4 City of
sa®4% Richmond Public Hearing Agenda

Public Notice is hereby given of a Regular Council Meeting for Public Hearings being held on:

Monday, March 20, 2017 — 7 p.m.

Council Chambers, 1°' Floor
Richmond City Hall
6911 No. 3 Road
Richmond, BC V6Y 2C1

OPENING STATEMENT

Page
1. RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9624 (RZ
16-735119)
(File Ref. No. 12-8060-20-009624; RZ 16-735119) (REDMS No. 5161511; 5176053; 5176007)
PH-9 See Page PH-9 for full report
Location: 9320 Dixon Avenue
Applicants: Ajit Thaliwal and Raman Kooner
Purpose: To rezone 9320 Dixon Avenue from the “Single Detached

(RS1/B)” zone to the “Single Detached (RS2/K)” zone, to
permit the property to be subdivided to create (2) single-
family lots with vehicle access from Dixon Avenue.

First Reading:  February 14, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3. Submissions from the floor.

PH-1
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Public Hearing Agenda — Monday, March 20, 2017

Page

PH-25

PH-57

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9624.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9659 (RZ

10-552879)
(File Ref. No. 12-8060-20-009659; RZ 10-552879 ) (REDMS No. 5243375; 5243365; 5243365)

See Page PH-25 for full report

Location: 9851, 9891/9911 Steveston Highway & 10931 Southgate
Road

Applicant: 1002397 BC Ltd.

Purpose: To rezone the subject properties from the “Single Detached

(RS1/E)” zone to the “Low Density Townhouses (RTL4)”
zone, to permit development of 11 townhouse units on the
subject property, with vehicle access to and from Steveston
Highway.

First Reading:  February 14, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9659.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9668 (RZ

16-741244)
(File Ref. No. 12-8060-20-009668; RZ 16-741244) (REDMS No. 5257121; 5262680; 5261595)

See Page PH-57 for full report

Location: 7140/7160 Marrington Road
Applicant: Westmark Developments Ltd.
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Public Hearing Agenda — Monday, March 20, 2017

Page

PH-77

Purpose:

First Reading:

To rezone the subject property from the “Two-Unit
Dwellings (RD1)” zone to the “Single Detached (RS2/B)”
zone, to permit the property to be subdivided to create two
(2) single-family lots, with vehicle access from Marrington
Road.

February 14, 2017

Order of Business:

1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9668.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9670 (ZT

16-740866)

(File Ref. No. 12-8060-20-009670; ZT 16-740866 ) (REDMS No. 5210355 v. 4; 5210400; 5210430)

See Page PH-77 for full report

Location:
Applicant:

Purpose:

First Reading:

4331 and 4431 Vanguard Road
Christopher Bozyk Architects Ltd.

To amend the “Industrial Retail (IR1)” zone to allow
“vehicle sale/rental” as an additional use at 4331 and 4431
Vanguard Road. The “vehicle sale/rental” use will be limited
to a maximum of 10% of the building gross floor area.

February 27, 2017

Order of Business:

1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.
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Public Hearing Agenda — Monday, March 20, 2017
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PH-107

PH-124

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9670.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9673 (RZ

16-741547)
(File Ref. No. 12-8060-20-009673; RZ 16-741547) (REDMS No. 5256478; 5283946; 5283965)

See Page PH-107 for full report

Location: 11660/11680 Montego Street
Applicant: Sansaar Investments Ltd.
Purpose: To rezone the subject property from the “Two-Unit

Dwellings (RD1)” zone to “Single Detached (RS2/C)” zone,
to permit the property to be subdivided to create two (2)
single-family lots, with vehicle access from Montego Street.

First Reading:  February 14, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9673.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9680 (RZ

16-741423)
(File Ref. No. 12-8060-20-009680; 16-741423) (REDMS No. 5280131; 5303112; 5303106)

See Page PH-124 for full report

Location: 9760 Sealily Place
Applicant: Focus Construction Ltd.
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Public Hearing Agenda — Monday, March 20, 2017
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PH-142
PH-172

PH-221

Purpose: To rezone the property from the “Single Detached (RS1/E)”
zone to the “Single Detached (RS2/B)” zone, to permit the
property to be subdivided to create two (2) single-family lots
with vehicle access from Sealily Place.

First Reading:  February 27, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9680.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9681 (RZ

15-713048)
(File Ref. No. 12-8060-20-009681; RZ 15-713048) (REDMS No. 5304796 v. 3; 5324617; 5306617;
5301009)

See Page PH-142 for memorandum from Director, Development

See Page PH-172 for full report

Location: 4300, 4320, 4340 Thompson Road, and 4291, 4331, 4431
and 4451 Boundary Road

Applicant: Kaimanson Investments Ltd.

Purpose: To rezone the subject property from “Single Detached

(RS1/F)” and “Two-Unit Dwellings (RD1)” to “High
Density Townhouses (RTH1)” to allow for construction of a
120-unit townhouse development with access from Boundary
Road and Thompson Road.

First Reading:  February 27, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

(@) Jose Gonzalez, 4340 Thompson Road
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Public Hearing Agenda — Monday, March 20, 2017
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PH-222

PH-245

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9681.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9682 (RZ

15-701939)
(File Ref. No. 12-8060-20-009682; RZ 15-701939) (REDMS No. 5271445 v. 2; 5302497; 5302500)

See Page PH-222 for full report

Location: 7760 Garden City Road
Applicant: Incircle Projects Ltd.
Purpose: To rezone the subject property from “Single Detached

(RS1/F)” zone to “Town Housing (ZT49) - Moffatt Road, St.
Albans Sub-Area and South McLennan Sub-Area (City
Centre)” zone, to permit development of  four (4) three
storey townhouse units with vehicle access from 7733 Turnill
Street.

First Reading:  February 27, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9682.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9683 (RZ

15-716841)
(File Ref. No. 12-8060-20-009683; RZ 15-716841) (REDMS No. 5302073; 5302094; 5302116)

See Page PH-245 for full report

Location: 3411/3431 Lockhart Road
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Page

PH-262
PH-295

10.

Applicant: Aman Hayer

Purpose: To rezone the subject property from the “Single Detached
(RS1/E)” zone to the “Single Detached (RS2/B)” zone, to
permit the property to be subdivided to create two (2) lots
with vehicle access to Lockhart Road.

First Reading:  February 27, 2017
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.

3.  Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9683.

DEVELOPMENT PERMIT (DP 16-741981)
(File Ref. No. DP 16-741981) (REDMS No. 5217500; 5298017; 5341599 v. 1A)

See Page PH-262 for memorandum from Director, Development

See Page PH-295 for full report

Location: 10788 No. 5 Road
Applicant: Townline Gardens Inc.

Purpose of the  To permit the construction of one (1) 10-storey residential

Permit: building and three (3) 3-storey residential buildings at 10788
No. 5 Road on a site zoned “Commercial Mixed Use
(ZMU18) — The Gardens (Shellmont)”; and
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Page

PH-380

PH-383

PH-384

To vary the provisions of Richmond Zoning Bylaw 8500 to:

(a) For the most westerly building (Building E1),
increase the maximum height over a parkade
structure from six (6) storeys and 25.0 m, to ten (10)
storeys and 33.6 m; and

(b) For the most westerly building (Building E1),
increase the allowable projection of unenclosed
balconies into a side yard setback abutting the
Agricultural Land Reserve, from a maximum of
0.9mto1.8m.

Dates: Development Permit Panel Considered the application on

November 30, 2016 (See Page PH-380 for minutes excerpt).

Council referred the application to Public Hearing on
January 9, 2017 (See Page PH-383 for minutes excerpt).

Council referred the application to Public Hearing on
February 20, 2017 (See Page PH-384 for minutes excerpt).

DP 16-741981 was considered at the February 20, 2017
Public Hearing and referred to the March 20, 2017 Public
Hearing for further review and discussion of options.

Order of Business:

1.
2.

3.

Presentation from the applicant.

Acknowledgement of written submissions received by the City Clerk
since the February 20, 2017 Public Hearing.

Submissions from the floor.

Council Consideration:

1. Action on Development Permit for 10788 No. 5 Road (also referred to as
10780 No. 5 Road and 12733 Steveston Highway) (16-741981).
ADJOURNMENT
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January 25, 2017 -2- RZ 16-735119

Staff Report
Origin 4
Ajit Thaliwal and Raman Kooner have applied to the City of Richmond for permission to rezone
9320 Dixon Avenue from the “Single Detached (RS1/B)” zone to the “Single Detached
(RS2/K)” zone to permit the property to be subdivided to create two (2) single-family lots with

vehicle access from Dixon Avenue (Attachment 1). The proposed subdivision plan is shown in
Attachment 2. There is an existing home on the property, which would be demolished.

Findings of Fact

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

Surrounding Development

Development immediately surrounding the subject site is as follows:
e To the North, across Dixon Avenue: Two (2) single-family dwellings on lots zoned
“Single Detached (RS1/B),” fronting Dixon Avenue.
e To the South: A townhouse complex on a lot zoned “Low Density Townhouses
(RTL1),” with vehicle access from Dayton Avenue.
e To the East and West: Single-family dwellings on lots zoned “Single Detached
(RS1/B),” fronting Dixon Avenue.

Related Policies & Studies

Official Community Plan/Broadmoor Area Plan

The subject property is located in the Broadmoor planning area. The Official Community
Plan (OCP) designation for the subject property is “Neighbourhood Residential” (Attachment 4).
The proposed rezoning is consistent with this designation.

The subject property is located within the area governed by the Ash Street Sub-Area Plan
contained in the OCP. The land use designation for the subject property is “Low Density
Residential” (Attachment 5). The proposed rezoning is consistent with this designation.

The Ash Street Sub-Area Plan permits development of lands outside of designated infill sites
shown on the Land Use Map to be governed by the City’s normal development application
process. Lots fronting Dixon Avenue on this block range from widths of 10.63 m to 22.60 m.
The proposed rezoning and subdivision would result in lots 11.31 m wide; generally consistent
with other properties in the area. There are six (6) existing lots zoned “Single Detached
(RS1/K)” on this block to the east of the subject property. Two (2) additional properties across
Dixon Avenue have similar subdivision potential.

5161511 PH - 10



January 25, 2017 _3- RZ 16-735119

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
Existing Legal Encumbrances

There is an existing 3.0 m wide statutory right-of-way (SRW) across the entire south property
line for the sanitary sewer; which will not be impacted by this application. The applicant is
aware that encroachment into the SRW is not permitted.

Transportation and Site Access
Vehicle access is proposed from Dixon Avenue via separate driveway crossings to each new lot.
Tree Retention and Replacement

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 one (1)
bylaw-sized tree on the subject property.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the

findings of the applicant’s arborist:

e One (1) 59 cm DBH Siberian Elm tree on the subject site (Tag # 999) has structural defects
(linear crack in trunk, cavities developing where limb was removed) and 30% of the upper
canopy is in conflict with an overhead hydro line. In addition, this tree is located 53 cm
below exiting street grade, and will be impacted by required grade changes on City property
for street improvements. The tree will be removed and replaced at a 2:1 ratio.

Tree Replacement

The applicant wishes to remove the one (1) on-site tree (Tag # 999). The 2:1 replacement ratio
would require a total of two (2) replacement trees. Council Policy No. 5032 requires the

5161511 ‘ PH - 11



January 25, 2017 -4- RZ 16-735119

maintenance of at least two (2) trees on each single-family property. The applicant has agreed to
plant two (2) trees on each lot proposed; for a total of four (4) trees. The required replacement
trees are to be of the following minimum sizes; based on the size of the trees being removed as
per Tree Protection Bylaw No. 8057.

No. of Trees Minimum Caliper of Deciduous Minimum Height of Coniferous
i Replacement Tree Replacement Tree
2 10 cm 55m
2 6 cm 3.5m

Prior to approval of the rezoning bylaw, the applicant must submit a $2,000 Landscape Security
to the City to ensure the required replacement trees are planted.

Affordable Housing Strategy

The City’s Affordable Housing Strategy requires a secondary suite or coach house on 100% of
new lots created through single-family rezoning and subdivision applications; a secondary suite
or coach house on 50% of new lots created and a cash-in-lieu contribution to the City’s
Affordable Housing Reserve Fund of $2.00/ft* of the total buildable area of the remaining lots; or
a cash-in-lieu contribution for all lots created in instances where a secondary suite cannot be
accommodated in the development.

To comply with the City’s Affordable Housing Strategy, the applicant proposes to construct a
secondary suite on both of the new lots created. Prior to rezoning, the applicant must register a
legal agreement on Title to ensure that no final Building Permit inspection will be granted until a
secondary suite is constructed on both of the future lots; to the satisfaction of the City in
accordance with the BC Building Code and the City’s Zoning Bylaw.

Site Servicing and Frontage Improvements
At future subdivision and Building Permit stage, the applicant is required to complete the
following:

e Payment of the current year’s taxes, Develepment Cost Charges (City and GVS & DD),
School Site Acquisition Charge, Address Assignment Fees, and the costs associated with the

completion of the required servicing works and frontage improvements as described in
Attachment 7. ‘

e Pay, in keeping with the Subdivision and Development Bylaw No. 8751, a $12,430.00 cash-
in-lieu contribution for the design and construction of frontage upgrades as set out below:

o Concrete Curb and Gutter (EP.0641) $4,520.00
o Pavement Widening (EP.0643) $7,910.00

Financial Impact

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

5161511 PH - 12



January 25, 2017 -5- RZ 16-735119

Conclusion

The purpose of this application is to rezone 9320 Dixon Avenue from the “Single Detached
(RS1/B)” zone to the “Single Detached (RS2/K)” zone; to permit the property to be subdivided
to create two (2) single-family lots.

This rezoning application complies with the land use designations and applicable policies for the
subject site contained within the OCP and Richmond Zoning Bylaw 8500.

The list of rezoning considerations is included in Attachment 7; which has been agreed to by the
applicant (signed concurrence on file).

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9624 be introduced
and given first reading.

(i

Jordan Rockerbie
Planning Technician
(604-276-4092)

JR:blg

Attachment 1: Location Map and Aerial Photo
Attachment 2: Proposed Subdivision Plan
Attachment 3: Development Application Data Sheet
Attachment 4: Broadmoor Area Land Use Map
Attachment 5: Ash Street Sub-Area Plan
Attachment 6: Tree Management Plan

Attachment 7: Rezoning Considerations
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City of
Richmond

Development Application Data Sheet

Development Applications Department

RZ 16-735119 Attachment 3

Address: 9320 Dixon Avenue

Applicant: Ajit Thaliwal and Raman Kooner

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

Existing Proposed

Owner:

Malhi Construction Ltd.
0754912 BC Ltd.

To be determined

Site Size (m?):

1,012 m?

Lot 1: 506 m”
Lot 2: 506 m?

Land Uses: One (1) single-family home Two (2) single-family homes
OCP Designation: Neighbourhood Residential No change
Sub-Area Plan Designation: Low Density Residential No change

| Zoning:

Single Detached (RS1/B)

Single-Detached (RS2/K)

On Future

Bylaw Requirement

Proposed

Variance

Subdivided Lots

Floor Area Ratio:

Max. 0.55 for lot
area up to 464.5 m?
plus 0.3 for area in
excess of 464.5 m?

Max. 0.55 for lot
area up to 464.5 m’
plus 0.3 for area in
excess of 464.5 m’

None permitted

Buildable Floor Area (m?):*

Lot 1: Max. 267.9 m?
(2,883.9 ft?)

Lot 2: Max. 267.9 m?
(2,883.9 ft?)

Lot 1: Max. 267.9 m?
(2,883.9 ft?)

Lot 2: Max. 267.9 m?
(2,883.9 ft?)

None permitted

Building: Max. 45%

Building: Max. 45%

Lot Coverage (% of lot area): Non-porous Surfaces: Non-porous Surfaces: None
Max. 70% Max. 70%

Lot Size: Min. 315 m? 506 m? None
. . . Width: Min. 10 m Width: 11.31 m

Lot Dimensions (m): Depth: Min. 24 m Depth: 44.73 m None
Front: Min. 6 m Front: Min. 6 m

Setbacks (m): Rear: Min. 6 m Rear: Min. 6 m None
Side: Min. 1.2 m Side: Min. 1.2 m

Height: Max. 9.0 m Max. 9.0 m None

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

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance

review at Building Permit stage.

5161511
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ATTACHMENT 6
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Attachment 7

City of
y Rezoning Considerations

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

Address: 9320 Dixon Avenue ~ File No.: RZ 16-735119

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9624, the developer is
required to complete the following: ‘
1. Submission of a Landscape Security in the amount of $2,000 ($500/tree) to ensure the planting of two (2) trees on

each lot proposed, for a total of four (4) trees. The required trees should result in a mix of coniferous and deciduous
species, and be of the following minimum size:

No. of Trees Minimum Caliper of Deciduous Minimum Height of Coniferous
) Replacement Tree Replacement Tree |
2 10cm 55m
2 6cm 3.5m

Registration of a flood indemnity covenant on Title.

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

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

1. 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.

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

1. The following servicing works and off-site improvements are to be completed through a cash contribution based on a
City cost estimate for the City to manage the design and construction of the works:

Water Works

e Using the OCP model, there is 234 L/s of water available at a 20 psi residual at the Dixon Avenue frontage.
Based on your proposed development, your site requires a minimum fire flow of 95 L/s.

e The Developer is required to:

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

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

o Install two (2) new water service connections, complete with meter and meter box, at the Dixon Avenue
frontage.

o Cut and cap, at main, the existing water service connection.

Storm Sewer Works
e At Developer’s cost, the City is to:
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o Install a new storm service connection at the adjoihing property line of the two (2) newly subdivided lots,
complete with inspection chamber and dual service leads.

o Cut, cap, and remove the existing storm service connection and inspection chamber STIC42263.

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

o Install a new sanitary service connection at the adjoining property line of the two (2) newly subdivided
lots, complete with inspection chamber and dual service leads.

o Cut, cap, and remove the existing sanitary service connection and inspection chamber SIC1516.

Frontage Improvements
e The Developer is required to:
o 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.
o Pay, in keeping with the Subdivision and Development Bylaw No. 8751, a $12,430.00 cash-in-lieu
contribution for the design and construction of frontage upgrades as set out below:
»  Concrete Curb and Gutter (EP.0641) $4,520.00
* Pavement Widening (EP.0643) $7,910.00

General Items

e The Developer is required to:

o 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.

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 authoritﬁ’iglconﬁﬁlene these legislations. The City of Richmond recommends
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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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w8 Richmond Bylaw 9624

Richmond Zoning Bylaw 8500
Amendment Bylaw 9624 (RZ 16-735119)
9320 Dixon Avenue

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

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

P.1.D. 003-890-643 ‘
Parcel “644” Section 22 Block 4 North Range 6 West New Westminster District Reference
-Plan 66597 '

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9624”.

FIRST READING FEB 1 4 2017 RIHMOND

APPRO

A PUBLIC HEARING WAS HELD ON

SECOND READING ’25%'?2!&?
’ or Solicitor
THIRD READING

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

. 5176053 PH - 24
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January 10, 2017 -2- RZ 10-552879

Staff Report
Origin

1002397 BC Litd. has applied to the City of Richmond for permission to rezone 9851,
9891/9911 Steveston Highway and 10931 Southgate Road from the “Single Detached (RS1/E)”
zone to the “Low Density Townhouses (RTL4)” zone, to permit the development of 11
townhouses with vehicle access to/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, are single-family dwellings on lots zoned “Single Detached (RS1/E)”.

e To the South, immediately across Steveston Highway, are large lots zoned “Agriculture
(AG1)” that are in the Agricultural Land Reserve (ALR) at 9660 Steveston Highway and
11111 No. 4 Road; one (1) of which contains a single detached dwelling.

e To the East, immediately across Southgate Road, is a small commercial plaza on lots zoned
“Community Commercial (CC)” and “Gas and Service Station (CG2)” at 10811 and
10991 No. 4 Road; which contain a group daycare/preschool and a carwash/oil change
facility.

o To the West, is an existing dwelling on a lot zoned “Single Detached (RS1/E)” at
9835 Steveston Highway.

Reléted Policies & Studies

Official Community Plan (OCP)

The 2041 Official Community Plan (OCP) Land Use Map designation for the subject site is
“Neighbourhood Residential”. This land use designation allows single-family dwellings,
duplexes, and townhouses. The proposed development is consistent with this land use
designation.

Arterial Road Policy

This rezoning application was originally received in 2010, by a different owner, and involved
only two (2) out of the three (3) properties (i.e., 9851 and 9891/9911 Steveston Highway).

Under the Arterial Road Policy (2006) in place at that time, the subject site was undesignated,
however, it was consistent with the Policy’s location and size criteria under which a townhouse
development could be considered (i.e., within 800 m of a commercial service and has a minimum
50 m frontage on a major arterial road).
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In 2011, the rezoning application was taken over by a new property owner and the scope of the
application increased with the addition of the third lot at 10931 Southgate Road. Due to the lot
configuration, site planning has been a challenge and became more so with changes to the
townhouse design guidelines adopted under the 2012 Arterial Road Policy. The rezoning
‘application was subsequently taken over by the current property owner in 2015 and the applicant
worked with staff to develop and submit an acceptable layout in late 2016.

On December 19™, 2016, City Council adopted an updated Arterial Road Policy. Under the new
Arterial Road Land Use Policy, the subject site is designated as “Arterial Road Town House”.
The rezoning application at the subject site is consistent with the land use designation under the
new Policy.

Agricultural Land Reserve (ALR) Buffer

Consistent with the OCP guidelines for multi-family developments adjacent to ALR lands but
separated by a road, the applicant is required to register a covenant on title prior to rezoning to
secure a 4.0 m wide landscaped buffer on-site (as measured from the south property line) along
the Steveston Highway frontage. The covenant is to identify the buffer area and ensure that
landscaping planted within the buffer is maintained and will not be abandoned or removed. The
covenant is also to indicate that the property is potentially subject to impacts of noise, dust, and
odour resulting from agricultural operations.

The conceptual development plans included in Attachment 4 illustrate the proposed off-site
landscaping treatment along Steveston Highway, which will include grass, trees, and a new
sidewalk within the boulevard, as well as the on-site yard on Steveston Highway, which is also
proposed to contain a variety of trees, shrubs and fencing.

An earlier version of this redevelopment proposal was presented to the Agricultural Advisory
Committee (AAC) on March 14, 2013, and was supported unanimously. The revised conceptual
development plans included in Attachment 4 include a reduction of the number of townhouse
units from what was proposed in the earlier version (from 14 units down to 11 units), while
maintaining a similar on-site landscaping buffer treatment along Steveston Highway that is large
enough to accommodate a variety of trees, shrubs, and fencing.

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. Other than two inquiries about the
status of the rezoning application, received by one of the residents in the immediate surrounding
area, 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.
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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 Planning, Access, and Parking

This proposal is to develop 11 townhouse units on a land assembly of 2,506.59 m* (26,980 %) in
area (after road dedication), located on Steveston Highway and the west side of Southgate Road
in the Broadmoor planning area. Prior to final adoption of the rezoning bylaw, the existing three
(3) lots at the subject site must be consolidated. Conceptual development plans proposed by the
applicant are contained in Attachment 4.

The proposed site layout consists of: two (2) buildings containing a total of seven (7) units along
Steveston Highway (three-storeys in height, stepping down to two-storeys at either end), south of
a proposed east-west internal drive-aisle that bisects the site; and two (2) two-storey duplexes to
the north of the internal drive-aisle and along the interface with the adjacent existing single-
family lots. The siting of the buildings enables:

a) the common outdoor amenity space to be provided in a visible and centraily-located
portion of the site opposite the main vehicle access point;

b) easier on-site vehicle manoeuvring; and,

¢) atreed and landscaped yard along Southgate Road, which provides visual interest to the
public realm.

A single vehicle access point to the site is proposed from Steveston Highway, and is positioned

approximately mid-block. The internal east-west drive-aisle on-site is intended to provide shared
access to future developments to the northeast and to the west. Registration of a Statutory Right-
of-Way for public right-of-passage on title is a condition of final adoption of the rezoning bylaw.

Pedestrian access to the site is proposed from Steveston Highway via the internal drive-aisle, and
from Southgate Rd via a walkway. Opportunities to enhance the treatment of the drive-aisle to
highlight its dual-purpose for both pedestrian and vehicle access will be reviewed as part of the
Development Permit application process.

The main pedestrian unit entries for the south buildings are proposed to front onto Steveston
Highway. Secondary pedestrian unit entries for the south buildings, and the main pedestrian unit
entries for the north buildings, are proposed to front the internal drive-aisle. Ground floor garages
are arranged along the east-west internal drive-aisle.

Consistent with the parking requirements in Richmond Zoning Bylaw 8500, a total of 22 resident
vehicle parking spaces are proposed, all of which are in a side-by-side arrangement. Also
consistent with the Zoning Bylaw, a total of three (3) visitor vehicle parking spaces are proposed
on-site, one (1) of which is identified for use by disabled persons only.
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Also consistent with Zoning Bylaw 8500, a total of 20 resident bicycle parking spaces (Class 1)
are proposed within the townhouse units, and a bicycle rack for three (3) visitor bicycle parking
spaces (Class 2) is proposed within the common outdoor amenity space between the north
buildings.

Future Development Potential — 10911 Southgate Road

The property to the northeast of the subject site, at 10911 Southgate Road is not included in this
redevelopment proposal. The applicant has provided a preliminary concept for how the property
at 10911 Southgate Road could redevelop for townhouses in the future, a copy of which is on
file.

The applicant has provided written confirmation that he has been in contact with the property
owners of 10911 Southgate Road to purchase the property and to advise of their future
redevelopment potential should they wish to redevelop their site for townhouses in the future,
and that they are not interested in redeveloping their property at this time.

To enable potential shared use of facilities at the subject site by 10911 Southgate Rd if it were to
redevelop in the future, the following legal agreements are required to be registered on title of
the subject site prior to final adoption of the rezoning bylaw:

e a statutory right-of-way for public access over the entire internal drive-aisle for vehicle
access to 10911 Southgate Road.

e alegal agreement for shared access to the garbage and recycling room to enable a single
point of cart storage and collection for both sites.

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 $11,000 ($1,000/unit) prior to rezoning, in-lieu of providing on-site indoor
amenity space.

Common outdoor amenity space is proposed on-site, in a central location between the north
buildings. Based on the preliminary design, the proposed 89.25 m? outdoor amenity space
exceeds the OCP guideline of a minimum 6 m? per unit (66 m?).

In addition to common outdoor amenity space, private outdoor space is proposed on-site for the
use of each unit, which is generally consistent with the minimum size and shape that is
encouraged in the OCP guidelines. Private outdoor space is proposed in the form of yards at
grade, and balconies/decks on upper storeys. The applicant has carefully considered the
proposed size and location of upper balconies/decks to address potent1a1 concerns of overlook
onto adjacent single-family lots, as shown in Attachment 4.

Variances Requested

This redevelopment proposal complies with the Zoning Bylaw, with the exception of the
variances noted below.
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The applicant requests to vary Richmond Zoning Bylaw 8500 to:
e Allow seven (7) small-sized resident parking spaces.

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

e Allow a minimum 5.0 m yard front yard and exterior side yard setback along
Steveston Highway and Southgate Road.

(Staff is supportive of this variance request for the following reasons:

- A reduction in the building setback from the south property line along
Steveston Highway enables a wider setback to be provided from the north property
line, resulting in a more desirable interface with the existing single-family housing
to the north.

- A reduction in the building setback from the east property line will create a more
desirable public realm along Southgate Road, By shifting the buildings to the east,
a wider setback can be provided from the west property line along the interface with
the existing adjacent single-family housing, which, in turn, has the added benefit of
accommodating the required visitor surface parking, which will be screened from
public view.

Tree Retention and Replacement

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 14 bylaw-sized
trees on the subject property, and a total of five (5) trees that are either on a neighbouring
property or on shared lot lines with neighbouring properties.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and has the
following comments:

e 12 trees are in poor condition, as they have been previously topped and/or exhibit structural
defects such as cavities at the main branch union and co-dominant stems with inclusions, are
dead, dying (sparse canopy foliage), or have been topped by BC Hydro for line clearance
(Trees#1,2,3,4,5,10, 13 and 3051, 3054, 3055, 3056, 3057). As a result, these trees are
not good candidates for retention and should be removed and replaced.

e Two (2) Spruce trees (# 3058 and 3059) are in fair condition, however, they are located in
the center of the development site and will be impacted by both building conflicts and the
required raising of the finished grade by approximately 1.0 m from the existing lot grade.
These two (2) trees should be replaced with larger caliper coniferous trees (min. 7 m high)
located along the street frontage.

e One (1) tree on the neighbouring property at 9835 Steveston Highway (Tree # 11) and
One (1) tree on the shared lot with the neighbouring property at 10911 Southgate Road
(Tree # 7), are to be protected as per City of Richmond Tree Protection Information Bulletin
TREE-03.
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e One (1) tree (# 9) located on the neighbouring property at 9860 Southgate Place, and two (2)
trees (# 8 and 3061) located on the shared lot line with the neighbouring property at
10911 Southgate Road are recommended for removal in the Arborist report due to their
existing poor condition. Prior to removal of these trees, the applicant must obtain written
permission from the adjacent property owners with whom the trees are shared, and obtain a
valid tree removal permit. If permission to remove the trees is not granted by the adjacent
property owners, these trees must be retained and protected as per City of Richmond Tree
Protection Information Bulletin TREE-03. (Note: Subsequent to the City’s review of the
applicant’s Arborist report, however, the property owner at 9860 Southgate Place obtained a
tree removal permit to remove Tree # 9 from their property).

e Replacement trees should be specified at 2:1 ratio as per the OCP.
The proposed tree retention plan is shown in Attachment 5.

Tree Protection

Two (2) trees on the neighbouring properties at 9835 Steveston Highway and

10911 Southgate Road are to be retained and protected. The applicant has submitted a tree
retention plan showing the trees to be retained (Attachment 5). To ensure that the trees identified
for retention are protected at development stage, the applicant is required to complete the
following items:

¢ 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
tree protection zones. The contract must include the scope of work required, the number of
proposed 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 impact assessment to the City for review.

¢ Prior to demolition of the existing dwellings on the subject site, installation of tree
protection fencing on-site around the off-site 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 remain in place until
construction and landscaping on-site is completed.

Tree Replacement & Landscaping

The applicant wishes to remove 16 on-site trees (Trees # 1, 2, 3, 4, 5, 8, 10, 13 and 3051, 3054,

3055, 3056, 3057, 3058, 3059, and 3061), two (2) of which are located on the common property
line with 10911 Southgate Road. Consistent with the 2:1 tree replacement ratio specified in the
OCP, a total of 32 replacement trees required.

The preliminary Landscape Plan included in Attachment 4 shows that 23 replacement trees are
proposed to be planted on-site. Through the Development Permit application review process,
opportunities for additional tree planting on-site will be explored. If the total required number of
replacement trees cannot be accommodated in the final Landscape Plan at the Development
Permit application review stage, the applicant will be required to provide a contribution in the
amount of $500/tree to the City’s Tree Compensation Fund in lieu of planting the remaining
required replacement trees on-site.
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Affordable Housing Strategy

Consistent with the City’s Affordable Housing Strategy, the applicant proposes to submita
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., $64,754).

Public Art

Consistent with the City’s Public Art Program (Policy 8703), the applicant is required to submit
a contribution to the City’s Public Art Reserve Fund based on the current rate of $0.81 per
buildable square foot prior to rezoning (i.e., $13,113).

Townhouse Energy Efficiency and Renewable Energy Policy

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and to
providing pre-ducting for solar hot water heating for the proposed development. The applicant
has submitted an evaluation report by a Certified Energy Auditor (CEA), which provides details
about the construction requirements that are needed to achieve the rating. Specifically, the
CEA’s report identifies that, in addition to using current common building practices and meeting
the minimum requirements of the 2012 BC Building Code, the installation of an Air Source Heat
Pump is required to achieve an EnerGuide 82 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.

Impacts of Traffic Noise

To protect the future dwelling units at the subject site from potential noise impacts generated by
traffic on Steveston Highway, a restrictive covenant is required to be registered on Title prior to
final adoption of the rezoning bylaw to ensure that noise attenuation is required to be
incorporated into dwelling unit design and construction.

Prior to a Development Permit application being considered by the Development Permit Panel,
the applicant is required to submit an acoustical and thermal report and recommendations,
prepared by a registered professional, to comply with the requirements of the restrictive
covenant.

Existing Legal Encumbrances

There are existing statutory right-of-ways for sanitary sewer registered on Title of the subject
lots. Encroachments into the right-of-ways are not permitted. The owner is aware of the charges
on Title and the proposed conceptual plans do not show any encroachments into the right-of-
ways.

There is also an existing restrictive covenant on Title of 9851 Steveston Highway (AB211969)
that requires: a) any dwelling on the land to be designed to enable vehicles to enter and leave the
property without having to reverse onto the street; and b) that the land not be subdivided to
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create lots having a frontage of less than 16 m and that the front yard setback not be less than
9 m. This covenant is required to be discharged from the Title of the lot prior to rezoning.

Site Servicing and Off-Site Improvements

Prior to rezoning, the applicant is required to:

e Provide a 4 m x 4 m corner cut road dedication at the northeast corner of the subject site;
and,

e Submit a contribution in the amount of $20,000 towards the future installation of a special
crosswalk at the intersection of Southgate Road and Steveston Highway.

Prior to Building Permit issuance, the applicant is required to:

e Enter into a Servicing Agreement for the design and construction of off-site improvements,
as well as water, storm and sanitary service connections as outlined in Attachment 6.
Generally, the required upgrades and improvements include boulevard improvements along
both Steveston Highway and Southgate Road, as well as upgrading the existing open ditch
to a storm sewer on Southgate Road and upgrading the storm sewer system on Steveston
Highway.

Rezoning Considerations

The list of Rezoning Considerations is included in Attachment 6, 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:

e Showing conceptual locations for aboveground street light, traffic signal, Shaw cable, and
Telus kiosks, as well as the necessary right-of-way dimensions for these above-ground
structures.

e Addressing transitions in lot grading at the property lines within tree protection zones of
Trees # 7 and 11 on adjacent properties.

¢ Ensuring that landscaping does not conflict with the required clearances next to vehicle
parking locations.

¢ Refinement to the design of the internal drive-aisle to enhance on-site permeability, and to
highlight its” dual-purpose for both vehicle and pedestrian circulation through the use of
varied materials.

e Refinement to landscape design to incorporate larger sized trees on-site and a greater
abundance of shrubs and ground cover within the landscaped ALR buffer along Steveston
Highway.
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¢ Refinement to the design of the buildings to further articulate fagades and break up the
building mass. -

e Revisions to upper storeys and roof forms of buildings at the transition from three-storeys
down to two-storeys.

e Review of the proposed colour palette and exterior building materials to ensure consistency
with the OCP design guidelines for townhouses.

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

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

Additional items may be identified as part of the Development Permit application review
process. The Development Permit application must be processed to a satisfactory level prior to
rezoning approval.

Financial 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

This redevelopment proposal is to rezone 9851, 9891/9911 Steveston Highway and
10931 Southgate Road from the “Single Detached (RS1/E)” zone to the “Low Density
Townhouses (RTL4)” zone, to permit the development of 11 townhouses.

The proposal is consistent with the land use designation contained within the OCP, and is
consistent with the location criteria in the OCP for the consideration of townhouses along arterial
roads.

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.

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9659 be introduced and given
first reading.

==

Cynthia Lussier
Planner 1
(604-276-4108)

CL:blg
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Attachments:

Attachment 1: Location Map

Attachment 2: Site Survey

Attachment 3: Development Application Data Sheet
Attachment 4: Conceptual Development Plans
Attachment 5: Proposed Tree Retention Plan
Attachment 6: Rezoning Considerations
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City of

. Development Application Data Sheet
Richmond P b

Development Applications Department

RZ 10-552879 Attachment 3

Address: 9851, 9891/9911 Steveston Highway and 10931 Southgate Road
Applicant: 1002397 BC Ltd.

Planning Area(s): Broadmoor

Owner:

[ Existing
1002397 BC Ltd.

I ~ Proposed

To be determined

Site Size (m?):

Approx. 2,520 m? (27,125 ft?)

2,506.59 m” (26,980 ft°) after
corner cut road dedication

Land Uses:

Single-family and duplex housing

Townhousing

OCP Designation:

Neighbourhood Residential

No change

Zoning:

Single Detached (RS1/E)

Low Density Townhouses (RTL4)

Number of Units:

4

11

On Future

" 'Subdivided Lots

-Bylaw Requirement. - |

Proposed -

Variance -

. none
Floor Area Ratio: Max. 0.60 0.60 permitted
i 2y.% 2 2 2 2 none
Buildable Floor Area (m®). 1503.95 m? (16,188 ft?) 1503.87 m* (16,188 ft?) permitted
Building: Max. 40% Building: Max. 40%
o - SR Buildings, Structures and Non- ‘Buildings, Structures and Non- ‘
Lot Coverage (% of lot area): porous Surfaces: Max. 65% porous Surfaces: Max. 65% none
Live plant material: Max. 25% Live plant material: Max. 25%
4 Width: N/A Width: N/A
Lot Dimensions (m): fhors s 1o i ot vy o  sorer
Depth: 35 m Depth; 67 m
Variance
, Front (east): Min. 6.0 m Front (east): Min. 5.0 m requested
. Rear (west): Min. 3.0 m Rear (west): Min. 3.2t0 4.4 m for5.0m
Setbacks (m): Interior Side (north): Min. 3.0 m Interior Side (north): Min. 4.5 m front yard &
Exterior Side (south): Min. 6.0 m Exterior Side (south): Min.5.0 m exterior
. side yard
Height (m): 12.0m 11.85m none
On-site Vehicle Parking Resident (R): 22 (2 per unit) Resident: 22 none
Spaces: Visitor (V): 3 (0.2 per unit) Visitor: 3
On-site Vehicle Parking ,
Spaces — Total: , 25 25 none
e . : . Class 1 (R): 14 (1.25 per unit) Class 1 (R): 20
On-site Bike Parking Spaces: Class 2 (V). 3 (0.2 per unif) Class 2 (V): 3 none
?gjtl;tj- Bike Parking Spaces 17 23 none

5243375
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On Future

RZ 10-552879

- Subdivided Lots

Tandem Parking Spaces:

Bylaw Requirement

Permitted — Maximum of 50%

Proposed

Variance

Total: 66 m?

of required spaces none none

. . Min. 50 m* or Cash-in-lieu at $1,000 per unit
Amenity Space - Indoor. cash-in-lieu at $1 000 per unit Total: $11,000 none
Amenity Space — Outdoor: Min. & m” per umt 89.25 m* none

Other:

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

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compluance
review at Development Permit and Building Permit stage.

5243375
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Citv of ATTACHMENT 6
y Rezoning Considerations

+847 Richmond Development Applications Department

6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 9851, 9891/9911 Steveston Highway and 10931 Southgate Road File No.: RZ 10-552879

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9659, the applicant is
required to complete the following:

L.

10.

11.

12.

13.

Consolidation of all lots at the subject site (9851, 9891/9911 Steveston Highway & 10931 Southgate Road) into a
single parcel (which will require the demolition of the existing dwellings).

Dedication of a 4 m x 4 m corner cut as road at the southeast corner of the subject site (at the intersection of
Steveston Highway and Southgate Road).

