REVISED AGENDA - VICTORIA CITY COUNCIL

Thursday, January 28, 2021, 6:30 P.M.
Council Chambers, City Hall, 1 Centennial Square
The City of Victoria is located on the homelands of the Songhees and Esquimalt People

Due to the COVID-19 Pandemic, public access to City Hall is not permitted. This meeting may be viewed on
the City’s webcast at www.victoria.ca.

Council is committed to ensuring that all people who speak in this chamber are treated in a fair and respectful
manner. No form of discrimination is acceptable or tolerated. This includes discrimination because of race,
colour, ancestry, place of origin, religion, marital status, family status, physical or mental disability, sex, sexual
orientation, gender identity or expression, or economic status. This Council chamber is a place where all
human rights are respected and where we all take responsibility to create a safe, inclusive environment for
everyone to participate.
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*F.1.

*F.2.

F.3.

1224 Richardson Street: Rezoning Application No. 00705 and Development
Permit with Variance Application No. 00149

Addenda: Correspondence

Council is considering an application that proposes to allow for an increase in
density and three multiple dwelling buildings.

F.1.a. Public Hearing & Consideration of Approval

. Motion to give 3rd reading to:

. Zoning Regulation Bylaw, Amendment Bylaw (No.
1244) No. 21-013
. Motion to adopt:

. Zoning Regulation Bylaw, Amendment Bylaw (No.
1244) No. 21-013

. Housing Agreement (1224 Richardson Street) Bylaw
(2021) No. 21-014
. Motion to approve development permit with variance

956 Heywood Avenue: Development Permit with Variances Application No.
00126

Addenda: Correspondence

Council is considering an application that proposes to construct a 4-storey
multiple dwelling building with variances.

F.2.a. Opportunity for Public Comment & Consideration of Approval

. Motion to adopt:

. Housing Agreement (956 Heywood Avenue) Bylaw
(2021) No. 21-005
. Motion to approve development variance permit

429 and 431 Parry Street: Development Variance Permit Application No. 00234

and Development Variance Permit Application No. 00235

Council is considering an application that proposes to construct a new single
family dwelling with secondary suite with variances for front, sides and rear
yard setbacks.

F.3.a. Opportunity for Public Comment & Consideration of Approval

. Motion to approve development variance permit
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F.1 Bylaw for 1224 Richardson Street: Rezoning Application No. 00705

Moved By Councillor Alto
Seconded By Councillor Potts

That the following bylaw be given first and second readings:
1. Zoning Regulation Bylaw, Amendment Bylaw (No. 1244) No. 21-013

FOR (8): Mayor Helps, Councillor Alto, Councillor Dubow, Councillor Isitt, Councillor Potts,
Councillor Loveday, Councillor Andrew, Councillor Thornton-Joe
OPPOSED (1): Councillor Young

CARRIED (8to 1)

Moved By Councillor Alto
Seconded By Councillor Potts

That the following bylaw be given first, second and third readings:
1. Housing Agreement (1224 Richardson Street) Bylaw (2021) No. 21-014

FOR (8): Mayor Helps, Councillor Alto, Councillor Dubow, Councillor Isitt, Councillor Potts,
Councillor Loveday, Councillor Andrew, Councillor Thornton-Joe
OPPOSED (1): Councillor Young

CARRIED (8to 1)
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CITY OF

VICTORIA

Council Report
For the Meeting of January 14, 2021

To: Council Date: December 31, 2020
From: Karen Hoese, Director, Sustainable Planning and Community Development

Subject: Update Report on Rezoning Application No. 00705 for 1224 Richardson
Street

RECOMMENDATION

That Council give first and second reading of the Zoning Regulation Bylaw Amendment No. 21-
013 (Amendment No. 1244), and give first, second and third readings of Housing Agreement
(1224 Richardson Street) Bylaw No. 21-014.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with an update regarding the Rezoning
Application for the property located at 1224 Richardson Street. The proposal is to create a new
site-specific zone that permits an increase in density and allows for three buildings with ground-
oriented multiple dwellings.

PUBLIC HEARING CONDITIONS
Legal Agreements

In accordance with Council’s motion of July 9, 2020 (see attached minutes), the following
conditions have been fulfilled:

e a Housing Agreement to ensure a future strata cannot restrict the rental of dwelling units,
with the exception of four dwelling units secured as below market home ownership units
which are intended to be owner occupied

e a Section 219 Covenant securing the following Transportation Demand Management
measures has been registered on title:

one car share vehicle

one car share parking spot

one care share membership per dwelling unit

one hundred dollars in car share usage credits per membership
two oversized bicycle parking stalls

one bicycle repair station;

O O O O O O

e A statutory right-of-way of 1.43m along the adjacent laneway has been registered on title.
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Administrative Process for Below-Market Housing

In accordance with the Council motion, the applicant revised the proposal to ensure an
administrative process is in place to manage the below-market housing units associated with this
proposal. Previously, the applicant had been offering to secure the initial sale price through a
covenant on title and another covenant that would penalize an owner for selling their unit within
three years of purchase. However, in the absence of third-party oversight to administer the
program and no buyer qualifications in place, it was unclear as to what extent the application
would provide a contribution to affordable housing in Victoria.

Instead, the applicant has chosen to work with the Capital Regional District (CRD) to secure four
units (one two-bedroom and three one-bedroom) at a minimum of ten percent below market value
in perpetuity. This arrangement has been secured through legal agreements on title (see
attached).

The CRD would manage the appraisal and sale of the below-market units in perpetuity. Qualified
buyers would have to have lived in the Capital Region for at least a year, be a first-time home
buyer, and have a maximum qualifying income of approximately $85,000 for the one-bedroom
units and $95,000 for the two-bedroom unit. While the income thresholds are too high to meet the
City’s definition of Affordable Home Ownership, the approach of partnering with a government
agency to secure and administer the below-market housing is generally consistent with the City’s
Housing Strategy and would add to the diversity of housing options in the neighbourhood, which is
also encouraged in the Official Community Plan.

The remaining twenty units would be sold at market value. As mentioned, a housing agreement
has been provided to ensure a future strata cannot restrict rental of the market units.

CONCLUSIONS

The recommendation provided for Council’'s consideration contains the appropriate language to
advance these applications to a Public Hearing and an Opportunity for Public Comment.

Respectfully submitted,

Alec Johnston Karen Hoese, Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Manager.

List of Attachments

o Attachment A: July 2, 2020 Committee of the Whole meeting staff report
e Attachment B: July 2, 2020 Committee of the Whole meeting minutes
e Attachment C: July 9, 2020 Council motion
e Attachment D: Capital Regional District Housing Agreement.
Council Report December 31, 2020
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ATTACHMENT A

CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of July 2, 2020

To: Committee of the Whole Date: June 18, 2020
From: Karen Hoese, Director, Sustainable Planning and Community Development

Subject: Rezoning Application No. 00705 for 1224 Richardson Street

RECOMMENDATION

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00705 for 1224
Richardson Street, that first and second reading of the Zoning Regulation Bylaw Amendment be
considered by Council and a Public Hearing date be set once the following conditions are met:

1. Preparation and execution of legal agreements for the following:

a. to ensure that a future strata cannot restrict the rental of units to non-owners, to
the satisfaction of the Director of Sustainable Planning and Community
Development;

b. to secure the following transportation demand management measures, to the
satisfaction of the Director of Engineering and Public Works:

i. one car share vehicle
ii. one car share parking spot
iii. one care share membership per dwelling unit
iv. one hundred dollars in car share usage credits per membership
v. two oversized bicycle parking stalls
vi. one bicycle repair station;

c. to secure a 1.43 metre Statutory Right-of-Way adjacent to the lane.

LEGISLATIVE AUTHORITY

In accordance with Section 479 of the Local Government Act, Council may regulate within a
zone the use of land, buildings and other structures, the density of the use of the land, building
and other structures, the siting, size and dimensions of buildings and other structures as well as
the uses that are permitted on the land and the location of uses on the land and within buildings
and other structures.

In accordance with Section 483 of the Local Government Act, Council may enter into a Housing
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Agreement which may include terms agreed to by the owner regarding the occupancy of the
housing units and provided such agreement does not vary the use of the density of the land
from that permitted under the zoning bylaw.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Rezoning Application for the property located at 1224 Richardson Street. The proposal is
to rezone from the R1-B Zone, Single Family Dwelling District, to a new site-specific zone in
order to increase the density to 0.67:1 floor space ratio (FSR) and allow for multiple dwellings at
this location. A concurrent development permit with variances application would vary the
parking, height and number of storeys and allow for a roof deck.

The following points were considered in assessing this application:

o the proposal is generally consistent with the Official Community Plan (OCP, 2012)
Traditional Residential Urban Place Designation in terms of use, density, built form and
place character

o the proposal would create new homeownership options and advance the OCP’s
objectives with regards to providing a diversity of housing types in each neighbourhood

e the proposal is inconsistent with the Rockland Neighbourhood Plan (1987), which
encourages consideration of duplex or small-scale townhouses as an appropriate form
of infill in the R1-B Zoned areas of the neighbourhood

¢ the proposal meets the Tenant Assistance Policy.

BACKGROUND
Description of Proposal

This Rezoning Application is to allow for three ground-oriented residential buildings, with
approximately 24 dwelling units, at an overall density of 0.67:1 floor space ratio (FSR).
Although similar in width to adjacent properties, the subject site is a relatively deep lot with a
total site area of approximately 1738m2. The new zone would allow for houseplexes as a form
of ground-oriented multiple dwelling, as well as increased height and reduced setbacks in
comparison to the R1-B Zone, Single Family Dwelling District.

Variances related to parking, number of storeys, height and roof decks are also associated with
this proposal and reviewed in relation to the concurrent Development Permit with Variances
Application.

Affordable Housing

The applicant proposes the demolition of two dwellings and creation of 24 new one- and two-
bedroom units which would increase the overall supply of housing in the area. A Housing
Agreement is also being proposed which would ensure that future Strata Bylaws could not
prohibit the rental of units.

The subject site is designated as Traditional Residential in the Official Community Plan (OCP,
2012) and is therefore not subject to the Inclusionary Housing and Community Amenity Policy.
Nevertheless, as a voluntary measure, the applicant is offering to secure the initial sale of the
units at an average of $330,000 for one-bedroom units and $480,000 for two-bedroom units. An
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additional covenant on the dwellings would require an owner to pay fifty percent of the
difference between their purchase price and the increased sale price to the City’s Housing
Reserve Fund if the unit is sold within three years of purchase.

In order to meet the definition of affordable homeownership, as outlined in the Victoria Housing
Strategy Phase Two, an applicant must partner with a government agency or establish non-
profit housing organization to administer the unit sales, income test potential buyers, and to
monitor and enforce the affordable housing program. This is typically done through agencies
such as BC Housing or the Capital Regional District which, unlike the City, are resourced to run
these programs and staff have recommended that the applicant pursue such a partnership.
However, the applicant has chosen not to do so, and has not provided an alternate way of
administering the program or ensuring that affordability is passed on to future owners. Further,
the proposed below-market rates for the initial sale have not been verified by an independent
third-party, nor have maximum income criteria for potential buyers been established.

Therefore, although these voluntary covenants could potentially help in limiting housing prices
and curbing speculation, in the absence of appropriate administrative measures in place it is
uncertain as to what extent the application would provide a contribution to affordable housing in
Victoria. However, an alternate motion is provided should Council decide to direct staff to work
with the applicant on executing these covenants.

Tenant Assistance Policy

The proposal is to demolish an existing building which would result in a loss of two existing
residential rental units. Consistent with the Tenant Assistance Policy, the applicant has
provided a Tenant Assistance Plan which is attached to this report.

