City of Richmond - .
Planning and Development Department Report to Committee

To: Planning Committee Date: October 11, 2011

From: Brian J. Jackson, MCIP

Director of Development File: RZ 10-557519

Re: GBL Architects Inc. has applied to the City of Richmond for a text amendment
to the Low Rise Apartment (ZLR24) zone and permission to rezone 9500
Cambie Road from Single Detached {RS1/F) to Low Rise Apartment (ZLR24) —
Alexandra Neighbourhood (West Cambie) in order to permit a four (4) storey
residential development consisting of approximately 135 units

Staff Recommendations

That Bylaw No. 8826 to amend the “Low Rise Apartment (Z1.R24) — Alexandra Neighbourhood
(West Cambie)” Zone for the rezoning of 9500 Cambie Road from “Single Detached (RS1/F)” to
“Low Rise Apartment (ZLR24) — Alexandra Neighbourhood (West Cambie)” be introduced and

given first reading.

Brian J. Jackson, MCIP
Director of Development

DN:blg .
FOR ORIGINATING DEPARTMENT USE ONLY
ROUTED To: | CONCURREN CONCURRENCE OF GENERAL MANAGER
Affordable Housing Y D{DE
Att,
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Staff Report
Origin

GBL Architects Inc., on behalf of 0890784 BC Ltd., has applied to the City of Richmond to
rezone 9500 Cambie Road (Attachment 1) from “Single Detached (RS1/F)” to “Low Rise
apartment (ZLR24) — Alexandra Neighbourhood (West Cambie)” to permit development of
approximately 135 units, including six (6) affordable housing units over a parking structure
(Attachment 2).

An amendment to the “Low Rise Apartment (Z1.R24) — Alexandra Neighbourhood

(West Cambie)” zone to reference setbacks along Cambie Road is associated with the subject
application. At the time the zone was drafted, active development was not occurring along
Cambie Road; therefore, an appropriate setback was not established.

Findings of Fact

The subject application is in the Alexandra Neighbourhood within the West Cambie Area Plan
and conforms to the building typology envisaged for the site.

The adjacent western site consists of a large consolidation that includes residential, commercial,
day care and community use space. The eastern adjacent site is in the process of rezoning to
permit assembly use. : '

The subject application has managed to accommodate the density on-site in a building form that
is responsive to the area plan design guidelines despite being constrained in terms of lot size and
geometry, as well as substantial road dedication requirements.

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

A Servicing Agreement is required as a condition of rezoning and will address off-site works
including but not limited to transportation improvements to Cambie Road, May Drive and
McKim Way.,

Surrounding Development

To the North: Cambie Road and existing single-family lots zoned “Single Detached (RS1/B)”
and designated Residential (Single Family Only) in the West Cambie Area Plan.

To the East: Future May Drive and existing single-family lots zoned “Single Detached (RS1/F)”
and designated Community Institutional in the Alexandra Neighbourhood Land Use Map. A
consolidation of five (5) parcels are included in an active development application to rezone the
site to facilitate development of a two-storey assembly hall and associated parking intended to
serve the Ismaili Muslim population in Richmond (RZ 04-270168). The two-storey structure
consists of approximately 2,283 m? (24,578 i) that includes prayer space, classrooms for
religious study, seminars and education sessions, a library, and a nursery, as well as a landscaped
surface parking area to accommodate approximately 290 vehicles. The associated Public
Hearing occurred in July 2009 and the applicant is actively working to address all terms
associated with the rezoning,
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'To the South: Future McKim Way and existing single-family lots zoned “Single Detached
(RS1/F)” and designated Residential Area 1 (1.50 base FAR) and Community Institutional
respectively. The south easterly parcel is included in the active assembly hall proposal (RZ. 04-
270168).

To the West: The “Remy” development introduces a mix of uses divided by Stolberg Street.
Three (3) six-storey residential buildings over a semi-submerged parking level, and a day care
centre will be constructed on the west side of Stolberg Street and three (3) four-storey residential
buildings and townhouses units over a semi-submerged parking level, as well as a small
commercial retail unit will be introduced on the east side of Stolberg street, The four-storey
residential buildings interface with the subject site.

Related Policies & Studies

Official Community Plan (OCP)

The subject site is designated “Neighbourhood Residential” in the Official Community
Plan (OCP). The proposed land use and density are consistent with the plan.

West Cambie Area Plan - Alexandra Neighbourhood

The subject stte is designated “Residential Area 17 in the West Cambie Area Plan - Alexandra
Neighbourhood (Attachment 4), and is within Character Area 4 — Medium Density Housing,
The proposal complies with the intended land use.

Character Area 4 — Medium Density Housing specifies a minimum lot area requirement of 1.0 ha
(2.47 ac). Due to earlier development patterns in the immediate neighbourhood and the then
property owner’s disinterest in development, it was understood that the subject site would be
developed on its own. The western adjacent “Remy” development was required to demonstrate
the feasibility of achieving the target density on the subject site.

The property has since been sold and the applicant has demonsirated that the proposed use,
building form, and density are consistent with the parameters outlined in the Official Community
Plan (OCP) and the West Cambie Area Plan — Alexandra Neighbourhood.