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 off-site trees to be retained (i.e., Trees # 7 and # 11). The
Contract should include the scope of work to be undertaken, including: the proposed number of site monitoring
inspections (at specified stages of construction), and a provision for the Arborist to submit a post-construction
assessment report to the City for review.

Contribution of $1,000 per dwelling unit in-lieu of providing on-site indoor amenity space (i.e. $11,000).
The City’s acceptance of the applicant’s voluntary contribution of $4.00 per buildable square foot to the City’s
Affordable Housing Reserve Fund (i.e. $64,754).

The City’s acceptance of the applicant’s voluntary contribution of $20,000 towards the future installation of a special
pedestrian crosswalk at the intersection of Southgate Road and Steveston Highway. -

Discharge of restrictive covenant (AB211969) from title of 9851 Steveston Highway.
Registration of a flood indemnity covenant on Title.

Registration of a statutory right-of-way (SRW) on Title for public-right-of-passage over the entire internal drive-aisle
to provide legal means of public access to future developments located both northeast and west of the subject site.
(the drive-aisle is to be constructed and maintained by the property owner).

Registration of a legal agreement on title to enable shared use of the garbage and recycling room by any future
townhouse complex at 10911 Southgate Road, to enable a single point of cart storage and collection for both sites.

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.

Registration of a legal agreement on title to ensure that a 4.0 m wide landscaping buffer planted on-site along
Steveston Highway (as measured from the south property line) is maintained and will not be abandoned or removed.
The legal agreement is also to indicate that the property is potentially subject to impacts of noise, dust, and odour
resulting from agricultural operations since it is located across from a lot which is in the ALR.

Registration of a legal agreement on Title identifying that the proposed development must be designed and
constructed in a manner that mitigates traffic noise from Steveston Highway to the proposed dwelling units. Dwelling
units must be designed and constructed to achieve:

a) CMHC guidelines for interior noise levels as indicated in the chart below:

Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

b) The ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living

spaces.
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14. The submission and processing of a Development Permit* application completed to a level deemed acceptable by the
Director of Development,

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

e Complete an acoustical and thermal report and recommendations prepared by an appropriate registered
professional, which demonstrates that the interior noise levels and noise mitigation standards comply with the
City’s Official Community Plan and Noise Bylaw requirements. The standard required for air conditioning
systems and their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the
ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard and subsequent updates
as they may occur. Maximum interior noise levels (decibels) within the dwelling units must achieve CMHC
standards follows:

Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

e Complete a 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 OCP.

At Demolition Permit* stage, the applicant must complete the following requirements:

e Installation of appropriate tree protection fencing around all trees to be retained as part of the development (Trees
# 7 and 11) prior to any construction activities, including building demolition, occurring on-site. Tree protection
fencing must be installed to City standard in accordance with the City’s Tree Protection Information Bulletin
TREE-03, and must remain in place until construction and landscaping on-site is completed.

At Building Permit* stage, the applicant must complete the following requirements:

e Enter into a Servicing Agreement* for the design and construction of off-site improvements, as well as water,
storm, and sanitary service connections. Works include, but are not limited to:

Water Works

o Using the OCP Model, there are 518 L./s of water available at 20 psi residual at the hydrant at the south side
of Steveston Highway and 284 L/s of water available at 20 psi residual at the hydrant at the northwest corner
of the Steveston Highway and Southgate Road intersection. Based on the proposed development, the 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 onsite fire protection. Calculations must be signed and
sealed by a Professional Engineer and be based on Building Permit Stage designs.

o At the applicant’s cost, the City will:

- Cut and cap at the main the existing water service connections at the Steveston Highway frontage.

- Install a new water connection to service the proposed development. Connection to the existing 500 mm
diameter watermain along the north side of Steveston Highway is not permitted. Details of the new water
service shall be finalized via the Servicing Agreement design review process.

~  Relocate the existing fire hydrant at the northwest corner of Steveston Highway and Southgate Road
intersection to match the required frontage improvements (as identified by the City’s Transportation
Department).

Storm Sewer Works

o The applicant is required to upgrade the existing ditch along Southgate Road to a single 1050 mm storm sewer
at road centerline. The length of the ditch upgrade shall match the extent of the required frontage
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improvements (as identified by the City’s Transportation Department). Tie-ins of the proposed 1050 mm
storm sewers shall be as follows:

—- The south end of the new 1050 mm storm sewer at Southgate Road centerline shall tie-in to the existing
storm sewer alignment along the north side of Steveston Highway via a new manhole.

—~  The north end of the new 1050 mm storm sewer shall tie-back to the existing drainage systems along the
east and west sides of Southgate Road via new manholes and/or storm sewer inlet structures.

o The applicant is required to upgrade the existing 525 mm diameter storm sewer to 750 mm diameter
(approximately 102 m long) along Steveston Highway from the proposed site’s west property line to the
existing manhole STMH2902 (located at the northeast corner of Steveston Highway and Southgate Road).
The storm sewer upgrade along Steveston Highway shall include (but is not limited to) the following:

-~ Removal of existing manholes STMH2801 and STHMH 2803.

- Provide new manholes at the west property line and at the junction of the proposed 750 mm diameter
storm sewer along Steveston Highway with the proposed 1050 mm diameter storm sewer along Southgate
Road.

o The applicant is required to upgrade the existing 600 mm diameter storm sewer to 1050 mm diameter
(approximately 8 m long) from the new manhole at the junction of Steveston Highway and Southgate Road
and tie-in to the existing manhole STMH2902 via a reducer. Existing manhole STMH2902 shall be replaced
if it is found to be in poor condition.

o The applicant is required to install a new storm sewer connection to service the proposed site. Details of the
new storm service shall be finalized via the Servicing Agreement design review process.

o Atthe applicant’s cost, the City will:

- Extend the existing drainage connections at the Southgate Road frontage of 10811 No. 4 Road to
Southgate Road centerline and connect it to the new 1050 mm storm sewer.

- Plug the existing pipe opening at the north side of manhole STMH2902.

Sanitary Sewer Works

o The applicant is required to provide a sanitary service connection to the proposed site off of the existing
sanitary main at Southgate Road.

o Atthe applicant’s cost, the City will cap at the property line the existing sanitary service connections for 9851
and 9891 Steveston Highway and 10931 Southgate Road.

Frontage Improvements

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

- Underground the existing overhead service lines along the Steveston Highway frontage.
-~ Pre-duct for future hydro, telephone and cable utilities along all road frontages.

- Locate all above ground utility cabinets and kiosks required to service the proposed development within
the developments site (see list below for examples). A functional plan showing conceptual locations for
such infrastructure shall be included in the Development Permit application design review process.
Please coordinate with the respective private utility companies and the project’s lighting and traffic signal
consultants to confirm the right-of-way dimensions and the locations for the aboveground structures. If'a
private utility company does not require an aboveground structure, that company shall confirm this via a
letter to be submitted to the City. The following are examples that shall be shown in the functional plan
and registered prior to Servicing Agreement design approval:

BC Hydro PMT —4 m W X 5 m (deep) Traffic signal UPS -2 m W X 1.5 m (deep)
BC Hydro LPT —3.5 mW X 3.5 m (deep) Shaw cable kiosk —~ 1 m W X 1 m (deep)
Street light kiosk — 1.5 m W X 1.5 m (deep) = Telus FDH cabinet— 1.1 m W X | m (deep)
Traffic signal kiosk — 1 m W X 1 m (deep)
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o The applicant is required to upgrade the boulevard along Steveston Highway to the ultimate
condition, including (but not limited to) installation of a treed/grass boulevard at the existing curb and
a 1.5 m wide concrete sidewalk at or near the south property line of the subject site.

o The applicant is required to upgrade the road and boulevard along Southgate Road, including (but not
limited to): road widening to achieve a minimum pavement width of 11.2 m (note: examination of the
existing road base is also required to determine if new road base construction is required); installation
of curb and gutter, a 1.5 m wide treed/grass boulevard, and a 1.5 m wide concrete sidewalk at or near
the east property line of the subject site. The curb return at the southeast corner of the subject site is
to have a 9.0 m radius. .

o The applicant is required to provide street lighting along Steveston Highway and Southgate Road
frontages.

General Items

o If pre-load is required, the applicant is required to:

- Provide, prior to pre-load installation, a geotechnical assessment of preload and soil preparation impacts
on the existing utilities fronting or within the development site (e.g., existing sanitary mains along the
north property line and existing 150 mm diameter watermain along Southgate Road frontage), proposed
utility installations, the existing houses along the north property line, and provide mitigation
recommendations. The mitigation recommendations shall be incorporated into the first Servicing
Agreement design submission or prior to pre-load.

o 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.

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.

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

Incorporation of noise attenuation measures in Building Permit (BP) plans as outlined in the acoustical and
thermal report and recommendations prepared by the appropriate registered professional as part of the
Development Permit application, which demonstrates that the interior noise levels and noise mitigation standards
comply with the City’s Official Community Plan and Noise Bylaw requirements (as per the noise covenant
registered on Title prior to rezoning).

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.

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
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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.

e 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 perinits 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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ichmond Bylaw 9659

Richmond Zoning Bylaw 8500
Amendment Bylaw 9659 (RZ 10-552879)
9851, 9891/9911 Steveston Highway and 10931 Southgate Road

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “LOW DENSITY TOWNHOUSES (RTL4)”.

P.1D. 012-213-471
Lot “B” Section 34 Block 4 North Range 6 West New Westminster District Plan 79419

P.ID. 004-871-715
Lot 43 Section 34 Block 4 North Range 6 West New Westminster District Plan 15524

P.I.D. 000-614-688

The South 20 Metres of Lot 42 Section 34 Block 4 North Range 6 West New Westminster
District Plan 15524

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9659”.

FIRST READING FEB 1 4 2017

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

APPROVED
by

P

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR A CORPORATE OFFICER
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City of

Report to Committee

'5':. R|Chm0nd Planning and Development Division
To: Planning Committee Date: January 23, 2017
From: Wayne Craig File: RZ 16-741244
Director, Development
Re: Application by Westmark Developments Ltd. for Rezoning at 7140/
7160 Marrington Road from Two-Unit Dwellings (RD1) to Single Detached
(RS2/B)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9668, for the rezoning of 7140/
7160 Marrington Road from “Two-Unit Dwellings (RD1)” to “Single Detached (RS2/B)”, be
introduced and given first reading.
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Staff Report
Origin
~ Westmark Developments Ltd. has applied to the City of Richmond for permission to rezone
7140/7160 Marrington Road from the “Two-Unit Dwellings (RD1)” zone to the “Single
Detached (RS2/B)” zone, to permit the property to be subdivided to create two (2) single-family
lots, with vehicle access from Marrington Road (Attachment 1). The proposed subdivision plan

is shown in Attachment 2. There is an existing duplex on the property, which would be
demolished. .

Findings of Fact

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

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

e To the North: A duplex on a lot zoned “Single Detached (RS1/E)”, w1th vehicle access from
Marrington Road.

¢ To the South, across Moresby Drive: Single-family dwellings on lots zoned “Single
Detached (RS1/E)”, with vehicle access from Moresby Drive.

e To the East: A single-family dwelling on a lot zoned “Single Detached (RS1/C)”, with
vehicle access from Moresby Drive.

e To the West, across Marrington Road: A single-family dwelling on a lot zoned “Single
Detached (RS1/E)”, with vehicle access from Marrington Road.

Related Policies & Studies
Official Community Plan/Seafair Area Plan
The subject site is located in the Seafair planning area. The Official Community Plan (OCP)

designation for the subject site is “Neighbourhood Residential” (Attachment 4). The proposed
rezoning and subdivision is consistent with this designation.

Richmond Zoning Bylaw 8500/Single-Family Lot Size Policy No. 5447

The subject site is located in the area governed by Single-Family Lot Size Policy No. 5447,
which was adopted by Council on September 16, 1991, and subsequently amended on

July 20, 1998, and October 20, 2003 (Attachment 5). The subject property is permitted to
subdivide as per the requirements of the “Single Detached (RS2/B)” zoning bylaw only. The
proposed rezoning and subdivision is consistent with this Policy.
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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
Built Form and Architectural Character

As the subject property is a corner lot, the applicant has submitted conceptual development plans
showing the proposed architectural elevations of the dwelling on the south-most proposed corner
lot at the intersection of Marrington Road and Moresby Drive (Attachment 6).

The proposed elevation plans show the entrance to the primary dwelling on the south face of the
building, fronting Moresby Drive. The west face, fronting Marrington Road, includes the entry

to the garage. Both building faces include architectural projections to articulate the fagade, and

the use of secondary eaves to demarcate the first and second storeys.

Prior to final adoption of the rezoning bylaw, the applicant is required to register a legal
agreement on Title; specifying that the Building Permit application and ensuing development of
the corner lot must be generally consistent with the plans included in Attachment 6. The
Building Permit application process includes coordination between Building Approvals and
Planning Department staff to ensure that the covenant is adhered to.

Plans submitted at Building Permit application stage must also demonstrate compliance with
Richmond Zoning Bylaw 8500 and all City regulations at the time of submission.

Existing Legal Encumbrances

There are two (2) existing statutory right-of-way (SRW) agreements registered on Title. One (1)
SRW, with registration number RD48997, is a 1.5 x 6.0 m area in the northwest corner of the
property for the sanitary sewer. One (1) SRW, with registration number K99414, no longer
applies to this property, and can be discharged from Title. The applicant is aware that
encroachment into the SRW is not permitted.
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There is an existing covenant registered on each Strata Title that restricts the property use to
duplex only (Registration number Z168971). This covenant must be discharged from Title prior
to subdivision approval.

Cancellation of the existing Strata Plan NW2680 is required prior to subdivision approval.
Transportation and Site Access

Vehicle access to each lot is proposed from separate driveway crossings to Marrington Road.
Tree Retention and Replacement

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 two (2) trees
on neighbouring properties and three (3) trees on City property. There are no bylaw-sized trees
on the subject property.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
findings of the applicant’s arborist:
e Two (2) trees (Tag # 4 and 5) located on adjacent neighbouring properties are identified
to be retained and protected. Provide tree protection as per City of Richmond Tree
Protection Information Bulletin Tree-03. ’

Parks Department staff have reviewed the Arborist’s Report and support the findings of the
applicant’s arborist: ‘
e Three (3) Crab Apple trees (Tag # 1, 2, and 3) located in the City boulevard are in poor
condition and should be removed and replaced.

Tree Replacement

The applicant wishes to remove three (3) trees on City property. Compensation of $3,250 is
required for the City to plant five (5) trees at or near the development site, or in other areas of the
city.

Council Policy No. 5032 requires the maintenance of at least two (2) trees on each single-family
property. The applicant has agreed to plant two (2) trees on each lot proposed; for a total of four
(4) trees. The required trees are to be of the following minimum sizes:

Minimum Caliper of Deciduous Minimum Height of Coniferous
Replacement Tree Replacement Tree

No. of Trees

4

Tree Protection

Two (2) trees (Tag # 4 and 5) on a neighbouring property are to be retained and protected. The
applicant has submitted a tree protection plan showing the trees to be retained and the measures
taken to protect them during development stage (Attachment 7). To ensure that the trees
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identified for retention are protected at development stage, the applicant is 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
tree protection zones. The contract must include the scope of work required, the number of
proposed 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 impact assessment to the City for review.

e Prior to demolition of the existing dwelling on the subject site, 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 remain in place until construction and landscaping
on-site is completed.

Affordable Housing Strategy

The City’s Affordable Housing Strategy requires a secondary suite or coach house on 100% of
new lots created through single-family rezoning and subdivision applications, a secondary suite

or coach house on 50% of new lots created and a cash-in-lieu contribution to the City’s :
Affordable Housing Reserve Fund of $2.00/ft> of the total buildable area of the remaining lots, or
a cash-in-lieu contribution for all lots created in instances where a secondary suite cannot be
accommodated in the development.

To comply with the City’s Affordable Housing Strategy, the applicant proposes to contribute
$10,576.93 to the City’s Affordable Housing Reserve Fund; which is equal to $2.00/ft* of the
total buildable area for both lots. The applicant has identified the maximum buildable area and
the constraints of development on a narrow lot as reasons for not accommodating a secondary
suite in the development.

Site Servicing and Frontage Improvements
At future subdivision and Building Permit stage, the applicant is required to complete the
following:

e Payment to the City, in accordance with the Subdivision and Development Bylaw No. 8751,
a $32,463.20 cash-in-lieu contribution for the design and construction of frontage
improvements to Marrington Road. The frontage improvements, which include road
widening, installation of concrete curb and gutter, concrete sidewalk, landscaped boulevard,
and road lighting, were completed through a capital works project in 2016.

e Completion of the site servicing requirements as described in Attachment 8.

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).
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Conclusion

The purpose of this application is to rezone 7140/7160 Marrington Road from the “Two-Unit
Dwellings (RD1)” zone to the “Single Detached (RS2/B)” zone, to permit the property to be
subdivided to create two (2) single-family lots with vehicle access from Marrington Road.

This application complies with the land use designations and applicable policies for the subject
site contained in the OCP and Richmond Zoning Bylaw 8500.

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

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9668 be introduced
and given first reading.

Koo
Jordan Rockerbie

Planning Technician
(602-276-4092)

IR:blg

Attachment 1: Location Map and Aerial Photo
Attachment 2: Proposed Subdivision Plan
Attachment 3: Development Application Data Sheet
Attachment 4: Seafair Area Land Use Map
Attachment 5: Single-Family Lot Size Policy 5447
Attachment 6: Conceptual Development Plans
Attachment 7: Tree Protection Plan

Attachment 8: Rezoning Considerations
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City of

Richmond

Development Application Data Sheet

Development Applications Department

RZ 16-741244 Attachment 3

Address:

7140/7160 Marrington Road

Applicant: Westmark Developments Ltd.

Planning Area(s): Seafair

Owner:

Westmark Developments Ltd.

To be determined

Site Size (m?):

893.3 m?

Lot A: 415.7 m?
Lot B: 477.6 m?

Land Uses:

One (1) duplex

Two (2) single-family dwellings

OCP Designation:

Neighbourhood Residential

No change

702 Policy Designation:

Single Detached (RS2/B)

Single Detached (RS2/B)

Zoning:

Two-Unit Dwellings (RD1)

Single Detached (RS2/B)

On Future
Subdivided Lots

Floor Area Ratio:

} Bylaw Requirement '

Max. 0.55 for lot
area up to 464.5 m?

Max. 0.55 for lot
area up to 464.5 m? none

Proposed l Variance

plus 0.3 for area in plus 0.3 for area in permitted
excess of 464.5 m? excess of 464.5 m?
Lot A: Max. 228.6 m? Lot A: Max. 228.6 m?
. 2y.% (2,461.0 ft?) , (2,461.0 ft?) none
Buildable Floor Area (m”): Lot B: Max. 262.68 m? Lot B: Max. 262.68 m? permitted
(2,827.5 ft?) (2,827.5 t?)
Building: Max. 45% Building: Max. 45% v
Lot Coverage (% of lot area): Non-porous Surfaces: Non-porous Surfaces: none
Max. 70% Max. 70%
. 2
Lot Size: Min. 360.0 m? Lot A:415.7m none

Lot B: 477.6 m?

Lot Dimensions (m):

Lot A Width: Min. 12.0 m
Lot B Width: Min. 14.0 m
Depth: Min. 24.0 m

Lot A Width: 12.8 m )
Lot B Width: 14.0 m none
Depth: 34.12 m

Front: Min. 8.0 m

Front: Min. 6.0 m

, Rear: Min. 6.0 m Rear: Min. 6.0 m
Setbacks (m): Side: Min. 1.2 m Side: Min. 1.2 m none
Exterior Side: Min, 3.0 m Exterior Side: Min. 3.0 m
Height (m): Max. 9.0 m Max. 9.0 m none

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

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance

review at Building Permit stage.

5257121

PH - 66




PH - 67



City of Richmond

ATTACHMENT 3

__Po»licy Manual

_elof2

Adopted by Council: September 16, 1991

Amended by Council: July 20, 1998

File Ref: 4430-00.

POLICY 5447

The following policy -éstablishes. lot sizes in a portion of Section 15-4-7, located generally
between the south side of Granville Avenue, the west side of Marrmgton Road, the north
S|de of Moresby Drlve and No. 1 Road:

1081048

That properties within the area generally bounded by the south side of Granville Avenue,
the north side of Moresby Drive, the west side of Marringtdn Road and No. 1 Road, in a
portion of Section 15-4-7, be pennltted to subdivide in accordance with the provisions of
Single-Family Housing. District (R1/B) in Zoning and Development Bylaw 5300, with the

following prov:smns

a) That properties between and including. 3620 and 3780 Granville Avenue be
permitted to subdivide as per Single-Family Housing District (R1/C) zoning;’

(b) That propertles between and including 7151 and 7031 Marnngton Road be
. - permitted-to subdlwde asper Slngle-Famlly Housing Dlstnct Subd|v13|on Area K

(R1/K) zoning;’

and that this policy, -as shown on the accempanylng plan, be used to determine the
disposition of future single-family rezoning applications in this area, for a period of not
less than five years, unless changed by the amendlng procedures contained in the :

Zoning and Development Bylaw.

| Amended by Council: October 20". 2003
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ATTACHMENT 6
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ATTACHMENT 7
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ATTACHMENT 8

City of . S
ich Rezoning Considerations
R|C mond Development Applications Department
) 6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 7140/7160 Marrington Road File No.: RZ 16-741244

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9668, the developer is
required to complete the following:

1. Submission of a Landscape Security in the amount of $1,000 ($500/tree) to ensure that a total of two (2) trees are
.planted and maintained on Proposed Lot A (minimum 6 cm deciduous caliper or 3.5 m high conifers).

2. Submission of a Landscape Plan for Proposed Lot B, 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 installation costs and a 10% contingency. The Landscape
Plan should:

* Comply with the landscape requirements for corner lots in Richmond Zoning Bylaw 8500.

* Include a mix of coniferous and deciduous trees.

* Include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report.
* Include the two (2) required trees with the following minimum sizes:

No. of Trees Minimum Caliper of Deciduous Tree Minimum Height of Coniferous Tree
2 6 cm 35m

3. Payment to the City of $3,250 to compensate for the removal of three (3) trees in the City boulevard.

4. 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 proposed number of site monitoring inspections, and a provision for the
Arborist to submit a post-construction assessment report to the City for review.

5. Registration of a flood indemnity covenant on Title.

Registration of a legal agreement on title to ensure that the Building Permit application and ensuing development of
Proposed Lot B is generally consistent with the preliminary conceptual plans included in Attachment 6 to this staff
report.

7. The City’s acceptance of the applicant’s voluntary contribution of $2.00 per buildable square foot of the single-family
developments (i.e. $10,576.93) to the City’s Affordable Housing Reserve Fund.

Prior to removal of the three (3) trees in the City boulevard (Tag # 1, 2, and 3), the developer must
complete the following requirements:

1. Contact the Parks Division (604-244-1208, ext. 1317) a minimum of four (4) business days prior to the removal of the
three (3) trees, to allow proper signage to be posted.

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

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

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

1. 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.

PH-73
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At Subdivision* stage, the developer must complete the following requirements:
1. Discharge of covenant Z168971 from the title of the strata lots; which restricts the property to a duplex.
2. Cancellation of the existing strata plan (NWS2680).

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

1. Payment of the current year’s taxes.

2. The following servicing works and off-site improvements may be completed through either: a) a Servicing
Agreement entered into by the applicant to design and construct the works to the satisfaction of the Director of
Engineering; or b) a cash contribution based on a City cost estimate for the City to manage the design and
construction of the works.

Water Works:
e Using the OCP Model, there is 238 L/s of water available at a 20 psi residual at the Marrington Road
frontage. Based on the proposed development, the site requires a minimum fire flow of 95 L/s.

e The Developer is required to:

o}

Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the development has adequate fire flow for onsite fire protection. Calculations

- must be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building

designs.
Install two (2) new water service connections complete with meters and meter boxes along the
Marrington Road frontage.

e At Developers cost, the City is to:

O
O

Cut and cap, at main, the existing water service connections at the Marrington Road frontage.
Complete all tie-ins to existing City infrastructure.

Storm Sewer Works:
¢ The Developer is required to:

o}

Cut and cap, at inspection chambers STIC60525 and STIC48270, the two (2) existing service connections
on the northwest and southeast corners of the lot.

Retain the two (2) existing storm service connections and inspection chambers STIC47926 and
STIC54501 at the west and southwest corners of the development site.

» At Developers cost, the City is to:

O

Complete all tie-ins to existing City infrastructure.

Sanitary Sewer Works:
o The Developer is required to:

o}

o}

Install approximately 25 m of sanitary main off of existing manhole SMH1554, along the east property
line of the development site to the adjoining property line of the two (2) newly subdivided lots.

Install two (2) new sanitary service connections off of the proposed manhole at the upstream end of the
proposed sanitary main. The manhole will serve as an inspection chamber.

Cut and cap, at manhole SMH1554, the existing sanitary service connection at the northeast corner of the
development site, and remove existing inspection chamber SIC16665.

Provide, at no cost to the City, a new 6.0 m wide statutory right-of-way along the east property line of the
subject site, from the south property line extending to 1.0 m beyond the edge of the most upstream
sanitary manhole barrel.

e At Developers cost, the City is to:

o}

Complete all tie-ins to existing City infrastructure.

PH -74
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Frontage Improvements:
¢ The Developer is required to:
o Coordinate with BC Hydro, Telus and other private communication service providers:
- To underground Hydro service lines.
- 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 on-site
(e.g. Vista, PMT, LPT, Shaw cabinets, Telus Kiosks, etc.).
o Pay, in keeping with the Subdivision and Development Bylaw No. 8751, a voluntary $32,463.20
cash-in-lieu contribution for the design and construction of frontage upgrades as set out below:

- Concrete Curb and Gutter (EP.0641) $5,236.00
- Concrete Sidewalk (EP.0642 $7,592.20
- Pavement Widening (EP.0643) $9,163.00
- Roadway Lighting (EP.0644) $2,879.80
- Boulevard Landscape/Trees (EP.0647) $7,592.20

General Items:
e The Developer is required to:

o 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.

o Not start excavation or onsite foundation construction prior to completion of rear-yard sanitary works by
City crews. ‘

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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> City of
# Richmond Bylaw 9668

Richmond Zoning Bylaw 8500
Amendment Bylaw 9668 (RZ 16-741244)
7140/7160 Marrington Road

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

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

P.1.D. 009-206-434

Strata Lot 1 Section 15 Block 4 North Range 7 West New Westminster District Strata Plan
NW2680 Together with an Interest in the Common Property in Proportion to the Unit
Entitlement of the Strata Lot as shown on Form 1

P.ID. 009-206-698

Strata Lot 2 Section 15 Block 4 North Range 7 West New Westminster District Strata Plan
NW2680 Together with an Interest in the Common Property in Proportion to the Unit
Entitlement of the Strata Lot as shown on Form 1

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9668”.

FIRST READING FEB 14 2017 e
APPROVED
A PUBLIC HEARING WAS HELD ON 5}2_
SECOND READING . FROVED
or Solicitpr
THIRD READING 74

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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City of
¥ Richmond

Report to Committee
Planning and Development Division

To: Planning Committee

From: Wayne Craig
Director, Development

Date: February 16, 2017
File: ZT 16-740866

Re: Application by Christopher Bozyk Architects Ltd. for a Zoning Text Amendment
to the “Industrial Retail (IR1)” zone to Allow “Vehicle Sale/Rental” on up to 10%
of the Gross Floor Area as an Additional Use at 4331 and 4431 Vanguard Road

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9670, for a Zoning Text Amendment to
the “Industrial Retail (IR1)” zone to allow “vehicle sale/rental” limited to a maximum of 10% of
the gross floor area as an additional use at 4331 and 4431 Vanguard Road, be introduced and

given first reading.

i

(o /“3

Wayrf’é Craig
Director, Development

DBblg
Att. 5

5210355

REPORT CONCURRENCE

CONCURRENC@E OF GENERAL MANAGER
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February 16,2017 -2-

Staff Report
Origin
Christopher Bozyk Architects Ltd. has applied for permission to amend zoning district
“Industrial Retail (IR1)” zone to allow “vehicle sale/rental” as an additional use at 4331 and
4431 Vanguard Road. The proposed “vehicle sale/rental” use will be limited to a maximum of

10% of the building gross floor area. The subject site is located in the East Cambie Planning
Area (see Attachments 1 and 2 for location maps and the East Cambie Land Use Map).

Findings of Fact

Project Description o
The proponent proposes to undertake the construction of a new three storey (including the roof
deck) vehicle storage and repair facility for Autowest BMW. The Zoning Text Amendment will
allow approximately 930 m” (10,010 ft®) of the facility to be used as a showroom for sale of pre-
owned vehicles. The applicant has indicated that the showroom is essential to the successful
operation of the vehicle repair facility. The overall design incorporates 10 workshop bays, a
detail shop, a car wash, an 18 space pre-owned vehicle showroom and vehicle storage areas for
approximately 279 vehicles. A total of 98 parking spaces are provided for staff and visitors
(Attachment 3).

A Development Application Data Sheet providing details about the development propbsal is
provided in Attachment 4.

Surrounding Development

The two existing lots will be consolidated to create a single 9,303 m? (100,145 ft?) property (net
of road dedications). Both properties are currently vacant with no existing structures and no
significant vegetation with the exception of three Japanese Cherry trees, two of which are bylaw
sized. Surrounding development is as follows:

e To the North and East: Medium sized industrial lots (0.12 ha to 0.25 ha) (0.3 ac to
0.6 ac.) all zoned “Industrial Retail (IR1)” and used for various general industrial
purposes.

e To the South: An east-west leg of Vanguard Road and Highway 99.

e Tothe West: Shell Road, the Shell Road rail corridor and Highway 99.

Related Policies & Studies

Official Community Plan/East Cambie Area Plan

The 2041 Official Community Plan (OCP) designates the subject site as “Mixed Employment
(MEMP)”. The MEMP designation applies to areas of the City where the principal uses are
industrial and stand-alone office development, with a limited range of support services. In
certain areas, a limited range of commercial uses are permitted including the retail sale of
building and garden supplies, household furnishings, and similar warehouse goods.

5210355
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February 16, 2017 -3-

The East Cambie Area Plan (Attachment 2) designates the subject site as “Industrial” which is
defined in the OCP as those areas of the City where the principal uses provide for the production,
manufacturing, processing, assembling, fabrication, storing, transporting, distributing, testing,
cleaning, servicing or repair of goods, materials or things.

The site’s current “Industrial Retail (IR1)” zoning provides for a range of general industrial uses,
stand-alone offices and a limited range of general retail uses. Retail uses currently permitted in
the IR1 zone are generally limited to retail goods that require large floor areas like furniture,
carpet, home appliances and building materials. Under the proposed Zoning Text Amendment
the proposed vehicle sale/rental use will be ancillary to the industrial uses and will be limited to a
maximum of 10% of the building’s gross floor area.

It is acceptable to consider and allow limited automobile sales in this OCP designated Mixed
Employment area for the following reasons:

e A BC economic consultant has advised that automobile dealership and mechanic repair
uses provide the same or more number of jobs and the same or higher salaries, as
industrial warehouse uses. This statement is supported by 2016 Statistics Canada
information which indicates that an automotive service mechanic / technician can earn
between $28,000 -78,000 annually;

e In comparison, 2016 Stats Can data indicates that an industrial warehouse worker can
earn between $18,000 to $54,000 per year and, as with any type of job, the higher paid
workers are more skilled (e.g., a forklift operator);

. ® The density of jobs for the proposed uses are typically higher than for warehouse storage
operations. The applicant anticipates that the proposed facility will provide
approximately 20 full time jobs over the long term.

In summary, the proposed text amendment to allow limited vehicle sale/rental supports the
existing auto service use already permitted on the site and the proposed development is expected
to generate the same or more jobs and the same, or better, paying jobs as industrial warehouse
uses.

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 only received a single
enquiry from the public about the rezoning application in response to the placement of the
rezoning sign on the property. No comments were offered by the caller.

Should the Planning Committee endorse this application and Council grant first reading to the
Zoning Text Amendment 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.
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Analysis
Site Contamination

The subject site had previously been used for automotive repair and machine shop operations. -
Both of these prior uses are classed as Schedule 2 uses under the Provincial Environmental
Management Act and the site therefore requires a detailed site review. The Province has issued a
letter to advise that the City should not adopt the rezoning for this site until the Province has
received and reviewed further information on the contamination and the proposed remediation.

The applicant has engaged a consultant who is preparing the information required for the
Province. The consultant has advised City staff that the contamination is primarily hydrocarbon
based, and is relatively contained. A plan for excavating and removing the contaminated soils is
being prepared for Ministry review. The Zoning Text Amendment Considerations include a
requirement that the City receive an acceptable instrument of release prepared by the Province
prior to the Bylaw adoption. Prior to the Bylaw adoption the City will require confirmation that
any road dedications are not subject to contamination.

Built Form and Architectural Character

Although the proposed building is primarily intended to house industrial permitted uses, it has
been designed with the knowledge that this location has an important visual presence from
Highway 99, Shell Road and Vanguard Road. The lower floor will be primarily concrete
masonry blocks and the main entrance will be emphasized with glazing, a living green wall and a
two-storey tilt up concrete panel wall feature. The second floor showroom has a flush glazed
curtain wall facing the southern and western elevations visible from adjacent roads. Cast in
place concrete will be used for the car wash and detailing facility, as well as the upper floor
parking area in the main building. Natural lighting will be provided to interior work areas and
solar panels will be affixed to certain roof top areas to supplement the operation’s power
requirements. » '

Landscape and treed islands are to be provided throughout the at-grade parking area. Lower
height shrubs, vines, perennials and grasses are proposed around the perimeter of the site.

It should be noted that if the Zoning Text Amendment proceeds, a Development Permit will be
required.

Existing Legal Encumbrances

Public Utility Statutory Rights-of-Way (SRW Plan 53071 and Plan 45376) run across the subject
property adjacent to the east property boundary and a portion of the southern property boundary.
The proposed development does not encroach into these 3 m (10 ft.) wide SRWs; however, the
Servicing Agreement works may result in the relocation of some portions of the utilities along
the eastern property line which may make some sections of the SRW superfluous. A
determination of whether the SRW can be reconfigured will be made through the Servicing
Agreement.’
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BC Hydro and BC Telephone have utility right-of-way agreements registered on the Titles of the
two properties. The proponent will address requirements of these external agencies as necessary.

Transportation and Site Access

The subject site is adjacent to a sharp bend in Vanguard Road; which turns from a north-south
roadway to an east-west roadway and then makes its way under Highway 99.

Through discussions with the applicant, a two-step approach is proposed to improve the
geometry at this bend. Through the Zoning Text Amendment Considerations, a 31.81 m? (342.4
ft*) road dedication will be required to address the most critical portion of the corner
realignment. To allow for future widening as properties redevelop south of Highway 99 and
more traffic moves along Vanguard Road, an agreement will be placed on Title, allowing the
City to acquire an additional 385.07 m* (4,145 ft*) if and when required. The intent is that if
redevelopment occurs south of Highway 99 that requires rezoning and warrants road
improvements at the corner, those developments will be required to acquire the additional road
widening on behalf of the City. The area for future dedication can be used only for parking in
accordance with the Zoning Bylaw (Attachment 3).

Vehicle access to the site will be provided by two accesses to Vanguard Road located a safe
distance away from the corner bend in the roadway. A pedestrian access will be provided from
the main building to the north-south leg of Vanguard Road.

Zoning Bylaw parking requirements for 94 parking spaces will be fully addressed with the
proposed on-site parking arrangement. One large loading area is provided and also allows for
two medium loading spaces as shared space with the large loading space. The proposed
building’s parkade will provide up parking and medium-term storage for up to 279 inventory
vehicles. Both Class 1 and Class 2 bicycle parking will be addressed through the Development
Permit review, but will be required to meet the Zoning Bylaw requirements or provide
supportable rationale for a variance to be considered. -

Because of the proximity of the development site to Highway 99 and the proposed road
dedications, the development plans were required to be reviewed by the Ministry of
Transportation and Infrastructure (MOTI). Having no concerns, MOTI has provided a one-year
preliminary approval for this development and will have to approve the final Zoning Text
Amendment Bylaw.

Tree Retention and Replacement

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 two
bylaw-sized trees and one non-bylaw sized tree on the subject property. The report indicates that
there are no trees on neighbouring properties, or street trees on City property. The three trees are
located overtop of a sanitary sewer line; which will need to be removed as part of the
redevelopment.
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The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
Arborist’s findings with the following comments:

o The three on-site Cherry trees are too close to the proposed structure and cannot be retained.
e Replacement trees should be specified at 2:1 ratio as per the OCP.

Tree Replacement

Locations of the replacement trees will be determined through the landscaping plan provided
with the Development Permit application.

Green Roof Bylaw Response

City of Richmond Green Roof Bylaw No. 8385 applies to this development as the proposed
gross floor area will exceed 2,000 m>. The proponent’s response to the Green Roof Bylaw
includes the following:

e Provision of 20% roof rain water run-off management by means of underground storage
tank; with an integrated vegetation irrigation system using the captured storm water.

» Provision of vertical landscaping, plus living/green wall along portions of the eastern and
southern elevations of the building. Sections of the green wall will be placed to frame the
entrances on these two building faces.

The applicant has submitted a consultant’s report providing details on the proposed underground
storage reservoir that will be used to collect surface storm water from the building’s rooftop.
This stored roof water will then be distributed to landscaped portions of the site during the
growing season via an irrigation system. The consultant’s calculations indicate that the proposed
system will achieve the minimum 20% volume reduction generated by a conventional rooftop of
equal area.

Details on the plant selections for the vertical landscaping will be provided as part of the required
Development Permit application.

The combination of the storm water reduction and the vertical landscaping will achieve the
required 100 points necessary for an acceptable response to the Green Roof Bylaw. Registration
of a legal agreement is to ensure that the Green Roof response features are installed and
maintained is a condition of the Zoning Text Amendment Bylaw adoption.

Proposed Variances

The conceptual development plans (Attachment 3) indicate that there are three areas of the
proposed building which will exceed the 12 m maximum height established by the site’s
“Industrial Retail (IR1)” zoning. These include:

* Atilt up entrance panel is proposed as both an architectural feature/highlight and a
functional feature intended to clearly identify the main entrance of the building and is
proposed to be 14.02 m (46 ft.) tall.
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The show room roof is proposed to be 12.5 m (41.0 ft.) tall which is needed to
accommodate, in particular, clearances for the two floors below

The proposed roof parapet at 12.62 m (41.42 ft.) to screen parking from surroundmg
propertles

Details for the requested variances will be addressed in more detail through the Development
Permit review. ‘

Site Servicing and Frontage Improvements

As discussed under the “Transportation and Site Access” section of this report, a 31.81 m”
(342.4 ft*) road dedication will be required at the bend of Vanguard Road.

A Servicing Agreement is required in the Zoning Text Amendment Considerations to address
frontage improvements and the installation of utility services. Frontage improvements include,
but are not limited to the following:

Removal of existing water service connections and installation of new water connections
with a water meter.

Installation of fire hydrants.

Installation of an approximately 152 m (499 ft.) length of storm sewer with manholes and
catch basins along the east property line of the site.

Installation of a new storm service connection with an inspection chamber along
Vanguard Road.

