STAFF
REPORT

TO: Committee of the Whole MEETING DATE: January 23, 2018
FROM: Lesley-Ann Staats, Director of Planning FILE NO: 3220-Eaglecrest-464
Odete Pinho, Planning Consultant ZA-2017-01

SUBJECT: Revised Zoning Amendment (ZA-2017-01, DP-2017-09) design for 464
Eaglecrest Drive (Eagle View Heights)

RECOMMENDATIONS

THAT the staff report titled Revised Zoning Amendment (ZA-2017-01, DP-2017-09) design
for 464 Eaglecrest Drive (Eagle View Heights) be received;

AND THAT Council request staff to report back on the results of the January 30,2018 pubic
information meeting.

PURPOSE

On December 4, 2017, staff received revised development concept plans for the proposed multi-
family residential development at 464 Eaglecrest Drive, Gibsons.

The purpose of this report is to:
¢ update Council on the application and design revisions;
e report back on referral comments and traffic study findings received; and

¢ inform Council on an upcoming Public Information Meeting hosted by the applicant.

BACKGROUND

In 2017, Ankenman Marchand Architects applied on behalf of TCD Developments (Gibsons) Ltd.
for amendments to the Official Community Plan (OCP) and Zoning Bylaw to allow 100 residential
units and a multi-family form and character Development Permit on 464 Eaglecrest Drive.

On July 26, 2017, the following Resolutions were adopted by Council (progress of each
Resolution is in brackets after the Resolution):
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1.

THAT Council request the applicant for 464 Eaglecrest Drive to provide a
3D computer model for the site and surrounding neighbourhoods to the north and to the
east; (Received December 15, 2017)

THAT Council request the applicant and Town staff to prepare a public consultation
meeting and collect written feedback regarding the 3D computer model and design for 464
Eaglecrest Drive; (Public Information Meeting scheduled January 30, 2018)

THAT Council request staff to refer the design and 3D model information back to the
Advisory Planning Commission for specific recommendations regarding the criteria from
Policy 9.3.5 for the requested OCP amendment; (Referred to APC December 15, 2017)

THAT Council request staff and the applicant to work on a mutually acceptable proposal
for Council's consideration regarding Affordable Housing and Community Amenities as
part of the requested Zoning Bylaw Amendment; (Ongoing)

THAT Council request that the applicant work with staff toward a revised design of the
buildings for 464 Eaglecrest Drive with a more gradual transition in terms of number of
storeys and/or setbacks at the north and east sides of the site in relation to the
surrounding single family residential areas; (Received revised design December 4, 2017)

THAT Council request that the applicant revise the current architectural style of the
buildings by making the design less urban in nature (for example by using pitched or
sloping roofs); (Received revised design December 4, 2017)

THAT Council request the applicant provide additional information regarding the traffic
impact in relation to existing traffic levels and route preferences, comparing existing levels
and anticipated growth with the expected traffic resulting from the development proposal
for 464 Eaglecrest Drive; (Received Traffic Impact Study December 18, 2017)

THAT Council encourage the applicant to revise and reduce the scope of development
plans to fit within the current OCP land use designation of Low Density Residential 1.
(Received revised design December 4, 2017)

SUMMARY OF REVISED APPLICATION

The applicant submitted revised design plans to the Town on December 4, 2017. The revised
plans incorporate several changes 1o those reviewed by Council on July 26, 2017. The changes
are summarized below:

OCP amendment application is withdrawn as the revised design conforms to the Low
Density Residential 1 OCP land use designation

Change to Development Permit Area (DPA) — application to be reviewed under DPA8
(Intensive Residential)

Zoning amendment from Single Family Residential Zone 1 (R-1) to a Comprehensive
Development zone (CD) remains the same
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OFFIcIAL COMMUNITY PLAN — Low DENSITY RESIDENTIAL 1

The revised submission was changed to fit with the current OCP designation of Low Density
Residential 1, as directed by Council. The intent of this OCP designation is as follows:

To permit small lot single-detached dwellings, duplexes, cluster housing, or multi-unit
housing in a single-detached building form with an FSR of 0.6 fo a maximum FSR of 0.75
(generally 20 to 25 units per hectare).

The revised plans illustrate the design changes made with the intent of matching the surrounding
character of the single-family residential neighborhood using a “single-detached building” form.

Floor Space Ratio (FSR) is the ratio resulting from dividing the total floor area of buildings by the
land area of a site. The OCP designation allows for a significant volume through the FSR limits of
0.6 - 0.75. The proposed 87 units equate to a 0.72 FSR which is consistent with OCP guidelines.

ZONING BYLAW AMENDMENT

Existing Land Use Zone: Single Family Residential 1 (R-1)

Zoning Bylaw No. 1065, 2007 designates the site as Single-Family Residential Zone 1 (R-1). The
R-1 zone allows, in addition to accessory uses, one single-family dwelling, a secondary suite, and
a garden suite on lots greater than 750 m? in the garden suite designated areas.

The minimum permitted lot area for subdivision purposes is 700 m2. With a total lot area of 1.93
hectares, without rezoning, the property has a buildout potential of 27 700 m? lots, with a house
and a secondary suite, providing up to 54 dwelling units. (Note this calculation is preliminary and
doesn’t consider limiting factors such as infrastructure service requirements.)

Proposed Land Use Zone: Comprehensive Development (CD)

The applicant has requested to amend the zoning from the Single-Family Residential Zone 1 (R-
1) to a Cluster Residential (RCL) Zone to permit a variety of building forms having a single-family
character. However, the current RCL zone has setback, height, roof slope, and reduced second-
floor area limitations, which do not fit the proposed development.