QCP Aircraft Noise Sengitive Development (ANSD) Policy

- The subject site is located within the Aircraft Noise Sensitive Development (ANSD) Policy Area
within a designation that permits all aircraft noise sensitive land uses with the exception of new
single-family development. As the site is affected by Airport Noise Contours, the development
is required to register a covenant to disclose noise restrictions prior to final adoption of the
rezoning bylaw.

Further, the applicant is required to retain a registered professional qualified in acoustics to
prepare a report that recommends site-specific acoustic sound insulation measures as part of the
associated Development Permit review process. This report must either substantiate the
provision of air conditioning in the construction of the building or a suitable alternative as
determined by the registered professional. In addition to the mechanical ventilation, the report is
to consider construction practices to maintain the acoustic integrity of the building envelope and
achieve a highly liveable interior environment when windows are shut, particularly during
summer months.
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The applicant is required to retain a registered professional who is qualified in the design and
installation of an air condition, or an alterative cooling system that meets the ASHRAE 55-2004
standard, or subsequent updates as they may occur. Further, the retained registered professional
is to certify that any required noise insulation measures have been installed according to the
report’s recommendations before the building may obtain an Occupancy Permit, Maximum
noise levels (decibels) within the dwelling units must be as follows:

Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

Affordable Housing Strategy/Density Bonus

The West Cambie Area Plan includes specific provisions that establish a density bonus
opportunity in exchange for the provision of on-site affordable housing units. The subject site’s
“Residential Area 1” designation includes provisions to permit additional density provided a
predetermined ratio of the density bonus is secured as affordable housing units.

Conditional to securing 1/3 of the 0.2 Floor Area Ratio (FAR) density bonus area as affordable
housing units, the density for area designated “Residential Area 1 may increase from 1.5 to
1.7 FAR. The remaining 2/3 of the additional density may be marketed without conditions to
contribute toward the financing of the affordable housing units,

Of the 135 units proposed on-site, six (6) affordable housing units are proposed. The following
have been identified as future affordable housing units:

e Three (3) two-bedroom units located on the ground level ffonting Cambie Road and
at the corner of Cambie Road and May Drive; and

e Three (3) one-bedroom units on the ground level fronting May Drive.

Attachment 5 indicates the location of affordable housing units within the proposed
development.

To secure affordable housing units within the proposed development, the applicant is required to
enter into a Housing Agreement prior to final adoption of the rezoning bylaw. In order to enter
into a Housing Agreement, the Local Government Act, Section 905, requires enactment of a
bylaw by the City. A report will be drafted by the Affordable Housing Coordinator, with a
bylaw and associated Housing Agreement attached. To secure the affordable housing units, the
following terms, among others, will be articulated in the Housing Agreement,

Housing Agreement Terms

Rental Rate $875 for one-bedroom units for an eligible tenant having an annual income of $35,000
or less

$1,063 for two-bedroom units for an eligible tenant having an annual income of
$42,500 or less

Including provision for income adjustment at the date of adoption

Ownership The Housing Agreement is to establish terms for block ownership of the affordable
housing units

Duration of Agreement Perpetuity

Allocation of Floor Area Ground floor apartment units
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# of bedrooms unit floor area

2 (x2) 78.9 m” (850 ft9)
2 §7.5 m’ (942 9
1 55.9 m” (602 ft)
1(x2) 49.1 m* (529 f)

The size of the units proposed are generally in accordance with the terms of the Affordable
Housing Strategy. Provision of two-bedroom units is supported as multi-room dwellings are the
most desired unit typology and respond to the affordable housing needs of families within the
City.

The legal agreement will secure full and unlimited access and use of the indoor amenity space
provided on-site for all occupants of the rental units, '

Floodplain Management Implementation Strategy

The applicant is required to comply with the Flood Plain Designation and Protection Bylaw
(No. 8204). In accordance with the Flood Management Strategy, a Flood Plain restrictive
covenant specifying the minimum flood construction level (2.6 m geodetic) is required prior to
rezoning bylaw adoption,

Consultation

School District
This application was not referted to School District No. 38 (Richmond) because the proposed
development complies with the OCP.

Public Input )

"Since the rezoning process includes erection of a development sign, notification of neighbours
and local advertising of the Public Hearing, no further external consultation was carried out prior
to the preparation of this report. The applicant has forwarded confirmation that a development
sign has been posted on the site.

Staff have not received any telephone calls or received any submissions from the public
regarding the proposed development.

. Staff Comments

Background _ .

e The applicant proposes to develop a four-story apartment building consisting of
approximately 135 units, including six (6) low-end of market rental units, over a parking
level (Attachment 2).

¢ Both the use and building typology proposed are supported by the West Cambie Area Plan -
Alexandra Neighbourhood. The primary challenge associated with the proposal is achieving
the site’s potential density due to the limited size of the site.

e The net site area, after required road dedications, is approximately 0.59 ha (1.47 acres) or
5,976 m* (64,331 ftz), which is less than the 1.0 ha (2.47 acres) minimum consolidation
requirement referenced in the West Cambie Area Plan.

s Development of the subject site, despite the total area of the lot, is supported based on factors
that precluded the site’s ability to consolidate a larger development site.
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o The eastern adjacent assembly development proposal (RZ 04-270168) had secured a fixed
consolidation and was in the review process prior to the development and adoption of the
West Cambie Area Plan.

o At the time that the western adjacent development (the “Remy”) was considered by the City,
the owner of the subject site was not interested in consolidating and pursuing development of
the site. As part of the “Remy” project review process, the applicant was required to
demonstrate that the development potential of the subject site would be retained despite its
site area. Further, the design of “Remy” included a minimum 6.8 m (22 ft.) building setback
from the east property line to secure separation between the developments.