Installation of approximately 96 m (315 ft.) of new sanitary sewer with manholes along
Vanguard Road (east property line) and the removal of the old existing sanitary sewer
lines from the subject property.

Installation of a concrete sidewalk, treed/grassed boulevard, curb and gutter, plus road
widening along the eastern property boundary of Vanguard Road.

Issues To Be Resolved Through the Development Permit

A Development Permit/Development Variance Permit (DP/DVP) is required under the Zoning
Text Amendment Considerations. The following issues will be addressed through the
Development Permit review:

5210355

Proposed height variances to accommodate the entrance tilt panel feature and the
proposed building height.
Reorganizing surface parking to eliminate overlapping handicapped parking spaces.

Details for the vertical wall planting installation and plant selections.

Review and refine the landscaping species selections and sizes as necessary. Addressing
landscaping security requirements.

Clarifying the location of a sediment separator and details of maintenance by the owner.
Provision of bike parking spaces (indoor and outdoor) in compliance with the Zoning
Bylaw.
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¢ Modification of both driveway entrances to ensure a maximum throat width of 7.5 m and
installation of a driveway letdown. Roll-over curbs may be accommodated outside the
driveway letdown area for large vehicles.

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

Staff recommend support for the Zoning Text Amendment of the “Industrial Retail (IR1)” zone
at 4331 and 4431 Vanguard Road to allow up to a maximum of 10% of the building gross floor
area to accommodate “vehicle sale/rental” as an additional use. It is recommended that Zoning
Bylaw 8500, Amendment Bylaw 9670 be introduced and given first reading.

!1' s ; ﬁ /

;/, W g
David Brownlee
Planner 2
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Attachment 1: Location Map

Attachment 2: East Cambie Land Use Map
Attachment 3: Conceptual Development Plans
Attachment 4: Development Application Data Sheet
Attachment 5: Rezoning Considerations
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City of

71— Development A Iicatibn Data Sheet
2 Richmond P P

Development Applications Department

ZT 16-740866 Attachment 4

Address: 4331 and 4431 Vanguard Road
Christopher Bozyk Architects Ltd.

Applicant:

Planning Area(s): East Cambie

| Existing
Estlin Holdings Ltd.
9,335.58 m* (104,487 ft°)

Proposed

Same

9,303.77 m” (100,145 ft*) after
road dedications

Industrial general, commercial
vehicle parking and storage,
vehicle repair, vehicle body repair
or paint shop, up to 10% GFA for
vehicle sale/rental.

Same

Owner:

Site Size (m?):

Vacant — no existing structures

Land Uses:

Industrial Industrial

Area Plan Designation:

Ibndustrial Retail (IR1) Same but with up to 10% GFA for
vehicle sale/rental added as an
additional use at the subject site.

Same

Zoning:

Other Designations: FCL: 2.9m GSC - Area A

On Future

Subdivided Lots Variance

Bylaw Requirement

Proposed

Floor Area Ratio: Max. 1.0 FAR 0.9 FAR none permitted
Lot A: Max. 9,303.77 m® | Lot A: Max. 8,404.94 m?
Buildable Floor Area (mz):* (100,145 ftz) © (90,470 ft?) none permitted

Building: Max. 60%

Building: Max. 44.4%

Lot Coverage (% of lot area): Non-porous Surfaces: Non-porous Surfaces: None
N/A N/A
T T Z Z
Lot Size: No minimum lot size 9,303.77 m (10.0,145 ft%) None
after road dedications
. No minimum lot width, lot Width: 62 m a.t its
Lot Dimensions (m): ' narrowest point. None
depth or lot area )
\ Depth: 90 m
- Front: Min. 3.0 m
Front: Min. 3.0 m Rear: Min. 3.0 m
Rear: Min. 0 m Side: Min. 2.4 m
Setbacks (m): Side: Min. O m i ha None
) L Exterior Side: Min.
Exterior Side: Min.
11.15m
3.0m

5210355
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January 26, 2017

On Future

Subdivided Lots

Bylaw Requirement

ZT 16-740866

Proposed

14.02 m for the entrance
wall, 12.62 m for the

__Variance

Height (m): 12m show room curtain walls \rl:rﬁ?ecs

~and 12.5 for the q
showroom roof
98 spaces
Off-street Parking Spaces - Including 2 HC spaces.
Based on Use by Floorspace 94 spaces 33 are small spaces None
98

Off-street Parking Spaces — Total: 94 All other spaces allocated None

for vehicle storage ‘
. Class 1. 23 Class 1: 23 '
Bicycle Spaces Class 2; 23 Class 2; 23 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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ATTACHMENT 5

. City of
y Rezoning Considerations

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

Address: 4331 and 4431 Vanguard Road File No.: ZT 16-740866

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9670, the developer is
required to complete the following:
1. Provincial Ministry of Transportation & Infrastructure Approval.

2. Ministry of Environment (MOE) Certificate of Compliance or alternative approval for building to 'proceed granted
from MOE regarding potential site contamination issues.

3. A Ministry of Environment (MOE) Certificate of Compliance is required prior to dedication of land for road to the
City.
31.81 m® corner cut road dedication at the south east corner of the site at the bend in Vanguard Road.

5. Registration of a legal agreement on Title allowing the City to acquire an additional 385.07 m* (4,145 t*) in the future
for road widening. The agreement is to also prohibit the placement of structures, unless authorized by the City, within
this area. Surface parking will be permitted as an interim use.

6. Consolidation of all the lots into one development parcel (which will require the demolition of the existing buildings).
Registration of a flood indemnity covenant on Title. (Site is in East Cambie)

8. Registration of a legal agreement on Title ensuring that the green roof response, as outlined in the reports by
Envirowest Consultants Inc. (dated January 17, 2017) and Hub Engineering Inc. (dated January 18, 2017) is installed
and maintained.

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

10. Enter into a Servicing Agreement* for the design and construction of frontage works along Vanguard Road. Works
include, but may not be limited to, the off-site works identified in the Engineering Servicing Requlrements and the
Transportation Requirements outlined below.

ZT16-740866 — 4431/4331 Vanguard Road - Engineering Servicing Requirements:

Scope: CHRISTOPHER BOZYK ARCHITECTS LTD has applied to the City of Richmond for a Zoning Text
Amendment to the Industrial Retail (IR1) zone to allow limited vehicle sales as a permitted use at
4331/4431 Vanguard Road.

A Servicing Agreement is required.

a. Water Works:

a. Using the OCP Model, there is 246 L/s of water available at a 20 psi residual at the 4331 Vanguard Road
Frontage and 245 L/s at a 20 psi residual at the 4431 Vanguard Road Frontage. Based on your proposed
development, your site requires 2 minimum fire flow of 200 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 onsite fire protection. Calculations
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must be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building
designs. ‘

Remove existing water service connection servicing 4331 Vanguard Road. Install a new water service
connection, complete with water meter, off of the existing AC watermain fronting the site’s east property
line.

Install fire hydrants spaced as per City standard along the proposed development’s frontages at
Vanguard Road.

Provide a 3 m x 85 m Utility Statutory Right-of-Way along the south property line. Do not place any
permanent structures or trees within the Statutory Right-of-Way and ensure the proposed site’s designated
parking spaces do not encroach into the Utility Statutory Right-of-Way.

If the south access to the proposed site requires any widening or repaving, relocate the portion of the
existing AC watermain to be affected by potential driveway widening at the south property line.

c. Atthe Developers cost, the City is to:

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

b. Storm Sewer Works:

a. The Developer is required to:

Install a 600 mm storm sewer, complete with manholes and catch basins in the roadway fronting the east
property line of the proposed development, approximately 152 m. The proposed storm main shall tie into
the existing ditches to the east and west side of Vanguard Road via headwalls.

Install a new storm service connection, complete with an Inspection Chamber, off of the proposed
600 mm diameter storm sewer along Vanguard Road to service the proposed development.

b. At Developer’s cost, the City is to:

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

¢. Sanitary Sewer Works:

a. The Developer is required to:

Install new 200 mm sanitary sewer complete with manholes, spaced as per City standard, along
Vanguard Road fronting the east property line of the proposed development; approximately 96 m. The
proposed sanitary pipe shall tie into existing sanitary sewer at north property line via manholes.

Once the proposed 200 mm sanitary sewer along Vanguard Road is operational, remove and dispose off-
site existing 150 mm and 200 mm sanitary sewer located within the property and all existing sanitary
service connections off of existing sanitary sewer. Discharge existing Utility Statutory Right-of Way
(SRW 53071) along the proposed development’s frontage once the existing sanitary main has been
removed.
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¢ Install a new service connection off of proposed sanitary sewer to service the proposed development and
reconnect sanitary service to the properties across the street to the east.

* A possible alternative to relocating the sanitary pipe involves moving the proposed building edge back to
establish a minimum of 3 m from the existing 150 mm sanitary pipe. That is, the pipe must be at least
3 m from the any proposed onsite works (soil densification, preloading, foundation, etc.). In addition,
provide a geotechnical investigation to confirm any impact to the existing on-site sanitary pipe located at
minimum 3.0 m from the proposed building edge. If the geotechnical investigation confirms no impact,
the existing on-site sanitary pipe can remain at its current location within a 6 m Utility SRW (3m on
either side of the pipe) as per the City’s Engineering Design Specifications. If the geotechnical
investigation identifies impact to the on-site sanitary pipe from proposed onsite works, relocate the
sanitary pipe in accordance to the requirements above.

b. At Developer’s cost, the City is to:
e Perform tie-ins, cutting, and capping of all proposed works to existing City infrastructure.
d. Frontage Improvemenfs:

a. 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.

»  When determining required clearance from the existing distribution lines located at the west property
line to the proposed building edge.

* To pre-duct for future hydro, telephone and cable utilities along all road frontages.

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

» Locate all above ground utility cabinets and kiosks required to service the proposed development
within the developments site (see list below for examples). A functional plan showing conceptual
locations for such infrastructure shall be included in the rezoning staff report and the development
process design review. Please coordinate with the respective private utility companies and the
project’s lighting and traffic signal consultants to confirm the requirements and the locations for the
aboveground structures. If a private utility company does not require an aboveground structure, that
company shall confirm this via a letter to be submitted to the City. The following are examples of
SRWs that shall be shown in the functional plan and registered prior to SA design approval:

BC Hydro PMT —4 m W X 5 m (deep)

BC Hydro LPT ~ 3.5 m W X 3.5 m (deep)

Street light kiosk — 1.5 m W X 1.5 m (deep)

Traffic signal kiosk — 1 m W X 1 m (deep)

Traffic signal UPS -2 m W X 1.5 m (deep)

Shaw cable kiosk — 1 m W X 1 m (deep) — show possible location in functional plan
Telus FDH cabinet - 1.1 m W X 1 m (deep) - show possible location in functional plan

Nk =

e  Other frontage improvements as pfjrangi@ation’s requirements
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General Items:
a. The Developer 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. Transportation Requirements

MoTlI approval required.
Road dedication required as shown in the attached PDF to allow for the future normalization and/or widening of
the intersection.
Applicant responsible for the design and construction of the following frontage improvements along
Vanguard Road:

o 1.5 m wide concrete sidewalk at the property line.

o 1.5 m wide treed/grassed boulevard.

o 0.15 m wide curb and gutter.

o Road widening to complete the western %4 of the ultimate 12 m wide driving surface.
One vehicular access off each frontage can be considered. Maximum driveway throat width at 7.5 m. Any
additional width required for large vehicles can be accommodated with roll-over curbs outside the driveway
letdown area. Use driveway letdown (as opposed to curb returns).
Relocate the proposed driveway off Vanguard Road (east/west portion) to as far west as possible.
Size of parking stalls: confirm size of all stalls meets the Zoning Bylaw (ZB) requirements by showing on the
plan the typical stall size. The following are the ZB requirements as the minimum stall dimensions:

o Regular-size stall: Length (5.5 m) x width (2.65 m).

o Small-size stall: Length (5.0 m) x width (2.4 m).

o Handicapped stall: Length (5.5 m) x width (3.7 m).
Width of maneuvering drive aisles should be no less than 7.5 m.
Ensure on-site loading spaces proposed as per bylaw requirements. Applicant to address.
Ensure both Class 1 and 2 on-site bicycle parking spaces are provided as per bylaw requirements. Applicant to
address and show these on the plans.
Reorganize the surface parking to eliminate overlapping handicapped parking spaces. Each handicapped space
must be a minimum of 3.7 m wide.
Prior to the issuance of BP, a construction parking and traffic management plan to be provided to the
Transportation Division (Ref: http://www.Richmond.ca/services/ttp/special.htm>)

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

1.

Note:

*

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 Traftic Regulation Section 01570. ,

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

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.

This requires a separate application.

PH - 104
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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 prohibitiens 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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Ly City of
2a840 Richmond Bylaw 9670

Richmond Zoning Bylaw 8500
Amendment Bylaw 9670 (ZT16-740866) .
4331 and 4431 Vanguard Road

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

a) Adding “vehicle sale/rental” to Section 12.4.3 of the “Industrial Retail (IR1)” zone.

b) Inserting the following Section into the “Industrial Retail (IR1)” zone and renumbering
subsequent Sections as necessary:

“12.4.11.7 “Vehicle sale/rental” uses shall be limited to a maximum of 10% Gross
Floor Area (GFA) and shall be permitted only at the following site(s);

4331 Vanguard Road

P.1.D. 001-404-008

Lot 22, Plan 23693, Section 36, Block 5 North Range 6 West, New
Westminster District.”

4431 Vanguard Road

P.I.D. 001-403-991 ‘

Lot 21, PL 22601 Section 36, Block 5 North Range 6 West, New
Westminster District.”

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9670,

FIRST READING FEB 27 2017 R
APPROVED
by
PUBLIC HEARING
— - N
SECOND READIN G /l\);rgiarc:\clg?
: or Solicitor
THIRD READING

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
PH - 106
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Report to Committee
Planning and Development Division

To: Planning Committee Date: January 23, 2017

From: Wayne Craig File: RZ 16-741547
Director, Development

Re: Application by Sansaar Investments Ltd. for Rezoning at 11660/
11680 Montego Street from Two-Unit Dwellings (RD1) to Single Detached (RS2/C)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9673, for the rezoning of
11660/11680 Montego Street from “Two-Unit Dwellings (RD1)” to “Single Detached (RS2/C)”,
be introduced and given first reading.

]

yu

Wayne Craig
Director, Develogknent
A ”/

SD§:bl
Att. 6

REPORT CONCURRENCE

ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Affordable Housing Ef/ Y7 7L A,

G /
> A
7 /
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January 23, 2017 -2- RZ 16-741547

Staff Report
Origin
Sansaar Investments Ltd. has applied to the City of Richmond for permission to rezone the
property at 11660/11680 Montego Street from the “Two-Unit Dwellings (RD1)” zone to the
“Single Detached (RS2/C)” zone, to permit the property to be subdivided to create two (2)
single-family lots, with vehicle access from Montego Street (Attachment 1). The site is currently

occupied by a duplex, which will be demolished. A site survey showing the proposed
subdivision plan 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

Development immediately surrounding the site is as follows:

To the North: Single-family dwellingsbn lots zoned “Single Detached (RS1/E)” and “Single
Detached (RS1/B)” fronting Montego Street.

To the South:  Single-family dwellings on lots zoned “Single Detached (RS1/E)” fronting
Deerfield Crescent.

To the East &  Single-family dwelling on a lot zoned “Single Detached (RS1/E)” fronting
West: Montego Street.

Related Policies & Studies
Official Community Plan/East Cambie Area Plan

The Official Community Plan (OCP) land use designation for the subject property is
“Neighbourhood Residential” (NRES). The East Cambie Area Plan land use designation for the
subject property is “Residential (Single-Family Only)”. The proposed rezoning and subdivision
would comply with these designations.

Single-Family Lot Size Policy 5454/Zoning Bylaw 8500

The subject property is located within the area governed by Single-Family Lot Size Policy 5454
(adopted by Council on May 16, 1994 and last amended in 2003) (Attachment 4). The Policy
permits properties with duplexes to be rezoned and subdivided into a maximum of two (2) lots.
The proposed lots will be approximately 14 m (46 ft.) wide and 570 m? (6,135 ft*) in area. The
proposed rezoning and subdivision would comply with the requirements of the “Single Detached
(RS2/C)” zone and Single-Family Lot Size Policy 5454.
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Aircraft Noise Sensitive Development Policy

The subject property is located within the Aircraft Noise Sensitive Development (ANSD) Policy
Area 2. Registration of an aircraft noise-sensitive use covenant on Title is required prior to final
adoption of the rezoning bylaw to address public awareness and to ensure aircraft noise
mitigation is incorporated into dwelling design and construction.

Ministry of Transportation & Infrastructure Approval

As the subject property is located within 800 m of an intersection of a Provincial Limited Access
Highway and a City road, this redevelopment proposal was referred to the Ministry of
Transportation and Infrastructure (MOTI). Confirmation has been received from MOTI
indicating that they have no objections to the proposed redevelopment and that preliminary
approval has been granted for a period of one year. Final approval from MOTI is required prior
to final adoption of the rezoning bylaw.

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

Existing Legal Encumbrances

There is an existing restrictive covenant registered on Title; restricting the use of the subject
property to a duplex (Document No. BF305981). The covenant must be discharged from Title as
a condition of rezoning.

Site Access

Vehicle access to the proposed lots is to be from Montego Street via separate driveway crossings.
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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 six (6) bylaw-sized trees
located on the subject site, two (2) trees located on the neighbouring property and two (2)
City-owned trees.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report, conducted an
on-site visual tree assessment, and concurs with the Arborist’s recommendations to:

e Remove and replace all six (6) trees (tag# 1201, 1202, 1203, 1206, 1207 & 1208) located
~ on the subject site in poor condition due to Bronze Birch Borer infestation (20, 47, 87, 43,
25, 28 cm dbh).

e Remove and replace two (2) trees (tag# 0S1204 & OS1205) located on the neighbouring
property to the south due to poor condition. Prior to removal, the applicant is required to
obtain written permission from the property owner and obtain a valid tree removal
permit. If permission to remove the trees is not granted, the trees must be protected as
per Tree Protection Information Bulletin Tree-03.

e Remove and replace two (2) City-owned Lombardy Poplar trees (tag# C1 & C2) located
in front of the subject site (both 100 cm dbh). The City’s Parks Arborist has assessed the
trees and agreed to the removal, due to poor condition and conflict with the proposed
driveway. The applicant has received approval from the Parks Department and must
contact the department four (4) days prior to removal. Compensation of $2,600 is
required for removal of the trées; in order for the Parks Department to plant four (4) trees
at or near the subject property.

Tree Replacement

For the removal of the six (6) trees on-site, the OCP tree replacement ratio goal of 2:1 requires
12 replacement trees to be planted and maintained on the proposed lots. The applicant has
proposed to plant and maintain three (3) replacement trees on each lot; for a total of six (6)
replacement trees.

As per Tree Protection Bylaw No. 8057, based on the sizes of the on-site trees being removed
(20, 25, 28, 43, 47, 87 cm dbh), replacement trees shall be the following minimum sizes:

No. of Replacement Trees Minimum Caliper of Deciduous or Minimum Height of Coniferous
: P Replacement Tree Replacement Tree
4 9 cm 5m
2 11 cm ) 6m
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To ensure that six (6) replacement trees are planted on-site at development stage, the applicant is
required to submit a Landscaping Security in the amount of $3,000 ($500/tree) prior to final
adoption of the rezoning bylaw. Securities will not be released until a landscaping inspection has
been passed by City staff after construction and landscaping 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. | ‘

The applicant is also required to submit a cash-in-lieu contribution in the amount of $3,000
($500/tree) to the City’s Tree Compensation Fund for the balance of required replacement trees
not planted on the proposed lots (six (6) trees).

Affordable Housing Strategy

The City’s Affordable Housing Strategy for single-family rezoning applications requires a
secondary suite on 100% of new lots, or a secondary suite on 50% of new lots, plus a
cash-in-lieu contribution of $2.00/ft? of total buildable area towards the City’s Affordable
Housing Reserve Fund for the remaining 50% of new lots, or a 100% cash-in-lieu contribution if
secondary suites cannot be accommodated.

The applicant proposes to provide a legal secondary suite on both of the two (2) lots proposed at
the subject site. To ensure that the secondary suites are built to the satisfaction of the City in
accordance with the City’s Affordable Housing Strategy, the applicant is required to enter into a
legal agreement registered on Title, stating that no final Building Permit inspection will be
granted until the secondary suite is constructed to the satisfaction of the City in accordance with
the BC Building Code and Richmond Zoning Bylaw 8500. Registration of this legal agreement
is required prior to final adoption of the rezoning bylaw.

Site Servicing and Frontage Improvements

At Subdivision stage, the applicant is required to complete the following:

e Payment of current year’s taxes and the costs associated with the completion of the
. required servicing works as described in Attachment 6.

e Payment to the City, in accordance with the Subdivision and Development Bylaw
No. 8751, a $69,149.60 cash-in-lieu contribution for the design and construction of
frontage upgrades; including storm sewer upgrades, new concrete curb and gutter,
concrete sidewalk, pavement widening, roadway lighting and boulevard landscape/trees.

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).
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Conclusion

The purpose of this rezoning application is to rezone the property at 11660/11680
Montego Street from the “Two-Unit Dwellings (RD1)” zone to the “Single Detached (RS2/C)”
zone, to permit the property to be subdivided to create two (2) single-family lots.

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

The list of rezoning considerations is included in Attachment 6, 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 9673
be introduced and given first reading.

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
Attachiment 4: Single-Family Lot Size Policy 5454
Attachment 5: Tree Management Plan

Attachment 6: Rezoning Considerations
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TOPOGRAPHIC SURVEY AND PROPOSED SUBDIVISION OF

J. C. Tam and Associates
Conada and B.C. Land Surveyor
115 — 8833 Odlin Crescent
Richmond, B.C. V6X 327
Telephone: 214-8928

Fox: 214—8929

E—mail: office@jctam.com
Website: www. jctam.com
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City of

Richmond

Development Application Data Sheet

Development Applications Department

Attachment 3

RZ 16-741547

Address:  11660/11680 Montego Street
Applicant: Sansaar Investments Lid.
Planning Area(s). East Cambie

i Existing l Proposed
Owner: A. Hownam-Meek To be determined
Site Size: 1,140 m? (12,270 ft) PR mi Eg:]gg Eﬁg
Land Uses: Single-family residential No change
OCP Designation: Neighbourhood Residential Complies
Area Plan Designation: Residential (Single-Family Only) Complies
Lot Size Policy Designation: Properties with duplexes into a Complies

maximum of two (2) lots

Zoning:

Two-Unit Dwellings (RD1)

Single Detached {(RS2/C)

On Future

Bylaw Requirement

Proposed

Variance

Subdivided L.ots

Floor Area Ratio: Max. 0.55 for 464.5 m® of Lot | Max. 0.55 for 464.5 m® of Lot None
’ Area + 0.3 for remainder Area + 0.3 for remainder Permitted
. None
ok 2 2 2 2
Buildable Floor Area: Max. 287 m? (3,090 ft?) Max. 287 m? (3,090 ft) Permitted
Building: Max. 45% Building: Max. 45%
Lot Coverage: Non-porous: Max. 70% Non-porous: Max. 70% None
Landscaping: Min. 25% Landscaping: Min. 25%
Lot Size: Min. 360.0 m? 570 m? None
. L Width: Min. 13.5 m Width: 14 m
Lot Dimensions: Depth: Min, 24.0 m Depth: 40 m None
Front: Min. 6 m Front: Min. 6 m
Setbacks: Rear: Min. 6 m Rear: Min. 6 m None
Side: Min. 1.2 m Side: Min. 1.2 m
Height: Max. 2 % storeys Max. 2 72 storeys 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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ATTACHMENT 4

City of Richmond Policy Manual

Page 1 of 2 Adopted by Council: May 16, 1994 POLICY 5454
Amended by Council: February 19, 2001 *

Amended: November 17, 2003

File Ref: 4045-00 SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 36-5-6
POLICY 5454:

The following policy establishes lot sizes in a portion of Section 36-5-6, generally bounded by
the area west of No. 5 Road, south of Thorpe Road, east of Highway 99 and north of
Highway 91. \

That properties generally within the area west of No. 5 Road, south of Thorpe Road,
east of Highway 99 and north of Highway 91 in a portion of Section 36-5-6 as shown on
the attached map be permitted to subdivide in accordance with the provisions of
Single-Family Housing District, Subdivision Area E (R1/E) in-Zoning and Development
Bylaw 5300, with the following exception:

Duplexes on lots which do not have the sufficient dimensions to subdivide as per
Single-Family Housing District, Subdivision Area E (R1/E) be permitted to
subdivide to an appropriate subdivision category of the Single-Family Housing
District zone provided that the creation of more than two parcels is not possible;

and that this policy be used to determine the disposition of future rezoning applications
in this area, for a period of not less than five years, unless changed by the amending
procedures contained in the Zoning and Development Bylaw 5300.

* Original Adoption Date In Effect

280602

PH - 117




PH-118



ATTACHMENT 5
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ATTACHMENT 6

City of _ o

- h d Rezoning Considerations
%7 0N RIC mon - Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 11660/11680 Montego Street File No.: RZ 16-741547

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9673, the developer is
required to complete the following:

1. Provincial Ministry of Transportation & Infrastructure Approval.

2. Submission of a Landscape Security in the amount of $3,000 ($500/tree) to ensure that a total of six (6) replacement
trees (three (3) in each lot) are planted and maintained on the proposed lots with the following minimum sizes:

No. of Replacement Minimum Caliper of Deciduous or Minimum Height of Coniferous
Trees Replacement Tree Replacement Tree
4 9cm 5m
2 11 cm 6 m

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

3. City acceptance of the developer’s offer to voluntarily contribute $3,000 to the City’s Tree Compensation Fund for
the planting of replacement trees within the City.

4. City’s acceptance of the applicant’s voluntary contribution of $2,600 for the removal of the two (2) City-owned trees;
in order for the City to plant four (4) trees at or near the developments site.

5. Registration of an aircraft noise sensitive use covenant on Title.
Registration of a flood indemnity covenant on Title.

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

8. Discharge of the existing covenant registered on Title of the subject property (i.e. BF305981); which restricts the use
of the subject property to a duplex.

At Demolition Permit* stage, the developer must complete the following requirements:

1. Obtain written authorization from the neighbouring property owners at 4471 Deerfield Crescent to remove trees (tag#
0S1204 & OS1205) located on the neighbouring property. If written authorization is not obtained by the applicant,
these trees must be retained and protected 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. :

2. Contact the City’s Parks Department a minimum of four (4) days in advance to enable signage to be posted for the
removal of the City-owned trees (tag# C1 & C2).

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

1. Payment of current year’s taxes and the costs associated with the completion of the required servicing works and
frontage improvements.

2. The following servicing works and off-site improvements may be completed through either: a) a Servicing
Agreement* entered into by the applicant to design and construct the works to the satisfaction of the Director of
Engineering; or b) a cash contribution based on a City cost estimate for the City to manage the design and
construction of the works:

Water Works:
¢ Using the OCP Model, there is 164 L/s of water available at a 20 psi residual at the Montego Street frontage.
Based on your proposed development, your site requires a minimum fire flow of 95 L/s.

Initial;



o 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 onsite fire protection. Calculations
must be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building
designs.

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

e Install two (2) new 25 mm water service connections complete with meter and meter box off of the
150 mm AC watermain along Montego Street.

e Cut and cap at main, the existing 20 mm water service connection.

Storm Sewer Works:

e At Developer’s cost, the City is to:
e Install a new storm service connection at the adjoining property line of the two (2) newly subdivided lots,
complete with inspection chamber and dual service leads off of the 600 mm concrete storm sewer fronting
the subject site.

Sanitary Sewer Works:
e At Developer’s cost, the City is to:

o Install a new sanitary service connection at the adjoining property line of the two (2) newly subdivided
lots, complete with inspection chamber and dual service leads off of the 200 mm PVC sanitary sewer
fronting the subject site. '

e Cut and cap the existing sanitary service connection and remove existing inspection chamber at the
northwest corner of the subject site.

Frontage Improvements:
e The Developer is required to:
e 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.
e Pay, in keeping with the Subdivision and Development Bylaw No. 8751, a $69,149.60 cash-in-lieu
contribution for the design and construction of frontage upgrades as set out below:

e Storm Sewer (EP.0640) $34,008.00
e Concrete Curb and Gutter (EP.0641) $5,668.00
o Concrete Sidewalk (EP.0642) $8,218.60
e Pavement Widening (EP.0643) $9,919.00
e Roadway Lighting (EP.0644) $3,117.40
e Boulevard Landscape/Trees (EP.0647) $8,218.60

e Complete other frontage improvements as per Transportation’s requirements.

Note:
*  This requires a separate application.

o 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.

o 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 Direcpipqf Enprdgering may be required including, but not limited to, site

Initial:
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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  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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8 City of
# Richmond Bylaw 9673

Richmond Zoning Bylaw 8500
Amendment Bylaw 9673 (RZ 16-741547)
11660/11680 Montego Street

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

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

P.LD. 004-243-455
Lot 22 Section 36 Block 5 North Range 6 West New Westminster District Plan 17398

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9673”.

FIRST READING FEB 14 2017

A PUBLIC HEARING WAS HELD ON

"CITY OF
RICHMOND

APPROVED

el

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

Yia

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR CORPORATE OFFICER
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Report to Committee

i ‘ 4

' Y R ) o
PR R|Chm0nd Planning and Development Division
To: Planning Committee Date: February 6, 2017
From: Wayne Craig File: RZ 16-741423

Director, Development

Re: Application by Focus Construction Ltd. for Rezoning at 9760 Sealily Place from
“Single Detached (RS1/E)” to “Single Detached (RS2/B)”

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9680, for the rezoning of
9760 Sealily Place from “Single Detached (RS1/E)” to “Single Detached (RS2/B)”, be
introduced and given first reading.

//wf ey

b gt <
Wayne Craig
Director; Development

JR:blg
Att. 7

REPORT CONCURRENCE

RoOUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Affordable Housing &N /{ éz}”’
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February 6, 2017 -2-

Staff Report
Origin
Focus Construction Ltd. has applied to the City of Richmond for permission to rezone
9760 Sealily Place from the “Single Detached (RS1/E)” zone to the “Single Detached (RS2/B)”
zone, to permit the property to be subdivided to create two single-family lots with vehicle access

from Sealily Place (Attachment 1). The proposed subdivision plan is shown in Attachment 2.
There is an existing dwelling on the property, which would be demolished.

Findings of Fact

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

Surrounding Development

Development immediately surrounding the subject site is as follows:
e To the North: Single-family dwellings on lots zoned “Single Detached (RS1/E).”

e To the South: Two single-family dwellings on lots zoned “Single Detached (RS1/E),” with
vehicle access from Seaton Place.

e To the East: A duplex on a lot zoned “Single Detached (RS1/E)”; fronting Sealily Place and
- with vehicle access from the rear lane.

e Tothe West: A single-family dwelling on a lot zoned “Single Detached (RS1/E),” with
vehicle access from Sealily Place. There is a pending rezoning application for this property
(RZ 16-735240), to rezone the property from the “Single Detached (RS1/E)” zone to the
“Single Detached (RS2/B)” zone, to permit a subdivision to create two single-family lots.
This application was given third reading on November 21, 2016.

Related Policies & Studies
Official Community Plan/Shellmont Area Plan

The subject site is located in the Shellmont planning area. The Official Community Plan (OCP)
designation for the subject site is “Neighbourhood Residential” (Attachment 4). The proposed
rezoning and subdivision is consistent with this designation.

Richmond Zoning Bylaw 8500/Single-Family Lot Size Policy No. 5409

The subject site is located in the area governed by Single-Family Lot Size Policy No. 5409,
which was adopted by Council on April 10, 1989, and subsequently amended on

October 16, 1995, July 16, 2001, and October 21, 2013 (Attachment 5). The subject property is
permitted to rezone and subdivide as per the requirements of the “Single-Detached (RS2/B)”
Zoning Bylaw only. The proposed rezoning and subdivision is consistent with this Policy.
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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
Existing Legal Encumbrances

There is an existing Statutory Right-of-Way (SRW) for the sanitary sewer service in the
southeast corner of the subject property. An additional SRW for an extension of the sanitary
sewer to service the newly subdivided lots will be required. The applicant is aware that
encroachment into the SRW is not permitted.

Transportation and Site Access

Vehicle access to each lot is proposed from separate driveways with a shared driveway crossing
to Sealily Place.

Tree Retention and Replacement

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 (6)
bylaw-sized trees on the subject property.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
findings of the applicant’s arborist, with the following comments:

e Two Western Red Cedar trees (Tag # 171 and 173) located on the development site are to be
retained and protected.

¢ One Crimson King Maple tree (Tag # 174) lodated on the development site is to be retained
and protected.

o Two Lombardy Poplar trees (Tag # 169 and 170) located on the development site; between
100 cm and 96 cm DBH in size, have been historically topped and are in poor condition.
Remove and replace.

e One Silver Maple tree (Tag # 172) located on the development site; 66 cm DBH in size, has
been historically topped and is in poor condition. Remove and replace.

¢ Replacement trees should be specified at 2:1 ratio as per the Official Community Plan
(OCP).
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Parks Department staff has reviewed the application as it impacts landscaping in the City-owned
boulevard. Staff have authorized the removal of the Laurel and Cedar hedge, and have
determined that no compensation is required.

Tree Replacement

The applicant wishes to remove three on-site trees (Tag # 169, 170, and 172). The 2:1
replacement ratio would require a total of six replacement trees. The applicant has agreed to
plant three trees on each lot proposed; for a total of six trees. The required replacement trees are
to be of the following minimum sizes; based on the size of the trees being removed as per Tree
Protection Bylaw No. 8057.

Minimum Caliper of Deciduous Minimum Height of Coniferous

No. of Replacement Trees Replacement Tree Replacement Tree

6 11 cm 6m

Prior to final adoption of the rezoning bylaw, the applicant must provide a $3,000 Landscape
Security to ensure that six required replacement trees are planted.

Tree Protection

Three trees (Tag # 171, 173, and 174) on the subject property are to be retained and protected.
The applicant has submitted a tree protection plan showing the trees to be retained and the
measures taken to protect them during development stage (Attachment 6). To ensure that the
trees identified for retention are protected at development stage, the applicant is 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
tree protection zones. The contract must include the scope of work required, the number of
proposed 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 impact assessment to the City for review.

e Prior to final adoption of the rezoning bylaw, submission to the City of a $20,000 Tree
Survival Security.

e Prior to demolition of the existing dwelling on the subject site, 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 remain in place until construction and landscaping
on-site is completed.
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Affordable Housing Strategy

The City’s Affordable Housing Strategy requires a secondary suite or coach house on 100% of
new lots created through single-family rezoning and subdivision applications; a secondary suite
or coach house on 50% of new lots created together with a cash-in-lieu contribution to the City’s
Affordable Housing Reserve Fund of $2.00/t” of the total buildable area of the remaining lots; or
a cash-in-lieu contribution for all lots created in instances where a secondary suite cannot be
accommodated in the development.

To comply with the City’s Affordable Housing Strategy, the applicant proposed to build a
secondary suite on both of the new lots. Prior to final adoption of the rezoning bylaw, the
applicant must register a legal agreement on Title stating that no final Building Permit inspection
will be granted until a secondary suite is constructed to the satisfaction of the City, in accordance
with the BC Building Code and the City’s Zoning Bylaw.

Site Servicing and Frontage Improvements
At future subdivision and Building Permit stage, the applicant is required to complete the
following:

e Payment of the current year’s taxes, Development Cost Charges (City and GVS & DD),
School Site Acquisition Charge, Address Assignment Fees, and the costs associated with the
completion of the required servicing works and frontage improvements as described in
Attachment 7.

Financial Impact

This rezoning application results in an insignificant Operations 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 application is to rezone 9760 Sealily Place from the “Single Detached
(RS1/E)” zone to the “Single Detached (RS2/B)” zone, to permit the property to be subdivided to
create two single-family lots with vehicle access from Sealily Place.

This rezoning application complies with the land use designations and applicable policies for the
subject site contained within the OCP and Richmond Zoning Bylaw 8500.

The list of rezoning considerations is included in Attachment 7; which has been agreed to by the
applicant (signed concurrence on file).
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It 1s recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 9680 be introduced
and given first reading.

NG

Jordan Rockerbie
Planning Technician
(604-276-4092)

JR:blg

Attachment 1: Location Map and Aerial Photo
Attachment 2: Proposed Subdivision Plan

Attachment 3: Development Application Data Sheet
Attachment 4: Shellmont Area L.and Use Plan
Attachment 5: Single-Family Lot Size Policy No. 5409
Attachment 6: Tree Management Plan

Attachment 7: Rezoning Considerations
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JOPOGRAPHIC SURVEY AND PROPOSED SUBDIVISION PLAN OF ATTACHMENT 2
LOT 297 SECTION 25 BLOCK 4 NORTH RANGE 6 WEST

NEW WESTMINSTER DISTRICT PLAN 42425 )
#9760 SEALILY PLACE,

RICHMOND, 8.C.
P..D. 003-653-871
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Development Application Data Sheet

Development Applications Departme‘nt

RZ 16-741423 Attachment 3
Address: 9780 Sealily Place
Applicant: Focus Construction L td.
Planning Area(s): Shellmont
Existing } ‘ Proposed
. Alan C. L. Chen .

Owner: Audrey I L. Chen To be determined

e 2. 2 Lot A: 411 m?
Site Size (m®): 905 m Lot B: 494 m?
Land Uses: One single-family dwelling Two single-family dwellings
OCP Designation: | Neighbourhood Residential No change
702 Policy . .
Designation: Single Detached (RS2/B) Single Detached (RS2/B)
Zoning: Single Detached (RS1/E) Single Detached (RS2/B)

On Future

Bylaw Requirement

Proposed

Variance

Subdivided Lots

Max. 0.55 for lot

Max. 0.55 for lot

2 2
Floor Area Ratio: area up to 464.5 m area up to 464.5 m none
plus 0.3 for area in plus 0.3 for area in permitted
excess of 464.5 m’ excess of 464.5 m®
Lot A: Max. 226.05 m? (2,433.18 | Lot A: Max. 226.05 m? (2,433.18
Buildable Floor Area:* it ) none
' Lot B: Max. 264.33 m* (2,845.17 | Lot B: Max. 264.33 m? (2,845.17 | permitted
ft2) ft)
Building: Max. 45% Building: Max. 45%
0,
Ia_féa(;gverage (% of ot Non-porous Surfaces: Max. 70% | Non-porous Surfaces: Max. 70% none
' Live Landscaping: Min. 25% Live Landscaping: Min. 25%
. . Lot A: 411 m?
. 2
Lot Size: Min. 360.0 m Lot B- 494 m? none
Lot A Width: 13.76 m
. . ) Width: Min. 12.0 m Lot A Depth: 31.23 m
Lot Dimensions (m): Depth: Min. 24.0 m Lot B Width: 14.74 m none
Lot B Depth: 39.24 m
‘ Front: Min. 6.0 m Front: Min. 6.0 m
Setbacks (m): Rear: Min. 6.0 m Rear: Min. 6.0 m none
Side: Min. 1.2 m Side: Min. 1.2 m
Height (m): Max. 9.0 m Max. 9.0 m none

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

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance

review at Building Permit

5280131
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ATTACHMENT 5

City of Richmond - Policy Manual

Page 1 of 2

Adopted by Council: April 10, 1989

Amended by Council: October 16, 1995

Amended by Council: July 16, 2001*
Amended by Council: October 21, 2013

- File Ref: 4045-00

POLICY 5409:

The following policy establishes lot sizes for the area generally bounded by Shell Road, King
Road, No. 5 Road and properties frontmg onto Seaton Road, in a portion of Section 25-4 G:

.1'

* Original Adoption Date in Effect

4061415

That properties within the area be permitted to rezone and subdivide in accordance with
the provisions of Single Detached (RS2/E) in Richmond Zoning Bylaw 8500, with the
following exceptions:

(a)

(b)

(©)

This policy, ‘as shown on the accompanying plan, is to be used to determine the
disposition of future single-family rezoning applications in this-area for a period of not
less than five years, unless changed by the amending procedures contained in
Richmond Zoning Bylaw 8500. -

properties with existing duplexes identified on the accompanying plan may be
rezoned and subdivided into a maximum of two lots; '

properties with frontage on No. 5 Road may be rezoned and subdivided as per
Single Detached (RS2/C); and

properties shown as “cross-hatched” on the accompanying plan may be rezoned
and subdivided as per Single Detached (RS2/B).
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ATTACHMENT 6

Sealily Place
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ATTACHMENT 7

City of
y Rezoning Considerations

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

Address: 9760 Sealily Place File No.: RZ 16-741423

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9680, the developer is
required to complete the following:

1. Submission of a Landscape Security in the amount of $3,000 ($500/tree) to ensure that a total of three replacement
trees are planted and maintained on each lot proposed (for a total of six trees). Minimum replacement size to be as per
Tree Protection Bylaw No. 8057 Schedule A — 3.0 Replacement Trees, as shown below:
No. of Replacement Trees Minimum Caliper of Deciduous Tree Minimum Height of Coniferous Tree
6 11cm 6m

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 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 $20,000 for the three trees to be retained.

