Public Hearing Agenda

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

Tuesday, September 8, 2015 -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 9243 (RZ
15-694974)
(File Ref. No. 12-8060-20-009243; RZ 15-694974) (REDMS No. 4563706)
PH-10 See Page PH-10 for full report
Location: 10291 No. 5 Road
Applicant: Jasdeep and Harpreet Mann
Purpose: To rezone the subject property from “Single Detached

(RS1/E)” to “Compact Single Detached (RC2)”, to permit
the property to be subdivided to create two (2) lots with
vehicle access to/from the existing rear lane.

First Reading:  July 13, 2015
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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PH-28
PH-59

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9243.

RICHMOND OFFICIAL COMMUNITY PLAN BYLAW 9000,
AMENDMENT BYLAW 9260, OFFICIAL COMMUNITY PLAN
BYLAW 7100, AMENDMENT BYLAW 9273, AND RICHMOND
ZONING BYLAW 8500, AMENDMENT BYLAWS 9261 AND 9262 (RZ

14-660662 AND RZ 14-660663)
(File Ref. No. 12-8060-20-009260/009261/009262/009273; RZ 14-660662 and RZ 14-660663) (REDMS
No. 4594676)

See Page PH-28 for staff memorandum dated July 10, 2015

See Page PH-59 for full report

Location: 23200, 23241, 23281, 23301, 23321, 23361 and 23381
Gilley Road; 23000, 23060, 23066, part of 23080 and part of
23100 Westminster Highway; and part of 4651, 4671, and
4691 Smith Crescent

Applicant: Oris Developments (Hamilton) Corp.

Purpose of Richmond Official Community Plan Bylaw 9000, Amendment
Bylaw 9260:

To amend Schedule 2.14 - Hamilton Area Plan to:

» amend the text respecting the “Neighbourhood Village Centre (Retail and
Office with Residential Above 4 Storey 1.50 FAR)” land use designation to
require that non-residential uses be located on the ground floor of buildings
for minimum depth of 10.0 m (33.0 ft.) of the north side of Gilley Road and
within 15.0 m (50.0 ft.) of the south side of Gilley Road instead of the entire
ground floor, and to add a range of assisted living residential uses to be
permitted where residential apartments are permitted; and

» re-designate 23066 and parts of 23080 and 23100 Westminster Highway
from “Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)” to
“Neighbourhood Village Centre (Retail and Office with Residential above 4
Storey 1.50 FAR)”.

Location: Entire Hamilton Area Plan

Applicant: City of Richmond
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Purpose of Official Community Plan Bylaw 7100, Amendment Bylaw 9273:

To amend Official Community Plan Bylaw 7100 to delete the exiting Schedule
2.14 — Hamilton Area Plan in its entirety which has been previously replaced by
new Schedule 2.14 — Hamilton Area Plan included within Official Community
Plan Bylaw 9000.

Location: Parts of 23241 and 23281 Gilley Road; Part of 23060, 23066
and 23080 Westminster Highway; and Part of 23100
Westminster Highway

Applicant: Oris Developments (Hamilton) Corp.
Purpose of Richmond Zoning Bylaw 8500, Amendment Bylaw 9261

To create the "Low Rise Apartment (ZLR27) — Neighbourhood Village Centre
(Hamilton)” zone and rezone a 0.58 ha. (1.43 acres) site on parts of 23241 and
23281 Gilley Road and part of 23060, 23066, 23080, and part of 23100
Westminster Highway from "Single Detached (RS1/F)” to "Low Rise
Apartment (ZLR27) — Neighbourhood Village Centre (Hamilton)” to permit
development of a 130-unit congregate housing / apartment building, with 82
congregate housing units, 18 memory ward care units and 30 strata apartment
units, on Oris Parcel 3.

Location: 23241, 23281 and part of 23301 Gilley Road; Part of 23060,
and 23000 Westminster Highway
Applicant: Oris Developments (Hamilton) Corp.

Purpose of Richmond Zoning Bylaw 8500, Amendment Bylaw 9262:

To create the "Residential / Limited Commercial (ZMU29) — Neighbourhood
Village Centre (Hamilton)” zone and rezone a 0.44 ha. (1.10 acres) site at
23241, 23281, and part of 23301 Gilley Road and part of 23060 and 23000
Westminster Highway from "Single Detached (RS1/F)” to a proposed new,
mixed-use "Residential / Limited Commercial (ZMU29) - Neighbourhood
Village Centre (Hamilton)” to permit development of a 73-unit mixed-use
building with ground-floor commercial on Oris Parcel 2.

The proposed mixed-use building on Parcel 2 and congregate housing /
apartment building on Parcel 3 are the first rezoning applications to be
considered under the recently updated Hamilton Area Plan and are the first
steps to establish the new Hamilton Village Centre envisioned under the Area
Plan. These two (2) developments are connected in that they share a common
driveway and a common amenity space located on Parcel 3 and have connected
parkades.
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Related Information — No Action Required at Public Hearing:

Hamilton Area Plan Community Amenity Capital Reserve Fund Establishment
Bylaw No. 9276 is proposed to create a capital reserve fund for receipt of
amenity contributions that are received from applicants for rezoning
applications consistent with the Hamilton Area Plan.

First Reading:  July 13, 2015
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 Official Community
Plan Bylaw 9000, Amendment Bylaw 9260.

2. Action on second and third readings of Official Community Plan Bylaw
7100, Amendment Bylaw 9273.

3. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9261.

4.  Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9262.

5. Adoption of Official Community Plan Bylaw 7100, Amendment Bylaw
9273.
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PH-151

PH-157

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9264
(File Ref. No. 12-8060-20-009264; 08-4430-03-11) (REDMS No. 4596479)

See Page PH-151 for full report

Location: City-wide
Applicant: City of Richmond
Purpose: To clarify that notification signs for City-initiated rezoning

or text amendments are not required.
First Reading:  July 13, 2015
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 9264.

2. Adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9264.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAW 9270 (RZ

15-697230)
(File Ref. No. 12-8060-20-009270; RZ 15-697230) (REDMS No. 4620626)

See Page PH-157 for full report

Location: 11811 Dunford Road
Applicant: 1006738 BC Ltd.
Purpose: To rezone the subject property from “Single Detached

(RS1/E)” to “Single Detached (RS2/A)”, to permit the
property to be subdivided to create two (2) lots with vehicle
access to Dunford Road.

First Reading:  July 27, 2015

Order of Business:
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PH-175

PH-177

Presentation from the applicant.

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

(@) Geraldine Wray, 4460 Garry Street
2. Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9270.

OFFICIAL COMMUNITY PLAN BYLAW 7100, AMENDMENT
BYLAW 9274 AND RICHMOND ZONING BYLAW 8500,

AMENDMENT BYLAW 9275 (RZ 14-674749)
(File Ref. No. 12-8060-20-009274/009275; RZ 14-674749) (REDMS No. 4620626)

See Page PH-177 for full report

Location: 5460, 5480, 5500, 5520, 5540 and 5560 Moncton Street
Applicant: AM-PRI Developments (2013) Ltd.
Purpose of Richmond Zoning Bylaw 8500, Amendment Bylaw 9275:

To create the “Single Detached (ZS23) — Steveston” zone, and to rezone 5460,
5480, 5500, 5520, 5540 and 5560 Moncton Street from the “Single Detached
(RS1/C & RS1/E)” zones to the “Single Detached (ZS23) — Steveston” zone, to
permit subdivision into thirty (30) smaller residential lots, including the creation
of two new roads and a new rear lane system.

Location: Trites Area
Purpose of Official Community Plan Bylaw 7100, Amendment Bylaw 9274:

To revise the Trites Area Land Use Map in the Steveston Area Plan to include a
revised proposed road network associated with the single-family area; and

To show the existing townhouse development located at 5580 Moncton Street
by retaining the existing “Two-Level Townhouses” land use designation and
deleting the additional “Single-Family Housing” land use designation over the
front portion of the existing townhouse development.

First Reading:  July 27, 2015
Order of Business:

1.  Presentation from the applicant.
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PH-229
PH-233
PH-445

PH-600

PH-1304

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 Official Community Plan Bylaw
7100, Amendment Bylaw 9274.

2. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9275.

RICHMOND ZONING BYLAW 8500, AMENDMENT BYLAWS 9280

AND 9281
(File Ref. No. 12-8060-20-009280/009281) (REDMS No. 4630710, 4574786)

See Page PH-229 for Memorandum, Director of Development

See Page PH-233 for full report

Appendix 1 — RS-1 Massing Study: July 2015 Workshop Comments Forms
See Agenda and Staff Reports — Part 2

Appendix 2 — RS-1 Massing Study: Builder Comments Forms
See Agenda and Staff Reports — Part 3

Appendix 3 — RS-1 Massing Study: Externally Submitted Forms
See Agenda and Staff Reports — Part 4

Location: City-wide
Applicant: City of Richmond
Purpose: To better regulate the height and massing of single detached

and two-unit dwellings, and regulate the size and siting of
accessory buildings in the single family and two-unit
dwelling zones.

First Reading:  July 27, 2015
Order of Business:
1.  Presentation from the applicant.

2. Acknowledgement of written submissions received by the City Clerk
since first reading.
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PH-407 (@) Sharon MacGougan, 7411 Ash Street

PH-408 (b)  Carlos Silva, 8120 Jones Road

PH-409 (c) Frances Lukban, 1188 Mellis Drive

PH-410 (d) Michael Seidelman, Richmond Resident

PH-412 (e) Ann Albisser, 12639 No. 2 Road

PH-413 ()  Marion Smith, 6580 Mayflower Drive

PH-417 (9) Lyn ter Borg, submission dated September 2, 2015
PH-423 (h)  Christine Smerdon, 11491 7" Avenue

PH-424 (i)  Michael Wolfe, 9731 Odlin Road

PH-425 (3))  John Parrott, 8960 Lancelot Gate

PH-426 (k)  Steffany Walker, 12633 No. 2 Road

PH-427 ()  John Montgomery, 5880 Sandpiper Court

PH-429 (m) Brian Howe, 6233 London Road

PH-431 (n)  Katherine Covell, 6233 London Road

PH-432 (o) Graham Johnsen, 5131 Hummingbird Drive

PH-434 (p)  Neil Cumming, 5771 Gannet Court

PH-438 (q) AnnaDelaney, 11331 Sealord Road (Submission #851)
PH-439 (n  Sarah Gordon, 5831 Plover Court

PH-440 (s)  Erank Suto, submission dated September 4, 2015
PH-441 ()  Pegqy Ogloff, 6531 Clematis Drive (Submission #853)
PH-442 (u) Ryan Odamura, 3580 Bowen Drive

PH-443 (v)  AnnaDelaney, 11331 Sealord Road

PH-444 (w) Peggy, Fred, Kathryn, and Robert Ogloff, 6531 Clematis Drive

24. Submissions from the floor.

Council Consideration:

1. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9280.

2. Action on second and third readings of Richmond Zoning Bylaw 8500,
Amendment Bylaw 9281.
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3. Adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9280.
4.  Adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9281.
ADJOURNMENT

PH-9




City of Report to Committee

88 . Fast Track Application
RN Richmond Planning and Development Department
To: Planning Committee Date: June 17, 2015
From:- Wayne Craig File: RZ 15-694974

Director of Development

Re: Application by Jasdeep Mann and Harpreet Mann for Rezoning at
10291 No. 5 Road from Single Detached (RS1/E) to Compact Single
Detached (RC2)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9243, for the rezoning of
10291 No. 5 Road from “Single Detached (RS1/E)” to “Compact Single Detached (RC2)”, be
introduced and given first reading.

REPORT CONCURRENGCE

ROUTED TO: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
Affordable Housing i Dy 27l
/4 : //

I

4563706 PH - 10




June 17, 2015 -2 - RZ 15-694974

Fast Track Application
Staff Report
ltem Details
Applicant(s) Jasdeep Mann and Harpreet Mann
Location 10291 No. 5 Road (See Attachment 1)

Development Data Sheet |See Attachment 2

Existing: Single Detached (RS1/E)

Zoni
ening Proposed: Compact Single Detached (RC2)

OCP Designation Neighbourhood Residential Complies: | X |Yes No

Single-Family Lot Size Policy 5434

Lot Size Policy (See Attachment 3)

Complies: |X |Yes No

Arterial Road Policy

Designation Compact Lot or Coach House Complies: | X | Yes No

Consistent with the Affordable Housing
Strategy for single-family rezoning
applications, the applicants propose to
include a secondary suite in the
dwelling on one (1) of the two (2) lots
proposed. Prior to rezoning, the Complies: |X|Yes No
applicants are required to register a
legal agreement on Title to secure the
secondary suite. Details on the nature
of the legal agreement are included in

Affordable Housing
Strategy Response

Attachment 4.
Agricultural Land applicanta wil e reuired {0 regiser & covanant o Tie pior 0.
Reserve (ALR) Buffer PP q g p

rezoning to secure a 4 m wide landscaped buffer along the

Zone No. 5 Road frontage of both proposed subdivided properties.

The proposed redevelopment must meet the minimum

Floodplain Management |requirements of Richmond Flood Plain Designation and Protection
Implementation Strategy | Bylaw No. 8204. Registration of a flood indemnity covenant on
Title is required prior to final adoption of the rezoning bylaw.

North: Two (2) residential lots zoned “Single Detached (RS1/E)",
which front on to Seacliff Road.

South: One (1) residential lot zoned “Single Detached (RS1/B)”.

East: Directly across No. 5 Road, is the site of the Richmond
Christian School on a large agricultural lot in the
Agricultural Land Reserve (ALR), split-zoned “Assembly
(ASY)” and “Agriculture and Golf Zones (AG1)".

Surrounding
Development

West:  Directly across the existing rear lane, are residential lots
under Land Use Contract 014.

Rezoning Considerations |See Attachment 4

Analysis

The proposed rezoning would enable subdivision of the subject property into two (2) lots zoned
“Compact Single Detached (RC2)” with vehicle access to and from the existing rear lane. A
survey showing the proposed subdivision plan is provided in Attachment 5.

4563706 PH - 11



June 17, 2015 -3- RZ 15-694974
Fast Track Application

Existing Legal Encumbrances

There is an existing statutory right-of-way (ROW) on Title for utilities in the northwest corner of
the subject site. Encroachment into the statutory right-of-way is not permitted.

There is also a Land Tax Deferment Act Agreement registered on Title. This agreement allows
the property owner to defer payment of taxes. The deferred taxes must be paid and the
agreement discharged from Title prior to the preparation and registration of any legal documents
associated with this rezoning application.

Transportation Requirements and Site Access

In accordance with Residential Lot (Vehicular) Access Regulation Bylaw No. 7222, vehicle
access to the proposed lots is to be from the existing rear lane only.

British Columbia Ministry of Transportation and Infrastructure (MOTI) Referral

The subject site is located within 800 m of a controlled access highway, and the rezoning
application was referred to the BC Ministry of Transportation and Infrastructure (MOTT).
Preliminary approval of the subject rezoning was granted on April 9, 2015 for a period of one (1)
year pursuant to Section 52(3)(a) of the Transportation Act. Prior to final adoption of the
rezoning bylaw, final approval from MOTT is required.

Tree Retention and Replacement

A Certified Arborist’s Report was submitted by the applicants, which identifies on and off-site
tree species, assesses their structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses 23 trees on the
subject property and four (4) trees on the adjacent property to the south at 10311 No. 5 Road.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report, conducted visual
tree assessment, and provides the following comments:

e Two (2) trees are recommended for removal due to poor condition (Trees # 43 and # 37).

e FEight (8) trees are in fair condition, but are in conflict with proposed development such
that the trees cannot be successfully retained (Trees # 30, 35, 36, 38, 39, 40, 41, 42).

e Seven (7) Black Locust trees in the front yard of the subject site are in good condition
and must be retained and protected (Trees # 44, 45, 46, 47, 48, 49, 50).

e Six (6) trees in the rear yard of the subject site are in good condition and must be retained
and protected (Trees # 28, 29, 31, 32, 33, 34).

e Three (3) of the trees on the adjacent property to the south at 10311 No. 5 Road must be
retained and protected as recommended in the Arborist’s Report (Trees A, C, D).

e Tree B on the adjacent property to the south at 10311 No. 5 Road is recommended for
removal via a Permit because a significant portion of the canopy hangs over the subject
site, which would become unbalanced with any pruning required to provide clearance for
proposed building on the subject site. The property owner of the adjacent lot to the south

4563706 PH = 12



June 17, 2015 -4 - RZ 15-694974
Fast Track Application

at 10311 No. 5 Road has requested that Tree B be removed at the applicants’ cost. The
applicants have agreed to obtain a Permit to remove Tree B at their cost at future
development stage. The applicants are required to obtain written authorization from the
neighbouring property owner prior to applying for a Tree Removal Permit.

Since Trees # 37 and 39 are located on shared property lines, the applicants have submitted a
copy of written authorization from the adjacent property owners to the north at 11820 and
11840 Seacliff Road for the removal of the trees at future development stage.

Tree Protection

A total of 13 trees on-site are to be retained and protected. The proposed Tree Management
Drawing is shown in Attachment 6.

To ensure tree protection, the applicants must complete the following items prior to final
adoption of the rezoning bylaw:

e Submission of a contract with a Certified Arborist for supervision of all works conducted
within close proximity to on-site and off-site tree protection zones at future development
stage. The contract must include the scope of work, site monitoring inspections at
specified stages of construction, and a provision for the Arborist to submit a post
construction impact assessment report to the City for review.

e Submission of a survival security in the amount of $13,000 for Trees # 28, 29, 31, 32, 33,
34,44, 45, 46, 47,48, 49, 50. The security will not be released until an acceptable impact
assessment report is submitted by the Arborist and until a landscaping inspection has
been passed by City staff.

Prior to demolition of the existing dwelling at the subject site, the applicants are required to
install 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 and must remain in place until construction and landscaping on-site is completed.

Tree Replacement

The Official Community Plan (OCP) tree replacement ratio of 2:1 requires a total of 20
replacement trees. However, due to limited space available in the yards of the proposed lots and
in recognition of the 13 trees on-site that are to be retained, staff recommend that a cash-in-lieu
contribution to the City’s Tree Compensation Fund in the amount of $3,000 be required prior to
final adoption of the rezoning bylaw for the planting of trees in the City. The value of the
recommended compensation amount is based on the number of replacement trees that could be
otherwise accommodated on the proposed lots [e.g., a total of six (6) replacement trees valued at
$500/tree].

Landscaping

Consistent with the guidelines in the Arterial Road Policy, the applicants are required to submit a
Landscape Plan, Cost Estimate, and a Landscaping Security prior to final adoption of the
rezoning bylaw to ensure that the front yards of the proposed lots are enhanced. The Landscape
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June 17,2015 -5- RZ 15-694974
Fast Track Application

Plan must be prepared by a Registered Landscape Architect to the satisfaction of the Director of
Development, and the Landscaping Security must be based on 100% of the cost estimate
provided by the Landscape Architect (including any fencing and hard surfaces proposed in the
front yards, and installation costs).

Site Servicing and Frontage Improvements

There are no servicing concerns with the proposed rezoning. Prior to subdivision, the developer
will be required to:

e Provide a cash-in-lieu contribution in the amount of $22,790 for future lane drainage
improvements.

e Pay Development Cost Charges (City and GVS & DD), School Site Acquisition Charge,
and Address Assignment Fees.

e Pay servicing costs associated with the water, storm, and sanitary works identified in
Attachment 4.

e Enter into a Servicing Agreement for the design and construction of frontage
improvements along No. 5 Road, to include: a 1.5 m wide treed/grass boulevard behind
the existing curb/gutter, and a 1.5 m wide concrete sidewalk at the property line. This
may trigger the need for a 0.1 m wide right-of-way for public-right-of-passage over the
sidewalk along the development frontage (to be determined at the Servicing Agreement
design review stage);

Financial Impact

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

Conclusion

This rezoning application complies with the land use designations and applicable policies
contained with the OCP for the subject site, and with Lot Size Policy 5434.

The proposed rezoning would enable subdivision of the subject property into two (2) lots zoned
“Compact Single Detached (RC2)” with vehicle access to and from the existing rear lane.

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9243 be introduced and given
first reading.

Cynthi‘a Lussier
Planning Technician - Design
(604-276-4108)

AY/CL:blg
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June 17, 2015

Attachments:

Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:

4563706

Location Map/Aerial Photo
Development Application Data Sheet
Single-Family Lot Size Policy 5434
Rezoning Considerations

Survey and Proposed Subdivision Plan
Proposed Tree Management Drawing

PH -15
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/4 City of

2. Richmond

Development Application Data Sheet

Fast Track Application

Development Applications Division

RZ 15-694974 Attachment 2

Address:

10291 No. 5 Road

Applicant(s):

Jasdeep Mann and Harpreet Mann

Date Received:

March 12, 2015

Fast Track
Compliance:

Existing

April 27, 2015

Proposed

Owner Elizabeth Ann Bates To be determined

. . 2 2 2 Two (2 lots,
Site Size (m°) 912 m” (9,816 ft°) cach 456 mz) (4,908 ft))
Land Uses Single-family residential No change
Zoning Single Detached (RS1/E) Compact Single Detached (RC2)

On Future . .
Subdivided Lots Bylaw Requirement Proposed Variance
Floor Area Ratio Max. 0.60 Max. 0.60 none permitted
Lot Coverage — Building Max. 50% Max. 50% none
Lot Coverage — Building, Max. 70% Max. 70% none
structures, and non-porous
Lot Coverage — Landscaping Min. 20% Min. 20% none
Setback —- Front & Rear Yards (m) Min. 6 m Min. 6 m none
Setback — Side Yards (m) Min. 1.2 m Min. 1.2 m none
Height (m) Max. 2 ¥ storeys Max. 2 % storeys none
. ) 2 Two (2) lots,

Lot Size Min. 270 m cach 456 m? none
Lot Width Min. 9 m Min. 9 m none
Other. _Tree replacement compensation required for loss of bylaw-sized trees.

4563706
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ATTACHMENT 3

City of Richmond Policy Manual

Adopted by Council: February 19, 1990

Page 1 of 2 Amended by Council: November 18, 1991 POLICY 5434
Amended by Council: October 16, 2006
File Ref: SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 36-4-6
POLICY 5434:

The following policy establishes lot sizes in a portion of Section 36-4-6, within the area bounded
by Steveston Highway, Shell Road, No. 5 Road, and Williams Road:

2243859

1.

That properties within the area bounded by Shell Road, Williams Road, No. 5
Road, and Steveston Highway, in a portion of Section 36-4-6, be permitted to
subdivide in accordance with the provisions of Single-Family Housing District
(R1/E), with the exception that:

a) Properties fronting on Williams Road from Shell Road to No. 5 Road,
properties fronting on Steveston Highway from Seaward Gate to
Shell Road, and properties fronting on No. 5 Road from Williams
Road to approximately 135 m south of Seacliff Road to rezone and
subdivide in accordance with the provisions of Single-Family Housing
District (R1-0.6) or Coach House District (R/9) provided that vehicle
accesses are to the existing rear laneway only. Multiple-family
residential development shall not be permitted in these areas.

b) Properties fronting on No. 5 Road from Steveston Highway to
approximately 135 m south of Seacliff Road be permitted to subdivide
in accordance with the provisions of Single-Family Housing District,
Subdivision Area B (R1/B) provided that vehicle accesses are to the
existing rear l[aneway only.

This policy, as shown on the accompanying plan, is to 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.
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Subdivision permitted as per R1-0.6 or R/9
(access to lane only) (No Multiple-family residential development

is permitted.

/////]  Subdivision permitted as per R1/B

1

POlicy 5434 Adopted Date: 02/19/1990

Amended Date: 11/18/1991

Section 36-4-6 10/16/2006
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ATTACHMENT 4

Clty Of Rezoning Considerations

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

Address: 10291 No. 5 Road File No.: RZ 15-694974

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9243, the applicants are
required to complete the following:

1. Provincial Ministry of Transportation & Infrastructure Approval.

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

e comply with the guidelines of the OCP’s Arterial Road Policy and should not include hedges along the front
property line;

e include the dimensions of tree protection fencing as illustrated on the Tree Retention Plan attached to this report;
and

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. Submission of a Contract entered into between the applicants and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of the trees to be retained (on-site Trees # 28, 29, 31, 32, 33, 34, 44,
45, 46,47, 48, 49, 50, and off-site Trees A, C, D). 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. Submission of a Tree Survival Security to the City in the amount of $13,000 for on-site Trees # 28, 29, 31, 32, 33, 34,
44,45, 46,47, 48, 49, 50.

6. Payment of deferred taxes and the submission of a title search demonstrating that the Land Tax Deferment Act
Agreement (BB2018881) has been discharged from title. Note: this is required prior to the preparation of any legal
documents associated with this rezoning application.

7. Registration of a flood indemnity covenant on title.

8. Registration of a legal agreement on title to ensure that landscaping planted along within the ALR buffer area along
the east portion of the property (4.0 m wide, as measured from the east property line) is maintained and will not be
abandoned or removed. The legal agreement is to identify the ALR buffer area and to indicate that the subject
property is located across from active agricultural operations and is subject to impacts of noise, dust, and odour.

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

Note: Should the applicants change their mind about the Affordable Housing option selected prior to final adoption
of the Rezoning Bylaw, the City will accept a voluntary contribution of $1.00 per buildable square foot of the single-
family developments (i.e. $5,890) to the City’s Affordable Housing Reserve Fund in-lieu of registering the legal
agreement on Title to secure a secondary suite.

At Demolition stage, the applicant(s) must complete the following requirements:

e install tree protection fencing around all trees to be retained (on-site Trees # 28, 29, 31, 32, 33, 34, 44, 45, 46, 47,
48, 49, 50, and off-site Trees A, C, D). 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.
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At Subdivision* stage, the applicant(s) must complete the following requirements:

4563706

Provide a cash-in-lieu contribution in the amount of $22,790 for future lane drainage improvements.

Pay Development Cost Charges (City and GVS & DD), School Site Acquisition Charge, and Address Assignment

Fees.

Enter into a Servicing Agreement for the design and construction of frontage improvements along No. 5 Road, to
include (but is not limited to): a 1.5 m wide treed/grass boulevard behind the existing curb/gutter, and a 1.5 m
wide concrete sidewalk at the property line. This may trigger the need for a 0.1 m wide right-of-way for public-
right-of-passage over the sidewalk along the development frontage (to be determined at the Servicing Agreement
design review stage). '

Pay servicing costs associated with the following water, storm, and sanitary works:

Water Works

Using the OCP Model, there is 507.2 L/s of water available at a 20 psi residual at the No. 5 Road
frontage. Based on your proposed development, your site requires a minimum fire flow of 95 L/s.

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 and Building designs. If adequate flow is not available, the Developer shall be
required to upgrade the existing water system that may extend beyond the development site frontage.

At the applicant’s cost, the City is to cut and cap the existing water service connection at the watermain
along the No. 5 Road frontage.

Install two new 25 mm water service connections complete with meter and meter boxes along the No. 5
Road frontage (the meter boxes to be located within a new 1.5m wide utility right-of-way (refer to
General Items below).

Storm Sewer Works

The applicant is required to provide a cash-in-lieu contribution of $22,790.00 for the design and
construction of lane drainage upgrades in accordance with the Subdivision and Development Bylaw 8751.

At the applicant’s cost, the City is to cut and cap the existing storm service connections fronting the

No. 5 Road frontage, and install a new 450 mm diameter Type II Inspection Chambers complete with two
100 mm diameter connections at the common property line within a new 1.5m wide utility right-of-way
(refer to General Items below).

Sanitary Sewer Works

At the applicant’s cost, the City is to cut and cap the existing service connection at the property’s
northwest corner and install a new 450 mm diameter Type II Inspection Chamber complete with two
100 mm diameter connections at the common property line.

General Items

The applicant is required to provide a 1.5 m wide utility right-of-way across the entire No. 5 Road
frontage to accommodate storm inspection chambers and water meter boxes. No permanent structures
such as fences, and storage sheds with concrete foundations, are allowed to be built on or across the utility
right-of-way.

The applicant may be required to provide a 0.1 m wide right-of-way for public-right-of-passage over the
sidewalk along the No. 5 Road frontage (to be determined through the Servicing Agreement design
review).

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

o To underground proposed Hydro service lines.
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o When relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.

o To determine if above ground structures are required and coordinate their locations (e.g. Vista,
PMT, LPT, Shaw cabinets, Telus Kiosks, etc).

- Ensure driveway locations do not conflict with existing street lights and/or utility poles. Requests to
relocate street lights and/or utility poles will not be considered other than under exceptional
circumstances.

- 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.

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

e Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. The
Management Plan shall include location for parking for services, deliveries, workers, loading, application for any
lane closures, and proper construction traffic controls as per Traffic Control Manual for works on Roadways (by
Ministry of Transportation) and MMCD Traffic Regulation Section 01570.

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

Note:

*

This requires a separate application.

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

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

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

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

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal Migratory Birds
Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance of Municipal permits does not

give an individual authority to contravene these legislations. The City of Richmond recommends that where significant trees or vegetation exists
on site, the services of a Qualified Environmental Professional (QEP) be secured to perform a survey and ensure that development activities are

in compliance with all relevant legislation.

[Signed original on file]

Signed Date
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D4 Richmond Bylaw 9243

Richmond Zoning Bylaw 8500
Amendment Bylaw 9243 (RZ 15-694974)
10291 No. 5 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 “COMPACT SINGLE DETACHED (RC2)”.

P.ID. 003-480-631
Lot 392 Section 36 Block 4 North Range 6 West New Westminster District Plan 45712

2, This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9243”.

FIRST READING JUL 13 2015

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

APPROVED
by

[l

APPROVED

by Director
or Solicitor

OTHER REQUIREMENTS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR CORPORATE OFFICER
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ity of Memorandum

: Planning and Development Division
|Chm0nd Development Applications

To: Mayor and Councillors Date: July 10, 2015

From: Cathryn Volkering Carlile, File: RZ14-660662
General Manager, Community Services RZ14-660663
Wayne Craig,

Director of Development

Re: Oris Development (Hamilton) Corp.
Rezoning Applications for Parcels 2 and 3 in Hamilton
Revised Affordable Housing Considerations and Zoning Amendment Bylaws

This memorandum provides Mayor and Council with an update on the above-noted applications as
directed at the July 7, 2015 Planning Committee meeting. At this meeting, Committee directed staff
to enter into discussions with the applicant, Oris Development (Hamilton) Corp., to see if there
was an ability to provide market rental or affordable housing units in the proposed developments.

Staff has had focused discussions with the two (2) developers, Oris Development (Hamilton)
Corp. and New Coast Lifestyles (NCL) Ltd., regarding the provision of affordable housing units
in these developments. An agreement has been reached whereby the developers would be
willing to provide affordable housing units in lieu of the affordable housing cash contribution
currently identified in the rezoning report. The applicant has agreed to:

e Register the City’s standard Affordable Housing Agreement to secure three (3) 1-
bedroom units within the mixed-use commercial/residential building on Parcel 2 in lieu
of providing the currently required affordable housing cash-in-lieu contribution for each
rezoning application for Parcels 2 and 3;

e The three (3) affordable housing units will have a total combined floor area of at least
159 m* (1708 ft*). The proposed units will comply with the minimum unit sizes, tenant
eligibility and rental rates specified in the Affordable Housing Strategy.

The applicant has stated that they would like the ability to potentially move the above units/total
square footage to a future development site in the area that will be providing affordable housing
units. This request is being made so the units could potentially be combined with other
affordable housing units in order to create a block of affordable units that could be marketed to a
non-profit housing provider. This would not replace future affordable housing units and would
be in addition to requirements in future buildings. Such a request would require future
consideration by Council and suitable relocation provisions for any tenants that may be
occupying the units.
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July 10, 2015 -

Should Council wish to pursue the proposed built affordable housing units instead of the cash
contribution to the Affordable Housing Reserve, the attached revised Bylaws 9261 and 9262 should
be introduced and given First Reading. The Rezoning Considerations provided in Attachment 3
would also replace the Rezoning Considerations attached to the rezoning staff report.

ﬁ |/ Mtoatl

yng Craig, Cathryn Volkering Carlile,
Director of Development General Manager, Community Services
cc: Joe Erceg, General Manager, Planning and Development

Mark McMullen, Senior Coordinator — Major Projects

Attachment 1 Revised Zoning Amendment Bylaw 9261
Attachment 2 Revised Zoning Amendment Bylaw 9262
Attachment 3 Revised Rezoning Considerations
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ATTACHMENT 1

ichmond Bylaw 9261

Richmond Zoning Bylaw 8500
Amendment Bylaw 9261 (RZ14-660662)
Parts of 23241 and 23281 Gilley Road;
Part of 23060, 23066, 23080 and part of 23100 Westminster Highway

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

a. Inserting in Section 3.4 (Use and Term Definitions) the following:

“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.”

b. Inserting the following into Section 18 (Site Specific Residential (Low Rise Apartment)
Zones), in numerical order:

2. Section 18.27 as follows:

“18.27 Low_ Rise Apartment (ZLR27) — Neighbourhood Village Centre (Hamilton)

18.27.1 . PURPOSE

This zone provides for a mixed-use development consisting of apartment housing
and congregate housing with a maximum floor area ratio of 0.40 that may be
increased to 1.5 with a density bonus that would be used for rezoning applications
in order to help achieve the City’s community amenity space objectives.

18.27.2 PERMITTED USES
¢ housing, apartment
e housing, congregate
e community care facility, major

18.27.3 SECONDARY USES
¢ boarding and lodging
¢ health service, minor
o home business
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Bylaw 9261

18.27.4

18.27.5

18.27.6

18.27.7

4642163

1.

Page 2

PERMITTED DENSITY

1. The maximum floor area ratio is 0.40 with an additional 0.19 floor area
ratio permitted provided that it is entirely used to accommodate amenity
space.

2. Notwithstanding Section 18.27.4.1, the reference to “0.40” is increased to
a higher density of “1.5” if, at the time Council adopts a zoning
amendment bylaw to include the owner’s lot in the ZLR27 zone, the owner
pays $49.50 per square meter of total residential floor area into the
Hamilton Area Plan community amenity capital reserve.