Sustainability

The applicant has identified a number of sustainability features which will be reviewed in
association with the concurrent Development Permit with Variances Application for this property.

Active Transportation

The application proposes short and long term bicycle parking, including two spaces for over-
sized bicycles, which supports active transportation.

Public Realm

No public realm improvements, beyond City standard requirements, are proposed in association
with this Rezoning Application.

Accessibility

The British Columbia Building Code regulates accessibility as it pertains to buildings.

Land Use Context

The area is characterized by single family dwellings, duplexes and house conversions to

multiple dwellings. Several of the properties to the west, along Linden Avenue, are either
heritage-registered or designated properties.

Committee of the Whole Report June 18, 2020
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Existing Site Development and Development Potential
The site is presently developed as a single family dwelling that has been converted to a duplex.

Under the current R1-B Zone, the property could be developed as a single family dwelling with
either a secondary suite or a garden suite. Alternatively, subject to Council approval of a
development permit for panhandle subdivision, the property could be subdivided into three lots
and each lot could have a single family dwelling with either a secondary suite or garden suite.

Data Table
The following data table compares the proposal with the existing R1-B Zone, Single Family

Dwelling District. An asterisk is used to identify where the proposal does not meet the
requirements of the existing zone.

OCP
Zoning Criteria Proposal Existing Zone Traditional
Residential

Site area (m?) — minimum 1738.22 460 -
Number of units — maximum 24 2 -
Den_5|ty (Floor Space Ratio) — 0.67:1 i 11
maximum
Total floor area (m?) — maximum 1156.15 * 420 -
Lot width (m) — minimum 17.36 15

9.4 * (Building A)
Height (m) — maximum 10.08 * (Building B) 7.6 -

9.95 * (Building C)
Storeys — maximum 3* 2 Up to 2-3
Site coverage (%) — maximum 31 40 -
Open site space (%) — minimum 56 - -
Separation space between 27-05a$“g‘)““93 A
bglldlngs (within the site) (m) — 7.61 (Buildings B and - -
minimum )
Roof deck Yes * (Buildings B NoO )

and C)

Setbacks (m) — minimum

Committee of the Whole Report
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Zoning Criteria

Proposal

Existing Zone

OCP
Traditional
Residential

Building A
Front

Side (east)
Side (west)

Combined side yards

7.09 * (building)
4.80 * (stairs)

1.84
3.14 (building)

4.98

7.5 (building)
5.0 (stairs)

1.74 (10% of lot width)
1.74 (10% of lot width)

4.5

Building B
Side (east) 1.81 (building) 1.74 (10% of lot width) -
Slide (west) ‘I’Alf;’ S‘bEJs”t(:il:g 1.74 (10% of lot width)
Combined side yards 3.28* 4.5 -
Building C
Side (east) 1.81 (building) 1.74 (10% of lot width) -
Side (west) ‘I’gg &bg't‘:lrsgi 1.74 (10% of lot width) -
Rear 9.35* 25.25 (25% of lot depth) -
Combined side yards 3.10* 4.5 -
Parking — minimum 10 * 23 -
Visitor par_king in_clpded in the 3 5 i
overall units — minimum
Bicycle parking — minimum
Long Term 26 26 -
Short Term 18 18 -

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variance Applications, the applicant has consulted the Rockland
CALUC at a Community Meeting held on July 16, 2019. A second CALUC meeting was held on
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September 17, 2019 due to the potential for an Official Community Plan amendment. All
property owners and residents within 200m of the subject site were notified of the second
meeting, whereas only those within 100m were notified of the first meeting. Meeting summaries
are attached to this report.

ANALYSIS
Official Community Plan

The Official Community Plan (OCP, 2012) Urban Place Designation for the subject property is
Traditional Residential, which supports ground-oriented residential uses. The OCP states that
new development may have a density of generally up to 1:1 floor space ratio (FSR) and up to
two storeys in height and approximately three storeys along arterial and secondary arterial
roads. The OCP also notes that within each designation there will be a range of built forms and
that decisions about the appropriate scale for a particular site will be based on an evaluation of
the context in addition to consistency with OCP policies, other relevant City policies and local
area plans.

The subject site is located on a collector road, not an arterial road, however the immediate
context includes several older character houses that are similar in scale to the proposed
buildings. While the proposed development is technically three storeys in height due to the
ceiling height of the basement relative to average grade, the buildings present as two storeys
with a raised basement. This form of development fits with the existing context and is
considered consistent with the spirit of the Traditional Residential Urban Place Designation.

Some of the adjacent houses remain as single family dwellings while many have been
converted to multiple dwellings — a common form of infill development in both the Rockland
neighbourhood and Fairfield to the south of Richardson Street. The proposed houseplexes,
which are buildings of three or more units that appear as large single family dwellings, and
density of 0.67:1 FSR, are considered a compatible form of infill development that is consistent
with the use, density and place character envisioned in the OCP for Traditional Residential
areas. Furthermore, the proposed mix of one- and two-bedroom condominiums would help
advance the OCP housing objectives, which encourage a diversity of housing types to create
more home ownership options in each neighbourhood.

Rockland Neighbourhood Plan

The Rockland Neighbourhood Plan (1987) supports consideration of duplexes or small-scale
townhouses as an appropriate form of infill in areas currently zoned R1-B. The plan does not
contemplate houseplexes as a potential housing typology in the neighbourhood. Although the
proposed development is not consistent with the envisioned use, it is aligned with the policies
that support new buildings that compliment the larger estate houses of Rockland, and would
add to the neighbourhood’s ground-oriented housing stock.

Tree Preservation Bylaw and Urban Forest Master Plan
The goals of the Urban Forest Master Plan include protecting, enhancing, and expanding
Victoria’'s urban forest and optimizing community benefits from the urban forest in all

neighbourhoods.

This application was received prior to October 24, 2019, so it falls under Tree Preservation
Bylaw No. 05-106 consolidated June 1, 2015. The tree inventory included in the attached
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arborist report identifies five offsite trees that could be impacted by development activities: one
bylaw-protected, three unprotected, and one City street tree. The following is a summary of
tree-related considerations:

e a bylaw-protected European ash tree on the neighbouring property to the east is
proposed for removal due to conflict with Building C (root loss from excavation and loss
of canopy); therefore, two replacement trees will need to be planted at 1232 Richardson
Street

e an unprotected black locust tree on 1232 Richardson Street is also proposed for removal
due to negative impacts from the proposed building excavation

e two unprotected trees on neighbouring properties and a hawthorn tree on the City
frontage are to be retained with mitigation measures such as tree protection fencing and
arborist supervision

¢ thirty new trees have been proposed to be planted on the site.

Statutory Right-of-Way

The applicant is offering a 1.43m wide Statutory Right-of-Way to help achieve a wider right-of-
way along the public portion of the lane.

Regulatory Considerations

Variances related to parking, number of storeys, height and roof decks are associated with this
proposal and are reviewed with the concurrent Development Permit with Variances Application.

CONCLUSIONS

The proposal to rezone the site to construct three houseplexes on one lot is consistent with the
use and density envisioned for this location in the OCP and would add to housing diversity in
the Rockland neighbourhood. Therefore, staff recommend that Council consider advancing the
application to a Public Hearing.

ALTERNATE MOTIONS
Option 1 (with Legal Agreement related to Housing Offer)

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00705 for 1224
Richardson Street, that first and second reading of the Zoning Regulation Bylaw Amendment be
considered by Council and a Public Hearing date be set once the following conditions are met:

1. Preparation and execution of legal agreements for the following:

a. to ensure that a future strata cannot restrict the rental of units to non-owners,
to the satisfaction of the Director of Sustainable Planning and Community
Development;

b. to secure the following transportation demand management measures, to the
satisfaction of the Director of Engineering and Public Works:

i. one car share vehicle

ii. one car share parking spot
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iii. one care share membership per dwelling unit
iv. one hundred dollars in car share usage credits per membership
v. two oversized bicycle parking stalls
vi. one bicycle repair station;
to secure a 1.43 metre statutory right-of-way adjacent to the lane;

to secure the initial sale prices at a maximum average of $330,000 for
one bedroom units and $480,000 for two bedroom units; and

e. to ensure that an owner contribute 50% of the difference between their
purchase price and the increased sale price to the City’s Housing
Reserve Fund if the unit is sold within three years of purchase.

Option 2 (Decline)

That Council decline Rezoning Application No. 00705 for the property located at 1224
Richardson Street.

Respectfully submitted,

Alet Jehnston Karen Hoese, Director
Senior Planner Sustainable Planning and Community
Development Services Development Department

Report accepted and recommended by the City Manager: @WL%&M

Date: June 23,2020
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List of Attachments
e Attachment A: Subject Map
e Attachment B: Aerial Map
¢ Attachment C: Plans date stamped June 8, 2020
e Attachment D: Letter from applicant to Mayor and Council dated May 20, 2020

e Attachment E: Community Association Land Use Committee Comments dated July 16,
2019, September 17, 2019 and October 10, 2019

e Attachment F: Arborist report dated May 13, 2019 updated August 19, 2019
e Attachment G: Advisory Design Panel minutes dated November 27, 2019

e Attachment H: Letter from applicant in response to Advisory Design Panel
recommendation dated January 24, 2020

e Attachment |: Tenant Assistance Plan

e Attachment J: Correspondence.
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CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of July 2, 2020

To: Committee of the Whole Date: June 18, 2020

From: Karen Hoese, Director, Sustainable Planning and Community Development

Subject: Development Permit with Variances Application No. 00149 for 1224
Richardson Street

RECOMMENDATION

That Council, after giving notice and allowing an opportunity for public comment at a meeting of
Council, and after the Public Hearing for Rezoning Application No. 00705, if it is approved,
consider the following motion:

“That Council authorize the issuance of Development Permit with Variances Application
No. 00149 for 1224 Richardson Street, in accordance with:

1. Plans date stamped June 8, 2020.

2. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:

i.  reduce the vehicle parking from 23 stalls to 10 stalls;
ii. increase the height from 7.6 metres to 10.08 metres;
iii. increase the number of storeys from 2.5 to 3;
iv.  allow for roof decks.
3. The Development Permit lapsing two years from the date of this resolution.”

LEGISLATIVE AUTHORITY

In accordance with Section 489 of the Local Government Act, Council may issue a Development
Permit in accordance with the applicable guidelines specified in the Official Community Plan. A
Development Permit may vary or supplement the Zoning Regulation Bylaw but may not vary the
use or density of the land from that specified in the Bylaw.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Development Permit Application for the property located at 1224 Richardson Street. The
proposal is to construct three buildings with multiple dwellings on one lot. The variances are
related to reduced parking, increased height and number of storeys, and to allow for roof decks.
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The following points were considered in assessing this application:

the proposal is generally consistent with the Design Guidelines for Development Permit
Area 16: General Form and Character, which seeks to integrate new development in a
manner that compliments and enhances established place character

the proposal is generally consistent with the Rockland Neighbourhood Plan, 1987, which
encourages new development that is compatible with the traditional architectural
character of the area

the parking variance is considered supportable as the applicant is proposing
Transportation Demand Management (TDM) measures to mitigate the potential impacts
from this variance which would be secured by legal agreement in conjunction with the
concurrent Rezoning Application.

the variances related to height and number of storeys are considered supportable
because the proposed building is similar in scale and character to adjacent buildings

the variance to permit roof decks is considered supportable as the decks present as
upper storey balconies and would have minimal impact on adjacent properties in terms
of overlook.

BACKGROUND

Description of Proposal

The proposal is to construct three multiple dwellings (houseplexes) with approximately 24
dwelling units. The proposal includes the following major design components:

traditional architectural form and character that takes design cues from adjacent
buildings

24 dwelling units in three buildings (Building A: 6 units, Building B: 9 units and Building
C: 9 units)

individual at-grade entrances for each unit

clustered surface parking for ten vehicles located behind the street fronting building
(Building A) accessed via the public portion of the laneway

bike parking rooms within each building

shared exterior garbage and recycling enclosure adjacent to Building A.