Registration of a flood indemnity covenant on Title.

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

Prior to removing the landscaping in the City-owned boulevard, the developer must complete the
following requirement:

1. Notify the City Parks Division (604-244-1208, ext. 1317) a minimum of four business days prior to removal, so that
appropriate signage can be posted.

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

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

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

1. 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. ‘

At Subdivision* or 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), School Site Acquisition
Charge, and Address Assignment Fees.

2. The following servicing works and off-site improvements may be completed through either: a) a Servicing Agreement
entered into by the applicant to design and construct the works to the satisfaction of the Director of Engineering; or
b) a cash contribution based on a City cost estimate for the City to manage the design and construction of the works:

PH - 138

Initial:



Water Works

¢ Using the OCP Model, there is 128 1/s of water available at a 20 psi residual at the Seaport Avenue frontage.
Based on your proposed development, your site requires a minimum fire flow of 95 L/s.

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

e At Developer’s cost, the City is to:
o Install two new water service connections complete with meter and meter box off of the existing 150 mm
AC watermain on Sealily Place.
o Cut and cap, at main, the existing water service connection.

Storm Sewer Works:

o At Developer’s cost, the City is to: v
o Install a new storm service connection complete with inspection chamber and dual service leads at the
adjoining property line of the two newly subdivided lots.
o Cut and cap the existing storm service lead at the northeast corner of the subject site. Remove the
inspection chamber if it is no longer in use by 9771 Sealily Place.

Sanitary Sewer Works:

» The Developer is required to:

o Install approximately 30 m of sanitary sewer along the south property line of 9760 and 9740 Sealily Place
complete with tie-in to the existing manhole SMH362. Terminate sewer with a new manhole and dual
service leads off of the manhole.

o Provide additional utility SRW along the south property line for the proposed sanitary sewer.

o Tie-in the sanitary service connection for 9740 Sealily Place to the new proposed sanitary sewer along the
south property line. Ensure Lot 9740 is adequately serviced during and after the construction process.

e At Developer’s cost, the City is to:
o Perform all tie-ins of proposed works to existing City infrastructure.
o Cut, cap and remove the existing sanitary service connection and inspection chamber at the southwest
corner of the subject site.

Frontage Improvements:

o The Developer is required to:
o 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.
o Remove and replace concrete sidewalk panels and driveway letdowns as required.

General Items:

e The Developer is required to:
o Enter into, if required, additional legal agreements, as determined via the subject development's Servicing
Agreement(s) and/or Development Pei:r,nit(s), a%cgor Building Permit(s) to the satisfaction of the Director
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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.

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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all @ City Of
#2822 Richmond Bylaw 9680

Richmond Zoning Bylaw 8500
Amendment Bylaw 9680 (RZ 16-741423)
- 9760 Sealily Place

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

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

P.LD. 003-653-871
Lot 297 Section 25 Block 4 North Range 6 West New Westminster District Plan 42425

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9680”.

FIRST READING FEB 2 7 2017

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

APPROVED

L

——
APPROVED

by Director
or Solicitor

éf,’i’f

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR , CORPORATE OFFICER
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5 City of Memorandum
‘ Richmond Planning and Development Division

Development Applications

To: Mayor and Councillors Date: February 23, 2017

From: Wayne Craig, File: RZ15-713048
Director of Development

Re: Kaimanson Investments Ltd.
4300, 4320, 4340 Thompson Road, and 4291, 4331, 4431, 4451 Boundary Road
Revised Rezoning Considerations - Affordable and Accessible Housing

This memorandum provides Mayor and Councillors with an update on the above-noted application
for the subject 120-unit townhouse development as directed at the February 21, 2017 Planning
Committee meeting. The Rezoning considerations for the development included a cash contribution
of $573,520 consistent with the City’s Affordable Housing Strategy which requires a cash
contribution of $4.00 per square foot for townhouse projects. Notwithstanding the Strategy,
Committee directed staff to enter into discussions with the applicant, Kaimanson Investments
Ltd., to determine if there was an ability to provide affordable housing and accessible housing
units in the proposed development.

Staff had focused discussions with applicant regarding the provision of affordable and accessible
housing units within the development. An agreement has been reached whereby the developer
would be willing to provide some accessible housing, adaptable housing and affordable housing
units in lieu of the affordable housing cash contribution currently identified in the rezoning Staff
Report. The revised Rezoning considerations agreed to by the applicant include:

e Registration of the City’s standard Affordable Housing Agreement to secure a minimum
of six (6) 3-bedroom units within the development in lieu of providing the currently
required affordable housing cash contribution.

o The Housing Agreement would require that the six (6) affordable housing units will have
a total combined floor area of at least 665 m? (7,158 ft*) which is five (5) percent of the
development’s total net residential floor area. The proposed units will comply with the
minimum unit sizes, tenant eligibility and rental rates specified in the Affordable Housing
Strategy.

e Registration of a legal agreement on title requiring that 27 of the units (including all
Affordable Housing units) are identified and designed as accessible convertible housing
with construction specifications to readily allow the units to be converted into fully

" accessible units in the future should an owner elect to do so. These units will include
framing to allow for a lift to be installed, wider doorways and corridors, an accessible
washroom and kitchen, and other measure to allow for ease of conversion.

o The legal agreement would also require one (1) unit be built with all accessibility
measures and an elevator being installed to ensure that the unit is fully accessible.
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February 23, 2017 -2-

For Council’s consideration of First Reading, the following are provided:

e The original Bylaw 9681 with the affordable housing cash contribution requirement
(Attachment 1); and :

e A revised Bylaw 9681 with the requirement to provide affordable housing units
. (Attachment 2).

The Rezoning considerations are provided as follows:

e The original Rezoning considerations with the proposed changes to include the accessible
and affordable housing conditions as highlighted and underlined (Attachment 3).

e The revised Rezoning considerations, with the revised accessible and affordable housing
conditions, as signed by the applicant (Attachment 4).

Should Council wish to proceed with requiring the accessible and affordable housing, the revised
Bylaw 9681 (Attachment 2) should be given First Reading, with the revised Rezoning
considerations (Attachment 4) being applicable to the development.

cc: Senior Management Team ,
Mark McMullen, Senior Coordinator — Major Projects

Attachment 1 Original Zoning Amendment Bylaw 9681

Attachment 2 Revised Zoning Amendment Bylaw 9681

Attachment 3 Original Zoning Considerations (With Proposed Changes Highlighted)
Attachment 4 Revised Rezoning Considerations (Signed Copy)

WC/mm
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ATTACHMENT 1
(Original Bylaw)

igy City of | | | .
2384 Richmond | ~ Bylaw 9681

Richmond Zoning Bylaw 8500
Amendment Bylaw 9681 (RZ 15-713048)
4300, 4320, 4340 Thompson Road and 4291, 4331, 4431 &
- 4451 Boundary 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:

a. at Section 3.4 (Use and Term Deﬁmtlons) by msertlng the following definitions in

alphabetical order:
“Hamilton means the area included in the

Hamilton Area Plan.

Hamilton Area Plan means the statutory Capital Reserve

community amenity capital Fund created by Hamilton Area

reserve Plan Community Amenity Capital
Reserve Fund Establishment Bylaw
No. 9276.”; and -

b. at Section 8.8.4 by deleting Section 8.8.4 and replacing it with the following:
“8.8.4 Permitted Density

1. The maximum floor area ratio is 0.6, together with an additional 0.1 floor area
ratio provided that it is entirely used to accommodate amenity space.

2. Notwithstanding Section 8.8.4.1, in Hamilton the maximum floor area ratio for
the RTH1 zone is 0.4, together with an additional 0.1 floor area ratio provided
that it is entirely used to accommodate amenity space.

3. Notwithstanding Sections 8.8.4.1 and 8.8.4.2, the respective references to “0.6”
and “0.4” are increased to a higher density of:
a) “0.75” in the RTH1 zone;
b) “0.80” in the RTH2 zone;
¢) “0.85” in the RTH3 zone; and
d) “0.90” in the RTH4 zone,

if the following conditions occur:
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Bylaw 9681 _ | Page 2

e) the owner, at the time Council adopts a zoning amendment bylaw to
include the owner’s lot in the RTH1, RTH2, RTH3 or RTH4 zone, pays
into the affordable housing reserve the sum specified in Section 5.15 of
this bylaw; and

) for rezoning applications within Hamilton, if the owner, at the time
Council adopts a zoning amendment bylaw to include the owner’s lot in
the RTH1 zone, pays into the Hamilton Area Plan community amenity
capital reserve, a sum based on $70.50 per square meter of total
residential floor area.”

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, as amended, is further amended by repealing the existing zoning
designation of the following area and by designating it “High Density Townhouses (RTH1)”:

That area shown cross-hatched on “Schedule A attached to and forming part of Bylaw No.
9681”.

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9681”.

CIYOF

FIRST READING RICHMOND
. APPROVED
A PUBLIC HEARING WAS HELD ON ' 6!'2
SECOND READING g?g‘cﬁ?
i or Solicitor
THIRD READING

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

LEGAL REQUIREMENTS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

PH - 145

5301009




Page 3
“Schedule A attached to and forming part of Bylaw No. 9681”

Bylaw 9681

Note: Dimensions are in METRES

Original Date: 01/05/16
Revision Date: 01/07/16

PH - 146

RZ 15-713048
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ATTACHMENT 2
(Revised Bylaw with Built Affordable Housing)

ichmond | Bylaw 9681

Richmond Zoning Bylaw 8500
Amendment Bylaw 9681 (RZ 15-713048)
4300, 4320, 4340 Thompson Road and 4291, 4331, 4431 &
4451 Boundary 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:

a. at Section 3.4 (Use and Term Definitions) by inserting the following definitions in

alphabetical order:
“Hamilton means the area included in the

Hamilton Area Plan.

Hamilton Area Plan means the statutory Capital Reserve

community amenity capital Fund created by Hamilton Area

reserve Plan Community Amenity Capital
Reserve Fund Establishment Bylaw
No. 9276.”; and

b. at Section 8.8.4 by deleting Section 8.8.4 and replacing it with the following:

“8.8.4 Permitted Density

1. The maximum floor area ratio is 0.6, together with an additional 0.1 floor area
ratio provided that it is entirely used to accommodate amenity space.

2. Notwithstanding Section 8.8.4.1, in Hamilton the maximum floor area ratio for
the RTH]1 zone is 0.4, together with an additional 0.1 floor area ratio provided
that it is entirely used to accommodate amenity space.

3. Notwithstanding Sections 8.8.4.1 and 8.8.4.2, the respective references to “0.6”
and “0.4” are increased to a higher density of: '

a) “0.75” in the RTH1 zone;
b) “0.80” in the RTH2 zone;
c) “0.85” in the RTH3 zone; and

d) “0.90” in the RTH4 zone,

if the following conditions occur:
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Bylaw 9681 Page 2

e) (1) the owner, at the time Council adopts a zoning amendment bylaw
to include the owner’s lot in the RTHI1, RTH2, RTH3 or RTH4
zone, pays into the affordable housing reserve the sum specified
in Section 5.15 of this bylaw; or '

(i)  prior to first occupancy of any building, the owner:

(A)  has constructed on the lot to the satisfaction of the City
affordable housing units with a combined habitable
space of the affordable housing units comprising at least
5% of the buildable floor area resulting from the
maximum permitted floor area ratio; and

(B) enters into a housing agreement with respect to the
affordable housing units and registers the housing
agreement against the title to the lot, and files a notice in
the Land Title Office; and

) for rezoning applications within Hamilton, if the owner, at the time
Council adopts a zoning amendment bylaw to include the owner’s lot in
the RTH1 zone, pays into the Hamilton Area Plan community amenity
capital reserve, a sum based on $70.50 per square meter of total
residential floor area.”

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, as amended, is further amended by repealing the existing zoning
designation of the following area and by designating it “High Density Townhouses (RTH1)”:

That area shown cross-hatched on “Schedule A attached to and forming part of Bylaw No.
9681

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, A ent w 9681”.
FIRST READING nfﬁgnb 7 ]iﬁb

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

APPROVED |

=8

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

%
o

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR CORPORATE OFFICER
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Bylaw 9681 - Page 3

“Schedule A attached to and forming part of Bylaw No. 9681”
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Attachment 4 — Servicing Works

The following works must be included with the Servicing Agreement:

1. Engineering Works
e  Water Works:

a. Using the OCP Model, there is 74 L/s of water available at 20 psi residual at the Thompson Road frontage
and 33 L/s of water available at the Boundary Road frontage. Based on your proposed development, your site

requires a minimum fire flow of 220.0 L/s. To achieve this flow, watermain upgrades and the installation of a
pressure reducing valve are required. By installing the works described below, the OCP Model indicates that
311.0 L/s of water will be available at 20 psi at the Thompson Road and 293.0 L/s at the Boundary Road
frontage. '

b. 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 onsite fire protection. Calculations
must be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building
designs.

Upgrade the existing 150mm AC watermain to 200mm PV C along the west property line from Thompson
Gate to approximately 127m south to the south property line of the development site.

Upgrade.the existing 150mm AC watermain to 300mm PV C along Boundary Rd from the proposed PRV
station to approximately 45m north and tie in to the existing 300mm watermain along Thompson Gate.
Upgrade the existing 150mm AC watermain to 200mm PVC along the east property along Boundary
Road line from the northeast corner of the site to approximately 122m south to the south property line of
the development site.

Provide approximate 13m x 14m of land as statuary right of way required for PRV station at the northeast
corner of the development site, location and area to be defined through the SA drawings.

Pay, in keeping with the Subdivision and Development Bylaw No 8751, a $99,500 cash-in-lieu
contribution for the construction of the PRV station. ,

Install additional fire hydrants along the east and west property line frontages to accommodate hydrant
spacing requirements.

c. Atthe Developers cost, the City is to:

Cut and cap all existing water service connections at the watermain along Thompson Road and Boundary
Road frontages.

Install a new water service connection complete with meters and meter boxes along Thompson Road
frontage.

e Storm Sewer Works:

a. Currently the City’s drainage system capacity is inadequate to service the new development.

b. The Developer is required to:

5324270
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e Pay, in keeping with the Subdivision and Development Bylaw No. 8751, a $91,500 cash-in-lieu
contribution towards the Boundary Road pump station upgrade or an equivalent upgrade of the City
infrastructure to achieve drainage servicing.

o Install a new IC and service connection discharging directly into the Boundary Rd canal. Design must
meet all applicable environmental requirements including the provision of any impact mitigation works.
Design and construction approval will be required from the City of New Westminster.

c. At the Developers cost, the City is to:
e Cut and cap all existing storm sewer service connections along the Thompson Road and Boundary Road
frontages.
e Sanitary Sewer Works:

a. The Developer is required to

e Install a new sanitary service connection complete with IC at the Thompson Road frontage.

~b. At the Developers cost, the City is to:

e Cut and cap the existing sanitary service connections and remove the existing ICs located at the west
property line frontage of the development site.

e Frontage Improvements:

a. The Developer is required to:

e Dedicate land along the development sites east and west frontages for all required road, boulevard, side
walk, bike lane, greenway improvements.

e Coordinate with private utility companies when adding new infrastructure or when relocating/modifying
any of the existing power poles and/or guy wires within the property frontages.

e Locate all above ground utility cabinets and kiosks required to service the proposed development within
the developments site (see list below for examples). A functional plan showing conceptual locations for
such infrastructure shall be included in the Rezoning staff report and the development process design
review. Please coordinate with the respective private utility companies and the project’s lighting and -
traffic signal consultants to confirm the requirements and the locations for the aboveground structures. If
a private utility company does not require an aboveground structure, that company shall confirm this via a
letter to be submitted to the City. The following are examples of SRWs that shall be shown in the
functional plan and registered prior to SA design approval:

BC Hydro PMT — 4mW X 5m (deep)

BC Hydro LPT - 3.5mW X 3.5m (deep)

Street light kiosk — 1.5mW X 1.5m (deep)

Traffic signal kiosk — 2mW X 1.5m (deep)

Traffic signal UPS — ImW X 1m (deep)

Shaw cable kiosk — ImW X 1m (deep) — show possible location in functional plan
Telus FDH cabinet - 1.1mW X 1m (deep) — show possible location in functional plan

Al

b. Other frontage improvements as per Transportation’s requirements.
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¢ General Items:

a. The Developer is required to:

* Coordinate with the City of New Westminster for works involving Private Utility servicing within the
east half of Boundary Rd.

e Provide street lighting along the sites east and west frontages, design required through Servicing
Agreement to the satisfaction of the City as follows:

Thompson Road (East side of street)

e Pole colour: Grey _

¢ Roadway lighting @ back of curb: Type 7 (LED) INCLUDING 1 street luminaire on
every pole, but EXCLUDING any banner arms, duplex receptacles, pedestrian luminaires,
flower basket holders, or irrigation.

Boundary Road (West side of street)

¢ Pole colour: Grey

e Roadway lighting (@ back of curb: Type 7 (LED) INCLUDING 1 street luminaire on
every pole with pedestrian luminaires, but EXCLUDING any banner arms, duplex
receptacles, flower basket holders, or irrigation. (NOTE: “Pedestrian luminaires” are
intended to light the 3.0 m wide sidewalk/off-street bike path. Luminaire arms must be set
perpendicular to the direction of travel.)

¢ Provide, within the first SA submission, a geotechnical assessment of preload, soil preparation and
dewatering impacts on the existing utilities fronting or within the development site and provide mitigation
recommendations.

o 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.

2. Transportation Works
The required road works as shown on Attachment 1 that include:

a.

5324270

Boundary Road development frontage: Use the existing east edge of the roadway as the reference, widen the road
to the west to provide: :

Roadside barriers (0.9m);

Paved 1.5m wide shoulder;

Paved 7.0 wide driving surface;

0.15m wide curb and gutter;

1.5m wide treed and grassed boulevard; and

3.0m wide concrete sidewalk/pathway.

Thompson Road development frontage: Use the existing west edge of the roadway as the reference, widen the
road to the east to provide:

e Paved 1.0m wide shoulder;

Paved 8.5m wide driving surface;

0.15m wide curb and gutter;

1.5m wide treed and grassed boulevard; and

1.5m wide concrete sidewalk.

PH - 158 N
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¢. Boundary Road, north of the development to Thompson Gate (for a distance approximately 50m):
e Min. 1.5m wide paved walkway along the west side of the road, separated from the southbound traftic lane by
physical barriers such as extruded curbs.
o Upgrade of the existing two-way stop at the Boundary Road/Thompson Gate/Ewan Ave. intersection to a
four-way stop configuration with marked pedestrian crosswalks to the satisfaction of the City of Richmond
and City of New Westminster.

3. Parks Works

1. Hamilton Highway Park: The developer is to complete the native landscape planting and invasive species removal
specifications in the landscape plans entitled “Hamilton Highway Park, Parc Thompson, ESA Compensation Plan,
Richmond, BC”, Job No.16-044, prepared by M2 Landscape Architecture, revision dated January 19, 2017 (sheets L1-
ESA to L9-ESA; L1-ESA is included in Attachment 3) to the satisfaction of the City subject, but not limited, to:

a. The plans being completed prior to issuance of the Development Permit for the impacted ESA within the
development.

b. A BLCS survey of Hamilton Highway Park and adjacent road allowances being completed with any adjustments
to the landscaping as may be needed based on a review of the survey by the City.

c. The completion of landscape maintenance and monitoring plan for a three (3) year maintenance period.

d. Completion of the invasive species removal prescription consistent with the City’s herbicide/pesticide policy (e.g.
prohibition of the use of glyphosate to treat blackberries). -

2. Boundary Road & Canal: The developer is to complete a landscape plan that maintains a vegetated edge of Boundary
Canal which may include further native plants, in coordination with the road works design, to the satisfaction of the City.

PH - 159 .
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.- : Total Maximum
Unit Type Mlmmug} rdl;irgber Minimum Unit Area Max&:;rgel\ggr:thly Household
i Income**
102 m
3-Bedroom 6 (1,100 %) $1,437 $57,500 of less

[

14,

[ ]
2

May be adjusted periodically as provided for under adopted City policy.

Registration of a legal agreement on title requiring that 27 of the units (including all Affordable Housing units) are
identified and designed as “Convertible Housing™ with construction specifications provided based on the guidelines
within Attachment 5, and requiring one (1) additional unit with all such accessibility measures and a lift /elevator
installed; all identified units must have the measures installed/built prior to the City issuing permits granting
occupancy for buildings in which the units are located.

. City acceptance of the developer’s offer to voluntarily contribute $113,270 to the City’s Public Art Program based on

the buildable floor area of 143,380 sq. ft. at $0.79 per buildable square foot. A covenant is to be registered on title that
provides for the City’s acceptance of developer-installed public art with a security provided a monetary public art
contribution at $113,270 to the City.

. Discharge of City Covenant (LTO BG386398) from 43! 1 Boundary Road which restricts use of the land to two-

dwelling building (duplex) only.

. Voluntary contribution of'a $99,500 cash-in-lieu contribution for the City’s construction of a Plessure Reducing

Valve (PRV) station.

. Voluntary contribution of a $91,500 cash-in-lieu contribution to the City for the Boundary Road pump station upgrade

by the City of New Westminster or an equivalent upgrade of the City infrastructure to achieve drainage servicing.

. Submission of a letter from a LEED certified consultant as a requirement of issuance of the development permit and

building permit confirming that the development has been designed to achieve a sufficient score to meet the current
Canadian Green Building Council LEED Silver score criteria. The submission of a follow-up letter from a LEED
certified consultant that confirms that buildings have been constructed to achieve LEED Silver certification or

" equivalent is required. Consideration should be given to building design with higher energy efficiency ratings than

required by the BC Building Code.

. 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.

. Ensure to the satisfaction of the City that the Construction, Phasing and Interim Design Measures in Appendix 1 of

the Hamilton Area Plan (Schedule 2.14, Official Community Plan Bylaw 9000) are addressed. as applicable, in the
Development Permit and Servicing Agreement.

. The submission and processing of a Development Permit* that addresses the Area Plan and OCP Multiple Family

Guidelines and the Environmentally Sensitive Area Guidelines, completed to a level deemed acceptable by the
Director of Development.

. Enter into a Servicing Agreement* for the design and construction of works described in Attachment 4 — Servicing

Works.

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

I.

Environmentally Sensitive Area (ESA): The developer is required to address the vegetation and habitat loss within the
on-site ESA within the development site with a compensation area of 0.648 ha. (1.6 ac) that includes planting of a
minimum of 1,188 trees and 6,475 shrubs/groundcover plants within Hamilton Highway Park as provided in the
landscape plans entitled “Hamilton Highway Park, Parc Thompson, ESA Compensation Plan, Richmond, BC”, Job
No.16-044, prepared by M2 Landscape Architecture, revision dated January 19, 2017 including sheets L1-ESA to L9-
ESA (the Landscape Plan) (L1-ESA included in Attachment 3). This ESA compensation area has been accepted on
the basis of it being larger in than the 0.032 ha. (0.345 ac) compensation area (with 100 replacement trees) included in
report entitled “Detailed Environmental Sensitivities Report, Kaimanson Queensborough Development™ prepared by
SLR Consulting (Canada) Ltd., dated March 8, 2016 (the QEP Report). The Landscape Plan and QEP Report and are
to be respectively included within the Servicing Agreement and Development Permit to the satisfaction of the Senior
Manager, Parks and the Director of Development.
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¢. Boundary Road, north of the development to Thompson Gate (for a distance approximately 50m):
¢ Min. 1.5m wide paved walkway along the west side of the road, separated from the southbound traffic lane by
physical barriers such as extruded curbs.
e Upgrade of the existing two-way stop at the Boundary Road/Thompson Gate/Ewan Ave. intersection to a

four-way stop configuration with marked pedestrian crosswalks to the satisfaction of the City of Richimond
and City of New Westminster.

3. Parks Works

1. Hamilton Highway Park: The developer is to complete the native landscape planting and invasive species removal -
specifications in the landscape plans entitled “Hamilton Highway Park, Parc Thompson. ESA Compensation Plan,
Richmond, BC”, Job No.16-044, prepared by M2 Landscape Architecture, revision dated January 19, 2017 (sheets L1-
ESA to L9-ESA; L1-ESA is included in Attachment 3) to the satisfaction of the City subject, but not limited, to:

a. The plans being completed prior to issuance of the Development Permit for the impacted ESA within the
development.

b. A BLCS survey of Hamilton Highway Park and adjacent road allowances being completed with any adjustments
to the landscaping as may be needed based on a review of the survey by the City.

¢. The completion of landscape maintenance and monitoring plan for a three (3) year maintenance period.

Completion of the invasive species removal prescription consistent with the City’s herbicide/pesticide policy (e.g.
prohibition of the use of glyphosate to treat blackberries).

2. Boundary Road & Canal: The developer is to complete a landscape plan that maintains a vegetated edge of Boundary
Canal which may include further native plants. in coordination with the road works design, to the satisfaction of the City.

Initial: F\ﬁ
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3 City of

Report to Committee

R|Chm0nd Planning and Development Division
Planning Committee Date: February 14, 2017
Wayne Craig File: RZ 15-713048

Director, Development

Application by Kaimanson Investments Ltd. for Rezoning at 4300, 4320, 4340
Thompson Road and 4291, 4331, 4431 and 4451 Boundary Road from “Single
Detached (RS1/F)” and “Two-Unit Dwellings (RD1)” to “High Density
Townhouses (RTH1)”

Staff Recommendations

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9681 to:

1. Include the Hamilton Area Plan density bonus and community amenity provisions within the
“High Density Townhouses (RTH1)” zone; and

2. Rezone 4300, 4320, 4340 Thompson Road, and 4291, 4331, 4431 and 4451 Boundary Road
from “Single Detached (RS1/F)” and “Two-Unit Dwellings (RD1)” to “High Density
Townhouses (RTH1)”;

be introduced and given first reading.

// /ﬂ;‘”‘”"’www
A S

qu. 1€ Craig)ﬁ‘, ,,,,,
Diréctor, Dévelopment

«'”ﬁw fi
MM:blg  /
Aty S

REPORT CONCURRENCE

ROUTED To: CONCURRENCE CONCURRE/?}CE OF GENERAL MANAGER
Parks Services ,éym T
Engineering 9 I z”

Affordable Housing 5|

5304796

PH -172




February 14, 2017 -2-

Staff Report
Origin
Kaimanson Investments Ltd. has applied to rezone a 1.781 ha. (4.40 acre) site located at 4300,
4320, 4340 Thompson Road and 4291, 4331, 4431 and 4451 Boundary Road from “Single
Detached (RS1/F)” and “Two-Unit Dwellings (RD1)” to “High Density Townhouses (RTH1)”
(Attachment 1). There is an additional amendment to include the Hamilton Area Plan’s density
bonus and community amenity contribution provisions within the “High Density Townhouses

(RTH1)” zone. The proposed townhouse development includes 120 units within 24 three-storey
buildings (Attachment 2).

Findings of Fact

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

Surrounding Development
Development surrounding the subject site is as follows:

e To the North: Single-family properties zoned “Single Detached (RS1/F)” and designated
“Neighbourhood Residential (Townhouse 0.75 FAR)” within the Hamilton Area Plan.

e To the South: Single-family properties zoned “Single Detached (RS1/F)” and designated
“Neighbourhood Residential (Townhouse 0.75 FAR)” within the Hamilton Area Plan.

e To the East: Boundary Road and Boundary Canal within the City of New Westminster.

e To the West: Thompson Road and Hamilton Highway Park which is zoned “Single
Detached (RS1/F)”.

Related Policies & Studies
Official Community Plan / Hamilton Area Plan

The Ofticial Community Plan (OCP) designates the subject site as “Neighbourhood Residential
(NRES)” and the Hamilton Area Plan designates the site as “Neighbourhood Residential
(Townhouse 0.75 FAR)” which allows for three-storey, ground-oriented townhouses
(Attachment 4). The development’s main east-west driveway will connect to both Boundary
Road and Thompson Road to allow for public access via a statutory-right-of-way (SRW) to be
registered for the “Shared Street” designated within the Hamilton Area Plan (shown on Site Plan
in Attachment 7). There also is a proposed north-south pathway secured through registration of a
SRW for public pedestrian access. This pathway will be part of the “Strollway” route designated
within the Hamilton Area Plan that will connect Thompson Gate to future developments to the
south.
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The applicant is also required ensure that the engineering and servicing provisions in the
“Construction, Phasing and Interim Design Measures” in Appendix 1 of the Hamilton Area Plan
are addressed in the Development Permit and Servicing Agreement. In summary, the
development proposal is consistent with the OCP and Hamilton Area Plan.

Environmentally Sensitive Area (ESA)

The development site includes approximately 1.2 ha. (2.96 acres) of ESA which is part of a
larger contiguous 1.87 (4.62 acre) ESA that extends south of the development site (Attachment
5). The applicant’s Qualified Environmental Professional (QEP) has completed an assessment of
the habitat value of the ESA and made recommendations for habitat compensation in accordance
with the OCP ESA Development Permit Guidelines. A Development Permit will be required to
be considered by the Development Permit Panel prior to consideration of adoption of the zoning
bylaw amendment. In summary, the QEP report concludes that:

e 35% of the ESA is non-contiguous “upland forest” with the majority of the trees
(Cottonwood and Alder) nearing their end of life and being subject to blow down.

e 65% of the ESA encompasses “old field habitat” which evolved after residential
development of the area in the 1960’s. Most of the existing small plants consist of invasive
species (mainly introduced Red Canary grass) characteristic of overgrown rural lots.

Due to the relatively low habitat value of the ESA and the site grading requirements, the QEP
recommended off-site habitat compensation. This compensation included a total of 100 native trees
and shrubs to be planted within a small 320 m?(0.08 acre) area of Hamilton Highway Park.

In consultation with City Parks and Environmental Sustainability staff, off-site compensation
habitat was pursued to improve the natural character of the adjacent Hamilton Area Park as part
of the City’s Ecological Network. The ESA habitat compensation area includes:

e A total area of 6,300 m* (1.6 acres) of the currently open grass field is proposed to be
replanted with trees in groves averaging 15.0 m (48 ft.) in width along the west side of
Hamilton Highway Park adjacent to Highway 91, as well as smaller groves of trees along
Thompson Road. These areas will be planted with native vegetation with a minimum of
1,188 trees and 6,475 shrubs/groundcover plants.

¢ Removal of the areas of invasive species (e.g. blackberries, broom and horsetall) from the

~ southern 2.2 ha. (5.45 acres) of the park to encourage the successful establishment of the
proposed native trees and under-storey plants in this portion of the park.

The proposed habitat compensation area will be of a higher habitat value than the existing ESA area
within the development site.

In summary, the proposed ESA compensation areas will provide for well-developed, wind-firm,

native forested areas that support the City’s Ecological Network goal of improving habitat in City
parks and creating a public amenity.

5304796 PH = 174



February 14, 2017 -4 -

In addition to the off-site habitat compensation, the development will include following native
vegetation:

e Six (6) existing coniferous trees will be protected as described in the Tree Retention
section below.

e There will be a minimum area of 1,100 m* (0.27 acres) fully planted with native shrubs
and trees included within the landscape plans required within the Development Permit;
the areas include the north amenity area, on either side of the east-west and north-south

- Strollways, and along the Boundary Road frontage of development.

Should the rezoning application proceed, the applicant will be required to complete the landscape
plan for the habitat compensation in Hamilton Highway Park for the Servicing Agreement. The
QEP will also prepare a follow-up report required for the ESA Development Permit on the
landscape plans which include the finalized landscape restoration, native planting and invasive
species removal specifications, and also include a monitoring and maintenance plan for the ESA
compensation area.

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 Consulitation

A rezoning sign has been installed on the subject property. Staff have received several inquiries
from the public about the rezoning application in response to the placement of the rezoning sign
on the property. These inquiries did not include concerns regarding the development itself and
were related to development process for the subject development and adjacent properties should
they be developed.

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.

Approval from the Ministry of Transportation and Infrastructure will be required prior to Council
consideration of adoption of the zoning amendment bylaw.

Analysis

Built Form and Architectural Character

The proposed development includes 120 townhouse units and an amenity building (Attachment
2). The proposed development includes the following elements:

e There are 24 buildings comprised of seven (7) different modern buildings types designed
and shaped to provide architectural variation and allow for tree protection.
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e Units will have an average floor area of approximately of 111 m? (1,194 ft?).

e The typical building height is three (3) storeys with a maximum of building height of
11.65 m (38 ft.), consistent with the RTHI1 zone.

e The two (2) main east-west driveways and one main east-west pathway include gentle
curves to provide visual interest. The southern driveway is designated as a “Shared
Street” under the Hamilton Area Plan and the pathway provides public pedestrian access
between Thompson and Boundary Roads.

e There are also three (3) north-south driveways which connect the two (2) main east-west
driveways. There is also a north-south pathway linking the outdoor amenity areas
designated as a “Strollway” within the Hamilton Area Plan to provide additional public
access to future developments to the north and south.

e The proposed project has 4.5 m (14.8 ft.) side yard setbacks to the adjacent single-family
residential areas to the north and south of the development site.

e Setbacks to Boundary Road will be 5.0 m (16.5 ft.) and setbacks to Thompson Road will
- be 4.5 (15.0 ft.).

e There will be wide central, garden mews of 11 m (38.5 ft.) to 15 m (48. ft.) in width, with
common pathways, located between the central rows of townhouse buildings.

e There will be 62 units with side-by;side double garages and 58 units with tandem double
garages providing for more unit choice and variation in building forms.

At Development Permit stage, design elements to be addressed include:

e Adding further small-scale articulation and architectural detailing of the townhouse
buildings, particularly those facing onto the public realm.

e Adding way-finding signage and lighting for the pathways and driveways.
Existing Legal Encumbrances

There is an existing City covenant (LTO No. BG386398) registered on the Title of
4311 Boundary Road, which restricts use of the lot to a two-dwelling building (duplex). This
covenant will be required to be discharged prior to adoption of Bylaw 9681.

Transportation and Site Access

Vehicle and Pedestrian Access

As noted above, vehicle and pedestrian access will be provided by the proposed main east-west
driveway which will connect to both Boundary Road and Thompson Road. This driveway will
also provide mainly for public vehicle access via a statutory-right-of-way (SRW) to be registered
on Title to secure it as a “Shared Street” as required within the Hamilton Area Plan. There will
be an east-west central “Strollway” within a SRW to be registered on Title that provides the main
public pedestrian connection between Thompson and Boundary Roads. There also is a
requirement to provide a north-south pedestrian pathway within a SRW to be registered on Title
that provides for a public pedestrian access as part of a “Strollway” within the Hamilton Area
Plan. This north-west “Strollway” will connect Thompson Gate in the north to future
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developments to the south. The developer and owner will be responsible for liability,
construction and maintenance of the Shared Street, north-south Strollway and east-west
Strollway.

Parking

The subject development complies with the parking requirements within Zoning Bylaw 8500.
There are a total of 240 resident parking spaces within double garages within each of the 120
townhouse units and 24 surface visitor parking spaces. Of the resident spaces, 116 spaces
(48.3%) are in 58 tandem garages and 124 spaces are within 62 side-by-side garages.

The applicant will register an electric vehicle parking covenant on Title requiring that 100% of
resident parking spaces will be equipped with 120V electric plug-ins for electric vehicle charging
equipment.

LEED / Energy Efficiency and Renewable Energy Development

As required by the Hamilton Area Plan, the developer has agreed to ensure that the project has
been designed to achieve a Canadian Green Building Council LEED Silver rating. This will
require review from a LEED certified consultant which confirms that buildings have been
designed at Development Permit and constructed at Building Permit to achieve the required
LEED certification or equivalent.

The LEED Silver assessment will include a review of the City-wide townhouse energy efficiency
requirements. These requirements include registration of a legal agreement on Title, identifying
that the proposed development will be designed and constructed to meet or exceed EnerGuide 82
criteria for energy efficiency and that all dwelling units will be pre-ducted for solar hot water
heating, is required before zoning amendment bylaw adoption.

Tree Retention and Replacement

The applicant has submitted a certified Arborist’s Report and tree survey (Attachment 6) 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:
e 78 trees located on the development site to be removed and replaced.
e 11 trees located on adjacent neighbouring properties are identified to be retained and
protected and to be provided tree protection as per City of Richmond Tree Protection
Information Bulletin Tree-03.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
arborist’s findings with the following comments:

o Six (6) trees (labelled with tag nos. 5, 61, 63, 65, 66 and 67) are located on the
development site are proposed to be retained and protected. The applicant will provide a
$60,000 tree survival security for these trees.

o A total of 156 replacement trees are required at a 2:1 ratio for the 78 trees to be removed.
Tree species and sizes are to be confirmed and included within the Development Permit

- landscape plans.
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Tree Replacement

The applicant wishes to remove 78 on-site trees. The 2:1 replacement ratio would require a total
of 156 replacement trees. The preliminary landscape plans include 165 trees on the development
site. The off-site landscape plans for the ESA compensation area in Hamilton Highway Park also
include 1,188 trees native tree species within the Servicing Agreement park landscape plans to
be finalized as a condition of ESA Development Permit issuance.

Hamilton Area Plan Amenity Contributions

This Hamilton Area Plan requires amenity contributions of $70.50 per square meter ($6.55 per
square foot) for townhouse developments. Based on the proposed development design, the
developer will provide $939,139 to be contributed to the City’s Hamilton Area Plan Amenity
Reserve Fund (with the final amount to be confirmed on the total residential floor area shown on
the Development Permit plans).