» The proposed amendment to the “Low Rise Apartment (ZLR24) — Alexandra Neighbourhood -
(West Cambie)” zone consists of adding references to setbacks along Cambie Road. The
existing zone does not reference setback requirements along Cambie Road and the proposed
additions are required to facilitate development along the site’s Cambie Road frontage.

Alexandra’s Liveability and Interim Amenity Guidelines

In addition to guidelines regulating design standards within the West Cambie Area Plan-
Alexandra Neighbourhood, the provision of an integrated social infrastructure is a requirement of
the Area Plan. The plan requires development proposals to respond to elements of well-being
and liveability articulated in the guidelines.

Childcare

The City of Richmond’s Child Care Policy is included in the Official Community Plan (OCP);
access to affordable, flexible, quality childcare is a priority. In response, the developer proposes
a voluntary contribution toward the provision of childcare facilitics at a rate of $0.60/ft” based on
the maximum floor area ratio (FAR) ($65,617.00) in accordance with Council Policy 5044 (West
Cambie-Alexandra Interim Amenity).

Public Art

In response to the City’s commitment to the provision of Publ1c Art, the apphcant will provide a
voluntary contribution at a rate of approx1mate1y $0.60/ft*based on the maximum permitted
FAR in accordance with the program’s terms ($65,617.00). The feasibility of the contribution
‘amount being used to facilitate on-site provision of public art will be further considered in
association with the associated Development Permit review process (DP 10-557521).

Community and Engineering Planning Costs

To assist in paying for community planning and engineering costs to plan community land use,

services and infrastructure, the developer proposes to provide a voluntary contribution based on a
. rate of $0.07 /ft* based on maximum FAR ($7,655.00) in accordance with Council Policy 5044
(West Cambie-Alexandra Interim Amenity Guidelines).

City Public Realm Beautification

To assist in paying for City beautification works, such as High Street landscaping, public realm,
walkways, plazas, and feature landscapmg, the developer proposes to provide a voluntary
contribution based on a rate of $0.60/ft* based on maximum FAR ($65,617.00) in accordance
with Council Policy 5044 (West Cambie-Alexandra Interim Amenity Guidelines).
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Alexandra’s Building Sustainability Guidelines
Similar to the Liveability Guidelines articulated above, the applicant has incorporated a response
to the plan’s commitment to long-term environmental sustainability.

District Energy Utility (DEU)

The City encourages the implementation of environmentally responsible services. The
Alexandra area of the West Cambie neighbourhood has been identified by the City for the
introduction of a District Energy Utility (DEU). Staff are actively implementing the DEU for the
area and the applicant has agreed to design the building to permit connection to the City operated
DEU once the service is available in accordance with the Alexandra District Energy Utility

Bylaw (No. 8641).

Registration of legal agreements regarding the developer’s commitment to connect to the
Alexandra DEU, including the operation of and use of the DEU and all associated obligations
and agreements, as required by the Director of Engineering, is required prior o rezoning bylaw
adoption. ' '

Sustainability

* Attachment 6 was provided by the applicant and references the sustainability features that are
being considered for incorporation into the project.

o The list includes, but is not limited to provisions to include water and energy efficiency,
recycled materials and conscientious waste management, low emitting materials and other
measures to maximize indoor environmental quality levels.

Technical Review

Road Dedications, Contributions, Transportation & Upgrades
The following conditions must be addressed prior to adoption of the rezoning bylaw
(Attachment 8);

Road dedications ,

o The applicant is required to enter into the City’s standard Servicing Agreement (SA) to
design and construct frontage improvements and to provide associated land dedication along
Cambie Road and the new (north-south) May Drive and (east-west) McKim Way. The cross
section details are articulated in Attachment 7.

e Although the adjacent eastern parcel (9560 Cambie Road) is part of a larger active rezoning
application (RZ 04-270168) that has Third Reading, it is still possible that the subject
application may proceed more rapidly. In this scenario, the applicant is required to secure a
road connection between the future McKim Way and May Drive, which requires a
right-of-way from the adjacent properties.

e Ag part of the subject development application, the following must be secured:

a. 2 m wide sidewalk; '
b. boulevard;
¢. curb/gutter;
. d. minimum 6 m wide asphalt driving surface to accommodate two-way traffic; and
e. 1 m shoulder. _