Exterior building materials include:

fiber cement shingles (light tan, light grey and dark grey colour)
fiber cement horizontal siding (dark tan, slate and cream colour)
wood trim (white colour)

fiberglass roof shingles (charcoal colour)

wood stairs, guards and exterior doors (white colour).
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Landscape elements include:

vegetated swale for on-site storm water management

private outdoor space for the majority of units in the form of a balcony or patio
shared gardening area with raised planters and fruit trees

common outdoor amenity space with outdoor fireplace, pergola and seating
metal grate boardwalk providing access to the buildings across the swale

perimeter landscaping and fencing for privacy.

The proposed variances are related to:

reducing the vehicle parking from 23 stalls to 10 stalls
increasing the height from 7.6 metres to 10.08 metres
increasing the number of storeys from 2.5 to 3

allowing roof decks.

Sustainability

As indicated in the applicant’s letter dated May 20, 2020 the following sustainability features are
associated with this proposal:

buildings would be designed and constructed to accommodate future solar panels and
electric vehicle charging

landscape design that incorporates storm water retention swales and infiltration areas,
drought tolerant plants, permeable pavers and infiltration areas

30 new on-site trees

relocation or recycling of the existing building.

Data Table

The following data table compares the proposal with the existing R1-B Zone, Single Family
Dwelling District. An asterisk is used to identify where the proposal does not meet the
requirements of the existing zone.

OoCP
Zoning Criteria Proposal Existing Zone Traditional
Residential
Site area (M?) — minimum 1738.22 460 -
Number of units — maximum 24 2 -
Den_sny (Floor Space Ratio) — 0671 ) 11
maximum
Committee of the Whole Report June 18, 2020
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OCP

Zoning Criteria Proposal Existing Zone Traditional
Residential
Total floor area (m?) — maximum 1156.15 * 420 -
Lot width (m) — minimum 17.36 15
9.4 * (Building A)
Height (m) — maximum 10.08 * (Building B) 7.6 -
9.95 * (Building C)
Storeys — maximum 3* 2 Up to 2-3
Site coverage (%) — maximum 31 40 -
Open site space (%) — minimum 56 - -
Separation space between 27'05a$ug?'ngs A
buildings (within the site) (m) — o - -
minimum 7.61 (Buﬂcc:i)lngs B and
Roof deck Yes * (Buildings B No )
and C)

Setbacks (m) — minimum

Building A

7.09 * (building) 7.5 (building) i

Front 4.80 * (stairs) 5.0 (stairs)

Side (east) 1.84 1.74 (10% of lot width) -

Side (west) 3.14 (building) 1.74 (10% of lot width) -

Combined side yards

4.98

4.5

Building B

Side (east)

Slide (west)

Combined side yards

Building C

1.81 (building)

3.13 (building)
1.47 * (stairs)

3.28*

1.74 (10% of lot width)

1.74 (10% of lot width)

4.5

Committee of the Whole Report

Development Permit with Variances Application No. 00149
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OCP
Zoning Criteria Proposal Existing Zone Traditional
Residential

Side (east) 1.81 (building) 1.74 (10% of lot width) -

_ 3.09 (building)
Side (west) 129 % ) 1.74 (10% of lot width) -
. stairs

Rear 9.35 * 25.25 (25% of lot depth) -
Combined side yards 3.10* 4.5 -
Parking — minimum 10 * 23 -
Visitor par_king in_cl_uded in the 3 5 i
overall units — minimum
Bicycle parking — minimum
Long Term 26 26 -
Short Term 18 18 -

ANALYSIS

Official Community Plan

The subject site is designated as Traditional Residential in the Official Community Plan (OCP,
2012), which supports ground-oriented residential buildings with front and rear yards, variable
landscaping and units oriented to face the street.

Rockland Neighbourhood Plan

The Rockland Neighbourhood Plan (1987) encourages the preservation of larger lots,
architecture that relates to the traditional form and character of existing buildings, and retention
and enhancement of landscape and streetscape features that contribute to the neighbourhood’s
heritage character. The proposal is generally consistent with these policies.

Design Guidelines for Development Permit Area 16: General Form and Character

The OCP identifies the site within Development Permit Area 16: General Form and Character.
The objectives of this DPA are to integrate new developments in a manner that compliments
and enhances the established place character of an area through high quality architecture,
landscape and urban design. Other objectives include providing sensitive transitions to
adjacent properties with built form of three storeys or lower, and to achieve more liveable
environments through considerations for human-scaled design, quality of open spaces, privacy
impacts and safety and accessibility. Design Guidelines that apply to DPA 16 are the Multi-Unit
Residential, Commercial and Industrial Design Guidelines (2012), Advisory Design Guidelines

Committee of the Whole Report June 18, 2020
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for Buildings, Signs and Awnings (2006), and Guidelines for Fences, Gates and Shutters
(2010).

The proposal complies with the guidelines as follows:

¢ the traditional building design and landscaping respects the character of the established
area and incorporates exterior materials that are durable and will weather gracefully

e street-oriented entrances are prominent and include entry canopies and porches that
provide a transition from the public realm of the street and sidewalk to the private realm
of the proposed residences

e landscaped planting areas and communal outdoor spaces that foster community and
contribute to the green character of the area

e pedestrian oriented site planning with clustered parking located behind the street fronting
building and accessed via a shared driveway, which limits the visual impact of vehicle
parking on the existing street character and reduces the amount of site area taken up by
vehicle access and parking.

Advisory Design Panel

The application was referred to the Advisory Design Panel (ADP) on November 27, 2019. The
ADP was asked to comment on the overall building and landscape design, with particular
attention to the transition with adjacent properties.

The ADP meeting minutes are attached for reference, and the following motion was carried:

It was moved ... that Advisory Design Panel recommend to Council that Development
Permit Application No. 000558 for 1224 Richardson Street be declined until further
consideration of the following items:

* clarification of pedestrian use of the lane

* clarification of public and private site access

* adjustments to the character of units B and C to better fit the property
* accessibility of the units and accessibility within the site

* clarification of site functionality, including loading.

The applicant provided a letter of response dated January 24, 2020, as well as revised plans to
address the ADP comments and issues identified in the motion.

Four of the five issues identified by the ADP appear to relate to the site planning and building
orientation as it relates to the adjacent lane. However, only the two ends of the lane are public
right-of-way; the majority of the lane is located on private property. While access to the lane is
not currently controlled and the general public continues to use the lane for vehicle and
pedestrian access, the subject site does not have legal access to the privately-owned portion of
the lane. Further, as noted in the applicant’s letter dated January 24, 2020, several owners of
the lane raised concern with the proposed development having access via the lane and have
requested a fence be installed to limit the potential for occupants of Buildings B and C to utilize
the lane for dropoff and loading. Therefore, the proposed development has not been designed
to utilize the private lane nor have the buildings been oriented to face the private lane. Instead,
consistent with the Design Guidelines, the buildings are oriented towards Richardson Street and
the vehicle access is off the public portion of the lane as shown on the site plan. To better fit the

Committee of the Whole Report June 18, 2020
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property, the applicant has modified Buildings B and C to reduce the “institutional character” of
the entrances, which was a concern noted by the Panel.

Regulatory Considerations

A number of variances related to height, setbacks, parking and roof decks are proposed as part
of this application. This approach is recommended to ensure that reduced siting requirements
are not entrenched in a new custom zone and that any future alternative development proposals
would need to apply to Council to achieve these, or different variances.

Height and Number of Storeys

In terms of height, the OCP envisions buildings up to approximately two storeys in most areas
designated as Traditional Residential, with taller buildings up to approximately three storeys
along arterial or secondary arterial roads. Generally consistent with this policy direction, the
new zone would establish a maximum height of 7.6m and 2.5 storeys. The proposed buildings
appear as two-storey buildings with a raised basement; however, the Zoning Regulation Bylaw
considers the lower basement level as the first storey due to the ceiling height relative to
average grade. Therefore, the proposed buildings are technically three storeys in height. The
average grade is lowered by the sunken patios for the basement units. Staff consider the
increase in number of storeys from 2.5 storeys to three, and increase in building height from
7.6m to 10.08m, as supportable because the building appears as a 2.5 storey building and the
sunken patios contribute to the livability of the lower units, consistent with the Design
Guidelines.

Parking

A variance is requested to reduce the required number of parking stalls from a total of 23 to 10.
To mitigate some of the potential impacts from this variance the applicant is proposing the
following Transportation Demand Management (TDM) measures, which would be secured by
legal agreement as a condition of the concurrent Rezoning Application:

e one car share vehicle

e one dedicated car share parking stall
e car share memberships for each unit
e $100 car share credit per membership
e two over-sized bicycle parking stalls

e one bicycle repair station.

Given these measures, staff consider the parking variance as supportable.
Roof decks

Consistent with the existing R1-B Zone, , in order to limit the potential negative impacts on
adjacent properties in terms of privacy in the event a different design was advanced in the
future, the new zone would not permit roof decks as a right. The proposed upper storey
balconies, which are a typical design feature of traditional buildings in the area, are technically
roof decks as they are located above the second storey of the building. However, these
balconies are small in size and are oriented to the south and not towards the rear yards of
adjacent properties. Staff therefore consider these roof decks supportable as they are

Committee of the Whole Report June 18, 2020
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consistent with the character of the area, provide private outdoor space for the upper units and
would have minimal impact on adjacent properties.

CONCLUSIONS

The proposal to construct three houseplexes on one lot with 24 ground-oriented dwellings is
considered consistent with the Design Guidelines for Development Permit Area 16: General
Form and Character. The buildings and associated landscaping would integrate with the mix of
single family dwellings, duplexes and house conversions and the associated variances have
been mitigated through design and appropriate TDM measures. Therefore, staff recommend
that Council consider approving the application.

ALTERNATE MOTION

That Council decline Development Permit with Variances Application No. 00149 for the property
located at 1224 Richardson Street.

Respectfully submitted,

St Oy okfhesc

Alec dohnston Karen Hoese, Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Cb
Report accepted and recommended by the City Manager: s

Date: June 23, 2020

List of Attachments
e Attachment A: Subject Map
e Attachment B: Aerial Map
e Attachment C: Plans date stamped June 8, 2020
e Attachment D: Letter from applicant to Mayor and Council dated May 20, 2020

e Attachment E: Community Association Land Use Committee Comments dated July 16,
2019, September 17, 2019 and October 10, 2019

e Attachment F: Arborist report dated May 13, 2019 updated August 19, 2019
e Attachment G: Advisory Design Panel minutes dated November 27, 2019

e Attachment H: Letter from applicant in response to Advisory Design Panel
recommendation dated January 24, 2020

e Attachment I: Tenant Assistance Plan

e Attachment J: Correspondence.
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ATTACHMENT D
Revised May 20, 2020

The City of Victoria
Attention: Mayor and Council
1 Centennial Square

Victoria, BC V8W 1P6

RE: 1224 Richardson Street, Rezoning and Development Permit Application

Utilizing the principles and practices of gentle density, this proposal for 1224 Richardson Street envisions
24 affordable to buy, one- and two-bedroom strata units distributed in three traditionally designed
house-like buildings. With the provision of modest car parking, car share services and extensive secure
outdoor/indoor bike parking, this proposal also minimizes the need for and use of the automobile and
better positions this neighbourhood for a sustainable future.