Affordable Housing Strategy

The City’s Affordable Housing Strategy is applicable to this development which requires a
contribution of $4.00 per buildable square foot or $573,520 to the City’s Affordable Housing
Fund.

Public Art Program

The City’s Public Art Program is applicable to this application. The applicant has agreed to make
a voluntary contribution of $0.79 per buildable square foot or $113,270 to the City’s Public Art
Program.

Amenity Space

The proposed project will include a 100 m* (1,076 ft*) common indoor amenity building located
within main outdoor amenity space near the centre of the development site. There will also be
738 m? (7,944 ft*) of common outdoor amenity area located largely in two (2) outdoor amenity
areas located near the centre and on the north side of the development site. The proposed
amenity areas are consistent with the requirements of the OCP.

Main features of the central amenity area include:
e Large play area with play equipment and climbing rocks.
o Community BBQ. '
e Large open air seating areas.
o Walking pathways.
e Garden planters.

The north amenity area includes three (3) retained trees and the north-south “Strollway”, along
with park benches.
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Site Servicing and Frontage Improvements

The applicant will be undertaking a range of works under a Sérvicing Agreement for the
development as provided in the Rezoning Considerations (Attachment 7), including but not
limited to the following elements.

Boundary Road Improvements

Road dedication along the site’s entire road frontage to accommodate pavement widening, a 3.0
m (9.8 ft.) wide concrete multi-use pathway, boulevard with grass and street trees, and
installation of street lights. The entire surface of Boundary Road will also be replaced and there
will be an interim sidewalk built from the development’s north property line to the intersection
of the Thompson Gate and Boundary Road. The applicant will also upgrade the existing two-way
stop at the Boundary Road and Thompson Gate intersection to a four-way stop configuration
with marked pedestrian crosswalks.

Thompson Road Improvements

Road dedication taken from the property’s entire road frontage will accommodate pavement
widening, a concrete sidewalk, boulevard with grass and street trees, and installation of street
lights. The entire surface of the road will also be replaced.

Water Servicing

The applicant is required to upgrade the existing 150 mm diameter watermains along the
Boundary Road and Thompson Road frontages northward to Thompson Gate. The applicant will
also make a voluntary contribution of $99,500 for the City’s construction of a Pressure Reducing
Valve (PRV) station. The PRV will be built by the City within a 13 m (42.7 ft.) by 14 m (45.9
ft.) SRW to be registered on Title on the northwest corner of the site.

Storm Sewer Works

The applicant will install a storm main connection to Boundary Canal and make a voluntary
contribution of a $91,500 for the Boundary Road pump station upgrade being built by the City of
New Westminster or alternative storm sewer works to be built by the City of Richmond.

Sanitary Sewer Works
The applicant will install a new sanitary service connection on the Thompson Road frontage.

Financial Impact or Economic Impact

As a result of the proposed development, the City will take ownership of developer contributed
assets; such as roadworks, waterworks, storm sewers, sanitary sewers, street lights, street trees
and traffic signals. The anticipated operating budget impact for the ongoing maintenance of
these assets is $30,000. This will be considered as part of the 2018 Operating budget.

5304796 ' PH - 179



PH - 180



ATTACHMENT 1
City of
Richmond

/’
)
SI
WESTMINSTER HWY
/ N
RSI1/F
RS1/F
T~ Q
e O RSIVE, RDISY
[ &
- <
PROPOSED 5
1 . i . f E;
—  REZONING o SRR e
; ' -
b 2
SI : o {g;
oy
8 (o) 1
B ' RSI/F
H - -
i
a4 T

PR RR R TR ST ST T STETT R
0202000 0070 %0 20 20 202021 202026202020 2026220202
2 RIS
;:‘3.:.3.:‘g:gzgzg:g:g:::g:g:giﬁ29:0:0202020293A.otototoxo..:
! X XA AR AKX XXX XX X """"""""’"""""""‘
e s st teset
RRRRRHRLHRIRRRKS

0202020202620 202020202020 0202020262026 20 %0 2 %

4391
123.66

THOMPSON RD

se62 1 Rl S AL A E D A & &

BRI

F < <> XK AK 24
%2020.02020.9&920.0.0.0.0. ;

B ARLAASABIN A A A A A AN

93.67

ot
100,58

93.67

Original Date: 01/05/16
M RZ 1 5_71 3048 | Revision Date: 02/06/17

Note: Dimensions are in METRES

PH - 181



PH - 182



PH - 183



PH - 184



PH - 185



olst —ouros —anaso

o o

a0z vz aNnr —sm

vy

O NOILO3S

% > s
—0N xS L - o & <<
o e —— N&N & & & x &
S ° .
SNOLLO3S 3118 s A ]
T APMINHINCD ALz SN KLS
e ome pnon oo ; owee woma vona ik
— uzssy wano Al [
¥ e
0'd 'GNOWHIIE )
V0 KivaNnO8 < el e -
LNEWJOTIAZ0 FSNCHNMOL LING 03t
e~ b7l o
ZELIELb09 -2 U IELY09 -1
oo 15k 35 oo g NOILO3S
anuony g 1903 €6 - 202
3UNLIILIHOUY o & -
OLOWVHVA « & © &
1138 N334 24VISONV] T It e RE2
punsi
nrana iz vy nsaana zs | grosgomame
A Sion K
o v avorzazz s \ama . oo w7z 2ome [, ToNE INEOY
0N N SRER AR
/\ g e
e B T
2 | mozewar | 1
Norsswvensan 24 |aczszwe | z
woissiwansau i | aozeesa| e
© ©
<3 & &
4 ¢ 3 * 14 3 3
. . & & & &
Hbuo : I — F2eein | T owa FereTr _ o,
H H s N o TH
i . iszAdo o e hoti sy P
B P e W3 o o 2
awon | @oan s @oon ey @ o0 ey o o . 5t Ea e e
AuvoNnos | i . ey g s oo e Eoo@ wesa voma i
i H T J
i ——
i 3
i e > 3 <
i =
[
[
d 23
2 I
] o
<3 i id 23
L & « s % 5 o
|\\/ Xt M & &4 < &
7
EZET] 3
Hown i vl Er i Rl o ot W
1 avmanma } oo pr—s 3 IR & G
i v v osano
H . wps py— ==
avo ! +ous oo Sooa VARY v-ocm | o somm =" avoy
Advannos | ALINTWY st ueest il ] NOSSWOHL
i El e
i < =
i < N
! . . -
i
[ ]
] g
K g
W 2z 2
d




PH - 187



PH - 188



otgt - ouoss - aoewa

o
—1. m< 2102 6L "Nur — 30
—onms 3ws

Vo gNITINg

01871 T8

SNY1dd001d "'dd AdVANNOd

[e]e) No&HY

IN3WAOTIAIA ISNOHNMOL LINN 021

— srasa

FUNLOILIHOHY
OLONVHYA

NoissIWansaN 2

®@

NY1d 0014 ONODJS

i oo

ot

PH - 189

NY1d 0014 ddIHL

5)




uuuuuuu

=

azsl N — i

0 1=.8/L ST W08

\dLNOJ SNVY1dd00 14 'dd AdvANNOd

NY1d HOOTd ANNOHO

JUNLO31IHOWY

OLOHWVHYA

Q)

re®

NY1d Y0014 ANOD3S

PH - 190

NY1d 40014 QdiHL

D) o

®®




AUNLOILTHOHY
OLOHWYHYA

Nojsswansan 2y | ao

llm ‘oM BN

atont)
auvonuts

501

T

0ns [
ocH

G Ll

N

L0718/ STIVOS

SNV 1440014 "dd NOSJdOWHL

iy 1d HDOTd ANNOHO

q

. NY1¢ 50074 ANOD3S

NY1d HOOT4 QHIHL




09 HHIBAON LOHORVIZW | AIZb1090

840 WUH  O3HD
4 NOISI0

L7 [

oszi WS

UIAANN ONIMYHD greNT  AIva

NVId
JdVOSANYT

SITLL ONIRYEG

'8 ‘ANOWHIN
‘A0 NOSdWOHL OvEY-00EY
3 QYOY AYYANNOE TEEY-TETY

INIAHOTIAIT
SSNOHNMOL LiNn 021

*193(08d

vas

o T e[ [on
Ty e R T
5 .
] e °
e £ == -y i e - -
- sl 13 S : ]
TZoN oNId e € I | e -
o [eripes e — - e
g v b [“ERAR | (Zrongnionng) > (GFonetiaa)

Fu.

AYMIAIRIAT WL'G s
7 IR \

B 8 R § B e S 8 N
; Lt — e A
e r
i astv6p ¥ ¢ / & E & ]
e biin R ) gy
: T | iy s \ Py
Slm=! - o3 B sz ) b

A idiing mpais faa — 4| WSoL T ON ol jang ) ]y —
\M 1 ] o ONIQTNE (eon L am A mu

= ALNFWY s i ] [ E PN
- ; it e m 3

) L Hlz

i 9l Ly Q
Ea iy i
canyavo o Q
) e =z
A
N
>
N

o
DLON SNiaiIng

avoA LxAvannod

| I

WOBZWEOHI0 Hiewg k
SP00’ESS 02 ixey LY

091
(zton oNidina )

PPO0'ESS 09 (3L (
LIEWEA | annaronns /. Y
BT 2]

BIQWIN(OD) YSIIE S3SUILISIM maN
SMBIA 3107 92 - OZZ#

g T T
1% Lo

JUNLIILINTNY JdVISONN

N

et )

QI3
£°ON ONiIGINg P L
1 - e I
sty & | ;! o ‘
; N [ 4 3 N
. e | ()
ey SV | L : ol
s Y kS Ly 4

o ) /. ; PR
e PO
-3 45 5p0C ax. o a
g 7 s sawpary, AT -s@s auy |\ |-EERRET g £ i
K3 E " ALINIWY o v Jul g
;i s g B

Q Q <]
z 2
ﬂ El
g Q9
g ]
=)
9
2




PH - 193



PH - 194



PH - 195



PH - 196



PH - 197



oo AN LACHI VIOW | AZr o
8O WUHQ3HD
A —— o= e s [0\ WOk = TN TS
2T [ Y10923d aaAam \ & J SIT13aL dooM
NOHE Gy TIVIS
THIBWNN ONIMYHG ATHT 3wva
00 vea
snviaa
IdVISAnNYT
L onimesa A
ILGNOWHINY 015 aniigy e
‘QY0U NOSANOHL CvEt-00EY i
3 QVOY AVANNOA TEEL-T6TY ANV URIMOD
ZL §THLIOOL OTTIVN ANy
JSNOHNMOL LINn 021 NS ‘TN j—
TXG 3Enoa gxz
wwrous 4
A25id S50%D pXpl QE%..;E e
HaIT-
SIOLON FAILYHOT3d |_
T 8
9x0
9%9 —
M
oxe o L
s e E
e rre—— SN Ivs 1508 40 ST 0L 1504 40 TIGH PR HUH -t
] ONIONId NOILDALOYd 3Tl \ ¢ J
—55] FarRvE
| |
ARV NOUDLOS LNy 30 NI _
"IV M8 O VRO O
(FIVHS W Wy MO IHHIH ISYTAT 1Y 2l T ichs — —
6% WA00] oL 359V STTAL
B0 SHAVE NOULIUOHd AUV I0VALXT N WE'T — _H1
=5 = MRS M DS — H — k
& —= )
g6 108 G . e
£¢ e ok NOLLY 2Pl OL AORId LOALHDEY IdYISaNYT { U i { ] I t U 1
- NOLLRUNGD $E OIS HLIM HaINOD) YOt NITAO NIVLG INTevelSNYALIWES 2H3d SV HONS
E NIVLS GOOM SNIHOOHIATHLYIM WIIHZA SLY0 T HLM A0OM 11 10D 'Z _
Z SYOV0 40 3Tk 38 OL 51504 AW "L'd ‘SS GOM TIv 1 | o | XL
f ;
: SIIoN | a.
ta
STALF N ANRLL rye ANORY SY IALYARISTA ARG HUM STIVRIE U2 TIY LYOT
R alawid " JTILTY TR0 UHD
RO HHING Soveil 3 O VAo GAIcnLo% 38 51 ST T
Tav1 FONVLSIA NOILOILONd FaHL S o e
SYFRY IALIGNIS ATTYINTHNOAANT HEIH NI
NN TV TS O SETIGAVSTH SITAL TV ‘LN
§3103dS A€ G3L03LOHd S3IUL
WOl = WP/ ITYOS WO = Wb/ T TVOS WOl = WP TS
-0 NOILDES g-g NOILD3S Y- NOUo35
WOD'RZW@30440 {lew J “odos
SY0O'E55"509 Xed i o
bb00°E55'¥09 1oL q s Gamac
1€ WEA \a& w0 s s 1
BIQUIN|OD YSIILIE “IR3SUILISAN MBN - Wi 0% chEer AN [ Srw smvaun -
SMBIA BUIOT] 9T - 0TZH oddors w2 il ERc 23975
JUNLIILIHIHY 1dYISONYT =T
RN
S
S
ONATNE SOMATNG SNiaing
M3oCa21d 1350d0Hd A4S 0a0ad




061 YINNN LIFFOU V12N

840 HUW  OXHD

81

b woisaa
i NG

- s

g a0 i v

» : )
PR YRR 4

i g5 enpay

“YIGWIN DNIMVE e Alvd A o
i Bl - ot it ey i 0 6
16 iy Bupes o) 1 ity 2 g g v g 4ire Jdo) g Glney jo seae s s s b ¢
SNOLLY2IHIO3dS e ey s i w1 iwoyay femgry v g st 4 {mpasd RN X 515 0T B0
IdYISANY1 mun ey
- v L
FULINIMVEG 9 :
IR0 LT PRI 3§ g1 A0 02 Y] W prE WA
— e m———————— 1
‘
Y0y NOSIWOHL OVEY-00EY 4] nambdes
, i o
73 AVYOH AYVANNOS TEEP-TETY e X3 EAR ’
HEE(S MY T W] {9 HITITEL (W TSI AR e den €
INandoTaA3a . s s
FSNOHNMOL LINN 02 o
s S
X1 XKE fuigio) malsg
. = .
=
i o i A | sty wen sn -
e jmag Wi i [ i, i |
udry vy bz pa Bary 2 . 1WAt Buga3 WAy TUALS 13 WA 440 40 §iibe.
s bl LI o | = | e
- " . e A Byl e s wpagbusus wiag 3 16AK X310 19184
(3 NOLLIRISIA NOISIAZY Uva |'oN “Spmd van) A0 £33} ) FEENIE 2AR £Y169p 8 mopnd Ty
=
li&& £ SYRIY LLYO0RE
= :
tomen i LS
sjrupumr bz dnteeil (T
. &
"
> R 4 (oo X vl sy |y
_ y — i
Sy gy . P34 G (Y1 40} 3L Lins a 3 ..,iz:x.......!::i.:.x.::.
A o of ot FRTI G 1D S0 016 ) Bty VEIY HISPUC R} 19 Yol Ay - :
et sy ey POE g s o ) "
SIS SRR Bting L ST e
T 4 dda) s vl 404 W) AT U ¥
¥ M s
o
" Satil P pavn e n Bopaa i 420}
3vedBJmL 40} SITPTLS 10§ (NS pivpunl
«
NI LT AN VR L UL T R T e ) Kila Ailua) 10 axeutjuen Y g PR, i R
PirsS ot 25571 hatabats ¥ 2
Harenns 5 o e ) "
wos'e(! E N sy oy s "B 1307 o S8 engra-v St
SPDD"E55 Y09 1Xed » . . LAY o110y e gy Sy S —— st ot et s s
PPO0'ESS 409 HI8L 3 s 5 pro i st v = 2 J i
L1 WEA " s 1y 4 K i S O 5 Y S o L 1 :
1qun(oD Ysila “atsul N P— . priachy
SMI 3UI0T 9Z - DZT# i W ban 5 P " W
JUNLIILIHILY 34V ISONYT s o ¢
Ay ‘e pay’ pwaine .
v P B ¥
: e | . :
ks L3 e i L
P een L diepany & GIECK JUIHA SHREYXET345 DONTIVAN] OHY SHYTAQ TYARIH 5§
;
U saau3 MR W) I vy
™ v 4t
ey it N e TH = 142000 147 062 1L IRV 1 10 7
peabua gy T

OIS0 1241 110 303 9410 10) BOST 40 PPNl
‘aq 0w Arut g sivaua1y 0T3PV 7 o Aussond

R0 n st b £

E.
s saspn
ranapo oo ' e

STHL LS RN

rymon ¢
soau0N 1

1NOD- INZWO13AT0 IdVOSONYT 1405 3IHL Lvd

LNOD- INIWJOT3A30 IdYISANY] 1405 BIUHL L¥Vd

IN3W40T3A30 AdYOSANY] 1405 H38HL LaYd

SINFWIUINUIY TVUINZD  3NO L¥vd




City of

| & “'E) Development Application Data Sheet
28 Richmond ' i

Development Applications Department

RZ 15-713048 Attachment 3

Address: 4300, 4320, 4340 Thompson Road and 4291, 4331, 4431 & 4451 Boundary Road

Kaimanson investments Ltd.

Applicant:

Planning Area(s): Hamilton

| Existing l Proposed

Owner: Seven individual owners.

18,683 m?

Kaimanson Investments Ltd.
17,816 m? (after road dedication)

Site Size (m%):

Land Uses: Single Family Dwellings Townhouse Development

Residential Residential

OCP Designation:

Neighbourhood Residential
(Townhouse 0.75 FAR)
Single Detached (RS1/F) and
Two-Unit Dwellings (RD1)

Number of Units: 7

Neighbourhood Residential
(Townhouse 0.75 FAR)
High Density Townhouses
(RTH1)

120

Area Plan Designation:

Zoning:

Other Designations: Environmentally Sensitive Area

Environmentally Sensitive Area

On Future . .
Subdivided Lots } Bylaw Requirement \ Proposed ‘ Variance

. Max. 0.75 FAR with :

Floor Area Ratio: density bonus provided 0.75 FAR none permitted

Max. 13,362 m? Max. 13,320 m?
Buildable Floor Area (mz):* (143,831 ft?) (143,380 ft?) none permitted
‘ Building: Max. 45% Building: Max. 40%

. Non-porous Surfaces: Non-porous Surfaces: .

Lot Coverage (% of lot area): Max. 25% Max. 25% none

Total: Max. 70% Total: Max. 65%
Lot Size: 1,800 m? 17,816 m? none
Lot Dimensions (m): Width: 40 m Width: 78.24 m none

) Depth: 30 m Depth: 187.3 m
Front (Thompson Road): | Front (Thompson Road):
Min. 4.5 m Min. 4.5 m
Rear (Boundary Road): Rear (Boundary Road):

Setbacks (m): Min. 4.5 m Min. 5.0 m none

Side: Min. 2.0 m Side: Min. 4.5 m

Exterior Side: Min. Exterior Side: N/A
2.0m
Height (m): 12m 11.65m none
Off-street Parking Spaces — 240 (R) and 24 (V) per 240 (R) and 24 (V) per none
Regular (R) / Visitor (V): unit unit
PH - 200
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Subodri‘vli:;;:rﬁots Bylaw Requirement Proposed Variance
Off-street Parking Spaces — Total: 264 264 none
. . ‘Permitted — Maximum of o
Tandem Parking Spaces: 50% of required spaces 48.3% none
Amenity Space — Indoor: 100 m? 100 m? none
Amenity Space ~ Outdoor: 720 m? 738 m” 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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ATTACHMENT 7

City of
y Rezoning Considerations

R|Chm0nd Development Applications Department
6911 No. 3 Road, Richmond, BC VBY 2C1

Address: 4300, 4320, 4340 Thompson Road, and 4291, 4331, 4431, 4451 Boundary Road File No.: RZ 15-713048

Kaimanson Investments 1.td.

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9681, the developer is
required to complete the following:

1. Provincial Ministry of Transportation & Infrastructure Approval.

2. Road dedication of 2.59 m along the entire frontage of Thomson Road and 5.49 m along the entire frontage of
Boundary Road as shown on Attachment 1.

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

Submission of a Tree Survival Security to the City in the amount of $60,000 to be held for a term of three (3) years
for the six (6) trees that are to be retained (labelled with tag nos. 5, 61, 63, 65, 66 and 67) in the Arborist Report from
Mountain Maple Garden and Tree Service Ltd. dated July 2, 2015).

5. Submission of an on-site landscape plan for the subject project site that includes at least 156 replacement trees based
on aratio of at least 2:1 to compensate for the 78 on-site trees to be removed. The required replacement trees are to be
of the minimum sizes, based on the size of the trees being removed as per Tree Protection Bylaw No. 8057. The
developer will also plant further trees within the ESA compensation area within Hamilton Hwy Park in Hamilton
Highway Park, respectively required for the ESA Development Permit and Servicing Agreement (see Development
Permit Considerations below).

6. “Shared Street”: The granting of a 7.5 m wide statutory right-of-way on the subject property from Boundary Rd to
Thompson Rd for public pedestrian and vehicle access over the 6.7 m wide driveway, and for landscaping, way-
finding signage and street lights identified as a “Shared Street” on Attachment 2 with the developer and owner being
responsible for liability, construction and maintenance.

7. East-West “Strollway” SRW: The granting of a 2.0 m wide statutory right-of-way on the subject property fora 1.5 m
wide paved public pedestrian pathway, landscaping, way-finding signage and bollard lights identified as “Strollway”
on Attachment 2 with the developer and owner being responsible for liability, construction and maintenance to
provide an additional east-west pedestrian connection to the “Shared Street”.

8. North-South “Strollway” SRW: The granting of a 4.0 m wide statutory right-of-way on the subject property for a 2.0
m wide paved public pedestrian pathway, landscaping, way-finding signage and bollard lights identified as
“Strollway™ on Attachment 2 with the developer and owner being responsible for liability, construction and
maintenance. |

9. Water Pressure Reducing Valve SRW: The granting of a 13 m by 14 m statutory right-of-way for City water services,
pressure reducing valve and an associated building as shown on Attachment 2 with the City being responsible for
liability, construction and maintenance.

10. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 3.5 m GSC.

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

12. City acceptance of the developer’s offer to voluntarily contribute $6.55 per square foot of the total residential floor
area (e.g. $939,139) to the City’s Hamilton Area Plan Amenity Reserve Fund (with the amount to be confirmed on the
floor area within the Development Permit plans).

13. City acceptance of the developer’s offer to voluntarily contribute $4.00 per buildable square foot (e.g. $573,520) to
the City’s affordable housing fund.

14. City acceptance of the developer’s offer to voluntarily contribute $113,270 to the City’s Public Art Program based on
the buildable floor area of 143,380 sq. ft. at $0.79 per buildable square foot. A covenant is to be registered on title that

PH - 208
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15.

16.

17.

18.

19.

20.

21.

22,

S0

provides for the City’s acceptance of developer-installed public art with a security provided a monetary public art
contribution at $113,270 to the City.

Discharge of City Covenant (LTO BG386398) from 4311 Boundary Road which restricts use of the land to two-
dwelling bulldlng (duplex) only.

Voluntary contribution of a $99,500 cash-in- lleu contribution for the City’s construction of a Pressure Reducing
Valve (PRV) station,

Voluntary contribution of a $91,500 cash-in-lieu contribution to the City for the Boundary Road pump station upgrade
by the City of New Westminster or an equivalent upgrade of the City infrastructure to achieve drainage servicing.

Submission of a letter from a LEED certified consultant as a requirement of issuance of the development permit and
building permit confirming that the development has been designed to achieve a sufficient score to meet the current
Canadian Green Building Council LEED Silver score criteria. The submission of a follow-up letter from a LEED
certified consultant that confirms that buildings have been constructed to achieve LEED Silver certification or
equivalent is required. Consideration should be given to building design with higher energy efficiency ratings than
required by the BC Building Code.

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.

Ensure to the satisfaction of the City that the Construction, Phasing and Interim Design Measures in Appendix 1 of

the Hamilton Area Plan (Schedule 2.14, Official Community Plan Bylaw 9000) are addressed, as applicable, in the
Development Permit and Servicing Agreement.

The submission and processing of a Development Permit* that addresses the Area Plan and OCP Multiple Family
Guidelines and the Environmentally Sensitive Area Guidelines, completed to a level deemed acceptable by the
Director of Development.

Enter into a Servicing Agreement™* for the design and construction of works described in Attachment 4 — Servicing
Works.

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

1.

Environmentally Sensitive Area (ESA): The developer is required to address the vegetation and habitat loss within the
on-site ESA within the development site with a compensation area of 0.648 ha. (1.6 ac) that includes planting of a
minimum of 1,188 trees and 6,475 shrubs/groundcover plants within Hamilton Highway Park as provided in the
landscape plans entitled “Hamilton Highway Park, Parc Thompson, ESA Compensation Plan, Richmond, BC”, Job
No.16-044, prepared by M2 Landscape Architecture, revision dated January 19, 2017 including sheets L1-ESA to L9-
ESA (the Landscape Plan) (L1-ESA included in Attachment 3). This ESA compensation area has been accepted on
the basis of it being larger in than the 0.032 ha. (0.345 ac) compensation area (with 100 replacement trees) included in
report entitled “Detailed Environmental Sensitivities Report, Kaimanson Queensborough Development” prepared by
SLR Consulting (Canada) Ltd., dated March 8, 2016 (the QEP Report). The Landscape Plan and QEP Report and are
to be respectively included within the Servicing Agreement and Development Permit to the satisfaction of the Senior
Manager, Parks and the Director of Development.

On-Site Native Planting Areas: The on-site landscaping plan requires a minimum of 1,100 m* (0.27 acres) fully
planted with native shrubs and trees within the north amenity area, on either side of the east-west and north-south
Strollways and along the Boundary Road frontage of development.

Energy Efficiency: 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 Building Permit Issuance, the developer must complete the following requirements:

1.
2.

Each townhouse garage is to be equipped with a 120V electric plug-in for electric vehicle charging equipment.

Incorporation aging-in-place measures and other accessibility measures in Building Permit (BP) plans as determined
via the Development Permit process. PH - 209
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3.

-3-

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.

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 developer 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 ail relevant legislation.

Signed Date

PH - 210
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Attachment 4 — Servicing Works

The following works must be included with the Servicing Agreement:

1. Engineering Works
Water Works:

a.

Using the OCP Model, there is 74 L/s of water available at 20 psi residual at the Thompson Road frontage
and 33 L/s of water available at the Boundary Road frontage. Based on your proposed development, your site
requires a minimum fire flow of 220.0 L/s. To achieve this flow, watermain upgrades and the installation of a
pressure reducing valve are required. By installing the works described below, the OCP Model indicates that
311.0 L/s of water will be available at 20 psi at the Thompson Road and 293.0 L/s at the Boundary Road
frontage.

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 onsite fire protection. Calculations
must be signed and sealed by a Professional Engineer and be based on Building Permit Stage Building
designs.

Upgrade the existing 150mm AC watermain to 200mm PVC along the west property line from Thompson
Gate to approximately 127m south to the south property line of the development site.

Upgrade the existing 150mm AC watermain to 300mnm PVC along Boundary Rd from the proposed PRV
station to approximately 45m north and tie in to the existing 300mm watermain along Thompson Gate.
Upgrade the existing 150mm AC watermain to 200mm PV C along the east property along Boundary
Road line from the northeast corner of the site to approximately 122m south to the south property line of
the development site. '

“Provide approximate 13m x 14m of land as statuary right of way required for PRV station at the northeast

corner of the development site, location and area to be defined through the SA drawings.

Pay, in keeping with the Subdivision and Development Bylaw No 8751, a $99,500 cash-in-lieu
contribution for the construction of the PRV station.

Install additional fire hydrants along the east and west property line frontages to accommodate hydrant
spacing requirements.

At the Developers cost, the City is to:

Cut and cap all existing water service connections at the watermain along Thompson Road and Boundary
Road frontages. 1

Install a new water service connection complete with meters and meter boxes along Thompson Road
frontage.

Storm Sewer Works:

a.

Currently the City’s drainage system capacity is inadequate to service the new development.

b. The Developer is required to:

5255823
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e Pay, in keeping with the Subdivision and Development Bylaw No. 8751, a $91,500 cash-in-lieu
contribution towards the Boundary Road pump station upgrade or an equivalent upgrade of the City
infrastructure to achieve drainage servicing.

e Install a new IC and service connection discharging directly into the Boundary Rd canal. Design must
meet all applicable environmental requirements including the provision of any impact mitigation works.
Design and construction approval will be required from the City of New Westminster.

c. At the Developers cost, the City is to:
e Cut and cap all existing storm sewer service connections along the Thompson Road and Boundary Road
frontages.
e Sanitary Sewer Works:

a. The Developer is required to

* Install a new sanitary service connection complete with IC at the Thompson Road frontage.

b. At the Developers cost, the City is to:

e Cut and cap the existing sanitary service connections and remove the existing ICs located at the west
property line frontage of the development site.

¢ Frontage Improvements:

a. The Developer is required to:

¢ Dedicate land along the development sites east and west frontages for all required road, boulevard, side
walk, bike lane, greenway improvements.

e Coordinate with private utility companies when adding new infrastructure or when relocating/modifying
any of the existing power poles and/or guy wires within the property frontages.

e Locate all above ground utility cabinets and kiosks required to service the proposed development within
the developments site (see list below for examples). A functional plan showing conceptual locations for
such infrastructure shall be included in the Rezoning staff report and the development process design
review. Please coordinate with the respective private utility companies and the project’s lighting and
traffic signal consultants to confirm the requirements and the locations for the aboveground structures. If
a private utility company does not require an aboveground structure, that company shall confirm this via a
letter to be submitted to the City. The following are examples of SRWs that shall be shown in the
functional plan and registered prior to SA design approval:

BC Hydro PMT — 4mW X 5m (deep)

BC Hydro LPT —3.5mW X 3.5m (deep)

Street light kiosk — 1.5mW X 1.5m (deep)

Traffic signal kiosk — 2mW X 1.5m (deep)

Traffic signal UPS — ImW X 1m (deep)

Shaw cable kiosk — ImW X 1m (deep) — show possible location in functional plan
Telus FDH cabinet - 1.1mW X 1m (deep) — show possible location in functional plan

NN s W

b. Other frontage improvements as per Transportation’s requirements.

PH - 215
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e  General Items:

a.

The Developer is required to:

Coordinate with the City of New Westminster for works involving Private Utility servicing within the
east half of Boundary Rd.

Provide street lighting along the sites east and west frontages, design required through Servicing
Agreement to the satisfaction of the City as follows:

Thompson Road (East side of street)

e Pole colour: Grey

¢ Roadway lighting @ back of curb: Type 7 (LED) INCLUDING 1 street luminaire on
every pole, but EXCLUDING any banner arms, duplex receptacles, pedestrian luminaires,
flower basket holders, or irrigation.

Boundary Road (West side of street)

e Pole colour: Grey

e Roadway lighting @ back of curb: Type 7 (LED) INCLUDING 1 street luminaire on
every pole with pedestrian luminaires, but EXCLUDING any banner arms, duplex
receptacles, flower basket holders, or irrigation. (NOTE: “Pedestrian luminaires™ are
intended to light the 3.0 m wide sidewalk/off-street bike path. Luminaire arms must be set
perpendicular to the direction of travel.)

Provide, within the first SA submission, a geotechnical assessment of preload, soil preparation and

dewatering impacts on the existing utilities fronting or within the development site and provide mitigation

recommendations.

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.

2. Transportation Works
The required road works as shown on Attachment 1 that include:

a.

5255823

Boundary Road development frontage: Use the existing east edge of the roadway as the reference, widen the road

to the west to provide:

Roadside barriers (0.9m);

Paved 1.5m wide shoulder;

Paved 7.0 wide driving surface;

0.15m wide curb and gutter;

1.5m wide treed and grassed boulevard; and
3.0m wide concrete sidewalk/pathway.

Thompson Road development frontage: Use the existing west edge of the roadway as the reference, widen the
road to the east to provide:

Paved 1.0m wide shoulder;

Paved 8.5m wide driving surface;

0.15m wide curb and gutter;

1.5m wide treed and grassed boulevard; and

1.5m wide concrete sidewalk.

PH - 216
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¢. Boundary Road, north of the development to Thompson Gate (for a distance approximately 50m):

e Min. 1.5m wide paved walkway along the west side of the road, separated from the southbound traffic lane by
physical barriers such as extruded curbs.

e Upgrade of the existing two-way stop at the Boundary Road/Thompson Gate/Ewan Ave. intersection to a

four-way stop configuration with marked pedestrian crosswalks to the satisfaction of the City of Richmond
and City of New Westminster. ’

3. Parks Works

1. Hamilton Highway Park: The developer is to complete the native landscape planting and invasive species removal
specifications in the landscape plans entitled “Hamilton Highway Park, Parc Thompson, ESA Compensation Plan,
Richmond, BC”, Job No.16-044, prepared by M2 Landscape Architecture, revision dated January 19, 2017 (sheets L. 1-
ESA to L9-ESA; L1-ESA is included in Attachment 3) to the satisfaction of the City subject, but not limited, to:

a. The plans being completed prior to issuance of the Development Permit for the impacted ESA within the
development.

b. A BLCS survey of Hamilton Highway Park and adjacent road allowances being completed with any adjustments
to the landscaping as may be needed based on a review of the survey by the City.

c. The completion of landscape maintenance and monitoring plan for a three (3) year maintenance period.

d. Completion of the invasive species removal prescription consistent with the City’s herbicide/pesticide policy (e.g.
prohibition of the use of glyphosate to treat blackberries).

2. Boundary Road & Canal: The developer is to complete a landscape plan that maintains a vegetated edge of Boundary
Canal which may include further native plants, in coordination with the road works design, to the satisfaction of the City.

Initial:
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ichmond | Bylaw 9681

Richmond Zoning Bylaw 8500 .
Amendment Bylaw 9681 (RZ 15-713048)
4300, 4320, 4340 Thompson Road and 4291, 4331, 4431 &
4451 Boundary 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:

a. at Section 3.4 (Use and Term Definitions) by inserting the following definitions in

alphabetical order:
“Hamilton _ means the area included in the
: Hamilton Area Plan.

Hamilton Area Plan : means the statutory Capital Reserve
community amenity capital Fund created by Hamilton Area
reserve - Plan Community Amenity Capital

' Reserve Fund Establishment Bylaw

No. 9276.”; and

b. at Section 8.8.4 by deleting Section 8.8.4 and replacing it with the following:
“8.8.4 Permitted Density

1. The maximum floor area ratio is 0.6, together with an additional 0.1 floor area
ratio provided that it is entirely used to accommodate amenity space.

2. Notwithstanding Section 8.8.4.1, in Hamilton the maximum floor area ratio for
the RTH1 zone is 0.4, together with an additional 0.1 floor area ratio provided
that it is entirely used to accommodate amenity space.

3. Notwithstanding Sections §.8.4.1 and 8.8.4.2, the respectlve references to “0. 6”
and “0.4” are increased to a higher density of:

a) 0,757 in the RTH]1 zone;
b) “0.80” in the RTH2 zone;
c) “0.85” in the RTH3 zone; and

d) “0.90” in the RTH4 zone,

if the following conditions occur:

53-01009 | PH - 218




Bylaw 9681 Page 2

e) (1) the owner, at the time Council adopts a zoning amendment bylaw
to include the owner’s lot in the RTHI1, RTH2, RTH3 or RTH4
zone, pays into the affordable housing reserve the sum specified
in Section 5.15 of this bylaw; or '

(i)  prior to first occupancy of any building, the owner:

(A)  has constructed on the lot to the satisfaction of the City
affordable housing units with a combined habitable
space of the affordable housing units comprising at least
5% of the buildable floor area resulting from the
maximum permitted floor area ratio; and

(B) enters into a housing agreement with respect to the
affordable housing units and registers the housing
agreement against the title to the lot, and files a notice in
the Land Title Office; and

) for rezoning applications within Hamilton, if the owner, at the time
Council adopts a zoning amendment bylaw to include the owner’s lot in
the RTH1 zone, pays into the Hamilton Area Plan community amenity
capital reserve, a sum based on $70.50 per square meter of total
residential floor area.”

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, as amended, is further amended by repealing the existing zoning
designation of the following area and by designating it “High Density Townhouses (RTH1)”:

That area shown cross-hatched on “Schedule A attached to and forming part of Bylaw No.
9681

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, A ent w 9681”.
FIRST READING nfﬁgnb 7 ]iﬁb

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

APPROVED |

=8

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

%
o

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR CORPORATE OFFICER
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Bylaw 9681

Page 3

“Schedule A attached to and forming part of Bylaw No. 9681”
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Revision Date: 01/07/16

Note; Dimensions are in METRES

5301009

- PH - 220



MayorandCouncillors

From: Webgraphics

Sent: Monday, 13 March 2017 10:46

To: MayorandCouncillors

Subject: Send a Submission Online (response #1005,

Send a Submission Online (response #1005)

Survey Information

To Public Hearing |
Dete:_MAECH 71/

Bem 3 4

Re K280~ 7| 3p49
AV e

© Submission Time/Date: | 3/13/;

Survey Response

Your Name Jose Gonzalez
Your Address 7171 Ash Street

Subject Property Address OR
Bylaw Number

4340 Thompson Road, Bylaw 9681

Comments

As the owner of 4340 Thompson Road, which is
part of the March 20th Public Hearing, | support the
Bylaw and proposed rezoning. This proposal brings
much-needed modernization to Richmond's "far
side" of the freeway. It will improve the area's
livability for current and future residents, as well as
deliver much-needed affordable housing units.
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City of

Report to Committee

7 Richmond Planning and Development Division
To: Planning Committee Date: February 6, 2017
From: Wayne Craig File: RZ15-701939

Director, Development

Re: Application by Incircle Projects Ltd. for Rezoning at 7760 Garden City Road from
“Single Detached (RS1/F)” to “Town Housing (ZT49) - Moffatt Road, St. Albans
Sub-Area and South McLennan Sub-Area (City Centre)”

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9682, for the rezoning of
7760 Garden City Road from “Single Detached (RS1/F)” to “Town Housing (ZT49) —
Moffatt Road, St. Albans Sub-Area and South McLennan Sub-Area (City Centre)”, be
introduced and given first reading.

s,

}

Wa.y’ﬁ/e Craig |
Director, Development

s

EL:blg._~"
Att. 6

REPORT CONCURRENCE

ROUTED To: CONCURRENCE CONCURRE[;ICE OF GENERAL MANAGER

Affordable Housing IE/
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Staff Report
Origin

Incircle Projects Ltd. has applied to the City of Richmond for permission to rezone

7760 Garden City Road (Attachment 1) from “Single Detached (RS1/F)” to the “Town Housing
(ZT49) - Moffatt Road, St. Albans Sub-Area and South McLennan Sub-Area (City Centre)” zone
in order to permit the development of four three-storey townhouse units with vehicle access via a
statutory right-of-way from the adjacent property at 7733 Turnill Street. A preliminary site plan,
building elevations, and landscape plan are contained in Attachment 2. The site currently
contains one single-family home; which will be demolished.

Findings of Fact

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

Surrounding Development

To the North: A 38-unit townhouse development on a site zoned “Town Housing (ZT33) —
South McLennan (City Centre)”.

To the East and South: A 27-unit townhouse development on a site zoned “Town Housing
(ZT49) - Moffatt Road, St. Albans Sub-Area and South McLennan Sub-Area (City Centre)”.

