Report to Committee
Planning and Development Division

To: Planning Committee ' Date: September 10, 2015

From: Wayne Craig File: RZ 14-670471
Director of Development

Re: Application by Interface Architecture Inc. for Rezoning at 11671 and 11691
Cambie Road from Single Detached (RS1/E) to Low Density Townhouses (RTL4)

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9293, for the rezoning of 11671 and
11691 Cambie Road from “Single Detached (RS1/E)” to “Low Density Townhouses (RTL4) ”,
be introduced and given first reading,
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Staff Report
Origin
Interface Architecture Inc. has applied to the City of Richmond for permission to rezone 11671
and 11691 Cambie Road from “Single Detached (RS1/E)” zone to “Low Density Townhouses

(RTL4)” zone in order to develop 21 townhouse units. Single family houses that previously
occupied the site have been demolished. A location map is provided in Attachment 1.

Project Description

The two properties, with a total frontage of 43.3 m, are proposed to be consolidated into one
development parcel. The proposed 21 townhouse units are distributed in five buildings arranged
around a T-shaped internal driveway with access from Mellis Drive. The six units fronting onto
Cambie Road will have direct pedestrian access from the street and garage access from the rear,
and the units in the interior buildings will have both their front entrances and garages from the
internal driveway.

The two buildings along the west property line and the duplex located in the middle of the site
along the east property line are two storeys in height. The building fronting onto Cambie Road
and the building at the northeast corner are three storeys in height, but both buildings step down
to two storeys where it adjoins the existing two-storey house on the west side and the street (i.c.,
Mellis Drive) to the north. A wider east side yard setback of 8.2 m is provided to the three-storey
building at the northeast corner to reduce any potential impacts on the existing townhouse
development to the east.

A common outdoor space is proposed in the middle of the site, and five visitor parking spaces
are distributed around the site. The development also includes a 3.5m-wide Public Right-of
Passage (PROP) statutory right-of-way along the eastern edge of the site to provide a pedestrian
link between Mellis Drive and Cambie Road.

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

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

Surrounding Development

To the North: Across Mellis Drive are single-family homes on lots zoned “Single Detached
(RS1/E)”.

To the South: Across Cambie Road is a shopping centre on a lot zoned “Community
Commercial (CC)”.
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To the East: A commercial development on a lot zoned “Neighbourhood Commercial (CN)”,
which is currently occupied by a financial institution, and a 33-unit townhouse development on a
lot zoned “Low Density Townhouses (RTL1)” with vehicular access from Mellis Drive.

To the West: To the west are single family homes on lots zoned “Single Detached (RS1/E)”.
The properties fronting onto Cambie Road are designated “Residential”, which may include
multiple family housing, and the properties fronting onto Mellis Drive are designated
“Residential (Single-Family Only)” in the East Cambie Area Plan (Attachment 4).

Related Policies & Studies

2041 Official Community Plan

The subject properties are designated “Neighbourhood Residential (NRES)” in the 2041 Official
Community Plan (OCP), and “Residential”, which permits multiple family housing, in the East
Cambie Area Plan. The East Cambie Area Plan land use designation permitting multiple family
housing encompasses the entire site. The townhouse proposal is consistent with these
designations. '

Floodplain Management Implementation Strategy

The applicant is required to comply with the requirement of Richmond Flood Plain Designation
and Protection Bylaw 8204. A Flood Indemnity Restrictive Covenant is required to be registered
on title prior to adoption of the rezoning bylaw.

Townhouse Energy Efficiency and Renewable Energy Policy

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 or
higher and providing pre-ducting for solar hot water for the proposed development. A legal
agreement specifying all units are to be built and maintained to the ERS82 or higher, and all
units are to be solar-hot-water ready is required prior to rezoning bylaw adoption. As part of the
Development Permit application process, the developer is also required to retain a Certified
Energy Advisor (CEA) to complete an Evaluation Report to confirm details of construction
requirements needed to achieve the rating.

OCP Aircraft Noise Sensitive Development (ANSD) Policy

The site is located within Area 4 of the ANSD map, which allows consideration of all new
aircraft noise sensitive uses, including townhouses. An Aircraft Noise Sensitive Use Restrictive
Covenant is to be registered on title prior to final adoption of the rezoning bylaw. Also, the
applicant is to submit a report for indoor noise mitigation and climate control measures as part of
the Development Permit application.

Public Input

The applicant has forwarded confirmation that two development signs have been posted on the
site. In addition, the applicant distributed notification to 41 adjacent properties (including
properties along Mellis Drive and Bargen Drive located outside of the standard 50m notification
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area) to seek input on the proposed development, and invite the residents to a public information
meeting. The map showing the properties notified of the proposed development is included in
Attachment 5.