¢ [f the right-of-way to achieve a connection between McKim Way and May Drive cannot be
secured by the applicant, the applicant must provide vehicle turning templates confirming the
following movements can be accommodated:
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Loading vehicles accessing/egressing the loading space;
Demonstration that functional two-way traffic can be accommodated;
¢. Demonstration that vehicles can turn around at the south end termination of
May Drive; and
d. Minimum 2 m wide sidewalk must be provided along the entire frontage,
including the southeast corner of the site where the width is constrained.
Section 219 Covenant BB1931248 and Statutory Right of Way BB1931249 Plan BCP 47360
(public utility purpose) is to be discharged subject to confirmation that the area is entirely
within the required road dedication.
In addition, land dedication is required for the following corner cuts:
a. a4 mx4m corner cut (measured from the new property lines) on the northeast
corner of the site at the intersection of Cambie Road and May Drive; and
b. a5 mx 5 m corner cut (measured from the new property lines) on the southeast
corner of the site at the intersection of McKim Way and May Drive.
Preducting at the intersection of Cambie Road and May Drive for a traffic signal is required.
Confirmation of Mmlstry of Transportation and Inﬁastructme concurrence is required as a
condition of rezoning bylaw adoption.

e

Parking & Transportation Demand Management

A total of 179 resident and 25 visitor off-street parking stalls are proposed on-site, which
satisfies the bylaw requirement based on consideration of a supportable Transportation
Demand Management (TDM) strategy.

Based on recommendations made by the applicant’s Transportation Engineer, a voluntary
$45,000.00 contribution from the developer will facilitate the introduction of a “Special
Crosswalk”,

The “Special Crosswalk” will include zebra stripes, signage, overhead illumination and
pedestrian activated flashing yellow lights installed across Cambie Road on the west
approach of the intersection with Stolberg Street in order to improve pedestrian access to bus
stops located on Cambie Road.

Garbage and recycling collection facilities are located adjacent to an on-site medium sized
(9.1 m x 3 m) loading space that is accommodated within close proximity to the McKim Way
frontage. These facilities are located adjacent to the parkade vehicle entrance.

Bicycling parking is provided in accordance with the bylaw.

Servicing Capacity & Upgrades

Based on the sanitary analysis provided for review, the proposed site requires a 250 mm
diameter sanitary main along proposed McKim Way and a 300 mm diameter sanitary main
on proposed May Drive. The existing sanitary system extending to the Odlin West Pump
Station has been demonstrated to have adequate capacity to service the proposed site.

As the sanitary main improvements are planned to be constructed by the adjacent western
development (the “Remy”) under Servicing Agreement (SA) 08-434616, the proposed
development will be responsible for any latecomer payments associated with eligible
latecomer works built via the adjacent development. If the works outlined in SA 08-434616
do not proceed, the subject development will be required to construct the improvements. The
sanitary sewer capacity analysis calculations must be included on the SA design drawings,
Storm drainage analysis is not required. Latecomer charges apply to the Cambie Road storm
sewer, Storm sewer is required in the May Drive and McKim Way frontages and sizing
calculations are required as part of the SA.
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e Water analysis is not required; however, water main requirements are required along the
entire May Drive and McKim Way frontage. In addition, fire flow calculations confirming
adequate flow are required at the Building Permit stage.

Alexandra Neighbourhood Development Agreefnent
¢ In accordance with the West Cambic Alexandra Neighbourhood Development Agreement,

the applicant will be making a contribution of $1,836.72 per unit (plus applicable interest)
towards the total cost of infrastructure upgrades to the neighbourhood. Payment is due prior
to the issuance of the Building Permit.

Analysis

Proposed Amendment to Low Rise Apartment (ZLR24) — Alexandra Neighbourhood (West

Cambie) Zone

» References to Cambie Road setback requirements are proposed to be inserted into the
existing Low Rise Apartment (ZLR24) — Alexandra Neighbourhood (West Cambie) zone in
order to accommodate development at the subject site.

¢ At the time the ZLR24 zone was drafted, the subject area was not being actively developed,;
therefore, provisions for setbacks along Cambie Road were not referenced in the bylaw.

e The ZLLR24 zone has facilitated housing developments in the neighbourhood with a similar
character and the proposal complies with the intent, use, density, setbacks, height and other
requirements of the ZLR24 zone.

o The Z1.LR24 Zone is proposed to be amended to include the following references to setback
requirements along Cambie Road:

» Cambie Road minimum public road setback: 7 m
» Common entry features and unenclosed balconies located along the
Cambie Road frontage may project into the public road setback for a maximum
distance of: 2.5 m
%> A parking structure along the Cambie Road frontage may project into the
public road setback, provided it is appropriately screened as specified by a
Development Permit, but shall be no closer than: 3.8 m

¢ The setbacks proposed are appropriate for the context and proposed residential use.
Additionally, the setbacks are greater than the setbacks required by the Low Rise Apartment
(ZLR22)-Alexandra Neighbourhood (West Cambie) zone applied to the western adjacent
mixed use development (the “Remy™).