To the West: Across Garden City Road, a 172-unit low-rise apartment development on a site
zoned “Medium Density Low Rise Apartments (RAM1)”.

Related Policies & Studies
Official Community Plan
The subject property is designated “Neighbourhood Residential (NRES)” in the Official

Community Plan (OCP). This land use designation allows single-family, two-family and
multiple family housing (specifically townhouses). This proposal is consistent with the OCP.

McLennan South Sub-Area Plan

The subject property is located within the McLennan South Sub-Area Plan (Schedule 2.10D of
OCP Bylaw 7100) (Attachment 4 — Land Use Map). The site is designated as

“Neighbourhood A” for residential developments up to three storeys over one parking level. The
current proposal of three-storey townhouse development in duplex form is consistent with the
Sub-Area Plan.
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Site Assembly Size

The subject site is an orphaned lot landlocked by existing townhouse developments to the north,
east and south. Since a cross-access easement was secured from 7733 Turnill Street in
anticipation of the development of the subject site, the proposed development can be considered
as an extension of this adjacent townhouse development. A high quality pedestrian environment
along the fronting street (i.e., Garden City Road) will be created, as no driveway access will be
required or permitted.

Project Density

The base density permitted on the subject site is 0.75 FAR, and the Area Plan provides
allowances for density bonusing in order to achieve community amenities and affordable
housing. The proposed rezoning to “Town Housing (ZT49) - Moffatt Road, St. Albans Sub-Area
and South McLennan Sub-Area (City Centre)” would allow a maximum density of 0.78 (i.e.,
total buildable area approximately 502.5 m” or 5,410 ft*). This density would be in keeping with
the range of densities of other projects in the area, and is supportable to staff.

Staff support the proposed density based on the following:

e As describe above, the Area Plan, adopted in 2006, supports use of density bonusing to
promote housing affordability and the provision of affordable housing. The City’s
Affordable Housing Strategy supports the use of density bonusing to achieve the
objectives of the Strategy. The applicant has agreed to provide a voluntary cash
contribution in the amount of $21,638.49 ($4.00 per buildable square foot) to the City’s
Affordable Housing Reserve Fund in keeping with the Affordable Housing Strategy
requirements for townhouse developments.

e The subject development is considered an extension of the townhouse development at
7733 Turnill Street as access to the proposed new townhouse units will be via the access
easement registered on 7733 Turnill Street. The proposal is to rezone the subject site to
the same zoning district as the adjacent townhouse development at 7733 Turnill Street.

e The Area Plan supports use of density bonusing to promote the development of
barrier-free housing and the proposal will provide two convertible housing units.

e A 2.0 m wide road dedication across the entire Garden City Road development frontage
and a 3.0 m wide Public Rights-of-Passage (PROP) along the new Garden City Road
property line will be provided.

e Frontage improvements along Garden City Road; including a new concrete sidewalk and
a grass and treed boulevard matching the existing frontage improvements works to the
north and south of the subject site will be provided.
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Floodplain Management Implementation Strategy

The proposed redévelopment 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
Built Form and Architectural Character

The applicant proposes to construct a total of four three-storey townhouse units in a total of two
townhouse clusters. Two units will front onto Garden City Road, and the remaining two units
will front onto the internal drive aisle. The amenity area will be situated along the north property
line at the end of the internal drive aisle.

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:

» Demonstrate compliance with Development Permit Guidelines for multiple-family
projects in the 2041 Official Community Plan Bylaw 9000 and the McLennan South
Sub-Area Plan.

o Ensure the proposal follows the conditions stipulated by the project arborist related to
- driveway, sidewalk and patio/fence constructions/installations within the Tree Protection
Zones. '

e Review of size and species of replacement trees to ensure bylaw compliance and to
achieve a mix of conifer and deciduous trees on-site.

» Address potential privacy concerns through landscaping and built form.
e Refinement of the outdoor amenity area design including the choice of play equipment.

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

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

There is an existing 3.0 m wide statutory right-of-way (SRW) along the entire west property line
of the site (i.e., along Garden City Road) registered on Title of the subject site for the existing
sanitary sewer. A portion of this SRW is located outside of the required 2.0 m wide road
dedication along Garden City Road will fall with the land after the road dedication. The 3.0 m
wide Public Rights-of-Passage (PROP) along the new property line required for this rezoning
and development will also allow for sanitary main maintenance.

Transportation and Site Access

No direct vehicular access is permitted to Garden City Road. Vehicular access to the subject site
will be provided via the access easement over the internal drive-aisle at 7733 Turnill Street
(registered under BV299944). This access arrangement was envisioned and secured when the
adjacent townhouse development at 7733 Turnill Street developed in 2003. A legal opinion
prepared by the applicant’s lawyer confirms that the City can rely on this access easement. The
applicant also confirmed that the strata council and residents at 7733 Turnill Street have been
informed. Staff have not received any feedbacks or comments on this issue from the residents at
7733 Turnill Street. Registration of a legal agreement on Title, ensuring vehicle access is limited
to the SRW on 7733 Turnill Street and prohibiting access to Garden City Road, will be required
prior to final adoption of the rezoning bylaw.

Tree Retention and Replacement

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 on the subject property and three trees on neighbouring properties.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the

arborist’s findings, with the following comments:

o Six trees (tag# 101, 102, 103, 104, 105 and 106) located on the development site have all
been previously topped and as a result, are not good candidates for retention. These trees
should be removed and replaced.

o Three trees (tag# 107, 108, 109) located on adjacent neighbouring properties are identified to
be retained and protected. Developer is required to provide tree protection as per City of
Richmond Tree Protection Information Bulletin Tree-03.

e Replacement trees should be specified at 2:1 ratio as per the OCP.

Tree Replacement

The applicant wishes to remove all bylaw-sized trees on-site (i.e., six trees). The 2:1
replacement ratio would require a total of 12 replacement trees. According to the Preliminary
Landscape Plan provided by the applicant (Attachment 2), the developer is proposing to plant 17
new trees on-site. The size and species of replacement trees will be reviewed in detail through
Development Permit and overall landscape design.
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Tree Protection

Three trees (tag #107, 108 and 109) on neighbouring properties are to be retained and protected.
The applicant has submitted a tree protection plan showing the trees to be retained and the
measures taken to protect them during development stage (Attachment 5). To ensure that the
trees identified for retention are protected at development stage, the applicant is 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
tree protection zones. The contract must include the scope of work required, the number of
proposed 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 impact assessment to the City for review.

e Prior to demolition of the existing dwelling on the subject site, 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 remain in place until construction and landscaping
on-site is completed.

e 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, install tree protection around
trees/hedge rows to be retained, and submit a landscape security in the amount of $3,000 to
ensure the replacement planting will be provided.

Tandem Parking

Richmond Zoning Bylaw 8500 permits 100% tandem parking arrangement in a number of site
specific townhouse zones including “Town Housing (ZT49) — Moffatt Road, St. Albans Sub-
Area and South McLennan Sub-Area (City Centre)”. The proposal will feature two units with a
total of four stalls (50% of resident parking spaces proposed) in a tandem arrangement, which is
consistent with the tandem parking provision of Richmond Zoning Bylaw 8500. A restrictive
covenant to prohibit the conversion of the tandem garage area into habitable space is required
prior to final adoption.

Variance Requested

The proposed development is generally in compliance with the “Town Housing (ZT49) —
Moffatt Road, St. Albans Sub-Area and South McLennan Sub-Area (City Centre)” zone with one
proposed variance. The applicant has requested a variance to reduce the rear yard setback from
4.57 m to a minimum of 3.0 m; in order to accommodate a projection on the ground floor and
open deck spaces on the second floor of the proposed Building #1 (i.e., the east building). This
proposed rear yard (east) setback is similar to the setback provided on the adjacent townhouse
units to the east of the subject site (i.e., approximately 3.0 m between the second floor balcony
and the common property line). The setbacks to the second and third floor living space will
remain at a minimum of 4.57 m from the east property line. This variance will be reviewed in the
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context of the overall detailed design of the project; including architectural form, site design and
landscaping at the Development Permit stage.

Affordable Housing Strategy

Consistent with the Affordable Housing Strategy, the applicant proposes to make a cash
contribution to the Affordable Housing Reserve Fund at $4.00 per buildable square foot; for a
contribution of $21,638.49.

Townhouse Energy Efficiency and Renewable Energy

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and
providing pre-ducting for solar hot water for the proposed development. A Restrictive Covenant;
specifying all units are to be built and maintained to the ERS 82 or higher, and that all units are
to be solar-hot-water-ready, is required prior to rezoning bylaw adoption. As part of the
Development Permit Application review process, the developer is also 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 contribution in-lieu of on-site indoor amenity space in the amount
of $4,000 as per the Official Community Plan (OCP) and with Council Policy.

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) minimum
requirements of 6 m? 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.

Site Servicing and Frontage Improvements

Prior to final adoption of the rezoning bylaw, the developer is required to provide a 2.0 m wide
road dedication across the entire Garden City Road development frontage and a 3.0 m Public
Rights- of-Passage (PROP) SRW along the new property line to align with the property line and
the PROP SRW to the south along the Garden City Road frontage.

Then, prior to issuance of the Building Permit, the developer is required to enter into the City's
standard Servicing Agreement to design and construct frontage beautification along the site
frontages, as well as service connections (see Attachment 6 for details). All works are at the
developer's sole cost. The developer is also required to pay DCC's (City & GVS & DD), School
Site Acquisition Charge and Address Assignment Fee.

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).
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City of

Richmond

Development Application Data Sheet
Development Applications Department

RZ 15-701939
Address:

7760 Garden

City Road

. Attachment 3

Applicant: Incircle Projects Ltd.

Planning Area(s):

South McLennan Sub-Area (City Centre)

Owner:

Existing
Earl Kim Wing Luk
Queenie Yu Yuk Law

Proposed

To be determined

Site Size (m?):

677.0 m?

644.3 m® (after road dedication)

Land Uses: Single-Family Residential Multiple-Family Residential
OCP Designation: Neighbourhood Residential No Change
CCAP: General Urban T4
South McLennan Sub-Area Plan:
Area Plan Designation: Residential, Townhouse up to 3 storeys | No Change
over 1 parking level, Triplex, Duplex,
Single-Family, with 0.75 base FAR
702 Policy Designation: | N/A No Change

Town Housing (ZT49) - Moffatt
Road; St.'Albans Sub-Area and"

Zoning: | Single Detached (RS1/F) South McLennan Sub-Area (City
Centre)

Number of Units: 2 4

Other Designations: N/A No Change

On Future

Bylaw Requirement

Proposed

Variance

Subdivided Lots

- Max. 0.78 none
Floor Area Ratio: + 0.04 covered area 0.78 permitted
Lot Coverage (% of lot area): Building: Max. 40% Building: Max. 40% none

Public Roads: Min. 6.0 m Public Roads: 6.04 m
Setbacks (m): North: Min. 1.5 m North: 1.52 m Variance
’ South: Min. 1.5 m South: 1.73 m Requested
East: Min. 4.57 m East: 3.07 m

Height (m): Max. 12 m or 3 Storeys 10.78 m and 3 storeys none
Off-street Parking Spaces — . 2 (R) and 0.25 (V)
Residential (R) / Visitor (V): 14 (R)and 0.2 (V) per unit per unit none
(T)ftjreet Parking Spaces — 6 (R) and 1 (V) 8 (R)and 1 (V) none
Standard Parking Spaces: 7 7 none
Small Car Parking Spaces: None when fewer than 31 residential 2 none

spaces are required on site

(surplus stalls)

5271445
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. On Future
Subdivided Lots

Tandem Parking Spaces: Permitted 4 none

Bylaw Requirement " Proposed Variance

None when fewer than 3 visitor

Handicap Parking Spaces: . . 0 none
parking spaces are required

Bicycle Parking Spaces 1.25 (Class 1) and 1.5 (Class 1) and none

—Class 1/ Class 2: 0.2 (Class 2) per unit 0.25 (Class 2) per unit

Off-street Bicycle Parking 6 (Class 1) and

5 (Class 1) and 1 (Class 2) none

Spaces — Total: 1 (Class 2)
Amenity Space - Indoor: Min. 70 m? or Cash-in-lieu Cash-in-lieu none
Amenity Space — Outdoor: Min. 6 m? x 4 units = 24 m? 24 m? Min. none .

Other: Tree replacement compensation required for removal of bylaw-sized trees.
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ATTACHMENT 6

ity of
C ty Rezoning Considerations

AN R|Chm0nd Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 7760 Garden City Road File No.: RZ 15-701939

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9682, the developer is
required to complete the following:

1. Dedicate 2.0 m across the entire Garden City Road frontage.

2. The granting of 3.0 m Public Rights-of-Passage (PROP) Statutory Right of Way (SRW) for sidewalk and boulevard

along the entire new west property line (Garden City Road) to match the current alignment and frontage
improvements to the south of the development site. Utilities should be allowed within this SRW.

3. Registration of a flood indemnity covenant on Title.
Registration of a legal agreement or measures, as determined to the satisfaction of the Director of Development;
ensuring that the only means of vehicle access to and from 7760 Garden City Road is from the access easement

(BV299944) burdening the adjacent property at7733 Turnill Street; and that there be no direct vehicle access to or
from Garden City Road.

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 crlterla for energy efficiency and that all dwellings are pre- ducted for
solar hot water heating.

AN W

7. 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.

8. City acceptance of the developer’s offer to voluntarily contribute $4.00 per buildable square foot (e.g. $21,638.49) to
the City’s affordable housing fund.

9. Contribution of $1,000 per dwelling unit (e.g. $4,000) in-lieu of on-site indoor amenity space.

10. 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. Submission of a Landscaping Security to the City of Richmond based on 100% of the cost estimates provided by the
landscape architect.

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

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

Note: 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, the applicant will be required to obtain a Tree Permit and submit a
landscape security (i.e. $3,000) to ensure t}p ﬁplaieﬁnt planting will be provided.

Initial:-___
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2. 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.

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

4. 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 746.0 L/s of water available at a 20 psi residual at the Garden City Road frontage.
Based on your proposed development, your site requires a minimum fire flow of 220.0 L/s.
b. 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 onsite fire protection. Calculations must
be signed and sealed by a Professional Engineer and be based on Building Permit Stage and Building designs.
c. At Developers cost, the City is to:
e Cut and cap the existing water service connection along the Garden City Road frontage.
» [nstall a new water service connection complete with meter and meter box (to be placed on-site).

Storm Sewer Works:

a. At Developers cost, the City is to:
o Cut and cap the existing storm service connection at the northwest corner of the development site.
e Cut and cap the existing storm service connection at the southwest corner of the development site.
e Upgrade the existing storm service connection and IC, located along the Garden City Rd frontage.

Sanitary Sewer Works:

a. At Developers cost, the City is to:
e Cut and cap the existing sanitary service connection and remove the existing IC.
» Install one new sanitary service connection complete with new IC within the existing SRW,

Frontage Improvements:

a. Developer to coordinate with BC Hydro, Telus and other private communication service providers:

o To underground Hydro service lines.

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

o To locate all above ground utility cabinets and kiosks required to service the proposed development within the
developments site. Please coordinate with the respective private utility companies and the project’s lighting
and traffic signal consultants to confirm the requirements and the locations for the above ground structures. If
a private utility company does not require an above ground structure, that company shall confirm this via a
letter to be submitted to the City.

b. The Developer is required to:

e Provide 2.0 m wide concrete sidewalk within the proposed 3 m wide PROP to connect the existing
sidewalk both north and south ends.

» Provide the sidewalk around the existing trees (if they are required to retain).

e Provide grassed boulevard between existing road curb and the new sidewalk, and between the new
sidewalk and east edge of the PROP SRW boundary.

PH - 242
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General Items:

a. Provide, prior to first SA design submission, a geotechnical assessment of preload and soil preparation impacts on
the existing utilities fronting or within the development site, proposed utility installations, the adjacent
developments and provide mitigation recommendations. The mitigation recommendations (if required) shall be
incorporated into the first SA design submission or if necessary prior to pre-load.

b. 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.

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 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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= City of |
s¥4¢ Richmond Bylaw 9682

Richmond Zoning Bylaw 8500
Amendment Bylaw 9682 (RZ 15-701939)
7760 Garden City Road

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “TOWN HOUSING (ZT49) - MOFFATT ROAD,
ST. ALBANS SUB-AREA AND SOUTH MCLENNAN SUB-AREA (CITY
CENTRE)”.

P.ID. 000-885-584
Lot 72 Section 15 Block 4 North Range 6 West New Westminster District Plan 46184

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9682”.

FIRST READING | FEB 27 2017 e
[ APPROVED |
A PUBLIC HEARING WAS HELD ON %"k
SECOND READING ﬁ?%ﬁgg&?
or Solicitor
THIRD READING Ll

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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January 31,2017 2 RZ 15-716841

Staff Report
Origin
Aman Hayer has applied to the City of Richmond for permission to rezone the property at
3411/3431 Lockhart Road from the “Single Detached (RS1/E)” zone to the “Single Detached
(RS2/B)” zone, to permit the property to be subdivided to create two lots (Attachment 1). A

survey of the subject site, which illustrates the proposed subdivision. plan, is included in
Attachment 2,

Findings of Fact

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

Site Description and Surrounding Development

The subject site is located on the north side of Lockhart Road; between Marrington Road and
No. 1 Road, in the Seafair Planning Area. The subject site currently contains an existing
non-conforming duplex, which will be demolished at future development stage.

Existing development immediately surrounding the subject site is as follows:

e To the North, fronting Granville Avenue, are two lots zoned “Single Detached (RS1/B)”;
-each containing a single-family dwelling.

e To the South, immediately across Lockhart Road, are two lots zoned “Single Detached
(RS1/B)”; each containing a single-family dwelling.

e To the East, is a property zoned “Single Detached (RSl/E)”;bwhich contains an existing
non-conforming duplex.

e To the West, fronting Marrington Road, are three lots zoned “Single Detached (RS1/B)”;
each containing a single-family dwelling.

Related Policies & Studies
Official Community Plan

The Official Community Plan (OCP) land use designation for the subject site is “Neighbourhood
Residential”. This redevelopment proposal is consistent with this designation.

Single-Family Lot Size Policy 5447

The subject site is located within the area governed by Single-Family Lot Size Policy 5447;
adopted by Council on September 16, 1991, and subsequently amended in 1998 and 2003
(Attachment 4). The Policy permits properties on Lockhart Road to be rezoned and subdivided
subject to the requirements of the “Single Detached (RS2/B)” zone.

5302073 PH - 246
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This redevelopment proposal would allow for the creation of two lots of approximately 12 m in
width and 579 m?® (6,232 %) in area, consistent with the requirements of the “Single Detached
(RS2/B)” zone.

Floodplain Management Implementation Strategy

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

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
Existing Legal Encumbrances

There is currently a Statutory Right-of-Way registered on Title of the subject site for the existing
sanitary sewer, which is located in the rear yard parallel to the north property line.

There is also currently a covenant that is registered on Title of the strata lots which restricts the
use of the property to a duplex (i.e., RD52761). The covenant must be discharged from Title
prior to approval of the subdivision application.

The existing Strata Plan NWS937 must also be discharged from Title prior to approval of the
subdivision application.

Site Access
Vehicle access to the proposed lots is to be from Lockhart Road via separate driveway crossings.
Tree Retention and Replacement

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 one bylaw-
sized tree on the subject property, and five trees on neighbouring properties.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and has the
following comments:
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e One tree (tag # A) located on the subject site is in moderate condition and is suitable for
retention. Tree protection must be provided as per City of Richmond Tree Protection
Information Bulletin TREE-03. The tree protection area is to extend 4.0 m from the base of
the tree in each direction. The proposed building footprint on the east lot must be outside of
the tree protection area. All work within the tree protection area must be supervised by a
Certified Arborist.

o Five trees (tag # B, C, 37, 38, 39) located on the adjacent neighbouring properties at
3491 Lockhart Road, 7016 and 7020 Marrington Road, and 3240 and 3260 Granville Avenue
are identified to be retained and protected. Tree protection must be provided as per City of
Richmond Tree Protection Information Bulletin TREE-03.

Tree Protection

A total of one tree on the subject site and five trees on neighbourhood sites are to be retained and
protected. The applicant has submitted a tree retention plan showing the trees to be retained and
the tree protection area to be installed at development stage (Attachment 5, annotated). To
ensure that the trees identified for retention are protected at development stage, the applicant is
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 tree protection zones (tag #’s A, B, C, 37, 38, 39). The contract
must include the scope of work required, the number of proposed 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 impact
assessment to the City for review.

- A survival security in the amount of $10,000 for tree tag # A. The security will be held
until construction and landscaping on the subject site is completed and a landscape
inspection has been passed by City staff. The City may retain a portion of the security for
a one-year maintenance period from the date of the landscape inspection to ensure that
the tree survives.

e Prior to demolition of the existing dwelling on the subject site, installation of tree protection
fencing around all trees to be retained (tag #’s A, B, C, 37, 38, 39). 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 remain in place until
construction and landscaping on-site is completed.

Tree Planting

In accordance with City Policy 5032 — Tree Planting (Universal), the applicant has agreed to
plant two trees on the proposed west lot and one tree on the proposed east lot, which will result
in a total of two trees per lot (minimum 6 cm deciduous caliper or 3 m high conifer).

To ensure that the three new trees are planted and maintained on the proposed lots, the applicant
is required to submit a Landscaping Security in the amount of $1,500 ($500/tree) prior to final
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adoption of the rezoning bylaw. The Security will not be released until construction and
landscaping on the subject site is completed and a landscape inspection has been passed by City
staff. The City may retain a portion of the security for a one-year maintenance period from the
date of the landscape inspection.

Affordable Housing Strategy

The City’s Affordable Housing Strategy for single-family rezoning applications requires:

a) secondary suite(s) on 100% of new lots proposed; b) secondary suite(s) on 50% of new lots
proposed and a cash-in-lieu contribution to the City’s Affordable Housing Reserve Fund based
on $2.00/ft* of the total buildable area on the remaining lots; or ¢) in cases where a secondary
suite cannot be accommodated, a cash-in-lieu contribution to the City’s Affordable Housing
Reserve Fund based on $2. OO/ft2 of the total buildable area on 100% of new lots proposed.

Consistent with the Affordable Housing Strategy, the applicant proposes to construct a secondary
suite on both proposed lots. Prior to rezoning, the applicant is required to register 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 Richmond Zoning Bylaw 8500.

Site Servicing and Frontage Improvements

Prior to final adoption of the rezoning bylaw, the applicant is required to submit a cash
contribution of $42,881.20 to the City for cost-recovery of the off-site improvements undertaken
as part of a Capital works project on Lockhart Road in 2016, as follows:

e §$12,650 for two new 25 mm water service connections each complete with meters and
meter boxes, in keeping with Waterworks and Water Rates Bylaw No. 5637,

e $30,231.20 for the design and construction of road widening, street lighting,
treed/grassed boulevard, concrete curb and gutter, and concrete sidewalk, in keeping W1th
Subdivision and Development Bylaw No. 8751.

If the rezoning application is not completed, the-subject site will be added to the Works and
Services Cost Recovery Bylaw No. 8752 as benefitting property of the Capital works project
undertaken in 2016,

- At future Subdivision stage, the applicant is required to pay the costs associated with future
storm sewer and sanitary connection works, as described in Attachment 6.
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).
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City of

/ Richmond

Development Application Data Sheet
Development Applications Department

RZ 15-716841 _ Attachment 3

Address:

3411/3431 Lockhart Road

Applicant:. Aman Hayer

Planning Area(s). Seafair

Owner:

l Existing
Amanjot Singh Hayer
Raymond Man Chiu Liu

Proposed

To be determined

Site Size (m?):

1,158 m* (12,464 ft))

Two lots,
each 579 m® (6,232 ft)

Designation:

with the minimum requirements of the
“Single Detached (RS2/B)” zone.

Land Uses: One duplex Two residential lots
OCP Designation: Neighbourhood Residential No change
Single-Family Lot Size Policy 5447
; . ; ; ; permits properties on Lockhart Road
Single-Family Lot Size Policy to rezone and subdivide consistent No change

Zoning:

Single Detached (RS1/E)

Single Detached (RS2/B)

On Future
Subdivided Lots

Bylaw Requirement

Proposed VETETI

Max. 0.55 for lot , Max. 0.55 for lot ,
Floor Area Ratio: area up to 464.5 m area up to 464.5 m none
plus 0.3 for area in plus 0.3 for area in permitted
excess of 464.5 m* excess of 464.5 m* ,
: 2\.% 2 2 Each max. 289.83 m? (3,119 none
Buildable Floor Area (m*): Each max. 289.83 m? (3,119 ft?) 2) permitted
Building: Max. 45% Building: Max. 45%
. Non-porous Surfaces: Non-porous Surfaces:
[¢]
Lot Coverage (% of lot area): Max. 70% Max. 70% none
Live Plant Material: Min. 25% Live Plant Material; Min. 25%
Min. Lot Size: 360 m? Each 579 m? none
. . . , Width: 12 m Width: 12.19 m :
Min. Lot Dimensions (m): Depth: 24 m Depth: 47.50 m none
Front: Min. 6 m Front: Min. 6 m
Min. Setbacks (m): Rear: Min. 6 m Rear: Min. 6 m none
Side: Min. 1.2 m Side: Min. 1.2 m
2 Y storeys 2 Y storeys
Height (m): (max. 9.0 m, peaked roof, max. (max. 9.0 m, peaked roof; none
7.5 m flat roof) max. 7.5 m flat roof)
On-site Vehicle Parking . .
‘Spaces: Min. two spaces Min. two spaces pone

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance

review at Building Permit stage.

5302073
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ATTACHMENT 4 .

City of Richmond Policy Manual

| Adopted by Council: ‘September 16, 1991~

Amended by Council: July 20, 1998

File Ref: 4430-00

Amended by Councn October 20", 2003

POLICY 544T:

The following

between the south side of Granville Avenue, the west side of Marrington Road, the north
side of Moresby Drive and No. 1 Road:

That properties within the area generally bounded by the south side of Granville Avenue,
the north side of Moresby Drive, the west side of Marrington Road and No. 1 Road, in a
portion of Section 15-4-7, be permitted to subdivide in accordance with the provisions of
Single-Family Housing District (R1/B} in Zoning and Deveiopment Bylaw 5300, with the -
following provisions:; '

a)

(b)

and that this policy, as shown on the accompanying plan, be used to determine the
disposition of future single-family rezoning applications in this area, for a period of not
less than five years, unless changed by the amending procedures contained in the
Zoning and Development Bylaw.

1081048

policy establishes lot sizes In a portion of Section 15-4-7, located generally

That properties between and including 3620 and 3780 Granville Avenue be
permitted to subdivide as per Single-Family Housing District (R1/C) zoning;

That properties between and including 7151 and 7031 Marrington Road be
permitted to subdivide as per Single-Family Housmg District, Subdivision Area K
(R1/K) zoning;
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NN  Subdivision permitted as per R1/B with the following provisions:
/] 1. Between 3620 and 3780 Granville Avenue R1/C.
2. Between 7151 and 7031 Marrington Road R1/K.

Adopted Date: 09/16/91

Policy 5447
Section 15-4-7

Amended Date:  10/20/03

Nofe; Dimensions are in METRES
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ATTACHMENT 6

City of . o
Rezoning Considerations

RlChmOnd ‘ Development Applications Department
6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 3411/3431 Lockhart Road ' File No.;: RZ 15-716841

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9683, the applicant is

required to complete the following:

1.

Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within tree protection zones of the trees to be retained (tag #’s A, B, C, 37, 38, 39). 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. Notes: the
tree protection area for tree tag # A is to extend 4.0 m from the base of the tree in each direction. The proposed
building footprint on the east lot must be outside of the tree protection area.

Submission of a Tree Survival Security to the City in the amount of $10,000 for tree tag # A on-site to be retained.

-The security will be held until construction and landscaping on the subject site is completed and a landscape

inspection has been passed by City staff. The City may retain a portion of the security for a one-year maintenance
period from the date of the landscape inspection to ensure that the tree survives.

Submission of a Landscape Security in the amount of $1,500 ($500/tree) to ensure that two trees are planted and

. maintained on the proposed west lot, and that one tree is planted and maintained on the proposed east lot (for a total of

three trees); minimum 6 cm deciduous caliper or 3.5 m high conifers.

- City acceptance of the applicant’s voluntary contribution in the amount of $12,650, for cost-recovery of the two new

25 mm water service connections each complete with meters and meter boxes; which was previously completed as
part of a Capital works project on Lockhart Road in 2016.

City acceptance of the applicant’s voluntary contribution in the amount of $30,231.20; for cost-recovery of the design
and construction of road widening, street lighting, treed/grassed boulevard, concrete curb and gutter, and concrete

* sidewalk, which was previously completed as part of a Capital works project on Lockhart Road in 2016.”

Registration of a flood indemnity covenant on Title.

Registration of a legal agreement on Title to ensure that no final Building Permit inspectiofl is granted until a
secondary suite is constructed on each of the two lots proposed, to the satisfaction of the City in accordance with the
BC Building Code and the City’s Zoning Bylaw.

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

Installation of tree protection fencing around all trees to be retained (tag #’s A, B, C, 37, 38, 39). 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 remain in place until construction and landscaping on-site
is completed. Notes the tree protection area for tree tag # A is to extend 4.0 m from the base of the tree in-each
d1rect1on

Prior to Subdivision* approval, the applicant must complete the folloWing requirements:

Discharge of covenant RD 52761 from title of the strata lots, which restricts the use of the property to a duplex
Cancellation of Strata Plan NWS937.
Pay the costs associated with the required service connections, as described below:

Water Works

Using the OCP Model, there is 159.0 L/s of water available at a 20 psi residual at the hydrant on Marrington Road.
Based on your proposed development, your site requl:i,res a mi%iénum fire flow of 95 L/s. At future Building Permit
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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. ‘

Storm Sewer Works

At the applicant’s cost, the City is to retain the existing storm service connections at southeast and southwest corners
of the development site.

Sanitary Sewer Works
At the applicant t’s cost, the City is to:

-~ Cut and cap the existing sanitary service connection and remove the existing Inspection Chamber (IC) located at
the northwest corner of the development site.

- Install a new sanitary IC complete with dual service connection along the north common property line of the
development site.

Note: All sanitary works must be completed prior to any on-site building construction.

Frontage Improvements:

The applicant is required to coordinate with BC Hydro, Telus and other private communication service providers:
-~ To underground Hydro service lines.
—~  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 on-site (e.g. Vista, PMT,
LPT, Shaw cabinets, Telus Kiosks, etc.).

General Items:

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.

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

Submit 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.

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.
PH - 259
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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.

e  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.

e 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 concurrence on file)

Sighed Date

PH - 260



wrgyy City of |
g4 Richmond Bylaw 9683

Richmond Zoning Bylaw 8500
Amendment Bylaw 9683 (RZ 15-716841)
3411/3431 Lockhart Road

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

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

P.I.D. 001-579-550

Strata Lot 1 Section 15 Block 4 North Range 7 West New Westminster District Strata Plan
NW937 together with an interest in the common property in proportion to the unit
entitlement of the strata lot as shown on form 1.

P.I.D. 001-579-614 ‘

Strata Lot 2 Section 15 Block 4 North Range 7 West New Westminster District Strata Plan
NW937 together with an interest in the common property in proportion to the unit
entitlement of the strata lot as shown on form 1.

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9683”.

FIRST READING FEB 2 7 207 RIHMOND
APPROVED
A PUBLIC HEARING WAS HELD ON %*’(Vé
SECOND READING -zbv;'snﬁav'gs-
or Solicitor
THIRD READING M

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR - CORPORATE OFFICER
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> City of Memorandum
" Richmond Planning and Development Division

Development Applications

To: Mayor and Councillors Date: March 16, 2017

From: Wayne Craig File:  DP 16-741981
Director, Development

Re: Development Permit Application 16-741981 by Townline Gardens Inc. for
10788 No. 5 Road

Background

This memorandum responds to the following Council motion that was passed at the Public Hearing
for DP 16-741981, on February 20, 2017:

(1) That Development Permit 16-741981 be referred to the March 20, 2017 Public Hearing to be
held at 7:00 pm in the Council Chambers; and

(2) That DP 16-741981 be referred back to staff for an exhaustive analysis and review, with the
applicant, of all possibilities and potential revisions to the proposed development in response to
concerns raised at the Public Hearing and report back at the next Public Hearing.

Applicant’'s Response

The applicant has assessed various development of)tions for the site and provided a letter
(Attachment 1) with various information that Council requested with respect to the available
alternatives. This letter includes the details of development constraints related to: (1) structural
engineering; (2) purchaser agreements; and (3) future expropriation of the northeasterly portion
of the lot that the Province requires for the George Massey Tunnel Replacement Project.

Upon consideration of this information, Townline now wishes to amend the current proposal to
remove the proposed ten-storey apartment building and to proceed with three (3) three-storey
townhouse buildings, containing a total of 23 units, on the eastern edge of the site adjacent to
Hwy 99 as presented in revised plans (Attachment 2). The plans for the proposed townhouse
area are consistent with the plans endorsed by the Development Permit Panel at the November
30, 2016 meeting. The ultimate development of the site would, therefore, include the two (2)
eight-storey buildings, as approved in DP 15-708397 in June 2016, and three (3) three-storey
townhouse buildings.

Analysis

The revised proposal requires amendments to the housing covenant currently registered on title.
The existing legal agreement secured 5% of the proposed residential floor area as low-end
market rental units in accordance with the zoning and the City’s Affordable Housing Strategy.
Under the currently registered housing covenant, twelve (12) of the affordable housing units

e
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were to be provided in the ten-storey apartment building and four (4) affordable housing units in
the eight-storey building. As the revised proposal results in an overall reduction in residential
floor area proposed, an amendment to the housing covenant is required. The apphcant is willing
to proceed with either of two options as shown in Table 1:

Table 1: The Gardens Phase 3 Proposed Options for Affordable Housing Units

T T [ 2 [ 3 | Total | LEMR |Residential | %
. Ple Studio | oy | Bed | Bed | Units | Floor Area | Floor Area | Provided
Current .
f;ffo“?ab'e 0 1 6 9 16 14,445 288 895 5.09%

ousing ,

Covenant
DP 16-741981 1 1 5 8 15+ 13,377 261623 5.11%
Option #1 _
DP 16-741981 .
Obtion #2 1 4 5 6 16 | 13,185 261,623 5.04%

** recommended option

Both options would meet the site’s zoning requirements and the City’s Affordable Housing
Strategy requirements to provide 5% of total residential floor area as low-end market rental units.
Staff are recommending Option #1 as the benefits to the City include two (2) additional three-
bedroom units, which are highly suitable for families.

Conclusion

Staff and the applicant will be present at the Public Hearing to answer any further questions
regarding the revised proposal for the subject development permit.

Should Council wish to proceed with the revised proposal as outlined in this memorandum, the
following resolution would be in order:

That DP 16-741981 in accordance with the DP plans provided in Attachment 2 of this

memorandum be brought forward to a future Council meeting for consideration of DP issuance,
subject to an amendment of the Housing Covenant registered on title as outlined in Table 1.

W.

Att. 1: Letter from Townline Gardens Inc., dated March 15, 2017, and Attachments,
2: Amended plans and amended Development Permit for DP 16-741981

cc: Joyce Rautenberg, Affordable Housing Coordinator
Kim Somerville, Manager, Community Social Development
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ATTACHMENT 1

.'l T O W N L I N B sute1212 450 sw maine dive Main 404 327-8760

Vancouver, BC, Canada V5X 0C3 Fax 604 327-5030 www.towniine.ca

March 15, 2017

Attn: Helen Cain
City of Richmond
6911 No. 3 Road
Richmond, BC V6Y 2C1

Dear Ms. Cain,

RE; The Gardens ~ Phase 3 - Overall approach by Townline Gardens Ing. as it relates to the redistribution of
height and Preferred Direction going forward.

Townline Approach on height redistribution after issuance of DP with variances (15-708397)

in the Public Hearing on February 20, 2017 Council indicated that the applicant should provide more information
to Planning on the overall approach that was taken as it relates to the redistribution of height which ultimately led
to the application for DP 16-741981.

Our Development Permit with variances {15-708397) was approved by Council on June 13, 2016, Two days after
approval of DP 15-708397, Townline commenced sales on one of the proposed 8 storey buildings — the Calla (E2).
Currently the Calla is 5% sold out.

After the issuance of DP 15-708397 and sales start of the Calla building, more details emerged on the magnitude of
the new Steveston Hwy and Hwy 99 interchange proposed by the Ministry of Transportation and the proposed
widening of Hwy 99; this ultimately led to Townline applying for a new Development permit DP 16-741981

After sales began for the Calla, Townline considered the possibility of adding additional floors to the building. We
obtained legal advice regarding potentially adding additional floors. After we received this legal advice we decided
not to proceed with this option. See attached letter from Blake, Cassels & Graydon LLP,

Construction on the Calla is well underway, At this point changing the building design from 8 to 10 storeys would
require significant structural and seismic upgrading and would cause significant delays. See attached letter from
Bryson, Markulin, Zickmantel Structural Engineers.

Townline’s consideration on shifting density to the Eastern portion of Phase 3;

Townline considered shifting density to the Eastern portion of Phase 3 of the Gardens, closer to the highway,
however decided not to do so as we wanted to minimize the number of future residents being in close proximity to
the widened highway.

Area of dedication as arterial highway to the Ministry of Transportation;
I have attached survey Plan EPPG3444 which we received from the Ministry of Transportation on August 8, 2016
which indicates 10,534 sq ft. of the Gardens Phase 3 to be dedicated as arterial highway.
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Townline’s Preferred Option going forward

After internal discussions we would like to confirm that we no longer seek a variance for building height as it
relates to 10 storeys on Dahlia (E1). For Dahlia {E1) and Calla (E2) Townline would like to proceed based on the
previously approved development permit with variances — DP 15-708397.

We are proposing that DP-16-741981 is updated to only reflect the 23 townhomes located on the easterly portion
of Phase 3. Everything else of the existing approved DP would stay the same which we already have approval for
under DP 15-708397 approved by Council on June 16, 2016.

Benefits of this option:

e  More family homes oriented homes overall, less future residents in closer proximity to the proposed
widened Hwy. No height variance sought for 10 storeys.

Comparison table between the Approved DP with Variances, the Currently Proposed DP and the Previously Proposed DP with

Variances;

APPROVED
Development Permit
with variances DP-15-
708397

CURRENTLY Proposed
Development Permit DP-16-
741981

PREVIOUS Proposed
Development Permit with
variances DP-16-741981

Number of Total 322 283 312
Units
(39 units less than approved DP)
Number of three 36 56 63
bedroom homes
(20 units more than approved DP)
Total Phase FAR 281,554 261,623 288,895
(Sq. ft.)
(19,931 less sq. ft. than approved
DP)
Overall Gardens 1.39 1.35 1.41 -
Site FAR
Number of Two (2) 8-storey buildings Two (2) 8-storey buildings One (1) 10-storey building
Buildings One (1) 4-storey building A cluster of three (3) three- One (1) 8-storey building
storey townhome buildings A cluster of three (3) three-
storey townhome buildings
Max Building Two (2) buildings at 26.9 Max building height as per One (1) building at 33.5
Height meters (88 feet) to top of approved DP with Variances meters (110 feet)

mechanical equipment

One (1) building at 26.9
meters(88 feet)
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Affordable Housing

The existing housing covenant was based on the previously proposed DP 16-741981 application which included the
10 storey Dahlia (E1} and 27,272 more In total floor area than the currently proposed DP 16-741981. Now that
Townline is no longer seeking a height variance for 10 storeys and wants to proceed with the previously approved
8 storey Dahlia (E1) the existing legal agreement securing low end market housing will have to be updated due to
our zoning requirements.