MAXIMUM LOT COVERAGE

1. The maximum lot coverage for buildings is 60%.

Yards & Setbacks
The minimum setbacks are:

a) 6.0 m for the front yard;

b) 6.0 m for the rear yard;

c) 10.0 m for an apartment building and 5.0 m for a canopy from the
north interior side yard; and

d) 3.0 m for the south interior side yard.

2. Common enﬁy features, staircases and unenclosed balconies may project
into any setback for a maximum distance of 1.5 m.

3. Notwithstanding the above setbacks, an enclosed parking structure may project

into the setbacks provided that the structure either is not visible from the
exterior of the building, or is landscaped or screened by a combination of trees,
shrubs, ornamental plants or lawn as specified by a Development Permit
approved by the City, and is no closer than 6.0 m from Westminster Highway.

MAXIMUM HEIGHTS

1.

The maximum height for principal buildings is 17.0 m (not to exceed four
(4) storeys). '

The maximum height for accessory buildings and accessory structures is
6.0 m.
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Bylaw 9261 Page 3

18.27.8

18.27.9

SUBDIVISION PROVISIONS/MINIMUM LOT SIZE
1. The minimum lot width is 40.0 m and minimum lot depth is §0.0 m.
2. The minimum lot area is 5,000 m”.

LANDSCAPING AND SCREENING

1. Landscaping and screening shall be provided according to the provisions of
Section 6.0.

18.27.10 ON-SITE PARKING AND LOADING

18.27.1

4642163

1. On-site vehicle and bicycle parking and loading shall be provided according to
the standards set out in Section 7.0.

1 OTHER REGULATIONS

1. There shall not be more than 30 housing, apartment units as permitted
under Section 18.27.2.

2. In addition to the regulations listed above, the General Development
Regulations in Section 4.0 and the Specific Use Regulations in Section 5.0

apply.”

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 Rise Apartment (ZLLR27) — Neighbourhood
Village Centre (Hamilton)”:

That area outlined in bold on “Schedule A attached to and forming part of Bylaw No. 9261~

This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9261”.
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Bylaw 9261 Page 4

FIRST READING

A PUBLIC HEARING WAS HELD ON
SECOND READING

THIRD READING

OTHER CONDITIONS SATISFIED

MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL

ADOPTED

MAYOR
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- Bylaw 9261

Page 5

“Schedule A attached to and forming part of Bylaw No. 9261”
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ATTACHMENT 2

ity of
ichmond | Bylaw 9262

Richmond Zoning Bylaw 8500
Amendment Bylaw 9262 (RZ14-660663)
23241, 23281 and part of 23301 Gilley Road,;
Part of 23060 and 23000 Westminster Highway

The Council of the City of Richmond, in open meeting assembled, enacts as follows:
1. Richmond Zoning Bylaw 8500 is amended by:
a. Inserting the following into Section 20 (Site Specific Mixed Use Zones), in numerical order:

“20.29 Residential / Limited Commercial (ZMU?29) — Neighbourhood Village Centre (Hamilton)
20.29.1 PURPOSE

This zone provides for a mixed-use development consisting of apartment housing
and commercial uses with a maximum floor area ratio of 0.40 that may be
increased to 1.5 with a density bonus that would be used for rezoning applications
in order to help achieve the City’s affordable housing and community amenity
space objectives.

20.29.2 PERMITTED USES

animal grooming

child care

education, commercial
government service
health service, minor
housing, apartment
library and exhibit
neighbourhood public house
office

restaurant

retail, convenience
service, business support
service, financial
recreation, indoor
recycling drop-off

retail, general

service, business support
service, financial

service, household repair
service, personal
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Bylaw 9262 Page 2

e studio
e veterinary service

20.29.3 SECONDARY USES
e community care facility minor
e home business

20.29.4 PERMITTED DENSITY
1. The maximum floor area ratio is 0.40.
2. Notwithstanding Section 20.29.4.1, the reference to “0.40” is increased to

a higher density of “1.5” if, at the time Council adopts a zoning
amendment bylaw to include the owner’s lot in the ZMU29 zone, the
owner:

a) pays $49.50 per square meter of total residential floor area into the
Hamilton Area Plan community amenity capital reserve; and

b) prior to occupancy of any building on the lot, the owner:

i) has constructed on the lot, or on another lot to the satisfaction
of the City, not less than three (3) affordable housing units,
with a combined habitable space of the affordable housing
units comprising at least 159 m?; and

ii) 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.
20.29.5 MAXIMUM LOT COVERAGE
1. The maximum lot coverage is 55%.
20.29.6 Yards & Setbacks
1. The minimum setbacks are:

a) 6.0 m for the front yard;
b) 1.5 m from Gilley Road;
c) 6.0 m for the rear yard; and

d) 3.0 m for the north interior side yard
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Bylaw 9262

20.29.7

20.29.8

20.29.9

20.29.10

20.29.11

4642171

Page 3
2. Common entry features, staircases and unenclosed balconies may project
into any setback, except that for Gilley Road, for a maximum distance of 1.5
m.
3. Notwithstanding the above setbacks, enclosed parking structures may

project into the setbacks provided that the structure includes transparent
glazing, or is not visible from the exterior of the building, or is landscaped
or screened by a combination of trees, shrubs, ornamental plants or lawn as
specified by a Development Permit approved by the City.

MAXIMUM HEIGHTS

L. The maximum height for principal buildings is 17.0 m (not to exceed four
(4) storeys).

2. The maximum height for accessory buildings and accessory structures is
6.0 m.

SUBDIVISION PROVISIONS/MINIMUM LOT SIZE
1. The minimum lot width is 30.0 m and minimum lot depth is 80.0 m.

2. The minimum lot area is 4,000 m>.

LANDSCAPING AND SCREENING

1. Landscaping and screening shall be provided according to the provisions of
Section 6.0.

ON-SITE PARKING AND LOADING

1. On-site vehicle and bicycle parking and loading shall be provided according
to the standards set out in Section 7.0.

OTHER REGULATIONS

1. With the exception of housing, apartment, the uses specified in Section
20.29.2 must be located on the first storey of the building,

2. In addition to the regulations listed above, the General Development
Regulations in Section 4.0 and the Specific Use Regulations in Section 5.0
apply.”
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Bylaw 9262 Page 4

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the following area
and by designating it “Residential / Limited Commercial (ZMU29) — Neighbourhood Village
Centre (Hamilton)”:

That area outlined in bold on “Schedule A attached to and forming part of Bylaw No. 9262~

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9262”.

CITY OF
RICHMOND
FIRST READING APPROVED
Vs
A PUBLIC HEARING WAS HELD ON g( Z-
i APPI']\LO)LED
SECOND READING : j;%ﬁ?;tﬁi
THIRD READING S
OTHER CONDITIONS SATISFIED
MINISTRY OF TRANSPORTATION AND
INFRASTRUCTURE APPROVAL
ADOPTED
MAYOR CORPORATE OFFICER
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4642171

“Schedule A attached to and forming part of Bylaw No. 9262”
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ATTACHMENT 3

gl Clty of _ o
! ‘“‘ / . Rezonlng COhSIderatIOl‘lS (Revised Affordable Housing =July 9/15)
RlChmond Development Applications Division

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

Address: 23241, 23281 & 23301 GiIIe‘v Road; 23000, 23060, 23066, 23080 & part of 23100 Westminster
Highway - Oris Parcel 2 (Bylaw 9262 /| RZ14-660663) & Oris Parcel 3 (Bylaw 9261 / RZ14-660662)

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaws 9261 and 9262, the developer is
required to complete the following:

1. Final Adoption of OCP Amendment Bylaw 9260.

2. Subdivision Plan: Preparation and registration of a subdivision plan that consolidates the current lots and subdivides
the consolidated lot into three (3) parcels comprising the “Lands” (which will require prior to subdivision approval
the demolition of any part of the existing buildings crossing new proposed parcel lines) as shown in Attachments 1
and 2 as follows:

a) Parcel 1 - The remaining lands on Lot 1 on the draft subdivision plan for future development;

b) Parcel 2 - 4446 m* on Lot 2 on the draft subdivision plan for the subject mixed-used building (RZ 14-
660663);

¢) Parcel 3- 5783 m” on Lot 3 on the draft subdivision plan for the seniors housing buildihg (RZ 14-660662);

3. Tree Removal: Submission of a landscape plan for the Development Permit that includes replacement trees at a ratio
of at least 2:1 to compensate for all 79 trees to be removed (except for those trees already approved for removal by the
City due to disease or for building demolition) to which Tree Protection Bylaw No. 8057 applies.

4. Flood Covenant: Registration of the City’s standard flood covenant on the title of Parcels 2 and 3 ensuring that there
is no construction of habitable area below the Flood Construction Level of 3.5 m.

5. Westminster Highway Bus Bay and Gilley/Westminster Corner: Registration of a statutory right-of-way on Parcel 2
to accommodate a bus bay, bus shelter, sidewalk and 5.0 m by 5.0 m road corner cut at the Gilley Road / Westminster
Hwy intersection on Parcel 2 as generally shown on Attachment 3 to the satisfaction of the Diréctor, Transportation.

The statutory right-of-way will provide for:
a) Developer construction of all works;
b) Public vehicle, pedestrian and bicycle access at all times;
¢) Future construction and maintenance of public utilities;
d) City and public utility provider maintenance of works.

6. High Street Plaza and Greenway/Strollway: Registration of a statutory right-of-way in favour of the City on the title of
Parcels 2 and 3 that provides public access as generally shown on Attachment 4 and which physically includes:

a) A High Street Plaza with a width ranging from 6.0 m to 9.0 m on Parcel 2;
b) A Greenway/Strollway with a minimum width of 3.0 m on Parcel 3;
The statutory right-of-way for Parcels 2 and 3 will provide for:
a) Developer construction of all works;
b) Public pedestrian and bicycle access at all times;

c) Public markets on the Parcel 2 Plaza to be permitted with hours and operating conditions to the satisfaction of
the City;

d) Non-permanent outdoor restaurant seating and fixtures within the most westerly 3.0m of the SRW adjacent to
the commercial units in the building on Parcel 2 subject to the approval of the City;

e) Landscaping and paving as provided in a Development Permit issued by the City;
f) Developer and owner maintenance of all works.

7. Statutory Right-of-Way and Easement for New “Road A”: Registration of a statutory right-of-way for public access
and an easement for maintenance on Parcel 3 and the Bﬁting 4!6ts comprising future Parcel 4, as determined to the

Initial:;
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satisfaction of the Director, Transportation and Director of Development, for “Road A” as shown on Attachments 2
-and 3.

The statutory right-of-way will provide for:
a) Developer construction of all works;
b) Public vehicle, pedestrian and bicycle access at all times on grade or above a parkade;
c) 'Landscaping to be provided under the Development Permit;
d) Maintenance of all works by the owners of Parcel 3; and
e) Assumption of all liability for the works by the owners of Parcel 3.

8. Access Over Parcel 3 for Parcel 2: Registration of a legal agreement, as determined to the satisfaction of the Director
of Development, to permit the owners (including their visitors and general public using the commercial parking) of
Parcel 2 to gain access on grade or through a parkade on Parcel 3 for vehicles, bicycles and pedestrians and to allow
for access to the “Road A” SRW identified above.

9. Access Over Parcel 3 for Future Parcels 4 and 5: Registration of a legal agreement, as determined to the satisfaction
of the Director of Development, to permit the owners of future Parcels 4 and 5 to gain access on grade or through a
parkade on Parcel 3 for vehicles, bicycles and pedestrians and to allow for access to the “Road A” SRW identified
above.

10. Parking on Parcel 3 for Parcel 2: Registration of a legal agreement to provide for 29 vehicle parking spaces and
bicycle parking for the owners of Parcel 2 within the parkade on Parcel 3 (with the number of vehicle and bicycle
parking spaces to be confirmed prior to rezoning adoption) as generally shown on Attachment 2.

11. Parking on Parcel 3 for future Parcels 4 & 5: Registration of a legal agreement to provide for 21 vehicle parking
spaces for the owners of future Parcels 4 & 5 within the parkade on Parcel 3 (with determination if parking for Parcels
4/5 is needed and, if any, the number of vehicle parking spaces to be provided prior to rezoning adoption) as generally
shown on Attachment 2.

12. Visitor Parking on Parcel 2 for Parcel 3: Registration of a legal agreement on Parcels 2 and 3, as determined to the
satisfaction of the Director of Development, to permit Parcel 3 visitors to use the commercial & visitor parking within
the Parcel 2 parkade.

13. Commercial & Visitor Parking Non-Assignment Covenant on Parcel 2: Registration of a covenant on Parcel 2 that
ensures that the shared visitor parking and commercial parking on Parcel 2 is not assigned to any specific residential
unit / commercial unit nor be designated (i.e. sold, leased, reserved, signed, or otherwise assign) by the owner or
operator for the exclusive use of employees, specific businesses, and/or others.

14. Parking and Building Construction Agreement for Parcels 2 and 3: Registration of agreements on Parcels 2 and 3 that
ensure: ’

a) No building permit will be issued by the City for Parcel 2 until all associated parking and access on Parcel 3
(described in the above legal agreements) has been included within an approved building permit for Parcel 3;

b) No building permit will be issued by the City for Parcel 3 until all associated parking and access on Parcel 2
(described in the above legal agreements) has been included within an approved building permit for Parcel 2;

¢) No building permit granting occupancy will be issued by the City for Parcel 2 until all associated parking and
access on Parcel 3 (described in the above legal agreements) has been built and received a building permit
granting occupancy. \ _

d) No building permit granting occupancy will be issued by the City for Parcel 3 until all associated parking and

access on Parcel 2 (described in the above legal agreements) has been built and received a building permit
granting occupancy.

e) The Parcel 3 owner shall provide to the Parcel 2 owner, a parking and access easement construction easement
that will permit the Parcel 2 owner to construct and use a parking facility on Parcel 3 so as to satisfy the
parking and access requirements above. ’

15. Electric Vehicle Parking Covenant: Registration of a covenant on Parcels 2 and 3 requiring that 20% of resident
parking stalls that will be equipped with 120V electriqpjyg:igg4nd that an additional 25% of the resident parking:

Initial:
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stalls will be pre-ducted for future wiring to accommodate the future installation of electric vehicle charging
equipment.

16. Shared Indoor Amenity Easement: Registration of an access easement and other legal agreements on Parcels 2 and 3
as shown on Attachment 2 to:

a) Ensure that not less than 3,458 ft* of shared indoor amenity space for the residential owners/occupants Parcels
2 and 3 (which includes a pool and exercise room) and 741 fi* of indoor amenity space for exclusive use of
the residential owners/occupants of Parcel 2 (for a multi-purpose room) is constructed on Parcel 3;

b) Provides that neither a building permit nor a final inspection granting occupancy for a building on Parcel 3 be
permitted unless the required shared and exclusive amenity space are provided as described above;

¢) Ensure that appropriate mechanisms to allow for shared rights of access and use for the above-noted Parcels 2
and 3 shared and Parcel 2 exclusive amenity spaces, to the satisfaction of the City;

d) Provide that the final inspection granting occupancy for the building on Parcel 2 is prohibited until the 741 ft*
of exclusive Parcel 2 indoor amenity space and 3,458 ft* of shared indoor amenity space within the building
on Parcel 3 is completed and has been issued a final inspection granting occupancy, except as provided
below;

e) Ensure that, if the exclusive and shared amenity spaces are not completed on Parcel 3 as provided above, a
minimum of 1,076 f* of indoor amenity space (multi-purpose room) is constructed within a building on
Parcel 2 prior to issuance of a permit granting occupancy for such building on Parcel 2; and

f) Provide that the City is identified as a grantee to ensure that the agreements not be discharged and or changed
without City approval.

17. Public Art: City acceptance of the developer’s offer to voluntarily contribute $0.79 per buildable square foot of
residential floor area and $0.42 per buildable square foot of commercial floor area under the proposed zoning to the
City’s public art fund, or provide a security for the design and installation of public art based on the same valuation in
accordance with the City’s Public Art Policy (Acct. #7750-80-00000-000) (e.g. $53,180 for Parcel 2 and $73,868 for
Parcel 3 to be confirmed by the final DP Plans). '

18. Area Plan Amenity Community Amenities: City acceptance of the developer’s offer to voluntarily provide a
contribution of $49.50 per square meter of total residential floor area to a capital reserve fund to be established by the
City for the community amenities specified under the Hamilton Area Plan. The contribution for Parcel 2 is estimated
at $285,205 (to be confirmed based on the final DP Plans). The total contribution for Parcel 3 is estimated at
$430,118. Part of this contribution ($28,985) would not apply to the floor specified including within the proposed 18
memory ward units (to be confirmed on the final DP Plans) provided that they receive the necessary licencing from
Vancouver Coastal Health (VCH) and comply with the “community care facility, major” use under the proposed
zoning.

19. Affordable Housing: Registration of the City’s standard Housing Agreement to secure three (3) affordable housing
units on Parcel 2 (in respect to the rezoning of both Parcel 2 and Parcel 3), the combined habitable floor area of
which shall comprise at least 159 m* (1,708 f*) of the subject development’s total residential building area.
Occupants of the affordable housing units subject to the Housing Agreement shall enjoy full and unlimited access to
and use of all on-site indoor and outdoor amenity spaces. The terms of the Housing Agreements shall indicate that
they apply in perpetuity and provide for the following:

. . . . Maximum Monthly Total Maximum
Unit Type Number of Units Minimum Unit Area Unit Rent** Household Income**
1-Bedroom Units 3 Total 50 m” (535 ) $950 $38,000 or less

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

20. “Neighbourhood Public House” Use Covenant on Parcel 2: Register a restrictive covenant on the title of Parcel 2 that
restricts this use to the ground floor, requires its outdoor public entrance on Gilley Road and advises other owners of
this possible use within the building.

21. Riparian Management Areas: The developer is required to address the habitat loss within the Riparian Management

Areas (RMAs) on Gilley Road and the Queen Canal as generally provided in the Memo from Pottinger Gaherty,
Environmental Consultants Ltd. dated June 2, 2015 (Athnd@ 7) with regards to providing satisfactory habitat
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23.

24.

25.

26.

27.

28.

29.

-4 -

compensation within the Servicing Agreement works (including addressing transportation, civil and landscape
works). These works and the impacted habitat are to be further reviewed by the developer’s Qualified Environmental
Professional (QEP) with a follow-up report confirming that the necessary habitat compensation has been provided to
satisfaction of the Director, Engineering and Senior Manager, Parks. '

Submission of a letter from a LEED certified consultant as a requirement of issuance of the development permits and
building permits for Parcels 2 and 3 confirming that each building has been designed to achieve a sufficient score to
meet the current Canadian Green Building Council LEED Silver score criteria. The submission of 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 and utilizing geo-exchange energy systems.

The submission and processing of Development Permits* for the subject mixed-use building on Parcel 2 and seniors
building on Parcel 3 completed to a level deemed acceptable by the Director of Development.

Enter into a Servicing Agreement and to be registered on title of Parcels 2 and 3 and submit security for the estimated

value of the works to the satisfaction of the City for the design and construction of the engineering, transportation and
parks/streetscape works described in Attachment 5 along with the necessary statutory right of ways and any easements
that are required to be registered on title for such servicing works.

Ensure 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 included within Attachment 6.

Enter into a covenant to be registered on Parcel 3 that will prohibit stratification beyond 30 individual strata lots for
the apartment units and one (1) strata lot for the 18 memory care units and 82 congregate housing units, along with
any strata common property.

Completion and registration of the transfer of title of Parcel 3 from Oris Development (Hamilton) Corp. to 23100
Hamilton Holdings Corp. (of which New Coast Lifestyles (NCL) Ltd. is the managing partner).

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

Submit separate landscaping security Letters-of-Credit in amounts based on sealed estimates from the project
registered Landscape Architect for the developments on Parcel 2 and Parcel 3 (including materials, labour & 10%
contingency). : .

a. That notations be included on the Development Permit Plans stating that 44 of the 73 units (including the
three (3) affordable housing units) in the mixed use building on Parcel 2 and 109 of the 130 units in the
seniors building on Parcel 3 will meet the Basic Universal Housing provisions within Zoning Bylaw
8500. The remaining units within the buildings will include Ageing-In-Place elements as provided within
the Official Community Plan Bylaw 9000.

Prior to Building Permit Issuance for Parcels 2 and 3, the developer must complete the following
requirements:

Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. Management
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

a. Incorporation of the “Basic Universal Housing” provisions of Zoning 8500 and Ageing-in-Place elements
as provided within the OCP for the residential units in the building on Parcels 2 and 3 as provided in the
Development Permit.

b. Submission of a Dewatering Plan to the satisfaction the Manager, Engineering Planning and Manager,
Sustainability.

c. Ifapplicable, payment of latecomer agreement charges associated with eligible latecomer works.

d. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to
temporarily occupy a public street, the air I%plé_llce a‘ll).%ve a public street, or any part thereof, additional Ci
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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.

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 all relevant legislation.

k/u/d 9, s

Slgned Owner and Developer of Zrcel 2 ate
O3S DEUE e

DF HALT O ) c or P

Per OOu/ 09,20)<”

Signed Owner and Developer of Parcel 3 N Date

4642045
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ATTACHMENT 1
DRAFT SUBDIVISION PLAN
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ATTACHMENT 7

F G04,G82,3497
Vanoouver, BC Canada VBE 4E&
WV PEHTBUP GOM

4 Pottinger Gaherty
Envijonmentat Consultants Lid M e m 0
. 1200 - 1185 Wast Georgid Street
T 404,682 3707

PGL File # 220-29.02

DATE: June 2, 2015
TC: Nathan Cutran {Oris Consulting Lid.)
FROM:; Bruce Nidle

RE: HAMILTON NEIGHEBOURHOOD PARCEL 2 & 3 REZONING ~ ENVIRONMENTAL ASPECTS

Pottinger Gaherty Environmental Consultants Ltd. (PGL) has prepared this summary of environmental aspects for
the proposed rezoning of Parcels 2 & 3, Hamilton Neighbourhood in Richmond, BC. This summary deals with
both the Oris Consulting Ltd. (Oris) development project and City of Richmond (City) culvert replacement and
extension and widening of Westminster Highway project.

The proposed development of Parcels 2 & 3 has the objectives to preserve and improve the connected ecological
network, minimize impacts o the Riparian Management Areas (RMA), and offset unavoidable losses with
appropriate compensation. The two RMAs to be addressed are adjacent to the parcel of land — the 15m Queens

" Canal RMA and the 5m Gilley Road RMA.

The 15m Queen’'s Canal RMA will not be directly impacted by the propesed Parcel 2 & 3 development, but will be
impacted by the City's plans to replace and extend a culvert and widen Westminster Highway to support new read
alignments. These City works will impact an area of the Queen's Canal RMA from the southeast corner of Gillay
Road and Westmmster Highway to the bus bay on Wesiminster Highway. The impacts will result in losses of
approximately 1,492m?® and 256m* of Queen's Canal RMA riparian and instream habitat, respectively. It is our
understanding that there have been recent revisions to the design of the Gilley Road/Westminster Highway
intersection that will reduce impacts on Queens Canal Revised impact and compensation numbers for this
revision will be provided at a later date.

The 5m Gilley Road RMA beiween Westminster Read and Smith Crescent will be affected by the development of
Parcel 2 & 3. The riparian and instream habitat lesses are unavoidable given the proposed designs for Gilley
Street and the adjacent parcels. However, the flow from the Gilley Street ditch will continue to discharge fo
Queen’s Canal via the new (City} culvert, The stormwater design will use best-management practices to maintain
recharge of Queen's Canal (from Gilley Road), and will include native grass, shrub and trees along the
stormwater route. This will create a greenivegetated area of 96m? and a stormwater conveyance area of 86 fineal
metres.

The impacts of the proposed Oris development on the Gilley Road RMA after taking into cons ideration the use of
a vatiety of stormwater management measures, include the loss of an estimated 1.017m? of riparian habitat and
an estimated 122m? of instream habitat from the north side of Gilley Road between Westminster Road and Smith
Crescent. Additional “green” and stormwater conveyance areas will be created by Oris in the future on the south
side of Gilley Road, along Westminster Highway, and at offsite locations (if necessary).

impacts attributable to the City's culvert rep!acement and extension project and widening of Westminster Highway
include the loss of an estimated 1,492m” and 256m” of riparian and instream habitat, respectively, from the
Queen's Canal RMA. As noted above, recent revisions to the City project will reduce compansation required for
that project.

PH - 46
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Hamillan &rea Plan

Underground Utilities

Over time, public and private utilities such as hydro, telephone, cable

and gas, will be located underground in road or other rights-of-way

in the Hamiiton Area. At grade works such as kiosks, manholes, etc.

should be located to minimize impact to open space and the public realm
{e.g., sidewalks, greenways, etc.). Where it is not feasible to relocate
overhead services to underground at the time of development, then the
developer should provide works to fadlitate future undergrounding such as
pre-ducting.

Retaining Walls

The following retaining methads will be deployed:

= short-term temporary retaining walls {retention of pre-load) to be lock
block;

« long-term temparary refaining walls to meet aesthetic requirements
particularly adjacent to existing residential properties;

¢ permanent retaining wall types to be chosen to meet aesthetic
requirements to accommodate long-term anticipated settlement.

Flood Protection and Mitigation

Flood construction levels and building setbacks from dikes must meet the
City's Flood Plain Designation and Protection Bylaw 8204.

Dike upgrades must meet current City standards that Include provisions for
future dike raising.

Dikes upgrades must be approved under the Dike Maintenance Act by
the Provindial Inspector of Dikes (Ministry of Forests, Lands and Natural
Resource Operations). Refer to the 2041 OCP Development Permit Area
Guidelines for further requirements.

PH - 47
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Installation of a new pedestrian signal at the proposed development access / Westminster Highway intersection to
include but not limited to the followings: Signal pole, controller, base and hardware, pole base (decorative pole &
street light fixture), detection, conduits (Electrical & Communications) and signal indications, and
communications cable, electrical wiring and service conductors, APS (Accessible Pedestrian Signals) and
illuminated street name sign(s) as necessary.

Relocate / upgrade the existing full traffic signal at the Westminster Highway / Gilley Road intersection to
accommodate the proposed road widening to include but not limited to the following: upgrade and/or replace
signal pole, controller, base and hardware, pole base, detection, conduits (electrical & communications), signal
indications, communications cable, electrical wiring, service conductors, APS (Accessible Pedestrian Signals) and
illuminated street name sign(s) as necessary.

Re-grade the Westminster HighWay/Gilley Road intersection, which may involve removing and
replacing/modifying existing channelized island.

Complete asphalt resurfacing works as described in the Interim Roadworks (shown in Attachment 3).

Gilley Road:

Note:

Along the development frontage, while maintaining existing eastbound and westbound traffic lanes (each at
approximately 3.25m - 3.5m wide) and maintaining or providing equivalent or better to existing curb/gutter and
concrete sidewalk along the south side of the road, widen the road to provide a new 3m wide parking lane on the
north side, a new 0.15m wide barrier curb, and a 3.35m wide concrete sidewalk / landscaped boulevard.

East of the development frontage, maintain or provide equivalent or better to all existing driving portion of the
roadway as well as the existing curb/gutter and concrete sidewalk along the south side.

That the above as well as the preliminary road functional plan are to describe the general scope of the

frontage works required but are subject to minor refinement as part of the SA process. That is, the detailed design
elements, such as detailed intersection design including curb returns and channelized island, pavement markings, vehicle
turning requirements, etc., would be carried out as part of the SA process when more info is provided. Roads DCC credits
may be eligible for some road widening works along Westminster Highway if such works are within dedicated portion of
the roadway, and if such works add new roadway elements and are completed to the ultimate standards. The exact value
of the eligible road works on the DCC program would be assessed upon the completion of the SA process.

3.0 Parks / Streetscape Requirements:

The Servicing Agreement is to include a landscape plan with street trees and landscaping with Gilley Road and

4642045 -

Westminster Highway, coordinated with any City RMA compensation, to the satisfaction of staff.

PH - 48

Initial



-16 -

ATTACHMENT 6

Hamiton Area Plan

Appendix 1

Construction, Phasing and
Interim Design Measures

Transitions to Existing Grade:
Temporary and Permanent

The following need to be addressed where a new development is elevated
above existing grades:

= address grade changes,

¢ adldress horlzontal transitions;

« address half road requirements;

« maintain road access 1o adjacent properties as required,;
& maintain satisfactory operation of Westminster Highway,

« design services and buildings to accommodate anticipated settlernent
and satisfactory long-term performance of structures and pavement;

« address drainage onto adjacent properties.

Servicing and Phasing

Mitigation of development impacts will be required wherever possible
to the satisfaction of all governing agencies. Geotechnical and civil
engineering reports are to be submitted to address; hut are not limited to:

s site preparation and preload;

« protection of existing services;

« drainage management;

« maintalning services and access 1o neighhouring properties;

» long-term performance of roads and utilities; predicted settlement and a
Jong-terrn mainterance program;

s preparing a construction staging and phasing plan outlining acceptable
methodology for construction of all utilities {new and existing); road
works; and neighbourhood accessibility;

« addressing all other mitigation for short and long-term impacts as may
be required by the City of Richmond, the applicant’s geotechnical and/or
civil engineer, and any such other governing agencies having jurisdiction;

* liison with utility providers such as Metro Vancouver, Fortis Gas, and
BC Hydro;

= addressing drainage onto adjacent properties with regards 1o flooding
and functioning of septic systems,

«  addressing sanitary servicing in a manner thai provides sanitary service to
adjacent existing residential properties when necessary.

Oewgenal Adoptor Lase 19, 199% 4 Fian Atfliit o February 25, 24 13-26
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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 ~ ImW X 1m (deep)

Traffic signal UPS — 2mW X 1.5m (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

o 0O O 0 O OO0

e Assess streetlight levels along Westminster Highway and Gilley Road and areas of public rights-of-
passage and install/upgrade lighting as required to meet City standards.

e Assess the potential differential settlement between the proposed piled buildings and the surrounding
un-piled areas and design City utilities and service connections to accommodate this movement, to the
City’s satisfaction. .

e Fill all abandoned utility pipes with low strength, flowable grout or similar to prevent future road
subsidence.

e 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 and proposed utility/road
installations 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.

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.

2.0 Transportation Requirements:

The Developer responsible for the design and construction of the road infrastructure works. Works to include,
but not limited to, providing the general road cross-sections described below as well as works shown
schematically in the preliminary road functional plan (Attachment 3):

Westminster Highway: -
o Along the development frontage, maintain existing northbound and southbound traffic lanes as well as the shared
multi-use path on the west side. Widening on the east side of the road (east of the existing road centre line) to
provide the following new road elements:

- 1.8 m wide on-street bike lane

- 0.6 m wide buffer on both sides of the on-street bike lane

- 3.0 m wide bus bay/lay-by between Gilley Road and Fraserside Gate

- 0.15 m wide bartier cub

- 5.1 m wide concrete sidewalk (bus bay / lay-by area) and a 2.5m wide concrete sidewalk with a 1.75m wide
treed boulevard (outside the bus bay/lay-by area)

- A new accessible bus landing pad and a new accessible bus shelter

e North of the development frontage, provision of a new southbound-to-eastbound left-turn lane (min. 3.2m wide
and min. 21m storage length) at the proposed development access while maintaining all existing road elemengts
(traffic lanes, shoulders, on-street bike lanes, and/dPihiki &6 pathway).

. Initiak:
4642045
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e locate Parcel 2 and Parcel 3 storm connections along their Westminster Highway frontage by tieing into
the existing 750mm diameter storm sewer.

e Construct a new manhole on the existing Westminster Highway 750mm diameter storm sewer to connect
the private storm system to be built on “New Road A” (north of Parcel 3).

e Install infrastructure on Gilley Road to provide stormwater best management practices (e.g rain gardens).

e Provide erosion and sediment control plans for all on-site and off-site works.

32. ¢) Sanitary Sewer Works:

The Developer is required to:

e Install new sanitary sewers along the development’s Westminster Highway and Gilley Road frontages.
Sewers must be designed to accommodate future development as per the HASS and accommodate any
settlement caused by the development. Temporary sewers may be required fronting future development
Parcel 6. A permanent gravity connection is required into manhole SMH6176 located adjacent to the
Metro Vancouver sanitary pump station.

¢ Relocate the City’s 150mm diameter and 200mm diameter forcemains located along Gilley Road to
accommodate road raising between Westminster Hwy and Smith Crescent that would otherwise
compromise the City’s ability to access and maintain these assets. The new main shall be located above
the proposed concrete slab. Solutions such as installing a single forcemain with appropriate clean-
outs/valves/air valves or installing a gravity system should be considered through the servicing agreement
process.

e Install works to protect and facilitate the maintenance of Metro Vancouver’s Im diameter forcemain,
pump station and related infrastructure located within or adjacent to Gilley Road. Such measures include
but are not limited to installing a piled concrete pad (as proposed by the developer) along the length of
Gilley Road that includes removable sections to allow access to the forcemain and installing vertical pipes
positioned along the main, and possibly other features, for monitoring and inspection purposes. The
developer will coordinate with Metro Vancouver as part of the City’s drawing approval process.

33. d) General Items:

e  The City is aware of ongoing hydrocarbon contamination issues originating from a gas station located at
22490 Westminster Highway. At the developer’s cost, the developer is required to manage any hydrocarbon
contamination encountered during construction of the servicing agreement works in compliance with the
Environmental Management Act.