The public information meeting was held at 7:00 pm on September 9, 2015 at Cambie
Community Centre. The meeting was formatted as an open house to allow attendees to walk
around the room, read information on display boards with the conceptual development plans and
colour illustrations, and ask questions and/or provide comments. The developer, project
architect, landscape architect and traffic consultant were in attendance, and Planning staff also
attended the meeting to observe and answer questions about the application process.

Two households at 11880 Mellis Drive and 11720 Mellis Drive were represented at the public
information meeting. The meeting attendees were generally supportive of the proposed
development and appreciated its high quality design and provision of the proposed pedestrian
walkway connecting Mellis Drive and Cambie Road. However, there were concerns regarding
potential traffic impact in the established single-family neighbourhood to the north and parking
spill-over onto Mellis Drive. The meeting attendees also provided written comments, which are
attached to this report.

In addition to the written comments from the meeting attendees, two additional written
submissions were received; one resident (no address provided, identified himself as a resident in
the Mellis neighbourhood) expressing concerns about traffic increase and parking spill-over onto
Mellis Drive, and a resident at 3920 Bargen Drive expressing concerns regarding traffic impacts
at the Bargen Drive and Cambie Road intersection. (The proposed site access and traffic impacts
are discussed in detail in the “Analysis” section of the report.)

A total of five written submissions (two submissions are from the same resident at11720 Mellis
Drive) received from residents are included in Attachment 6. Should the rezoning application
proceed, a Public Hearing will provide opportunity for additional public input.

Analysis

OCP Compliance

The proposed rezoning is consistent with the 2041 OCP and East Cambie Area Plan land use
designations which permit various housing types including townhouses along Cambie Road.
Also, the proposed development is generally consistent with the Development Permit Guidelines
for multiple-family developments contained in the 2041 OCP.

As identified in the 2041 OCP, a 3.5m-wide public walkway (a 2 m-wide hard-surfaced path
with landscaping on both sides) will be provided along the east property line. The proposed
walkway would significantly improve the neighbourhood connection by providing a direct
pedestrian link from Mellis Drive to Cambie Road.

Transportation and Site Access

Vehicular access is to be from Mellis Drive. Considering potential concerns from residents
regarding traffic intrusion in the adjacent area that is predominantly characterized by single
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detached homes, the applicant has submitted a Traffic Impact Assessment report prepared by
Creative Transportation Solutions Ltd. in support of the proposed access. Based on the data
collection and analysis, the consultant has concluded that the traffic impact of the proposed
development on the adjacent roads would have a marginal increase in traffic volume over the
existing condition.

Transportation staff have accepted that the traffic impacts presented in the report, and support the
access from Mellis Drive with a condition that the developer agrees to upgrade traffic signals at
the intersection of Bargen Drive and Cambie Road, and to provide a partial cash contribution of
$20,000 for future provision of Accessible Pedestrian Signal (APS) and illuminated street signs
at the intersection of Cambie Road and No.5 Road.

As part of the off-site roadworks to be secured through a Servicing Agreement (SA), the north
leg of Bargen Drive at Cambie Road will be upgraded to include vehicle detection devices,
which will allow the existing pedestrian signal to transition to a red light on Cambie Road when
a vehicle on Bargen Drive is waiting at the intersection.

Staff support the proposed access from Mellis Drive based on the following:

e The Traffic Impact Assessment demonstrates that the impacts of the proposed
development would be manageable.

e Traffic signal upgrades will be provided at the Cambie Road and Bargen Drive
intersection, and the developer has also agreed to provide a cash contribution for future
improvements at the intersection of Cambie Road and No.5 Road as a condition of
rezoning approval.

e The traffic signal upgrades at the intersection of Cambie Road and Bargen Drive will
improve traffic circulation for area residents that exit the neighbourhood via this
intersection.

e The pedestrian walkway will encourage walking by improving connectivity and access to
the neighbourhood and help reduce the reliance on private vehicles for short trips.

¢ Allowing access from Mellis Drive will limit driveway access that would impede
through-traffic flow on the major road (i.e., Cambie Road) and help reduce conflicts
between vehicular and pedestrian movements.

e A pedestrian-friendly streetscape can be achieved by avoiding vehicular access from
Cambie Road.

e The Mellis Drive access will allow full movement access to/from the site for convenience
of future residents.

Transportation staff have noted that, should Council wish to pursue access from Cambie Road,
the site design could be adjusted through the DP process. If access to Cambie Road is to be
accommodated, design features will need to be incorporated to limit turning movements at the
site access to right-in and right-out only due to its proximity to the No.5 Road and Cambie Road .
intersection. As well, a restrictive covenant limiting turning movements may need to be required
to be registered on title.
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Public Right-of-Passage (PROP)

A Public Right-of-Passage (PROP) statutory right-of-way over the internal driveway will be
secured prior to final adoption of the rezoning bylaw to provide an access option from Mellis
Drive for a future development to the west along Cambie Road. Should the City receive a
development application for the adjacent sites to the west, access to the future development will
be assessed by staff at the time of application.