These units will be provided without subsidy and at densities conforming to the OCP and existing built
form and character of the neighbourhood. At an average target price of $330,000 for a new built one
bedroom unit, and $480,000 for a new built 2 bedroom unit, this pricing is substantially lower than the
average one bedroom which is offered for $482,703 and the average two bedroom unit that is offered
for $1,211,586 (see Schedule 1 attached, for MLS data, as of June 10, 2019). Further, all units in this
project will meet BC Housing's definition of 'affordable housing' and 22 of 24 units will meet the City of
Victoria's definition of "affordable housing'.

The proponents guarantee that the current list price will be used upon completion, or adjusted no more
than the Home Price Index through the Victoria Real Estate Board, based on the market change up or
down as of June 2019 until the date the properties come to market.

In addition to the at market affordability, the proponents further propose to place a covenant in
perpetuity on all units: that any buyer must hold their unit for a minimum of 3 years. Should they sell
their unit prior to 3 years, they will pay 50% of the difference between their purchase price and the
increased sales price to the City of Victoria housing fund.

In so doing, this proposal will significantly increase the supply of affordable housing for moderate income
households, and encourage diversity of housing types within the Fairfield/Rockland neighbourhood now
and in the future.

Description of Proposal

The proposal seeks to remove the existing duplex structure and replace it with 3 ground oriented house-
plex buildings and a surface automobile parking lot. Each unit will have its own front door. All buildings
are lobby and corridor-free, making the buildings reduced in scale and effectively 100% efficient. The front
building will contain 6, 1 bedroom units and the two back buildings will each contain: 6-1 bedroom units
and 3-2 bedroom units for a total of 24 affordable strata ownership units. The proposal will rezone the
existing R1-B “Single Family” zoned site to a site specific zone to support the proposed uses. A concurrent
Development Permit will also be required. The proposal will result in increased density but with a
resulting FSR of .67 and lot coverage of 31%, the density will be well within the form and character of the
neighbourhood. Two existing tenants will be displaced and will be accommodated as per the City’s Tenant
Assistance Policy.
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Government Policies

As a gentle densification approach to increasing affordable and sustainable housing options in the City,
that respects the form and character of its neighbourhood, the proposed rezoning and development of
1224 Richardson is consistent with a large number of the goals and objectives of the City of Victoria’s
Official Community Plan, specifically:

Land Management and Development
6 (A). Victoria has compact development patterns that use land efficiently.
6.1.5 Traditional Residential consists primarily of residential and accessory uses in a wide range of
primarily ground-oriented building forms including single, duplexes, townhouses and row-houses, house
conversions, and low-rise multi-unit residential
6.2 consider the form, place character, use and density guidelines provided in Figure 8, providing finer
grained policy and regulatory guidance in response to local context and development opportunity.
Which for Traditional Residential Designated lands allows for an FSR up to 1.1:1

Place Making- Urban Design and Heritage
8 (d) That social vibrancy is fostered and strengthened through human scale design of buildings,
streetscapes and public spaces.
8.43 Encourage high quality architecture, landscape and urban design to enhance the visual identity and
appearance of the City.
8.44 Support new infill and building additions that respond to context through sensitive and innovative
design.
8.45 Encourage human scale in all building designs, including low, mid-rise and tall buildings, through
consideration of form, proportion, pattern, detailing and texture, particularly at street level.
8.48 Integrate off-street vehicle parking in a way that does not dominate development or streetscapes

Environment
10.5 Enhance the adaptive capacity of ecosystems and the urban forest to withstand climate change
impacts through increasing the use and diversity of native and climate change adapted species on both
public and private lands

Infrastructure
11.20 Promote sustainable site design that reduces peak runoff volumes and rainwater contaminants
through elements such as on-site retention, pervious surfaces, green space, and plantings.

Climate Change and Energy
12.4 Continue to promote the reduction of community greenhouse gas emissions, through:
12.4.1 Compact land use patterns such as walkable and complete centres and villages.
12.4.2 Transit-oriented development
12.17 Continue to support and enable the private development of green buildings, subject to
development control and building regulation, with features that may include but are not limited to:
12.17.1 Alternative transportation facilities; 12.17.2 Sustainable landscaping; 12.17.5 Energy efficiency
technology; 12.17.6 On-site renewable energy technology; and, 12.17.8 Efficient plumbing fixtures and
systems.
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Government Policies continued

Housing and Homelessness
13 (d) That a wide range of housing choice is available within neighbourhoods to support a diverse,
inclusive and multigenerational community
13.9 Support a range of housing types, forms and tenures across the city and within neighbourhoods to
meet the needs of residents at different life stages, and to facilitate aging in place.
13.10 Encourage a mix of residents, including households with children, by increasing opportunities for
innovative forms of ground-oriented multi-unit residential housing.
13.34 Promote a diversity of housing types to create more home ownership options such as multi-unit
developments, the creation of small residential lots, street-oriented fee simple row-houses and other
housing forms consistent with the guidelines in Figure 8.

Food Systems
17.11 Encourage the provision of gardens and other food production spaces for the use of residents in
new multi-unit housing.

This lot is within the Rockland Neighbourhood and borders the Fairfield Neighbourhood. With respect to
the Neighbourhood Directions for Rockland, Section 30 of the OCP, the proposal is consistent with the
strategic directions which seek to “encourage a diversity of population and housing in consideration of
the neighbourhood’s heritage and estate character” and “continue to conserve the historic architectural
and landscape character of the neighbourhood”.

With respect to Fairfield, Section 21 of the OCP, the proposal is consistent with the strategic directions
which seek to “maintain and enhance established character areas”, and “maintain neighbourhood
population to ensure to support the viability of community and commercial services and schools.”

The addition of 24 residential units within the walkable Rockland/Fairfield community will also support
the goals outlined in Figure 3 of the OCP, specifically, to accommodate an additional 2000 people in
Victoria by 2041, in areas outside of the urban core, town centers and large urban villages.

As the project is situated in General Development Permit Area #16, the design incorporates the strategies
in “Advisory Design Guidelines for Buildings, Signs and Awnings” (1981), “Design Guidelines for Attached
Residential Development” (2018), and “Guidelines for Fences, Gates and Shutters” (2010), as outlined
below:

e Units are oriented to the street [2018 1a) i, iv, 2]

e Units have adequate separation to support landscape and sensitive transitions to adjacent
existing development and open spaces, to maximize daylight and to minimize shadowing and
overlook on neighbouring properties [2018 1a) iv, 2]

e Vehicular access, circulation and parking are minimized to limit impact on fronting streets and
neighbouring properties [2018 1a) vi]

e Building form, design and materials are of a high standard, enhancing the form and character of
neighbouring properties and on a human scale [2018 3 1), 2)]

e Open space is enhanced to support the urban forest, provide privacy where needed, emphasize
unit entrances and pedestrian accesses, reduce storm water runoff, and to ensure that front and
rear yards are not dominated by parking. [2018 3 4)]

3|6
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e Landscaping complements the building, is suited to local climate, and includes deciduous trees for
light penetration in winter [2012, 5.1 & 5.6]

e Private open space in form of balconies provided wherever possible [2012, 5.8]

e Required parking located interior to the lot, with some paving of permeable materials [2012, 8.1.3
& 8.3]

e All proposed fencing is based on existing style to integrate into surroundings, and made of
materials that will weather gracefully [2010]

Project Benefits and Amenities

The key benefits of the project — adding 24 affordable strata units, while minimizing the need for and use
of the automobile— are interlinked and foundational to the proposal’s ability to sensitively integrate with
the neighbourhood, while providing much needed housing and adding resiliency to the City of Victoria.

Need and Demand

The proposal responds directly to a current shortage of affordable market housing, where extremely high
prices have locked out many Victoria residents from home ownership. While existing zoning permits only
one detached residence, the proposed rezoning would permit a total of twenty-four (24) households on
the property, so that more citizens can comfortably live, work and shop within blocks of downtown
Victoria. This ‘gentle density’ form of development offers more housing without impacting the residential
character of the neighbourhood.

Neighbourhood

The context is typical of transitional urban-residential zones, with a mix of renovated heritage homes,
house conversions and multi-storey apartment buildings of various ages. Many of the adjacent and
neighbouring properties are already in fact larger and more densely sited than this proposal. As noted
above, this proposal will help enhance this character with gentle densification infill housing.

Impacts

The configuration of the development was designed specifically to avoid visually impacting the character,
and massing of the Neighbourhood. The front building is smaller to more closely match other buildings
fronting Richardson Street while the rear two buildings are slightly larger to match the more closely
adjacent buildings on Linden located across the lane that runs up the west side of the subject property.
While the result of the proposal will be more people living on the property, care has been taken to ensure
all parking is discreetly incorporated within the property, such that the availability of street parking is
unaffected. The change to apartment use should not have an adverse noise impact and is complementary
to the surrounding uses and buildings.

Design and Development Permit Guidelines

As the site is located within General Development Permit Area #16, there are no specific design guidelines
applicable in this instance, beyond those mentioned in the Government Policies section above.
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Safety and Security

The proposal acknowledges and integrates key CPTED principles to maintain and enhance safety and
security. Entrances have been located for maximum visibility and directness from the street, and
proposed living spaces facing all directions provide and promote passive surveillance. Short term bicycle
parking will be visible from the sidewalk, and/or internal sidewalks, thus discouraging opportunities for
crime. Exterior lighting will be provided at exits for safety but will also make them more secure. Along
the private alley to the west of the property, fencing will be lower and see through to encourage overlook
into the alleyway and minimize opportunities for negative activity such as petty crime and graffiti. Along
the street, the increased proximity of the front building to the street will increase street overlook and
better communicate an image of maintenance and care, further enhancing apparent street safety and
comfort.

Transportation

An explicit objective of the project design has been to encourage non-automobile transportation options,
such as walking, bicycling, bus and car share options, both to enhance the affordability of the development
and lower its ongoing environmental impact. Nevertheless, all required off-street automobile parking
requirements are still met on site, so as to minimize parking impacts to the surrounding neighbourhood.
The property has a walk score of 87, considered very walkable and is within 20 minutes’ walk of downtown,
several shopping areas, schools, parks and recreation facilities. Additionally, this proposal will provide
bicycle storage facilities in accordance with the requirements of Schedule C, (in fact, larger than required
to accommodate cargo bikes and with potential to charge electric bikes). Given the project fronts on
Richardson St. (a future enhanced bike route) and is proximite to Vancouver Street, access to designate
bike routes is superior. The site is also within blocks of major bus routes on Cook, Richardson, Fort and
Fairfield Streets with connections to the entire CRD region. Finally, as part of this development the
proponents will purchase a modo carshare vehicle and provide 24 car share memberships (attached to
the units). A dedicated parking spot will also be provided on site for the car share vehicle. These
transportation advantages will all serve to reduce the demand for single occupancy vehicle traffic and
parking.

Heritage

The existing residence is not a designated or registered heritage building. While restoration and
redevelopment were considered for the building, as part of this rezoning and development, its size and
character do not allow for the efficient redevelopment of the site. All efforts will be made to move and
reuse the building.

Green Building Features

While the project is not seeking a third-party green building certification, it is targeting Step 3, Energy
Code standards and achieves several sustainable objectives intrinsic to infill housing, namely walkable
density and opportunities for comfortable compact living. Further, the buildings will be structurally
designed and solar pre-plumbed to accommodate solar PV and electric vehicle charging. All plumbing
fixtures will be low flow and the landscape plan includes drought resistant design and species to reduce
water usage. The landscape plan also accommodates stormwater retention swales, infiltration areas and
permeable pavers in some of the hard surfaces required to meet the Schedule C parking requirements to
limit peak storm water runoff. The landscape features will also maximize planting areas, include space for

5|6
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vegetable gardens and increase the urban forest via the net addition of 28 new trees, including a
significant number of fruit trees. No excess vehicular parking is proposed, and additional short-term
bicycle parking can be readily added in future. The existing building will not be retained, as it does not
allow for the efficient and sensitive redevelopment of the site. The building will be moved to a suitable
site if possible. If not, the building will be deconstructed to reuse as much of the building materials as
possible: structural old growth fir, copper wiring, metal plumbing fixtures, etc.