Staff recommends a Comprehensive Development Zone (CD Zone) as the most effective way to
regulate the proposal, which could be based on the existing RCL zone. A CD zone would be
tailored to the site, specifying building footprints, floor area, heights, number of units, setbacks,
etc. The CD zone can divide the property into subareas and provide specific permitted uses,
heights, and setbacks for each subarea.

To control the form and character of the buildings, a Development Permit (DPA 8 — Intensive
Residential), defined in the OCP, is required.
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Parking

Zoning Bylaw No. 1065, 2007 (Part 6) regulates off-street vehicle and bicycle parking and loading.
The development proposes to exceed parking requirements for the proposed number of units.
Development Permit guidelines for parking is discussed further below.

DEVELOPMENT PERMIT AREA 8 — INTENSIVE RESIDENTIAL

The property is located in a form and character Development Permit Area (DPA8) — Intensive
Residential, as shown on OCP Schedule E, which applies to subdivision, construction of “cluster
Residential” development, and Garden Suites. The OCP identifies that intensive residential
development includes ‘cluster development”, subdivision and/or construction of residential
development in areas where the Zoning Bylaw (in the RCL zone and possible future other zones)
allows for multiple dwelling units in a single-detached form on larger lots (typically 1000 m? and
up) (Smart Plan, DPAS, pg 132).

The application of cluster development guidelines to the proposed development has been applied
for design guidance.

The guidelines for construction on cluster lots include the following elements (Smart Plan, DPAS,
pg 134-138):

Subdivision Guidelines

General form and character

Building Massing and Street Rhythm

Relationship to Street

Relationship to the Lane

Relationship Between Buildings

Solar orientation

Other (solid waste management, private open space, views)
Parking and Access

Screening and Landscaping

The remainder of the report reviews the proposed design in relation to the form and character
guidelines.

Subdivision Guidelines

The subdivision guidelines call for “retain(ing) existing trees, vegetation and other important
natural features”....and furthermore to “retain a minimum of 30% of tree cover in the subdivision
area where possible”. The lots should also consider solar orientation, pedestrian access pathways
and provide a variety of housing types. The property is sloped toward the east and all homes are
designed to capture eastward ocean views.

The revised plan proposes to retain the sloped portion of the property, located in the centre, as
green space with existing trees and new native plantings, pathways, benches and constructed
ponds for stormwater retention. The March 2017 plan proposed a lot coverage ratio of 42% (or
green space retention area of 128,616 square feet). The revised plan proposes a lot coverage
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TRAFFIC IMPACT REPORT

Creative Transportation Solutions (CTS) Ltd, prepared a Traffic Impact Study for the proposed
development, submitted to the Town on December 18, 2017. The report examined traffic impact
for Friday afternoon peak hour, when traffic volumes are at their highest (due to commuters
heading home, local shopping and influx of weekend visitors). The study found that the maximum
volume of vehicles forecasted is 50 vehicle trips during the weekday afternoon peak hour. The
upper site is expected to generate 36 vehicles using the Eaglecrest Drive access and 14 vehicles
are estimated using the Stewart Road/ Winn Road access, during weekday afternoon peak hour.
CTS concluded that “the site generated traffic volumes for the site are negligible and any traffic
impacts associated with this development would be localized to just the site access.” (pg. 8).

The report recommends one geometric improvement to the intersection of Eaglecrest Drive and
Inglis Road, for the purpose of splitting the site traffic volumes using Eaglecrest Drive and Inglis
Road. A curb bulb-out is recommended to be constructed in both the northwest quadrant and the
northeast quadrant for the following reasons:

e A narrowing of the cross-section of Eaglecrest Drive will deter some motorists from using
Eaglecrest Drive to access or egress the site as it reduces the vehicle capacity of that
roadway; and

e The narrowing of the cross-section of Eaglecrest Drive also reduces the width of the
crosswalk for pedestrians wishing to cross Eaglecrest Drive, which will reduce the
exposure of pedestrians to vehicles.

Based on the findings of the CTS report, two additional upgrades are proposed. Improvements
noted to the geometric Road improvements (noted above) and the following pathway connections:

1. A crosswalk with sidewalk letdowns and curb bulb-outs be constructed on the north side of
Eaglecrest Drive to link the site to the existing neighbourhood pedestrian network; and

2. A sidewalk will need to be connected from the site at the lower bench to the existing
sidewalk on Winn Road at Abbs Road to link the site to the pedestrian network of Lower
Gibsons.

These improvements would be required to be provided by the developer, as part of the site
servicing upgrades.

AFFORDABLE HOUSING AND COMMUNITY AMENITIES

The Town’s Affordable Housing and Community Amenities Policy 3.14 is intended to enable
Council to request, as part of any new residential rezoning, funds towards or the provision of
community amenities and affordable housing.

Residential rezoning applications that result in the creation of 10 or more residential lots or multi-
family housing units are encouraged to either provide community amenities on or off-site or
contribute to the community amenity reserve fund.
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CHIEF ADMINISTRATIVE OFFICER’S COMMENTS:

| have reviewed the report and support the recommendation(s).

o

Emanuel Machado [
Chief Administrative Officer

Aftachments

1. 464 Eaglecrest Drive (Eagle View Heights) APC Drawing Package, dated December 4, 2017
2. Advisory Planning Commission Minutes, from meeting held on December 15, 2017
3. Traffic Impact Study, CTS Creative Transportation Solutions Ltd., dated December 12, 2017
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