The Developer is required to:

e  Relocate or accommodate existing City and third party utilities affected by the Gilley Road raising and
Westminster Highway road widening. Undergrounding and/or pre-ducting for future undergrounding may be
required, at the developers cost, to be determined through the servicing agreement process. ’

¢  Complete asphalt resurfacing works as described in the proposed Interim Roadworks Plan (Attachment 3).

e  Provide a SRW for utility installation along the properties Westminster Highway frontage wherever the
proposed sidewalk crosses into the development site. '

e  Locate all above ground utility cabinets and kiosks required to service the proposed development within the
development site (see list below for examples). A functional plan showing conceptual locations for such
infrastructure shall be included in the development design review process. Coordination is required with the
respective private utility companies and thmjgzt—”sl lighting and traffic signal consultants to confirm the
requirements and the locations for the aboveground structures. If a private utility company does not requ

Initiak:
4642045
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ATTACHMENT 5
SERVICING AGREEMENT REQUIREMENTS

Enter into a Servicing Agreement for Parcels 2 and 3 for the design and construction of works that include, but may not be
limited to the following:

1.0 Engineering Servicing Requirements:

Discussions with the developer have contemplated that the construction of off-site servicing works relating to RZ 14-
660662 and RZ 14-660663 will be combined. All works described below shall therefore be completed under a single
servicing agreement,

Utility servicing shall generally follow the concepts and layouts proposed in the Hamilton Area Serving Study
(HASS) prepared for the City by KWL, dated Oct 29, 2014. Increased storm sewer diameters and other amendments
to the HASS may be required to meet the City’s minimum standards. The proposal to raise Gilley Road using piled
concrete foundations will require the relocation of City and other utilities in ways generally, but not limited to, those
described below, at the developers cost. All works and agreements will be to the satisfaction of the Director of
Engineering.

i. Water Works:
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 and
Building designs.

. e Relocate approx 270m of 300mm diameter watermain along Gilley Road to accommodate road raising
that would otherwise compromise the City’s ability to access and maintain this asset. The new main shall
be located above the proposed concrete slab. An air valve will be required.

e Install additional fire hydrants as required along the developments frontages to achieve the City’s
standard spacing requirements.

e Subject to the availability of funds in the City’s Development Coordinated Works capital accounts and
obtaining the required spending authority, replace the 300 mm diameter watermain along Westminster
Hwy to the limits of the proposed road works.

At the Developer’s cost, the City will complete all watermain tie-ins.

30. b) Storm Sewer Works:

31.
The Developer is required to:

¢ Maintain existing drainage service to properties located east of the development by installing a temporary
1200mm diameter sewer along Gilley Road from the centre of Smith Crescent connecting into either the
proposed or existing Queen’s Canal culvert. Some elements of this sewer, such as the manhole in Smith
Crescent, will be deemed as permanent and shall be designed as such, which will be determined through
the servicing agreement process.

e Construct new storm sewers along the centre of the newly raised Gilley Road complete with permanent
tie-in to the Queens Canal culvert and the proposed manhole in the centre of Smith Crescent (the latter
may require additional manholes within the Smith Crescent and Gilley Road intersection).

: PH - 52
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ATTACHMENT 4
SRW AREAS FOR HIGH STREET PLAZA & GREENWAY/STROLLWAY
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ATTACHMENT 3
PRELIMINARY ROAD FUNCTIONAL PLAN

| Shared Access Easement and SRW for On-Site “Road A” |

\

SRW for 5.0 m by 5.0 m corner cut at
Gilley/Westminster and bus layby to the north.
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ATTACHMENT 2

& PARKING PLANS
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Cris Consufting Lid. June 2, 2015
N. Curran ] PGL File: 220-29.02

Given the estimated habitat losses outlined above, the plan to compensate for habitat lost is as follows. The
recommended location for compensatory works is the Queen's Canal RMA; this large area is currently
characterized by significant buman influence, and invasive plants dominate. The plan will restore the riparian area
through implementation of a site-specific Invasive Plant Management Plan and a Revegetation Plan. The plan
would also ke developed with reference to the City's concept plan for the park/irail system in the Queen's Canal
corridor. .

Based on the amount of riparian habitat lost as a result of the City's projects (1.492m2), and assuming a 1:1.5
compensation ratio for riparian habitat, the City’s restored area would equal 2,238m? The City's compensation
hahitat would start just south of the Westminster Highway bus layby and move north on both sides of the Canal to
the extent required. The amount of riparian habitat owing from the proposed Oris development is equal to
1,528m" assuming a 1:1.5 compensation ratio for riparian habitat. Cris' restored riparian habitat would start at the
north end of the City's restorad area and move north on both sides of the Canal to the extent required.

For the loss of instream habitat, the recommended location for compensation is also on the Queen's Canal. It is
our understanding that the west side of Queen’s Canal is unstable, therefore the widening of the east side of
Queen's Canal to increase the wetted width is a concept which could easily be accommodated in the reach of
Queen's Canal north and south of the Fraserside Gate crossing. Based on a 1:1 ratio for instream habitat loss,
the amount of habitat owing from the City and Oris projects would be 256m? and 122m?, respectively. Datails on
(a) whether or not riparian compensation can occur on both sides of Queens Canal and (b) whether or not
instream compensation can be created in Queens Canal will be the subject of future discussions with City
environmental and engineering staff. If other locations for instream compensation are required, they will be sought
in consultation with City staff,

The habitat losses and proposed compensation are summarized in the following table:

Project , Habitat Loss Habitat Compensation

Ripa‘rian Instream Riparian (1:1.5) Instream (1:1)
Oris Hamilton 1,017 122 1,526 122
City Culvert and 1492 256 2,238 256 |
Road Widening :

After rezoning, PGL will prepare a detailed habitat compensation plan for both the City and Oris projects for
riparian and instream compensation owing, which will include Invasive Plant Management, Revegetation and
instream Habitat Construction Plans. Detailed drawings of the impacted and compensation areas as well as the
proposed stormwater design will be included. This plan will be checked with City staff to ensure compatibility with
parkftrail/road designs for the Queen's Canal corridor and Gilley — Westminster intersection. It will then be
submitted to the City Envirenmental Review Committee for approval, prior to completion of the Servicing
Agreements.

o
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Report to Committee

k% City of

Richmond Planning and Development Department
To: Planning Committee Date: July 2, 2015
From: Wayne Craig File: RZ 14-660662/
Director of Development RZ 14-660663
Re: Applications by Oris Development (Hamilton) Corp. for Rezoning at:

¢ Parts of 23241 and 23281 Gilley Road, and 23060, 23066, 23080 and part of
23100 Westminster Highway from "Single Detached (RS1/F )” to "Low Rise
Apartment (ZLR27) — Neighbourhood Village Centre (Hamilton)”; and

e 23241, 23281 and part of 23301 Gilley Road, and part of 23060 and
23000 Westminster Highway from "Single Detached (RS1/F)” to
"Residential/Limited Commercial (ZMU29) — Neighbourhood Village Centre
(Hamilton)”

Staff Recommendation

1.

That Official Community Plan Bylaw 9000, Amendment Bylaw 9260 to amend Schedule
2.14 — Hamilton Area Plan to:

¢ Amend the text within Section 3.2, Objective 2, Policy a) respecting the “Neighbourhood
Village Centre (Retail and Office with Residential Above 4 Storey 1.50 FAR)” land use
designation; and

e Re-designate 23066 and parts 0f 23080 and 23100 Westminster Highway from
“Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)” to “Neighbourhood
Village Centre (Retail and Office with Residential Above 4 Storey 1.50 FAR)”,

be introduced and given first reading.

That Official Community Plan Bylaw 7100, Amendment Bylaw 9273 to delete the existing
Schedule 2.14 — Hamilton Area Plan in its entirety, be introduced and given first reading.

That Bylaws 9260 and 9273, having been considered in conjunction with:
e The City’s Financial Plan and Capital Program; and

e The Greater Vancouver Regional District Solid Waste and Liquid Waste Management
Plans;

are hereby found to be consistent with said program and plans, in accordance with
Section 882(3)(a) of the Local Government Act.

PH - 59
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July 2, 2015

-2

RZ 14-660662/
R7 14-660663

4. That Bylaws 9260 and 9273, having been considered in accordance with OCP Bylaw
Preparation Consultation Policy 5043, are hereby found not to require further consultation.

5. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9261, to create the "Low Rise
Apartment (ZLR27) — Neighbourhood Village Centre (Hamilton)” zone, and to rezone parts
0f 23241 and 23281 Gilley Road, and part of 23060, 23066, 23080 and part of
23100 Westminster Highway from "Single Detached (RS1/F)” to "Low Rise Apartment
(ZLR27) — Neighbourhood Village Centre (Hamilton)”, be introduced and given first

reading.

6. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9262, to create the
"Residential/Limited Commercial (ZMU29) — Neighbourhood Village Centre (Hamilton)”
zone, and to rezone 23241, 23281 and part of 23301 Gilley Road, and part of 23060 and
23000 Westminster Highway from "Single Detached (RS1/F)” to "Residential /Limited
Commercial (ZMU29) — Neighbourhood Village Centre (Hamilton)”, be introduced and

given first reading.

7. That Hamilton Area Plan Community Amenity Capital Reserve Fund Establishment Bylaw
No. 9276, pursuant to Section 188(1) of the Community Charter, to establish a capital reserve
fund for community amenity contributions that are received for the planned community
amenities as specified under Schedule 2.14 - Hamilton Area Plan, Bylaw 9000, be introduced
and given first, second and third readings.

Wayge Craig /
Director of Development
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Staff Report
Origin

Oris Developments (Hamilton) Corp. has made two (2) separate rezoning applications for two
(2) proposed development sites as shown Attachments 1 and 3:

e A 0.58 ha. (1.43 acre) site on parts of 23241 and 23281 Gilley Road, part of 23060,
23066, 23080 and part of 23100 Westminster Highway from "Single Detached (RS1/F)”
to "Low Rise Apartment (Z1.R27) — Neighbourhood Village Centre (Hamilton)” to permit
development of a 130-unit building, with 82 seniors congregate housing rental units that
include common dinning and limited heath care, an memory ward with 18 rental units
which are intended to be licenced by Vancouver Coastal Health as they provide
additional health care and supervision, and 30 market condo apartment units to be sold,
on Oris’ Parcel 3.

e A 0.44 ha. (1.10 acre) site on 23241, 23281, and part of 23301 Gilley Road and part of
23060 and 23000 Westminster Highway from "Single Detached (RS1/F)” to a proposed
new, mixed-use "Residential / Limited Commercial (ZMU29) — Neighbourhood Village
Centre (Hamilton)” to permit development of a 73-unit market condo, mixed-use building
with 929 m?* (10,000 ft*) of ground floor commercial on Oris’ Parcel 2.

Two (2) rezoning applications have been submitted by Oris (Hamilton) Corp. who will build and
market the mixed-used building on Parcel 2 while the apartment / seniors congregate housing
building on Parcel 3 will be built by New Coast Lifestyles (NCL) Management Ltd. Oris and
NCL have provided a document confirming that each project is distinct and will be
independently developed with Oris (Hamilton) Corp. only acting behalf of New Coast Lifestyles
(NCL) Management Ltd.

The proposed mixed-use building on Parcel 2 and apartment/seniors congregate care building on
Parcel 3 as shown on Attachment 3 are the first rezoning applications to be considered under the
recently updated Hamilton Area Plan are the first steps to establish the new Hamilton Village
Centre envisioned under the Area Plan. These two (2) developments are connected in that they
share a common driveway located on Parcel 3, have shared indoor amenity space on Parcel 2 and
have connected parkades with shared parking.

The new Hamilton Area Plan within Schedule 2.14 of the Official Community Plan (OCP) is also
proposed to be amended to facilitate both of the above rezoning applications.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
included in Attachment 2.
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Surrounding Development
e To the North: Single-family dwellings zoned “Single Detached (RS1/F)”.

e To the East: Single-family dwellings zoned “Single Detached (RS1/F)”.

e To the South: A shopping mall fronting onto Gilley Road zoned “Community
Commercial (CC)”.

e Tothe West: A vacant, former fire hall site fronting onto Westminster Highway zoned
“School and Institutional (SI)”.

Related Policies & Studies

Richmond Official Community Plan (OCP) — Hamilton Area Plan Schedule 2.14

The new Hamilton Area Plan under Official Community Plan Bylaw 9000 designates all of
Parcel 2 and most of Parcel 3 as “Neighbourhood Village Centre (Retail and Office with
Residential Above 4 Storey 1.50 FAR)”. Parcel 2 has a split designation with its most northerly
portion designated as ‘“Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)” as shown
on Attachments 3 and 4. The proposed OCP Amendment Bylaw 9260 would:

e Amend the text within “Neighbourhood Village Centre (Retail and Office with Residential
Above 4 Storey 1.50 FAR)” land use designation to require that only a portion of the ground
floor of buildings adjacent to Gilley Road be used for non-residential uses instead of the
entire ground floor amended, and to include a range of assisted living residential uses; and

e Re-designate 23066 and parts of 23080 and 23100 Westminster Highway from
“Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)” to “Neighbourhood
Village Centre (Retail and Office with Residential Above 4 Storey 1.50 FAR)”.

Secondly, the proposed OCP Amendment Bylaw 9273 would delete the old Hamilton Area Plan
from the 1997 Official Community Plan Bylaw 7100 which still includes all of the City’s Area
Plans. The new Hamilton Area Plan which was included within the newer 2012 Official
Community Plan Bylaw 9000 on February 25, 2014.

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 plain covenant on Title is
required prior to final adoption of the rezoning bylaw.

Affordable Housing Strategy

The City’s Affordable Housing Strategy provides that apartment and mixed-use buildings with
over 80 residential apartment units provide five (5) percent of the building’s total residential
floor area within affordable housing units secured under a housing agreement and covenant in
perpetuity. Under the Strategy, developers of buildings with less than 80 residential apartment
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units are to make a contribution of $4.00 per buildable square foot of total residential floor area
permitted under the proposed rezoning.

Despite the fact that these two (2) rezoning applications are linked via access and parking, the
rezoning is being advanced by the applicant as separate rezoning applications for the buildings
on Parcels 2 and 3.

At the time of application, staff inquired as to why two (2) rezoning applications were being
submitted instead of one (1) application. The applicant, Oris (Hamilton) confirmed that it will be
proceeding to build and market the mixed-used building on Parcel 2 and is acting behalf of the
future owner of Parcel 3, New Coast Lifestyles (NCL) Ltd., who would build the apartment /
seniors congregate housing building. Oris and NCL also provided a detailed written summary
that described how Parcels 2 and 3 will be built and marketed separately after the sale of Parcel 3
to NCL. Therefore, the applicants are contributing:

e An estimated $249,176 for the residential floor area associated with the 73 residential
apartment units within the mixed-use building on Parcel 2.

e An estimated $79,032 for the floor area of the 30 market strata units and associated
common areas within the 130-unit apartment/seniors building on Parcel 3. Of the total
130 units within this building, the remaining 82 units of congregate housing and 18
memory ward units are not subject to affordable housing contributions under the
Strategy.

If this project was considered via one (1) rezoning application for both buildings, the applicant
would be required to provide built affordable housing units on site. The affordable housing
would be based on five (5) percent of the combined residential floor area of the 73 market
apartment units within the mixed-use building on Parcel 2 and the 30 market apartment units
within the apartment/ seniors congregate housing building on Parcel 3. This would equate to
approximately 4,460 ft* or five (5) 2-bedroom affordable housing units.

Consultation

Staff have reviewed the proposed OCP Amendment Bylaws 9260 and 9273 with respect to the
Province’s Local Government Act and City’s OCP Bylaw Preparation Consultation Policy

No. 5043 and advise that the City is not obligated to refer the proposed OCP amendment bylaw
and recommend that this report does not require referral to external stakeholders. Table 1 below
clarifies this recommendation.

Tabie 1: OCP Consultatlon Summary

‘Stakeholder (oo Referral Comment (No Referral necessary)

BC Land Reserve Commission No referral necessary, as the Agricultural Land Reserve is
not affected.

Richmond School Board No referral necessary as this commercial application does
not involve any multiple-family housing units thus it does
not have the potential to generate 50 or more school aged
children (e.g., typically around 295 multiple-family housing
units).
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The Board of the Greater Vancouver Regional No referral necessary, as only minor land use and no
District (GVRD) density changes are proposed.
The Councils of adjacent Municipalities No referral necessary, as adjacent municipalities are not

affected and only minor land use and density changes are
proposed.

First Nations (e.g., Sto:lo, Tsawwassen, Musqueam) No referral necessary, as only minor land use and no

density changes are proposed.

TransLink No referral necessary, as no transportation road network
changes are proposed, only minor land use and density
changes.

Port Authorities (Vancouver Port Authority and No referral necessary, as the ports are not affected.

Steveston Harbour Authority)

Vancouver International Airport Authority (VIAA) No referral necessary, as the airport is not affected.

(Federal Government Agency)

Richmond Coastal Health Authority No referral necessary, as the health authority is not
affected.

However, out of courtesy, the proposed OCP Amendment Bylaws 9260 and 9273 will be
referred to the School Board for their information and comment prior to this bylaw being
considered at a Public Hearing.

Analysis

Built Form and Architectural Character

Parcel 2: Mixed-Use Building:
The mixed-use, four-storey building includes the following elements as shown in preliminary
plans in Attachment 5:

4594676

A contemporary style building with facade articulation and large sundecks.

929 m? (10, 000 ftz) of ground-floor commercial space fronting Gilley Road; with an
average setback of 2.0 m (6.6 ft.) from the back of the public sidewalk.

73 residential apartment units on the north (rear) side of the ground floor and remaining
upper three (3) floors.

The building stepping back above ground floor; with the upper three (3) residential floor
being set back an average of a further 3.0 m (9.8 ft).

The major pedestrian entrance faces to High Street Plaza to the east.

The “L”—shaped building footprint provides separation of common outdoor amenity
space from Westminster Highway.

Large roof overhangs and lower awnings over the commercial units.

The elevated west facade, above the lower Westminster Highway grade, has been.
addressed by terraced landscape walls, sloping landscape and a window wall extending
down to below the first floor level into the parkade at street level.
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Parcel 3: Apartment/Seniors Congregate Housing Building:
The seniors’ housing building includes the following elements as shown in preliminary plans in
Attachment 6:

e A contemporary style building with facade articulation and large sundecks.

e 82 seniors congregate housing units, 18 memory ward care units and 30 residential
apartment units.

e The building has a large porte cochere / canopy on its north elevation, allowing for
weather protection for vehicle pick-up of res idents and provides a focal point for the
building.

e The major pedestrian entrance faces to High Street Plaza to the south.
e The “U” building footprint that provides for a contained courtyard.

e Large roof overhangs and awnings over the commercial units provide weather protection
and additional visual interest to the building.

e The elevated first floor above Westminster Highway has been addressed by terraced
landscape walls, sloping landscape and a window wall extending down to below the first
floor level, providing light into the parkade at street level.

Public Realm
The proposed development provides for a varied public realm comprised of three (3) distinct
components as outlined below.

Gilley High Street: Gilley Road will be reconstructed into a “High Street” compatible with the
urban village environment as envisioned by the Hamilton Area Plan.

The proposed 3.35 m (10.0 ft.) wide public sidewalk on the north side with street trees and
landscape strip which allows for rainwater infiltration, will be extended to the east and
established on the south side of the street as future developments are approved. The proposed
mixed-use building is set back at minimum of 1.5 m (5.0 ft.) with an on-site sidewalk to provide
for a generous combined 4.85 m (15.0 ft.) wide pedestrian area.

Gilley High Street Plaza: The High Street Plaza is proposed to be located in the middle of the
block between Westminster Highway and Smith Crescent, with an ultimate width of 18.0 m
(60.0 ft.) opening up onto the Gilley High Street. The current Parcel 2 application includes a
9.0 m (30.0 ft.) wide plaza frontage facing Gilley Road, with the remaining plaza being
constructed with the Parcel 4 development to the east. The proposed plaza includes an outdoor
restaurant seating adjacent to the building with the remaining area for seating, walking, possible
outdoor market and Public Art work.

Greenway/Strollway: The Parcel 2 development will include the first leg of the
Greenway/Strollway leading north out of the Gilley High Street Plaza to eventually be extended
to Willet Avenue, as required in the Hamilton Area Plan. The Parcel 2 development includes a
3.0 m (9.8 ft.) wide strollway, with the future development of Parcel 7 to the east providing the
remaining width of the Greenway/Strollway.
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A statutory right-of-way (SRW) will be registered over the High Street Plaza and
Greenway/Strollway to secure public pedestrian and bicycle access with owner maintenance.

Transportation and Access

Development Access: The proposed mixed-used building on Parcel 2 and the proposed
apartment/seniors congregate care building on Parcel 3 will have one (1) shared vehicle
driveway entering from Westminster Highway. This driveway is designated within the Hamilton
Area Plan as a “Shared Street” (also shown as “New Road” on developer plans). The Shared
Street will provide local vehicle and pedestrian access to Parcels 2 and 3 and will be extended
through to Smith Crescent as future parcels develop to the east (Attachment 4). The Shared
Street encumbered by a statutory right-of-way (ROW) to ensure public access and maintenance
by the future owners of buildings on Parcels 2 and 3.

Westminster Highway: The applicant will complete a number of improvements to
Westminster Highway as shown on Attachments 3, 5 and 6. It should be noted that
Westminster Highway is to remain at its current 1.0 m (3.3 ft.) elevation. The major
transportation improvements include, but are not limited to:

e A 1.8 m wide on-street bike lane, new minimum 2.5 m wide off-road multi-use
pathway/sidewalk, and curb, with a landscaped boulevard in sections, on the east side of
Westminster Highway to the north of the Shared Street.

¢ A southbound left turn lane into the development’s access driveway off of the on-site
Shared Street. A new pedestrian signal will be installed on the south side of the proposed
development access on Westminster Highway to facilitate the safe crossing of pedestrians
across Westminster Highway.

¢ Improvements to the existing intersection with Gilley Road to facilitate the Gilley Road
works.

¢ A bus lay-by north of the Westminster Highway and Gilley intersection, as well as
accessible bus landing pad and shelter.

e Repaving of the full width of Westminster Highway from the Gilley intersection to north
of the Shared Street.

Gilley Road High Street. The applicant will reconstruct Gilley Road to create the “High Street”
as envisioned under the Hamilton Area Plan. The road will rise up at a 4 percent grade from the
current 1.0 m (3.3 ft.) elevation at Westminster Highway to 3.5 m (12.0 ft.). This raised
elevation allows for much of the Parcel 2 parkade to be constructed below finished grade and
provides for most of the store fronts within the mixed-use building to be both at street grade and
located above the required minimum flood construction level. The street will then slope down
to the existing grade to the east at Smith Crescent.

The required works include:

¢ Resurfacing the entire block from just west of Westminster Highway to the ultimate
3.5 m (12.0 ft.) grade to the middle of the block, with an interim grading and resurfacing
back down to the current grade at Smith Crescent.

¢ Intersection improvements with a westbound left-turn lane onto Westminster Highway
southbound.
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e A3.35m(11.0 ft.) sidewalk on the north side of the street with trees and landscaped
boulevard to allow for rainwater infiltration designed to be compatible with the proposed
urban, commercial High Street.

e The reconstruction of the existing concrete sidewalk on the south side of Gilley Road,
separated from the traffic with a barrier curb, to accommodate the raised road grade.

The Hamilton Area Plan staff report indicated that the City’s DCC program would be amended
in 2015 to include approximately $7M in road improvements to the area. These road
improvements include improvements to Westminster Hwy (from just south of Gilley Rd. to
Boundary Rd.) and the new Willet Ave. extension and bridge over the Queen Canal. While staff
intend to recommend that these road improvements be added to the City-wide DCC program as
identified in the Hamilton Area Plan staff report, an amendment to the DCC bylaw has not yet
been brought forward to Council for their consideration. The DCC program review is currently
underway and will be presented to City Council for consideration upon completion of a
comprehensive staff review.

The developer is responsible for improvements to Westminster Hwy as part of the required
Servicing Agreement for this project. A portion of these required road improvements are
included in the existing City wide DCC program. The road works eligible for DCC credits will
be restricted to the works included in the DCC program at the time when the DCC credits are
assessed (i.e. at Building Permit). The Westminster Hwy improvements intended to be added to
the DCC program (additional road widening for boulevard, sidewalk and bike lane
improvements) would increase the eligible DCC credits for this development by approximately
$330,000 should these additions to the DCC program be accepted by City Council. The exact
amount of the eligible DCC credits will be calculated once the SA design drawings have been
approved by the City and the actual construction value is determined. The DCC credits will be
capped at the lower amount of the value of the DCC works included in the City wide DCC bylaw
endorsed by City Council; the actual costs of constructing the works provided by the developer;
or the roads portion of the DCCs payable for the project.

Parking: The partially below-grade parkades for Parcels 2 and 3 will be connected, with vehicle
access being provided on Parcel 3 to the on-site Shared Street. The proposed parking meets the
requirements in Zoning Bylaw 8500 as follows:

e Parcel 2 includes 115 parking spaces, with 91 resident parking spaces (with a further 29
paces provided on Parcel 3) and 34 shared resident visitor/commercial parking spaces.

e Parcel 3 includes 102 parking spaces for the apartments and seniors congregate housing
units plus 29 resident parking spaces for Parcel 2.

e Parcels 2 and 3 will have easements registered on Title to provide for shared access and
parking.

Tree Retention and Replacement

No trees are planned to be retained on the sites given that the building parkades occupy the
entirety of both sites to provide for the necessary parking. The applicant will be required to
submit a landscape plan as part of the Development Permit that will include replacement trees at
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aratio of at least 2:1 to compensate for the 79 removed trees to which Tree Protection Bylaw No.
8057 applies (except for those trees already approved for removal by the City due to disease or
for building demolition).

Amenity Space
Common Amenity Space in the Apartment/Seniors Congregate Housing Building on Parcel 3:

The proposed building on Parcel 3 will include approximately 1,096 m? (11,800 ft*) of common
amenity space. Part of this large amenity space will be for residents of the building on Parcel 3,
and part for use by residents on Parcel 2. The amenity areas on Parcel 3 include the following:

e For the use apartment/ seniors congregate housing on Parcel 3: 7,599 ft* of amenity
space, comprised of two (2) lounges, dining room, theatre, kitchen, country kitchen,
library, beauty salon and barber shop.

e Shared between Parcel 3 and adjacent Parcel 2: 3,458 ft* of shared indoor amenity space,
which includes a pool and exercise room.

e Amenity Room for the use of Parcel 2: A 741 ft* amenity room for use of residents of
only Parcel 2.

~ There will be requirement for registration of an easement on Parcel 3 to ensure that residents of
Parcel 2 are provided with shared rights of access and use. The City will be a grantee to ensure
that the agreements are not discharged and or changed without City approval. A covenant will
also be registered on Parcel 2 that will require provision of 100 m? (1,076 ft*) at occupancy of
the building on Parcel 2 if the shared amenity space has not been already been constructed on
Parcel 3.

Common Qutdoor Amenity Space:
The applicants are proposing outdoor amenity on Parcels 2 and as described below:

e Parcel 2 — Mixed-Use Building: 567 m? (6,103 ft*) within the main outdoor amenity
spaces are located on the north side of the building and include a treed common, large
play area and patio space.

e Parcel 3 — Apartment / Seniors Congregate Housing Building: 1,180 m?* (12,702 ft%)
within a large courtyard within this “U” shaped building which includes raised garden
plots, a circuit pathway and seating. There is also an enclosed dining patio and secure
memory garden patio.

Together, these amenity areas function as central gathering spaces for the buildings and will be
reviewed further during the Development Permit process.

Site Servicing and Frontage Improvements

Servicing: In addition to frontage improvements discussed above, the City’s Engineering
Department has determined the scope of upgrades to existing services to service the proposed
development to be undertaken by the applicant, as identified in the Rezoning Considerations
(Attachment 7).
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The applicant will be constructing a sub-surface structure over Gilley Road and the 1.0 m (3.3
ft.) diameter Metro Vancouver sewer main and utilizing light weight fill to raise Gilley Road to
the elevations discussed above.

Riparian Management Areas: There are two (2) Riparian Management Areas (RMAs) affected
by the proposed developments. The Parcel 2 development and Gilley High Street works will
remove the small Gilley Road ditch which is within an RMA extending 5.0 m (16.0 ft.) back on
either side of the ditch. Through the Servicing Agreement, a linear landscape strip and
boulevard trees will be included within the streetscape and provide for rainwater infiltration and
a slowing of stormwater flow into the Queen Canal. The Queen Canal RMA extends 15.0 m
(49.0 ft.) back on either side of the canal with impacts to this area requiring habitat compensation
within this RMA.

The compensation for in-stream and riparian habitat loss will be included within the Queen
Canal corridor through the Servicing Agreement.

These works are to be further reviewed by the developer’s Qualified Environmental
Professional (QEP), with a follow-up report to confirm that the design of the necessary habitat
compensation that will be provided through the Servicing Agreement process as provided in the
Rezoning Considerations (Attachment 7) to the satisfaction of the Director of Engineering.

Proposed OCP and Zoning Bylaw Amendments

As discussed above, proposed OCP Amendment Bylaw 9260 includes both a text amendment
and map amendment concerning the Neighbourhood Village Centre (Retail and Office with
Residential Above 4 Storey 1.50 FAR) land use designations.

Proposed Amendments to the Hamilton Area Plan within the OCP:

The proposed text change to the “Neighbourhood Village Centre (Retail and Office with
Residential Above 4 Storey 1.50 FAR)” land use designation will require that a portion of the
ground floor of buildings adjacent to Gilley Road be used for commercial and non-residential
uses rather than the entire ground floor as currently required. Specifically, the change would
only require commercial and non-residential uses within 10.0 m (33.0 ft.) of the north side of
Gilley Road and within 15 m (49.0 ft.) and south side of Gilley Road. This change would apply
to the entire land use designation including properties adjacent to Parcels 2 and 3 under the
rezoning applications and facing the south side of Gilley Road. The land use designation would
continue to allow for the same commercial, non-residential residential apartment uses to be
located on the remainder of the ground floor and upper floors of buildings.

The proposed change was requested by the applicant who presented a professional market
analysis study that demonstrates that the 12,000 build-out population of Hamilton could only
support approximately 50,000 to 55,000 ft* of commercial floor area (excluding amenity space).
The Hamilton Area Plan’s land use designation for ground floor commercial could lead to
120,000 sq. ft. of commercial floor area being required. Based on the retail demand model in the
consultant market study, which takes into consideration Hamilton’s projected population,
exposure to traffic and location characteristics within the region, this is 2 to 2.6 times the amount
that could be supported and sustained. This assessment resonates with other regional studies
(such as the Grandview Heights Commercial Market Analysis completed for that area of Surrey),
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which estimate that similarly built communities can support approximately 0.38 m? (4 ft*) per
capita of supermarket/commercial space. It is thus reasonable to accommodate commercial space
in line with the findings of the consultant’s report of approximately 4,645 m* (50,000 ft*).

The proposed land use designation change to Land Use Map (Attachment 4) to re-designate part
of the proposed Parcel 3 (apartment /seniors congregate housing) from “Neighbourhood Village
Centre (Residential 4 Storey 1.50 FAR)” to “Neighbourhood Village Centre (Retail and Office
with Residential above 4 Storey 1.50 FAR)” applied to a small area. The change was
necessitated by the applicant’s site planning which lead to Parcel 3 including both the above
designations (a split designation). Given that the apartment form of development and 1.5 FAR
density remain consistent with both designations under the current Area Plan, the proposed
change of designation constitutes a relatively minor amendment which Planning staff support.

The Area Plan supports the inclusion of seniors housing in multi-family designations. To
support this policy, the Neighbourhood Village Centre (Retail and Office with Residential above
4 Storey 1.50 FAR)” designation is amended to specifically include a range of assisted living
residential uses as found in the adjacent “Neighbourhood Village Centre (Residential 4 Storey
1.50 FAR)” designation.

Lastly, proposed OCP Amendment Bylaw 9273 deletes the existing Hamilton Area Plan under
Bylaw 7100 for the same area to which the new Hamilton Area Plan was adopted as an
amendment to OCP Bylaw 9000 in February, 2014,

Zoning Bylaw Amendments.

The proposed Zoning Bylaw amendments proposed above are consistent with the Hamilton Area
Plan.

Bylaw 9261 proposes to rezone 0.44 ha. (1.10 acres) comprising Parcel 3 from "Single Detached
(RS1/F)” to "Low Rise Apartment (Z1.R27) — Neighbourhood Village Centre (Hamilton)” to
permit a 130 unit apartment/seniors congregate housing building, with 82 congregate housing
units, 18 memory ward care units and 30 strata apartment units. The following primary uses are
included to accommodate this development: “housing, apartment”, “housing, congregate” and
“community care facility, major”. This zone provides for maximum density of 1.5 FAR with
provision of community amenity contributions by the applicants. An additional 0.19 FAR is
permitted provided that it is used to accommodate amenity space for the lot subject to this zone.

Lastly, Bylaw 9261 includes a definition for the “Hamilton Area Plan community amenity
capital reserve”. The definition references the statutory Capital Reserve Fund to be created by
Hamilton Area Plan Community Amenity Capital Reserve Fund Establishment Bylaw No. 9276
into which this and future applicant’s amenity contributions will be deposited.

Bylaw 9262 proposes to rezone 0.58 ha. (1.43 acres) Parcel 2 from "Single Detached (RS1/F)” to
"Residential / Limited Commercial (ZMU29) — Neighbourhood Village Centre (Hamilton)” to
permit a 73-unit mixed-use building with ground floor commercial. The zone includes a wide
range of commercial and non-residential uses similar those found in the “Community
Commercial (CC)”.
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The zone also permits a neighbourhood public house (neighbourhood pub) use as requested by
the applicant. Should a neighbourhood pub be proposed for the site, the City’s typical liquor
licencing process will be required as a condition of Business Licencing. The applicant has
agreed to register a covenant on title that restricts the use to the ground floor, requires its outdoor
public entrance on Gilley Road and advises other owners of this possible use within the building.
The zone also permits “housing, apartment” and provides for a maximum density of 1.5 FAR
with provision of community amenity contributions by the applicants.

Hamilton Area Plan Amenity Contributions:

The a;aplicants will provide community amenity contributions of $49.50 per square meter ($4.60
per ft°) of the total residential floor area of the buildings on Parcels 2 and 3 consistent with the
Hamilton Area Plan for the proposed amenities (e.g, community centre, library, police office, a
childcare hub, pedestrian pier as proposed under the Area Plan). The contribution is estimated at
$285,205 for the mixed-use building on Parcel 2. The total contribution for Parcel 3 is estimated
at $430,118. Part of this contribution ($28,985) would not apply to the floor area specified
including within the proposed 18 memory ward units as Area Plan’s amenity contributions only
apply to residential floor area. To confirm that these units fall within with the “community care
facility, major” use under the zoning, the applicant will need to verify that the necessary
licencing from Vancouver Coastal Health (VCH) for the memory ward is in place prior to these
units being exempted from the amenity contribution.

