the following bylaws be introduced and given first reading:

1. Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 9706,

2. Richmond Zoning Bylaw 8500, Amendment Bylaw 9707 (Maximum Farm Home Plate and
Setbacks in the AG1 Zone), and

3. Richmond Zoning Bylaw 8500, Amendment Bylaw 9712 (Maximum House Size in the AG1
Zone).
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Survey Results Summary

Total 679 Complete surveys
600 Richmond Residents °
104 Richmond Farmers

ATTACHMENT 1

115 Richmond Residents living in the ALR (65 Richmond Farmers)

55 Provided a postal code outside of Richmond
24 Did not provide a postal code
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