L. REPORTS OF COMMITTEES

1.1 Committee of the Whole

l.1.a

Council Meeting Minutes
July 25, 2019

Report from the July 18, 2019 COTW Meeting

Councillor Young withdrew from the meeting at 9:00 p.m. due to a
pecuniary conflict of interest with the following item, as the proponent is a
client of his firm.

I.1.a.c Rezoning Application No. 00598 and Development Permit with
Variance Application No. 00506 for 953 Balmoral Road (North
Park)

Moved By Councillor Alto
Seconded By Councillor Loveday

Rezoning Application No. 00598
That Council instruct staff to prepare the necessary Zoning
Regulation Bylaw Amendment that would authorize the proposed
development outlined in Rezoning Application No. 00598 for 953
Balmoral Road, 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 of the following documents, executed by the
applicant to the satisfaction of City Staff:
i. Statutory Right-of-Way of 1.22m on Balmoral Road.
ii. The applicant provide an amenity contribution in the
amount of $76,694.69 toward the Local Amenities Reserve
Fund in accordance with the City of Victoria Density Bonus
Policy to the satisfaction of City Staff.

Development Permit with Variance Application No. 000506
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. 00598, if it is approved,
consider the following motion:

"That Council authorize the issuance of Development Permit with
Variance Application No. 000506 for 953 Balmoral Road, in
accordance with:
1. Plans date stamped May 14, 2019.
2. Development meeting all Zoning Regulation Bylaw
requirements, except for the following variances:
i. reduce the required number of parking spaces from 12to 5
ii. Part 3.3(10): reduce the front yard setback from 10.50m to
2.00
ii. Part 3.3 (10): reduce the side (east) yard setback from
6.10m to1.52m
iv. Part 3.3(10): reduce the side (west) yard setback from
6.10m to 3.64m



v. Part 3.3(4)(1): increase the site coverage from 30% to
43%

vi. Part 3.3(4)(6)(1): reduce the open site space from 30% to
15.30%.

3. Registration of legal agreements on the property's title to
secure the MODO Car Share Vehicle and parking space, car
share memberships, one monthly transit pass for each unit
over a period of three years (396 monthly passes), and one
bicycle for each unit to the satisfaction of City Staff.

4. The Development Permit lapsing two years from the date of
this resolution."

CARRIED UNANIMOUSLY

Mayor Helps recalled the motion.
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Moved By Councillor Alto
Seconded By Councillor Loveday

Rezoning Application No. 00598

That Council instruct staff to prepare the necessary Zoning
Regulation Bylaw Amendment that would authorize the proposed
development outlined in Rezoning Application No. 00598 for 953
Balmoral Road, 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 of the following documents, executed by the

applicant to the satisfaction of City Staff:

i. Statutory Right-of-Way of 1.22m on Balmoral Road.

ii. The applicant provide an amenity contribution in the amount
of $76,694.69 toward the Local Amenities Reserve Fund in
accordance with the City of Victoria Density Bonus Policy to
the satisfaction of City Staff.

Development Permit with Variance Application No. 000506

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. 00598, if it is approved,
consider the following motion:

"That Council authorize the issuance of Development Permit with
Variance Application No. 000506 for 953 Balmoral Road, in
accordance with:
1. Plans date stamped May 14, 2019.
2. Development meeting all Zoning Regulation Bylaw
requirements, except for the following variances:
i. reduce the required number of parking spaces from 12 to 5
ii. Part 3.3(10): reduce the front yard setback from 10.50m to
2.00
iii. Part 3.3 (10): reduce the side (east) yard setback from
6.10m to1.52m

10



iv. Part 3.3(10): reduce the side (west) yard setback from
6.10m to 3.64m

v. Part 3.3(4)(1): increase the site coverage from 30% to 43%

vi. Part 3.3(4)(6)(1): reduce the open site space from 30% to
15.30%.

3. Registration of legal agreements on the property's title to secure
the MODO Car Share Vehicle and parking space, car share
memberships, one monthly transit pass for each unit over a
period of three years (396 monthly passes), and one bicycle for
each unit to the satisfaction of City Staff.

4. The Development Permit lapsing two years from the date of this
resolution."

FOR (6): Mayor Helps, Councillor Alto, Councillor Collins, Councillor Loveday, Councillor Potts,
and Councillor Thornton-Joe
OPPOSED (1): Councillor Isitt

CARRIED (6 to 1)

Councillor Young returned to the meeting at 9:02.
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F. LAND USE MATTERS

F.1

Rezoning Application No. 00598 and Development Permit with Variance
Application No. 00506 for 953 Balmoral Road (North Park)

Councillor Young left the meeting at 9:10 a.m. due to non-pecuniary conflict with this item as his
former clients are involved with this project.

Council received a report from the Acting Director of Sustainable Planning and
Community Development in regards to a proposal to build an 11 unit rental
dwelling apartment building. Staff recommend the application be declined due to
the lack of changes to massing and side yard setbacks.

Committee discussed:
* Advantages and disadvantages of the project

Moved By Councillor Alto
Seconded By Councillor Dubow

Rezoning Application No. 00598

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in
Rezoning Application No. 00598 for 953 Balmoral Road, 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 of the following documents, executed by the applicant to the
satisfaction of City Staff:

i.  Statutory Right-of-Way of 1.22m on Balmoral Road.

i.  The applicant provide an amenity contribution in the amount of
$76,694.69 toward the Local Amenities Reserve Fund in accordance
with the City of Victoria Density Bonus Policy to the satisfaction of City
Staff.

Development Permit with Variance Application No. 000506

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. 00598, if it is approved, consider the following motion:

"That Council authorize the issuance of Development Permit with Variance
Application No.

000506 for 953 Balmoral Road, in accordance with:
1. Plans date stamped May 14, 2019.

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

i.  reduce the required number of parking spaces from 12 to 5

ii. Part3.3(10): reduce the front yard setback from 10.50m to 2.00
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ii.  Part 3.3 (10): reduce the side (east) yard setback from 6.10m to1.52m

iv.  Part 3.3(10): reduce the side (west) yard setback from 6.10m to
3.64m

v. Part 3.3(4)(1): increase the site coverage from 30% to 43%
vi.  Part 3.3(4)(6)(1): reduce the open site space from 30% to 15.30%.

3. Registration of legal agreements on the property's title to secure the MODO
Car Share Vehicle and parking space, car share memberships, one monthly
transit pass for each unit over a period of three years (396 monthly passes),
and one bicycle for each unit to the satisfaction of City Staff.

4. The Development Permit lapsing two years from the date of this resolution.”

FOR (6): Mayor Helps, Councillor Alto, Councillor Loveday, Councillor Potts, Councillor Collins,
and Councillor Thornton-Joe

OPPOSED (1): Councillor Dubow
CARRIED (6 to 1)

Councillor Young returned to the meeting at 9:37 am.
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CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of July 18, 2019

To: Committee of the Whole Date: July 4, 2019
From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development

Subject: Rezoning Application No. 00598 and Development Permit with Variance
Application No. 000506 for 953 Balmoral Road

RECOMMENDATION

That Council decline Rezoning Application No. 00598 and Development Permit with Variance
Application No. 000506 for the property located at 953 Balmoral Road.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with an update on the Rezoning and
Development Permit with Variance Applications for the property located at 953 Balmoral Road.
The proposal is to rezone the subject property from the R-2 Zone, Two Family Dwelling District,
to a new zone in order to construct a four-storey, multi-unit residential building with a density of
approximately 1.38:1 floor space ratio (FSR).

On September 6, 2018, Council passed the following motion (attached):

Rezoning Application No. 00598

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00598 for 953
Balmoral Road, 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 of the following documents, executed by the applicant to the satisfaction of City

Staff:

a. Statutory Right-of-Way of 1.22m on Balmoral Road.

b. The applicant provide an amenity contribution in the amount of $76,694.69 toward the
Local Amenities Reserve Fund in accordance with the City of Victoria Density Bonus
Policy to the satisfaction of City Staff.

c. Following consideration of Rezoning Application No. 00487, if approved, that Council
authorize staff to prepare and enter into an Encroachment Agreement for a fee of $750
plus $25 per m? of exposed shored face during construction, to the satisfaction of the

City staff.
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Development Permit with Variance Application No. 000506

That, subject to review by the Advisory Design Panel and report back to the Committee of the
Whole, 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. 00598, if it is
approved, consider the following motion:

“That Council authorize the issuance of Development Permit with Variance Application No.
000506 for 953 Balmoral Road, in accordance with:

1. Plans date stamped January 18, 2018

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

i.  reduce the required number of parking spaces from 12 to 5

ii. Part 3.3(10): reduce the front yard setback from 10.50m to 2.00

iii. Part 3.3 (10): reduce the side (east) yard setback from 6.10m to1.52m
iv. Part 3.3(10): reduce the side (west) yard setback from 6.10m to 3.64m
v. Part 3.3(4)(1): increase the site coverage from 30% to 43%

vi. Part 3,3(4)(6)(1): reduce the open site space from 30% to 15.30%

3. Registration of legal agreements on the property’s title to secure the MODO Car
Share Vehicle and parking space, car share memberships, one monthly transit pass
for each unit over a period of three years (396 monthly passes), and one bicycle for
each unit to the satisfaction of City Staff.

4. Revise the landscape plan to indicate floating pavement where the proposed
parking spaces overlap with the tree’s critical root zone in accordance with the
arborist report prepared by Talbot Mackenzie & Associates.