Hamilton Area Plan Community Amenity Capital Reserve Fund Establishment Bylaw No. 9276
has been prepared pursuant to Section 188(1) of the Community Charter to establish a capital
reserve fund for community amenity contributions that are received for the planned community
amenities as specified under Schedule 2.14 - Hamilton Area Plan, Bylaw 9000.

Public Art

The applicant will either make a public art contribution as provided by the City’s Public Art
Policy or prepare a Public Art Plan to provide Public Art elements within the development. The
High Street Plaza on Parcel 2 has been discussed as a possible location for the public art. The
contributions for both Parcels 2 and 3 are estimated total $127,048. Provision of the public art
contribution will be coordinated between the developer and the City’s Public Art Coordinator,
and secured prior to adoption of the rezoning with details to be provided at the Development
Permit stage.

Accessible Housing

To assist in ensuring accessibility is an option for residents, 44 of the 73 units in the mixed use
building on Parcel 2 and 109 of the 130 units in the building on Parcel 3 will meet the Basic
Universal Housing provisions within Zoning Bylaw 8500. The remaining units within the
buildings will include the Aging-in-Place elements as provided within the OCP.

The above-noted specifications and units will be identified and reviewed during the
Development Permit and Building Permit stages.
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LEED Silver Development

As provided by the Hamilton Area Plan, the applicants will ensure that the buildings on Parcels 2
and 3 have been designed to achieve a sufficient score to meet the current Canadian Green
Building Council LEED Silver score. 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 LEED Silver certification or equivalent. Consideration will be given
to building design with higher energy efficiency ratings than required by the BC Building Code
and utilizing geo-exchange energy systems.

Major Elements to be Addressed at the Development Permit Stage

Development Permit (DP) approval to the satisfaction of the Director of Development is required
prior to rezoning adoption.

In advance of the full DP submission and review, the following significant aspects of the
proposal have been identified to be addressed.

e The grade difference along Gilley Road between the public sidewalk and the “retail
sidewalk/patio”, particularly where Gilley Road slopes down to meet Westminster
Highway, with the objective of achieving a comfortable height transition, adequate
landscape screening of the projecting parkade, adequate depths for both the public
sidewalk and the retail sidewalk/patio and appropriate accessibility for the disabled.

e The grade difference between the public sidewalk and Level 1 of the Parcel 2 and 3
buildings along Westminster Highway, with the objective of achieving a comfortable
height transition, adequate landscape screening of the projecting parkade, adequate
animation of the streetscape and application of CPTED principles.

Financial Implications

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
$8,000.00. This will be considered as part of the 2017 Operating budget.

Conclusion

The proposed developments on Parcels 2 and 3 shown on Attachment 3, 5 and 6 constitute the
first rezoning applications to be considered under the Hamilton Area Plan. In particular, these
developments will involve significant improvements to Westminster Highway and the first phase
of the Gilley High Street to be at the centre of the Hamilton Village Centre as envisioned under
the Hamilton Area Plan.

The proposed developments also establish part of the High Street Plaza and fist leg of the
Greenway/Strollway network for Hamilton. These improvements are at the core of creating a
pedestrian-oriented Hamilton Village Centre.
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The proposed developments will also assist in funding the future community amenities as
provided under the Hamilton Area Plan.

As this proposal is being advanced as separate two (2) rezoning applications, the applicant will
be providing a cash-in-lieu contribution toward affordable housing instead of constructing built
affordable housing units on-site. :

On this basis, it is recommended that Official Community Plan Bylaw 9000, Amendment
Bylaw 9260, Official Community Plan Bylaw 7100, Bylaw 9273, and Zoning Bylaw 8500,
Amendment Bylaws 9261 and 9262, be introduced and given first reading. It is also
recommended that Hamilton Area Plan Community Amenity Capital Reserve Fund
Establishment Bylaw I\/Io. 9276 be introduced and given first, second and third readings.

Mark McMullen
Senior Coordinator-Major Projects
(604-276-4173)

MM:blg

Attachment 1: Location Map

Attachment 2: Development Application Data Sheet
Attachment 3: Oris Parcel Phasing Plan

Attachment 4 Hamilton Area Plan Land Use Map Excerpt
Attachment 5: Preliminary Development Plans for Parcel 2
Attachment 6: Preliminary Development Plans for Parcel 3
Attachment 7: Rezoning Considerations
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Development Application Data Sheet
Development Applications Division

RZ 14-660662 & RZ 14-660663

-Parcel 2: 23241, 23281 & part of 23301 Gilley Road and part of 23060 & 23000
Westminster Highway (RZ14-660663) ’
-Parcel 3: 23241 & 23281 Gilley Road and 23060, 23066, 23080 & part of 23100

Address:

Westminster Highway (RZ14-660662)

Attachment 2

Applicant:

Oris Development (Hamilton) Corp.

Planning Area(s):

Hamilton Area Plan

Owner:

Oris Developments (Hamilton)
Corp.

Parcel 2 - Oris Developments
(Hamilton) Corp.

Parcel 3 - New Coast Lifestyles
(NCL) Management Ltd.

Site Size (m?):

Parcel 2: Min. 4,447 m?
Parcel 3: Min. 5,783 m?

Parcel 2: Min. 4,447 m?
Parcel 3: Min. 5,783 m?

Land Uses:

Single-Family Residential

Parcel 2: Mixed-Use Building
Parcel 3: Apartment/Congregate
Housing Building

Area Plan Designation:

Parcels 2 & 3;

“Neighbourhood Village Centre
(Retail and Office with Residential
Above 4 Storey 1.50 FAR)”

Part of Parcel 3:
“Neighbourhood Village Centre
(Residential 4 Storey 1.50 FARY"

Parcels 2 & 3:

“Neighbourhood Village Centre
(Retail and Office with Residential
Above 4 Storey 1.50 FAR)”

Zoning:

Parcels 2 & 3:
"Single Detached (RS1/F)”

Parcel 2:

"Residential / Limited Commercial
(ZMU29) — Neighbourhood
Village Centre (Hamilton)”

Parcel 3:

"Low Rise Apartment (ZLR27) -
Neighbourhood Village Centre
(Hamilton)"

Other Designations:

Number of Units: None Parcel 2: 73 units
Parcel 3: 18 memory care beds,
82 congregate housing units, 30
strata units
N/A N/A

4594676
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| Bylaw Requirement | Proposed | Variance
Density (units/ha.): N/A N/A none permitted
. Parcels 2 & 3: For Parcels 2 & 3: .

Floor Area Ratio 15FAR 15 FAR none permitted

Lot Coverage — Building: Parcel 2: Max. 50 % Parcel 2: 50 % none
Parcel 3: Max. 55 % Parcel 3: 55 %

Lot Size (min. dimensions): Parcel 2: Min. 4,000 m? Parcel 2: Min. 4,447 m? none
Parcel 3. Min. 5,000 m? Parcel 3: Min. 5,783 m?

Setback — Front Yard (m): Parcel 2: Min.6.0 m Parcel 2: Min.6.0 m none
Parcel 3: Min.6.0 m Parcel 3: Min.6.0 m
Parcel 2 (Gilley):Min.1.5m | Parcel 2 (Gilley):Min.1.5m
Parcel 2 Parcel 2

o ) (Interior):Min.1.5m (Interior):Min.1.5m

Setback ~ Side Yards (m): Parcel 3 (North Interior): Parcel 3 (North Interior): none
Min.10.0 m Min.10.0 m
Parcel 3 (south Interior): Parcel 3 (south Interior):
Min.3.0 m Min.3.0 m

Setback — Rear Yard (m): Parcel 2: Min. 6.0 m none
Parcel 3: Min. 6.0 m

Height (m): Parcel 2: 17.0 m Parcel 2: >17.0 m none
Parcel 3: 17.0 m Parcel 3: >17.0m

Off-street Parking Spaces - Parcels 2 & 3: For Both Parcels 2 & 3:

Regular (R) / Visitor (V): 1.5 (R) and 0.20 (V) per 1.5 (R) and 0.20 (V) per none
unit unit

Off-street Parking Spaces Total Parcel 2: 140 Parcel 2: 144 none
Parcel 3: 102 Parcel 3: 102

Tandem Parking Spaces: Permitted none none
Parcels 2 & 3: Parcel 2: 1,027 m*/

Amenity Space — Indoor: 100 m? 69m? ) none

Parcel 3: 1,027 m?
“Shared on Parcel 2, 3, 4 & 5.
. Parcels 2 & 3: i
Amenity Space — Outdoor: 6.0 m? per unit (min.) Parcel 2: 7.77 m? /unit none

Parcel 3: 9.08 m2/ unit

Other:

4594676
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ATTACHMENT 4

Neighbourhood Residential (Single Family 0.55 FARY)
Neighbourhood Residential (Townhouse 0.75 FAR)
Neighbourhood Residential (Stacked Townhouse 1.00 FAR)

Neighbourhood Village Centre (Residential 4 Storey 1.50 FAR)

Proposed Streets
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View at Westminster Hwy & Gilley Road (Highstreet)
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ATTACHMENT 7

City of . o
. Rezoning Considerations
R|Chm0nd Development Applications Division

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

Address: 23241, 23281 & 23301 Gilley Road; 23000, 23060, 23066, 23080 & part of 23100 Westminster
Highway - Oris Parcel 2 (Bylaw 9262 / RZ14-660663) & Oris Parcel 3 (Bylaw 9261 / RZ14-660662)

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaws 9261 and 9262, the developer is
required to complete the following:

1. Final Adoption of OCP Amendment Bylaw 9260.

2. Subdivision Plan: Preparation and registration of a subdivision plan that consolidates the current lots and subdivides
the consolidated lot into three (3) parcels comprising the “Lands” (which will require prior to subdivision approval
the demolition of any part of the existing buildings crossing new proposed parcel lines) as shown in Attachments 1
and 2 as follows:

a) Parcel 1 - The remaining lands on Lot 1 on the draft subdivision plan for future development;

b) Parcel 2 - 4446 m” on Lot 2 on the draft subdivision plan for the subject mixed-used building A(RZ 14-
660663);

¢) Parcel 3- 5783 m” on Lot 3 on the draft subdivision plan for the seniors housing building (RZ 14-660662);

3. Tree Removal: Submission of a landscape plan for the Development Permit that includes replacement trees at a ratio
of at least 2:1 to compensate for all 79 trees to be removed (except for those trees already approved for removal by the
City due to disease or for building demolition) to which Tree Protection Bylaw No. 8057 applies.

4. Flood Covenant: Registration of the City’s standard flood covenant on the title of Parcels 2 and 3 ensuring that there
is no construction of habitable area below the Flood Construction Level of 3.5 m.

5. Westminster Highway Bus Bay and Gilley/Westminster Corner: Registration of a statutory right-of-way on Parcel 2
to accommodate a bus bay, bus shelter, sidewalk and 5.0 m by 5.0 m road corner cut at the Gilley Road / Westminster
Hwy intersection on Parcel 2 as generally shown on Attachment 3 to the satisfaction of the Director, Transportation.

The statutory right-of-way will provide for:
a) Developer construction of all works;
b) Public vehicle, pedestrian and bicycle access at all times;
¢) Future construction and maintenance of public utilities;
d) City and public utility provider maintenance of works.

6. High Street Plaza and Greenway/Strollway: Registration of a statutory right-of-way in favour of the City on the title of
Parcels 2 and 3 that provides public access as generally shown on Attachment 4 and which physically includes:

a) A High Street Plaza with a width ranging from 6.0 m to 9.0 m on Parcel 2;
b) A Greenway/Strollway with a minimum width of 3.0 m on Parcel 3;
The statutory right-of-way for Parcels 2 and 3 will provide for:

a) Developer construction of all works;

b) Public pedestrian and bicycle access at all times;

¢) Public markets on the Parcel 2 Plaza to be permitted with hours and operating conditions to the satisfaction of
the City;

d) Non-permanent outdoor restaurant seating and fixtures within the most westerly 3.0m of the SRW adjacent to
the commercial units in the building on Parcel 2 subject to the approval of the City;

e) Landscaping and paving as provided in a Development Permit issued by the City;

f) Developer and owner maintenance of all works.

7. Statutory Right-of-Way and Easement for New “Road A”: Registration of a statutory right-of-way for public access
and an easement for maintenance on Parcel 3 and the existing lots comprising future Parcel 4, as determined to the
PH -115
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satisfaction of the Director, Transportation and Director of Development, for “Road A” as shown on Attachments 2
and 3.

The statutory right-of-way will provide for:
a) Developer construction of all works; _
b) Public vehicle, pedestrian and bicycle access at all times on grade or above a parkade;
¢) Landscaping to be provided under the Development Permit;
d) Maintenance of all works by the owners of Parcel 3; and
e) Assumption of all liability for the works by the owners of Parcel 3.

8. Access Over Parcel 3 for Parcel 2: Registration of a legal agreement, as determined to the satisfaction of the Director
of Development, to permit the owners (including their visitors and general public using the commercial parking) of
Parcel 2 to gain access on grade or through a parkade on Parcel 3 for vehicles, bicycles and pedestrians and to allow
for access to the “Road A” SRW identified above.

9. Access Over Parcel 3 for Future Parcels 4 and 5: Registration of a legal agreement, as determined to the satisfaction
of the Director of Development, to permit the owners of future Parcels 4 and 5 to gain access on grade or through a
parkade on Parcel 3 for vehicles, bicycles and pedestrians and to allow for access to the “Road A” SRW identified
above.

10. Parking on Parcel 3 for Parcel 2: Registration of a legal agreement to provide for 29 vehicle parking spaces and
bicycle parking for the owners of Parcel 2 within the parkade on Parcel 3 (with the number of vehicle and bicycle
parking spaces to be confirmed prior to rezoning adoption) as generally shown on Attachment 2.

11. Parking on Parcel 3 for future Parcels 4 & 5: Registration of a legal agreement to provide for 21 vehicle parking
spaces for the owners of future Parcels 4 & 5 within the parkade on Parcel 3 (with determination if parking for Parcels
4/5 is needed and, if any, the number of vehicle parking spaces to be provided prior to rezoning adoption) as generally
shown on Attachment 2.

12. Visitor Parking on Parcel 2 for Parcel 3: Registration of a legal agreement on Parcels 2 and 3, as determined to the
satisfaction of the Director of Development, to permit Parcel 3 visitors to use the commercial & visitor parking within
the Parcel 2 parkade.

13. Commercial & Visitor Parking Non-Assignment Covenant on Parcel 2: Registration of a covenant on Parcel 2 that
ensures that the shared visitor parking and commercial parking on Parcel 2 is not assigned to any specific residential
unit / commercial unit nor be designated (i.e. sold, leased, reserved, signed, or otherwise assign) by the owner or
operator for the exclusive use of employees, specific businesses, and/or others.

14. Parking and Building Construction Agreement for Parcels 2 and 3: Registration of agreements on Parcels 2 and 3 that
ensure:

a) No building permit will be issued by the City for Parcel 2 until all associated parking and access on Parcel 3
(described in the above legal agreements) has been included within an approved building permit for Parcel 3;

b) No building permit will be issued by the City for Parcel 3 until all associated parking and access on Parcel 2
(described in the above legal agreements) has been included within an approved building permit for Parcel 2;

¢) No building permit granting occupancy will be issued by the City for Parcel 2 until all associated parking and
access on Parcel 3 (described in the above legal agreements) has been built and received a building permit
granting occupancy.

d) No building permit granting occupancy will be issued by the City for Parcel 3 until all associated parking and
access on Parcel 2 (described in the above legal agreements) has been built and received a building permit
granting occupancy. '

e) The Parcel 3 owner shall provide to the Parcel 2 owner, a parking and access easement construction easement
that will permit the Parcel 2 owner to construct and use a parking facility on Parcel 3 so as to satisfy the
parking and access requirements above.

15. Electric Vehicle Parking Covenant: Registration of a covenant on Parcels 2 and 3 requiring that 20% of resident
parking stalls that will be equipped with 120V eleisrli_i plgﬁi%s and that an additional 25% of the resident parking
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stalls will be pre-ducted for future wiring to accommodate the future installation of electric vehicle charging
equipment.

16. Shared Indoor Amenity Easement: Registration of an access easement and other legal agreements on Parcels 2 and 3

17.

18.

19.

20.

21.

22.

as shown on Attachment 2 to:

a) Ensure that not less than 3,458 {t* of shared indoor amenity space for the residential owners/occupants Parcels
2 and 3 (which includes a pool and exercise room) and 741 ft* of indoor amenity space for exclusive use of
the residential owners/occupants of Parcel 2 (for a multi-purpose room) is constructed on Parcel 3;

b) Provides that neither a building permit nor a final inspection granting occupancy for a building on Parcel 3 be
permitted unless the required shared and exclusive amenity space are provided as described above;

¢) Ensure that appropriate mechanisms to allow for shared rights of access and use for the above-noted Parcels 2
and 3 shared and Parcel 2 exclusive amenity spaces, to the satisfaction of the City;

d) Provide that the final inspection granting occupancy for the building on Parcel 2 is prohibited until the 741 ft’
of exclusive Parcel 2 indoor amenity space and 3,458 {t* of shared indoor amenity space within the building
on Parcel 3 is completed and has been issued a final inspection granting occupancy; except as provided
below;

e) Ensure that, if the exclusive and shared amenity spaces are not completed on Parcel 3 as provided above, a
minimum of 1,076 ft* of indoor amenity space (multi-purpose room) is constructed within a building on
Parcel 2 prior to issuance of a permit granting occupancy for such building on Parcel 2; and

f) Provide that the City is identified as a grantee to ensure that the agreements not be discharged and or changed
without City approval.

Public Art: City acceptance of the developer’s offer to voluntarily contribute $0.79 per buildable square foot of
residential floor area and $0.42 per buildable square foot of commercial floor area under the proposed zoning to the
City’s public art fund, or provide a security for the design and installation of public art based on the same valuation in
accordance with the City’s Public Art Policy (Acct. #7750-80-00000-000) (e.g. $53,180 for Parcel 2 and $73,868 for
Parcel 3 to be confirmed by the final DP Plans).

Area Plan Amenity Community Amenities: City acceptance of the developer’s offer to voluntarily provide a
contribution of $49.50 per square meter of total residential floor area to a capital reserve fund to be established by the
City for the community amenities specified under the Hamilton Area Plan. The contribution for Parcel 2 is estimated
at $285,205 (to be confirmed based on the final DP Plans). The total contribution for Parcel 3 is estimated at
$430,118. Part of this contribution ($28,985) would not apply to the floor specified including within the proposed 18
memory ward units (to be confirmed on the final DP Plans) provided that they receive the necessary licencing from
Vancouver Coastal Health (VCH) and comply with the “community care facility, major” use under the proposed
zoning.

Affordable Housing: City acceptance of the developer’s offer to voluntarily contribute $4.00 per buildable square foot
of total residential floor area permitted under the proposed rezoning (e.g. estimated at $249,176 for 62,294 ft* for
Parcel 2 and $79,032 for 19,758ft* for the 30 market strata residential units plus associated common halls and other
areas to be added on Parcel 3) to the City’s Affordable Housing Reserve Fund. (Acct.#7600-80-000-90150-0000).

“Neighbourhood Public House” Use Covenant on Parcel 2: Register a restrictive covenant on the title of Parcel 2 that
restricts this use to the ground floor, requires its outdoor public entrance on Gilley Road and advises other owners of
this possible use within the building.

Riparian Management Areas: The developer is required to address the habitat loss within the Riparian Management
Areas (RMAs) on Gilley Road and the Queen Canal as generally provided in the Memo from Pottinger Gaherty,
Environmental Consultants .td. dated June 2, 2015 (Attachment 7) with regards to providing satisfactory habitat
compensation within the Servicing Agreement works (including addressing transportation, civil and landscape
works). These works and the impacted habitat are to be further reviewed by the developer’s Qualified Environmental
Professional (QEP) with a follow-up report confirming that the necessary habitat compensation has been provided to
satisfaction of the Director, Engineering and Senior Manager, Parks.

Submission of a letter from a LEED certified consultant as a requirement of issuance of the development permits and
building permits for Parcels 2 and 3 confirming that each building has been designed to achieve a sufficient score to
meet the current Canadian Green Building Council LEED Silver score criteria. The submission of follow-up letter
from a LEED certified consultant that confirms thi:’r, Hlildiilqsflave been constructed to achieve LEED Silver
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certification or equivalent is required. Consideration should be given to building design with higher energy
efficiency ratings than required by the BC Building Code and utilizing geo-exchange energy systems.

The submission and processing of Development Permits* for the subject mixed-use building on Parcel 2 and seniors
building on Parcel 3 completed to a level deemed acceptable by the Director of Development.

Enter into a Servicing Agreement and to be registered on title of Parcels 2 and 3 and submit security for the estimated

value of the works to the satisfaction of the City for the design and construction of the engineering, transportation and
parks/streetscape works described in Attachment 5 along with the necessary statutory right of ways and any easements
that are required to be registered on title for such servicing works.

Ensure 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 included within Attachment 6.

Enter into a covenant to be registered on Parcel 3 that will prohibit stratification beyond 30 individual strata lots for
the apartment units and one (1) strata lot for the 18 memory care units and 82 congregate housing units, along with
any strata common property.

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

1.

Submit separate landscaping security Letters-of-Credit in amounts based on sealed estimates from the project
registered Landscape Architect for the developments on Parcel 2 and Parcel 3 (including materials, labour & 10%
contingency).

That notations be included on the Development Permit Plans stating that 44 of the 73 units in the mixed use building
on Parcel 2 and 109 of the 130 units in the seniors building on Parcel 3 will meet the Basic Universal Housing
provisions within Zoning Bylaw 8500. The remaining units within the buildings will include A geing-In-Place
elements as provided within the Official Community Plan Bylaw 9000.

Prior to Building Permit Issuance for Parcels 2 and 3, the developer must complete the following
requirements:

1.

Submission of a Construction Parking and Traffic Management Plan to the Transportation Division. Management
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

Incorporation of the “Basic Universal Housing” provisions of Zoning 8500 and Ageing-in-Place elements as provided
within the OCP for the residential units in the building on Parcels 2 and 3 as provided in the Development Permit.
Submission of a Dewatering Plan to the satisfaction the Manager, Engineering Planning and Manager, Sustainability.
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
Division 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.

PH-118
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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 Owner and Developer of Parcel 2 Date
Signed Owner and Developer of Parcel 3 Date
PH-119
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ATTACHMENT 1
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ATTACHMENT 2
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ATTACHMENT 3 .
PRELIMINARY ROAD FUNCTIONAL PLAN
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ATTACHMENT 4
SRW AREAS FOR HIGH STREET PLAZA & GREENWAY/STROLLWAY
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ATTACHMENT 5
SERVICING AGREEMENT REQUIREMENTS

Enter into a Servicing Agreement for Parcels 2 and 3 for the design and construction of works that include, but may not be
limited to the following:

1.0 Engineering Servicing Requirements:

Discussions with the developer have contemplated that the construction of off-site servicing works relating to RZ 14-
660662 and RZ 14-660663 will be combined. All works described below shall therefore be completed under a single
servicing agreement.

Utility servicing shall generally follow the concepts and layouts proposed in the Hamilton Area Serving Study

(HASS) prepared for the City by KWL, dated Oct 29, 2014. Increased storm sewer diameters and other amendments
to the HASS may be required to meet the City’s minimum standards. The proposal to raise Gilley Road using piled
concrete foundations will require the relocation of City and other utilities in ways generally, but not limited to, those
described below, at the developers cost. All works and agreements will be to the satisfaction of the Director of
Engineering.

Water Works:
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 and
Building designs.

e Relocate approx 270m of 300mm diameter watermain along Gilley Road to accommodate road raising
that would otherwise compromise the City’s ability to access and maintain this asset. The new main shall
be located above the proposed concrete slab. An air valve will be required.

e Install additional fire hydrants as required along the developments frontages to achieve the City’s
standard spacing requirements.

e Subject to the availability of funds in the City’s Development Coordinated Works capital accounts and
obtaining the required spending authority, replace the 300 mm diameter watermain along Westminster
Hwy to the limits of the proposed road works.

At the Developer’s cost, the City will complete all watermain tie-ins.

b) Storm Sewer Works:

The Developer is required to:

e Maintain existing drainage service to properties located east of the development by installing a temporary
1200mm diameter sewer along Gilley Road from the centre of Smith Crescent connecting into either the
proposed or existing Queen’s Canal culvert. Some elements of this sewer, such as the manhole in Smith
Crescent, will be deemed as permanent and shall be designed as such, which will be determined through
the servicing agreement process.

¢ Construct new storm sewers along the centre of the newly raised Gilley Road complete with permanent

tie-in to the Queens Canal culvert and the proposed manhole in the centre of Smith Crescent (the latter
may require additional manholes within the Smith Crescent and Gilley Road intersection).

PH - 126
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e locate Parcel 2 and Parcel 3 storm connections along their Westminster Highway frontage by tieing into
the existing 750mm diameter storm sewer.

e Construct a new manhole on the existing Westminster Highway 750mm diameter storm sewer to connect
the private storm system to be built on “New Road A” (north of Parcel 3).

e Install infrastructure on Gilley Road to provide stormwater best management practices (e.g rain gardens).

e Provide erosion and sediment control plans for all on-site and off-site works.

¢) Sanitary Sewer Works:

The Developer is required to:

e [nstall new sanitary sewers along the development’s Westminster Highway and Gilley Road frontages.
Sewers must be designed to accommodate future development as per the HASS and accommodate any
settlement caused by the development. Temporary sewers may be required fronting future development
Parcel 6. A permanent gravity connection is required into manhole SMH6176 located adjacent to the
Metro Vancouver sanitary pump station.

e Relocate the City’s 150mm diameter and 200mm diameter forcemains located along Gilley Road to
accommodate road raising between Westminster Hwy and Smith Crescent that would otherwise
compromise the City’s ability to access and maintain these assets. The new main shall be located above
the proposed concrete slab. Solutions such as installing a single forcemain with appropriate clean-
outs/valves/air valves or installing a gravity system should be considered through the servicing agreement
process.

e Install works to protect and facilitate the maintenance of Metro Vancouver’s 1m diameter forcemain,

pump station and related infrastructure located within or adjacent to Gilley Road. Such measures include
but are not limited to installing a piled concrete pad (as proposed by the developer) along the length of
Gilley Road that includes removable sections to allow access to the forcemain and installing vertical pipes
positioned along the main, and possibly other features, for monitoring and inspection purposes. The
developer will coordinate with Metro Vancouver as part of the City’s drawing approval process.

d) General Items:

The City is aware of ongoing hydrocarbon contamination issues originating from a gas station located at
22490 Westminster Highway. At the developer’s cost, the developer is required to manage any hydrocarbon
contamination encountered during construction of the servicing agreement works in compliance with the
Environmental Management Act.

The Developer is required to:

4604533

Relocate or accommodate existing City and third party utilities affected by the Gilley Road raising and
Westminster Highway road widening. Undergrounding and/or pre-ducting for future undergrounding may be
required, at the developers cost, to be determined through the servicing agreement process.

Complete asphalt resurfacing works as described in the proposed Interim Roadworks Plan (Attachment 3).

Provide a SRW for utility installation along the properties Westminster Highway frontage wherever the
proposed sidewalk crosses into the development site.

Locate all above ground utility cabinets and kiosks required to service the proposed development within the

development site (see list below for examples). A functional plan showing conceptual locations for such

infrastructure shall be included in the development design review process. Coordination is required with the

respective private utility companies and the project’s lighting and traffic signal consultants to confirm the

requirements and the locations for the alpjerof@dpstructures. If a private utility company does not require
Initial:
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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 — ImW X 1m (deep)

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

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

O 0O O 0O O 0O O

®  Assess streetlight levels along Westminster Highway and Gilley Road and areas of public rights-of-
passage and install/upgrade lighting as required to meet City standards.

e  Assess the potential differential settlement between the proposed piled buildings and the surrounding
un-piled areas and design City utilities and service connections to accommodate this movement, to the
City’s satisfaction.

e Fill all abandoned utility pipes with low strength, flowable grout or similar to prevent future road
subsidence.

e  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 and proposed utility/road
installations 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.

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.

2.0 Transportation Requirements:

The Developer responsible for the design and construction of the road infrastructure works. Works to include,
but not limited to, providing the general road cross-sections described below as well as works shown
schematically in the preliminary road functional plan (Attachment 3):

Westminster Highway:
e Along the development frontage, maintain existing northbound and southbound traffic lanes as well as the shared

multi-use path on the west side. Widening on the east side of the road (east of the existing road centre line) to
provide the following new road elements:

- 1.8 m wide on-street bike lane
- 0.6 m wide buffer on both sides of the on-street bike lane
. -3.0 m wide bus bay/lay-by between Gilley Road and Fraserside Gate
- 0.15 m wide barrier cub
- 5.1 m wide concrete sidewalk (bus bay / lay-by area) and a 2.5m wide concrete sidewalk with a 1.75m wide
treed boulevard (outside the bus bay/lay-by area)
- A new accessible bus landing pad and a new accessible bus shelter

e North of the development frontage, provision of a new southbound-to-eastbound left-turn lane (min. 3.2m wide
and min. 21m storage length) at the proposed development access while maintaining all existing road elements
(traffic lanes, shoulders, on-street bike lanes, qml.épr_na}f'suse pathway).

Initial;
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e Installation of a new pedestrian signal at the proposed development access / Westminster Highway intersection to
include but not limited to the followings: Signal pole, controller, base and hardware, pole base (decorative pole &
street light fixture), detection, conduits (Electrical & Communications) and signal indications, and
communications cable, electrical wiring and service conductors, APS (Accessible Pedestrian Signals) and
illuminated street name sign(s) as necessary.

e Relocate / upgrade the existing full traffic signal at the Westminster Highway / Gilley Road intersection to
accommodate the proposed road widening to include but not limited to the following: upgrade and/or replace
signal pole, controller, base and hardware, pole base, detection, conduits (electrical & communications), signal
indications, communications cable, electrical wiring, service conductors, APS (Accessible Pedestrian Signals) and
illuminated street name sign(s) as necessary.

e Re-grade the Westminster Highway/Gilley Road intersection, which may involve removing and
replacing/modifying existing channelized island.

e Complete asphalt resurfacing works as described in the Interim Roadworks (shown in Attachment 3).

Gilley Road:

e Along the development frontage, while maintaining existing eastbound and westbound traffic lanes (each at
approximately 3.25m - 3.5m wide) and maintaining or providing equivalent or better to existing curb/gutter and
concrete sidewalk along the south side of the road, widen the road to provide a new 3m wide parking lane on the
north side, a new 0.15m wide barrier curb, and a 3.35m wide concrete sidewalk / landscaped boulevard.

e Fast of the development frontage, maintain or provide equivalent or better to all existing driving portion of the
roadway as well as the existing curb/gutter and concrete sidewalk along the south side.

Nofte:

That the above as well as the preliminary road functional plan are to describe the general scope of the

frontage works required but are subject to minor refinement as part of the SA process. That is, the detailed design
elements, such as detailed intersection design including curb returns and channelized island, pavement markings, vehicle
turning requirements, etc., would be carried out as part of the SA process when more info is provided. Roads DCC credits
may be eligible for some road widening works along Westminster Highway if such works are within dedicated portion of
the roadway, and if such works add new roadway elements and are completed to the ultimate standards. The exact value
of the eligible road works on the DCC program would be assessed upon the completion of the SA process.

3.0 Parks / Streetscape Requirements:

The Servicing Agreement is to include a landscape plan with street trees and landscaping with Gilley Road and
Westminster Highway, coordinated with any City RMA compensation, to the satisfaction of staff.

PH - 129
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ATTACHMENT 6

Hamilton Area Plan

The following need to be addressed where a new development is elevated
above existing grades:

address grade changes;

address horizontal transitions;

address half road requirements;

maintain road access to adjacent properties as required;
maintain satisfactory operation of Westminster Highway;,

design services and buildings to accommodate anticipated settlement
and satisfactory long-term performance of structures and pavement;

address drainage onto adjacent properties.

Mitigation of development impacts will be required wherever possible
to the satisfaction of all governing agencies. Geotechnical and civil
engineering reports are to be submitted to address; but are not limited to:

site preparation and preload;

protection of existing services;

drainage management;

maintaining services and access to neighbouring properties;

long-term performance of roads and utilities; predicted settlement and a
long-term maintenance program;

preparing a construction staging and phasing plan outlining acceptable
methodology for construction of all utilities (new and existing); road
works; and neighbourhood accessibility;

addressing all other mitigation for short and long-term impacts as may
be required by the City of Richmond, the applicant’s geotechnical and/or
civil engineer, and any such other governing agencies having jurisdiction;

liaison with utility providers such as Metro Vancouver, Fortis Gas, and
BC Hydro;

addressing drainage onto adjacent properties with regards to flooding
and functioning of septic systems;

addressing sanitary servicing in a manner that provides sanitary service to
adjacent existing residential properties when necessary.

Original Adoption: June 19, 1995 / Ptan Adoption: Fabruary 25, 2014 13-26

4604533

PH -130 N
Initial:



4604533

-17 -

Hamilton Area Plan

Over time, public and private utilities such as hydro, telephone, cable

and gas, will be located underground in road or other rights-of-way

in the Hamilton Area. At grade works such as kiosks, manholes, etc.
should be located to minimize impact to open space and the public realm
(e.g., sidewalks, greenways, etc.). Where it is not feasible to relocate
overhead services to underground at the time of development, then the
developer should provide works to facilitate future undergrounding such as
pre-ducting.

The following retaining methods will be deployed:

¢ short-term temporary retaining walls (retention of pre-load) to be lock
block;

* |ong-term temporary retaining walls to meet aesthetic requirements
particularly adjacent to existing residential properties,

¢ permanent retaining wall types to be chosen to meet aesthetic
requirements to accommodate long-term anticipated settlement.