Infrastructure

There is adequate public infrastructure to support the proposal. In fact, given its gentle infill nature, we
believe densification will only lightly increase the load on existing infrastructure while substantially
enhancing the economic and social vitality of the neighbourhood and city.

Summary
The proposed rezoning and redevelopment of 1224 Richardson St. represents a sensitive and contextually
appropriate project for the Rockland/Fairfield neighbourhood. Support of the proposal will serve to add

24 affordable market strata units without need for subsidy and provide a ‘gentle density’ form of housing
infill, which shall help enhance and sustain the community at large.

Sincerely,

%SW

Tim Stemp, Gene Miller, Dan Pringle & Harry Newton
Per,
1224 Richardson Property Corp.
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Schedule 1, MLS Market Data, new 1 bedroom strata units for sale as of June 10, 2019

] [, 1y Newon

Current Listings

Address SCls Bd Bth Built FinSF LotSF List$ Sell$ Assess$ DoM $/FinSF S/L% LIA%
Your Property $0
815-1029 View St Con 1 1 2019 388 388  $325,000 33 $838
624-1029 View St Con 1 1 2019 441 $325,000 40 $737
508-1029 View St Con 1 1 2019 388 388  $325,000 41 $838
622-1029 View St Con 1 1 2019 441 $349,000 40 $791
409-777 Herald St Con 1 1 2020 455 1 $374,900 »10,097,700 101 $824 3.7
626-1029 View St Con 1 1 2019 441 $379,000 40 $859
314-1029 View St Con 1 1 2019 435 435  $425,000 24 $977
205-989 Johnson S Con 1 1 2019 743 743  $460,000 45 $619
501-613 Herald St Con 1 1 2018 520 562  $465,000 $363,200 12 $894 128.0
E-1204-989 Johnsc Con 1 1 2019 611 611  $480,000 45 $786
805-777 Herald St Con 1 1 2020 606 1 $485,900 »10,097,700 101 $802 4.8
418-1029 View St Con 1 1 2019 624 624  $499,000 66 $800
307-1628 Store St Con 1 1 2021 562 562  $500,000 76 $890
802-777 Herald St Con 1 1 2020 556 1 $519,900 10,097,700 101 $935 51
531-1029 View St Con 1 1 2019 669 669  $594,500 $500,000 25 $889 118.9
305-530 Michigan ¢Con 1 1 2021 698 $699,900 96 $1,003
304-888 Governme Con 1 2 2020 895 895 $998,850 »22,641,000 89 $1,116 4.4
Count 17  Average 1.0 1.1 2019 557 452  $482,703 $8,966,217 57  $859 442
Median 1.0 1.0 2019 556 562  $465,000 »10,097,700 45 $838 5.0

Minimum 1.0 1.0 2018 388 1 $325,000 $363,200 12 $619 3.7

Maximum 1.0 2.0 2021 895 895 $998,850 322,641,000 101 $1,116 128.0
Overall Summary

Bd Bth Built FinSF  LotSF List$ Sell$ Assess$ DoM $/FinSF  S/L%
Your Property $0
Count 17 Average 1.0 1.1 2019 557 452  $482,703 $8,966,217 57 $859
Median 1.0 1.0 2019 556 562  $465,000 »10,097,700 45 $838
Minimum 1.0 1.0 2018 388 1 $325,000 $363,200 12 $619
Maximum 1.0 2.0 2021 895 895 $998,850 322,641,000 101 $1,116

Explanation of Terms

Current Listings - listings on the market now; Pending Sales - listings where sales have been agreed but not completed; Recent Sales - listings
where sales have completed; Listings That Did Not Sell - listings that did not sell and are no longer on the market

Scls - Listing Sub-Class; Bd - total bedrooms; Bth - total bathrooms; Built - year built; FinSF - finished square footage; Lot SF - lot area in sqft;
List$ - last list price; Sell$ - selling price; A $ - BCA d value; DoM - Days on Market (for Current listings, the number of days the
listing contract has been in force; for others listings, the number of days the listing contract was in force before going off -market); $/FinSF -
price per finished square foot (selling price for pending and recent sales, list price for others); S/L% - selling price divided by last list price,
expressed as a percentage; L/A% - last list price divided by assessed value, expressed as a percentage; S/A% - selling price divided by
assessed value, expressed as a percentage

Listing Sub-Class Abbreviations: SFD - Single Family Detached; SDp - Strata Duplex Unit; Con - Condo Apartment; Twn - Townhouse; Rv2 -
Revenue Duplex; Rv3 - Revenue Triplex; Rv4 - Revenue 4-Plex; MDw - Manu Double-Wide; MSw - Manu Single-Wide; Rec - Recreational; Oth
- Other

Count - the number of listings in the group/overall; Average - sum of the values in the column above divided by the number of values; Median -
the middle value when the values in the column above are sorted; Minimum - the lowest value in the column above; Maximum - the highest
value in the column above (listings with no data are excluded from Average, Median, Minimum and Maximum calculations)

Information given is from sources believed reliable but should not be relied upon without verification. Where shown, all measurements are
approximate and school enrollment is subject to confirmation. Buyers must satisfy themselves as to the applicability of GST. Data © VREB.
Software © Tarasoft Corporation.

Newtco Harry Newton Realty June 10, 2019
#6 - 1004 Pemberton Rd Victoria BC V8S 3R6
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Schedule 1, MLS Market Data, new 2 bedroom units for sale as of June 10, 2019

i, Hary Newton

Current Listings

Address SCls
Your Property

825-1628 Store St Con
2104-777 Herald S Con
303-550 Michigan ¢ Con
2102-777 Herald S Con
205-1201 Fort St  Con
1902-848 Yates St Con
412-888 Governme Con
PH8-1018 Pentrele Con
311-888 Governme Con
207-888 Governme Con
306-888 Governme Con
1008-777 Herald S Con
905-960 Yates St Con
S216-1105 Pandor: Con
W-802-989 Johnso Con
E-706-989 Johnsor Con
203-1201 Fort St  Con
N413-1105 Pandor: Con
1603-848 Yates St Con
701-777 Herald St Con
2103-777 Herald S Con
1003-777 Herald S' Con
402-848 Yates St Con
213-530 Michigan ¢ Con
602-989 Johnson € Con
311-1201 Fort St Con
308-1628 Store St Con
207-530 Michigan ¢ Oth
104-560 Michigan ¢ RTw

Count 29  Average
Median

Minimum

Maximum

Bd Bth

NDNNNNMNDDNDNMNMNDNDNDNNDNMNDMNDNNMDNODNDNMNNDNDNMNDMNNMDNNMNDNMNNONDNDNNODDNDDN
NDNNDNDNDNDDNDNMNMNDNNDNMNNNDDNMNDMNDNNMNODNN-2 OO WWWWNDNMNNMNDDN

N
w

2022
2.0 20
2.01.0
2.0 3.0

Built

2021
2020
2021
2020
2021
2020
2020
2021
2020
2020
2020
2020
2018
2019
2019
2019
2021
2019
2020
2020
2020
2020
2020
2021
2019
2021
2021
2021
2021

2020
2020
2018
2021

FinSF

1,118
1,085
1,123
1,121
1,268
1,385
1,373
1,575
1,710
2,160
2,029
783
860
819
879
837
795
894
883
890
854
929
1,097
812
1,024
896
1,143
1,183
1,451

1,137
1,085

783
2,160

1,307
2,113
1,710
2,262
2,234

860
819
879
837
881
894
883

_ A

1,024
1,057
1,143
1
1

797
879

1
2,262

List$

$1,025,000
$1,039,900
$1,139,900
$1,153,200
$1,200,000
$1,459,900
$1,499,000
$1,900,000
$2,899,900
$3,499,900
$3,599,900
$627,900
$655,000
$659,000
$690,000
$695,000
$735,000
$739,000
$739,900
$746,300
$755,900
$756,900
$779,900
$789,900
$825,000
$899,900
$985,000
$1,149,900
$1,489,900
$1,211,586
$899,900
$627,900
$3,599,900

Sell§ Assess$
$0

310,097,700
»10,097,700

$1,111

$1,111

»10,097,700
$476,000

$1,111

»10,097,700
»10,097,700
»10,097,700

511,619,000

$1,111

511,619,000
511,619,000

$6,851,689
»10,097,700

$1,111
511,619,000

DoM $/FinSF S/L% LIA%

79
101
96
101
51
25
19
50
134
134
134
101
26
19
45
45
54
36
13
101
101
101
147
96
45
56
74
96
96

75
79
13
147

$917
$958
$1,015
$1,029
$946
$1,054
$1,092
$1,206
$1,696
$1,620
$1,774
$802
$762
$805
$785
$830
$925
$827
$838
$839
$885
$815
$711
$973
$806
$1,004
$862
$972
$1,027
$992
$925
$711
$1,774

10.3

1.4

6.2
137.6

7.4
7.5
7.5

6.8

9.9
12.8

21.7
8.7
6.2

137.6

Newtco Harry Newton Realty

#6 - 1004 Pemberton Rd Victoria BC V8S 3R6

June 10, 2019
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Overall Summary

Bd Bth Built FinSF LotSF List$ Sell$ Assess$ DoM $/FinSF S/L%
Your Property $0
Count 29  Average 2.0 2.2 2020 1,137 797 $1,211,586 $6,851,689 75 $992
Median 2.0 2.0 2020 1,085 879  $899,900 »10,097,700 79 $925
Minimum 2.0 1.0 2018 783 1 $627,900 $1,111 13 $711
Maximum 2.0 3.0 2021 2,160 2,262 $3,599,900 511,619,000 147 $1,774

Explanation of Terms

Current Listings - listings on the market now; Pending Sales - listings where sales have been agreed but not completed; Recent Sales - listings
where sales have completed; Listings That Did Not Sell - listings that did not sell and are no longer on the market

Scls - Listing Sub-Class; Bd - total bedrooms; Bth - total bathrooms; Built - year built; FinSF - finished square footage; Lot SF - lot area in sqft;
List$ - last list price; Sell$ - selling price; A - BCA d value; DoM - Days on Market (for Current listings, the number of days the
listing contract has been in force; for others I|st|ngs, the number of days the listing contract was in force before going off -market); $/FinSF -
price per finished square foot (selling price for pending and recent sales, list price for others); S/L% - selling price divided by last list price,
expressed as a percentage; L/A% - last list price divided by assessed value, expressed as a percentage; S/A% - selling price divided by
assessed value, expressed as a percentage

Listing Sub-Class Abbreviations: SFD - Single Family Detached; SDp - Strata Duplex Unit; Con - Condo Apartment; Twn - Townhouse; Rv2 -
Revenue Duplex; Rv3 - Revenue Triplex; Rv4 - Revenue 4-Plex; MDw - Manu Double-Wide; MSw - Manu Single-Wide; Rec - Recreational; Oth
- Other

Count - the number of listings in the group/overall; Average - sum of the values in the column above divided by the number of values; Median -
the middle value when the values in the column above are sorted; Minimum - the lowest value in the column above; Maximum - the highest
value in the column above (listings with no data are excluded from Average, Median, Minimum and Maximum calculations)

Information given is from sources believed reliable but should not be relied upon without verification. Where shown, all measurements are
approximate and school enrollment is subject to confirmation. Buyers must satisfy themselves as to the applicability of GST. Data © VREB.
Software © Tarasoft Corporation.