5. The Development Permit lapsing two years from the date of this resolution.”

In accordance with Council’'s motion above, on October 24, 2018, the Advisory Design Panel
reviewed the proposal and provided a recommendation that the applicant make changes related
to the massing and side yard setbacks, and provide design consideration to the landscaping,
privacy of ground-oriented units, front entryways and balconies on the upper units (minutes
attached). In response to the ADP’s comments and recommendation, the applicant made some
revisions to the landscaping by adding some landscaping in the front yard, a landscaping strip
on the east side of the building and the surface parking area and a trellis system along the rear
property line. The applicant also added glazed front doors to soften the front entryways. There
are no changes related to the massing and side yard setbacks.

COMMENTS

On October 24, 2018, the Advisory Design Panel passed the following recommendation for
Council’s consideration:

That Development Permit with Variances Application No. 000506 for 953 Balmoral Road be
approved subject to the following changes:

e increase the side yard setbacks and redistribute the massing to reduce negative impacts
on neighbours’ properties, allow for enhanced soft landscaping and improve liveability

e provide design consideration to enhanced landscaping, attention to street frontage, main
entrance sequence, private walk-up entrance and rear parking lot area
reconsider the privacy of ground-oriented suites

e update drawings to include a more consistent depiction of the proposal, including how
the windows are detailed, the depth of the fagade, shadow studies and 3D renderings
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e consider the entrances in context of the public realm and streetscape
e consider the addition of balconies for the upper units.

In response to the ADP’s comments and recommendation, the applicant made some revisions
to the landscaping by adding some landscaping in the front yard, a landscaping strip on the east
side of the building and surface parking area and a trellis system along the rear property line.
The applicant also added glazed front doors to soften the front entryways. There are no
changes related to the massing and side yard setbacks. Staff still have concerns with the
overall size, scale and massing, building setbacks, window placement, limited soft landscaping
and outdoor open space and the transition between the public and private realm.

From a policy perspective, staff continue to have concerns with the impact that this proposal
would have on the future redevelopment of Balmoral Road. The OCP encourages the logical
assembly of development sites to enable the best realization of development potential for the
area. Given the existing neighbourhood context and development potential, land assembly with
the adjacent properties is strongly encouraged. If the subject property were consolidated with
one or both of the adjoining properties on Balmoral Road, then this scenario would achieve a
higher-density residential development with a greater number of dwelling units consistent with
the policies and objectives in the OCP, avoid mid-block, piecemeal development and realize a
better site plan with fewer impacts to the adjoining properties. Staff's recommendation is to
decline the Rezoning and Development Permit with Variance Applications; however, an
alternate motion is provided should Council wish to advance these applications to a Public
Hearing.

ALTERNATE MOTION

Rezoning Application No. 00598

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00598 for 953
Balmoral Road, 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 of the following documents, executed by the applicant to the satisfaction of City
Staff:

i. Statutory Right-of-Way of 1.22m on Balmoral Road.

ii. The applicant provide an amenity contribution in the amount of $76,694.69
toward the Local Amenities Reserve Fund in accordance with the City of Victoria
Density Bonus Policy to the satisfaction of City Staff.

Development Permit with VVariance Application No. 000506

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. 00598, if it is approved,
consider the following motion:

“That Council authorize the issuance of Development Permit with Variance Application No.
000506 for 953 Balmoral Road, in accordance with:

1. Plans date stamped May 14, 2019.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following

variances:
i. reduce the required number of parking spaces from 12 to 5
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il. Part 3.3(10): reduce the front yard setback from 10.50m to 2.00

iii. Part 3.3 (10): reduce the side (east) yard setback from 6.10m to1.52m
iv.  Part 3.3(10): reduce the side (west) yard setback from 6.10m to 3.64m
V. Part 3.3(4)(1): increase the site coverage from 30% to 43%

vi.  Part 3,3(4)(6)(1): reduce the open site space from 30% to 15.30%.

3. Registration of legal agreements on the property’s title to secure the MODO Car Share
Vehicle and parking space, car share memberships, one monthly transit pass for each unit
over a period of three years (396 monthly passes), and one bicycle for each unit to the
satisfaction of City Staff.

4. The Development Permit lapsing two years from the date of this resolution.”

Respectfully submitted,

@%M (el Ak et

Leanne Taylo Andrea Hudson, Acting Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Managed /( d W

C/u /. 20/

List of Attachments

Attachment A: Revised plans dated May 14, 2019

Attachment B: Advisory Design Panel report, October 24, 2018

Attachment C: Minutes from the Advisory Design Panel meeting on October 24, 2018
Attachment D: Letter to Mayor and Council dated March 6, 2019

Attachment E: Letter to Mayor and Council dated May 7, 2018

Attachment F: Letter to Mayor and Council dated August 17, 2018

Attachment G: Package from the applicant date stamped November 22, 2017, including
Letter to Mayor and Council, correspondence and Parking Study dated October 27,
2017, prepared by Watt Consulting Group

e Attachment H: Council minutes, September 6, 2018
e Attachment I: Committee of the Whole report, September 6, 2018
e Attachment J: Committee of the Whole report, June 7, 2018
e Attachment K: Committee of the Whole report, March 15, 2018.
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FIGURE 1: RENDERING OF NORTHWEST VIEW OF BUILDING FIGURE 2: RENDERING OF NORTH VIEW OF BUILDING
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3.64m

Water Meter
1My Dyieway Standard,

Driveway

{— Root Guard
I —Boulevard Tree

Boulevard Turf
Utility Pole
“atch Basin utter Line

Sidewalk Relocation Sidewalk- Centre Walkline

——_ Sidewalk

Root Guard 9

dewalk

Hardscape-Pavers

Landscape Arca-Grass Grid/Seeded-2.49 sq m

Hardscape-Pavers
Main Area: 8.84 sq m
Border Arca: 749 sq m

Fence Hight 4'

6.37m

&m
req'd setbadk of security gatd

1

Security Gate

Landscape Arca-Grass Grid/Sceded-5.43 sqm

Hardscape-Pavers
Main Area: 13.17 g m
Border Area: 11.18 sq m

Bicycle Raek ™
\ggreat

Main Area: 122 sq m
Border Area: 1.74 sq m

il
Rbqd SR)
2m
tyard setbck

Hardscape-Pavers

L

Line of overhang

Grass Grid

Hardscape-Pavers
Main Area: 12.87 g m
Border Arca: 10.94 sq m

Landscape Area-Grass Grid/Seeded-5.66 sq m

Landscape Area-Grass Grid/Seeded-2.13 sqm —

ardscape-Pavers
Mam Area: 8.42 5qm
Border Area: 7.09 sq m

Hardscape-Pavers
Main Area: 13.62 s m
Border Area: 4.96 sqm

Hardscape-Concrete
Main Area: 15.06 sq m

Hardscape-Pavers
Main Area: 134.94 sqm
Border Area: 15.85 sqm

Maximum Fence Height 6'

Zoan]

Permeable Pavers
1029m

— Security Man Gate

Main Area: 1223 sq m
Border Area: 1746 sq m

i

Hardscape-Pavers
Main Area: 2.54 sq m
Border Area: 3.31sqm

6m
req'd setback of security gate

25%-Lmus-Liriope muscari

Cast in Place Concrete

Cast In Place Concrete

Hardscape-Pavers
Main Area: 2.29 sq m
Border Area: 3.08 sqm

Barrier Fencing-Sce Detail
L Tree Protecton - No Work Zone

Parking Ailse Width

Sideyard Setback

Building Footprint Width

2

13m

26m
p. parking stdl

total parking width

Storm Drain

5.1m
Parking Stall Width

Landscape Plan
cale: 1:100

01
Aesculus hippocastanum

Tree -Protected

10.85m
Rear Yard Setback

Fengk-Typical

fivacy Fence

pe Arca-East Garden-
/6-PGire-Pachysandra termit
25%-H Aur-Hakonechloa mac

General Notes

All Work shall be equall in all respects to good construction practices and shall conform to current

Zoning, ByLaws and Regulations pertaining to the Governing Authority having juridiction and the

British Columbia Bui

supplier'
more stringent

Engineering shall be required for several aspects of the work on this project. Engincering speci

ding Code 2012, (BCBC 2012).
All materials, finishes, manufactured items, and equipment shall be installed in full accordance with the
or manufacturer’s written recommendations and instructions of these documents, whichever is

tions

All layouts should be confirmed by a registered B.C. Land Surveyor. All Setbacks shall be confimed by
C

and any ite
Conformity of these plans to the actual site is the respomsibilty of the Owner/Builder.

Tree -Protected - All work shall be conducted in such manner not to compromise the health or vigour of

as per the Arborist Guidelines.

All excavation with in the Critical Root Zone (CRZ) will be conducted with an air spade or as instructed

1. Shall be constructed on a load bearing substrate with a minimum soil capacity of 3000PSI.
Gencrts shal be piaced on a suitalbe granular aggregate,placed in 25mm s oled and

Shall be reinforced with a minimum of #4 reinforcement bar at 600mm grid spacing or better.

Bar shall be placed mid depth of concrete.

Aggregate shall be installed as a landscape surface mulch.

Aggregate #8 Typical / 12mm

Bicycle Rack shall be Class 2 Stg (6). Anchor to Concrete pad. Adjacent
Landscape area, mulch with #8 aggregate.

Boulevard Tree subject to the City of Victoria Schedule C Supplemental
Specifications for Street Trees and Irrigation / Victoria Subdivision and
Development Servicing. Boulevard Tree shall be planted a minimum distance
of 0.45m from a municipal sidewalk or road. Root guard shall be installed. Al
work shall be subject to inspections and comply with the City of Victoria
Supplementary Speciﬁcalions for Sstreet Trees and Irrigation Schedule C.