Flood construction levels and building setbacks from dikes must meet the
City’s Flood Plain Designation and Protection Bylaw 8204.

Dike upgrades must meet current City standards that include provisions for
future dike raising. :

Dikes upgrades must be approved under the Dike Maintenance Act by

the Provincial Inspector of Dikes (Ministry of Forests, Lands and Natural

Resource Operations). Refer to the 2041 OCP Development Permit Area
Guidelines for further requirements. '

PH - 131
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ATTACHMENT 7
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1 504.682.3701

. 604.682.3497

Vancauver, BC Canada VOE 4E6
‘ VYL PGYIGUR.COM

PGL File #: 220-29.02

DATE: June 2, 2015

TO: Nathan Curran (Oris Consulting Ltd.)
FROM: Bruce Nidle

RE: HAMILTON NEIGHBOURHOOD PARCEL 2 & 3 REZONING — ENVIRONMENTAL ASPECTS

Pottinger Gaherty Environmental Consultants Ltd. (PGL) has prepared this summary of environmental aspects for
the proposed rezoning of Parcels 2 & 3, Hamilton Neighbourhood in Richmond, BC. This summary deals with
both the Oris Consulting Ltd. (Oris) development project and City of Richmond (City) culvert replacement and
extension and widening of Westminster Highway project.

The proposed development of Parcels 2 & 3 has the objectives to preserve and improve the connected ecological
network, minimize impacts to the Riparian Management Areas (RMA), and offset unavoidable losses with
appropriate compensation. The two RMAs to be addressed are adjacent to the parcel of land — the 15m Queens
Canal RMA and the 5m Gilley Road RMA.

The 15m Queen’s Canal RMA will not be directly impacted by the proposed Parcel 2 & 3 development, but will be
impacted by the City’s plans to replace and extend a culvert and widen Westminster Highway to support new road
alignments. These City works will impact an area of the Queen’s Canal RMA from the southeast corner of Gilley
Road and Westminster Highway to the bus bay on Westminster Highway. The impacts will result in losses of
approximately 1,492m2 and 256m? of Queen's Canal RMA riparian and instream habitat, respectively. It is our
understanding that there have been recent revisions to the design of the Gilley RoadWestminster Highway
intersection that will reduce impacts on Queens Canal. Revised impact and compensation numbers for this
revision will be provided at a later date.

The 5m Gilley Road RMA between Westminster Road and Smith Crescent will be affected by the development of
Parcel 2 & 3. The riparian and instream habitat losses are unavoidable given the proposed designs for Gilley
Street and the adjacent parcels. However, the flow from the Gilley Street ditch will continue to discharge to
Queen's Canal via the new (City) culvert. The stormwater design will use best-management practices to maintain
recharge of Queen's Canal (from Gilley Road), and will mclude native grass, shrub and trees along the
stormwater route. This will create a green/vegetated area of 96m? and a stormwater conveyance area of 96 lineal
metres.

The impacts of the proposed Oris development on the Gilley Road RMA after taking into con5|derat|on the use of
a variety of stormwater management measures, include the loss of an estimated 1, 017m? of riparian habitat and
an estimated 122m? of instream habitat from the north side of Gilley Road between Westminster Road and Smith
Crescent. Additional “green” and stormwater conveyance areas will be created by Oris in the future on the south
side of Gilley Road, along Westminster Highway, and at offsite locations (if necessary).

Impacts attributable to the City's culvert replacement and extension project and widening of Westminster Highway
include the loss of an estimated 1,492m? and 256m? of riparian and instream habitat, respectively, from the
Queen’s Canal RMA. As noted above, recent revisions to the City project will reduce compensation required for
that project.
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N. Curran PGL File: 220-29.02

Given the estimated habitat losses outlined above, the plan to compensate for habitat lost is as follows. The
recommended location for compensatory works is the Queen’s Canal RMA; this large area is currently
characterized by significant human influence, and invasive plants dominate. The plan will restore the riparian area
through implementation of a site-specific Invasive Plant Management Plan and a Revegetation Plan. The pian
would also be developed with reference to the City's concept plan for the park/trail system in the Queen’s Canal
corridor. .

Based on the amount of riparian habitat lost as a result of the City's projects (1,492m2), and assuming a 1:1.5
compensation ratio for riparian habitat, the City's restored area would equal 2,238m2. The City's compensation
habitat would start just south of the Westminster Highway bus layby and move north on both sides of the Canal to
the extent required. The amount of riparian habitat owing from the proposed Oris development is equal to
1,526m? assuming a 1:1.5 compensation ratio for riparian habitat. Oris’ restored riparian habitat would start at the
north end of the City's restored area and move north on both sides of the Canal to the extent required.

For the loss of instream habitat, the recommended location for compensation is also on the Queen’s Canal. It is
our understanding that the west side of Queen’s Canal is unstable, therefore the widening of the east side of
Queen’s Canal to increase the wetted width is a concept which could easily be accommodated in the reach of
Queen’s Canal north and south of the Fraserside Gate crossing. Based on a 1:1 ratio for instream habitat loss,
the amount of habitat owing from the City and Oris projects would be 256m? and 122m?, respectively. Details on
(a) whether or not riparian compensation can occur on both sides of Queens Canal and (b) whether or not
instream compensation can be created in Queens Canal will be the subject of future discussions with City
environmental and engineering staff. If other locations for instream compensation are required, they will be sought
in consultation with City staff.

The habitat losses and proposed compensation are summarized in the following table:

Project Habitat Loss Habitat Compensation
Riparian Instream - Riparian (1:1.5) Instream (1:1)

Oris Hamilton 1,017 122 1,526 122

City Culvert and 1,492 256 2,238 256

Road Widening

After rezoning, PGL will prepare a detailed habitat compensation plan for both the City and Oris projects for
riparian and instream compensation owing, which will include Invasive Plant Management, Revegetation and
Instream Habitat Construction Plans. Detailed drawings of the impacted and compensation areas as well as the
proposed stormwater design will be included. This plan will be checked with City staff to ensure compatibility with
park/trail/road designs for the Queen’s Canal corridor and Gilley ~ Westminster intersection. It will then be
submitted to the City Environmental Review Committee for approval, prior to completion of the Servicing
Agreements.
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Richmond Official Community Plan Bylaw 9000,
Amendment Bylaw 9260 (RZ14-660662)
23200, 23241, 23281, 23301, 23321, 23361 and 23381 Gilley Road,;
23000, 23060, 23066, part of 23080 and part of 23100 Westminster
Highway; and part of 4651, 4671, 4691 Smith Crescent

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

1. Richmond Official Community Plan Bylaw 9000 is amended at Schedule 2.14 — Hamilton
Area Plan, to change the land use designation on the Land Use Map, from “Neighbourhood
Village Centre (Residential 4 Storey 1.50 FAR)” to “Neighbourhood Village Centre (Retail
and Office with Residential above 4 Storey 1.50 FAR)”, for the area outlined in bold on
“Schedule A attached to and forming part of Bylaw 92607,

2. Richmond Official Community Plan Bylaw 9000 is further amended at Schedule 2.14 —
Hamilton Area Plan to amend by deleting Section 3.2, Objective 2, Policy a) in its entirety
and replacing it with:

a) allow for the redevelopment of the current shopping mall and other properties
designated as Neighbourhood Village Centre (Retail and Office with Residential Above
4 Storey 1.50 FAR) on the Land Use Map, as follows:

¢ North Side of Gilley Road - Non-Residential Uses

have a minimum building depth of 10.0 m (33.0 ft.) back from the north edge of
Gilley Road, and the ground floor of buildings shall be used for retail, restaurant,
office, personal service, business, arts, culture, entertainment, recreational,
institutional and community facility uses; and such uses may be permitted anywhere
else;

¢ South Side of Gilley Road - Non-Residential Uses

have a minimum building depth of 15.0 m (50.0 ft.) back from the south edge of
Gilley Road, and the ground floor of buildings shall be used for retail, restaurant,
office, personal service, business, arts, culture, entertainment, recreational,
institutional and community facility uses; and such uses may be permitted anywhere
else;
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Both Sides of Gilley Road - Residential Uses

beyond the areas above, residential apartments, including a range of assisted living
residential uses, and private common amenity space may be located on the
remaining portions of ground floor of any building and upper three floors of any
building;

the base density of 0.40 FAR may be increased to a maximum 1.5 FAR with the
provision of amenities or amenity contributions as required under Objective 12;

the maximum height is 4 storeys and 17.0 m (55.8 ft.) above the adjacent street
grade;

building setbacks from property lines are to be generally a minimum of 6.0 m (19.7
ft.) from Westminster Highway, with a minimum 1.5 m (5.0 ft.) setback and overall
average 2.0 m (6.6 ft.) setback from the Gilley High Street, and between 3.0 m to 6.0
m (9.8 ft. to 19.7 ft.) setback from other streets;”

3. This Bylaw may be cited as “Richmond Official Community Plan Bylaw 9000,

Amendment Bylaw 9260”.
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“Schedule A attached to and forming part of Bylaw 9260”
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Richmond Zoning Bylaw 8500
Amendment Bylaw 9261 (RZ14-660662)
Parts of 23241 and 23281 Gilley Road;
Part of 23060, 23066, 23080 and part of 23100 Westminster Highway

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

a. Inserting in Section 3.4 (Use and Term Definitions) the following;:

“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.”

b. Inserting the following into Section 18 (Site Specific Residéntial (Low Rise Apartment)
Zones), in numerical order:

2. Section 18.27 as follows:

“18.27 Low Rise Apartment (ZLR27) — Neighbourhood Village Centre (Hamilton)

18.27.1 PURPOSE

This zone provides for a mixed-use development consisting of apartment housing
and congregate housing with a maximum floor area ratio of 0.40 that may be
increased to 1.5 with a density bonus that would be used for rezoning applications
in order to help achieve the City’s community amenity space objectives.

18.27.2 PERMITTED USES
: e housing, apartment
e housing, congregate
e community care facility, major

18.27.3 SECONDARY USES
¢ boarding and lodging
e health service, minor
e home business
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18.27.4

18.27.5

18.27.6

18.27.7

4642163
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PERMITTED DENSITY

1. The maximum floor area ratio is 0.40 with an additional 0.19 floor area
ratio permitted provided that it is entirely used to accommodate amenity
space.

2. Notwithstanding Section 18.27.4.1, the reference to “0.40” is increased to
a higher density of “1.5” if, at the time Council adopts a zoning
amendment bylaw to include the owner’s lot in the ZLR27 zone, the owner
pays $49.50 per square meter of total residential floor area into the
Hamilton Area Plan community amenity capital reserve.

MAXIMUM LOT COVERAGE

1. The maximum lot coverage for buildings is 60%.

Yards & Setbacks
The minimum setbacks are:

a) 6.0 mfor the front yard;

b) 6.0 m for the rear yard,;

c) 10.0 m for an apartment building and 5.0 m for a canopy from the
north interior side yard; and

d) 3.0 m for the south interior side yard.

2. Common enfry features, staircases and unenclosed balconies may project
into any setback for a maximum distance of 1.5 m.

3. Notwithstanding the above setbacks, an enclosed parking structure may project

into the setbacks provided that the structure either is not visible from the
exterior of the building, or is landscaped or screened by a combination of trees,
shrubs, oramental plants or lawn as specified by a Development Permit
approved by the City, and is no closer than 6.0 m from Westminster Highway.

MAXIMUM HEIGHTS

1.

The maximum height for principal buildings is 17.0 m (not to exceed four
(4) storeys). '

The maximum height for accessory buildings and accessory structures is
6.0 m.
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18.27.8

18.27.9

SUBDIVISION PROVISIONS/MINIMUM LOT SIZE
1. The minimum let width is 40.0 m and minimum lot depth is 80.0 m.
2. The minimum lot area is 5,000 m?.

LANDSCAPING AND SCREENING

1. Landscaping and screening shall be provided according to the provisions of
Section 6.0.

18.27.10 ON-SITE PARKING AND LOADING

18.27.1

4642163

1. On-site vehicle and bicycle parking and loading shall be provided according to
the standards set out in Section 7.0.

1 OTHER REGULATIONS

1. There shall not be more than 30 housing, apartment units as permitted
under Section 18.27.2,

2. In addition to the regulations listed above, the General Development
Regulations in Section 4.0 and the Specific Use Regulations in Section 5.0

apply.”

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 Rise Apartment (ZLR27) — Neighbourhood
Village Centre (Hamilton):

That area outlined in bold on “Schedule A attached to and forming part ‘of Bylaw No. 9261”

This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9261”.
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MAYOR
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“Schedule A attached to and forming part of Bylaw No. 9261”

City of

RESE 2T TN
L
% ¥ 2
\5.\;5- =

= =

172

=5

pss

NALITTIEEY/
¢ 1

RS1/B

W O W

FRASERSIDE DR

YA A AI 4 ! J
WILLETT AVE l—-—-—-l"

PROPOSED
REZONING

L 111
/ GATES AVE

HIGHWAY 91°A ]

RSI/E

GILLEY RD

RZ 14-660662

Original Date: 06/01/15

Revision Date:

Note: Dimensions are in METRES

4642163

PH - 141




g City of
w84¢ Richmond Bylaw 9262

Richmond Zoning Bylaw 8500
Amendment Bylaw 9262 (RZ214-660663)
23241, 23281 and part of 23301 Gilley Road;
Part of 23060 and 23000 Westminster Highway

The Council of the City of Richmond, in open meeting assembled, enacts as follows:
1. Richmond Zoning Bylaw 8500 is amended by:
a. Inserting the following into Section 20 (Site Specific Mixed Use Zones), in numerical order:

“20.29 Residential / Limited Commercial (ZMU?29) — Neighbourhood Village Centre (Hamilton)
20.29.1 PURPOSE

This zone provides for a mixed-use development consisting of apartment housing
and commercial uses with a maximum floor area ratio of 0.40 that may be
increased to 1.5 with a density bonus that would be used for rezoning applications
in order to help achieve the City’s affordable housing and community amenity
space objectives.

20.29.2 PERMITTED USES

e animal grooming
child care
education, commercial
government service
health service, minor
housing, apartment
library and exhibit
neighbourhood public house
office
restaurant
retail, convenience
service, business support
service, financial
recreation, indoor
recycling drop-off
retail, general
service, business support
service, financial
service, household repair
service, personal
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e studio
e  veterinary service

20.29.3 SECONDARY USES
e community care facility minor
e  home business

20.29.4 PERMITTED DENSITY
1. The maximum floor area ratio is 0.40.

2. Notwithstanding Section 20.29.4.1, the reference to “0.40” is increased to
a higher density of “1.5” if, at the time Council adopts a zoning
amendment bylaw to include the owner’s lot in the ZMU29 zone, the
owner:

a) pays $49.50 per square meter of total residential floor area into the
Hamilton Area Plan community amenity capital reserve; and

b) prior to occupancy of any building on the lot, the owner:

i) has constructed on the lot, or on another lot to the satisfaction
of the City, not less than three (3) affordable housing units,
with a combined habitable space of the affordable housing
units comprising at least 159 m?; and

ii) 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.
20.29.5 MAXIMUM LOT COVERAGE
1. The maximum lot coverage is 55%.
20.29.6 Yards & Setbacks
1. The minimum setbacks are:

a) 6.0 m for the front yard;
b) 1.5 m from Gilley Road,
c) 6.0 m for the rear yard; and

d) 3.0 m for the north interior side yard
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20.29.7

20.29.8

20.29.9

20.29.10

20.29.11

4642171

Page 3
2. Common entry features, staircases and unenclosed balconies may project
into any setback, except that for Gilley Road, for a maximum distance of 1.5
m.
3. Notwithstanding the above setbacks, enclosed parking structures may

project into the setbacks provided that the structure includes transparent
glazing, or is not visible from the exterior of the building, or is landscaped
or screened by a combination of trees, shrubs, ornamental plants or lawn as
specified by a Development Permit approved by the City.

MAXIMUM HEIGHTS

L. The maximum height for principal buildings is 17.0 m (not to exceed four
(4) storeys).

2. The maximum height for accessory buildings and accessory structures is
6.0 m.

SUBDIVISION PROVISIONS/MINIMUM LOT SIZE
1. The minimum lot width is 30.0 m and minimum lot depth is 80.0 m.

2. The minimum lot area is 4,000 m>.

LANDSCAPING AND SCREENING

1. Landscaping and s‘creening shall be provided according to the provisions of
Section 6.0.

ON-SITE PARKING AND LOADING

1. On-site vehicle and bicycle parking and loading shall be provided according
to the standards set out in Section 7.0.

OTHER REGULATIONS

L. With the exception of housing, apartment, the uses specified in Section
20.29.2 must be located on the first storey of the building.

2. In addition to the regulations listed above, the General Development
Regulations in Section 4.0 and the Specific Use Regulations in Section 5.0
apply.”
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2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the following area
and by designating it “Residential / Limited Commercial (ZMU29) — Neighbourhood Village
Centre (Hamilton)”:

That area outlined in bold on “Schedule A attached to and forming part of Bylaw No. 9262~

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9262”.
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“Schedule A attached to and forming part of Bylaw No. 9262”
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Richmond Official Community Plan Bylaw 7100
Amendment Bylaw 9273

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

1. Richmond Official Community Plan Bylaw 7100 is amended by deleting the ex1st1ng
“Schedule 2.14 — Hamilton Area Plan” in its entirety.

2. This Bylaw may be cited as “Richmond Official Community Plan Bylaw 7100,
Amendment Bylaw 92737,

CITY OF
RICHMOND

FIRST READING

APPROVED

PUBLIC HEARING

SECOND READING ' APPROVED

by Manager
or Soligitor

THIRD READING

ADOPTED

MAYOR CORPORATE OFFICER
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FUND ESTABLISHMENT BYLAW NO. 9276
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Hamilton Area Plan Community Amenity
Capital Reserve Fund
Establishment Bylaw No. 9276

WHEREAS:

A. Section 188(1) of the Community Charter authorizes Council to establish a reserve fund
for a specified purpose and direct that money be placed to the credit of the reserve fund;

B. Council wishes to establish a reserve fund for the purposes of supporting capital costs
related to community amenities as specified under the Hamilton Area Plan;

The Council of the City of Richmond enacts as follows:
1. The Hamilton Area Plan Community Amenity Capital Reserve Fund is hereby established.

2. Any and all amounts in the Hamilton Area Plan Community Amenity Capital Reserve Fund,
including any interest earned and accrued, may be used and expended solely for capital costs
for community amenities located within the Hamilton Area and those specified in the
Hamilton Area Plan (whether or not undertaken by the City).

3. If any section, subsection, paragraph, clause or phrase of this bylaw is for any reason held to
be invalid by the decision of a court of competent jurisdiction, such decision does not affect
the validity of the remaining portions of this bylaw.

4. This Bylaw is cited as “Hamilton Area Plan Community Amenity Capital Reserve Fund
Establishment Bylaw No. 9276”.
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Report to Committee

To: Planning Committee Date: June 16, 2015
From: Wayne Craig File:  08-4430-03-11/2015-
Director of Development Vol 01

Re: Proposed Zoning Text Amendment — Notification Signs for City-initiated

Rezoning or Text Amendments

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9264, that clarifies that notification
signs for City-initiated rezoning or text amendments are not required, be introduced and given

first reading.
)

i 9/

Wayte Crai
Director of Dievelopment
(604-247-462)5)
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Staff Report
Origin

On April 27, 2015, Richmond City Council directed staff to bring forward bylaws that would
result in the early termination of all 93 land use contracts (LUC) that include single-family
properties within the City of Richmond. In addition to the early termination of LUC’s, staff are
also directed to bring forward bylaws to establish underlying zoning for the 93 LUC areas. Prior
to bringing forward underlying zoning bylaws and related LUC terminations bylaws, a bylaw
amendment to Richmond Zoning Bylaw No. 8500 is needed to clarify that a notification sign on
each individual property is not required. '

A public hearing for the early LUC termination and underlying zoning bylaws is anticipated to
occur in late 2015. In the interim, a comprehensive public information process is underway to
help inform residents and other stakeholders of the proposed changes.

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

3.1, Growth and development that reflects the OCP, and related policies and bylaws.
This report supports Council’s 2014-2018 Term Goal #7 Strong Financial Stewardship:

7.2. Well-informed and sustainable financial decision making.
This report supports Council’s 2014-2018 Term Goal #9 A Well-Informed Citizenry:

9.2, Effective engagement strategies and t0ols.

Findings of Fact

The requirement to post a notification sign is an obligation of Richmond’s Zoning Bylaw rather
than the Local Government Act. Section 2.4 of Richmond’s Zoning Bylaw requires that all
rezoning applicants post a notification sign on the site at least 14 days prior to a public hearing.
This section is intended to ensure area residents are aware of specific development proposals
rather than situations where multiple properties are affected by the same zoning amendment at
the same time. For City-initiated rezonings or text amendments, the City does not have the
ability to post notifications signs on private property.

Background on Land Use Contracts

The provincial legislation enabling land use contracts (LUC) was in effect for a short period of
time between 1973 and 1979. During that time, the City of Richmond entered into several
LUC’s with property owners addressing the use and development rights of a property. Many of
those regulations are out of date and are not consistent with more modern use and development
rights provided in Richmond Zoning Bylaw No. 8500 which is the current zoning bylaw. Until
recently, consent from both the municipality and property owner was required prior to modifying
or discharging a LUC from the title of a property and establishing the underlying zoning.
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After repeated efforts by Richmond City Council requesting the Provincial government to
provide municipal governments with the authority necessary to address LUC’s, the Local
Government Act was amended on May 29, 2014.

Since the new legislation was adopted, staff and Richmond City Council have been reviewing
the legal and procedural requirements of terminating LUC’s prior to the sunset date of June 30,
2024. Inorder to pursue the early termination of LUC’s, the following must take place:

e adopt underlying zoning for all LUC properties (this has to be completed no later than
June 30, 2022);

e schedule and hold a public hearing on both the underlying zoning and the early
termination of 93 LUC’s as per the legal requirements of the Local Government Act (this
will require a mailed notification to over 15,000 residents, and securing a larger venue in
anticipation of a high level of interest);

e provide the Board of Variance with new authority to hear appeals on the early
termination of LUC’s and to extend the dates set in early termination bylaws for reasons
of hardship, up to the sunset date of June 30, 2024.

On April 27, 2015, Council directed staff to bring forward bylaws that would results in the early
termination of all 93 LUC’s that include single-family properties. Some of the 93 LUC’s also
include multi-family residential (townhouses and apartments) and institutional uses. In addition
to the early termination of the LUC’s, staff are also directed to bring forward bylaws to establish
underlying zoning for the 93 LUC areas.

Prior to bringing forward underlying zoning bylaws and related LUC termination bylaws, there
are a number of steps that must be taken. They include:

e Bylaw amendments to Richmond Zoning Bylaw No. 8500 to clarify that the requirement
for a notification sign on an individual property for City-initiated rezoning or text
amendments which is the subject of this report;

e Preparation of a new Board of Variance Bylaw to establish application fees for the
optional LUC early termination bylaw appeals, update the application procedures and
requirements, update and review the notification procedures, and provide for other
housekeeping updates which is the subject of a separate report;

e FEstablish the form of the public hearing notice that will include up to 186 separate bylaws
and will be mailed to over 15,000 residents; and

e FEnsure availability of off-site venues that can host a larger sized public hearing.

It is anticipated that two sets of bylaws will be introduced to Council in the fall of 2015. The first
set of bylaws will establish underlying zoning for properties affected by the 93 LUC’s. The
second set of bylaws will terminate those 93 LLUC’s. If Council gives first reading to those
bylaws, the bylaws would be forwarded to a special public hearing to be held later in 2015. The
public hearing will provide an opportunity for those who believe that their interest in property is
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affected by the proposed bylaws to be heard or to present written submissions. Following the
public hearing, Council would consider adoption of the bylaws.

The provincial legislation requires a transition period of at least one year after the LUC
termination bylaw is adopted unless otherwise specified by City Council. For example if LUC
termination bylaws are adopted at the end of 2015, then the LUC would still be valid for a
minimum of one year before the LUC is terminated. The provincial legislation has also given
the City’s Board of Variance new authority to consider appeals by a property owner regarding
timing of the LUC termination date due to hardship. The Board of Variance can extend the
termination date for a LUC for a particular property to a later date up to June 30, 2024. If
granted, the extension would only apply to the particular property owner and would end if the
property ownership changes.

Analysis

As part of the process to terminate LUC’s, underlying zoning would have to be established for
the more than 4,000 properties that would be affected. Read extremely narrowly, section 2.4 of
Richmond’s Zoning Bylaw could be interpreted to indicate a notification sign should be posted
on each property prior to a public hearing. This would be impossible as the City has no authority
to post signage on private property. The City has already begun a multi-faceted communications
strategy to provide members of the public with information on what the City is doing with
respect to the establishment of underlying zoning and the early termination of LUC’s.

To date, the communication strategy has included the following:
e a press release explaining the proposed changes and process;

e a separate webpage link at www.richmond.ca/plandev/planning2/projects/LUC.htm that
includes a summary of the process and frequently asked questions;

e aseparate email address (luc@richmond.ca) and phone number (604-204-8626) for
members of the public to contact if they have questions or wish to provide comments and
other feedback; and

e static display boards with summary information and maps which can be found in the
main lobby at City Hall.

The addition of a notification sign for each property that is proposed to have underlying zoning
would not be necessary due to the comprehensive communication strategy.

The City will post a notification sign if an individual City-owned parcel is subject to a rezoning
proposal. A recent example is the temporary fire hall at 6931 Granville Avenue where a text
amendment was required to the existing zone to allow for emergency services. In that case, two
notification signs were used, in addition to the required public hearing notices. The statutory
requirements to inform residents and adjacent property owners and tenants would ensure that
there is sufficient notice. The City will also consider additional consultation with the
community, in addition to the public hearing requirements.
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Financial Impact
None.
Conclusion

As part of the process to terminate land use contracts that have single family properties, an
amendment would be required to Richmond Zoning Bylaw 8500 to clarify that notification signs
for City-initiated rezoning or text amendments are not required. A multi-faceted
communications strategy is underway to properly inform the public on the implications of
terminating land use contracts. As such, requiring over 4,000 notification signs would not be
necessary.

It is recommend that Zoning Bylaw 8500, Amendment Bylaw 9264, be introduced and given
first reading.

John Hopkins, MCIP
Senior Planner
(604-276-4279)

JH:cas
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Richmond Zoning Bylaw 8500
Amendment Bylaw No. 9264

The Council of the City of Richmond, in open meeting assembled, enacts as follows:
1. Richmond Zoning Bylaw 8500 is amended by adding the following to Section 2.4:

“2.4.9. Notwithstanding Section 2.4.1, a notification sign is not required for City-initiated
rezoning or text amendments.”

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw No.

9264”.

FIRST READING JUL 13 2015 A
APPROVED

A PUBLIC HEARING WAS HELD ON q;‘v

SECOND READING "—_’25?’0?,‘2253
or Solicitor

THIRD READING e

ADOPTED

MAYOR - CORPORATE OFFICER
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. Report to Committee
Clty of Fast Track Application

¥ D;
L% 5N RlChmond Planning and Development Division
To: Planning Committee Date: July 9, 2015
From: Wayne Craig File: RZ 15-697230
Director of Development
Re: Application by 1006738 BC Ltd. for Rezoning at 11811 Dunford Road from Single

Detached (RS1/E) to Single Detached (RS2/A)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9270, for the rezoning of
11811 Dunford Road from “Single Detached (RS1/E)” to “Single Detached (RS2/A)”, be
introduced and given first reading.

REPORT CONCURRENCE

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER

s

/
Affordable Housing | o / N /ﬂ&@t

/
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July 9, 2015 -2- RZ 15-697230
Fast Track Application
Staff Report
Item Details
Applicant 1006738 BC Ltd.
Location 11811 Dunford Road (see Attachment 1)

Development Data Sheet

See Attachment 2

Existing: Single Detached (RS1/E)

Zoning
Proposed: Single Detached (RS2/A)
OCP Designation Neighbourhood Residential Complies: | X |Yes No
Steveston Area Plan . . .
Land Use Designation Single-Family Complies: | X |Yes No
: . Single-Family Lot Size Policy 5470 .
Lot Size Policy (see Attachment 3) Complies: | X |Yes No
Consistent with the Affordable
Housing Strategy for single-family
rezoning applications, the applicant
Affordable Housing proposes to provide a cash-in-lieu o
Strategy Response contribution based on $1.00/f? of Complies: | X |Yes No
buildable area (i.e., $4,770) to the
City’s Affordable Housing Reserve
Fund.

Floodplain Management
Implementation Strategy

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

Surrounding
Development

North: Directly across the existing public walkway that runs
within an undeveloped portion of Dunfell Road along the
north side of the subject site, is a residential lot zoned
“‘Single Detached (RS1/E)”.

South: Existing residential development on small lots zoned

" “Single Detached (RS1/A).
East: Directly across Dunford Road, is a residential lot zoned
" "Single Detached (RS1/E)".
West: Directly across the existing public walkway that runs

along the west side of the subject site, are existing low-
density townhouses on a site fronting Garry Street, which
is under Land Use Contract 005.

Rezoning Considerations

See Attachment 4

Analysis

The proposed rezoning would enable subdivision of the subject property into two (2) lots zoned
“Single Detached (RS2/A)” with vehicle access to and from Dunford Road. A survey showing
the proposed subdivision plan is provided in Attachment 5. There is an existing dwelling on the
subject site that is proposed to be retained.

4620626
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July 9, 2015 -3- R7 15-697230
Fast Track Application

Existing Legal Encumbrances

There is an existing tri-party statutory right-of-way (SRW) on title for utilities along the south
side of the subject site, to which the City, Telus, and BC Hydro are parties. The City’s
Engineering Department has confirmed that there are no City utilities within the right-of-way
and action has been taken to release the City’s interest in this right-of-way. The applicant must
contact Telus and BC Hydro to obtain permission to encroach into the SRW at development
stage.

Proposed Site Access

Access to the proposed lots is to be from Dunford Road. Access to the proposed north lot is to
be via the existing driveway. The applicant is responsible for the costs associated with installing
a new driveway crossing from the proposed south lot to Dunford Road, through a City Work
Order (details are included in Attachment 4). '

Tree Retention and Replacement

A Certified Arborist’s Report was submitted by the applicant, which identifies on and off-site
tree species, assesses their structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses one (1)
bylaw-sized fruit tree on the subject site (Tree # 9), five (5) undersized Katsura trees in the
boulevard on City-owned property along Dunford Road (Trees # 1-5), and three (3) Plum trees
on City-owned property within the undeveloped portion of Dunfell Road to the northwest of the
subject site (Trees # 6-8).

The City’s Tree Preservation Coordinator and the City’s Parks Department staff have reviewed
the Arborist’s Report, conducted visual tree assessment, and provide the following comments:

e The fruit tree on the subject site is recommended for removal due to poor condition
resulting from bacterial blight and canker, and is conflict with the driveway on the
proposed south lot (Tree # 9).

e Seven (7) of the trees on City-owned property are recommended to be retained and
protected due to their condition and location away from any potential construction
impacts (Trees# 1, 3,4,5,6,7,8,).

e One (1) Katsura tree on City-owned property within the boulevard on Dunford Road is
recommended to be relocated to T. Homma Neighbourhood School Park due to its
conflict with the driveway crossing on the proposed south lot (Tree # 2).

Tree Protection

A total of seven (7) off-site trees are to be retained and protected adjacent to the subject site, and
the off-site Katsura tree is to be relocated to Homma Park. The proposed Tree Retention Plan is
shown in Attachment 6.
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July 9, 2015 -4 - RZ 15-697230
Fast Track Application

To ensure protection of the one (1) Katsura tree to be relocated to Homma Park, the applicant
must complete the following items prior to final adoption of the rezoning bylaw:

e Submission of contracts with both a Certified Arborist and with a tree relocation
company to supervise tree digging, transport, and planting at the new location.

e Submission of a tree survival security in the amount of $1,300. The security will not be
released until an acceptable impact assessment report is submitted by the Arborist and
until an inspection has been passed by City staff.

Prior to construction at the subject site, the applicant is required to install tree protection fencing
around all trees to be retained (Trees # 1, 3, 4, 5, 6, 7, 8). 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.

Tree Replacement

Consistent with the OCP tree replacement ratio of 2:1, the applicant agrees to plant and maintain
a total of two (2) replacement trees on the proposed south lot and to submit a landscaping
security in the amount of $1,000 ($500/tree) prior to rezoning (minimum 6 cm deciduous calliper
or 3.5 m high conifer). The security will not be released until after construction and landscaping
on the proposed south lot is completed, and a landscaping inspection has been passed by City
staff.

Site Servicing and Frontage Improvements

There are no servicing concerns with the proposed rezoning. At subdivision and development
stage, the applicant will be required to:

¢ Pay Development Cost Charges (City and GVS & DD), School Site Acquisition Charge,
Address Assignment Fees.

e Complete the required servicing works and frontage improvements as described in
Attachment 4.

Development Variance Permit Requirement with Subdivision & Future Redevelopment
Potential of the Subject Site

The proposed subdivision plan shown in Attachment 5 would create a large lot at the north
(“Lot 1”) and a small lot at the south (“Lot 2”), which is consistent with the Lot Size Policy and
with the minimum lot dimensions of the “Single Detached (RS2/A)” zone.

There is an existing dwelling on the proposed “Lot 17, which the applicant proposes to

temporarily retain after subdivision. If the subdivision is approved, the rear yard setback to the
existing dwelling will not comply with zoning.

4620626 PH - 160



July 9, 2015 -5- RZ 15-697230
Fast Track Application

To allow the proposed subdivision, the applicant is required to apply for and obtain a
Development Variance Permit from the City to vary the rear yard setback from 6 mto 4.18 m on
“Lot 17 to temporarily retain the existing dwelling on the site. All other aspects of the existing
dwelling on “Lot 1”” comply with zoning.