Newtco Harry Newton Realty June 10, 2019
#6 - 1004 Pemberton Rd Victoria BC V8S 3R6



ATTACHMENT E

SENT VIA EMAIL

July 16, 2019

Mayor and Council
City of Victoria

Re: 1224 Richardson Street Rezoning Application

Dear Mayor and Council:

On Wednesday, June 19%" the CALUC Community meeting for the above project was held, with a turnout
of approximately 50 neighbors to consider and discuss the project.

While there was much support for the Affordable Sustainable Homes/Gentle Density concept behind the
project, the general consensus was that there remained much further refinement required of the
project to integrate well into the area. Of the 24 CALUC Community Meeting Feedback Forms returned,
19 opposed the development as proposed, and 5 supported it. In addition, 5 additional

e-mails the Rockland Land Use committee received wrote in opposition to the project as proposed.

The greatest concern was expressed over the 8 + 2 visitor parking spaces proposed for 24 units. That
concern was also stated in the majority of the Feedback Forms. It was widely expressed that it was
unreasonable to think that most tenants would have no car, especially tenants with families. The
neighbours expressed the concern that the streets of the neighbourhood where already oversubscribed
for parking and there was no ability to absorb even more on street parking.

A corollary concern to the lack of parking was the potential impact of the increased density on the
private lane siding much of the property. For many years this private lane has been used as a mixed use
thru path for automobiles, bikes, and pedestrians but the Linden owners of that lane felt little was
proposed to keep it safe for all. While the proponents discussed fencing, the concern was also on the
impact of the addition 1224 owners using the lane as a driveway for vehicle access greatly increasing
vehicle usage.

There was general support for the ASH concept but it was frequently voiced that the number of units
was too great as there was not space for parking to adequately support the units. It was suggested that
the number of units be reduced by including 3 bedroom units. This was viewed as a way to offset
parking shortfalls as well as an important addition to the affordable housing stock available in the city.

Several suggested a more reasonable proposal would be to plan for 6 units per building complementing
the existing conversions on Linden and in the general area. There was concern expressed over the size of
the proposed buildings in overlook of the one storey homes immediately adjacent to the east along
Richardson and it would be reasonable that the units maintain the height of the existing R1-B zoning.
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At this time the RNA LUC would propose:

1. The size and mix of the units be reconsidered, in particular the addition of 3 bedroom units.
2. Additional analysis be done on all available parking resources on and off the property.
3. That further discussion take place to alleviate neighbor concerns about the private lane usage.

If you have any questions concerning the detail provided in this letter, please do not hesitate to contact
our RNA LUC Chair, Bob June. Bob is copied here and will provide the detailed feedback referenced in
this letter to you under separate cover.

Respectfully,
Marc Hunter
President
RNA

cc: Bob June, RNA LUC Chair
Geoff Young, City of Victoria Councillor
Gary Pemberton, City of Victoria and Rockland City Liaison
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ROCKLAND NEIGHBOURHOOD ASSOCIATION
P.O. Box 5276, Station B, Victoria BC, V8R 6N4

NE@HBOURHWJQS;QTQ rockland.bc.ca

October 10,2019

Mayor and Council:

Re: CALUC Community Meeting - 1224 Richardson Street, REZ00705
Dear Mayor and Council:

Approximately 45 attended the second CALUC Community Meeting September 17, 2019 on this
proposal required by an increase in building heights. The issues raised mirrored the issue of the
first meeting approximately 35 attendees.

A review of the notes accompanying shows the primary issues is the size of the project. Several
voiced a concern that the buildings are too big. Several voiced concerns that there are too many
units in the buildings.

There was additional concern that the units do not reflect the requirements of the community in
that the units are either too small for families or that the bedroom mix does not address the need
for three-bedroom housing in Victoria. There was also discussion as to whether the units provide
enough value or a price point to be presented as “affordable housing.”

Skepticism greeted the information that the buildings have adequate parking in their alignment
with the current Schedule C Parking “Affordable” 0.20 requirements and a Modo car provision. It
should be noted that the Schedule C Affordable minimum number requirement is; (affordable
dwelling units secured in perpetuity through a legal agreement) Concern about available, or the
unavailability, on-street parking remains high.

As the project is predicated in great part on its public transit/cycling/walkability credentials a
question was raised about the future of bus service on Richardson

We have now been informed by Engineering & Public Works the Shared - All Ages & Abilities
Cycling Infrastructure is being considered for this corridor and discussion is to take place on the
impacts on Richardson traffic flow and on-street parking. This discussion may take place in the next
several weeks and possibly provide the neighbors with good data on parking trends.

The owners of the private lane section that connects Richardson to Rockland remain concerned
about safety in the lane with much higher traffic from the project anticipated.

[t must be noted that there was support from some for the project as it stands and that all
participants spoke in favor of seeing affordable housing. The issue is in execution, not in
desirability.

Respectfully,

Marc Hunter
President, RNA
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CALUC Meeting Notes for 1224 Richardson
September 17, 2019

Facilitator: Bob June
Note taker: Anthony Danda

Proponents: 1224 Richardson Property Corp, Tim Stemp
Ko ZOOZOE

Proponent Presentation

Partners: Tim Stemp, Dan Pringle, Harry Newton, Gene Miller

Mr. Stemp explained that this second CALUC meeting was required to notify residents within a
200m radius as the first meeting only covered a 100 m radius.

Mr. Stemp reviewed the highlights of the presentation and the changes from the initial
application.

Questions + Comments

Bill Edmonds, 715 Linden
QUESTION: How big are the suites? It's difficult to understand the value until the developer can
provide a price / sq ft comparison with the market.

RESPONSE: 1 bed = 500 sq ft, 2 bed = 600 — 700 sq ft. They are comparable to what is being
built today.

Bill Birney, 1215 Rockland

QUESTION: City council has backed off from anything without affordable housing. | think the
development is commendable and unique. But when you negotiate with the city, do you have
any intentions of converting to more expensive units?

RESPONSE: The proponents have no intention of changing the prices. They are proud to bring
this needed development to the market.

Bill Edmonds, 715 Linden
QUESTION: What would be put in place to ensure no short-term rentals, e.g. Airbnb?
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RESPONSE: The city regulates STRs. There is nothing we can do to limit these rentals within
those regulations.

Nora McCoy, 1255 Richardson
Raised a concern about the bus route on Cook Street. The #1 comes five times a day and is on
the watchlist to be cancelled, so the argument about lack of parking is weakened.

RESPONSE: There are sufficient bus routes at Cook and Fort.

Tamsen Macintosh and Peter Wells, 721 Linden
COMMENT: Expressed concerns about the height and density.

RESPONSE: There is only a very minor height variance. In fact the house on Richardson is
shorter than ones around it. It is also placed over 100 ft from neighbouring buildings, which is
more than Mr. Wells’ property.

COMMENT: The structures could be smaller.

RESPONSE: But they wouldn’t be affordable. The house is actually smaller than most on Linden.

COMMENT: The use of the alleyway for 24 units is concerning. Access should come off of
Richardson.

RESPONSE: City staff prefer the access point in the alley.
COMMENT: Is that code?

RESPONSE: The city is treating it currently as intermodal. We have provided an additional 1.5m
right of way to delineate the sidewalk from the road.

COMMENT: | don’t want new housing overlooking an alley that the residents pay taxes on.
RESPONSE: Why don’t you put up signs today restricting access?

Matt Drislane, 809 Linden

COMMENT: The developers are naive to think that people won’t have cars. Residents will put
savings from the affordable housing into cars. Lack of parking is a very big concern.
QUESTION: Why didn’t you just build 4 — 5 single family homes?

RESPONSE: We are meeting a demand in the city of Victoria for more housing.

Donna Meares, 715 Linden
QUESTION: Can you explain the affordability and how it works?
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RESPONSE: ASH is a private concept where units are sold at affordable prices. If a buyer flips the
property within three years, they must pay the city 10% of the profit. We are modifying our
profit as an investment in affordability.

Peter Gardner, 526 Linden
QUESTION: Do you believe that less than 0.5 car / resident is reasonable?

RESPONSE: That is what the data in studies show.
QUESTION: Where will people park if it goes over the proposed amount?

Annette Ruitenbeck, 1200 Richardson
| have concerns that we must trust you to stick to affordability.

ASH is a red herring. The real concern is conversion to market housing.
Families don’t fit into these tiny spaces.

RESPONSE: The intent is to sell to owners in perpetuity. It’s not perfect but we’re trying to
balance affordability and free market. Owners should be able to take part in market uplifts.

We have said we would include a restrictive covenant that we will sell at the prices we are
committing to.

Raphael Beck, 727 Linden
QUESTION: Is there a strategy to prevent people from flipping?

RESPONSE: The fact that the units are small and have no parking will always limit their value.

QUESTION: We do not want people walking down our lane. Any solutions to prevent increased
vehicle / pedestrian traffic?

RESPONSE: We are configuring the driveway so drivers must turn left. You will need to manage
the pedestrians in the alley.

Bruce Masterson, 707 Linden
| have 5 units with 9 cars, so the data you presented before does not match my experience.

Parking will overflow onto Linden which is already packed.
Catherine Shanker, 1255 Richardson

We can agree that there is a dearth of housing in Fairfield. There is also a dearth of 3+
bedrooms for families, for either rent or purchase.
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QUESTION: At the proposed pricing, what is the profit compared to affordability?

RESPONSE: We acknowledge that we will make a profit. We are not asking for any subsidies.
One just has to compare our prices to others. It's an expensive piece of land. Jukebox is
significantly more expensive for comparable units. End of the day, one can’t build 3 bedroom
units without subsidies. And this model still allows owners to participate in the market so they
may one day afford a 3 bedroom somewhere. There are even development proposals on
smaller lots with more units.

Brian Kendrick, 538 Harbinger
QUESTION: Are the basement units included in the FSR?

RESPONSE: Yes

Jackie Bease, 1238 Richardson
QUESTION: Where does the proponent live?

RESPONSE: Burdett, Rockland and Fairfield

COMMENT: Construction could have an impact on small businesses.

RESPONSE: Construction should take 1 — 1.5 years

Lynn Walmsley, 815 / 821 Linden

COMMENT: I’'m concerned about density. Why couldn’t you have built 3 x 4 multiplexes
providing affordable rents? 24 units on a lot on the lane is not feasible. | wish you could do it in

12 units. Why can’t you redesign to have fewer units. | am against the density and parking.

RESPONSE: If we have less units, then the units would not be affordable. We are giving 1.5m to
the city. 6m is more than enough for 2 cars to pass each other.

Kirk Bease, 1238 Richardson
Parking is already quite contentious on Richardson and this development will make it worse.

| would like to see more 2 bedrooms for 2 incomes, which fits the neighbourhood better.

Sean Leitenberg, 1618 Richardson
| support the proposal.

The proponents can’t develop much less because of construction and property costs. They
aren’t getting rich.

This is not subsidized housing. Perhaps we need more subsidized housing.
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| want to see more of this type of development. | don’t want to see half the units for twice the
price.

Nora McCoy, 1255 Richardson
QUESTION: Why don’t you have more 2 bedroom units?

RESPONSE: 25% are 2 bedroom units. More would change the economics and hence the
feasibility of the development.

Beth Barnes, 629 Harbinger
| oppose this development due to the parking, which is already a huge problem in the
neighbourhood. Where will guests park? There should also be fewer units.