Boulevard shall be p\an(ed with turf subject to the approval.

place concrete as per concrete specifications.

Driveway Shall comply with Schedule "B", Highway Access Bylaw, Standard

widths, Type "A", or as approved by the City of Victoria Engineering

Departments and subject to standards and approvals.

Fence Cast Aluminum and Powder Coated Charcoal

Maximum Height 1.83m (6' behind front face of building). Any fencing in front

yard must no( exceed 1.2m (¥). Shop Draving required. Instaliton as per
and ost installation in CRZ to

be supervlsed by arborist.
Grass Grid -Typical shall be placed for stuctural strength. Core 60-40
Commercial to be installed as per manufacturer's specifications, subject to

Gass i
Modular Green Roof icomponent is an addition element and is not part of the
structural roof compont and design. The structural roof will need to
engineered. The modular green rood component is to be fabricated. Shop
drawing are required and details to be specified.

Green Roof Module North - Soil Volume 1.2 cu m

Green Roof Module South -Soil Volume 1.9 cum

Module Green Roof to be customized and installed by a qualified
professional. Assorted Sedum matt cut to specification

Drip irfigation recomended

Permeable Paver / Belgard Aqua Roc 230mm x 114mm x 80mm Grey Running
Bond. Simlar brand may be used. 300mm Concrete Border Smooth Trowel
Finish Permeable Paver Installation is subject to the City of Victoria
Stormwater Utilty, Rainwater Management Standards, Profession / latest

‘Green Roof Mosue

d

No.| Date | Appr Revision Notes

2018-12-06 L-1 Landscape Plan & Green Roof Plan

Revised Plan and Sheet
2 [2019-04-22|LM | Removal Silva Cell / Trellis

3 [2019-05-06|LM | Revised Hardscape

No.| Date Issue Notes
1 20181206 Issued
2 [2019-04-24 | Sheets / Revised as requested

3 [2019-05-06| Revised Hardscape

Errors and Omissions:

Designer: Will notbe responsible for the costs incurred fo owner or
Contacor) hrough ror o omissioson plans o dving

Parking area to be engineered. Installation is subject to arborist
recomondations and as per the Tree Preservation Plan, Talbot MacKenzie &
Associates, January 29, 2018.

Privacy Fence - Southern Perimeter Panel size to be determined

Cast Aluminum and Powder Coated Charcoal.

Maximum Height 1.83m. See Fence- Typical Shop Drawmg required.
Post

installation in CRZ to be supervised by arborist.

Security Gate Vehicle and Pedestrian Entrance. Security Gate for Driveway
and Man Gate shall be automated with FOB, Key Pad and equipped with
safety features. Subject to Manufactures specifications and installation. Shop
Drawings required. Maximum Height shall not exceed 1.83M. See

Cast Aluminum and Powder Coated Charcoal.
Outward Swing for Man Gates.
Schedule 40 PVC Conduit Sleeve

— 3
‘ ‘ j‘ shall take precedence.
nst — 4
12 X} 199 s
* any protected trec.
Landscape Arca-Green Roof Module-8.000 sq ] > g Work shall be conducted
Modular Green Roof by an arborist.
= Concrete
£ < —
R e Comorars shall bs 4000PS1, 28MPA / (3000PSI /7 Days)
E 3 Concrete shall be a minimum of 140mm thickness.
E) O
Key Notes
Aggregate.
Bicycle Rack.
Boulevard Tree.
Root Barrier Requi

Boulevard Turf,
Cast in Place Concrete.Cast in
Driveway Standard.
Fence-Typical.

£ Grass Grid.

: engineering.
Modular Green Roof.

\ Module Green Roof.
Permeable Pavers.
/ Farn
Privacy Fence.
Lay “Green Roof Module South-12.471 sq m
Modular Green Roof Installation as per

2 - Security Gate.

H O

=T Fence-Typical.

e

1n54m

:;‘.

e
e
A

|
l

‘7‘
e—

l

Roof Plan
1:100

Security Man Gate.

Sidewalk Relocation.

Sleeve.
Storm Drain

Tree -Protected .

Root Guard,

Electrical Services Required
Low Voltage Lighting

Cast Aluminum and Powder Coated Charcoal. Security Man Gate shall be
automated with FOB, Key Pad and equipped with safety features. Subject to
Manufactures specificaations and installation. Shop Drawing will be required.
Maximum Height shall not exceed 1.83M. See Fence-Typical. Outward
Swing

Statutory Right of Way shall be used for the Sidewalk Relocation subject to the
approval of the City of Victoria Engineering Department. Construction details
to subject to design standards, bylaws and approval.

Scheule 40 PVC 2" Sleeves shall be used to cross all concrete sections.
Storm Drain 0.61m x0.61m

Drainage to be engineered by a qualified professional

Tree -Protected - All work shall be conducted in such manner not to
compromise the health or vigour of any protected tree.

'Work shall be conducted as per the Arborist Guidelines and recomondations
as per Tree Preservation Plan, Talbot MacKenzie and Associates, January 29,
2018 prepared for Method Built Homes Inc.

All excavation with in the Critical Root Zone (CRZ) will be conducted with an
air spade or as instructed by an arborist

DeepRoot UB 24-2 shall be installed as per and

wed, contracts o aggrecments
1o commence work are made.

Contractor: D notscale drawing. The contactor / owner shll check ail
s p rior

construction. Notfy the designer of any discrepancics before work
‘commences. All materials and workmanship to meet th requircmens of
ihecuren sueofthe British Colubia Bulding Code 2012, Municipal
By-Laws. Read lan nconjunction with any Prfessiona Enginering

Drawings or Reports, Geotechnical Drawings or Reports or Legal Surveys
and other related docums

This drving s he il proerty ofh s
il orhe pojct o

whole o npa, shill oty b peritd with e w
conient and aitherizaion rom Loy Myers of Afesoo Lving DESin

ner and s 0 be used

Al wrk sl omply withthe i Columbia uildin Code 2012 and
il By Law

adow , Doorsand Skylighs sall comply ith BCBC 2012 Pat 5
Contomo sl Foe and L provions o e BCBC 015
Part.
Locate and Insiall ll Smoke Detectors in accordance with

BCBC Py
Alfresco
Living Design
Design Firm
L My
o Living Design
70450 Prkdands v, Vs BC, VA 7L

alfiescolivingdesigndiclaud com

altescolvingdesianca
250-593-5%(
Jandscapes

Project Title
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Boot Barier

as specified by Engineering Department as required.

Landscape Plan & Green Roof Plan

For Development Application Only
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General Notes
1. All Work shall be equall in all respects to good construction practices and shall

conform to current Zoning, ByLaws and Regulations pertaining to the Governing
Authority having juridiction and the British Columbia Building Code 2012, CD

Water Meter

fodo Stall “atch Basin
sstructions of these documents, whichever is more stri

T . (BCBC 2012).
‘-CW"‘“S"C‘"'"S‘ Utility Pole ————— 2. All materials, finishes, manufactured items, and equipment shall be installed in
M utter Line full accordance with the supplier's or manufacturer's written recommendations and
ent

im, 364m
1 Driveway

3. Engincering shall be required for several aspects of the work on this project.
Engineering specifications shall take precedence.

Sidewalk- Centre Walkline |

4. All layouts should be confirmed by a reistered B.C. Land Surveyor. All Setbacks
124 83 199 shall be confimed by Owner/Builder and any modifications are to made on site. No| Date | Appr Revision Notes
of the

g

Conformity of these plans to the actual site is the
Owner/Builder.
5. Tree -Protected - All work shall be conducted in such manner not to compromise
the health or vigour of any protected tree.
= ‘Work shall be conducted as per the Arborist Guidelines.
avers ) All excavation with in the Critical Root Zone (CRZ) will be conducted with an air | 3 [2019-05-06|LM | Revised Softscape
spade or as instructed by an arborist.

1

2018-12:06[LM | L1 Softscape and Tree Retension Plan

Hardscape-Pavers andscape Area-Green Roof Module-8.000 sq m| =
New Sheet Submission

Main Area: 1.22 sq m
1.74sqm T Module Green Roof

Border A

2019-04-22|LM | Removal Vine

t yard setback

dscape-
Main Area: 1.223 sq m
Border Area: 1.746 sq m

Fence Hight 4'

6.37Tm

- Softscape and Tree Retention

< 1. Boulevard Tree subject to the City of Victoria Schedule C Supplemental

o for Street Trees and Irrigation / Victoria Subdivision and
Development Servicing. Boulevard Tree shall be planted a minimum distance
of 0.45m from a municipal sidewalk or road. Root guard shall be installed. All
work shall be subject to inspections and comply with the City of Victoria
Supplementary Specifications for Sstreet Trees and Irrigation Schedule C.

2. Boulevard shall be planted with turf subject to the approval

Hardscape-Pavers
Main Area: 2.54 sq m
Border Area: 331 sqm

Landscape Area-Grass Grid/Seeded-2.49 sqm ———

LW]BML 191m

Hardscape-Pavers
Main Arca: 8.84 sqm
Border Area: 749 sq m

m
req'd setback of security gatd
req'd setback of security gate

Landscape Area-East Garden-21
50%-PGire-Pachysandra terminal

7

25%-H Aur-Hakonechloa macra
3. Recommend that the Irrigation System be designed by a Certified lrrigation No| Date Tssue Notes

25%-Lmus-

25%-Lmus-Liriope muscari Designer, and installed as per the Certified Irrigation Design. The Contractor 0151206 rened

instaling the Irrigation System should be certified and install the specified

‘Trachelospermun jasminoides-Star Jasmir ' system. The system should have a rain sensor with a Solar Sync and Rain Shut | 2 [2019-04-24  Sheets Revised / As requested

off as part of the intigrated controller system to ensure optimum controlled 3 [2019-05-06| Revised Softscape
watering.