Tree Retention and Replacement

» The applicant has submitted an Arborist Report and associated tree plan, which has been
reviewed by the City Tree Preservation Coordinator, There are no valuable or viable trees
located on this property. :

e On-site trees have been assessed as high risk due to proximity to targets within the site or on
surrounding lands due to pre-existing defects, or have been assessed as suffering from
advanced health decline and/or significant structural defects in addition to conflicting with the
development pattern.
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Tree Review Synopsis

Tree Location # of Retention/Removal Compensation
trees
On-site: ' There are no valuable or viable trees located | Replacement planting at a ratio of 2:1
Hedgerow 31 on this property. On-site trees have been for the removal of on-site trees in
assessed as high risk consideting their accordance with the OCP.
Along Cambie 5 proximity to residential uses within the site or
frontage on surrounding lands due to pre-existing
defects, and/or are suffering from advanced
Additional on-site { 6 heaith decline or significant structural defects.
frees tn addition, trees conflict with the proposed
-sife plan which is residential units above a
. level of parking.
Joint ownership 5 Trees were previously topped and are A Letter of Authorization is required
with eastern identified for removal in the Arborist Report, from the adjacent property owner in
adjacent order to remove these trees. *
property, 9560
Cambie Road

Landscape details, demonstrating the introduction of a minimum of 84 trees on-site in

accordance with the 2:1 replacement requirement, will be further evaluated and a landscaping
Letter of Credit will be secured in association with the Development Permit,

If the required number of replacement trees cannot be accommodated on the site, the applicant

will provide a cash-in-lieu contribution or will be required to plant replacement trees on
City-owned property in an alternate location.

The applicant

has responded to the terms outlined to facilitate removal of on-site trees in

advance of rezoning bylaw adoption and subsequent to successful Public Hearing,

>

»

>

The number of on-site trees to be removed has been reviewed and accepted by
the City Tree Preservation Officer;

The development site plan is generally acceptable and will be further
articulated in association with the Development Permit;

An active Development Permit (DP 10-557521) is in process on the subject
site;

A preliminary landscape plan (Attachment 2) has been submitted to the City
for consideration and will be improved upon in association with the
Development Permit review process; and

A landscape security is required prior to issuance of the Tree Removal Permit.
The security is based on the number of on-site trees identified for removal at a
2 to 1 replacement ratio (42 x (2 x $500)=$ 42 000)

¢ No trees on City property are affected by the proposal.

Amﬂenity Space

The proposed development will prov1de both indoor and outdoor common amenity spaces

~on-site, 104.7 m (1,127 ft*) and 810 m* (8,719 ft*) respectively, which comply with the
requirements of the OCP.

Indoor amenity space is centrally located within immediate proximity to the main building

entrance on the main floor and facilitates direct access to the common outdoor amenity area.
Programming details associated with this space will be developed in association with the
Development Permit (DP 10-557521).

* In the case that ownership of trees is contested, an updated survey plan indicating the diameter of the trunk and the
specific location of the tree in relation to the property line will be required to determine percentage of op:ﬁrshiq.o 8
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The outdoor amenity space is accessible both via the indoor amenity space and pathways
with direct access to Cambie Road and McKim Way, The Development Permit review
process will undertake further design development of the outdoor space and will include
review of the proposed location and programming of the children’s play area. The review
process will be informed by a shadow study that includes consideration of the impact of the
adjacent western property (the “Remy”) and how to minimize the affect of building shadows
on outdoor programming.

Basic Universal Housing Features

Dwelling units that provide all the accesmb111ty provisions listed in Sectlon 4.16 of the
Zoning Bylaw are permitted a maximum per unit exemption of 1.86 m (20 ftz) per unit to
compensate for the additional costs associated with the construction, The exemption is
intended to support the inclusion of aging in place provisions and to facilitate ready access,
use and occupancy by persons with mobility challenges, :
Of the 135 units proposed, 122 units include basic universal housing features in accordance
with the terms of the Zoning Bylaw. The location of units are indicated in Attachment 6.
The provisions include specifications related to: '

» building access;

» manoeuvring space and corridor width specifications;

» floor surface conditions; and

» bedroom, bathroom, kitchen, and patio design terms.

Crlme Prevention Through Environmental Design (CPTED)

The outward orientation of the re31dent1al units and outdoor patio spaces create opportunity
for passive surveillance.
The location of the indoor amenity space and orientation of west facing units similarly create
opportunities for passive surveillance of the outdoor amenity area and north-south pathway.
CPTED principles will be further reviewed as part of the Development Permit review
process. Recommendations include:
» Use of reflective white paint and minimizing the amount of solid walls in the
parking levels;
» Labelling of glazing used at elevator lobbies and vision panels in all doors leading
to publicly accessible areas (exit stairs); and
» Incorporation of low-level lighting within the courtyard and along the north-south
walkway to maximize safety while minimizing the effect of light pollution on
adjacent dwelling units.

Proposed Development Permit (DP 10-557521)

The proposed building design will be reviewed by the Advisory Design Panel (ADP) as part
of the Development Permit review process. The Panel’s comments will be considered in
association with the following comments from staff, which identify items highlighted for
further discussion and/or design development. The review process will consider:

» Further review and design development of the retaining walls fronting roads to
minimize the impact of the change in elevation between the street and private
patios and entrances. The target change in grade is between 1.2-1.5m (4 - 5 ft.);
however, the impact of the combination of the minimum flood construction level
(2.6 m geodetic) within this neighbourhood, the elevation of the adjacent road,
and the limited space for grade transition will be considered as part of the detailed
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review process. The applicant is required to substantiate the proposed changes in
elevation on the plans by providing detailed elevations and sections;

"> The height and design of retaining walls at the corner of McKim Way and May
Drive requires further design development. The transition area in this location is
especially narrow (minimum 0.5 m) due to constraints resulting from the required
road dedication and design of the enclosed parking level;

» Design development at the lobby entrance to treat blank walls with variation in
material and/or color and to investigate options for the treatment of the lobby roof
to maximize opportunity to green the overlook condition and contribute to
establishing a distinctive break in the building that marks the main entrance.