Bill Edmonds, 715 Linden
You should look into where people can rent parking in the neighbourhood.
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ATTACHMENT F

Talbot Mackenzie & Associates
Consulting Arborists

1224 Richardson St, Victoria

Construction Impact Assessment &

Tree Preservation Plan

Prepared For: 1224 Richardson Property Corp
Attention: Tim Stemp
1224 Richardson St
Victoria, BC
V8V 3E1

Prepared By: Talbot, Mackenzie & Associates
Noah Borges — Consulting Arborist
ISA Certified # PN-8409A
TRAQ — Qualified

Date of Issuance: May 13, 2019
Updated August 19, 2019

Box 48153 RPO - Uptown Victoria, BC V8Z 7H6
Ph: (250) 479-8733
Fax: (250) 479-7050
Email: tmtreehelp@gmail.com



Talbot Mackenzie & Associates
Consulting Arborists

Jobsite Property: 1224 Richardson Street, Saanich
Date of Site Visit:  May 1, 2019

Site Conditions: Residential lot. No ongoing construction activity.

Summary: We anticipate Ash tree #4 (81cm DBH), located on a neighbour’s property to the east,
will be significantly impacted by excavation to construct building C’s foundation and surrounding
retaining wall. A significant portion of its crown (~50%) would also conflict with the new building.
We recommend this tree be removed prior to construction. Roots from Ash #2 and Black Locust
#3 (both also located on adjacent properties) are also likely to be encountered during excavation
for construction of buildings B and C, respectively. We anticipate both can be retained and
recommend an arborist supervise any excavation within their critical root zones and prune any
severed roots back to sound tissue. Black Locust #3 will also require pruning to attain clearance
from building C but we do not anticipate its health will be significantly impacted as a result.

Scope of Assignment:

e Inventory the existing bylaw protected trees and any trees on municipal or neighbouring
properties that could potentially be impacted by construction or that are within three metres of
the property line

e Review the proposal to demolish the existing building and construct three new buildings and
a parking area

e Comment on how construction activity may impact existing trees

e Prepare a tree retention and construction damage mitigation plan for those trees deemed
suitable to retain given the proposed impacts

Methodology: We visually examined the trees on the property and prepared an inventory in the
attached Tree Resource Spreadsheet. No trees were tagged. Information such as tree species, DBH
(1.4m), crown spread, critical root zone (CRZ), health, structure, and relative tolerance to
construction impacts were included in the inventory. The by-law protected trees with their
identification numbers were labelled on the attached Site Plan. The conclusions reached were
based on the information provided within the attached plans from Christine Lintott Architects
(dated March 2019).

Limitations: No exploratory excavations have been requested and thus the conclusions reached
are based solely on critical root zone calculations and our best judgement using our experience and
expertise. The location, size and density of roots are often difficult to predict without exploratory
excavations and therefore the impacts to the trees may be more or less severe than we anticipate.

1224 Richardson St — Tree Preservation Plan Page 1 of 8
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Talbot Mackenzie & Associates

An underground servicing plan was not available for comment.

Summary of Tree Resource: Five trees were inventoried, none of which are on the subject

property. There is one Hawthorn tree on the municipal frontage (#1) and four on adjacent
properties #2-5)

Municipal Hawthorn #1 (31cm DBH below union).

1224 Richardson St — Tree Preservation Plan Page 2 of 8
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Talbot Mackenzie & Associates

’ ki ‘ | ;' | %%

| ! 5 AN = . NEL e e St
We could not measure this tree’s DBH as it is growing through the neighbour’s fence.

i

N T ]
Ash #2 (~75cm DBH).

¥F

Black Locust #3 (Ie, ~60cm BH) and Ash #4m(r|ght8lcm D.Thse trees are both growing within 1m of the
fence. We did not measure the DBH of #3 as it is located on the neighbour’s property. The DBH of #4 was provided
by City of Victoria Parks.

1224 Richardson St — Tree Preservation Plan Page 3 0f 8
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Talbot Mackenzie & Associates

Black Locust #3 (left) had some dieback and large dewood but is in fair helth Th eistin garage on
the subject property is located within this tree’s CRZ. Ash #4 has some dieback and is in fair health.

e

on the neighbour’s property.

is located

1224 Richardson St — Tree Preservation Plan Page 4 of 8
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Talbot Mackenzie & Associates

Trees to be Removed: We anticipate one tree, Ash #4 (81cm DBH), will require removal as a
result of the excavation to construct building C. The lower floor of the building, which will be
constructed below the existing grade, and the surrounding retaining wall will likely require
excavation to the east property line. The tree is approximately 0.5m from the fence. We anticipate
large, structural roots will be encountered, resulting in significant health and structural impacts. In
addition, about half of the tree’s crown would have to be pruned for building clearance and would
likely require entire limbs to be removed. Therefore, we recommend the tree be removed prior to
construction. If the neighbour wishes to retain this tree, we anticipate the risk associated with
whole tree failure will increase considerably. The neighbour should be notified of the proposed
impacts to their tree. This tree is bylaw protected.

Potential Impacts on Trees to be Retained and Mitigation Measures

e Ash #2 (~75cm DBH) is located across the driveway west of the subject property and is
approximately 5.5m from the northwest corner of the retaining wall surrounding building B.
Less than one-quarter of this tree’s CRZ will be impacted and we do not anticipate its health
will be impacted. We recommend the project arborist prune any roots encountered back to
sound tissue at the edge of excavation. We were unable to measure this tree as there it is
growing through a neighbour’s fence and is conflicting with a garage roof. It may be by-law
protected (80cm DBH or greater).

e Black Locust #3 (~60cm DBH) is also located next to the east fence line but is approximately
3m from the northeast building corner. To minimize root loss, we recommend limiting the
extent of excavation at the northwest corner of building C. If excavation occurs 1m outside the
building footprint, we anticipate less than one-quarter of this tree’s CRZ will be impacted.
Large roots (>3cm in diameter) will likely be encountered, which may exacerbate this tree’s
already declining health condition. We recommend the project arborist supervise all excavation
within this tree’s CRZ and prune any roots encountered back to sound tissue at the edge of
excavation.

Crown pruning will also be required to attain building clearance. This tree is growing
asymmetrically away from the adjacent ash tree, which limits the number of conflicting limbs.
There appear to be suitable laterals to prune back to, and we anticipate the largest branches
that will have to be removed are about 4cm in diameter. It should be noted that this tree is
already in fair to poor health condition. Depending on the number and size of roots
encountered, the root loss and crown pruning may expedite this tree’s decline. It may be
prudent to remove this tree and plant young, well-structured replacement trees. The neighbour
should be notified of the proposed impacts to their tree. This tree is not by-law protected.

e Driveway: We do not anticipate any trees will be impacted by construction of the proposed
common driveway or parking area.

e Underground Services: An underground site servicing plan was not available for comment.

Based on discussions with the applicant, the underground services will likely either be run
down the west or east sides of the property. There is a sanitary sewer ROW on the west side

1224 Richardson St — Tree Preservation Plan Page 5 of 8
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Talbot Mackenzie & Associates

of the property. If underground services are run down the west side of the property, excavation
will likely be required within the CRZ of Ash #2, potentially resulting in significant impacts if
roots are damaged or severed. If they are aligned on the east side of the property, excavation
may occur within the CRZ of municipal Hawthorn #1. Alternative excavation techniques (e.g.
hydro-vac, air-spade, or a combination of machine and hand-digging) would likely be
recommended in each case. We recommend the project arborist review the site servicing plan
once it becomes available to evaluate the potential impacts to trees to be retained and
recommend mitigation measures.

e Arborist Supervision: All excavation occurring within the critical root zones of protected
trees should be completed under supervision by the project arborist. Any severed roots must
be pruned back to sound tissue to reduce wound surface area and encourage rapid
compartmentalization of the wound. In particular, the following activities should be completed
under the direction of the project arborist:

e Excavation within the CRZs of Ash #2 and Black Locust #3 for construction of
buildings B and C

e Any excavation within the CRZ of trees to be retained for the installation of
underground services

e Barrier Fencing: The areas surrounding the trees to be retained should be isolated from the
construction activity by erecting protective barrier fencing. Where possible, the fencing should
be erected at the perimeter of the critical root zones. The barrier fencing must be a minimum
of 4 feet in height, of solid frame construction that is attached to wooden or metal posts. A
solid board or rail must run between the posts at the top and the bottom of the fencing. This
solid frame can then be covered with plywood, or flexible snow fencing. The fencing must be
erected prior to the start of any construction activity on site (i.e. demolition, excavation,
construction), and remain in place through completion of the project. Signs should be posted
around the protection zone to declare it off limits to all construction related activity. The project
arborist must be consulted before this fencing is removed or moved for any purpose.

e Minimizing Soil Compaction: In areas where construction traffic must encroach into the
critical root zones of trees to be retained, efforts must be made to reduce soil compaction where
possible by displacing the weight of machinery and foot traffic. This can be achieved by one
of the following methods:

e Installing a layer of hog fuel or coarse wood chips at least 20 cm in depth and
maintaining it in good condition until construction is complete.

e Placing medium weight geotextile cloth over the area to be used and installing a layer
of crushed rock to a depth of 15 cm over top.

e Placing two layers of 19mm plywood.

e Placing steel plates.

e Demolition of the Existing Building: The demolition of the existing house and any services
that must be removed or abandoned, must take the critical root zone of the trees to be retained
into account. If any excavation or machine access is required within the critical root zones of

1224 Richardson St — Tree Preservation Plan Page 6 of 8



Talbot Mackenzie & Associates

trees to be retained, it must be completed under the supervision and direction of the project
arborist. If temporarily removed for demolition, barrier fencing must be erected immediately
after the supervised demolition.

Mulching: Mulching can be an important proactive step in maintaining the health of trees and
mitigating construction related impacts and overall stress. Mulch should be made from a
natural material such as wood chips or bark pieces and be 5-8cm deep. No mulch should be
touching the trunk of the tree. See “methods to avoid soil compaction” if the area is to have
heavy traffic.

Blasting: Care must be taken to ensure that the area of blasting does not extend beyond the
necessary footprints and into the critical root zones of surrounding trees. The use of small low-
concussion charges and multiple small charges designed to pre-shear the rock face will reduce
fracturing, ground vibration, and overall impact on the surrounding environment. Only
explosives of low phytotoxicity and techniques that minimize tree damage should be used.
Provisions must be made to ensure that blasted rock and debris are stored away from the critical
root zones of trees.

Scaffolding: This assessment has not included impacts from potential scaffolding including
canopy clearance pruning requirements. If scaffolding is necessary and this will require
clearance pruning of retained trees, the project arborist should be consulted. Depending on the
extent of pruning required, the project arborist may recommend that alternatives to full
scaffolding be considered such as hydraulic lifts, ladders or platforms. Methods to avoid soil
compaction may also be recommended (see “Minimizing Soil Compaction” section).

Landscaping and Irrigation Systems: The planting of new trees and shrubs should not
damage the roots of retained trees. The installation of any in-ground irrigation system must
take into account the critical root zones of the trees to be retained. Prior to installation, we
recommend the irrigation technician consult with the project arborist about the most suitable
locations for the irrigation lines and how best to mitigate the impacts on the trees to be retained.
This may require the project arborist supervise the excavations associated with installing the
irrigation system. Excessive frequent irrigation and irrigation which wets the trunks of trees
can have a detrimental impact on tree health and can lead to root and trunk decay.

Arborist Role: It is the responsibility of the client or his/her representative to contact the
project arborist for the purpose of:

Locating the barrier fencing

Reviewing the report with the project foreman or site supervisor

Locating work zones, where required

Supervising any excavation within the critical root zones of trees to be retained
Reviewing and advising of any pruning requirements for machine clearances

Review and Site Meeting: Once the project receives approval, it is important that the project
arborist meet with the principals involved in the project to review the information contained
herein. It is also important that the arborist meet with the site foreman or supervisor before any

1224 Richardson St — Tree Preservation Plan Page 7 of 8
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site clearing, tree removal, demolition, or other construction activity occurs and to confirm the
locations of the tree protection barrier fencing.