4. Landscape Areas have been created for the purpose of planting. The Arcas will
be planting using Plant Material based on percentages allocated and at a density
perarca.  The Plant material is accounted for in the Planting Schedule.

5. Mulch should be applied to a depth of approximately Sem.

6. The burlap shall be removed. All tie material shall be removed.

7. Designer may subsiitute plant material as required. Substituation of plant stock
may be necessary du to the availabilty, size, condition or designer preference at

iny time during the planning or implementation process of the project. The
<uhmmuon of plant material shall comply with the intent and spirt of the
conceptual design.

[Candscape Area

Line of overhang

T —
Landscape Area-Grass Grid/Seeded-5.43 sq m ———
Hardscape-Pavers
Main Area: 13.17 sq m
Border Area: 11.18 sq m
e
T

8. Excavation of the subgrade below the rootball of a tree shall be kept to a
‘minimun to prevent settling. The root ball shoud be set at a depth conducive to
the finished grade.

9. The Contractor is responsible for the health and vigor of the plant material and
provide adaquate protection while the material is on site. Store plant material in
the shade and provide water as required.

10. The placement of plant material on site may vary from the planting plan and

schedule. The arrangement of plant material shall be determined at the tme of

planting and shall be configured as a best fit. Changes may occur to the
placement of plant material due to variations of teh plant material, site
conditions or as a result of planting stock substitutions.

All planting stock shall be planted in growing medium as required ensuring

adaquate depth.

All planting material shall be acquired from Certified Horticultural Supp

. All planting stock shall be plantedin growing medium as required ensuring

28m

[Prant List

[T I o Commontame eI Femaris

vens Gr .

Landscape Area-Grass Grid/Seeded-2.13 sqm ——

adaquae depth.
. Preparing Roots: Al container stock shall have the roots checked for girdling
and loosed as required prior to planting, Designer: Will nt be responsible fr the costs incurted t0 e or
. All container stock shall have the roots checked for girdling and loosed Contcor) o s o omissions o plans o dving
required prior o planting speicatons aferbulding pesm() v e conracts o agrsmens
16. All trees and shrubs shall be stacked and tied at the time of planting if required.
17. All stock shall be checked to ensure good condition prior to planting. Any stoc Contactor: Do ot caledraving. The contactor e hall ekl
indicating poor condition, health or vigour shall not be planted and reported to orte.
Supervisor and Des

Errors and Omissions:

=

Hardscape-Pavers
Main Area: 8.42 sq m
Border Area: 7.09 sqm

Maximum Fence Height 6"

o oty e y eciaicios mk
e fetils and workmanshp o

. The Designer may subsitute stock as required and as a result of availabiliy, s o B Com g Code 2. Mol
stock conditions,size requirements or other constaints. Substitutions made by B Rk ooy

Module Green Roof the designer shall be in context and consistent with the intent of the plan. nd other eted document o “

The soil used for the Green Roof shall be 1 part 3/8" lava stone and 4 parts

- Slonting mediom a5 specifed. ll‘::::?:;“;:‘.‘;Lnl?;;lff‘;\“; ey dsnrnd s o

. All planting material shall be acquired from Certified Horticultural Suppliers. semeodoran i whate o  pary ol ey bepemitied with he writen

Planting Medium-Landscape Conset s orzation i Lary My of Alfesco Living Des.

g Prunus laurocerasus "Otto Luyken’

er.

Hardscape-Pavers

Main Area: 12.87 sqm

Border Area: 10.94 sq m

Landscape Area-Grass Grid/Seeded-5.66 sq m ———

La

Hardscape-Pavers
Main Area: 13.62 sq m
Border Area: 496 sqm

Sleeve  Hardscape-Pavers

| i Main Area: 2.29 sq m
é> Border Area: 3.08 sqm

3
2

| B FecingSoe el Percentage of Dry Wefght of Total Growing Medium Ak sl comply i e ol i o 201
ce Protection - No Wi . oarse Gravel- 40 ml- 0- 3% M Ninicipl By Law
| Tree Protection - No Work Zone All Gravel - 3-19ml- 0-10% All Window , Doors. mvd ‘Skylights shall comply with BCBC 2012 Part 9.
I : San ) S0 70 Cono . i Liepovsens of e BCC 2012
lardscape-Concrete 2l 1029m ] k3 \’ \’ sm - <0.002 ml 15-50% Locate and Install all Smoke Detectors in accordance with

118 m"’ﬂsmr‘d 06
0
— I

Main Area: 15.06 sq m 5t <0.002 ml 15-30 % BCBC P

( ]ay and Sand Combined / Maximum 60
Organic Content Coastal 2-10%
Acidity PH 45-70 Alfresco

Sideyard Setback Building Footprint Width / Esd

7m

13m

6-Prunus laurocerasus 'Otto

Living Design

=

1. Structural soil composite shall be composed of growing medium and clear crush

total parking width o
granular components in accordance with the followin; ase ratio

of materials. Ensure sufficient moisture (25% to 75% of field capacity) to Design Firm
provide a homogeneous mixture with consistent properties throughout the N m e

composite soil. Peat moss shall not be used in the preparation of siructural soil. 70450 Prkdands v, Vo BC, VA 7L
Soil Component alftscolivingdesign@icloud.com
Proportion by Weight aliescolivingdesign.ca

Growing medium 2508035802

10 20% dry weight exiriors landscapes  cnvironments

Parking Ailse Width

Hardscape-Pavers 2.6m
Main Area: 134,94 sq m . parking stgll

Border Area: 15.85 s m

o
@
3

10.85m
Rear Yard Setback

Clear Crush (25mm to 75mm clear crush
80% to 85% dry weight Project Title
Hydrogel/Stabilizer*

0.01%10 0.02%

*Hydrogel/Stabilizer is applied as a soil tackifier to ensure even distribution and
blending of the component materials. Refer to manufacturer specifications for

. . . . . . appropriate mixing proportions.

Growing medium propertics for use as a component in structural soil shall
conform to Topsoil and Grading (32 91 21 MMCD 2009

I Width

5.1m

Parking St

Apartments @ 953 Balmoral

|
Clear crush gravel propertics for use as a component in structural soil shall B
conform to Aggregates and Granular Materials (31 05 17 MMCD 2009) Softscape And Tree Retention Plan

Landscape Plan Ruuf Plan specifications. Gravel graduation shall consist of 25mm to 75mm clear crush
cale: 1:100 T100 washed rock free of any foreign elements or materials.
Structural soil installation shall conform to Excavating, Trenching and

Backfilling (31 23 01 MMCD 2009) specifications. For Development Application Only

953 Balmoral / Tree oo
22. DeepRoot UB 24-2 shall be installed as p

image | 1D | BotanicalName | CommonName | DBH Action Location Notes 23" All Landscape work shall comply with the latet cdition of the Be Landscape ™

Standard. c—
Tree -Protected - All work shall be conducted in such manner not to oY
compromise the health or vigour of any protected tree. Work shall be conducted [ —— —]
East perimeter _[Talbot Macke s Tree Preservation P All work with in the Critical Root Project Arbolst. as per the Arborist Guidelines.  All excavation with in the Critical Root Zone May 6, 2019
(CRZ) will be conducted with an air spade or as instructed by an arborist. e

L2

— Retain - Arborist work
InTo1 0,995 required [yanuary 19, 10,953 Bal

2019Balmoral




NOTES

Vary

1.83m

/1 Privacy Fence
.

CONCRETE CURB SET 1/4" (70 MM)
BELOW TOP OF PAVERS AND CONTROL
JOINTS @ 15-0° (5 M) OC

CONCRETE PAVER
2.3/8" (60 MM) MIN THICKNESS
1701 112"

(25-40 MM) BEDDING SAND
COMPACTED AGGREGATE BASE
6" (150 MM) MIN DEPTH

GEOTEXTILE AS REQUIRED
TURN UP AT SIDES TO COVER BASE

COMPACTED SUBGRADE

Maximun Height

12" (300 MM) WIDE GEOTEXTILE ALONG PERIMETER

TURN UP AT CURB (DO NOT COVER TOP OF BASE)

SS OF AGGREGATE BASE WILL VARY WITH SUBGRADE CONDITIONS AND CLIMATE.
R BASES.

THICKNE:

COLDER CLIMATES MAY REQUIRE THICKEf

CONCRETE PAVERS SHOLLD BE PLAGED ON ACENENT TREATED BASE IF SOLLIS EXTRENELY
K OR ISTIN

E PL
CONSTANTLY SATURATED. PAVERS CAN BE OVERLAID OR INLAID ON EXISTING

ASPAALT OF CONCRETE DRVEWAYS
CONSULT CPI TECH SPEC 2 FOR GUIDELINES ON SPECIFICATIONS FOR BASE MATERIALS,
SUBGRADE SOIL AND BASE COMPACTION.

PLASTIC. STEEL, ALUMINUM OR PRECAST CONCRETE, EDGING MAY BE USED.