Staff are supportive of a Development Variance Permit for the rear yard setback on “Lot 17 as it
is understood to be an interim condition that will be rectified when “Lot 17 is further redeveloped
in the future. Although, the applicant has not established a timeframe for this subsequent phase
of development, “Lot 17 has the potential to subdivide further into two (2) lots with a north-south
orientation under the proposed “Single Detached (RS2/A)” zone, subject to dedication, design,
and construction of Dunfell Road to the City’s standard in place at that time.

The preliminary scope of works required with subsequent redevelopment in the future would
include, but is not limited to:

e A 3 m x3 m corner cut dedication at the northeast corner of “Lot 17,

e Design and construction of a portion of Dunfell Road to local road standard with the
proposed south road curb to be aligned with the existing Dunfell Road approach east of
Dunford Road. The frontage improvement on the south side (from south to north) would
be a narrow grassed boulevard, a 3 m wide multi-use pathway, a wide grassed boulevard,
curb, gutter, and 6 m wide road pavement.

The final road cross-section would be determined as part of the subdivision application review
process at that time. Access to the future lots would be permitted only from Dunfell Road.

To reflect that redevelopment of the subject site proceeds consistent with the approach described
above, the applicant is required to register restrictive covenants on title prior to rezoning to
ensure that “Lot 1 cannot subsequently subdivide unless: a) the lots front, and have access to, a
dedicated and constructed Dunfell Road only; and b) the subsequent subdivision addresses the
Affordable Housing Strategy requirements in place at that time.

Financial Impact
This rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site

City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street lights,
street trees and traffic signals).

Conclusion

This rezoning application complies with the land use designations and applicable policies
contained with the OCP for the subject site, and with the Lot Size Policy 5470.

The proposed rezoning would enable subdivision of the subject property into two (2) lots zoned
“Single Detached (RS2/A)” with vehicle access to and from Dunford Road.
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Fast Track Application

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9270 be introduced and given
first reading.

Cynthia Lussier

Planning Technician - Design
(604-276-4108)

CL:blg

Attachment 1: Location Map/Aerial Photo
Attachment 2: Development Application Data Sheet
Attachment 3: Single Family Lot Size Policy 5470
Attachment 4: Rezoning Considerations
Attachment 5: Proposed Subdivision Plan
Attachment 6: Proposed Tree Retention Plan
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(VR City of Development Application Data _Sh(_aet
7, .. Fast Track Application
NG Richmond Development Applications Department

RZ 15-697230 Attachment 2

Address: 11811 Dunford Road

Applicant: 1006738 BC Ltd.

Date Received: April 10, 2015 Fast Track Compliance: May 31, 2015
Existing Proposed
Owner Azim Bhimani To be determined
e 2 2 2 Proposed north lot (“Lot 1") — 595.1 m” (6,405 ft*)
Site Size (m’) 8631 m*(8.3111) | proposed south lot (“Lot 27) - 270 m” (2,906 t?)
Land Uses Single-family residential No change
Zoning Single Detached (RS1/E) Single Detached (RS2/A)
~ OnFuture |  Bylaw = .
Subdivided Lots Requirement Proposed Variance
Floor Area Ratio Max. 0.55 Max. 0.55 none permitted
Lot Coverage — Building Max. 45% Max. 45% none

Lot Coverage — Building,

Max. 70% Max. 70% none
structures, and non-porous
Lot Coverage — Landscaping Min. 20% Min. 20% none
i ” - ) 2
Setback — Front Yard (m) Min. 6 m - Lot 1 8,0 m none
Lot2" - Min. 6 m none

Prior to subdivision, an
application to vary the rear yard

Setback — Rear Yard (m) Min. 6 m Lot 1"—4.18 m setback to the existing dwelling
from 6 m to 4.18 m is required
‘Lot 2" -Min. 6 m none
“Lot 1"
4.84 m (west none
Setback — Side Yards (m) Min. 1.2 m 561 m ((east))
‘Lot 2" -Min. 1.2 m none
Height (m) 2 ' storeys Max. 2 V2 storeys none
i : 2 “Lot 1" - 595.1 m*
Lot Size Min. 270 m “Lot 2" - 270 m> none
“Lot 1" none
Lot Width Min. 9 m 23.02 m (average)
Lot 2
none

10.09 m (average)

Other:  Tree replacement compensation required for loss of bylaw-sized trees.
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ATTACHMENT 3

City of Richmond

Policy Manual

Page 1 of 2

Adopted by Council: July 15, 2002

POLICY 5470

File Ref: 4045-00

SINGLE-FAMILY LOT SIZE POLICY IN QUARTER-SECTION 2-3-7

POLICY 5470:

The following policy establishes lot sizes for properties within the area located along Dunfell
Road, Dunford Road, Duncliffe Road, and Dunavon Place, in a portion of Section 2-3-7:

This policy 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 the Zoning and Development Bylaw.

714236

That properties located along Dunfell Road, Dunford Road, Duncliffe Road, and
Dunavon Place, in the south-east quadrant of Section 2-3-7, be permitted to
subdivide in accordance with the provisions of Single-Family Housing District,
Subdivision Area A (R1/A) zoning of the Zoning and Development Bylaw 5300.
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ATTACHMENT 4

City of Rezoning Considerations

Development Applications Department

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

Address: 11811 Dunford Road : File No.: RZ 15-697230

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9270, the
following items are required to be completed:

L.

Submission of a Contract entered into between the applicant and both a Certified Arborist and tree
relocation company to supervise tree digging, transport, and planting of Tree # 2 to

T. Homma Neighbourhood School Park. The contracts should include the scope of work to be
undertaken, including: the proposed number of site monitoring inspections (at which stages of
construction), and a provision for the Arborist to submit a post-construction assessment report to the
City for review.

Submission of a Tree Survival Security to the City in the amount of $1,300 for relocation of Tree # 2
to T. Homma Neighbourhood School Park. The security will not be released until an acceptable
impact assessment report is submitted by the Arborist and until an inspection has been passed by City
staff.

Submission of a Landscaping Security in the amount of $1,000 ($500/tree) for the planting and
maintenance of two (2) replacement trees on the proposed south lot (minimum 6 cm deciduous
calliper or 3.5 m high conifer). The security will not be released until after construction and
landscaping on the proposed south lot is completed, and a landscaping inspection has been passed by
City staff.

The City’s acceptance of the applicant’s voluntary contribution of $1.00 per buildable square foot of
the single-family developments (i.e. $4,770) to the City’s Affordable Housing Reserve Fund.

Note: Should the applicant change their mind about the Affordable Housing option selected prior to
final adoption of the Rezoning Bylaw, the City will accept a proposal to build a secondary suite on
one (1) of the two (2) proposed lots at the subject site. To ensure that a secondary suite is built to the
satisfaction of the City in accordance with the Affordable Housing Strategy, the applicant is required
to enter into a legal agreement registered on Title as a condition of rezoning, 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.

Registration of a flood indemnity covenant on Title.

‘Registration of a restrictive covenant on Title to ensure that the proposed north lot (Lot 17) is not

further subdivided unless: a) the lots front, and have access to, a dedicated and constructed Dunfell
Road only; and b) the subsequent subdivision addresses the Affordable Housing Strategy
requirements in place at that time.

At Subdivision* and Building Permit stage, the following items must be completed:

e Apply for and obtain a Development Variance Permit from the City to vary the rear yard setback
from 6 m to 4.18 m on the proposed “Lot 1” to temporarily retain the existing dwelling on the
site.
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Pay Development Cost Charges (City and GVS & DD), School Site Acquisition Charge, Address
Assignment Fees.

Install tree protection fencing around all trees to be retained (Trees # 1, 3,4, 5, 6, 7, 8). 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.

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.

Complete the following servicing requirements:

Water Works
The developer is required to:

- Submit Fire Underwriter Survey (FUS) or International Organization for Standardization
(ISO) fire flow calculations to confirm the development has adequate fire flow for on-site
fire protection. Calculations must be signed and sealed by a Professional Engineer and
be based on Building Permit Stage and Building designs. If adequate flow is not
available, the developer shall be required to upgrade the existing water system that may
extend beyond the development site frontage.

- Retain the existing water service connection to service the proposed north lot (“Lot 17).

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

- Install a new water service connection complete with meter and meter box along the
Dunford Road frontage to service the proposed south lot (“Lot 2”).

Storm Sewer Works

The developer is required to:

- Retain the existing storm service connection and inspection chamber along Dunford Road
to service the proposed north lot (“Lot 17).

- Retain the existing storm service connection at the southeast corner of the subject site to
service the proposed south lot (“Lot 2”), upgrade the existing inspection chamber to
current City of Richmond standards, and reconnect existing active connections as
required. A new statutory utility right-of-way (approx. 1.5 m x 3.0 m) will be required to
accommodate the upgraded inspection chamber, to be determined through the subdivision
application review process.

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

- Cut and cap the existing storm service connections and remove the existing storm
inspection chambers fronting the undeveloped Dunfell Road.
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Sanitary Sewer Works

The developer is required to:

Retain the existing sanitary service connection along the west property line to service the
proposed north lot (“Lot 17).

Grant a 3.0 m wide statutory utility right-of-way along the entire west property line of the
subject site.

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

Verify the existing sanitary inspection chamber location on the proposed north lot (“Lot
1) and relocate it within the new statutory utility right-of-way to be provided along the
entire west property line of the subject site, and upgrade as required.

Install a new sanitary service connection and inspection chamber within the new statutory
utility right-of-way to be provided along the west property line of the subject site to
service the proposed south lot (“Lot 27).

Frontage Improvements

The developer is required to:

Install a driveway crossing for the proposed south lot (“Lot 27), to be 4.0 m wide (plus
flare widths of 0.9 m on both sides at the road curb), consistent with Bylaw 7222. The
driveway crossing is to be located next to the new north property line (as far away as
possible from the existing driveway crossing to the neighbouring lot to the south at

11831 Dunford Road). The existing sidewalk and grass boulevard is to be reinstated after
installation of the driveway crossing.

Note: It is expected that the existing driveway crossing for the proposed north lot

(“Lot 1) is to remain unchanged. If not, the driveway location and dimensions are to be
reviewed as part of the subdivision application review process.

Coordinate with BC Hydro, Telus and other private utility 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
(e.g. Vista, PMT, LPT, Shaw cabinets, Telus kiosks, ete).

General Items

Additional legal agreements, as determined via the subject development’s Servicing
Agreements(s) and/or Development Permit(s), and/or Building Permit(s) to the satisfaction of the
Direction 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.

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

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

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

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 original on file]

Signed Date
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CURRENT CIVIC ADDRESS:

URPOSES 11811 DUNFORD ROAD

RICHMOND, B.C.
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Richmond Zoning Bylaw 8500
Amendment Bylaw 9270 (RZ 15-697230)
11811 Dunford 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/A)”.

P.1.D. 004-091-710 .
Lot 34 Section 2 Block 3 North Range 7 West New Westminster District Plan 21419

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9270”.

Richmond Bylaw 9270

FIRST READING JUL 27 2015 RICHMOND
‘ I APPROVED |
A PUBLIC HEARING WAS HELD ON éj"l/
SECOND READING ‘QE”D?,‘ZZE?
of Solicitor
THIRD READING Bl

OTHER REQUIREMENTS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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E M C!ty of Report to Committee
‘ Richmond Planning and Development Division

To: Planning Committee Date: July 3, 2015

From: Wayne Craig File: RZ 14-674749
Director of Development

Re: Application by AM-PRI Developments (2013) Ltd. for Rezoning at 5460, 5480,

5500, 5520, 5540 and 5560 Moncton Street from the "Single Detached (RS1/C &
RS1/E)" zones to a new " Single Detached (ZS23) — Steveston " zone

Staff Recommendation

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 9274, to replace the Trites
Area Land Use Map in Schedule 2.4 (Steveston Area Plan) thereof, be introduced and given
first reading.

2. That Bylaw 9274, having been considered in conjunction with:

+ the City’s Financial Plan and Capital Program;
» the Greater Vancouver Regional District Solid Waste and Liquid Waste Management
Plans;

is hereby found to be consistent with said program and pléns, in accordance with Section
882(3)(a) of the Local Government Act.

3. That Bylaw 9274 and this report, having been considered in accordance with OCP Bylaw
Preparation Consultation Policy 5043, is hereby found not to require further consultation;
however, out of courtesy, they be sent to the Richmond School Board for information
purposes and the Richmond School Board may provide comments at the Public Hearing.
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July 3, 2015 -2- RZ 14-674749

4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9275, to create the “Single
Detached (ZS23) — Steveston” zone, and to rezone 5460, 5480, 5500, 5520, 5540 and 5560
Moncton Street from the “Single Detached (RS1/C & RS1/E)” zones to the “Single Detached
(ZS23) — Steveston™ zone, be introduced and given first reading.

Aé/d et
Way?! Craig

Director of Devélopment

WC:sb
Att.

REPORT CONCURRENCE
ROUTED To: CONCLIRRE)HCE CONCURRENCE OF GENERAL MANAGER
Affordable Housing o, *
Engineering 9y //’gf%/@
Transportation g /

/
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Staff Report
Origin
AM-PRI Developments (2013) Ltd. has applied to the City of Richmond to rezone 5460, 5480,
5500, 5520, 5540 & 5560 Moncton Street (Attachment 1) from the “Single Detached (RS1/C &
RS1/E)” zones to a new site specific single-family residential zone, the “Single Detached (Z2S23)
— Steveston” zone to permit subdivision into thirty (30) smaller residential lots, including the

creation of two (2) new roads, a new rear lane system and a new pedestrian walkway
(Attachments 2 & 3). Five (5) existing dwellings will be demolished.

This report also includes a proposed amendment to the Official Community Plan (OCP) Bylaw
7100 Schedule 2.4, the Steveston Area Plan, to amend the Trites Area Land Use Map to revise
the proposed road network to accommodate the subject application and future potential
development to the south of the subject site and a housekeeping amendment to better indicate the
existing townhouse complex to the east of the subject site located at 5580 Moncton Street
(Attachments 4 & 5).

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 6).

Surrounding Development

Surrounding development is as follows:

e To the North: across Moncton Street are a seniors assisted living complex, zoned
“Congregate Housing (ZR4) — Steveston” and single-family homes, zoned “Single-Detached
(RS1/C & RS1/E)”.

e To the South: fronting onto Trites Road is an older multi-unit light industrial warehouse
development, zoned “Light Industrial (IL)”.

e To the East: across a public walkway and fronting onto Moncton Street is a newer 28-unit
two-storey townhouse development, zoned “Low Density Townhouses (RTL4)”.

e To the West: fronting onto Moncton Street and Trites Road is a recent 3-lot single-family
subdivision, zoned “Single-Detached (RS2/A)” and a single-family home, zoned “Single-
Detached (RS1/E)”.

Related Policies & Studies

The rezoning application has been reviewed in relation to the 2041 Official Community Plan
(OCP) and the Steveston Area Plan, Flood Plain Designation and Protection Bylaw 8204, Noise
Regulation Bylaw No. 8856, Affordable Housing Strategy and the Public Art Program.

Official Community Plan (OCP)/Steveston Area Plan — Proposed Amendment

The site is located in the Trites Area of the Steveston planning area and is subject to the 2041
Official Community Plan (OCP) and the Steveston Area Plan (Schedule 2.4 of the OCP). The
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July 3, 2015 -4 - R7Z 14-674749

2041 OCP Land Use Map identifies the site as “Neighbourhood Residential”. The Trites Area
Land Use Map in the Steveston Area Plan identifies the site as “Single-Family Housing”
(Attachment 4). The proposed development of single-family lots is consistent with the OCP and
the Steveston Area Plan.

The Trites Area Land Use Map in the Steveston Area Plan is proposed to be amended to revise
the proposed road network based on the proposed development and future potential development
to the south of the subject site (Attachment 5). '

The proposed subdivision is adjacent to existing interim industrial activities located on the
adjacent property to the south. The industrial use on the adjacent property to the south is
identified as an interim use in the Trites Area Land Use Map in the Steveston Area Plan and
identifies the adjacent site as “Single-Family Housing”. The 2041 OCP Land Use Map identifies
the adjacent site as “Neighbourhood Residential”. Registration of an Industrial Noise Sensitive
Use Restrictive Covenant is a consideration of rezoning approval to ensure that the future
residents are aware of the potential impacts of adjacent industrial activities, and to ensure that
appropriate indoor sound level mitigation is provided in the single-family homes. The covenant
requires that a professional engineer confirm that the design and construction of the homes meet
appropriate specified standards.

In addition, a housekeeping amendment to the Trites Area Land Use Map is proposed to better
indicate the existing townhouse complex located at 5580 Moncton Street (formerly 5580, 5600
and 5620 Moncton Street). The front portion of this existing townhouse complex is currently
designated to allow both Single-Family Housing and Two-Level Townhouses (Attachment 4).
The proposed housekeeping amendment is to reflect the existing townhouse complex and the
existing property lines (Attachment 5),

The proposed amendment Bylaw 9274 is provided for Council consideration.

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 a
consideration of rezoning approval.

Affordable Housing Strategy

For single-family rezoning applications, Richmond’s Affordable Housing Strategy requires a
secondary suite within a dwelling on 50% of new lots created through rezoning and subdivision,
or a cash-in-lieu contribution of $1.00/t? of total building area towards the City’s Affordable
Housing Reserve Fund.

The applicant has agreed to provide a voluntary cash-in-lieu contribution to the City’s
Affordable Housing Reserve Fund as a consideration of rezoning approval (i.e., $ 56,517).

Staff have discussed opportunities to provide secondary suites in the proposal, but the developer
advises that this is not feasible on these compact lots which will have modest sized homes,
averaging 1,884 square feet in size.
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Public Art Program

The developer has agreed to participate in the City’s public art program through a voluntary
contribution as a consideration of rezoning approval. The contribution rate for residential uses
with 10 or more units is $0.79 per buildable square foot (for a total contribution of $ 44,648).

The developer is investigating opportunities for the funds to be used to install public art on City
lands associated with the development. Subsequent to adoption of the rezoning bylaw, the
developer has indicated he will be submitting a Public Art Terms of Reference for review by the
Public Art Advisory Committee and City approval.

Heritage Inventory — Japanese Gardens

The City’s Heritage Inventory identifies the privately owned “Japanese Gardens” in the front
yards of homes at 4600 to 5500 Moncton Street as a landscape heritage resource (Attachment 7).
The gardens express the character of a traditional Japanese garden style and are a visible

reminder of the importance which Japanese culture has played in the development of Steveston
and Richmond.

In recognition of this history, the applicant is proposing to install a Japanese themed garden
beside the sidewalk along the Moncton Street frontage of the site (Attachment 8). Registration
of a legal agreement to secure the 2.5 m wide landscaping area is a consideration of rezoning
approval.

Consultation

The applicant has confirmed that information signage describing the proposed rezoning has been
installed on the subject site and the statutory Public Hearing will provide local property owners
and other interested parties with an opportunity to comment. Public notification for the Public
Hearing will be provided as per the Local Government Act.

At the time of writing this staff report, staff have not received any public input regarding the
subject rezoning application.

Staff have reviewed the proposal, with respect to the BC Local Government Act and the City’s
OCP Consultation Policy No. 5043 requirements, and recommend that this report does not
require referral to outside stakeholders. Nevertheless, for informational purposes, staff
recommend the report be referred to the Richmond School Board for informational purposes
only. The Richmond School Board may provide comments at the Public Hearing.

Table 1 below clarifies this recommendation.

Table 1: OCP Consultation Summary

Stakeholder Referral Comment (No Referral necessary)

No referral necessary, as the Agricultural Land Reserve is

BC Land Reserve Commission not affected.
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Stakeholder Referral Comment (No Referral necessary)

No referral necessary as this proposed 30-lot single family lot
application complies with the existing OCP single-family
development designation. Only minor land use and road
network changes are proposed and the proposed land use
Richmond School Board change reflects existing development. Nevertheless, for
informational purposes, staff recommend that the report be
referred to the Richmond School Board for informational
purposes only. The Richmond School Board may provide
comments at the Public Hearing.

The Board of the Greater Vancouver Regional No referral necessary, as only minor land use and road
District (GVRD) network changes are proposed.

No referral necessary, as adjacent municipalities are not
The Councils of adjacent Municipalities affected and only minor land use and road network changes
are proposed.

First Nations (e.g., Sto:lo, Tsawwassen, No referral necessary, as only minor land use and road
Musqueam) network changes are proposed.

No referral necessary, as only minor road network and land

TransLink use changes are proposed.

Port Authorities (Vancouver Port Authority and

Steveston Harbour Authority) No referral necessary, as the ports are not affected.

Vancouver International Airport Authority (VIAA)

(Federal Government Agency) No referral necessary, as the airport is not affected.

Richmond Coastal Health Authority No referral necessary, as the health authority is not affected.

No referral necessary, as this proposed 30-lot single-family
lot application complies with the existing OCP single-family
Community Groups and Neighbours development designation. Only minor land use and road
network changes are proposed and the proposed land use
change reflects existing development.

Other relevant Federal and Provincial Government | No referral necessary, as only minor land use and road
Agencies network changes are proposed.

Richmond Heritage Commission

The development proposal was presented to the Richmond Heritage Commission at their meeting
on April 15, 2015 (Attachment 9). The Commission supported the proposal and approved of the
incorporation of the heritage-inspired Japanese landscape features.

Richmond Public Art Advisory Committee

The development proposal was presented to the Richmond Public Art Committee at their
meeting on April 21, 2015 (Attachment 10). The Committee discussed different potential
locations for Public Art and the challenges of locating public art on single-family lots.

Subsequent to the meeting, due to constraints with single-family lot ownership, the applicant
has agreed to the Public Art being located on City lands for this project. Public Art details will
be reviewed and finalized through the City’s Public Art program process.

Analysis

The proposed rezoning would allow for the redevelopment of six (6) large single-family lots into
thirty (30) new compact single-family lots. The lot layout includes two new roads, a rear lane

PH - 182



July 3, 2015 -7- R7 14-674749

system and a temporary emergency access to Moncton Street, which will be maintained until
future redevelopment to the south provides a second road access.

a) Proposed Site Specific “Single Detached (ZS23) — Steveston” Zone

Amendments to the Richmond Zoning Bylaw 8500 are proposed to create the new site
specific “Single Detached (ZS23) — Steveston” zone and to rezone the subject site to the new
zone. The proposed zone has been prepared to manage development on the subject site and
future potential development on adjacent Trites Road sites to the south, taking into
consideration the established development pattern in the Trites area, the City’s Affordable
Housing Strategy, and the City’s Flood Plain Designation and Protection Bylaw 8204.

The general pattern of compact lots and rear lanes was established in the Trites area with the
Council adoption of bylaws for the rezoning to create twenty-nine (29) lots at the corner of
Trites Road and Andrews Road (RZ 97-121285), approved by Council on June 9, 2003. The
subdivision included five (5) lots with road access fronting onto Andrews Road and Wescott
Street zoned “Single Detached (RS1/K)” and twenty-four (24) lots with rear lane access
fronting onto Westcott Street, Buchanan Street and Trites Road, zoned “Single Detached
(ZS8) — Steveston, West Cambie and Hamilton”. Associated roads and rear lanes were
dedicated and constructed.

Subsequent to the Westcott Street and Buchanan Street subdivision, the City created an
Affordable Housing Strategy and the Flood Plain Designation and Protection Bylaw 8204.

A new zone is proposed for the subject site to:
e Allow compact lots (Min. 9 m lot width);

e Include an Affordable Housing density bonus to secure either a voluntary contribution
towards Affordable Housing, or construction of a secondary suite;

e Limit building height to two-storey (Max. 9 m) and measure residential vertical
envelopes from the required Flood Construction Level instead of the average finished
grade to accommodate the higher required level for the area (Min. 2.9 m GSC);

e Allow roof elements to project above the residential vertical envelopes to a maximum of
1.0 m for side dormers and 2.5 m for a gable facing a road to allow home design that
appropriately controls height and massing and allows homes to be designed with roof
elements similar to what is permitted in the single-family subdivision further to the south
and on compact lots elsewhere in the City; and ‘

e Provide front yard setbacks to accommodate grade transition.

The subject rezoning application is consistent with the envisioned pattern of redevelopment
in the Trites area as it is a proposal to create thirty (30) compact lots involving land
dedication, design and construction for a new road and lane network that is intended to
extend with future development on the lots fronting onto Trites Road south of the subject lot.
To complement the existing streetscape, the proposed zone requires a 6 m setback along
Moncton Street and Trites Road (for future potential development fronting onto Trites Road).
To enhance all streetscapes, registration of a legal agreement is a consideration of rezoning
approval to ensure lane access only for all lots that abut a lane. As noted above, the existing
single-family Westcott Street and Buchanan Street subdivision further to the south is zoned
7.S8, which allows a reduced 4.3 m front yard setback along internal streetscapes. These
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b)

homes were constructed at the previous flood construction level (2.6 m GSC). The proposed
zone allows for a reduced 5.3 m front yard setback along internal streetscapes to
accommodate grade transition to the current higher flood construction level (2.9 m GSC).

There is a significant grade difference between the lower Moncton Street sidewalk
(approximately 1.13 to 1.33 m GSC) and higher required flood construction level for the
homes (min. 2.9 m GSC). The front yards are proposed to be tiered, with a lower Japanese
themed garden edge along the Moncton Street sidewalk, a row of boulders or stone slabs,
upper semi-private yards with low fencing and stair access to a veranda and front door.

Zoning amendment Bylaw 9275 to create the new zone and to rezone the subject site is
provided for Council consideration.

Proposed Architectural and Landscape Form and Character

To address the treatment of the proposed corner lot interface on the minor arterial Moncton
Street for proposed lots 12 & 13 (Attachment 2), the applicant has submitted preliminary
architectural plans for proposed building elevations on the two (2) future Moncton Street
corner lots (Attachment 11). Prior to final adoption of the rezoning bylaw, the applicant is
required to register a legal agreement on title to ensure that the final building design for the
proposed corner lots is generally consistent with the attached plans. Future Building Permit
plans must also comply with City regulations and Staff will ensure that plans are generally
consistent with the registered legal agreement for building design.

The applicant has also submitted a preliminary landscape plan (Attachment 12) to address:
the landscape treatment of the proposed interface on the minor arterial Moncton Street for
proposed lots 1 to 13; the interface on the new internal road for proposed corner lots 12 & 13;
and the interface on the Trites Area pedestrian walkway system for lots 13 to 19

(Attachment 2). Prior to final adoption of the rezoning bylaw, the applicant is required to
submit a final landscape plan for the thirteen (13) proposed Moncton Street lots, prepared by
a Registered Landscape Architect, to the satisfaction of the Director of Development, along
with a landscaping security based on 100% of the cost estimate provided by the Landscape
Architect (including all fencing, hard surfaces, tree planting, landscaping materials,
installation costs and 10% contingency).

As noted above, the applicant has submitted a preliminary landscape plan for a Japanese
themed garden edge and front yards along the minor arterial Moncton Street (Attachment 8).
Entering into a legal agreement for the construction and maintenance of a 2.5 m wide
Japanese themed garden edge along Moncton Street on each of the thirteen (13) proposed lots
fronting onto Moncton Street is a consideration of rezoning approval.

The applicant has provided preliminary site grading information demonstrating that the
higher required 2.9 m GSC Flood Construction Level can be accommodated on the proposed
lots in a manner that provides appropriate interfaces to Moncton Street, internal roads and the
public walkways. Submission of final site grading plans for the proposed lots to the
satisfaction of the Director of Development is a consideration of rezoning approval.

Site Servicing, Vehicle and Pedestrian Access

Vehicle access to twenty-three (23) of the thirty (30) proposed lots will be to the proposed
dedicated abutting rear lane. Vehicle access to the other seven (7) proposed lots along the
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d)

cast edge of the development will be to the proposed dedicated fronting road. A restrictive
covenant is to be registered on Title prior to final adoption of the rezoning bylaw to ensure
that there is no vehicle access to Moncton Street and that all lots abutting a rear lane have
vehicle access to the rear lane only.

Secondary access to the single-family subdivision is required for emergency vehicles. Asa
consideration of rezoning approval, the applicant is required to register a public rights of
passage right of way over proposed lot 1 (Attachment 2) for the use of emergency vehicles
only and providing access from Moncton Street to the proposed north-south laneway. This is
an interim measure and the right of way may be discharged in the future when a permanent
road connection is provided through future development to the south. When the right of way
is discharged in the future the lot may be developed with a new home.

The proposed lots along the east edge of the development will back onto an existing
pedestrian walkway along the east edge of the development site. A new proposed interim
pedestrian walkway will connect to the existing Trites Area walkway system and will be
widened through future development to the south. As noted above, the applicant has
submitted a preliminary landscape plan (Attachment 12) to address the proposed interface.

As a consideration of rezoning approval, the applicant is required to dedicate a new laneway
system, new ultimate roadway connecting to Moncton Street, new interim roadway along the
south edge of the development and a new interim pedestrian walkway in the southeast corner
of the development. The interim roadway and pedestrian walkway will be widened through
future development to the south. The applicant will also be required to enter into a standard
Servicing Agreement for the design and construction of infrastructure and frontage upgrades
along Moncton Street and the proposed laneways, roadways and both pedestrian walkways.
Works will include water service works, storm sewer works, sanitary sewer works, road
works and walkway works. The developer will also be required to negotiate and install
private utilities.

Existing Bus Stop

A Coast Mountain Bus Company (CMBC) bus stop currently exists along the south side of
Moncton Street, at the west edge of the subject site’s Moncton Street frontage. Asa
consideration of rezoning approval, the applicant is required to provide: a3 m x 9 m
accessible bus stop concrete pad at the curb; a 1.5 m x 4.5 m bus shelter concrete pad at the
property line along Moncton Street; and the applicant has agreed to provide a voluntary
contribution of $30,000 for the provision of a bus shelter.

Tree Retention and Replacement

A Certified Arborist’s Report and proposed Tree Retention / Removal Plan (Attachment 3) were
submitted by the applicant. The report identifies thirty (30) bylaw-sized trees on-site and two (2)
bylaw-sized trees on neighbouring properties.
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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 report as follows:

*  Twenty-seven (27) trees located on-site should be removed and replaced due to structural
defects, decay or conflict with required roadways and the requirement to raise the site grade
to achieve Flood Construction Level requirements as per Bylaw 8204. This includes one (1)
Shore Pine tree (Tag #5135, 0.32 m dbh), which is not a good candidate for relocation.

«  Two (2) Japanese maple trees located on-site near the north property line of the subject site
(Tags #525 & 527, 0.23 & 0.28 m dbh) will be retained, but removed and replanted at an off-
site location, which will require special measures on the subject site. These trees conflict
with the requirement to raise the site grade to achieve Flood Construction Level requirements
as per Bylaw 8204, but are good candidates for relocation and the trees are proposed to be
relocated a single time to an off-site location to maximize the opportunity for success.

«  One (1) Atlas cedar tree located on-site near the north property line of the subject site (Tag
#526, 0.61 m dbh) should be protected and retained, which will require special protection
measures on the subject site.

*  Two (2) trees (Redwood and Cottonwood) located on the neighbouring properties to the west
and south of the subject site are to be protected, but require no special protection measures on
the subject site. These trees must be protected in accordance with the City’s Bulletin TREE-
03.

The applicant is proposing to plant sixty-eight (68) new trees on-site, including fifty (50)
deciduous trees (Min. 6 cm calliper) and eighteen (18) coniferous trees (Min. 3.5 m height).
Japanese maple, Kousa dogwood, Bride cherry and Japanese snowbell small scale deciduous tree
species and small scale Serbian Spruce evergreen tree species are proposed. The proposal
exceeds the minimum requirement of fifty-eight (58) replacement trees to achieve a 2:1 tree
replacement ratio as specified in the OCP for the removal of twenty-six (26) trees and a 6:1 tree
replacement ratio with coniferous trees for the removal of the one (1) Shore Pine tree (Tag #5135,
0.32 m dbh).

For the proposed lots 1 to 13 fronting onto Moncton Street (Attachment 2), a tree survival
security for the twenty-eight (28) trees to be planted and maintained on these lots is to be
included as part of the required landscaping security, which must be submitted with the final
landscape plan prior to final adoption of the rezoning bylaw. For the proposed lots 14 to 30 that
do not front onto Moncton Street, a tree landscape security for the forty (40) trees to be planted
and maintained on these lots (e.g., $500/tree for a total of $20,000) is required to be submitted
prior to final adoption of the rezoning bylaw and is to be retained until the trees are planted on-
site.

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 and street
trees. The anticipated operating budget impact for the ongoing maintenance of these assets is
estimated to be $7,090.00. This will be considered as part of the 2017 Operating budget.
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Conclusion

This rezoning application to create the new “Single Detached (ZS23) — Steveston” zone and to
subdivide six (6) lots into thirty (30) lots under the new zoning is consistent with the applicable
policies and land use designations outlined within the Official Community Plan (OCP). An OCP
amendment to the Trites Area Land Use Map (Steveston Area Plan) is proposed to reflect
existing townhouse development to the east of the subject site and to revise the proposed road
layout for clarity and to guide future single-family development to the south.

The applicant has agreed to the list of rezoning considerations (Attachment 13).

It is recommended that OCP Bylaw 7100, Amendment Bylaw 9274 and Zoning Bylaw 8500,
Amendment Bylaw 9275, be introduced and given first reading.