» Consideration of opportunities to maximize diversity of texture, materials, color
to further break the building’s long fagade.

» The intersection of Cambie Road and May Drive is a gateway into the
neighbourhood. Due to its significant visibility, further opportunity to establish a
strong anchor at this corner will be considered (inclusion of public art, further
roof parapet development, infusion of color/unique material palette);

» Consideration of the location of the children’s outdoor play area and outdoor
amenity programming based on consideration of the shadow impacts from the
adjacent western development (the “Remy™); .

» Substantiation of truck turning movements and confirmation from a hauler that
the turning radius provided can accommodate collection trucks; and

» Demonstration of separation between tandem parking stalls and regular parking
spaces within the enclosed parking level.

Potential Future Development Variance Permit

The development proposal accommodates the proposed density, responds to the West
Cambie Area Plan design guidelines, and generally exceeds the minimum setback
requirements despite a limited total site area. The standard minimum lot area required for
medium density residential development within the West Cambie Area Plan is 1.0 ha (2.46
acres); however, the proposed development is supported on the basis of the orphaned lot’s
demonstration that the proposed density can be accommodated on the 0.59 ha (1.5 acres) site
while responding to the terms in the West Cambie Area Plan,

As aresult of its restricted site size, a variance to permit a 1% increase in lot coverage may
be associated with the DP (DP10-557521), as well as a minor variance to the permitted drive
aisle width in specific locations within the parkade, which will be considered in detail as part
of the Development Permit review process.

Financial Impact or Economic Impact

No financial or economic impact is anticipated as a result of the proposed development.
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Conclusion

The applicant has demonstrated the feasibility of accommodating the proposed density within a
building that responds to its immediate context and to the West Cambie Area Plan design
guidelines., Further, the development will comply with the City’s DEU policy for the Alexandra
neighbourhood and will connect to the City’s DEU system. Based on the proposal’s
accommodation of the proposed mass and density on-site, in addition to the project’s
comprehensive response to City policies and guidelines for the neighbourhoed, staff recommend
that the proposed development be approved to proceed.

Diana Nikoli¢, MCIP

Planner 1T (Urban Design)
DN:blg

~

Attachments:

Attachment 1; Location Map

Attachment 2: Conceptual Development Plans

Attachment 3. Development Application Data Sheet

Attachment 4; Site Location within Alexandra Neighbourhood
Attachment 5: Location of Affordable Housing Units

Attachment 6: Sustainability Checklist (provided by applicant)
Attachment 7: Location of Units with Basic Universal Housing Features
Attachment 8: Rezoning Considerations
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6911 No, 3 Road

www richmond.ca
604-276-4000

Richmond, BC V6Y 2C1

City of Richmond

Development Application

Data Sheet

RZ 10-557519 | D | Attachment 3

Address: 9500 Cambie Road

Applicant: GBL Architects Inc.

Planning Area(s): West Cambie Area Plan (Alexandra Neighbourhood)

Owner:

_ Existin
0890784 BC Ltd

Proposed |
0890784 BC Lid

Site Size (m?):

7943 m2 (85,501 ft?)

5976.4 m2 (64,331 ft})

Land Uses:

single family

mutti-family

OCP Designation:

Neighhourhood Residential

Neighbourhood Residential

Area Plan Designation:

Residential Area 1

Residential Area 1

Zoning:

Single Detached (RS1/F)

Low Rise Apartment (ZLR24)

Number of Units:

1

1356

On Future

Subdivided Lots

Low Rise Apartment
(ZLR24) Bylaw
Regquirement

Proposed

Variance

Max. 1.5 FAR may be ;
inerogsied 1o 1.7 FAR inclaazi%AO%'T\ghI;%hR to .
Floor Area Ratio: provided 0.066 FAR is g secured. eeiatiordable: | 1008 permitted
secured as affordable :
housing. housing
variance
T required in
Lot Coverage — Building: Max. 45% 47 6% s .
with DP
Lot Size (min. dimensions): n/a nfa none
7.0 m; however, entry
features and unenclosed S
: balconies may project a building: 7.0m_
Road Setback — Cambie Road maximum 2.5 m, parking unenglosgd balconies B
(o structure may project but prcgﬁf;lgg_séézmm
shall be no closer than P e
3.8m
3177518 PH - 130