Site Servicing and Frontage Improvements

Prior to final adoption of the rezoning bylaw, the developer is required to enter into a SA for the
design and construction of required frontage improvements on Cambie Road and Mellis Drive
including new sidewalk and treed boulevard as well as any traffic signal modifications, utility
relocations or upgrades. The SA will also include the design of construction of the pedestrian
walkway including installation of way-finding signage, and a 2 m road dedication required along
the entire Cambie frontage for future road widening.

Existing Legal Encumbrance

A statutory right-of-way (registration number RD32263) for sanitary sewer runs east-west across
the subject site. No permanent structure will be allowed on the right-of-way.

Tree Retention and Replacement

A Tree Survey and a Certified Arborist’s Report were submitted in support of the application.
The City’s Tree Preservation Coordinator has reviewed the Arborist Report and provided the
following comments:

e Seven (7) trees located on the development site are all in poor condition and have been
previously topped or exhibit structural defects such as cavities at the main branch union
and co-dominant stems with inclusions. As a result, these trees are not good candidates
for retention and should be replaced.

e Nine (9) trees located on neighbouring properties are to be retained and protected as per
Arborist report specifications.

Based on the 2:1 tree replacement ratio goal stated in the OCP, 14 replacement trees are required
for the removal of 7 trees. According to the preliminary landscape plan, the developer is
proposing to plant over 20 new trees on-site. The size and species of replacement trees and a
detailed landscape design will be reviewed at the Development Permit stage.

Tree protection fencing has been installed to City standards prior to the demolition of the houses
that previously occupied the site in order to ensure the trees on the neighbouring properties are
protected. The tree protection plan is included in Attachment 7. Prior to final adoption of the
rezoning bylaw, proof that the owner has entered into a contract with a Certified Arborist to
monitor all works to be done near or within the tree protection zones will be required.
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Requested Variances

The proposed development is generally in compliance with the “Low Density Townhouses
(RTL4)” zone other than the variances noted below. Based on the review of the current plans for
the project, the following variances are being requested:

e Reduce the front yard setback (Mellis Drive) from 6.0 m to 4.5 m.

e Reduce the rear yard setback (Cambie Road) from 6.0 m to 4.5 m.

Staff support the requested variances recognizing that a wider side yard setback is provided on
the east side to accommodate the pedestrian walkway, and a 2 m road dedication is required
along the entire Cambie Road frontage. These variances will be reviewed in the context of the
overall detailed design of the project, including architectural form, site design and landscaping at
the Development Permit stage.

Affordable Housing Strategy

Consistent with the Affordable Housing Strategy, the applicant has agreed to make a cash
contribution to the Affordable Housing Reserve Fund at $2.00 per buildable square foot for a
contribution of $48,534.40.

Public Art

The applicant has agreed to provide a voluntary contribution in the amount of $0.77 per
buildable square foot (2014 rate) to the City’s Public Art Fund. The amount of the contribution
would be $18,685.70.

Indoor Amenity Space

The applicant is proposing a contribution in-lieu of on-site indoor amenity space in the amount
of $23,000 as per the OCP and Council Policy.

Outdoor Amenity Space

Outdoor amenity space will be provided on-site. Based on the preliminary design, the size of the
proposed outdoor amenity space meets the Official Community Plan (OCP) requirement of 6 m*
per unit. Staff will work with the applicant at the Development Permit stage to ensure the

configuration and design of the outdoor amenity space meets the Development Permit Guidelines
in the 2041 OCP.

Design Review and Future Development Permit Considerations

A Development Permit will be required to ensure that the proposed development is sensitively
integrated with adjacent developments. The rezoning conditions will not be considered satisfied
until a Development Permit application is processed to a satisfactory level. In association with
the Development Permit, the following issues will be further examined in relation to the site.
e Compliance with Development Permit Guidelines for multiple-family developments
contained in Section 14 of the 2041 OCP
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e Refinement of building form and architectural character

e Provision of a convertible unit and design of other accessibility/aging-in-place features

e Details of the proposed sustainability features

e Landscaping and open space design: enhancement of the outdoor amenity area, Cambie
Road and Mellis Drive frontages.

e Design details of the pedestrian walkway, including paving material, lighting, fencing
and planting

e Opportunities to maximize permeable surface areas and better articulate hard surface
treatment

e Use of Crime Prevention Through Environmental Design (CPTED) to minimize
opportunities for crime and promote a sense of security

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

Financial Impact or Economic Impact

None

Conclusion

The proposed 21-unit townhouse development is consistent with the 2041 Official Community
Plan and East Cambie Area Plan land use designations. Further design review will be conducted
as part of the Development Permit application process to ensure a high quality project and
consistency with the Development Permit Area guidelines.

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9293 be introduced and given
first reading.
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