. Permeable Pavers
1 comuen crom:

2 a0 a0 s

3 e 0 s S
169 % oF WIE, ROPE AN 50 NOT FRUE LEADER

%
TR SR W PRUNE WLy DEAD O
DAMAGNG ROOTEALL FEHOWE AL DAMAGED BRANGHES

22172 Gtom) ROUD pressue
" (ztaomm)

oo o ez W PREVALIG Wi,
ul 255 e NI GROUNG.

ol DEpy 2o FOOTRAL rnw amsm smz T T

oW NED S VT Be. oSEATE
GRASS BOULEVARD.

MG 2009 L S0 PROPERTES st WEET
HIS_STANDARD, DEPTH CROWNG, MEDI 10 B2
SRS A RARRED N 106 mm LS.
APHALT 35 rom ¥ S0M LENCTH
ROADWAY &
5
LRRTEDEATR
TR b e
LS RERRA e
168 o ¥ oM G CONPACTED SUBGRADE.
o 56% S0, SCARFY BOTION oF PIT

ALL TREES SHALL MEET OR EXCEED THE Y OF
S G ot B e BRecTon O Fames

ROOT BATRER REQURED PENDING TREE SPECES
AD/om B NOTH

. Tree Planting in Boulevard

1.83m

TYPE ‘A’

. Driveway-Type "

NOTE:

APPROVED, COMPACTED GROWING MEDIUM PLACED AS PER
MMCD 32 9121 TABLE 3.

FOR CURB, SIDEWALF, ASPHALT, DUCT AND ROAD BASE, REFER
TO MMCD AND CITY OF VICTORIA SUPPLEMENTARY STANDARDS.
AAPPROVED SUBGRADE TO MMCD AND CITY OF VICTORIA
'SUPPLEMENTARY STANDARDS.

'SOD OR SEED, AS SPECIFIED TO MMCD AND CITY OF VICTORIA
'SUPPLEMENTARY STANDARDS.

'SOD NOT TO BE REINFORCED WITH MESH.

Maximum Height

Vary

38mm x 89mm TOP RAIL

XK AL Al K () L

s
XX

FENCE: SEE
BELOW NOTES
FORWORDING

:

38xB9mm BOTTOM RAIL
m 38xB9mm POST ——
TIES OR STAPLES TO
SECURE MESH

TREE PROTECTION FENCING

FENCE WILL BE CONSTRUCTED USING 38 mm X 89mm WOOD FRAME: TOP, BOTTOM AND
TS * USE ORANGE SNOW-FENCING MESH AND SECURE THE WOOD FRAME WITH'ZIP"

TIES OR GALVANIZED STAPLES.

ATTACH A 500mm X 500mm SIGN WITH THE FOLLOWING WORDING: WARNING- TREE

PROTECTION AREA. THIS SIGN MUST BE AFFIXED ON EVERY FENCE ORAT LEAST EVERY

10 LINEAR METERS

IN ROCKY AREAS, METAL POSTS (T-BAR OR REBAR) DRILLED INTO ROCK WILL BE
ACCEPTED

. Tree Protection Fencing

No.| Date | Appr Revision Notes

2018-11-29[LM | L-3, Det
New Sheet Submission

2 [2019-04-12|LM | Remove Trellis / Silva Cell Detail

3 [2019-05-06|[LM | Revised

No.| Date Issue Notes

1 [2018-12-06 Issued
2019-04-24 Detail Sheet Updated
2019-05-06 Sheet Revised

Errors and Omissions:

Designes Wil o bs rsponsivefor he osts cur
ontractor(s) eors oromissons on plansor drawing

ineaton e o

1o commence work are made.

perimi() are issued, contracts or ggrecments

Contcor: Dont sl draving. Thecontator owne sl ek
plan prior ta

Comamcton. Nony e v of ny nrepancios e work
‘commences. All materials and workmanship to meet th requiremens of
the current ssue ofthe Briish Columbis Building Code 2012, Municipal

- Lavs. Read Plninconncion i any PrfessoalEninering
Drawings o Reports, Geotechnical Drasings or Reports or Legal Surveys
und ther relaed documens.

This drmving s he il proerty ofth esiger nd s 0 bl
exclusively for the project drawn.

eproducion i whole on i st shalloly be prmsited with e wrten
consent and authorization from Larry Myers of Alfesco Living Design.

Allwor hll comply it theBrsh ColumbiaBiing Code 2012 and

ipal By
Al Window , Doors andSkylghts shallcomply S B 2012 a5
Conform t0 all Fire and Life provisions of the BCBC 2012,

Part9

Locate and Install ll Smoke Detectors in accordance with

BCBC Part 9,

Alfresco

Living Design

Design Firm
Larry Myer
Iessoo Liviag Design
79-850 Pukants v, vitr BC, VA 719
alfiscolivingdesigndiclaud.com
altescolvingdesianca
250-893-5502

exteriors landscapes environments
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_ ATTACHMENT B

CITY OF

VICTORIA

Advisory Design Panel Report
For the Meeting of October 24, 2018

To: Advisory Design Panel Date: October 12, 2018
From: Leanne Taylor, Senior Planner
Subject: Development Permit with Variance Application No. 000506 for 953 Balmoral
Road
EXECUTIVE SUMMARY

The Advisory Design Panel (ADP) is requested to review a Development Permit Application for
953 Balmoral Road and provide advice to Council.

The proposal is to construct a four-storey multi-unit residential building consisting of
approximately 11 rental units. The following policy documents were considered in assessing
this Application:

The Official Community Plan (OCP, 2012)

Downtown Core Area Plan (2011)

Guidelines for Fences, Gates and Shutters (2010)

Advisory Design Guidelines for Buildings, Signs and Awnings (1981).

Staff are looking for commentary from the Advisory Design Panel on the following items:

overall size, scale and massing of the building

window size, shape and placement of the building
landscaping and outdoor open space

residential entryways and articulation along the building base
the transition between the public and private realm.

The Options section of this report provides guidance on possible recommendations the Panel
may make, or use as a basis to modify, in providing advice on this Application.

BACKGROUND
Applicant: Mr. Rajinder Sahota
Method Built Homes
Architect: Ms. Pamela Ubeda, MAIBC

Coast and Beam

Development Permit Area: Development Permit Area 3 (HC): Core Mixed Use Residential

Heritage Status: N/A

Advisory Design Panel Report October 12, 2018
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Description of Proposal

The proposal is to construct a four-storey multi-unit residential building consisting of
approximately 11 rental units. The development has a proposed floor space ratio (FSR) of
1.38:1. Concurrent with this Application is Rezoning Application No. 00598. The proposal
includes the following major design components:

e |ow-rise building form containing contemporary-style design features, including a flat
roofline, larger windows on the third and fourth storeys, and modern finishes

exterior materials include brick, wood siding, stucco and aluminium privacy screen

third and fourth storeys stepped back 2m

one ground floor unit with a front entrance facing the road

recessed main entrance into the building

gated entryway into the site and to access the parking in the rear yard

permeable pavers for driveway and surface parking lot

no soft landscaping

a bike room for 16 Class 1 bicycle parking spaces, and a bicycle rack for six bikes near
the front entrance.

The following data table compares the proposal with the existing R-2 Zone, Two Family
Dwelling District, as well as the R3-1 Zone, Multiple Dwelling District, which is seen as a
comparable zone as it anticipates similar uses at a similar density. However, there are still
numerous aspects of the proposal that would still not meet the requirements of the R3-1 Zone.
An asterisk is used to identify where the proposal is less stringent than the R3-1 Zone.

: s Existing | Zone Standard | OCP
Zoning Criteria Proposal R-2 Zone R3-1 Zone Policy DCAP
Site area (m?) — minimum 671.50 * 555.00 920.00
Rensity (Floar Spaos 1.38:1* 0.50:1 1.20:1 21 | 21
Ratio) — maximum
N

Tolal fieorareasin ) 929.50 * 280.00 805.80
maximum
Lot width (m) — minimum 15.48 15.00 n/a
Height (m) — maximum 12.19 7.60 18.50
Storeys — maximum 4.00 2 6 6 6
Site coverage: (%) — 43.00* 40.00 30.00
maximum
Open site space (%) — 15.30 * 30.00 30.00
minimum
Setbacks (m) — minimum

Front 2.00* 7.50 10.50
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Zoning Criteria Proposal 'E_leszt::]% ZO;:_?’(Z:::M P?)ﬁ::y DCAP
Setbacks (m) — minimum
Rear 10.85 15.20 6.10
Side (east) 1.52* 1.55 6.10
Side (west) 3.64* 3.00 6.10
Parking — minimum
Residential 4 9 9
Visitor 1 1 1
Bi_cycle parking stalls —
minimum
Class 1 16 14 14
Class 2 6 6 6

Sustainability Features
The applicant has not identified any sustainability features associated with this proposal.
Consistency with Policies and Design Guidelines

Official Community Plan

The subject property is designated Core Residential in the Official Community Plan (OCP,
2012), which supports a diverse range of housing types including low and mid-rise multi-unit
residential buildings. The OCP also identifies this property within Development Permit Area 3
(HC): Core Mixed Use Residential, which supports a “high-quality of architecture, landscape and
urban design that reflects the function of a major residential centre on the edge of a central
business district in scale, massing and character.” The design guidelines contained in the
Downtown Core Area Plan (DCAP), Advisory Design Guidelines for Buildings, Signs and
Awnings (1981), and Guidelines for Fences, Gates and Shutters (2010) apply to the proposed
building.

Neighbourhood Plan

The subject property is within the Residential Mixed-Use District in the Downtown Core Area
Plan (DCAP), which supports multi-residential development up to six-storeys and a floor space
ratio up to 2:1. The proposal for a four-storey multi-unit residential building with a FSR of 1.38:1
complies with the height and density policies outlined in DCAP.