On Future

Subdivided Lots

Low RisApartment
(ZLR24) Bylaw
Requirement

Proposed

Variance

6.0 m; however, entry
features and unenclosed T
balconies may project a U nk;un'g:)nsge' d1 gasl crc?ny
Road Setback — McKim Way (m): | maximum 1.0 m, parking B none
' projection: nfa
structure may project but arkade: 3.0 m
shall be no closer than P e
3.0m
4.0 m; however, entry
features and unenclosed O
balconies may project a ungsgﬁggatglg ny
Road Setback May Drive {m) maximum 1.0 m, parking NOSRY none
' projection: 1.0 m
structure may project but arkade: 3.0 m
shall be no closer than P e
3.0
6.0 m; however, building
projections are proposed | future variance
6.0m and will be associated for suitable
Side Yard Parking may projecting with a variance at the building
into the side yard DP stage ‘| projections (DP
stage)
Parking: 0 m -
Height (m): 20m 16 m none
179 resident including 6
affordable housing stalls
and 25 visitor parking
stalls, which takes
! none. TDM
. 194 resident, 6 advaptage ofa pylaw strategy
Off-strest Parking Spaces — ! permitted relaxation of
Reguiar (R) / Visitor (V). affordable housing stalls, total parking stalls in lieu supported by
' and 27 visitor stalls of a comprehensive Transportation
TDM strategy approved Enginsering
by the City
Transportation
Engineering Department
32 tandem parking
Tandem Parking Spaces. permitted spaces providing a total none
_ of 64 parking spaces
Amenity Space — Indoor: 100 m? (1,076 ft%) 104.76 m? (1,127 ft?) none
Amenity Space — Outdoor: 810 m? (8,718.7 ft%) 810 m?(8,719 f3) none
Other. _Tree replacement compensation required for loss of significant trees.
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ATTACHMENT 4

SUBJECT SITE
City of Richmond
u Bylaw 8757
Alexandra Nelghbourhood Land UseMap 201106720
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sz g e Of NoHousing Residential Area 2 ey PAFK: Norih Park Way, Central
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Y commercial. Area A: Min. 1.25 FAR up to 2.0.
"L"\»—\k\“- Convenlence Commerclal Area B: Large and small floor plate up to - Proposed Roadways
Residential Area 1 1.0 FAR, X
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Also refor to Section 8.4.5 — Alexandra District Energy Unit regarding district energy density bonusin olicies.
Y H-132
Original Adoption: September 12, 1988 / Plan Adoption: July 24, 2006 West Cambie Area Plan 50
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Attachment 8

Rezoning Considerations
9500 Cambie Road
RZ 10-557519

Prior to final adoption of Zoning Amendment Bylaw 8826, the developer is required to complete
the following:

1.
2.

Provincial Ministry of Transportation & Infrastructure Approval;
Land dedication along Cambie Road and the new (north-south) May Drive and (east-west)

McKim Way to accommodate the cross sections as outlined in Item #16. The exact

dedication required is to be confirmed once the applicant completes the function design and
submits it to the City for review and approval as part of the Servicing Agreement (SA)
review process,
Land dedication for the following corner cuts
» a4 mx4m corner cut (measured from the new property lines) on the northeast
corner of the site at the intersection of Cambie Road and May Drive; and

* a5 mx 5 m corner cut (measured from the new property lines) on the southeast
corner of the site at the intersection of McKim Way and May Drive;

4, Registration of an aircraft noise sensitive use covenant on title;

10.

Registration of a flood plain covenant on title identifying a minimum habitable elevation of
2.6 m GSC,

City acceptance of the developer’s offer to voluntarily contrlbute $ 45,000.00 to facilitate the
introduction of a “Special Crosswalk” that is part of a Transportation Demand Management
strategy;

City acceptance of the developer’s offer to voluntarily contribute to childcare § 0. 60/1t*
based on the maximum floor area ratio (FAR) ($65,617.00) in accordance with Councll
Policy 5044 (West Cambie-Alexandra Interim Amenity);

City acceptance of the developer’s offer to voluntarily contribute to public art $ 0.60/ft*
based on the maximum floor area ratio (FAR) ($65,617.00) in accordance with Council
Policy;

Clty acceptance of the developer’s offer to voluntarily contribute to community and
engineering plannmg costs $ 0.07/ft> based on the maximum floor area ratio (FAR)
($7,655.00) in accordance with Council Policy 5044 (West Cambie-Alexandra Interim
Amenity),

City acceptance of the developer s offer to voluntarily contribute to City public realm
beautification $ 0.60/ft* based on the maximum floor area ratio (FAR) ($65,617.00) in
accordance with Council Policy 5044 (West Cambie- Alexandra Interim Amenity);

3177518 PH - 138



11. Registration of the City’s standard Housing Agreement to secure six (6) affordable housing
units, the combined habitable floor area of which shall comprise at least 0,066 of the total
maximum Floor Area Ratio (FAR) 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:
Unit Type Numb_er of Minimum Unit Maximpm Mo*r:thly Total Maximum N
Units Area Unit Rent Household Income
2 bedroom 2 78.9 m? (850 %) $1,083 $42,500 or less
2 bedroom 1 87.5 m* (942 %) $1,063 $42,500 or less
1 bedroom 1 55.9 m* (802 ft*) $875 $35,000 or less
1 bedroom 2 78.9 m? (850 %) $875 $35,000 or less

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

12. Registration of a legal agreement on title ensuring that where two parking spaces are
provided in a tandem arrangement both parking spaces must be assigned to the same
dwelling unit;

13. Section 219 Covenant BB1931248 and Statutory Right of Way BB1931249 Plan BCP 47360
(public utility purpose) is to be discharged subject to confirmation that the area is entirely
within the required road dedication;

14. Registration of a legal agreement(s) regarding the developer's commitment to connect to the
West Cambie District Energy Utility (DEU), including the operation of and use of the DEU
and all associated obligations and agreement as determined by the Director of Engineering;