Please do not hesitate to call us at (250) 479-8733 should you have any further questions.

Thank you,

Nead By
Noah Borges

ISA Certified #PN-8409A
TRAQ - Qualified

Talbot Mackenzie & Associates
ISA Certified Consulting Arborists

Encl. 1-page tree resource spreadsheet, 1-page site survey, 12-page site and building plans, 1-page
barrier fencing specifications, 2-page tree resource spreadsheet methodology and definitions

Disclosure Statement

Arborists are professionals who examine trees and use their training, knowledge and experience to recommend techniques and procedures that will
improve their health and structure or to mitigate associated risks.

Trees are living organisms, whose health and structure change, and are influenced by age, continued growth, climate, weather conditions, and insect
and disease pathogens. Indicators of structural weakness and disease are often hidden within the tree structure or beneath the ground. It is not
possible for an Arborist to identify every flaw or condition that could result in failure or can he/she guarantee that the tree will remain healthy and
free of risk.

Remedial care and mitigation measures recommended are based on the visible and detectable indicators present at the time of the examination and
cannot be guaranteed to alleviate all symptoms or to mitigate all risk posed.
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May 1, 2019 1224 Richardson St Page 1 of 1
Tree Resource Spreadsheet
DBH (cm) Crown Relative By-Law
Tree ID |Common Name |Latin Name ~ approximate | Spread (m) [ CRZ (m) | Tolerance | Health Structure |Remarks and Recommendations Protected
31 below
1 Hawthorn Crataegus oxycantha unions 6 3.5 Moderate Poor Fair/poor |[Municipal tree (ID: 21386), significant dieback N (Municipal)
Neighbour's tree, ~4m from property line, growing on far edge of
laneway through fence, cracks in driveway, dieback, 2nd stem may
have been pruned historically, large pruning wounds, overhangs to N
2 European Ash  |Fraxinus excelsior ~75 12 8.5 Moderate Fair Fair near property line (may be by-law protected) (Neighbour's)
Neighbour's tree, next to fence, asymmetric crown due to N
3 Black Locust Robinia pseudoacacia ~60 10 6.0 Good Fair Fair competition with ash, dieback, large deadwood, overhangs ~3.5m | (Neighbour's)
N
4 European Ash  |Fraxinus excelsior 81 14 8.5 Moderate Fair Fair Neighbour's tree, 0.5m from fence, some dieback (Neighbour's)
N
5 Holly 1lex spp. ~40 6 4.0 Good Good Fair Neighbour's tree, >3m from property line (Neighbour's)

Prepared by:
Talbot Mackenzie & Associates

ISA Certified and Consulting Arborists
Phone: (250) 479-8733
Fax: (250) 479-7050
email: tmtreehelp@gmail.com
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LIMITING DISTANCE & SPATIAL SEPARATIONS ANALYSIS

BCBC9.10.14.4.A

BCBC9.10.14.4.A

BCBC9.10.14.4.A

NON-COMBUSTIBLE

NON-COMBUSTIBLE

NON-COMBUSTIBLE

BUILDING FACE OR FIRE  LIMITING WALLAREA | GLAZING UNPROTECTED OPENINGS (%) | wai1 FRR} | REQUIREMENTS BUILDING FACE OR FIRE  LIMITING WALLAREA | GLAZING UNPROTECTED OPENINGS (%) | waLL FRR | REQUIREMENTS BUILDING FACE OR FIRE  LIMITING WALLAREA | GLAZING UNPROTECTED OPENINGS (%) | WwaLL FRR" | REQUIREMENTS
COMPARTMENT DISTANCE | () AREA (") 7 I P — COMPARTMENT DISTANCE | () AREA (") 7 R P— COMPARTMENT DISTANCE | () AREA (") 7 I P —
(m) MAXIMUM | PROPOSED WALL CLADDING (m) MAXIMUM | PROPOSED WALL CLADDING (m) MAXIMUM | PROPOSED WALL CLADDING
BUILDING A BUILDING B BUILDING C
EAST BIKE STOR. | 653 4.38 164 | 90— 37 ] ] EAST BIKE STOR. | 648 4.12 1.64 88 | [ 39 | ] [] EAST BIKE STOR. | 649 426 | | 164 | 88 | | 39 | ] ]
EAST LEVEL 1-A | 184 17.87 200 | ¢ u | [ 12 P ] B EAST LEVEL 1-A g 22.53 2.07 1 | [ e | [1] ] [ | EAST LEVEL 1-A T 248 | | 207 | 1 | [ e | [1] ] B
EAST LEVEL 2-A | 184 23.50 207 | }?%vé% [] [ | EAST LEVEL 1-B | 219 13.90 0.81 15 | [ e ] [1] [] B EAST LEVEL 1-B | 298 1040 | [ o081 | s | | 8 | [] [ |
EAST LEVEL 3-A | 184 22.69 200 | [ 1 | [ o | ] B EAST LEVEL 2-A T 23.52 2.07 u | [ e | [1] ] [ | EAST LEVEL 2-A T 2347 | | 207 | u | [ e | ] B
NORTH LEVEL 1-A | 1553 8.49 046 | | 100 | | & | [] [] EAST LEVEL 2-B | 219 19.29 0.81 s | [ a ] [1] [] B EAST LEVEL 2-B | 298 1938 | [ o081 | s | | a | [] [ |
NORTH LEVEL 1-B | 1553 8.55 046 | | 100 | [ & | ] ] EAST LEVEL 3-A T 22.76 2.07 u | [ e | 1] ] [ | EAST LEVEL 3-A T 263 | | 207 | 1un | [ 9 | ] B
NORTH LEVEL 2-A | 1553 17.57 046 | | 100 | [ 3 | ] ] EAST LEVEL 3-B | 219 19.48 0.81 15 | [ a | 1] ] [ | EAST LEVEL 3-8 | 298 1797 | | o081 | s | [ a | ] B
NORTH LEVEL 2-B | 1553 17.57 046 | [ 100 | [ 3 | [] [] NORTH LEVEL 1-A | 1239 0.71 0 100 | [ o | [] [] NORTH LEVEL 1-A | 1627 169 | [ o | 100 | [ o | [] []
NORTH LEVEL 3-A | 1553 15.64 046 | | 100 | [ 3 | ] ] NORTH LEVEL 1-B | 549 19.98 2.32 76 | [ 12 | ] [] NORTH LEVEL 1-8 | 937 1980 | | 232 | 100 | [ 12 | ] ]
NORTH LEVEL 3-B | 1553 15.59 046 | | 100 | [ 3 | ] [ ] NORTH LEVEL 1-C | 1239 1.60 0 100 | [ o | ] [] NORTH LEVEL 1-C | 1627 077 | [ o | 100 | [ o | ] ]
WEST LEVEL 1-A | 543 18.15 200 | | 74 | | 1 | ] ] NORTH LEVEL 2-A | 12.39 1.76 0 100 | [ o | ] [] NORTH LEVEL 2-A | 1627 a10 | | o | 100 | [ o | ] ]
WEST BIKE STOR. | 1042 4.38 168 | [ 100 | [ 37 | [] [] NORTH LEVEL 2-B | 549 29.25 2.32 7 | | s | [] (] NORTH LEVEL 2-8 | 937 2010 | [ 232 | w0 | [ s | [] []
WEST LEVEL 2-A 5.43 24.78 2.07 74 8 [ ] [ ] NORTH LEVEL 2-C 12.39 4.08 0 100 0 [ ] [] NORTH LEVEL 2-C 16.27 1.90 0 100 0 [ ] [ ]
WEST LEVEL 3-A | 543 23.82 200 | | a4 | | o ] [] [] NORTH LEVEL 3-A | 549 28.65 2.32 % | | 8 | [] (] NORTH LEVEL 3-A | 937 2036 | [ 232 | w0 | [ 8 | [] []
SOUTH LEVEL 1-A [ 1765 13.65 126 | [ 100 | [ o | [ ] [ ] NORTH LEVEL 3-B [ 1239 2.09 0 w00 | [ o | ] ] WEST LEVEL 1-A [ 374 1362 | | 245 | 35 | [ 18 | [] [ |
SOUTH BIKE STOR. | 16.10 6.29 o | [ 10 | [ o | ] ] WEST LEVEL 1-A | 467 14.14 3.71 51 | [ 26 | ] [] WEST LEVEL 1-B | 374 273 | [ ol | 35 | [ o | [1] [ ] [
SOUTH LEVEL 1-B | 17.65 13.65 126 | | 100 | [ 9 | ] [ ] WEST LEVEL 1-B | 467 2.78 0! 51 | | o ] ] [] WEST LEVEL 1-C | 3.09 239 | | 253 | s | [ 1 | ] B
SOUTH LEVEL 2-A | 17.65 14.18 245 | | 100 | | 17 | ] [ ] WEST LEVEL 1-C | 313 22.53 2.53 26 | | 1 | ] [ | WEST BIKE STOR. | s.08 426 | | 164 | 100 | | 39 | ] B
SOUTH LEVEL 2-B | 17.65 14.18 245 | [ 100 | | 17 | ] [ ] WEST BIKE STOR. | 812 4.12 1.64 100 | | a0 | ] [] WEST LEVEL 2-A | 374 1630 | | 245 | 35 | [ 15 | ] B
SOUTH LEVEL 3-A | 17.65 19.29 53¢ | | 100 | | 28 | ] [ ] WEST LEVEL 2-A | 467 16.34 245 51 | | 15 ] ] [] WEST LEVEL 2-B | 3.09 2352 | | 253 | s | [ 1 | ] B
SOUTH LEVEL 3-8 | 1765 19.29 s34 | [ 100 | [ 28 | [] [] WEST LEVEL 2-B [ 3a3 2351 2.53 26 | [ 1 | [ ] [ WEST LEVEL 3-A | 374 2103 | | 245 | 35 | [ 12 | [1] [ ] [ |
WEST LEVEL 3-A | ae67 22.49 4.09 51 | [ 18 ] [ ] (] WEST LEVEL 3-8 | 3.09 26 | [ 253 | s | [ 1 | [ ] [ |
WEST LEVEL 3-8 | 313 22.95 2.53 26 | [ 1 | [ ] B SOUTH LEVEL 1-A | 614 1365 | [ 207 | 90 | [ 15 | [ ] [ ]
SOUTH LEVEL 1-A | 1554 13.75 2.07 100 | [ 15 | ] [] SOUTH BIKE STOR. | 459 629 | | o | 2 | [ o | ] ]
SOUTH BIKE STOR. | 13.99 6.08 0 w0 | [ o | ] [] SOUTH LEVEL 1-B | 614 1365 | | 207 | 90 | [ 15 | ] ]
SOUTH LEVEL 1-8 | 1554 13.75 2.07 100 | [ 15 ] [ ] [ ] SOUTH LEVEL 2-A | 6.4 1421 | | 245 | 0 | [ 17 | [ ] [ ]
SOUTH LEVEL 2-A | 1554 14.18 245 w00 | | 17 ] ] (] SOUTH LEVEL 2-8 | 614 1421 | | 245 | 90 | [ 17 | ] ]
SOUTH LEVEL 2-8 | 1554 14.19 245 100 | [ 17 ] [ ] [ ] SOUTH LEVEL 3-A | 614 1944 | [ 534 | 90 | [ 27 | [] []
SOUTH LEVEL 3-A | 1554 19.32 5.34 100 | [ 28 | [ ] (] SOUTH LEVEL 3-B [ 614 1944 | | 531 | 0 | [ 27 | ] ]
SOUTH LEVEL 3-B | 1554 19.32 5.34 100 | [ 28 | ] [] 1 3/4HR FIRE RATED, THERMALLY BROKEN DOOR REQUIRED
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