October 12, 2018
Page 3 of 6
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Regulatory Considerations

Proposing a four-storey building on a lot with a site area of 671.5m? is tight and compromises
the site planning with respect to providing sufficient landscaping and open site space, as well as
impacting the relationship with adjacent properties and influencing the redevelopment of those
lots in the future. By comparison, the standard R3-1 Zone requires a minimum lot area of
920.00m? and allows a maximum FSR of 1.2:1 for a four-storey building. The zone also
incorporates larger setbacks to allow for some breathing room between neighbouring buildings.

A new, site-specific zone would be required to facilitate this development, and variances for
setbacks, site coverage and open site space would be required. The regulations in the new
zone would be similar to the R3-1 Zone, Multiple Dwelling District, except for the density
provisions. The following variances would be required:

reduce the front yard setback from 10.50m to 2m

reduce the side (east) yard setback from 6.10m to 1.52m
reduce the side (west) yard setback from 6.10m to 3.64m
increase site coverage from 30% to 43%

reduce open site space from 30% to 15.30%.

ISSUES AND ANALYSIS

The following sections identify and provide a brief analysis of the areas where the Panel is
requested to provide commentary.

Overall Size, Scale and Massing

The OCP contains design guidelines that speak to the overall massing of a building and its
visual impact on the site and adjacent properties. The building is long and presents a large
volume on a 672m? lot. The side yard setback along the east side is only 1.5m from the
property line, which would impact future development, window placement and access to sunlight
on the adjacent property. The Panel's input on the overall size, scale and massing of the
proposed building would be welcomed.

Window Size, Shape and Placement

The Advisory Design Guidelines for Buildings, Signs and Awnings contain a design guideline
pertaining to building fenestration and the importance of arrangement, proportion and pattern of
windows, as well as the relationship between solids and voids. The applicant is proposing
substantial glazing on the third and fourth storeys along the north and south elevations;
however, the windows at the ground level and second storey are smaller and present a different
pattern compared to the upper storeys. A repetitive window placement along the west and east
elevations is being proposed. The ADP’s input on window size, shape and placement would be
welcomed.

Landscaping and Outdoor Open Space

Appendix 7: Building Design Guidelines in the Downtown Core Area Plan (DCAP) encourages
on-site open space such as courtyards, forecourts, plazas, patios, gardens, roof top
patios/gardens for high density residential buildings that is well-designed, safe, active, visible
and illuminated to encourage their use. The DCAP also encourages residential dwelling units to
have direct access or views of the onsite open space. The applicant is proposing no on-site
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open space or soft landscaping (plants or trees). Hardscape pavers would be introduced
throughout the site and the rear yard would be a surface parking lot. The Panel's input on
landscaping and outdoor open space would be welcomed.

Entryways and Articulation along the Building Base

The design guidelines outlined in Appendix 7: Building Design Guidelines of the DCAP
encourage building entrances that are clearly identifiable from the street, and ground floor
residential dwellings located adjacent to a street that provide at-grade individual entrances with
direct connections to the public sidewalk, in addition to visually articulated designs and quality
architectural materials and detailing in building bases, to enhance visual interest for pedestrians.
One of the ground floor dwelling units and the main residential entryway would be facing the
street. The ADP’s input on the entryways and articulation along the building base would be
welcomed.

Transition between the Public and Private Realm

Appendix 7: Building Design Guidelines in the DCAP contains a design guideline that
encourages raised terraces, forecourts, landscaping, screening fences and gates to enhance
residential entrances and to assist with distinguishing between the public and private realm.
The Panel's input on the transition between the public and private realm and the influence this
may have on the proposed entryways would be welcomed.

OPTIONS

The following are three potential options that the Panel may consider using or modifying in
formulating a recommendation to Council:

Option One

That the Advisory Design Panel recommend to Council that Development Permit Application
No. 000506 for 953 Balmoral Road be approved as presented.

Option Two

That the Advisory Design Panel recommend to Council that Development Permit Application
No. 000506 for 953 Balmoral Road be approved with the following changes:

e as listed by the ADP.
Option Three

That the Advisory Design Panel recommend to Council that Development Permit Application
No. 000506 for 953 Balmoral Road does not sufficiently meet the applicable design guidelines
and polices and should be declined (and that the key areas that should be revised include):

o as listed by the ADP, if there is further advice they would like to provide on how the
Application could be improved.

ATTACHMENTS

e Subject Map
e Aerial Map
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¢ Plans date stamped January 18, 2018

s Letter to Mayor and Council dated November 10, 2017
e Letter to Mayor and Council dated May 7, 2018

e Letter to Mayor and Council dated August 17, 2018.

cc: Mr. Rajinder Sahota of Method Built Homes; Ms. Pamela Ubeda of Coast and Beam.
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ATTACHMENT C

MINUTES OF THE
ADVISORY DESIGN PANEL MEETING
HELD WEDNESDAY OCTOBER 24, 2018

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:05 PM

Present: Jesse Garlick (Chair); Elizabeth Balderston; Paul
Hammond; Carl-Jan Rupp; Stefan Schulson

Absent: Sorin Birliga; Justin Gammon; Deborah LeFrank
Jason Niles
Staff Present: Miko Betanzo — Senior Planner, Urban Design

Leanne Taylor — Senior Planner
Katie Lauriston — Secretary

2. MINUTES
Minutes from the Meeting held September 26, 2018

Motion:

It was moved by Elizabeth Balderston, seconded by Stefan Schulson, that the Minutes of
the Meeting of Advisory Design Panel held September 26, 2018 be adopted as presented.

Carried Unanimously

3. APPLICATIONS

3.1 Development Permit with Variance Application No. 000506 for 953 Balmoral
Road

The City is considering a Rezoning and Development Permit with Variance Application to
construct a four-storey multi-unit residential building consisting of approximately 11 rental
units.

Applicant meeting attendees:

PAMELA UBEDA COAST + BEAM
RAJINDER SAHOTA METHOD BUILT HOMES

Ms. Taylor provided the Panel with a brief introduction of the Application and the areas
that staff is seeking advice on, including the following:

e the overall building size, scale and massing
e window size, shape and placement
e landscaping and outdoor open space
e entryways and articulation along the building base
e the transition between the public and private realm.
Advisory Design Panel Minutes Page 1
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Mr. Sahota and Ms. Ubeda provided the Panel with a detailed presentation of the site and
context of the proposal.

Questions of clarification were asked by the Panel on the following:

e what is the rationale behind the small second storey windows?

o these windows were initially larger like those on the third and fourth storeys,

but their size was reduced by request of the Planning department
e are the windows on the east and west fagades intended to be recessed or
punched?

o the intent is for the windows to be set back within the thick exterior stucco
wall, to create interest

o there has been less and less time spent on the renderings, because this is
the fourth design iteration

e are there balconies proposed?
o no, these have been removed
e why were the previously proposed balconies removed?

o the balconies were removed at the City’s request to mitigate overlook

concerns
¢ has the building footprint changed from the previous iteration where six storeys and
a landscape buffer were proposed?

o hard landscaping is proposed due to feedback from the property
management company for similar rental buildings; hardscaping will be more
easily maintained and better looking

o the removal of the carshare parking stall in the front yard, the required
Statutory Right of Way and bicycle storage also reduce the site’s potential
for greenspace

o the entrance from the driveway was removed as requested by the City, and
the opportunity for vegetation was lost because greenery cannot be added
on the exit

o boulevard trees could be provided through the street remediation

¢ is there opportunity for more of a transition from public to private space at the front
of the building?

o itis not really feasible, as it would be very difficult to plant trees at the front

o the front setback cannot be increased to accommodate trees, as the suites
are already as small as is feasible

* when will the Statutory Right of Way be utilized by the City?

o Ms. Taylor clarified that Statutory Right of Ways can be requested as a part
of any rezoning application, and that the frontage would have to be
constructed to future plans for Balmoral Road

o Ms. Taylor also noted that the applicable design guidelines do not
encourage front yard parking stalls, and that the Transportation division
would likely support the carshare vehicle being located on the street;
however, the parking space on-site has to be secured by covenant sot that
it cannot be removed

« would the carshare vehicle be available to all members of the carshare program?

o vyes

» would public access be required to access the carshare vehicle?
o yes
» have shadow studies been conducted?

o yes; the proposal will shadow the neighbouring Cool-Aid housing in the

evenings
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o none of the other neighbours will be affected
e s bicycle parking provided?
o 16 secure and six visitor stalls are proposed
e is the hardscaped walkway at the east required as a walkway, or can more soft
landscaping be put in its place?
o although it is not required to be hardscaped, the goal with the landscaping
was to ensure that it was as attractive as possible over the long term
¢ so a walkway at the east is not required?
o correct; however, the applicants are concerned about the amount of
camping in the area and seek to address this concern through design
+ why does the current proposal have a larger footprint with less soft landscaping,
compared to when the proposal was six storeys tall?
o if the Panel's recommendation is to include soft landscaping at grade, this
can be changed and would be less costly
o a previous design iteration had expensive green elements such as a green
wall, but any soft landscaping will become run-down due to the type of long-
term usage in the neighbourhood
o hardscaping will be more easily maintained and better looking
e do fire safety standards allow the proposed wood siding at the east?
o the applicants are not certain, but the material could be replaced with a less
combustible material
¢ can the building be moved over to allow more room for a walkway at the east side?
o the area at the east is not meant as walkway, it is just a setback.