15. Process a Development Permit application to a satisfactory level as determined by the
Director of Development, which includes substantiating tree replacement at a 2:1 ratio or
otherwise complying with the requirements of tree replacement as required by the Official
Community Plan (OCP); and

16. Enter into the City’s standard Servicing Agreement (SA) to design and construct frontage
improvements and to provide associated land dedication along Cambie Road and the new
(north-south) May Drive and (east-west) McKim Way including;

a. Cambie Road to accommodate the following cross-sections (measured from the
existing curb/gutter along the north side of Cambie Road):
= 3.5 m wide westbound through lane

3.2 m wide westbound through lane

3.3 m wide westbound left-turn lane

3.2 m wide eastbound through lane

3.5 m wide eastbound through lane

0.15 m wide curb/gutter

1.5 m wide boulevard; and

2 m wide sidewalk

b New (north-south) May Drive and (east-west) McKim Way roads. As per the
West Cambie Area Plan, a new (east-west) McKim Way road along the southern
property line and a new (north-south) May Drive road along the entire eastern
property line are required. May Drive, including construction and land, is
identified on the West Cambie Area DCC program and is therefore eligible for

3177518 PH - 139



DCC credits, The exact value will be determined as part of the SA process. The
developeris responsible for road construction within the road dedication and must.
_include:
*  2'm wide sidewalk;
= boulevard, curb/guttet;
» minimum 6 m wide asphalt drmng surface; and
* 1 mshoulder . .
The exact dedications required for Cambie Road, May Drive and McKim Way is required
to be confirmed once the applicant completes the functional design and submits it to the
City for review and approval. In addition, the applicant must provide vehicle turning
templates confirming a connection between McKim Way and May Drive that
accommodates the following movements:
= loading vehicles accessing/egressing the loading space;
» demonstration that functional two-way traffic can be accommodated; and
» demonstration that vehicles can turn around at the south end termination
of May Drive.
¢. Preducting at the intersection of Cambie Road and May Drive for a traffic signal
is required; and
d. Appropriate pipe sizing is to be confirmed through the SA and any required
upgrades are to be undertaken for the following:
» Water main along the entire McKim Way and May Drive frontage; and
s Storm main along the entire McKim Way and May Drive frontage.
e. The proposed development will be responsible for sanitary and drainage
latecomer payments associated with eligible latecomer works built via the
adjacent development under Servicing Agreement (SA) 08-434616.

Prior to a Development Permit” being forwarded to the Development Permit Panel for

consideration, the developer is required to:

1. Submit a report and recommendations prepared by a person tramed in acoustics, which is to
the satisfaction of the City and demonstrates that the noise levels comply with permitted
maximums. The standard required for air conditioning systems and their alternatives (e.g.
ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004
“Thermal Environmental Conditions for Human Occupancy” standard and subsequent
updates as they may occur, Maximum noise levels (decibels) within the dwelling units must
be as follows:

Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms - 45 decibels

PH - 140

3177518



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

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

2. Fire flow calculations based on the Fire Underwrite Survey confirming adequate available
flow is required at the Building Permit stage; _

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

4. Incorporation of accessibility measures for aging in place in Building Permit drawings for all
units including lever handles for doors and faucets and blocking in all washroom walls to
facilitate future potential installation of grab bars/handrails; '

5. Certification by a registered professional that any required noise insulation measures may be
installed according to t recommendations in the required acoustic report;

6. Payment of the City wide DCC and Supplementary Local Area DCC for the Alexandra

~ neighbourhood;

7. Payment of the $1,836.72 per dwelling unit, plus applicable interest, in accordance with the

- Alexandra Neighbourhood Development Agreement;

8. Payment of latecomer agreement charges associated with eligible latecomer works built via
the adjacent western development (Servicing Agreement (SA) 08-434616);

9. 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.

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/vent charges, letters of credit and withholding permits, as deemed
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hecessai'y or advisable by the Director of Development. All agreements shall be in a form
“and content satisfactory to the Director of Development. -

Signhed (original on file) Date

i
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City of

2, Richmond | Bylaw 8826

Richmond Zoning Bylaw 8500
Amendment Bylaw 8826 (RZ10-557519)
9500 CAMBIE ROAD

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

1.

Richmond Zoning Bylaw 8500 is amended by inserting the following new text into the
Low Rise Apartment (ZLR24) — Alexandra Nelghbourhood (West Cambie) subsection
18.24.6:

3375791

i “l.e) 7.0 m from Cambie Road”,
i, “2.¢) 2.5 mon Cambie Road”; and
iii. . “3.¢) 3.8 mtoCambie Road”.

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 1LOW RISE APARTMENT (ZLR24) -
ALEXANDRA NEIGHBOURHOOD (WEST CAMBIE).

P.LD. 604-065-999
Lot 9 Block “A” Section 34 Block 5 North Range 6 West New Westmmster District Plan
1224

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw
8826”. _

FIRST READING _ Nov 28 201

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

MINISTRY OF TRANSPORTATION AND

INFRASTRUCTURE APPROVAL

- OTHER REQUIREMENTS SATISFIED
ADOPTED
MAYOR : CORPORATE OFFICER
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RICHMOND
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by Director
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