Sara Badyal, MCIP, RPP Terry Crowe
Planner 2 Manager, Policy Planning
SB:rg

Attachment 1: Location Map & Aerial Photo

Attachment 2: Proposed Subdivision Plan

Attachment 3: Tree Retention / Removal Plan

Attachment 4: Context Land Use Map — Steveston Area Plan Trites Area Land Use Map
Attachment 5: Proposed Amended Steveston Area Plan Trites Area Land Use Map
Attachment 6: Development Application Data Sheet

Attachment 7: Heritage Inventory — Japanese Gardens

Attachment 8: Landscape Plans for Japanese Themed Garden Along Moncton Street
Attachment 9: Richmond Heritage Commission Minutes Excerpt (April 15, 2015)
Attachment 10: Richmond Public Art Advisory Committee Minutes Excerpt (April 21, 2015)
Attachment 11: Development Plans for corner lots on Moncton Street

Attachment 12: Landscape Plans for corner lots on Moncton Street

Attachment 13: Rezoning Considerations & Functional Road Plan
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COORDINATE WITH THIS OFFICE FOR ON—SITE SUPERVIS/ON AND

~ /ZONE.

e N e

DIRECTION OF LOW IMPACT PREPARATION AND INSTALLATION OF
THE POSTS FOR THE SUSPENDED WALKWAY OVER THE ROOT

B8 0}‘,6300030 |
@9@’@‘@@‘@‘@’@

A@A&&&A@ A_ %

SITE PREPARATION AND
< INSTALLATION OF THE NEW

! SIDEWALK WILL REQUIRE

" SUPERVISION BY THE

. PROJECT ARBORIST AND ROOT
: PRUNING TO BE UNDERTAKEN.

- LOW IMPACT CONSTRUCTION
""MEASURES MAY BE REOUIRED :
AS DIRECTED BY THE

! 'f PROJECT ARBORIST.

CROWN CLEARANCE PRUNING
IS REQUIRED TO MITIGATE
AERIAL CONFLICT WITH THE
PROPOSED BUILDING
»‘THE PROJECT ARBORIST MUST BE ON— SITE DUR/NG THE STRUCTURE. PRUNING MUST
- EXCAVATION FOR THE NEW BUILDING FOUNDATION TO BE UNDERTAKEN BY A
UNDERTAKE ROOT PRUNING AND MAKE // QUALIFIED TREE SERVICE
RECOMMENDATIONS IN ACCORDANCE WITH e CONTRACTOR EMPLOYING ISA
- ARBORICULTURAL BEST MANAGEMENT PRACTICES. POST /,// CERTIFIED ARBORISTS AND IN
FOOTINGS FOR FRONT PORCH CONSTRUCTION WITHIN CONFORMANCE WITH ANSI
THE TPZ MUST BE UNDERTAKEN VIA LOW IMPACT A300 STANDARDS FOR
METHODS AND UNDER THE DIRECTION OF THE PROJECT PRUNING.
ARBORIST.

PLAN NOTES:

This plan is based on drawings supplied by the projecl Surveyor {BCLS), Engineer (P ENG} and/or Design
Professionals ond is provided for context only os il reloles o Ihe planning and implementing the
monogement of existing trees. This plan daes nol warrani or certify ihe occuracy of focalions of feolures or
dimensions thereof, Refer ta Ihe original drawings from those professionols for Ihose purposes
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denotes TAG NUMBER or ID REFERENCE.

denotes DRIPLINE (spread of the branches and foliage) of the tree.
denotes RETENTION tree (proposed].

denotes REMOVAL free (proposed).

denotes HIGH RISK REMOVAL tree (proposed).

denotes OFF-SITE free (fo be protected and/or owner contacted as noted).

denotes NON-BYLAW undersize free {as measured by project arborist).

denotes SITE ar STUDY AREA BOUNDARY.

denotes TREE PROTECTION ZONE (TPZ) setback alignment as specified by project arborist.
@ denotes REPLACEMENT TREE proposed (conceptuol location - see plant list for details).

SUGGESTED PLANT LIST: REPLACEMENT TREES

Please use botanical name when ordering.

Size: H denotes height and C denotes calliper.

Current aboricultural best management practices and BCSLA/BCLNA standards apply to; quality, root ball, health,
form, handling, planting, guying/staking and establishment care.

CODE QTY SIZE BOTANICAL NAME COMMON NAME

DECIDUQUS - SMALL SCALE:

AP 14 6cm C Acer palmatum lapanese maple
CK 10 6cm C Cornus kousa Kousa dogwood

Pl 13 6cm C Prunus Incisa ‘The Bride' Bride cherry

SJ 13 6cm C Styrax japonicus lapanese snowbell

EVERGREEN - SMALL SCALE:

PO 18 3.5mH Picea omorika Serbian spruce
TOTAL 68

(2 | JUN17,2015 [COORDINATED WITH REVISED LANDSCAPEAND CIVIL Y |
| o [ Jan21,2014 [INIMAL suBMISSION
\Rev# DATE  |COMMENTS i

TMD DETAIL 2: LEGEND
PROJECT:| PROPOSED SINGLE FAMILY SUBDIVISION
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; CLIENT:| AM-PRI CONSTRUCTION LTD
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TRE

E INVENTORY. AND ASSESSMENT LIST:

Tag # denotes the tag offixed to the tree for reference in report and on drowings.

Dbh denotes the diameter of the frunk measured at 1

Cond denofes health and sfructural rating using Visual Tree Assessment (VTA] procedures.
U denotes Unsuitable = a tree in very poor condition that is deemed not vioble for retention in active land use areas due to pre-existing
advanced health decline or significant structural defects,

M denotes Marginal =

1.4 m above grade or as per arboricultural standards (i.e. For multi stem trees).

a tree in poor to fair condition that has a pre-existing moderate rated defect that may affect its viability considering

the proposed land use but is considered for retention conditional to certain special measures,
S denotes Suitable = atree in good or excellent condition with no overt or identifiable significant defects, and is well suited for consideration

of retention if the project design can accommodate it.

Action denotes the proposed treatment of the tree within the current development design. See report ond drawing for more defails.

Tag # Dbh(cm) Tree Type Cond Observations Action
501 64 Atflas cedar M Previously topped and sheared into topiary under utility service lines. The Remove
elevation in the root zone is approximately 0.4m below finished yard
grades. The root system and crown will be severely impacted from
construction anditis not likely to survive.
502 37 Cottonwood U A volunteer native tree that has developed subdominant form due to Remove
competition from adjacent free.
503 76 Cotftonwood u A volunteer native tree that has two main stems near the base with a very Remove
wedak union that is prone to failure {breakage), and a wound at the base of
the frunk is decayed and increases the risk of failure.
504 24 Chermy M Topped by heading cuts and left to grow weak replacement leoders. In Remove
conflict with construction.
505 Muiti Saucer magnolia S In conflict with the construction footprint. Not suitable to be transplanted Remove
due to the very weak multiple stem arangement.
506 34 Lawson cypress S in conflict with the construction footprint. Remove
507 31 Lawson cypress N in conflict with the construction footprint. Remove
508 28 Lawson cypress N In conflict with the construction footprint. Remove
509 28 Lawson cypress S In conflict with the construction footprint, Remove
510 26 Lawson cypress N In conflict with the construction footprint. Remove
511 29 Cherry u Topped by heading cuts and decay is observed in scaffold limbs. Remove
512 26 Apple u Severe decay in trunk and weak scaffold limb structure. Remove
513 26 Apple u Severe decay in trunk and weak scaffold limb structure. Remove
514 25 Apple U Severe decay in trunk and weak scaffold limb structure. Remove
515 32 Shore pine M Decay at the base of the trunk and infected with Westem gall rust ~ Remove
cankers observed throughout the crown. In conflict with the construction
footprint.
516 Multi Plum u Severe decay in trunk and weak scaffold limb structure.
517 Multi Plum U Severe decay in frunk and weak scaffold limb structure.
518 34 Apple U Severe decay in frunk and weak scaffold limb structure. Remove
519 32 Apple U Severe decay in tfrunk and weak scaffold limb structure. Remove
520 24 Cherry u 90% Dead Remove
521 33 Cherry U Severely infected with disease and canker infection, as well as decay in the Remove
main stems.
522 26 Sawara cypress U Historically topped with decay evident in the topping wounds. The Remove
subsequent growth is weakly formed and prone to failure. This tree will
never regain normal form.
523 30 Sawara cypress U Historically topped with decay evident in the topping wounds. The Remove
subsequent growth is weakly formed and prone to failure. This free will
never regain normat form.
524 30 Sawaro cypress U Historically topped with decay evident in the topping wounds. The Remove
subseqguent growth is weakly formed and prone to failure. This tree will
never regain normal form.
* 525 23 Japanese maple M Some poor pruning cuts and resulting decay, but suitable for rescue via Remove
transplant. It could be re-used on onother project if the costs for transplant
were reasonable.
526 61 Aflas cedar M Previously topped but reasonably structured re-growth was observed. Retain
Grade in root zone is equal to the expected finished grading of the new
lots, however the crown and roots would suffer significant damage from
consfruction.
* 527 28 Japanese maple M Some poor pruning cuts and resulting decay, but suitable for rescue via Remove
transplant. It could be re-used on another project if the costs for transplant
were reasonable.
528 43 Austrian pine U Previously topped under the BC Hydro power lines and the very weak Remove
structural form makes the replacement leaders highly prone to breakage.
529 62 Austrian pine u Previously topped under the BC Hydro power lines and the very weak Remove
structural form makes the replacement leaders highly prone to breakage.
530 29 Colorado spruce U Previously topped under the BC Hydro power lines and the very weak Remove

>\< 2 TREELTD Bt RELOCATED o0FfF-SITE \RM

structural form makes the replacement leoders highly prone to breckage.
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Attachment 5

Proposed Amended
Trites Area Land Use Map

L L g F

MONCTON ST

. ! |
| S == - \ !
] i v I No v l
T K b A
L I I
.
SR N
. ii |y~ -- ’
e ot |z
T8 | i E a4 &
Tk ! ol
| |
o , o
| ‘ -
1 L
] :5 -
( \)\l‘ ANDREWS RD
iThis map is to be used as a guide when making redevelopment decisions. -
I \ | |

ALR Boundary - .ndustrial (Interim Use)
= Trites Area Boundary snans Road/Lane
(Possible road and lane alignment;
Neighbourhood Residential (Singte Family) others may be permitted)

Trail (Pedestrian Link)
~—— Neighbourhood Residential
{Townhouse - 2 Storey) B B B Urban/Rural Buffer

Neighbourhood Residential
(Townhouse - 3 Storey)

PH - 198

4648037



City of

o ¥ ‘f/f\l ) Development Application Data Sheet
wgee Richmond ' it

Development Applications Department

RZ 14-674749 Attachment 6

Address:

5460, 5480, 5500, 5520, 5540 and 5560 Moncton Street

Applicant:

AM-PRI Developments (2013) Lid.

Planning Area(s):

Trites Area (Steveston)

Existing Proposed

Owner: AM-PRI Developments (2013) Ltd. No change
Net site 8,751 mz
. 2. 2 Road Dedication 3,372 m
Site Size (m’): 12,216 m Pedestrian Walkway 93 m?
Total 12,216 m’

Land Uses:

Single family residential and vacant lot

Single family residential

OCP Designation:

Neighbourhood Residential

Neighbourhood Residential

Area Plan Designation:

Single-Family

Complies

Zoning:

Single Detached (RS1/C & RS1/E)

Single Detached (Z2523) — Steveston

Number of Units:

6 lots

30 lots

On Future . R

Subdivided Lots Bylaw Requirement Proposed Variance
Floor Area Ratio: Max. 0.6 Complies None permitted
Lot Coverage:
Building Max. 50% .
Non-Porous Max. 70% Complies None
Planting Min. 20%
Lot Size:
Width Min. 9 m .
Width, corner lot Min. 11 m Complies None
Depth Min. 24 m
Area Min. 270 m?
Setbacks:
Moncton Street Min. 8.0 m
Other roads Min. 5.3 m .
Rear Yard Min. 6.0 m Complies None
Interior Side Yard Min. 1.2 m
Exterior Side Yard Min. 6.0 m

o Max. two-storey & 9 m .
Height: Measured from 2.9 m GSC Complies None

4600463
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ATTACHMENT 7

TIvON
RICHMOND Heritage Inventory Summary Evaluation Worksheet — Steveston

Japanese Gardens

General Information

Type of Resource: Landscape
Also Known As: — o
Address: 4600-5500 Moncton Street ’
Neighbourhood (Planning Area Name): Steveston 1
Construction Date: 1950's - -
Current Owner: Private
Designated: No

Statement of Significance

Description of Heritage Site: Moncton Street’s Japanese gardens are small-scale, elegant, and simple plantings -
located in the front yards of a row of modest residential homes along a two-block length of Moncton Street.
Consisting mainly of foliage plants, with some flowering species and the occasional annual, the gardens express the
character of traditional Japanese garden style.

Statement of Heritage Values: These gardens have heritage value as a visible reminder of the importance that the
Japanese and their culture have played in the development of Steveston and Richmond. The gardens along Moncton
Street belong predominantly to Japanese-Canadians whose families have lived in Steveston and often in the same
homes, for generations. They have cultural significance, as gardening is an integral part of Japanese culture. This
strong historical and community tradition came to Canada with new migrants to the area, who came to work in the
fishing and cannery industries in Steveston.

These gardens enhance the built environment of Moncton Street, creating a unique cultural enclave and strong sense
of place. They have symbolic connections to Japanese culture and speak to traditional Japanese garden style while
reflecting local climate, available plant species, and individual taste.

Character Defining Elements: Key elements that define the heritage character of the site include:

The overall design and effect of the gardens which adapt a number the elements of traditional Japanese garden
design principles at a small scale, including enclosure, continuity, balance and scale, texture and contrast

The use of materials other than plants, including smali-scale elements such as stone lanterns, boulders, and
gravel used to symbolize dry ponds and streams between islands of planted areas

The continuity of the gardens along the street edge

Their overall similarity in design and materials, punctuated by differences in each garden which express the
individual owner.

History

History: The gardens along Moncton Street belong predominantly to Japanese-Canadians whose families have
lived in Steveston for generations. In most cases, these families have lived at the same address for generations.
Gardening is an integral part of Japanese culture and has an honoured tradition and a strong historical base.

The gardens included in this study use elements of traditional Japanese garden design principles; however, none
formally follow the traditional guidelines. Most of the gardens are small and at the front of the house, a condition
which restricts design decisions. For example, enclosure is a very important element in formal Japanese gardens;
however, very few of the gardens employ the use of total enclosure. Some use aspects of it, such as shrubbery and
walls and overhangs of the dwelling to give a sense of enclosure. The principles of borrowed scenery and hidden
viewpoints are not used either, most likely because of the location and openness of most of the gardens.

The gardens do, however, use the design principles of continuity, balance and scale by grouping plant and decorative
elements in odd numbers and often in the triangular form. Most of the gardens are successful at incorporating the
design principle of controlling scale and space, particularly those gardens without front hedging. The creation of the
illusion of space in these gardens is certainly a challenge, which is cleverly met by a number of them. The successful
ones use texture and shape and also situate larger elements at the front and smaller elements at the back of the
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RICHMOND Heritage inventory Summary Evaluation Workshest — Steveston

garden. Very few use paths to manipulate space and none have streams to do so. (One garden has a small water
element.) What is most effective in these gardens is the traditional use of contrast, change and light. Textures are
beautifully manipulated in each garden. The choice of plant materials also ensures a lovely series of colour and
foliage change throughout the seasons.
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Excerpt from Minutes
City of Richmond Heritage Commission

Wedn

4a.

4625123

esday, April 15, 2015

Developmental Proposal (Information Purposes) — 5460 to 5560 Moncton Street
Proposed Single-Family Rezoning and Subdivision Japanese Gardens — Richmond
Heritage Inventory

Amit Sandhu (Ampri) and Rod Maruyama (Landscape architect) joined the Commission to
present this project. It was noted that this project is not in the Steveston Village
Conservation Area and is currently zoned single-family. The current subdivision plan will
create 30 new single-family lots and conforms with the Trites sub-area plan.

It was noted that the developer has undertaken archival photographs of the area and have
conducted a field investigation to look at the lots and take inventory of the heritage
landscape. It was noted that an arborist determined that there are two significant Japanese
maple trees on these lots worth saving if the owners do not take them.

The landscape design along the Moncton Street frontage was noted with respect to
traditional Japanese character, design features, and materials. The importance was noted of
incorporating the character and landscapes of the past into the proposed plan.

Discussion also ensued on the public art contribution which will be worked out with the
Public Art Advisory Committee in the coming weeks.

It was noted that the Japanese garden theme will be for all units facing Moncton street and
the corner lot.

It was moved and seconded
That Richmond Heritage Commission support this development moving forward and
approve of the heritage landscape features incorporated into it.

CARRIED

PH - 210
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ATTACHMENT 10

;’}%‘ Excerpt from Minutes
043 City of Richmond Public Art Advisory Committee

ER
A (’

Tuesday, April 21, 2015

5a.

5460 — 5560 Moncton Street Japanese Heritage Streetscape Art Plan

Discussion ensued on this Am-Pri Development which is aiming to have the theme of a
Japanese Heritage garden. It was noted that the developer is looking into purchasing stone
landscape elements as the public art contribution. Staff noted that this would not qualify as
a contribution and this project would need to go through the public art process which could
be publicized with the “Japanese Heritage Garden” theme. Discussion ensued on different
areas where art could be incorporated into this development such as on the fence, archways
or some sort of connecting theme between the buildings. It was noted that the art budget
for this project is relatively low and Committee members noted that there needs to be some
sort of protection in place since these are freehold properties and not governed by a strata.
Discussion ensued regarding rules about art on private properties. Staff will pass along the

VCommission’s feedb_ack before a Public Art Call is made.

Subsequent to the meeting, the applicant was advised that City recommends that art be located
on City lands for this project due to constraints with single family lot ownership.

4625132

PH - 211 g
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Attachment 13

City of . S
) h d Rezoning Considerations
Richmon Development Applications Department
6911 No. 3 Road, Richmond, BC VB8Y 2C1

Address: 5460, 5480, 5500, 5520,:5540 and 5560 Moncton Street File No.: RZ 14674749

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9275, the developér is
required to complete the following:

l.  Final adoption of OCP Bylaw 7100, Amendment Bylaw 9274
2. Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings).
3. Road dedication:

a) Moncton Street - road dedication to complete required frontage improvements if required.

b) Road A —10.4 m wide along the southerly limit of the site,

¢) Road B - 15.0 m wide in a north-south orientation located west of the lots along the easterly limit of the site.

d) Lanes— 6.0 m wide connecting to both Road A and Road B and providing rear access to individual lots.

e) Corner Cuts — (i) 4.0 m x 4.0 m at intersections of Moncton Street/Road B and Road A/Road B; (ii)) 3.0 m x 3.0 m
at intersections of Road B/lane, Road A/lane and east-west lane/north-south lane; and (iii) 4.0 m x 4.0 m at
intersection of Road A/lane is acceptable if needed.

f) Walkways: (i) as needed to complete 6.0 m wide north-south walkway and (ii) 3.75 m wide east-west walkway.

4. The granting of the following statutory rights-of-ways (SRWs):

a) Moncton Street — 1.5 m wide utility right-of-way on the north edge of the lots fronting.onto the south side of
Moncton Street.

b) Road A — 1.5 m wide utility right-of-way on the south edge of the lots fronting onto the north side of Road A.
Owner to construct via required Servicing Agreement and City to maintain City works in the future.

¢) Road B — 1.5 m wide utility right-of-way on the west edge of the lots fronting onto the east side of Road B.
Owner to construct via required Servicing Agreement and City to maintain City works in the future.

d) Lanes—abutting 1.5 m x 1.5 m wide utility right-of-ways on the south edge of the lots fronting onto the south side
of Moncton Street and the north edge of the lots fronting onto the north side of Road A. Owner to construct via
required Servicing Agreement and City to maintain City works in the future.

e) Emergency vehicle access lane — 6.0 m wide temporary public rights of passage right-of-way at the northwest
limit of the site over proposed lot 1, which may be discharged in the future when secondary road access is
provided to the south. Owner to construct via required Servicing Agreement and City to maintain until SRW
discharged in the future.

5. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.9 m GSC.

6. Registration of a legal agreement on title ensuring that there be no vehicle access to Moncton Street and that the only
means of vehicle access is to an abutting rear lane for all lots that abut a rear lane. '

7. Registration of a legal agreement on title identifying that the proposed development must be designed and constructed
in a manner that mitigates potential industrial noise from the adjacent property to the south 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.

8. Registration of a legal agreement on title identifying that the final building design for the proposed two (2) corner lots
fronting Moncton Street must be generally consisteptpi/ithéhleelans attached to the rezoning staff report.

Initial:



10.
11.

12.

13.

14.

15.

16.

17.
18.

.

Registration of a legal agreement on title ensuring that the 2.5 m wide Japanese themed garden adjacent to the
Moncton street sidewalk be constructed and maintained by the owner. The agreement is to include a final landscape
plan for the Japanese themed garden area for all thirteen (13) proposed lots on Moncton Street.

Voluntary contribution of $30,000 to go towards the supply and installation of a city-approved bus shelter.

City acceptance of the developer’s offer to voluntarily contribute $0.79 per buildable square foot (e.g., $44,648) to the
City’s public art program.

The City’s acceptance of the applicant’s voluntary contribution of $1.00 per buildable square foot of the single-family
developments (i.e., $56,517) to the City’s Affordable Housing Reserve Fund.

Note: Should the applicant change their mind about the Affordable Housing option selected prior to final adoption of
the Rezoning Bylaw, the City will accept a proposal to build a secondary suite on fifteen (15) of the thirty (30) future
lots at the subject site. To ensure that a secondary suite is built to the satisfaction of the City in accordance with the
Affordable Housing Strategy, the applicant is required to enter into a legal agreement registered on Title as a
condition of rezoning, 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.

Submission of a tree landscape security to the City in the amount of $20,000 for forty (40) required replacement trees
to be planted on all seventeen (17) proposed lots that do not front onto Moncton Street, which is to be retained until
the new trees are planted on-site.

Submission of a final landscape plan for all thirteen (13) proposed lots on Moncton Street, 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. The landscape plan
should: ‘

¢ comply with the guidelines of the OCP’s Arterial Road Policy and should not include hedges along the front
property line;

¢ include the 2.5 m wide Japanese themed garden along the Moncton Street sidewalk and a complementary
landscape design for the remainder of front and exterior side yard areas;

¢ include a mix of coniferous and deciduous trees;

e include the one (1) tree to be retained, with dimensions of tree protection fencing as illustrated on the Tree
Retention / Removal Plan attached to this report; and

e include twenty-eight (28) required replacement trees with the following minimum sizes:

No. of Replacement Trees Minimum Caliper of Deciduous Tree | or | Minimum Height of Coniferous Tree
28 6 cm 3.5m

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $500/tree
to the City’s Tree Compensation Fund for off-site planting is required.

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.

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.
Grading Plan to the satisfaction of the Director of Development

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

a) Road works to the satisfaction of the Director of Transportation, in accordance with the attached Road Functional
Plan, including but not limited to the following:
i.  Moncton Street frontage improvements:
¢ Cross-section (measurements shown are from the property line towards the south curb of Moncton
Street): new 1.5 m wide concrete sidewalk and a minimum 1.5 m wide grass boulevard with street trees
not including the 0.15 m wide top of curb (the width of the boulevard will take up the remaining space

between the sidewalk and the curb). The frontage works are to provide a transition to the existing frontage
treatments east and west of the subject &
B - 217
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*  All existing driveways are to be closed and replaced with sidewalk/boulevard treatments.
»  Upgrade street lighting as needed.

» Construct a 3 m x 9 m accessible bus stop concrete pad (next to the curb) and a 1.5 m x 4.5 m bus shelter
concrete pad (next to the property line). Both concrete pads are to be located just to the west of the
emergency access lane at the west end of the development.

ii. Road A —Roadway with an east-west orientation located along the southerly limit of the site:

»  The cross-section of this roadway is as follows (measurements shown are from north to south): 1.5 m
wide concrete sidewalk at property line, 1.5 m wide grass boulevard with street trees and street lighting,
0.15 m wide top of curb, 6.0 m wide pavement, 0.5 m wide shoulder/retaining wall buffer and 0.75 m
wide retaining wall allowance along the south edge of the site (with guard rail to be installed per
MMCD/TAC standards).

*  On-street parking is to be restricted over the entire length of Road A (complete with no parking signage)
until the full width of the road is built when the property to the south is redeveloped.

» At the intersection of Road A/Road B, a ‘No Exit’ sign is required for westbound traffic.
¢ Atthe west end of Road A, a ‘No Exit’ and checker board signs are required.
ili. Road B — Roadway with a north-south orientation located west of the lots along the easterly limit of the site:

»  Construction of a new internal roadway with a north-south orientation located west of the last row of lots
along the easterly limit of the site. The cross-section of this roadway is as follows (measurements shown
are from east to west): 1.5 m wide concrete sidewalk at property line, 1.6 m wide grass boulevard with
street trees and street lighting, 0.15 m wide top of curb, 8.5 m wide pavement with, 0.15 m top of curb,
1.6 m wide grass boulevard with street trees and 1.5 m wide sidewalk at property line.

* At the south end of the road, a checker board right sign is required.

« At the Moncton Street end of the road, a ‘No Exit’ sign is required for southbound traffic.

»  Northbound traffic exiting the subdivision at Moncton Street is to be controlled by a stop sign complete
with pavement marking, crosswalk and stop bar.

iv. Lanes — Lane system to connect Road A and Road B and to provide rear access to individual lots:

e Cross-section of the lanes is as follows: 0.15 m wide roll over curbs on both sides, 5.1 m wide pavement

and street lighting in 0.6 m wide lighting strip on one side.
v. Walkways

«  Complete the existing north-south oriented walkway located east of the east property line of the site to a
full 6.0 m wide standard.

¢ Construct a new east-west oriented concrete walkway connecting Road A to the north-south walkway
described above. The walkway is to be 3.0 m wide (1.4 m wide grass surface, 1.5 m hard surface walkway
and 0.1 m offset) plus a 0.75 m wide retaining wall allowance (with guard rail to be installed per
MMCD/TAC standards).

e Provide walkway sign and removable bollards (1.5 m spacing) at the Road A end of the walkway.
vi. Temporary emergency vehicle access lane (in temporary SRW area)

»  The emergency access lane is to be located along the west property line of the site connecting Moncton
" Street to the site’s internal road system.

»  The emergency access lane is to have a width of 6.0 m, hard surface construction, roll over curb on
Moncton Street and removable bollards (2.0 m spacing) at both ends of the emergency access lane.
»  BC Building Code requirements for 3.2.5.6 Fire Department Access Route Design must be met.
b) Water Works improvements by the Developer:
i, 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 building designs. Using the

OCP Model, there is 90.1 L/s of water available at a 20 psi residual at the Moncton Street frontage (150 mm

dia watermain on north side of Monkton). Based on your proposed development, your site requires a
minimum fire flow of 95 L/s. PH - 218

Initial;
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ii. Install a new 150mm diameter watermain, fire hydrants and service connections within proposed roads A and
B tying into the existing 600mm diameter watermain on Moncton Street and the 300mm diameter watermain
on Trites Road.The watermain will pass through the existing utility SRW on 12260 Trites Road. SRW’s for
water meter boxes shall be finalized through the SA.

iii. Install a new hydrant along the Moncton frontage to accommodate spacing requirements.
Water Works improvements by the City at the Developers cost:
i. Cut and cap all existing water service connections at main, along Moncton Street frontage.

ii. Install 12 new water service connections tied-in to the existing 600mm watermain on Moncton St. complete
with meter & meter box along Moncton Street frontage. Additional 1.5m SRW along the north property line
of the development site is required to accommodate new meter boxes.

iii. Complete all live watermain and hydrant connections to existing mains.
Storm Sewer Works improvements by the Developer:

i. Install a storm sewer (min 600 mm) complete with MH’s, service connections and IC’s within proposed roads
A and B and tie-in the proposed storm sewer to the existing 900 mm storm main along Moncton Street.
SRW’s for service connections shall be finalized via the SA.

ii. Install a 200mm storm sewer complete with MH’s within the proposed lane. (No service connections
permitted)

iii. Install service connections complete with IC’s along the north property line of the development site to service
the new lots created along the Moncton St frontage. SRW’s for IC’s will be finalized via SA.

iv. Identify and complete drainage IC upgrades related to modification of the existing walkway along the east PL
of the development site as well as the installation of a new over build MH at the existing 200mm storm sewer
connection on Moncton Street.

v. Provide a Sediment and Erosion Control Plan.

Storm Sewer Works improvements by the City at the Developers cost: Cut & cap the existing service connection
at the northwest corner of the development site and cut, cap and remove all remaining IC’s along the Moncton
Street frontage.

Sanitary Sewer Works improvements by the Developer: Install a 200mm sanitary sewer complete with MH’s,
service connections and IC’s within the proposed Road B and Lane tying into the existing 200mm sanitary sewer
along the south PL of the development site using a new MH. No service connections are permitted to the existing
sanitary main. SRW’s for service connections shall be finalized via SA.

Sanitary Sewer Works improvements by the City at the Developers cost: Cut & cap all existing sanitary service
connections and remove all existing IC’s servicing Lots 5460-5560 Moncton St along the development sites south
property line.

Frontage Improvements: The Developer is required to coordinate with BC Hydro, Telus and other private
communication service providers: to underground the Hydro service lines; when relocating/modifying any of the
existing power poles and/or guy wires within the property frontages; and to determine if above ground structures
are required and coordinate their on-site locations (e.g. Vista, PMT, LPT, Shaw cabinets, Telus Kiosks, etc).

General Items: The Developer is required to:

i.  Provide, within the first SA submission, a geotechnical assessment of preload construction impacts on the
existing utilities fronting or within the development site.

ii. Provide, within the first SA submission, a geotechnical report for the construction of the new Road A and B
within the development site.

iii. 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.

PH - 219
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Prior to Building Permit Issuance, the developer must complete the following requirements:

1.

Submission of acoustical and mechanical reports and recommendations prepared by an appropriate registered
professional, which demonstrates that the interior noise levels and noise mitigation standards comply with the legal
agreement noted above and Noise Bylaw requirements and incorporation of measures in the Building Permit.

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.

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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Bylaw 9274

Richmond Official Community Plan Bylaw 7100
Amendment Bylaw 9274 (RZ 14-674749)
5460, 5480, 5500, 5520, 5540 and 5560 Moncton Street

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

1. Richmond Official Community Plan Bylaw 7100 is amended in Schedule 2.4 (Steveston
Area Plan) by deleting the Trites Area Land Use Map and replacing it as per Schedule A.

2. This Bylaw may be cited as “Richmond Official Community Plan Bylaw 7100,
Amendment Bylaw 9274”.

FIRST READING

CITY OF
RICHMOND

PUBLIC HEARING

APPROVED
by

SECOND READING

THIRD READING

APPROVED
by Manager
or Solicitor

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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Bylaw 9274 Page 2

Schedule A to Bylaw 9274: Trites Area Land Use Map
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W Richmond Bylaw 9275

Richmond Zoning Bylaw 8500
Amendment Bylaw 9275 (RZ 14-674749)
5460, 5480, 5500, 5520, 5540 and 5560 Moncton Street

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

a. Inserting the following into the end of the table contained in Section 5.15.1 regarding
Affordable Housing density bonusing provisions:

Zone Sum Per Buildable Square Foot of
Permitted Principal Building
“7523 $1.00”

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

“15.23 Single Detached (2S23) - Steveston
15.23.1 Purpose
The zone provides for compact single detached housing with a range of compatible secondary
uses and provides for a density bonus that would be used for rezoning applications in order to help
achieve the City’s affordable housing objectives.
15.23.2 Permitted Uses
¢ housing, single detached
15.23.3 Secondary Uses
¢ bed and breakfast
e boarding and lodging
e« community care facility, minor

¢ home business

e secondary suite

PH - 224
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Bylaw 9275 Page 2

15.23.4 Permitted Density

1.

2.

The maximum density is one principal dwelling unit per lot.

The maximum floor area ratio is 0.40 applied to a maximum of 464.5 m? of the lot
area, together with 0.30 applied to the balance of the lot area in excess of 464.5 m?*.

Notwithstanding Section 15.23.4.2, the reference to “0.4” is increased to a higher
density of “0.6" if:

a) the building contains a secondary suite; or
b) the owner, at the time Council adopts a zoning amendment bylaw to include the
owner’s lot in the ZS23 zone, pays into the affordable housing reserve the sum

specified in Section 5.15 of this bylaw.

Further to Section 15.23.4.3, the reference to “0.4” in Section 15.23.4.2 is increased to
a higher density of “0.6" if:

a) an owner subdivides bare land to create new lots for single detached housing;
and

b) at least 50% of the lots contain secondary suites.
For the purposes of this zone only, up to 10% of the floor area total calculated for the
lot in question is not included in the calculation of maximum floor area ratio, provided

the floor area:

a) is used exclusively for covered areas of the principal building and the covered
areas are always open on two or more sides;

b) is never enclosed; and

c) is not located more than 0.6 m above the lowest horizontal floor.

15.23.5 Permitted Lot Coverage

1.

2.

3.

The maximum lot coverage is 50% for buildings.

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

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

15.23.6 Yards & Setbacks

1.

2.

The minimum front yard is 5.3 m, except that along Moncton Street and Trites Road
the required minimum front yard shall be 6.0 m.

The minimum interior side yard is 1.2 m.
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Bylaw 9275 Page 3

The minimum exterior side yard is 3.0 m.

The minimum rear yard is 6.0 m. For a corner lot where the exterior side yard is 6.0
m, the rear yard is reduced to 1.2 m.

A detached accessory building of more than 10.0 m? may be located in the rear yard
but no closer than 3.0 m to a lot line abutting a public road or 1.2 m to any other lot
line.

A detached accessory building of more than 10.0 m? located in the rear yard that is
used exclusively for on-site parking purposes may be linked to the principal building
by an enclosed area, provided that:

a) the width of the enclosed area that links the accessory building to the principal
building does not exceed the lesser of:

i) 50% of the width of the principal building; or
i) 3.6m;and

b) the building height of the accessory building and the enclosed area that links the
accessory building to the principal building is limited to a single storey no

greater than 5.0 m.

Bay windows which form part of the principal building may project into the rear yard
setback for a distance of 1.0 m or one-half of the rear yard, whichever is the lesser.

The minimum building separation space is 3.0 m, except that an enclosed area, as
described in Section 15.23.6.6, may be located within the building separation space.

15.23.7 Permitted Heights

1.

The maximum height for principal buildings is 2 storeys, but it shall not exceed the
residential vertical lot width envelope and the residential vertical lot depth
envelope. For a principal building with a flat roof, the maximum height is 7.5 m.