Panel members discussed:

o difficulty in evaluating the proposal as presented, with very little information
compared to other rezoning applications

o the need to provide a shadow study and 3D renderings

e need to the improve consistency in renderings, including window detailing and
clarification on the depth of the facade

¢ need for an additional level of refinement in the plans, including resolving the
design of the rain water leaders to ensure that they are not simply tacked onto the
facades, providing a secondary exit and ensuring that doors do not swing into the
drive aisle

¢ many desirable features having been lost in this design iteration as compared to
previous plans

o the proposal's limited contributions to the public realm and the street's need for
improvement

e the provision of reliable rental units as not being sufficient to warrant a lack of
contributions to the public realm

e recognition of the need for the building to be durable while still making a long-term
contribution to the public realm

e the need for greenery and trees on the site

» opportunity for trees and planters at the front of the building that will not be as
easily walked on, to create a transition between the public and private realm

e the need to find a compromise in the landscaping to include easily maintained
green space

e opportunity for the parking area to be developed into a mixed use area, to provide
outdoor amenity space as well as vehicle storage

Advisory Design Panel Minutes Page 3
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appreciation for the proposed permeable paving

desire for communal space on the ground plane

the need for outdoor public or private space

opportunity for soft landscaping elements between the sidewalk and the front entry
to create a sense of entry and transition between public and private realms and to
provide eyes on the street

concern for the appropriateness of the front door without a transition space to
separate public and private realms

concern for the liveability of the ground floor units, given the proximity of the front
door to the sidewalk as well as the proximity to the drive aisle, the limited light, and
the lack of outdoor space for the middle ground floor unit

appreciation for the general north-south orientation of most units

no issue with the proposed height or number of storeys; however, the site is small
and is not being developed in context with other sites

desire for the lot to be developed in consolidation with adjacent sites, but
understanding that this has not been achievable

the building’s mass being too great for the site, eliminating any ground-level
amenity space

the proposal’'s many variances to the zone contributing to the site’s lack of a green
buffer

concern for the eastern wall's length and shadowing impacts on adjacent
properties

opportunity to shift the building's massing, possibly by adding one storey, to reduce
and adjust the building footprint, mitigate the impact of a long eastern wall to
neighbours, and maintain the proposed density

desire for a deliberate relationship between the window size of the lower storeys
and the upper storeys

desire to see the window recesses implemented as rendered.

Motion:

It was moved by Jesse Garlick, seconded by Elizabeth Balderston, that Development
Permit with Variances Application No. 000506 for 953 Balmoral Road be approved subject
to the following changes:

increase the side yard setbacks and redistribute the massing to reduce negative
impacts on neighbours’ properties, allow for enhanced soft landscaping and
improve liveability

provide design consideration to enhanced landscaping, attention to street frontage,
main entrance sequence, private walk-up entrance and rear parking lot area
reconsider the privacy of ground-oriented suites

update drawings to include a more consistent depiction of the proposal, including
how the windows are detailed, the depth of the fagade, shadow studies and 3D
renderings

consider the entrances in context of the public realm and streetscape

consider the addition of balconies for the upper units.

Carried Unanimously
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ATTACHMENT D

06 March 2019

Method Built Homes Ltd.
The Garage

4566 Cordova Bay Road
Victoria, British Columbia
V8X 3V5

Attn: Mayor and Council
City of Victoria

1 Centennial Square
Victoria, British Columbia
V8W 1P6

Dear Ms. Mayor and Members of Council,

Re: 953 Balmoral Avenue: 11-unit purpose-built workforce apartment building — Rezoning
and DP

Further to your 06 September 2018 motion (appended below at Appendix A) that this
Rezoning/DP Application proceed to public hearing, please find enclosed an amended set of
drawings addressing the comments of the ADP.

1. The side yard setbacks have incorporated additional soft landscaping to improve
liveability. The ADP also suggested redistributing existing massing upwards to a 5" and/or
6! floor. However, though Staff initially supported the OCP maximum of 6 floors, Staff
subsequently pushed back on this concept when it was presented with an initial
submission and iteration. Staff subsequently has reiterated unequivocally that anything
more than 4 floors would not be supported by Staff.

2. Enhanced landscaping, attention to street frontage, main entrance sequencing, private
walk-up entrance, and rear parking lot area soft scaping have all been addressed in this

revised landscape plan.

3. Privacy of ground-oriented suites has been considered and addressed, to the extent
possible, with soft landscaping.

4. The drawings have been updated to depict a more consistent design and 3D renderings.




5. Entrances have been enhanced in the context of public realm and streetscape.

6. An earlier submission and iteration had balconies for upper floor units, but Staff
expressed significant concern with overlook over neighbouring properties, and as such,
balconies were removed.

Given the ongoing increases in both hard and soft costs in the market over the six years it has
taken to get this proposal to this stage, and the commitment of this proposal to be a purpose-
built workforce apartment building with appropriate 25-year s.219 covenants, the undersigned
requests a 10-year tax holiday for this proposal to ensure its economic viability and construction.

| trust the foregoing is of assistance as these applications proceed to public hearing.

Yours very truly,

RS

Rajinder S. Sahota




Appendix A

H.l.a.j

953 Balmoral Road —Rezoning Application No. 00598 and Development Permit with Variance
Application No. 000506 (North Park)

Moved By Councillor Loveday
Seconded By Councillor Coleman

Rezoning Application No. 00598

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00598 for 953
Balmoral Road, 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 of the following documents, executed by the applicant to the satisfaction of
City Staff:

a. Statutory Right-of-Way of 1.22m on Balmoral Road.

2. The applicant provide an amenity contribution in the amount of $76,694.69 toward the
Local Amenities Reserve Fund in accordance with the City of Victoria Density Bonus
Policy to the satisfaction of City Staff.

3. Following consideration of Rezoning Application No. 00487, if approved, that Council
authorize staff to prepare and enter into an Encroachment Agreement for a fee of $750
plus $25 per m2 of exposed shored face during construction, to the satisfaction of the

City staff.

Development Permit with Variance Application No. 000506

That, subject to review by the Advisory Design Panel and report back to the Committee of the
Whole, 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. 00598, if it is
approved, consider the following motion:

“That Council authorize the issuance of Development Permit with Variance Application No.
000506 for 953 Balmoral Road, in accordance with:

1. Plans date stamped January 18, 2018
2. Development meeting all Zoning Regulation Bylaw requirements, except for the
following variances:
a. reduce the required number of parking spaces from 12 to 5
b. Part 3.3(10): reduce the front yard setback from 10.50m to 2.00
c. Part 3.3 (10): reduce the side (east) yard setback from 6.10m to01.52m




d. Part 3.3(10): reduce the side (west) yard setback from 6.10m to 3.64m
e. Part3.3(4)(1): increase the site coverage from 30% to 43%vi.Part 3,3(4)(6)(1):
reduce the open site space from 30% to 15.30%.

3. Registration of legal agreements on the property’s title to secure the MODO Car Share
Vehicle and parking space, car share memberships, one monthly transit pass for each
unit over a period of three years (396 monthly passes), and one bicycle for each unit to
the satisfaction of City Staff.

4. Revise the landscape plan to indicate floating pavement where the proposed parking
spaces overlap with the tree’s critical root zone in accordance with the arborist report
prepared by Talbot Mackenzie & Associates.

5. The Development Permit lapsing two years from the date of this resolution.”

FOR (8): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Loveday, Councillor Lucas,
Councillor Madoff, Councillor Thornton-Joe, and Councillor Young
OPPOSED (1): Councillor Isitt




ATTACHMENT E

07 May 2018

Method Built Homes Ltd.
The Garage

4566 Cordova Bay Road
Victoria, British Columbia
V8X 3V5

Attn: Mayor and Council
City of Victoria

1 Centennial Square
Victoria, British Columbia
V8W 1P6

Dear Ms. Mayor and Members of Council,

Re: 953 Balmoral Avenue — 11-unit purpose-built workforce apartment building

Further to my letters of 10 November 2017 and 20 March 2018 (enclosed herein
for reference) and the Committee of the Whole meeting of 19 April 2018 and
subsequent council meeting, please amend the proposal to include a Housing
Agreement to provide rental accommodation for 25 years.

| understand that a Housing Agreement was a critical issue when council
considered this proposal. The vote was 4-4 at COTW and at the subsequent
council meeting for this proposal to advance to public hearing. With a commitment
now of a Housing Agreement, thereby securing 11 additional and much needed
and workforce apartment units at the edge of the downtown core, | trust this
proposal will proceed to public hearing.

With respect to the request to refine the proposal to address staff concerns
regarding height, setbacks, density, site coverage, and design, please note that
although Staff's feedback has evolved over the past five years with ambiguous,
subjective and moving goalposts, the following can be distilled from the most
recent feedback:

1) Reducing the height to 2-3 stories ~ 2.5 stories;

2) Increasing the setbacks substantially;

3) Decreasing the density;

4) Decreasing the site coverage; and

5) Proposing a design that retains the character of a single-family residence.




The take-away from this feedback is that Staff would likely support a proposal that
looked like a single-family residence, but had increased density from the current
duplex zoning; a triplex or, at best, four-plex is the likely outcome of these
preferences.

Constructing such a proposal, with the cost of construction where it is in the current
market, would force this developer to build stratified townhomes for sale, as
opposed to building a purpose-built workforce apartment building. This is not a
market that we are interested in catering to.