Townline is willing to proceed with one of two options:

Total
Options Studio 1bed | 2Bed | 3Bed Units
Option 1: Proposed at 15 units 1 1 5 8 |15
Option 2: Proposed ~a‘c 16 units 1 4 5 6 |16

Townline prefers option 1 which secures 15 affordable housing units and more 3-bedroom family homes than
option 2. We are now asking Councils permission to amend the existing housing covenant.

In Summary
Townline respectfully seeks Council approval to:
e Approve the F townhomes as presented in the updated package

e To amend the existing housing covenant as outlined in the letter above based on option 1.

Sincerely,

Townline Gardens Inc.

Stefan Slot
Development Manager

Documentation Enclosed:

Letter by Blake, Cassels & Graydon LLP dated March 3, 2017

Letter by Bryson, Markulin, Zickmantel Structural Engineers dated march 3, 2107
Copy of Plan EPP63444
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Suite #700 — 609 West Hastings Street

: Vancouver, B.C. V6B 4W4
Tel: (604) 685-9533

www.bmzse.com

BRYSON-MARKULIN: ZICKMANTEL
STRUCTURAL ENGINEERS

March 3, 2017
Townline
#1212 — 450 SW Marine Drive
Vancouver, British Columbia V5X 0C3
Attention: Stefan Slot, Development Manager

Dear Sir:

Re: Calla (The Gardens), Richmond BC
Our Reference Number: 30703-01

As requested and previously discussed on multiple occasions, we have reviewed the
possibility of revising the number of levels that could be constructed for the Calla, currently
under construction. This change would involve adding two additional floors to the
building.

This building structure is designed for eight levels above the Ground Floor level, The
-Ground floor is a transfer slab that allows for horizontal (plan) offsets of the ahove grade
and below grade support columns. Adding additional floor levels to the building would
require this slab to be strengthened to safely support the additional structure weight. In
addition, the foundation consists of a grade supported Raft. This would also require
strengthening to safely support the additional weight. The additional building mass would
significantly affect the existing Seismic design of the building as well. Upgrading of the
Shearwalls already constructed would be required. As the Raft, Ground Floor slabs and
Shearwalls have already been built, construction of the building would need to stop while
this re-design took place. Significant structural upgrading of the Raft, Ground Floor and
Shearwalls would be required to achieve this change. These upgrades could potentially
affect the number of parking stalls below grade as well as Shearwall dimensions in the
residential units above.

We trust the foregoing comments are clear. Please contact the writer should you have

any questions. T —
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Yours truly, Y gmTEHooluues
R

Brys¢n Markulin Zickmantel Structural Engineers
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who/A. Mavkuling M.Eng., P.Eng., Struct.Eng., P.E., S.E.
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March 3, 2017

Blake, Cassels & Graydon LLP

: Barristers & Solicitors
Patent & Trade-mark Agents

596 Burrard Street, PO, Box 49314
Suite 2600, Three Bentall Centre
Vancouver BC V7X 113 Canada

Tel: 604-631-3300 Fax: 604-631-3309

Gayle Hunter

Dir: 6804.631.3352
gayle.hunter@blakes.com

VIA EMAIL (stefan.slot@townline.ca)

Townline Gardens Inc.
Ste 1212, 450 S.W. Marine Drive
Vancouver, BC V5X 0C3 Reference; 00092448/219

Attention: Stefan Slot
Dear Stefan:

RE:  Calla at The Gardens (the “Calla Development”)
10788 No. 5 Road, Richmond, B.C., legaily described as
PID: 029-838-452, Lot 2 Section 31 Block 4 North Range 5 West NWD Plan EPP81209
Disclosure Statement filed with the Superintendent of Real Estate on June 15, 2016

As requested, | am providing this letter to you to confirm the outcome of our discussions regarding
potential amendments to the Disclosure Statement for the Calla Development.

The Calla/Dahlia/Jasmine development was approved by Development Permit issued by the City on
June 13, 2016 (the “June 13 DP"). Once the June 13 DP was issued, Townline filed the Calla
Disclosure Statement with the Superintendent of Real Estate on June 18, 2018, in accordance with the
Real Estate Development Marketing Act ("REDMA"). Townline then commenced marketing and pre-
selling strata lots in the Calla Development.

The Calla Disclosure Statement set out that Townline would be constructing an 8 storey building, with
132 strata lots, including 4 affordable housing units.

After the filing of the Disclosure Statement, Townline considered the possibility of increasing density in
the Calla Development by adding additional floors to the Calla building. This would require Townline to
prepare and file an amendment to the Disclosure Statement with the Superintendent, and provide such
an amendment to the purchasers who had afready entered into purchase agreements to buy strata lots
in the Calla Development. Townline would not be able to continue marketing the Calla Development
until such an amendment was filed. The increase in density by adding additional floors to the Calla
building could give rise to purchasers seeking legal remedies against Townline.

51030168.4
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We trust this is"helpful. We confirm our understanding that you do not intend, nor are we authorized, to
waive client privilege with respect to the matters addressed in this letter,

Yours very truly,
Lk S WIS

Gayle Hunter

510301686.4
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ATTACHMENT 2

REFERENCE PLAN OF A PORTION OF LOT 2, SECTION 31,
BLOCK 4 NORTH, RANGE 5 WEST, NEW WESTMINSTER DISTRICT, PLAN EPPE1209

PURSUANT TO SECTION 107, LAND TITLE ACT

PLAN EPPB3444
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2 City of
92¢ Richmond Development Permit

No. DP 16-741981
To the Holder: TOWNLINE GARDENS INC.

Property Address: 10780 NO. 5 ROAD, 10788 NO. 5 ROAD AND
12733 STEVESTON HIGHWAY

Address: C/O JOSEPH LAU, ZGF COTTER ARCHITECTS
901 — 838 WEST HASTINGS STREET

VANCOUVER, BC V6C 0A6

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans 1 to 22 attached hereto.

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

5. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

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

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE

DAY OF ,
DELIVERED THIS DAY OF ,
MAYOR
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Report to Development Permit Panel

To: Development Permit Panel Date: November 14, 2016

From: Wayne Craig File: DP 16-741981
Director of Development

Re: Application by Townline Gardens Inc. for a Development Permit at
10780 No. 5 Road

Staff Recommendation

That a Development Permit be issued which would:

1. Permit the construction of one (1) 10-storey residential building and three (3) 3-storey
residential buildings at 10780 No. 5 Road on a site zoned “Commercial Mixed Use
(ZMU18) — The Gardens (Shellmont)”; and

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

(a) For the most westerly building (Building E1), increase the maximum height over
a parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys and 33.6
m; and

(b) For the most westerly building (Building E1), increase the allowable projection of
unenclosed balconies into a side yard setback abutting the Agricultural Land
Reserve, from a maximum of 0.9 mto 1.8 m.

Wayq@)Zaig ey

Director of ngélo ment

Y
WChe /
Att. e

PH - 295
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November 14, 2016 -2- , DP 16-741981

Staff Report
Origin

Townline Gardens Inc. has applied to the City of Richmond for permission to develop one (1)
10-storey residential building (Building E1 — ‘The Dahlia’) and three (3) 3-storey residential
buildings (Building F1/F2/F3 — “The Jasmine’) all above an underground parkade. The
development would have 180 housing units in total: Building E1 would have 157 apartment
units; and Buildings F1/F2/F3 would have 23 townhouse units.

“The Gardens’ is a mixed-use development located at the northeast corner of Steveston Highway
and No. 5 Road that has occurred in Phases 1-3 (Attachment 1). Council approved the rezoning
(RZ 08-0450659) for the overall development on July 25, 2011. “The Gardens’ site was rezoned
from “Service Station District (G2)”, “Botanical Garden District 1 (BG1)” and “Botanical
Garden District 2 (BG2)” to “Commercial Mixed Use (ZMU18) — The Gardens (Shellmont)”
through Zoning Bylaw 8500 Amendment Bylaw 8532. The vision is a ‘Garden City’ with
compact, transit-oriented development, pedestrian-friendly streetscapes and small shops and
restaurants within a landscaped setting of common gardens including urban agriculture areas.

Significant requirements and contributions were secured at the time of rezoning that included:
. 12.2 acre ‘Agricultural-Park’ dedication and the park design;

5 % of total residential floor area as affordable housing units;

A City-owned 37 space child care facility in an upgraded existing building;

Agricultural Land Reserve (ALR) setback and landscape buffer;

Enhancement of an existing Riparian Management Area (RMA);

On-site public art;

Construction of a north-south and an east-west internal road; and

Upgrades to the No. 5 Road frontage and existing infrastructure.

The “Commercial Mixed Use (ZMU18) — The Gardens (Shellmont)” Zone permits development
of the overall site up to a maximum density of 1.43 FAR, provided that commercial use does not
exceed 9,000 m? and that residential use does not exceed 53,511 m”.

The Development Permit (DP-10-544504) for Phase 1 was issued in 2011 and Buildings A and B
along Steveston Highway are built. The Development Permit (DP-13-641796) for Phase 2 was
issued in 2014 and Building D along No. 5 Road is under construction.

In June 2016, Council approved a Development Permit (DP 15-708397) for Phase 3 for two (2)
eight-storey residential buildings (Building E1 — “The Dahlia’ and Building E2 — ‘“The Calla’)
and one (1) four-storey residential building (Building F — ‘The Jasmine). This Development
Permit includes two variances: one for building height and the other for projection of balconies
into a side yard setback abutting an agricultural landscape buffer. Construction of Building E2
(“The Calla’) will occur under DP 15-708397 and the issuance of a Building Permit is pending.

The applicant has applied for a new Development Permit (DP 16-741981) for the remainder of
the site development (Building E1 — ‘Dahlia’ and Building F — ‘Jasmine’) through a revised
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November 14, 2016 -3- DP 16-741981

scheme that minimizes the number of housing units adjacent to the future Highway 99 road
interchange. This would be achieved through replacing one (1) four-storey apartment building
(Building F — ‘Jasmine’) with a cluster of three (3) three-storey townhouse buildings (Buildings
F1/F2/F3 — ‘Jasmine’). Additionally, the surplus floor area would be redistributed to Building
E1 (‘Dahlia’) through an increase in height from eight storeys and 26.9 m to ten storeys and
33.53 m. A new variance is required to permit the proposed increased height, which exceeds the
maximum six-storey (25 m) in the “Commercial Mixed Use (ZMU18) — The Gardens
(Shellmont)” Zone. A second variance is required for the projection of balconies into the

agricultural landscape buffer, which is identical to the previously approved variance for Building
E2 (‘Calla’) (DP 15-708397).

This proposal for Phase 3 is the fourth Development Permit for the overall development project. -
Surrounding Development

North: A 12.2 acre dedicated ‘Agricultural Park’ zoned “Agriculture and Botanical Show
Garden (ZA3) — Fantasy Gardens (Ironwood)”.

South: Building A and Building B in Phase 1 of ‘The Gardens’ are immediately south of
proposed Building E1, Building E2 and Building F across the traffic end point at
the east end of the internal east-west shopping high street.

East: Beyond the development site is Highway 99, separated from the development site
by a tall, evergreen hedge (within the subject site) and a large drainage ditch
(within the highway right-of-way). Properties to the east of Highway 99 are
agricultural.

West: Across No. 5 Road is an established, single-family neighbourhood with lots
fronting No. 5 Road zoned “Single Detached (RS1/E)” and a townhouse project
zoned “Low Density Townhouse (RTL4)” that fronts onto No. 5 Road.

Development Information

The proposal to develop one (1) mid-rise (10-storey) apartment building and three (3) low-rise
(three-storey) townhouse buildings, is generally consistent with ‘The Gardens’ master plan that
was presented to Council at the time of the rezoning (RZ 08-0450659). Vehicle access was
provided to the site in Phase 1 of the overall development and includes a right-in only access
from Steveston Highway, and a two-way access from the signalized intersection at No. 5 Road.
Pedestrians enter the site from points along No. 5 Road and Steveston Highway and two (2)
public paths which will eventually connect the overall subject site to the ‘ Agricultural Park’.

The attached Development Application Data Sheet (Attachment 2) provides a comparison of the
proposed development data with the relevant Bylaw requirements.
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November 14,2016 -4 - DP 16-741981

Related Policies and Bylaws

Official Community Plan (OCP)

The subject site is designated as “Limited Mixed Use” in the Official Community Plan (OCP),
and the proposal is consistent with the vision for the area as medium-density, mid-rise housing
with limited commercial, industrial, office, institutional or community uses. This application

also complies with Shellmont Area Plan “Ironwood Sub-Area” policies and design guidelines.

Flood Plain Designation and Protection (Bylaw §204)

In accordance with the Flood Management Strategy, registration of a Flood Indemnity Covenant
has been secured as a condition of the rezoning.

Affordable Housing Strategy

In accordance with the Affordable Housing Strategy, the applicant is required to provide 5% of
total residential floor area as affordable housing units which for Phase 3 are 16 units in total. In
the previously approved Development Permit application (DP 15-708397) for Phase 3, the
applicant’s proposal had the distribution of 16 units as follows:

. Buildings E1 and E2 together would have one (1) studio; one (1) accessible one-
bedroom; five (5) two-bedrooms: and six (6) three-bedrooms;
. Building F would have one (1) two-bedroom and two (2) three-bedrooms.

The current proposal is to redistribute the affordable housing units previously located in Building
F as follows:

o Building E1 will have have one (1) accessible one-bedroom; six (6) two-
bedrooms; and five (5) three-bedrooms;

. Building E2 would have four (4) three-bedrooms (approved in DP 15-708397);
J Building F would have no affordable housing units.

The following is a chart that compares the current Housing Covenant and the proposed changes.

Previous DP 15-708397 Current DP 16-741981
Studio ’ 1 0
Accessible 1-Bedroom 1 1 (Building E1)
1-Bedroom 0 0
2-Bedroom 6 6 (Building E1 =6)
3 Bedroom 8 9 (Building E2 = 4, Building
=5),
Total area of units (ft*) 14,260 ft* 14,716 ft*
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November 14, 2016 -5- DP 16-741981

The affordable housing units in Building E2 (‘Calla’) are unaffected by this proposal and the
affordable housing units in Building E1 (‘Dahlia’) are identified in the interior plans for the
current proposal (DP 16-741981). The existing Housing Covenant must be amended to
redistribute the 16 units and this amendment is included in the Development Permit conditions.
As the Housing Agreement would remain the same, it is not necessary to amend the Housing
Agreement Bylaw.

OCP Accessibility Policy

The proposal includes 15 out of 16 affordable housing units that would meet basic universal
access design requirements to be easily adaptable to accommodate a resident in a wheelchair.
These single-storey units are required to incorporate all accessibility provisions in the Basic
Universal Housing Features section of Richmond Zoning Bylaw 8500.

The proposed development includes one (1) barrier-free unit in Building E1 to be designed to be
fully accessible at the time of construction for a resident in a wheelchair.

OCP Crime Prevention Through Environmental Design (CPTED)

The development proposal will include standard CPTED features as articulated by the applicant
in the Development Permit plans. For example, the size of the apartment buildings will ensure
there are many sets of ‘eyes on the street’, and access to the underground parkade is restricted.

Public Art Program (Policy 8703)

Rezoning conditions for The Gardens included the provision of public art for all phases. Artist

Joel Berman delivered two pieces for Phases 1 and 2. The remaining amount for Phase 3 was

$143,419, which was secured prior to the issuance of the previous Development Permit

(DP 15-708397) through a Letter of Credit with a letter from the applicant that commits to the
timeframe for the production and installation of public art.

Childcare Facility

In accordance with the rezoning conditions, registration of a legal agreement for the City-owned
childcare facility was required prior to zoning bylaw adoption. The conditions of the earlier
Phase 3 Development Permit (DP 15-708397) included the release and replacement of this
agreement with a Restrictive Covenant (RC) to secure a construction agreement. The
construction agreement has since been registered on title and includes plans, a budget and the
completion and occupancy of the childcare facility, which must occur prior to occupancy of any
Phase 3 building (DP 15-708397/ DP 16-741981).

Agricultural Landscape Buffer Zone and Maintenance Plan

The applicant is proposes no changes to the agricultural landscape buffer from the earlier Phase 3
application (DP 15-708397). Registration of a legal agreement for an Agricultural Landscape
Buffer Zone and Maintenance Plan was also required as a condition of the rezoning. The legal

PH - 299
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agreement terms required that the applicant provide a plan with the appropriate details for the
buffer zone between the north property line of the subject site and the ‘Agricultural Park’. Prior
to the issuance of the previous Development Permit (DP 15-708397), the agreement was released
and simultaneously replaced with a RC with the landscape plan and maintenance provisions and
a Statutory Right-of-Way to allow for the City to maintain the buffer area in the event that the
strata corporation does not fulfill legal obligations for maintenance. Costs for the landscaping
plan were included in the landscaping estimate for the subject site and were a component of the
landscaping security.

Riparian Management Area Landscape and Maintenance Plan

The current proposal does not include any changes to the Riparian Management Area (RMA)
along the east edge of the subject site. At the time of rezoning, the conditions included the
registration of a legal agreement for a RMA Landscape and Maintenance Plan, prior to the bylaw
adoption. This required that the applicant engage a qualified environmental professional (QEP)
to prepare a plan to enhance the RMA in the short-term and preserve and maintain the RMA over
the long-term. The RMA is partially located along the east edge of the subject site and partially
on the Ministry of Transportation and Infrastructure (MoTT) lands along the Highway 99
corridor. The applicant’s QEP prepared the RMA plan, including the MoTT portion, and the
applicant agreed to cover all costs for the works through security for the off-site improvements.
Prior to the issuance of the previous Development Permit (DP 15-708397), the agreement was
released and replaced with a registered RC with the RMA plan and a Statutory Right-of-Way to
allow for the City to maintain the RMA should the strata corporation not fulfill the legal
obligations for long-term maintenance.

Noise and CHMC Standards

Registration of a legal agreement for noise attenuation was required as a condition of the
rezoning. As per its requirements, the applicant has provided an acoustical engineering report
which assesses that the proposed apartment and townhouse designs for Phase 3 (DP 15-708397/
DP 16-741981) will meet all of the applicable CMHC standards for mitigation of traffic-related
noise. It should be noted that this report was based on the most recent available data for future
conditions for Highway 99 as part of the George Massey Tunnel Replacement (GMTR) project.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning application was held on October 19, 2009. While no
objections to the proposed development were raised, some concerns were expressed about the
traffic impact in the immediate vicinity. As a result, improvements were made in Phase 1 of
“The Gardens’ to the Steveston Highway and No. 5 Road intersection and a new signalized
intersection was introduced along No. 5 Road at the entry to the subject site.

Public Consultation
As The Gardens master plan vision at the time of rezoning was mid-rise buildings between four

and six storeys, the applicant held an Open House on September 13, 2016, to gather feedback on
the proposal primarily with respect to the height variance for the ten-storey apartment building.
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The applicant has provided a report that summarizes the steps taken in the public consultation
(Attachment 3) and the feedback results. As stated in this report, a Public Notice was sent to
households within an identified mail-out area, and a survey was available at the event. There
were 43 public participants at the Open House and six (6) individuals completed the survey: four
(4) respondents indicated support and two (2) had concerns related to traffic circulation at the
intersections of Highway 99 and Steveston Highway and Steveston Highway and No. 5 Road.
Verbal comments included similar concerns about traffic conditions and noise impacts. Other
feedback focused on the ten-storey apartment and ranged from support for creation of a dense
urban environment to the visual prominence of the building as seen from the neighbourhood to
the north and west, and the future park to the north.

Zoning Compliance/Variances

The proposed scheme attached to this report has satisfactorily addressed urban design issues and
responded to staff comments in the review process for this Development Permit application. The
proposal is generally consistent with applicable sections of the Official Community Plan (OCP)
Bylaw 9000 and Schedule 2.8A — Shellmont Area — Ironwood Sub-Area Plan in the OCP Bylaw
7100 including site-specific design guidelines. Two (1) zoning variances are required as below.

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

() For the most westerly building (Building E1), increase the maximum height over a
parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys and 33.6 m.

Staff support the variance for building height because the relocation of residential floor area
away from the future Highway 99 road interchange would significantly improve liveability for the
more residents than the previous proposal. Additionally, the form and massing of Building E1
(‘Dahlia’) has been designed to minimize the visual impact of the increased height as seen from
the internal high-street, the future park to the north, and the neighbourhood to northwest.

(b) For the most westerly building (Building E1), increase the allowable projection of
unenclosed balconies into a side yard setback abutting the Agricultural Land Reserve,
from a maximum of 0.9 m to 1.8 m.

This regulation is part of the zone to protect farm uses in the ALR. The adjacent lands are
located within the ALR but are not farmed as the property is dedicated to the City as a park.
Staff support the proposed variance because the projection of unenclosed balconies further
into the north (side) setback would help to connect the occupants of the apartment units to the
people and activities in the park, and thereby promote animation. The balcony projections
into the side setback would have no adjacency or other negative impacts, given the dwelling
units would be facing a park and not sensitive land uses (e.g. adjacent residential buildings).
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Urban Design Response

Advisory Design Panel Comments

The Advisory Design Panel recommended support for this Development Permit application. A
copy of the relevant excerpt from the Advisory Design Panel Minutes from October 19, 2016 is
attached (Attachment 3). The design response from the applicant is included immediately
following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency and Streetscape

The proposed design of Building E1 and Buildings F1/F2/F3 respect adjacent properties and
neighbouring land uses to ensure urban design is well-suited to the site in the following ways.

. Buildings E1 would have some shadow impacts on the ‘Agricultural-Park’ and nearby
neighbourhood to the northwest but these are limited to the winter months.
e The proposed development would not have a negative impact on public views from the

‘Agricultural Park’, looking south:

e  The increased height for Building E1 would not change the appearance of the
building at eye level as seen from the future park. Also the larger step backs in
building form of the north elevation and the choice of white for exterior finishes
would serve to lighten the building’s appearance. ‘

e  Though the above-grade exterior of the parking roof deck would be visible along
the north edges of the subject site, the ‘blank wall” appearance would be softened
through plantings in the Agricultural Buffer and trees in the front of Building F1.

o The views of Buildings F1/F2/F3 from Highway 99 would be somewhat screened from
view due to the existing tall, evergreen hedge.
. The relationships between Buildings E1, E2 and F2/F3 would form a north streetscape:

e  Building E1 would complete the sense of enclosure with Building D along the
internal road and the L-shaped mirroring of Buildings E1 and E2 would create the
edges of an enclosed plaza between the two buildings.

e  The creation of three-storey brick veneer ‘frame’ along the south elevations of
Buildings E1 and E2 would be complementary to the height of the commercial
storeys along the north elevations of Buildings A and B. Together these four
buildings would form the streetscape along an internal east-west retail street.

e  The three-storey height of Buildings F2 would complement the three-storey podium
of Building E2 and their respective east/west elevations would add a sense of
enclosure around the ‘pedestrian mews’.

Site and Functional Planning

o This site is located at an important southern gateway to Richmond from Highway 99
where the vision for multi-storey (above a parkade structure) mixed-use commercial and
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residential built forms spread throughout the site was intended to provide the genesis for

a new neighbourhood along the north side of Steveston Highway.

The original development vision included seven buildings all located on an internal east-

west ‘high street’ on top of the parking roof deck with apartments above ground-level

commercial spaces. This pedestrian-scale retail street incorporates a variety of store
frontages, a limited amount of surface parking, wide sidewalks, raised crosswalks,
decorative paving and other special features intended to create an enjoyable pedestrian
experience and to contribute to a vibrant ‘urban village’.

The proposed site plan for Buildings E1, E2 and F1/F2/F3 is generally c0n51stent with the

overall vision to create a vibrant, mixed-use, ‘urban village’.

o The public realm between Buildings E1 and E2 and between Building E2 and
Building F2 would consist of high-quality gardens, courtyards, plazas, and the
‘pedestrian mews’ connecting to the ‘Agricultural Park’ with trees, shrubs,
plantings, outdoor seating and viewing areas that are appropriately detailed.

. The site orientation of Building F2 in relation to Building E2 would create a
generous ‘mouth’ at the south edge of the pedestrian mews and the ‘funnel’ effect
would encourage pedestrians to move toward the plaza at the north end of the mews
and to cross over the ‘grand staircase’ and Agricultural Landscape Buffer and into
the ‘Agricultural Park’.

e Interruption of the public realm at the vehicle entry point to the underground
parkade, along the west elevation of Building E1, would be softened through
extensive plantings along the road and the private patios.

e  Pedestrian connectivity would be further achieved through the completion of the
sidewalk along the north side of the road between Buildings E1, E2 and F2/F3.

Parking and Loading

5217500

In Phase 1, the applicant provided a parking study and proposed a suite of transportation
demand management (TDM) measures that Transportation staff accepted as sufficient to
support a 10% reduction in the on-site parking requirements for the overall development.
All required commercial spaces for the overall development were provided in Phase 1,
and these stalls are shared as unassigned residential visitor parking for Phases 1 and 2.
Vehicle parking stalls for Phase 3 (DP 15-708397/DP 16-741981) are based on the 10%
reduction in ratios for apartment, townhome and affordable housing spaces, small car
stalls, accessible and visitor spaces and loading spaces.

. It should be noted that ten (10) surface parking stalls to the north of Building F3
will be dedicated for the exclusive use of townhouse residents. Registration of a
legal agreement on title for this purpose is required prior to Development Permit
issuance.

Class 1 and Class 2 bicycle parking facilities also comply with the Bylaw requirements:

. All required visitor bicycle racks were provided in Phase 1;

o Phase 3 bicycle storage units would be located in the bike pavilion/parking
structure that will be reserved for the use of residents in Building E2 (‘Calla’) and
Building E1 (‘Dahlia’). A legal agreement to secure the proposed cross-access is
required, prior to the subdivision of the subject site (‘Lot 2°) into separate parcels.
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. Phase 3 vehicle parking stalls would be provided partly in the underground
parkade, and partly in the above-ground bicycle pavilion/parking structure to the
cast of Building F3.

Architectural Form and Character

One central principle in the design guidelines for Shellmont Area — [ronwood Sub-Area
is the ‘pedestrian-first orientation’ that would be achieved through the design as follows:
. Buildings E1:
. This ten-storey building would mirror the L-shaped Building E2, which
together would form an enclosed plaza and gardens as described above.

. Some units would have individual entrances and others would have patios
that would connect the private and public realms.
° The form and massing would be stepped back at the sixth storey on all

elevations where the building would terrace back at the 7010 storeys.

The six-storey base would create a sense of human-scale and progressively

stepping back would further help to reduce the pedestrians’ experience of

the bulk, size and scale through the creation of a ‘bottom, middle and top’.
o Buildings F1/F2/F3:

. Building F2 is sited at an angle to frame the ‘pedestrian mews’ and each
unit has an angled fagade which would connect the residents to the ‘street’
and complements the angled balconies along the east side of Building E2.

. Garage entrances are blended with upper storeys through the continuity of
materials, texture and colours.

Although the architectural features and expression of Buildings E1 and E2 are distinct
from Buildings F1/F2/F3, they are well-integrated with the overall development. The
podium along the south elevation of Buildings E1 and E2 takes cues from the datum line
of the commercial storey of Buildings A and B and the finishes and palettes on both sides
of the retail street would be complementary.

Landscape Design and Open Space Design

5217500

As part of the rezoning, the applicant was required to dedicate approximately 12.2 acres
as an ‘Agricultural Park’ that will include trails, play areas, ponds, community gardens,
horticultural and agricultural interpretive facilities in the various garden areas.

Phase 1 and 2 provided a high quality of hard and soft landscape design, materials,
detailing and furnishings. All soft landscape areas have an automatic irrigation system.
Landscaping the internal road between Building D and E1 included 1.5 m wide boulevard
planting strips with street trees and grass and 2.0 m wide sidewalks on both sides, which
will also provide future pedestrian access to the ‘Agricultural-Park’.

Phase 3 landscaping would include the following:

. The courtyard between Buildings E1 and E2 would have five zones: a large
amenity garden with a simple sheet of lawn and water feature; a summer flower
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garden; a children’s play area; a covered outdoor dining area and large semi-
private patios for the units facing the common spaces.

e The pedestrian mews would have a linear path with textured concrete pavers in a
charcoal colour alongside grasses and other plantings that would visually and
physically connect the mews to the semi-private patios of Buildings E2 and
F1/F2. Its south end would have a trellis structure with seating oriented to north,
and way-finding to the staircase and ramp to provide universal access to the park.

o The bike pavilion has a green roof that would be accessible to townhouse
residents as a common garden area.

® The Agricultural Landscape Buffer Area would have cedar hedging and a variety
of thorny plantings that would serve as an effective barrier between the ALR
buffer and the development site, while providing an attractive landscape strip
when seen from the park and Buildings E1, E2 and F1/F2/F3. '

It should be noted that the landscape architecture remains the same from the earlier Phase 3
application (DP 15-708397) except for the removal of the dog park in the northeast section of the
site plan. This was removed to anticipate the future land expropriation tied to the GMTR project.
"~ However, the proposal remains consistent with the site-specific design guidelines to provide a
‘garden setting” with extensive outdoor amenity spaces.

Conclusions

The proposed design is responsive to the City of Richmond’s urban design objectives within the
Ironwood Sub-Area of the Shellmont neighbourhood, and is generally consistent with the master
plan that was presented to Council at the time of rezoning. The siting of the proposed buildings
and their respective forms, massing and heights would complete the envisioned streetscapes and
urban design pattern of the central spine (i.e. retail street) courtyards, gardens, a large plaza

(i.e. the south end of the mews) and pedestrian connections to the ‘Agricultural Park’. The
proposed architectural styles, features and exterior finishes are also complementary to the mixed-
use buildings on Steveston Highway, and the apartment building which faces No. 5 Road.

As the proposal would meet the design guidelines, staff recommend that the Development Permit
be endorsed and issuance by Council is recommended.

Helen Ca.m/
Helen Cain

Planner 2
(604-276-4193)

HC:cas

Attachment 1: Context Plan for Phases of The Gardens Development

Attachment 2: Data Sheet

Attachment 3: Report for Public Open House on Phase 3 Development Permit with Variances,
September 13, 2016, prepared by Townline Gardens Inc.
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Attachment 4: Advisory Design Panel Minutes & Applicant Responses (inserted in bold italics)

The following are to be met prior to forwarding this Development Permit application to Council for approval:

1. Amendment of the existing CA5244228 and CA5244229 on Lot 2 in the Land Title Office, to provide the
number of affordable housing units, together with their types, sizes (averages in Table 1; minimums in Table 2),
and unit mix, to the satisfaction of the City according the following schedule:

Table 1

0% n/a n/a

Studio 0

1 Bedroom 0 0% n/a n/a

Phase 3 (Lot 2) Accessible 1 Bedroom 1 8% 600 600
Buildings E1 2 Bedroom 6 50% 871 5,226
3 Bedroom 5 42% 982 4,910
Sub-Total 12 100% - 10,736

Studio 0 0% - nla n/a

1 Bedroom 0 0% nfa n/a

Phase 3 (Lot 2) Accessible 1 Bedroom 0 0% n/a n/a

Building E2 2 Bedroom 0 0% n/a nfa
3 Bedroom 4 100% 995 3,980

Sub-Total 4 100% - 3,980

e rental rates and occupant income restrictions shall be in accordance with the City’s Affordable

Housing Strategy and guidelines for Low End Market Rental housing, according to the following
schedule:

Table 2

Bachelor 37 m2 (400 ft2) » $850 $34,000 or less
One bedroom 50 m2 (535 ft2) $950 $38,000 or less
Two bedroom 80 m2 (860 ft2) $1,162 $46,500 or less

Three bedroom 91 m2 (980 ft2) $1,437 $57,500 or less

Notes:
! Denotes 2013 amounts adopted by Council on March 11, 2013 .
? Household income may be increased annually by the Consumer Price Index.

2. Registration of a legal agreement on Lot 2 to secure the dedication of ten (10) surface parking stalls to the north
of Building F3 for exclusive use of townhouse residents in perpetuity, to the satisfaction of the City.
*Prior to Building Permit Issuance, the developer must complete the following requirement

1. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or
Development Permit processes. '

2. 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 Division at 604-276-4285.
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*Prior to Subdivision, the developer must complete the following requirement

1. Registration of a legal agreement on Lot 2 to secure the access to the ‘bike pavilion” for the exclusive use of
residents of Building E1 and Building E2 in perpetuity, to the satisfaction of the City.

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 the issuance of the Development Permit.

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,

Signed Date
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& City of
aa822 Richmond
DP 15-708397 PO

Development Application Data Sheet
Development Applications Department

- Attachment 2

Address: 10780 and 10788 No 5 Road and 12733 Steveston Highway
Applicant: Townline Gardens Inc. Owner: Townline Gardens Inc.
Planning Area(s): _Shellmont Ironwood Sub-Area
Floor Area
Gross: 18,010 m? Floor Area Net: 15,345 m?
l Existing f Proposed
Site Area: 17, 088 m? 17, 088 m?
Land Uses: Vacant Residential apartment
OCP Designation: Limited Mixed Use No change
Zoning: “‘Commercial Mixed Use (ZMU18) — The No change
g Gardens (Shellmont)”’ 9
Number of Units: 180 180
| Bylaw Requirement | Proposed | Variance
Floor Area Ratio: 1.43 1.41 none permitted
Lot Coverage: Max. 50% 25.0% n/a
Setback — Front Yard (west): Min. 6.0 m 8.40 m (Building E1) n/a
Setback — Rear Yard (east): Min. 6.0 m 11.60 m (Building E1) n/a
Min. 6.0 m 6.10 m (Building E1) Variance
Setback — Side Yard (horth): No projection into Projection of 1.80 m for required
setback abutting ALR unenclosed balconies 9
Setback — Side Yard (south): Min. 3.0 m 7.60 m (Building E1) n/a
Height (m): Max. 25.0 m 33.53m Variance
9 ' 6 storeys 10storeys required
Lot Size: Min. 3,000 m? 17, 088 m? n/a
Off-street Parking Spaces — 424 residential 431 residential
iy : : n/a
Regular/fCommercial: No commercial No commercial
Off-stre_et F?arkmg Spaces — 8 8 n/a
Accessible:
‘Total off-street Spaces: 424 431 n/a
Tandem Parking Spaces 50% for townhouses 48% for townhouses n/a
Amenity Space — Indoor: Min. 70 m? Provided in Phase 1 n/a

5217500
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ATTACHMENT 3

T O \‘ - L I 120-13575 Commerce Parkway
Richmond, BC, Canada VéV 2L1 rax 6U4 £/UUtd4 www.townline.ca

Dear Helen,

RE:

November 14, 2016

Public Information Consultation Report

Due to the potential impact of the proposed Massey Bridge and Highway 99 improvements, Townline
Gardens Inc. submitted a new Development Permit Application (DP-741981) to the City of Richmond,
which further improves the overall design in line with the vision of ‘The Gardens’ Master Planned

Community. In order to address any concerns the public may have, Townline held a public information
session on September 13", 2016. The purpose of this report is to provide a summary of this session and
the data obtained. Basic information on the session:

South Arm Community Centre - 6:00 to 8:00 pm
600 invitations sent out
o see appendix A for map of notice area, appendix B for copy of letter
2 half page advertisements were put in the Richmond News on Wednesday, September 7
and Friday, September 9 (see appendix C)
43 attendees
7 feedback forms handed in during the session (see appendix D)
1 feedback form emailed to Townline directly after the session (see appendix D)

Public feedback received both verbally during the information session and on the feedback forms was

generally positive and supportive. A copy of these feedback forms are provided at the end of this report
(see appendix D). Verbal comments were received on:

Appreciation of design of Phase 3

Appreciation for removing density away from the highway towards the centre of the
Gardens Master Planned Community

Appreciation for the Townhome Design

One attendee, currently residing at phase 1 of the Gardens, shared a concern regarding the
existing and future traffic congestion on Steveston Hwy and No. 5 Road

General support for the proposed new development including the ten-storey building and
the townhouses.

No shadow concerns considering the very minor additional impact of shadowing on the park
Numerous concerns regarding the George Massey Tunnel Replacement project were voiced
Councillor Day indicated the very positive public consultation process which was undertaken
by Townline for the original rezoning of the Gardens Master Planned Community. Councillor
Day expressed concerns regarding the proposed building height of one of the buildings and
how it might impact the views from the single family community to the West of the
Gardens. Councillor Day expressed severe concerns regarding the George Massey Tunnel
Replacement Project and indicated that it was very unfortunate for Townline that the
Ministry of Transportation was needing to expropriate a portion of the Phase 3
development
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Appendix A: Map of notice area
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Appendix B: Copy of notice letter

o \ - 1 l J 120-13575 Commerce Parkway

] 1 Richmond, BC, Canada VéV 2L1 FUX  OU4 4/V U024 www.townline.ca
August 29, 2016

Dear Neighbor,

RE: Public Information Session — Final Phase of ‘The Gardens’ Master Planned

Community 10780, 10788 No. 5 Road and 12733 Steveston Highway

Earlier this year, Council approved the Townline Gardens Inc. Development Permit Application
(DP-15-708397) for the final phase of ‘The Gardens’ Master Planned Community — former
‘Fantasy Gardens’, located on the corner of No. 5 Road and Steveston Highway.

Due to the potential impact of the proposed Massey Bridge and Highway 99 improvements,
Townline Gardens Inc. has submitted a new Development Permit Application (DP-741981) to
the City of Richmond, which further improves the overall design in line with the vision of ‘The
Gardens’ Master Planned Community.

‘The Gardens’ Master Planned Community
is located on the corner of Steveston Hwy
and No. 5 Road.

Townline is cordially inviting you to a public o
information session to present the §“
proposed design and seeks your feedback. 1 entre o

Where: South Arm Community Centre
8880 Williams Rd, Richmond

When: September 13, 2016

Time: 6:00-8:00 pm

v eillia

Please note that this is not a City of Richmond event however there will be a city planner
present at the information session to answer general zoning and city process related questions.

For guestions in advance of the public information session, please contact:
Stefan Slot

Development Manager - Townline

604-276-8823, ext 205
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Appendlx D: Feedback forms recieved

.'l TOWNLINE

The Gardens Phase 3: Public Open House, September 13, 2016
Feedback Form

Townline thanks you for coming. Please review our presentation materials before you complete this
form. You are welcome to approach our staff with any questions. All comments are anonymous and
will be shared with the City of Richmond.

Question #1 — The Open House hoards illustrate the views of the proposed development from five
different points w;thm the future park. Do you have any concerns about how the proposed additional

l’ - . - - e v B L I B PR IR DR R Y

Question #2 ’—The proposed revisions will creaté increased shadowing on parks lands in winter time
between thehours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you
have any concerns regarding the increased shadowing within the future park?

|

Question #3 —!- One of the proposed buildings will be higher than currently allowed in the zone for The
Gardens. Based on the public views of the building from different [ocations in nearby areas, as shown
in the Oben House haardes. do you have any concerns about thic incraace in building height?