For the purpose of this zone only, the residential vertical lot width envelope and the
residential vertical lot depth envelope shall be calculated from the required flood
plain construction level.

Uninhabitable roof elements may project through the envelopes to a maximum of 1.0 m
measured vertically for roof dormers and 2.5 m for a roof gable facing a road.

The maximum height for accessory buildings is 5.0 m.
The maximum height for accessory structures is 9.0 m.

The maximum height for a garage is 6.1 m.
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Bylaw 9275 Page 4

15.23.8 Subdivision Provisions/Minimum Lot Size

1.

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

Minimum frontage | Minimum lot width | Minimum lot depth | Minimum lot area

90m g.0m 240m 270.0 m?

15.23.9 Landscaping & Screening

15.23.10

15.23.11

1.

1.

1.

Landscaping and screening shall be provided according to the provisions of Section
6.0, except that;

a) fences, when located within 3.0 m of a side lot line abutting a public road or
within 6.0 m of a front lot line abutting a public road, shall not exceed 1.2 m in
height; and

b) fences, when located elsewhere within a required yard, shall not exceed 1.83 m in
height.

A private outdoor space with a minimum area of 20.0 m? and a minimum width and
depth of 3.0 m shall be provided on the lot outside of the front yard unoccupied and
unobstructed by any buildings, structures, projections and on-site parking, except for
cantilevered roofs and balconies which may project into private outdoor space for a
distance of not more than 0.6 m.

On-Site Parking

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

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

Other Regulations

In addition to the regulations listed above, the General Development Regulations in
Section 4.0 and Specific Use Regulations in Section 5.0 apply.”

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 (ZS23) — STEVESTON”.

P.ID. 010-249-311 ,
Lot 14 Section 12 Block 3 North Range 7 West New Westminster District Plan 21084

P.I.D. 003-887-111
Lot 13 Section 12 Block 3 North Range 7 West New Westminster District Plan 21084
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7 City of LEEHS Memorandum
: ’ Richmond Planning and Development Division

Development Applications

To: Mayor and Councillors Date: July 23, 2014

From: Wayne Craig File:  08-4430-01/2015-Vol 01
Director of Development

Re: Proposed Zoning Bylaw Amendments to Regulate Building Massing and
Accessory Structures in Single-Family and Two-Family Developments

This memorandum responds to the Planning Committee motions passed at the July 21, 2015
Planning Committee meeting for the proposed Zoning Bylaw 8500 amendments to regulate single-
family and two-family dwelling massing. The following motion was passed by Planning
Committee:

(1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9280 to amend the zoning
regulations for building massing, interior ceiling height and floor area calculation, and
accessory structure locations within single-family, coach house and two-unit dwelling zones
be introduced and given first reading; and

(2) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9281 to amend the residential
vertical lot width building envelope within single-family, coach house and two-unit dwelling
zones:

a)  be updated at section 4.18.2 and 4.18.3 to change the figures “12.5m” to “15m”; and
b)  be introduced and given first reading; and

(3) That staff report back to Planning Committee in one (1) year on the implementation of the
proposed zoning amendments to regulate building massing and accessory structures in
single-family developments.

Amendment Bylaw 9280

Proposed Zoning Bylaw 8500 Amendment Bylaw 9280, as presented to Planning Committee,
would introduce amendments to prohibit dropped ceilings, revise setback and height requirements
for detached accessory structures, revise the maximum height regulations for 2 storey houses to
limit the maximum height to 9 m and limit interior ceiling height to 5.0 m before an area with a tall
ceiling would be counted twice for the purpose of floor area calculations.

During the Committee meeting, Planning Committee requested clarification regarding the
measurement of interior ceiling height as proposed in Zoning Bylaw 8500 Amendment Bylaw 9280,
and how it would apply to various architectural details that could be constructed. In response to the
questions, staff have reviewed the proposed def” "~ . © " it in proposed Bylaw 9280,

D =~ ’ﬁchmond
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and have amended the Bylaw 9280 (attached to this memorandum) as follows, for consideration of
1* reading:

“Height, ceiling means the vertical distance from top of the finished floor of a storey to:
a) the underside of the floor joist;
b)  the underside of the roof joist;
c) the underside of the bottom chord of a structural truss; or
d)  the underside of a structural deck

above that storey, whichever is the greatest distance from the
finished floor.”

Please refer to the cross-section sketches for various forms of construction provided in Attachment
1 for information on how interior ceiling height would be measured. Should Zoning Bylaw 8500
Amendment Bylaw 9280 proceed to adoption, staff will prepare an information bulletin on interior
ceiling height measurements to ensure that property owners, home designers and builders are aware
of the new regulations.

Amendment Bylaw 9281

Planning Committee passed a motion to amend proposed Zoning Bylaw 8500 Amendment Bylaw
9281 to retain the existing residential vertical lot width building envelope provisions for lots with a
lot width of less than or equal to 15.0 m. Staff have revised Zoning Bylaw 8500 Amendment
Bylaw 9281 to reflect this change. The revised Zoning Bylaw 8500 Amendment Bylaw 9281 is
provided with this memorandum for Council’s consideration.

) / an
G -
Directof of De\ym ot

. o
BK:rg

Attachment 1: Potential Ceiling Construction and Height Measurement
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ATTACHMENT 1

Interior Ceiling Height Definition

Measurement for flat ceiling situations
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Interior Ceiling Height Definition

Measurement for sloped ceiling situations
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City of

Report to Committee

’«‘f‘:’:‘ R|Chm0nd Planning and Development Division
To: Planning Committee Date: July 15, 2015
From: Wayne Craig File:  08-4430-01/2015-Vol 01

Director of Development

Re: - Proposed Zoning Bylaw Amendments to Regulate Building Massing and
Accessory Structures in Single-Family and Two-Family Developments

Staff Recommendations

1. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9279 to amend the zoning
regulations for building massing, interior ceiling height and floor area calculation, and
accessory structure locations within single-family, coach house and two-unit dwelling
zones be introduced and given first reading; and

2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9281 to amend the residential
vertical lot width building envelope within single-family, coach house and two-unit
dwelling zones be introduced and given first reading.

3. That staff report back to Planning Committee in one year on the implementation of the
proposed zoning amendments to regulate building massing and accessory structures in
/tf/

single-family developments.
WaY%lg
Director of Devélopment

B

BK:blg o
Att.
REPORT CONCURRENCE
ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER

Law m/ @i/ %{;’7 Y ,7&

REVIEWED BY STAFF REPORT / INITIALS: APPROVED BY CAO /

AGENDA REVIEW SUBCOMMITTEE 7 E
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July 15, 2015

Staff Report
Origin

At the June 22, 2015 Regular Council meeting, the following referral motion was passed:

That Item No. 17 — “Proposed Zoning Bylaw Amendments to Regulate Building Massing and
Accessory Structures in Single-Family Developments” be deleted from the Agenda and referred
back to staff for further consultation and that bylaws be brought back by the end of July 2015 in
order to be considered at the Tuesday, September 8, 2015 Public Hearing.

This report responds to this referral and brings forward an alternative set of Zoning Bylaw §500
Amendment Bylaws, based on additional public consultation and feedback from residents and
builders. Staff have restructured the proposed Zoning Bylaw 8500 amendment bylaws to address
the main areas of the proposed changes.

This report also outlines addition enforcement mechanisms proposed by the Building Approvals
Division to ensure plan review and issued permits are consistent with the proposed amendments
to Richmond Zoning Bylaw 8500 and to address non-compliant construction.

Background

This report summarizes the results of additional public and industry consultation, and presents
revised Zoning amendment bylaws for Council’s consideration. The recommended proposed
revisions include:

i.  Arevised maximum interior ceiling height of 3.7 m before areas are double counted
for density calculations, with a 10 m* exception for entry and stairs and an
additional 15 m” exception for floor area (subject to additional setbacks);

ii.  Revised Residential Vertical Lot Width Envelope for lots 12.5 or less in width; and
iii.  Revised setbacks for corner lots for detached accessory structures.

The other provisions of Zoning Bylaw 8500 Amendment Bylaw 9249 as presented on June 22,
2015 have not been changed. While the wording of the bylaw provisions is unchanged, the
proposed amendments have been re-arranged into two (2) different bylaws for Council’s
consideration. This will facilitate discussion of the proposed amendments and will simplify the
adoption of the revised zoning regulations. The original staff report presented to the Planning
Committee on June 16, 2015 is provided in Attachment 1.

Analysis

Consultation Workshops

Two (2) separate workshops were held to seek additional input from interested parties in the
community. These workshops were scheduled at City Hall as follows:

4630710 PH - 234
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July 8 —4 pm to 7 pm — Residents
July 9 -4 pm to 7 pm — Industry Representatives

Both meetings ran over time and concluded at approximately 8:00 pm both days.
The consultation workshops both followed the following format:

e 4 -5 pm: Open House with display panels and general questions from participants;

e 5—5:30 pm: Presentation of Background Information and Meeting Purpose;

e 5:30 — 8:00 pm: Question and Answers from Participants and General Discussion;
and

e A comment sheet was provided.

Workshops were advertised in local newspaper, and invitations were sent directly by mail to all
residents and industry representatives who took part in the first round of consultation in June
2015. Information on both consultation meetings was made available on the City’s website
effective June 30, 2105. A copy of the presentation materials used at the Workshops is provided
in Attachment 2. All the presentation materials and comment forms were available on the
website the afternoon of July 8, 2015, giving all interested parties ample time to review the
material. A

Both Workshops were well-attended: with 140 participants at the Residents” Workshop and 60
participants at the Industry Workshop. There were six (6) staff members in attendance at both
meeting to provide informal comments during the open house portion of the workshop, and three
(3) staff fielded questions during the formal presentation and question and answer portion of the
workshop. As the workshops were a public event, attendance was open to anyone who wished to
participate, and we note that both workshops were attended by both residents and representatives
of the building industry, which provided an opportunity for ‘cross-pollination’ of ideas and
comments.

Comments Received

The discussion at the Workshops was considerable, and very helpful for staff to develop the
proposed revisions to the amendment bylaws. General comments received were:

e Side yard setbacks to an adjacent street for accessory lots should be reduced from the
7.5 m.

e Vertical building envelope changes and lot width should be amended.

e Considerable discussion regarding what the interior ceiling height limit should be.

e C(Clear preference expressed by the builders present at the workshops that interior
ceiling height limit should be 5 m (16 ft.) high, up to a maximum 10 m” if that area is
used for stairway and entry.

e Concerns that the proposed additional 15 m? of over-height interior space exception
was excessive.

e The vertical expression limit is too restrictive.

e Ensure better enforcement of the bylaw by Building Approvals Division.
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Minutes of the discussions at the meetings are provided in Attachment 3. A binder with copies
of all the comment sheets submitted following the consultation meetings is available in the
Councillor’s office and at the Front of House of City Hall. The comment sheet is not a scientific
survey and results should be viewed as such. Comment sheets submitted through a public
workshop such as the workshops held on July 8 and July 9, 2015 are best viewed as a ‘sampling’
of opinion in the meeting. While not sufficient to withstand scientific scrutiny, the comment
sheets do assist Council to assess generalized community opinion of the issue.

Comments Summary:

A total of 106 comment sheets were submitted at the two (2) workshops, and an additional 645
comment sheets were submitted after the meetings. We note that 399 of these comment sheets
were submitted in two (2) bulk submissions (369 sheets and 30 sheets respectively) by a
representative of the building industry.

From the comment sheets submitted at the July 8 2015 workshops, there was no clear preference
for an interior ceiling height, but the comment sheets at the July 9 meeting indicated a strong
preference for the a 5.0 m interior ceiling height.

Of the comment sheets received after the meeting date, including the two (2) bulk submissions of
399 sheets, there as a clear preference for a 5.0 m interior ceiling height.

Additional public correspondence submitted after the June 22, 2105 Council referral is provided
in Attachment 4.

Recommended Revised Zoning Bylaw Amendments (Bylaws 9279 and 9281)

To address the Council referral from June 22, 2015 and to reflect the comments received at the
two (2) public workshops, staff have re-structured the proposed amendments to Zoning Bylaw
8500 into two (2) new bylaws. Based on the comments received, staff have structured the
bylaws to address the two (2) areas of change that resulted in the most public feedback:

e Proposed bylaw amendment for interior ceiling height before double counting over-
height areas as floor area; and

e Proposed bylaw amendments to residential vertical lot with envelope

Relatively few comments were received on the other areas of the proposed bylaw amendments,
related to accessory buildings and attached garages. Accordingly, staff have restructured the
recommended amendments into two (2) separate bylaws as follows:

Recommended Zoning Bylaw 8500 Amendment Bylaw 9279 — this bylaw contains more general
bylaw amendments: definition of ceiling height; accessory building height and setbacks; and
height of attached garage. The recommended bylaw also contains the proposed amendment to
the internal ceiling height to 3.7 m, with an exception of 10 m” for entry and staircase before
over-height areas are counted as floor area, plus an additional 15 m” area up to 5 m in height,
subject to additional setbacks.
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Zoning Bylaw 8500 Amendment Bylaw 9281 — this bylaw contains the revised amendments for
the residential vertical lot width envelope and reduction of two-storey building height to 9 m to
roof peak and 10.5 m for roof peak for a two and half- storey house. The proposed amendments
are based on comments received during the consultation process regarding the potential
implications of the revised building envelope on narrow lots and propose to maintain the current
residential vertical lot width envelope for lots equal to or less than 12.5 m in width, and amend
the building envelopes for lots between 12.5 and 18 m wide, and those lots wider than 18 m. We
note that this is a change from the original bylaw proposed, which stipulated an envelope for lots
width of 10 m or less.

- This report also presents three (3) alternative bylaws that Council could consider, should
recommended Zoning Bylaw 8500 Amendment Bylaws 9279 and 9281 not be supported: two (2)
bylaws (9278 and 9280) which are alternative bylaws to address the interior ceiling height limit;
and Bylaw 9282 which is an alternative bylaw for the vertical lot width building envelope.

These optional bylaws are discussed later in this report, and can be selected by Committee and
Council should they wish to endorse alternative bylaws.

Recommended Bylaw Amendments for Building Massing and Interior Ceiling Height (Bylaw

9279).

The proposed Zoning Amendments presented to Planning Committee on June 16, 2015 included
the following amendments:

e A new definition of ceiling height which will eliminate the use of ‘dropped ceilings’;

e Removed the provision to allow roof height to be measured to the mid-point of a roof for
two-storey houses — effectively reducing the maximum height of a two-storey house to
9 m measured to roof ridge;

e A new provision to require the mid-point of the roof to be measured from the underside
of eave for two and a half -storey houses;

~ e New height regulations for detached accessory structures;

e New setbacks, size limit and rear yard coverage limits for detached accessory structures;
and ~

e Height regulations for attached forward-projecting garages.

As these proposed amendments were not the subject of comment or concern from the public or
from the builders, staff recommend that Bylaw 9279 to amend the Zoning Bylaw 8500 be
introduced and given first reading. These amendments are consistent with the amendments in
Bylaw 9249 as presented to Planning Committee on June 16, 2015, with the exception of some
minor changes proposed to the required setbacks for detached accessory buildings, as discussed
below.

Recommended Interior Ceiling Height: In the report Planning Committee from June 16, 2015,
staff proposed that Zoning Bylaw 8500 be amended indicate that the maximum interior ceiling
height of 3.7 m before the area is double counted for floor area, with an exception for 10 m” for
entry and stairs. Zoning Bylaw 8500 Amendment 9249 also permitted an additional 15 m”
(161.4 ft*) of over-height ceiling to located anywhere in the house, subject to additional setbacks.

1630710 PH - 237



-6-
July 15,2015

Staff propose no changes to these proposed regulations, and Zoning Bylaw 8500 Amendment
Bylaw 9279 has been drafted to include the following:

e Maximum ceiling height will be limited to 3.7 m (12 ft), before the area is double
counted for the purpose of determining the maximum Floor Area ratio (FAR);

e The existing exception from calculation of floor area for 10 m? limited to entry and stairs
i1s maintained;

e Anadditional 15 m? of ceiling height up to 5 m can be permitted in the house, with
additional 2.0 m rear yard setback; and

e The proposed regulation to limit the exterior expression of the first storey has been
removed.

Staff have proposed that the interior ceiling height be a maximum of 3.7 m, and any area beyond
the 10 m” and 15 m” floor area exceptions with a height greater than 3.7 m would be double
counted for the purpose of determining floor area. Staff recommend that Bylaw 9279 be
supported by Council as the 3.7 m interior ceiling height will have the greatest immediate impact
on the concerns raised regarding building massing. Based on the large number of comment
sheets submitted, and in particular those submitted after the meeting, there is evidence that there
are residents who have a preference for a higher (5.0 m ) interior ceiling height.

As stated in the original staff report, these proposed amendments do not prohibit the construction
of a ceiling higher than 3.7 m (12 ft.), but rather, establish the limit in terms of internal ceiling
height and clarification of the potential area for exceptions for calculation of floor area of the
house. Any homeowner or builder can submit a Building Permit showing a ceiling height greater
than the proposed 3.7 m limit, but the overall floor area of the house must be reduced
accordingly.

Setbacks for Detached Accessory Buildings: The recommended amendments in the previous
bylaw 9249 presented to Planning Committee on June 16, 2015 proposed amendments to
regulate the siting of detached accessory buildings proposed minimum setback to an adjacent
street of 7.5 m (25 ft). Comments from builders indicated that while they understood the intent
of the original bylaw, there would be challenges on narrow lots to accommodate the proposed
setback.

Accordingly, Zoning Bylaw 8500 Amendment Bylaw 9279 as recommended in this report
revises the proposed setbacks for detached accessory buildings as follows:

e For lots with a width equal to or less than 12.5 m, the minimum front yard setback is
20 m, and the minimum setback to an adjacent street is 3.0 m;

e For lots with a width greéter than 12.5 m but equal to less than 15.5 m, the minimum
front yard setback is 20 m, and the minimum setback to an adjacent street is 4.5 m;

e For lots with a width greater than 15.5 m, the minimum front yard setback is 20 m, and
the minimum setback to an adjacent street is 7.5 m; and
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e The minimum interior side yard and rear yard setbacks for accessory buildihgs for all lot
widths is 1.2 m.

We note that these setbacks are also contained in the alternative bylaws 9278 and 9280
(Attachments 5 and 6).

Residential Vertical Lot Width Envelope:

The amendments presented to Planning Committee on June 16, 2015 were proposed in order to
fine-tune the vertical building envelope for a range of lot widths, better capturing the range of lot
sizes and geometry in the city. The proposed amendments defined the vertical width envelope
for lots less than 10 m in width, between 10 and 18 m in width, and greater than 18 m in width.

Comments from the building industry and home designers have raised concerns with the
implications for construction on narrow lots, and specifically point out potential design
challenges for lots less than or equal to 12.5 m (40 ft). The building industry representatives
who attended the July 8§ and July 9, 2015 public workshops requested that the proposed building
envelope revisions be amended to leave the residential vertical width envelope unchanged for all
lots less than 18 m in width. It is noted that at the time of writing, no evidence had been
provided to demonstrate that the proposed amendments are problematic for lot widths greater
than 12.5 m.

Staff acknowledge the comments from the builders but are of the opinion that changes to the
building envelope are warranted for lots wider than 12.5 m and accordingly, Richmond Zoning
Bylaw 8500 Amendment Bylaw 9281 has been drafted to change the building envelope
categories to lots less than or equal to 12.5 m in width, between 12.5 and 18 m in width, and
greater than 18 m in width.

Bylaw Enforcement

Plan Review Stage

An essential component of bylaw enforcement is having sufficient information to determine
compliance at the Plan Review level. To ensure that all applications for single and two (2)
family dwellings provide the required information, Building Approvals staff have augmented an
already extensive Checklist of required items with additional base information requirements
designed for applicants to clearly demonstrate compliance to Zoning regulations. This enhanced
checklist will be communicated to all designers and applicants and will be made available and
on-line and at the front counter. Plan Review will not proceed until all the required information
has been provided.

The enhanced list of submission requirements will result in better information on applications
enabling more accurate and consistent plan review for both zoning and building regulations.
Improved information on plans will also aid in stricter enforcement in the field inspections for
compliance.
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Additional items proposed include:

e Large scale Plan and Section drawings fully describing any high interior spaces to
demonstrate either compliance to maximum ceiling height or be counted twice toward the
floor area maximum,

e Additional building cross-sections to completely describe the vertical composition of the
proposed design

e Building details to show height and connection point of structural elements supporting
interior high ceilings

e Information confirming the area of any high space exempted from being counted twice

e Indication of the vertical building envelope compliance will be required on elevation
drawings.

e A Zoning Regulation Summary form affirming compliance to the bylaw regulations shall
be filled and signed by the applicant. This additional step is confirmation by the
applicant that the proposed development is in compliance to the Zoning Bylaw.

Any discrepancy to compliance identified by Plan Review staff shall be addressed with the
applicant with subsequent drawing revisions required. Any ambiguity in construction details
showing the height of structural elements supporting interior ceilings shall require additional
information to be submitted. The combination of improved submittal information required are
intended to compliment improvements to plan review afforded by the clarity provided in the
proposed Zoning Bylaw amendments.

Field Review Stage

At the Field Review level, staff will implement new procedures to be clearly followed when
construction does not match the approved plans of the building permit.

If a Building Inspector identifies construction not conforming to the zoning bylaw:

e Directs work to stop immediately

e Documents non-compliant work on the approved permit set
e Addresses issues with senior management

¢ No further inspections available until resolution of issues

Senior staff directs applicant to remediate the non-conforming construction and:

Construction documents are revised to reflect remediation

Proposed remediation is reviewed against approved permit drawings

If Senior Building Division staff approve the remediation, the applicant provides written
assurance that the work will be compliant with the zoning bylaw

Construction may continue upon inspection of remedial work.

If remediation is not possible, inspector directs removal of non-compliant construction:

e  Construction may not continue until after removal and directed by the building inspector
e Construction continues only after removal to the satisfaction of the building inspector
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Enforcement by Community Bylaws Division

Building Approvals staff will work in close collaboration with Community Bylaws to affect
enforcement at both construction and post construction stages.

o Community Bylaws staff will prepare legal prosecution leading to court action in those
cases where the applicant refuses to remove or remediate construction under the direction
of the building inspector.

e Legal prosecution will result in fines and the ultimate removal of non-compliant
construction.

o Community Bylaws staff will participate in post construction inspections to verify that
there are no non-permitted alterations after approved construction is complete.

We note for Council that non-compliance is enforceable by Court Proceeding and fines up to
$10,000 per day, as per the City’s Building Regulation Bylaw 7230.

Staff is of the opinion that the clarity afforded by the new proposed Zoning Bylaw amendments
will greatly aid in interpretation and field enforcement.

Alternate Bylaw Options

Staff have attached three (3) additional bylaws to this report, which provide alternative
amendments to Richmond Zoning Bylaw 8500 (Attachment 5, Attachment 6 and Attachment 7),
based on comments received through the public consultation workshops. These optional bylaws
are discussed below.

Bvlaw 9278 — 3.7 m internal ceiling height and no new floor area exceptions (not
recommended): Bylaw 9265 (Attachment 5) would establish a maximum permitted ceiling
height of 3.7 m (12 ft.) before the floor area would be double counted for the purposes of
measuring floor area ratio, and would maintain the area excepted from floor area calculation at
10 m?. This bylaw also includes the provisions to clarify how ceiling height is measured,
requiring the measurement of ceiling height to a structural element, i.e. use of ‘dropped ceilings’
is prohibited.

Byvlaw 9280 - 5.0 m internal ceiling height and no new floor area exceptions (not
recommended): Bylaw 9266 (Attachment 6) would permit a maximum ceiling height of 5.0 m
(16 ft.) limit before the over-height area is counted for floor area, and would leave the exemption
area at 10 m”. This bylaw includes the same provisions to clarify how ceiling height is
measured, requiring the measurement of ceiling height to a structural element, i.e. use of
‘dropped ceilings’ is prohibited.

Bylaw 9282 — Building Envelope (not recommended): Zoning Bylaw 8500 Amendment
Bylaw 9282 (Attachment 7) would amend the residential vertical lot width envelope to maintain
the status quo for envelope calculations and upper storey massing for lots with a width of equal
to or less than 18 m (59 ft), but would amend the vertical lot width envelope for lots greater than
18 m. This bylaw would specifically address the concerns raised by the building industry during
the public consultation workshops.
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Financial Impact or Economic Impact

None.
Future Considerations

Through the consultation held July 8 and July 9, 2015, several issues were raised by the public
which, with the benefit of more time, might warrant additional analysis. These issues were:

e Maximum depth of house

e Rear yard setbacks to house

e Front Rear yard setback for larger detached accessory buildings
e Interior side yard setbacks

e Projections into required side yard setbacks

e Secondary (upper floor) building envelope

Should Council so direct, staff would conduct further research and analysis into these items and
report back in a subsequent report to the Planning Committee. We note that adopting any of the
proposed bylaws attached to this report would not preclude further analysis of these issues.

Conclusion

City Council passed a referral motion that staff undertake additional public consultation
regarding proposed zoning bylaw amendments for single-family residential building massing.
Staff conducted public workshops on July 8 and July 9, 2015. In response to the comments
made at the workshops, Zoning Bylaw Amendment Bylaws 9279 and 9281 are attached for
Council’s consideration, with revised amendments to regulate massing of single detached and
two-unit dwellings.

The proposed amendments amend and clarify the building massing regulations in the Richmond
Zoning Bylaw 8500 to make it easier for Building Division staff to review plans, and ensure that
submitted Building Permits conform to the Zoning regulations. The proposed bylaws also
provide a number of changes to address the range and scope of issues raised by residents in the
recent past.

It is recommended that Richmond Zoning Bylaw No. 8500 Amendment Bylaws 9279 and 9281

be introduced and given first reading. K'
onkin

. &
K—— |

Gavin Woo | Barry
Senior Manager, Building Approvals Program Coordinator, Development
(604-276-4113) (604-276-4138)

< Ja ’{Cooper /
& \/Mgleager, Plan Review
T (604-247-4606)
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Attachment 1:
Attachment 2:
Attachment 3;

Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
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Original Staff Report Dated June 10, 2015

Presentation Boards from July 8 and July 9 2015 Workshops

Minutes of Workshop with Residents and Industry Representatives — July 8 and
July 9, 2015

Additional Correspondence Received Following June 22, 2015 Council Referral
Bylaw 9278 (Not recommended): Ceiling Height Option 2

Bylaw 9280 (Not recommended): Ceiling Height Option 3

Bylaw 9282 (Not recommended) Building Envelope Option 2
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ATTACHMENT 1

¥ City of

7 /. Report to Committee
# Richmond Planning and Development Division
To: Planning Committee Date: June 10, 2015
From: Wayne Craig File:  08-4430-01/2015-Vol 01

Director of Development

Re: Proposed Zoning Bylaw Amendments to Regulate Building Massing and
Accessory Structures in Single-Family Developments

Staff Recommendations

I, That Richmond Zoning Bylaw 8500, Amendment Bylaw 9249 to amend the zoning
regulations for building massing and accessory structure locations within single-family,
coach house and two-unit dwelling zones be introduced and given first reading;

2. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9249 be forwarded to a Special
Public Hearing to be held Monday, July 6, 2015 at 7:00 p.m. at Council Chambers at
Richmond City Hall; and

3. That staff report back to Planning Committee in one year on the implementation of the

proposed zoning amendments to regulate building massing and accessory structures in
/ single-fami wlopments.

S P
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REPORT CONCURRENCE
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AGENDA REVIEW SUBCOMMITTEE «) ?
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Staff Report
Origin
At the Public Hearing held April 20, 2015, Council passed the following referral motion:

(1) That staff investigate options to better control issues related to overall building
massing and construction of high ceilings, including but not limited to:

a. what other municipalities are doing;
b. enforcement options, and report back through Planning Committee,

(2) That staff consult with stakeholders, residents, architects and home designers on the
matter, and

(3) That staff refer the matter to the Richmond Advisory Design panel for analysis and
comment.

This report responds to this referral and brings forward a number of proposed amendments to
Richmond Zoning Bylaw No. 8500 as follows:

i.  Amend the calculation of density in single-family zones and the exemption clause
for over — height areas.
ii.  Revise the permitted vertical and horizontal single-family building envelope
regulations.
iii.  Revise the calculation of maximum building height for single-family dwellings.
iv.  Revise setbacks and size limits for accessory buildings.
v.  Introduce new height and massing regulations for attached garages to single-family
house construction.
vi.  Presents information related to non-compliant construction.

Background

The referral motion was made in response to recent comments raised by members of the public
during the April 20, 2015 Public Hearing regarding the style and massing of new single-family
house construction in a number of neighbourhoods in the City. These comments echo similar
concerns raised by residents through email submissions to Mayor and Councillors, and recent
news stories published in the local media.

Issues regarding the compatibility of new single-family development (largely relating to house
size, height and massing) raised by the public are not unique to Richmond, as municipalities
throughout the region are facing similar challenges as redevelopment occurs within the context
of established single-family neighbourhoods.

The proposed bylaw amendments outlined in this report would be only applicable to lots
regulated under Richmond Zoning Bylaw 8500. Single-family and two-unit dwelling residential
properties regulated by Land Use Contracts would not be subject to the proposed regulations.
Should successful early discharge of Land Use Contracts be accomplished and those properties
regulated under Richmond Zoning Bylaw No. 8500, these regulations would then be applicable
to all single-family and two-unit dwelling residential lots in the City.
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Analysis

Existing Zoning Regulations

Current zoning bylaw provisions regulate building height and massing for single family and two-
unit dwellings through a range of measures, including:

e Maximum building height is 9 m, measured to the mid-point of the roof, with an
additional 1.5 roof height above the mid-point — to a maximum peak height of 10.5 m
for a sloped roof meeting specified slopes of between 4:12 and 12:12 pitch.

e The residential vertical and horizontal building envelopes regulate how and where
building massing can be constructed in relation of property lines.

e The calculation of floor area germits an exception for floor area over 5 m (16 ft.)
high, up to a maximum 10 m” if that area is used for stairway and entry.

e Accessory buildings less than 10 m” in area have no minimum required setback from
property lines.

e The height of an attached garage can be the same as the principal building.

On April 20, 2015 Council adopted Richmond Zoning Bylaw Amendment Bylaw 9223 which
incorporated a number of amendments to regulate 2 'z storey massing and roof designs. The new
regulations are now if effect and regulate building form for single detached and two-unit
dwellings.

When first crafted, the Zoning Bylaw regulations regarding building height and massing were
generally adequate to address the construction practices and house style of the day. With the
passage of time, the fundamental designs of single-family and two-unit dwellings have changed.
Recent construction practices have seen an increase in floor to ceiling heights from the ‘standard’
8 ft. ceiling height of the past, to a more common 11 ft. ceiling height for the ground floor and a
10 ft. height for second floor. The demand for taller interior spaces has raised the basic height
and massing of a single-family dwelling.

In addition, there is demand for tall living room, dining room, and ‘great room’ spaces, many of
which employ a higher interior space. Designers are also incorporating vaulted, cathedral or
coffered ceilings, which may result in increased vertical massing of the building, often expressed
as large wall faces and tall entry features.

Practices in Other Jurisdictions

Staff have undertaken a review of zoning bylaws and massing regulations in a number of
jurisdictions in the region, and a summary table is provided in Attachment 1. While the City of
Richmond is among the cities with provisions to allow an interior ceiling height over 4 m, the
10 m? exemption for over-height ceiling areas for foyer and entry is also consistent with several
other cities in the region.

Proposed Zoning Bylaw Amendments

To address the Council referral from April 20, 2015, staff have reviewed our existing zoning
regulations, and have drafted Zoning Bylaw Amendment Bylaw 9249 to better regulate the
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height and massing of single-family and two-unit developments, and address concerns with
accessory buildings. The proposed amendments are presented below.

Maximum Height for Single-Family Zones: Richmond Zoning Bylaw 8500 specifies that the
maximum height for a building is measured from finished site grade to the mid-point of a pitched
roof at 9.0 m (29.5 ft), with an allowance for an additional 1.5 m (5 ft.) above that point to the
roof ridge, so long as specified roof pitch is met. The maximum height is therefore 10.5 m (34.5
ft).

Staff propose that the measurement of maximum height be amended to lower the height for
two-storey house to 9 m (29.5 ft.) to the roof peak, eliminating the use of the mid-point of the
roof, and the allowed additional 1.5 m (5 ft.).

Staff propose to retain the provision to measure the maximum height for 2 ' storey single-family
dwellings to the mid-point of roof, to preserve the ability to achieve a functional half-storey
concealed within a pitched roof. By allowing the additional 1.5 m (ft) above the mid-point of a
sloping roof, the half-storey floor area can be more effectively designed to be within the roof line
and provide adequate light, air and functional habitable space. The amendments to the Zoning
Bylaw 8500 approved on April 20, 2015 through Bylaw 9223 would be applicable to any
proposed 2 ' storey house.

Residential Vertical Lot Width Envelope: Section 3.4 of the Zoning Bylaw provides descriptions
and graphic representation of how horizontal and vertical building envelopes are to be
determined. Revisions are proposed to increase the spatial separation between houses, reducing
the impact of upper storey massing, and allow more light into required yards. Staff propose
amendments to better reflect the range of lot widths currently possible under the Zoning Bylaw.
The major changes are to change the angle at which the envelope is calculated for wider lots
from 45° to 30°, and to clarify the articulation of the building envelope.

In order to accommodate the substantive regulations proposed, it is necessary to remove the
definition and graphic from Section 3.4 Use and Term Definitions, and create a new section 4.18
in Part 4 — General Development Regulations. These amendments will re-define the envelope
for lots less than 10 m in width, between 10 and 18 m in width, and greater than 18 m in width.

Staff propose to insert the amendments as a new Section 4.18 - Residential Vertical Lot Width
Envelope, and these are shown in proposed Bylaw 9249.

Interior Ceiling Height: In response to the referral from Council, staff propose that the Zoning
Bylaw be amended as presented in Bylaw 9249 to:

e Create a new definition of ceiling height which specifically ties the maximum ceiling
height t