5159781
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Question #4 — As shown in the Open House Boards, the proposed townhouses would have tandem
(front —~~' -=~'" =~=ljpa fnr 21 Af 22 nite  Na vl have any comments about parking arrangements?

Question #5 — Do you support the proposed new development including the ten-storey building and
the townhouses?

Pleaset " le other comments that you would like to sharr

5159781
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M TOWNLINE

The Gardens Phase 3: Public Open House, September 13, 2016
Feedback Form

Townline thanks you for coming. Please review our presentation materials before you complete this
form. You are welcome to approach our staff with any questions. All comments are anonymous and
will be shared with the City of Richmond.

Question #1 — The Open House boards illustrate the views of the probosed development from five
different points within the future park. Do you have any concerns about how the proposed additional
height of one of the buildings would look and feel from inside the park?

Question #2 — The proposed revisions will create increased shadowing on parks lands in winter time
between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you
have any concerns regarding the increased shadowing within the future park?

Question #3 — One of the proposed buildings will be higher than currently allowed in the zone for The
Gardens. Based on the public views of the building from different locations in nearby areas, as shown
in the Open House boards, do you have any concerns about this increase in building height?

5159781
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Question #4 — As shown in the Open House Boards, the proposed townhouses would have tandem
(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements?

Question #5 — Do you support the proposed new development including the ten-storey building and
the townhouses?

Please provide other comments that you would like to share.

5159781
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M TOWNLINE

The Gardens Phase 3: Public Open House, September 13, 2016
Feedhback Form

Townline thanks you for coming. Please review our presentation materials before you complete this
form. You are welcome to approach our staff with any guestions. All comments are anonymous and
will be shared with the City of Richmond. '

Question #1 — The Open House hoards illustrate the views of the proposed development from five
different points within the future park. Do you have any concerns about how the proposed additional
height of one of the buildings would look and feel from inside the park?
NO -3 adewe (T igmet, G, AD  wp' T TE
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Question #2 — The proposed revisions will create increased shadowing on parks lands in winter time
between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you
have any concerns regarding the increased shadowing within the future park?

ND. 1T T~ T \G A HANEE ATHUL [lﬂMU\"

Question #3 — One of the proposed buildings will be higher than currently allowed in the zone for The
Gardens. Based on the public views of the building from different locations in nearby areas, as shown
in the Open House boards, do you have any concerns about this increase in building height?

ND . 10 % pepe
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Question #4 — As shown in the Open House Boards, the proposed townhouses would have tandem
(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements?
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Question #5 — Do you support the proposed new development including the ten-storey building and
the townhouses?

Neo o Tornint  uhe opas A H2eAT Jpo on

e tepdelT So e T oA S U VT il BaSik

OFFf oy Rt

Please provide other comments that you would like to share.
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M TOWNLINE

The Gardens Phase 3: Public Open House, September 13, 2016
Feedback Form

Townline thanks you for coming. Please review our presentation materials before you complete this
form. You are welcome to approach our staff with any questions. All comments are anonymous and
will be shared with the City of Richmond.

Question #1 — The Open House hoards illustrate the views of the proposed development from five
different points within the future park. Do you have any concerns about how the proposed additional

het=t=-f-=~g lings would lor'- ==~ £==1 £== ar

Question #2 — The proposed revisions will create increased shadowing on parks lands in winter time
between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you
have any concerns regarding the increased shadowing within +ha firtirra park?

Question #3 — One of the proposed buildings will be higher than currently allowed in the zone for The
Gardens. Based on the public views of the huilding from different locations in nearby areas, as shown
in the Onen House hoards, do you have any concerns about this increase in building height?

5159781
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Question #4 — As shown in the Open House Boards, the proposed townhouses would have tandem
(front and back) parking for 21 of 23 units. Do you have anv comments about parking arrangements?

Question #5 ~ Do you support the proposed new development including the ten-storey building and
the townhouses?
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M TOWNLINE

The Gardens Phase 3: Public Open House, September 13, 2016
Feedback Form

Townline thanks you for coming. Please review our presentation materials hefore you complete this
form. You are welcome to approach our staff with any questions. All comments are anonymous and
will be shared with the City of Richmond.

Question #1 — The Open House hoards illustrate the views of the proposed development from five
different points within the future park. Do you have any concerns about how the proposed additional

'< P TR R I ¥ A I...H.l:-uu;

Question #2 —The proposed revisions will create increased shadowing on parks lands in winter time
between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you
have any concerns regarding the increased shadowing within the future park?

Question #3 — One of the proposed huildings will he higher than currently allowed in the zone for The
Gardens. Based on the public views of the building from different locations in nearby areas, as shown

in 1. - . M Ll cis mmmcmomn mlhnnd Al e fnernnacn e hnildine haiahi?
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Question #4 — As shown in the Open House Boards, the proposed townhouses would have tandem
(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements?

Question #5 — Do you support the proposed new development including the ten-storey building and
the townhouses? ‘
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M TOWNLINE

The Gardens Phase 3: Public Open House, September 13, 2016
Feedback Form

Townline thanks you for coming. Please review our presentation materials before you complete this
form. You are welcome to approach our staff with any questions. All comments are anonymous and
will be shared with the City of Richmond.

Question #1 — The Open House hoards illustrate the views of the propdsed development from five
different points within the future park. Do you have any concerns about how the proposed additional
\stolt £ ~-~ of the buildings would look and feel from inside the park?

Question #2 — The proposed revisions will create increased shadowing on parks lands in winter time
between the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you
have any concerns regarding the increased shadowing within the future park?

Question #3 — One of the proposed buildings will be higher than -curréntly allowed in the zone for The
Gardens. Based on the public views of the building from different locations in nearby areas, as shown
in the Onen House boards. do vou have any concerns about this increase in building height?

5159781
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Question #4 — As shown in the Open House Boards, the proposed townhouses would have tandem
(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements?

Question #5 — Do you support the proposed new development including the ten-storey building and
the townhouses?

Please provide other comments that you would like to share.

5159781
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M TOWNLINE

The Gardens Phase 3: Public Open House, September 13, 2016
Feedback Form

Townline thanks you for coming. Please review our presentation materials before you complete this
Jform. You are welcome to approach our staff with any questions. All comments are anonymous and
will be shared with the City of Richmond.

Question #1 — The Open House boards illustrate the views of the proposed development from five
different points within the future park. Do you have any concerns about how the proposed additional
height of one of the buildings would look and feel from inside the park?
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Question #2 — The proposed revisions will create increased shadowing on parks lands in winter time
hetween the hours of 12 noon and 3 pm as identified in blue on the Shadow Studies Board. Do you
have any concerns regarding the increased shadowing within the future park?
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Question #3 — One of the proposed buildings will be higher than currently allowed in the zone for The
Gardens. Based on the public views of the building from different locations in nearby areas, as shown
in the Open Hnnica hnaarde da vau hava anv concerns ahout this increase in building height?
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Question #4 — As shown in the Open House Boards, the proposed townhouses would have tandem
(front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements?

Question #5 — Do you support the proposed new development including the ten-storey building and
the townhouses?

Please provide other comments that you would like to share.
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M TOWNLINE

The Gardené Phase 3: APublic Open House, September 13, 2016
Feedback Form

Townline thanks you for coming. Please review our presentation materials before you compiete this
form. You are welcome to approach our staff with any questions. All comments are anonymous and
will be shared with the City of Richmond.

Question #1 The Open House boards :Hustrate the views of the proposed development from five
differefit’ poinits within the futuré park. Do you have any concerns about how the proposed addltlonal
height of one of the buildings would look and feel from inside the park?

MO -

Question #2 ~ The proposed revisions will create mcreased sl _ydowmg on parks lands in winter time
between the hours of 12 noon and 3 pm as ldent"f‘ed m blue on the Shadow Studies Board. Do you
c have any concerns  regarding the mcreased shado "_l,n_g_:wlth_lvn,_t}]e__futu,_re,park? .

NO, I’T S IMMATERI BT |

Question #3 ~ One of the proposed buildings will be higher than currently allowed in the zone for The
Gardens. Based on the public views of the building from different locations in nearby areas, as shown
in the Open House boards, do you have any concerns about this increase in building height?

InRESING Bwmioivg  WRTGwT  Ane DTMUTY WL pe  [ReD i RitHmene

5158781

PH - 330

T e R O LT L 1 TR R e T S R




Question #4 —~ As shown in the Open House Boards, the proposed townhouses would have tandem
{front and back) parking for 21 of 23 units. Do you have any comments about parking arrangements?

Mo,

Questmn #5 - pvb pr‘l svypég_rtxt_he _pro_po_sed new dgyelgﬁméﬁt i'n‘qlixi:.{_ijng,t,hé‘ ten-storey bgildi‘n‘-‘g and
the townhouses? ' -

ey .
¥

Pléase provide bther comments that you would like'to share.” "

5159781

PH - 331




- ATTACHMENT 4

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, October 19, 2016 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

DP 16-741981 — SECOND APPLICATION FOR THIRD PHASE MIXED USE
DEVELOPMENT COMPRISED OF 10-STOREY AND 3-STOREY RESIDENTIAL
BUILDINGS (168 MARKET UNITS & 12 LOW END MARKET RENTAL UNITS)

 APPLICANT: Townline Gardens Inc.

5217500

PROPERTY LOCATION: 10780 and 10788 No. 5 Road and 12733 Steveston Highway

Applicant’s Presentation

Stephen Slot, Development Manager, Townline, Architect Joseph Lau, ZGF Cotter
Architects, and Landscape Architect Jennifer Stamp, Durante Kreuk Ltd., presented the
project and answered queries from the Panel on behalf of the applicant.

Panel Discussion
Comments from the Panel were as follows:

. the north fagade of the project is not as successful at reading like a miniature
cityscape as viewed from the park; buildings look disjointed and some building
elements appear pasted on;

As noted at panel, the model was damaged during transportation. Due to the
“frame” not being on the model when it was presented, we believe that this
de-emphasized the miniature cityscape concept of our design. The panel did
note that the concept was clear on the renderings and other presentation
material. Also in response to panel comments, we have lifted the northwest
Sframe up one level to create a clearer read on the north volume and
eliminated the ‘tacked-on’ feel of the expression.

. lower portions of the proposed ten-storey building appear tall; many floors look
the same; the building massing appears more prominent when viewed from the
park;

We have taken steps to break up the facade on the courtyard side on Building
E1. We have set up a more gradual/progressive shift in form and texture on
this facade that we believe has broken up the mass and improved the
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proportions of the building. By adding the ‘zig-zag’ balconies from level 8 to
levels 6 and 7, there is a cleaner read in the shift of the massing as it runs up
the building. Both the “base” of the building and the transition to the upper,
recessed tier is also more clearly read.

consider a more continuous design for the lower portions of the ten-storey
building; carefully designed townhouse buildings work but the design of the
ten-storey building is not as successful;

As noted, we have made changes to the facade to improve on the continuity
and clarity of our design.

consider a larger setback at the 4™ or 5™ level of the ten-storey building; the low
datum line and multiple storeys above it makes the ten-storey building appear
heavy;

As noted, the introduction of the level 8 expression onto level 6 and 7 has
made the read of the lower base levels read more clearly. The brick frame of
the will be lifted on the north and west corners to visually bring up the datum.

appreciate the overall scheme for the proposed development; “neighbourly”
moves, e.g. creating interesting corners, introducing setbacks to the buildings
behind the guardrails, and introducing bandings reduce the massing of the ten-
storey building;

the cluster of three 3-storey townhouse buildings are an improvement over the
original proposal for a 4-storey apartment building;

concerned about thermal bridging; thermal breaks for projections are difficult
and expensive; concrete projections and fins act like “radiators™;

increasing the height of the building from eight to ten-storeys is not a concern;
however, diminishing the height and massing of the additional upper floors is
challenging; the applicant’s approach to lighten the two uppermost floors
appears more successful in the renderings than in the model; consider alternate
ways to lighten the two uppermost floors, e.g. changing the proposed window
specifications and wall systems; also consider design development and change
materials for the wood soffit to visually reduce the apparent height of the ten-
storey building;

The wood soffit of the roof overhang has been deleted to eliminate the
cornice/cap effect as noted by panel. The transition up to the uppermost tier
is more gradual as noted above.

appreciate the proposed roof terraces in townhouse building “F2”’; consider
introducing skylights or glazing at the stairs to introduce natural lighting inside
the townhouse units;

Glazing into the stair well has been added to the stair pop up to introduce
natural light into the stairwell.

nice project; provides beautiful views of the park to the north;
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the project is on the right track from a sustainability perspective;

proposed window design of buildings create an opportunity for good views to
the park; however, it is also a thermal comfort concern; applicant needs to
address this issue;

extensive use of spandrel glass is also a concern from a thermal performance
sustainability perspective;

All spandrel panel is backed by an insulated drywall, back-up wall. While the
exterior of the building reads as large field of window wall, from the interior,
the wall reads more like punched openings. An energy model was already
performed for Building E2. Due to the insulated, drywall backup wall being
implemented on the window wall system, we are actually surpassing the
required performance values. The same exercise will be performed for
Building E1.

the project’s target of four energy points with residential heat pumps may not be
achievable;
This is a target only. The LEED certification is not being pursued.

use of LED lighting and low-flow fixtures will enable the project to gain more
energy points;

All common area lights will be LED and all fixtures will be low-flow.

appreciate the applicant doing enhanced commissioning for energy credits;
applicant needs to engage the commissioning agent as soon as possible; also
appreciate the applicant doing measurement and verification to gain energy
credits; not normally done in projects due to the additional costs involved;

The panelist was reading from an older DP submission. We are not pursuing
points for either enhanced commissioning or verified measurements for this
application as we currently have enough to satisfy the requirements.

proposed use of compact fluorescent lighting is outdated and not currently
considered a sustainable energy strategy; consider instead using LED lighting
which is a more recent approach;

All common area lighting will be LED

appreciate the affordable units will include universal design features; applicant

- needs to include detailed unit lay-outs in future presentations of the project;

Boards with larger scale unit layouts were available at panel but were not
viewed.

consider replacing swing doors in bathrooms of apartment and townhouse units
with sliding doors (i.e., barn door type or pocket doors) to enhance accessibility
and provide more floor space;

Where possible, sliding doors will be implemented.

agree with the comment that the proposed townhouse buildings are an
improvement over the previous proposal;
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consider design development to the two uppermost floors of the ten-storey
building as they currently appear “placed on”;
As noted above.

appreciate the height of buildings stepping down towards the highway;

reconsider the reveal at the corner of building “E2” and consider a continuous
treatment to read more as a fagade that wraps instead of having a notch at the
corner;

The break in the roof is to follow the inside corner condition below. The cut
corner of the roof will be maintained to mimic the massing below it. This also
helps to break up the massiveness of the roof plane as viewed from the street
level.

townhouse residents should have access to the green roof to get views to the
park;

The space above the bike pavilion has been made accessible to the Building
F3 townhome units, providing residents with additional outdoor space. The
green roof material has been replaced with artificial turf to enhance its
usability for residents and raised planters provide a space for gardening for
the residents.

the proposed development is an improvement over the previous proposal;

proposed increase in the height of building “E1” is not a concern; views of
buildings from the park works well and gives the park a feeling of enclosure;

appreciate the proposed cluster of townhouse buildings; hope that the future
development of the park will achieve its fullest potential and commensurate
with the quality of development facing the park;//

appreciate the wider walkway in the pedestrian mews;

consider design development to the north end of the pedestrian mews to
enhance the sense of openness from and to the park; look at the proposed
structures and planting at the north end of the mews;

The feature trellis at the north end of the mews will be designed as a tall, open
cantilevered structure as demonstrated in Section G on sheet L-2.1. This
structure will mark the plaza as the focal point of the mews and establish a
strong visual connection with the public park to the north and the urban
village to the south. The cantilevered design minimizes the number of posts at
the ground plane allowing for various site furnishing opportunities, while the
angled roof structure opens to the north and south further enhancing visual
connectivity and openness through the structure. ' ‘
consider introducing interesting paving materials for the internal roads in the
cluster of townhouse buildings; look at precedence in the Olympic Village;

Concrete banding has been introduced in the internal roads in the cluster of
townhome buildings to break up the asphalt.
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planting plan symbols in the plans provided by the applicant are hard to read;

Planting Plans on sheets L1.1 — 1.3 are at 1/8” scale. Tree fills have been
turned off to improve the readability of the plant symbols.

support the project and look forward to the City developing the park to match
the quality of the proposed development;

in relation to a previous comment, consider shifting up the brick frame on the
south corner in building “E1” so the setback will be above it; will raise up the
outlines of the ten-storey buildings when viewed from the park; and

agree with the comment that residents of the proposed cluster of townhouse
buildings should have access to the extensive green roof over the bicycle
pavilion to access views to the park.

Townhouse F3 will have access to the roof above the bike pavilion in lieu of
having access to the park views to the north. The extensive green roof will be
replaced with artificial turfto enhance usability. Raised planters will be
placed to allow for gardening opportunities for residents.

Panel Decision

It was moved and seconded
That DP 16-741981 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

CARRIED
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2 City of
% Richmond Development Permit

No. DP 16-741981
To the Holder: TOWNLINE GARDENS INC.

Property Address: 10780 NO. 5 ROAD, 10788 NO. 5 ROAD AND
12733 STEVESTON HIGHWAY

Address: C/O JOSEPH LAU, ZGF COTTER ARCHITECTS
901 — 838 WEST HASTINGS STREET
VANCOUVER, BC V6C 0A6

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:

(a) For the most westerly building (Building E1), increase the maximum height over a
parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys and 33.6 m; and

(b) For the most westerly building (Building E1), increase the allowable projection of
unenclosed balconies into a side yard setback abuttlng the Agricultural Land Reserve,
from a maximum of 0.9 m to 1.8 m.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans 1 to 28 attached hereto.

5. Sanitary sewers, water, drainage, highways, street lighting, underground w1r1ng, and
sidewalks, shall be provided as required.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

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

This Permit is not a Building Permit.
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Development Permit
No. DP 16-741981

To the Holder: TOWNLINE GARDENS INC.

Property Address: 10780 NO. 5 ROAD, 10788 NO. 5 ROAD AND
12733 STEVESTON HIGHWAY

Address: C/O JOSEPH LAU, ZGF COTTER ARCHITECTS
901 — 838 WEST HASTINGS STREET
VANCOUVER, BC V6C 0A6

AUTHORIZING RESOLUTION NO. - ISSUED BY THE COUNCIL THE
DAY OF ,

DELIVERED THIS DAY OF ,

MAYOR

5217500 | PH - 338
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- Development Permit Panel
Wednesday, November 30, 2016

Correspondence

None.

Gallery Comments

None.

Panel Decision

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

1. Peérmit the construction of one (1) 10-storey residential building and three (3) 3-
storey residential buildings at 10780 No. 5 Road on a site zoned “Commercial
Mixed Use (ZMU18) — The Gardens (Shellmont)”’; and

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

a) For the most westerly building (Building E1), increase the maximum height
over a parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys
and 33.6 m; and

b) For the most westerly building (Building FEIl), increase the allowable
projection of unenclosed balconies into a side yard setback abutting the
Agricultural Land Reserve, from a maximum of 0.9 m to 1.8 m.

CARRIED

New Business

of Next Meeting: December 14, 2016

5. Adjournment

It was moved and seconded
That the meeting be adjourned at 3:5

3243398
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Development Permit Panel
Wednesday, November 30, 2016

2.  Development Permit 16-741981
(REDMS No. 5217500)

APPLICANT: Townline Gardens Inc.

PROPERTY LOCATION: 10780 No. 5 Road

INTENT OF PERMIT:

1.

Permit the construction of one (1) 10-storey residential building and three (3) 3-
storey residential buildings at 10780 No. 5 Road on a site zoned “Commercial
Mixed Use (ZMU18) ~ The Gardens (Shellmont)”; and

Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) For the most westerly building (Building E1), increase the maximum height
over a parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys
and 33.6 m; and

b) For the most westerly building (Building E1), increase the allowable projection
of unenclosed balconies into a side yard setback abutting the Agricultural Land
Reserve, from a maximum of 0.9 m to 1.8 m.

Applicant’'s Comments

Joseph Lau, ZGF Cotter Architects, accompanied by Stephen Slot, Townline
Developments, provided background information on the proposed development and
highlighted the following:

5243398

the project is the last phase (Phase 3) of “The Gardens” mixed-used development;

the original development permit application for Phase 3 was approved by Council in
June 2016; however, the applicant is applying for a new development permit
specifically for Building E1 and Buildings F1, F2 and F3 to respond to the Ministry
of Transportation and Industry (MoTI) plan for a future expansion of Highway 99 as
part of the George Massey Tunnel Replacement (GMTR) project;

the revised scheme for Phase 3 will redistribute the density from housing units
adjacent to Highway 99 to the center of the subject site, through replacing the
original proposal for a four-storey apartment building with a cluster of three 3-storey
townhouse buildings and increasing the height of Building E1 from eight to ten
storeys; and

the applicant is requesting a variance to increase the height of Building E1 and
another variance to increase the projection of unenclosed balconies of Building El
from 0.9 meters to 1.8 meters into the side yard setback abutting the park to the
north.
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Development Permit Panel
Wednesday, November 30, 2016

5243398

Dan Van Haastrecht, Durante Kreuk Ltd., briefed the Panel on the main landscaping
features of the project, noting that the proposed design of the courtyard area between
Buildings E1 and E2 and the central pedestrian mews that connects the site to the park to
the north have remained largely unchanged in the new development permit application.

Mr. Van Haastrecht added that the proposed landscaping changes are in the areas around
the cluster of townhouses including (i) improvements to the surface treatment of the drive
aisle entrance, (ii) addition of east-west pedestrian connection for the townhouse cluster to
the pedestrian mews, (iii) provision of accessible green roof area over the bicycle pavilion,
and (iv) removal of the proposed dog park in the northeast section of the subject site
which will be subject to future expropriation by the Ministry of Transportation and
Infrastructure for the future GMTR project. '

Staff Comments

Mr. Craig advised that (i) the proposed variance for increasing the projection of balconies
is consistent with the previously approved development permit for Phase 3, (ii) the revised
proposal reallocates the affordable housing units on the subject development, resulting in
an increase in the total floor area for affordable housing being provided and an increase in
family-oriented affordable housing units, (iii) no significant changes have been made to
the overall landscape design for the project, and (iv) the proposed apartment and
townhouse designs will conform to the Canada Mortgage and Housing Corporation
(CMHC) standards for mitigation of traffic-related noise as per the acoustical engineering
report provided by the applicant.

Panel Discussion

In response to queries from the Panel, Mr, Lau acknowledged that (i) changes in the
architectural treatment for Building E1 will minimize the visual impact of its increased
height, (ii) projected shadow impacts of Building E1 on the park and neighbouring
developments to the northeast would be limited to the winter months and only for short
durations during sunny days, (iii) the proposed additional two storeys for Building El
would be accommodated with less than the normal corresponding increase in building
height due to the proposed concrete construction, (iv) the applicant did not receive any
negative comments regarding the proposed development during the public consultation
meeting that was held on September 13, 2016, (v) the total number of proposed housing
units for Phase 3 has been reduced as a result of the density transfer to the center of the
subject development, and (vi) appropriate measures are expected to be undertaken by
MoTT to mitigate the impact of traffic noise to the subject development when the Highway
99 road interchange will be constructed in the future.

The Panel expressed support for the project, noting that (i) the proposed redesign of the

subject development and density transfer are well thought out, (ii) the shadow impacts of

the increased height of Building E1 on the park and neighbouring developments would be

minimal, and (iii) the proposed variations in building heights have made the subject .
development more visually appealing.
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Regular Council
Monday, January 9, 2017

DEVELOPMENT PERMIT PANEL

R17/1-10  15. It was moved and seconded
(1)  That the minutes of the Development Permit Panel meetings held on
November 30, 2016 and December 14, 2016 and the Chair’s report
Jor the Development Permit Panel meetings held on November 30,
2016, and December 14, 2016, be received for information; and

(2)  That the recommendations of the Panel to authorize the issuance of a
Development Permit (DP 16-723753) and a Heritage Alteration
Permit (HA 16-723754) for the property at 3811 Moncton Street be
endorsed, and the Permit so issued,

CARRIED

Wayne Craig, Director, Development, noted that the applicant for 10780 No.5
Road had revisited the design of their proposal after information was made
available regarding the proposed design of the George Massey Tunnel
replacement project interchange. Comments were made regarding the
placement of the units in relation to the adjacent highway and the proposed
height of the buildings. The merits of referring the matter to a Public Hearing
were discussed.

R17/1-11 It was moved and seconded
That Development Permit (DP 16-741981) for the property at 10780 No. 5
Road be forwarded to the Public Hearing on February 20, 2017, and that
staff contact the applicant to convey the concerns expressed by Council with
regards to tandem parking, building heights, and living conditions.

CARRIED
. ADJOURNMENT
R17/1-12 [t was MmOt econded
That the meeting adjou i [ 112 ).
CARRIED
12,
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Regular Council meeting for Public Hearings
Monday, February 20, 2017

6. DEVELOPMENT PERMIT (DP 16-741981)
(Location: 10788 No. 5 Road (also referred to as 10780 No. 5 Road and
12733 Steveston Highway); Applicant: Townline Gardens Inc.)

Applicant’s Comments:

John O’Donnell and Rick Ilich, Townline Gardens Inc., explained that the
Province announced the design of the future Highway 99 interchange after the
development permit for The Gardens project was approved and construction
of the first building had commenced. Given the magnitude of the new
interchange, a new development permit was subsequently submitted to
increase the height of The Gardens’ eight-storey building (‘Dahlia’) to a ten-
storey building; and to change the four-storey building (‘Jasmine’) to a cluster
of three-storey townhouse buildings. The buildings would be oriented in a
manner that minimized impacts and situated more of the homes further away
from the anticipated noise of the adjacent highway. Approximately 1,100
members of the public were sent invitations to attend a public information
session hosted by the applicant (14 members of the public attended).

Council commended the applicant’s efforts to consult with the community,
and questioned if the configuration of the buildings could be reoriented to
improve the views and address concerns from the adjacent neighbourhood.

Written Submissions:
Peter McKenna-Small, 11400 Sealord Road (Schedule 3)

Rae Nix, 11900 Seabrook Crescent (Schedule 4)

Rick Ilich, Townline Gardens Inc. (Schedule 5)

Leung Pingsun, 10880 No. 5 Road (Schedule 6)

Frank Suto, Richmond Resident (Schedule 7)

Stefanie Weng, 8011 Ryan Road (Schedule 8)

Don and Isobel Johnston (Schedule 9)

Bernie and Trisha Hoffman, 10571 Seaham Crescent (Schedule 10)
Marty McKinney, 11520 Seahurst Road (Schedule 11)

Donald Flintoff, 6071 Dover Road (Schedule 12)

Bryan Fraser and Shelagh Brennan, 201-12339 Steveston Highway (Schedule
13)
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Regular Council meeting for Public Hearings
Monday, February 20, 2017

Erika Simm (Schedule 14)
Stefan Emberson (Schedule 15)

Submissions from the floor:

Peter Kafka, 10781 Seamount Road, noted his opposition to the development
permit and expressed concerns regarding the privacy impacts of increasing the
height of the most westerly building (‘Dahlia”). Mr. Kafka urged Council to
maintain its prior commitment to a lower building height.

lan Flanger, 10720 Seamount Road, expressed concerns regarding the
increased height of the most westerly building (‘Dahlia’), as it was contrary to
what neighbours expected. He added that the additional vehicles from The
Gardens development would likely worsen traffic congestion in the area.

Discussion:

In response to questions raised by Council, the applicant offered the
following:

» anincrease in two (2) storeys represents a 20-foot height increase to the
western-most building of the development’s three buildings (‘Dahlia’);

»  the ecight-storey building to the east is already under construction and
the parkade has been built; 95% of the homes in the building have been
sold; and

» concerns regarding the impacts of the recently announced Highway 99
interchange design will be conveyed to the Province.

In response to questions raised by Council, staff noted that information on the
Development Permit Panel’s June 2016 consideration of the building’s prior

height increase from six storeys to eight storeys would be provided to
Council.

PH17/2-7 It was moved and seconded

(1)  That Development Permit 16-741981 be referred to the March 20,
2017 Public Hearing to be held at 7:00 p.m. in the Council
Chambers; and
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Regular Council meeting for Public Hearings
Monday, February 20, 2017

(2) That DP 16-741981 be referred back to staff for an exhaustive
analysis and review, with the applicant, of all possibilities and
potential revisions to the proposed development in response to
concerns raised at Public Hearing and report back at the next Public

Hearing.
CARRIED
ADJOURNMENT
PH17/2-8 It was moved and seconded
That the meeting adjourn (8:13 p.m.).
CARRIED

Certified a true and correct copy of the
Minutes of the Regular meeting for Public
Hearings of the City of Richmond held on
Monday, February 20, 2017.

Mayor (Malcolm D. Brodie) Acting Corporate Officer
(Claudia Jesson)
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MayorandCouncillors

From: Webgraphics

Sent: Wednesday, 8 February 2017 17:11

To: MayorandCouncillors

Subject: Send a Submission Online (response #999)
Follow Up Flag: Follow up

Flag Status: Flagged

Send a Submission Online (response #999)

Survey Information

Schedule 4 to the Minutes of the
Public Hearing meeting of
Richmond City Council held on
Monday, February 20, 2017.

To Public Hearing
Date: f£6 20 203
Item #._
Re: /0FFF No. T R4

(DP j6b-34{18))

Site:

City Website

Page Title:

Send a Submission Online

URL:

hitp://ems.richmond.ca/Page1793.aspx

Submission Time/Date:

2/8/2017 5:10:02 PM

Survey Response

Your Name

rae nix

Your Address

11900 seabrook crescent

Subject Property Address OR

Bylaw Number

Townline Gardens Inc.

Comments

| have attended several meetings held by Townline.
The first sessions were back when they were telling
the community they had purchased the mall and
planned to build apartments. Most of the members
of the community made it very clear we did not
want buildings behond four stories. We got six.
Now they are wanting to build' even higher. |
oppose it. With all the added apartments in this
location and prospects of townhouses across the
street on No. 5 Rd. there is a dire need for better
infrastructure. Traffic is ridiculous now and we can
only expect that it will get worse with the increase
of building permits.
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Schedule 5 to the Minutes of the Te Public Hearing TO: MM@% & EACH

Public Hearing meeting of  {Bats: Fd’)ﬂ]ﬂﬂl 20,201F ~ COUNCILLOR
Richmond City Council held on  jitem 2.0 EROM: CITY CLERK'S OFEICE
Monday, February 20, 2017. a: DP 16-F4(9%|

N B = ‘SUﬁe 1212, 450 SW Marine Drive Fain 604 327-8740
Vancouver, BC, Canada V5X 0C3 Fax 604 327-5030 www.fownline.ca

February 16, 2017

Attn: Mayor and Council
City of Richmond PHOTGO Dy
6911 No. 3 Road

Richmond, BC V6Y 2C1 -

F l’l‘ 1 ff g?; 7
Dear Mayor and Council, ‘ C 55
PEN
& DISTRIBUT
RE: The Gardens —Phase 3 - 10788 No. 5 Road — DP 16-741981 - Additional Public Information Session and

Project Information

This letter is to provide Mayor and Council with additional information on our de\}elopment permit application
with variances (DP 16-741981). The application proposes to add two storeys to an already approve 8 storey
building and reduce the density and height of the building next to Highway 99. We are hosting a second public

information session February 16, 2017 and with this letter are including a copy of the material to be presented
during that session.

Townline believes in public consultation as proven back in 2009 when we hosted several workshops with the
community which ultimately led to full support for the overall Gardens site specific zoning.

During the Regular Council Meeting of January 9, 2017 we understood that Council had concerns with the timing of
our first public information session for DP 16-741981 held on September 13, 2016 which coincidentally coincided
with an open house of the George Massey Tunnel Replacement Project. We have scheduled a second public
information session for February 16, 2017 from 6:00 to 8:00 pm at the Gardens Presentation Centre located at
#140, 10880 No. 5 Road.

Prior to this second public information session we erected a construction crane and indicated the proposed two
storey height increase with orange fencing on the crane base which provided the community the opportunity to

view the additional height from their home or yard. We have included an image at the end of this letter for your
information.

We are not only building for today’s residents of Richmond but also for the future residents of the Gardens. We
purposely located the two taller buildings (Calla and Dahlia) in the centre of the overall community. Dahlia (for
which we seek the height variance) is approximately 660 feet (200 meters) from the nearest single family home
located to the West and approximately 575 feet (175 meters) from the future widened Highway to the East. The
question was raised in the January 9, 2017 Council meeting as to why the applicant had not located the taller
building closer to the Highway as to block the view from the highway and future Steveston highway interchange.
We deliberately located the taller building (Dahlia) in the centre of the community therefore minimizing the
number of future residents from being too close to the Highway. This approach was supported by Planning Staff,
Advisory Design Panel (October 19, 2016) and Development Permit Panel (November 30, 2016).

The proposed Development Permit locates 23 townhomes on the East side of the Gardens. We undertook careful
site planning to ensure that 16 of the townhomes have direct views of the future City park from all three levels,
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therefore ensuring that the highway widening will have as minimal of an impact to residents of the Gardens as
possible.

We encourage Mayor and Council to view the markers on the construction crane which demonstrates the impact
to the neighbouring community which we believe to be minimal due to large amounts of mature neighbourhood
irees and the inherent East West street grid in the community which positions the majority of homes away from

direct view of the Gardens.

To date our current application has received support from Planning Staff, Advisory Design Panel and Development
Permit Panel and we look forward to council’s support on February 20, 2017.

Sincerely,

Townline Gardens Inc.

Rick ilich
President

Documentation Enclosed:
11X17 prints of the presentation materials presented at the public information session of February 16, 2017
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Schedule 6 to the Minutes of the
Public  Hearing meeting  of
Richmond City Council held on

MayorandCouncillors Monday, February 20, 2017.
From: Webgraphics . -
Sent: Wednesday, 8 February 2017 19:23 To Public Hearing

) . Date:_Fey
To: MayorandCouncillors 2 20, R0 )
Subject: Send a Submission Online (response #1000) itsm’# b

Re: /030 Ap. 5 Ruf

Follow Up Flag: Follow up (DP 16 -3¢ |19 £1)
Flag Status: Flagged d

Send a Submission Online (response #1000)

Survey Information

Site:  City Website

Page Title: | Send a Submission Online

URL.: " http://cms.richmond.ca/Page1793.aspx

Submission Time/Date: | 2/8/2017 7:22:20 PM

Survey Response

Your Name LEUNG PINGSUN

Your Address 321-10880 NO.5 ROAD,RICHMOND,BC

Subject Property Address OR

Bylaw Number BYLAW 8500

REJECT TO INCREASE THE MAX HEIGHT
OVER A PARKADE STRUCTURE FROM 6
Comments STOREYS TO 10 STOREYS. THE INCREASE
WILL CREATE TOO MUCH TRAFFIC TO THIS
AREA.
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Schedule 7 to the Minutes of the
Public Hearing meeting of
Richmond City Council held on

MayorandCouncillors ' Monday, February 20, 2017.

From: Frank Suto <fsuto@shaw.ca> To Public Hearing

Sent: Thursday, 9 February 2017 18:33 Date: Feb. 20, 201F

To: MayorandCouncillors itemn #_\2

Subject: The Gardens Public Hearing Re: 10188 No.§ Rd.
(DR_ib-3%1941)

Follow Up Flag: "~ Follow up -

Flag Status: Completed

Feb 9, 2017

Development Variances Requested by Townline for “The Gardens” project
Feb 8 letter regarding a Public Information Session and Public Hearing from Townline
Undated Notice of Public Hearing from the City of Richmond

I received both missives yesterday and offer the following comments:

While both reference the same development permit number (DP 16-741981) there is considerable variation in the
information presented which I found to be confusing and suspect most will find confusing.

The notice form the City indicates a request from the developer to increase the height of an approved six story 25.0 m
high structure to a ten story 33.6 m high structure and a request to increase the allowable projection of unenclosed
balconies from 0.9 m to 1.8 m.

The notice from Townline indicates a request to increase the height of one of two approved eight-storey 24.2 m high
structures to a ten-storey 30.2 m structure and moving from one four-storey structure to three three-story structures.

A call to the City provided a fuzzy clarification: While the City’s notice was technically correct; the information within
the Townline letter is a more complete description of what is already approved (including variances) and what is being
requested.

I’m still scratching my head with regard to the difference between the City’s notice and Townline’s letter. Nevertheless
as a resident of the area I am of the opinion that any structure taller than the approved 25.0 m height should not be
approved. The approved 25.0 m height is, in my opinion, already too high and out of character for the area and will set a
precedent and open the door for additional requests for tall structures in the area.

The new bridge will provide enough visual distraction without the addition of residential towers.

While I am sympathetic to Townline’s issue of proximity to Hwy 99; Hwy 99 is still in the same place it was before the
project was proposed. And based on what I’ve learned about the proposed Hwy 99 / Steveston Hwy interchange it won’t
be getting all that much closer.

As aresult I would suggest that Townline stay with what’s already approved or come up with a new plan that increases
separation from Hwy 99 with increased low rise density (no more than four or five storeys) toward the western side of the
property. The outcome may be a project with fewer than the presently approved 500 residential units.

Without an understanding of what structures would abut ALR land on the north side (and the setback) it’s difficult to offer
an opinion one way or another on balconies.

I’d also like to suggest that the City re-address the geometry of the No 5 Road and Westminster Hwy intersection.
Anyone travelling westbound along Steveston Hwy has to make a 110 to 115 degree right turn (should be 90 degrees) into

PH -,401



a narrow right lane to go north on No 5 Road only to run into a standing bus at a bus stop on a regular basis. Not a good

situation, especially if eastbound Steveston Hwy traffic is turning left (less than 90 degrees) into the narrow No 5 Road
northbound left lane.

Sincerely,
Frank Suto
Shellmont resident.

FEB 10 2017
\ RECEIVED
CLERK'S
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Schedule 8 to the Minutes of the
Public Hearing meeting of
Richmond City Council held on

MayorandCouncillors Monday, February 20, 2017.
From: ' Webgraphics - -
Sent: Wednesday, 15 February 2017 21:50 ' To Fiubhc Hearing

~To: MayorandCouncillors Dste: Feb 20, 20/3
Subject: Send a Submission Online (response #1002) item £ (o

Re: 10388 No. T Rd
(DP 141981

Send a Submission Online (response #1002)
Survey Information

Site: | City Website

Page Title: Send a Submission Online.

URL: http://cms.richmond.ca/Paqe1793.aspx

Submission Time/Date: i 2/15/2017 9:49:58 PM

Survey Response

Your Name Stefanie Weng

Your Address 309 - 8011 Ryan Road

Subject Property Address OR

Bylaw Number Townline Gardens DP-16-741981.

As along time resident in the area, we welcome
the new development at the Gardens. There have
not been any new apartments in the area for long
time. This development is a great addition to the
Comments area. It is also in a very convenient location with
public transportation at the door step and close to
the highway to Vancouver or to the Surrey. The
park area is great and hard to find in any new
development. | fully support this new development.

FEB 16 2017

RECEIVED //
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portion of the development (closer to the highway)
but ideally keep them no higher than the currently
approved height.
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