As a consequence of the above, of the alternatives to develop a stratified triplex
(or possibly fourplex) to the satisfaction of Staff and Council, with the related
development and enhanced engineering costs versus a stratified modern duplex,
which the subject site is currently zoned for, we would build a modern duplex that
could be complete for occupancy within six months of today. Ironically, such a
duplex would have a site coverage of 0.5:1, which is more than the current
proposal. Additionally, such a duplex, with a walk-out basement, would have
density that is approximately 70% of the current proposal. The setbacks for such
a duplex would be substantially similar, with the exception of the front yard setback,
to the current proposal. Finally, depending on the final design, not subject to
municipal oversight, the height would be approximately 1-1.5 stories shorter than
the current proposal.

| trust the foregoing is of assistance as you consider the revised proposal.

Yours very truly,

RS

Rajinder S. Sahota




ATTACHMENT F

17 August 2018

Method Built Homes Ltd.
The Garage

4566 Cordova Bay Road
Victoria, British Columbia
V8X 3V5

Attn: Mayor and Council
City of Victoria

1 Centennial Square
Victoria, British Columbia
V8W 1P6

Dear Ms. Mayor and Members of Council,

Re: 953 Balmoral Avenue — 11-unit purpose-built workforce apartment building

| write further to the following motion from Council:

Postpone consideration of the application for 2 months and request the applicant to meet
with the adjoining neighbours to explore possible consolidation of the adjoining lots.

| have had an opportunity to discuss in detail the business case for the possible
consolidation of this site with the neighbouring sites as requested by Council.
Unfortunately, for a number of reasons, consolidation is not feasible in the context of an
affordable housing, purpose-built apartment project. As for-profit stratified condominiums
to be sold at market, it may be feasible.

With respect to some of the outstanding concerns of Council when this proposal was last
considered, please note the following.

1) Whether the developer considered height and setback changes. The
response from staff was no.

As noted in my letter of 07 May 2018, substantial consideration was given to these issues.
In fact, the reason why it has taken five years to get to this point is attributable in large
part to issues of height and density. As noted in this prior letter, reducing the height and
increasing the setbacks further would transform this proposal from an 11-unit, housing
agreement locked, purpose-built, workforce apartment building, into (at best) a 4-unit
stratified townhouse project.

As noted in my letter, the increased costs and ongoing delays associated with a rezoning
and DP process, and related soft costs (professional fees) for a 4-unit stratified townhouse
project outweigh the benefits of simply constructing a high-end urban oasis style private




duplex for two families (the site is already zoned for the later). As noted in my previous
letter the height would in effect only be reduced by 1.5 stories, while the setback changes
in this scenario would be negligible, apart from the front-yard setback.

Summary

Kindly note my previous letters to Council dated 03 April 2017, 10 November 2017, 20
March 2018, 07 May 2018, 30 May 2018, 11 June 2018, addressing outstanding questions
with respect to the appropriate balance between development objectives and the provision
of affordable housing in the current economic climate.

At the end of the day, as many of you accurately noted, this is a difficult decision for you
to make.

From an economic perspective, as the developer, the relatively short-term return on a
unique downtown duplex for two affluent families is similar to the long-term return on a
larger investment in affordable rental housing, when accounting for the increased risk and
capital associated with this proposal. Our goal with this proposal was to leverage what we
believe to be an ideal location for affordable rental housing into something that is needed
within this city.

Perhaps you are of the opinion that there is a significant profit margin in purpose-built
workforce rental apartment buildings, but our analysis is that given the cost of construction
and land in Victoria, this is not the case; this is why you do not see a proliferation of
developers — outside of the non-profit societies with significant government funding like
Pacifica, where | sit on the board — building out workforce rental projects in Victoria.

One thing is certain. One of two buildings will be seen on this site within the next
year. In either case, the building will establish what is to come at this end of the
block for the next 60 years; it will set the precedent.

The first option is the one before you, which after five years has been refined to include a
25-year housing agreement and a commitment to provide 2 of 11 units at below-market
rates. This will fill what has been identified in the OCP as a glaring need within the City of
Victoria; affordable rental units. It resembles, in character, what has been built at 1032
North Park, a block away, and welcomed by the majority of the neighbourhood.

The second option is to decline this proposal at which point this developer will take
immediate steps build out the site as it is currently zoned, thereby providing two relatively
well-off families with the opportunity to live in high-end homes in a rapidly gentrifying
neighbourhood at the very edge of the downtown core; an equally attractive option from a
pure ROI perspective, but one which provides no positive externalities to the community
as compared with the first option.




At this stage, the decision is whether or not to send this amended proposal to public
hearing where you will benefit from public input. At the very least, such public input,
respectful of democratic principles, should inform the ultimate decision.

Though difficult it may be, the choice is yours to make.

Yours very truly,

Rajinder S. Sahota
Enc.
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Received
City of Victoria

NOV 2 2 2017

Planning & Development Department
Development Services Division

10 November 2017

Method Built Homes Inc.
The Garage

4566 Cordova Bay Road
Victoria, British Columbia
V8X 3V5

Attn: Mayor and Council
City of Victoria

1 Centennial Square
Victoria, British Columbia
V8W 1P6

Dear Ms. Mayor and Members of Council,

Re: 953 Balmoral Road (the “Proposal’ or “Site”)

Please accept this application for the approval of a rezoning and development
permit application for the Site.

The design and development of the Site began over five years ago in late
October 2012. At that time, it was recommended by the former Local Area
Planner Mr. Mike Wilson that this proposal proceed as a joint rezoning and
development permit application and that a site-specific zone would be created for
the Site. Mr. Wilson advised the following:

1) “[T]he highest-level plan is the Official Community Plan (OCP). The OCP
designated the site as Core Residential. This designation generally
envisions multi-unit residential buildings.” (emphasis added)

2) “At a more detailed level, the Downtown Core Area Plan is also relevant to
the site. For this site the plan envisions an FSR of 2:1 (page 37) and a
maximum building height of 20m (six residential stories) (page 89).”
(emphasis added)

3) “A new zone for this site would have to contemplate up to 2:1 FSR as per
the guiding policy. It would be best to base your proposal on the guiding
policies and design guidelines rather than an existing zone. We would
then craft a zone based on your proposal.” (emphasis added)




Attached hereto at Addendum A is a copy of Mr. Wilson’s email of 24 October
2012.

It is with this background and context that we undertook to design and develop a
purpose-built workforce rental apartment. By way of background, we have
worked diligently over the last five years with new Local Area Planner Ms.
Leanne Taylor and Assistant Director of Development Services Ms. Allison
Meyer on this application package.

We have undertaken three complete redesigns of this Proposal over the course
of ongoing consultations and conversations with Ms. Taylor and the North Park
Neighbourhood Association. In addition, we have conducted three separate
CALUC meetings in relation to this Proposal.

First Concept

After initial informal discussions with the North Park Neighbourhood Association,
our first concept proposed a four to six story brick Brownstone themed
workforce rental apartment with underground parking. To offset the increased
cost of underground parking for this concept, the building was designed to the
property lines with no setbacks and contained an interior outdoor courtyard for
the residents. Ms. Taylor expressed a concern with the density, height and
setbacks of this proposal and was not overly impressed with the Brownstone
concept.

Second Concept

Our second concept proposed a six-story modern workforce rental apartment
with significant front, rear, and side yard setbacks and a 1.9:1 FSR. As a result of
much reduced density, this proposal included at grade parking at the rear of the
proposal. This proposal was presented to the North Park Neighbourhood
Association through a CALUC hearing. There were some concerns raised at the
CALUC by one single-family residence owner to the South of the Site with
respect to the height of the proposal and more generally with respect to the
modern design aesthetic. Following similar concerns raised by Staff, and the
economic climate at the time, we determined that reducing the proposal to four
stories would render the proposal economically unviable as a workforce rental
apartment building.

The owners of the adjacent properties to the East and West both support this six-
story purpose built workforce rental apartment as the optimal proposal.
Attached hereto at Addendum B are copies of such letters of support.



Third Concept

Given the change in the economic landscape related to housing, we determined
that reducing the proposal to four stories would now be viable. We remained of
the view, however, that a six-story proposal was best for the area as it had the
added benefit of offering three, 3-bedroom units on the top two floors for
working families. We presented this proposal once again at a CALUC and the
response was generally quite positive, with the exception of the same neighbour
to the South. Nevertheless, the support was not unanimous and Staff concerns
with respect to height and setbacks remained. As a result, we finalized a third
concept that proposed a four-story workforce rental apartment with significant
front, rear, and side yard setbacks and with additional setbacks at the third and
fourth floors as requested by Staff. This proposal envisions 11 one- and two-
bedroom rental apartment units. The FSR is 1.38:1, well short of the 2:1 FSR
referenced above.

Sister Purpose Built Rental Building

It is important to note that we recently designed, developed and completed an
11-unit purpose built workforce rental apartment at 1032 North Park Street
(“North Park Project”), approximately one block from the Site. This project was
completed in December 2016 and consists of a four-story building constructed on
a 4930 square foot (458m2) site. The current Site is 7233 square foot site
(672m2) or approximately 47% larger than the site of the North Park Project.

The target renters for both the North Park Project and this Site are blue-collar,
working class individuals/couples/families. The one bedrooms at the North Park
Project start at $1100/month and average $1200/month; the two bedrooms start
at $1400/month and average $1550/month. At the top end, there is one
townhouse renting for $2000/month.

Contrasting this Proposal with higher scale purpose built rental buildings or
condominium buildings encompassing half- or full-city blocks may lead to
improved design through the use of more expensive materials and/or the
provisioning of better amenities for residents; however, the economics of such
proposals will also inevitably lead to this becoming a condominium proposal (with
stratified units for sale) and and/or a professional rental apartment with higher
rents as opposed to workforce rental units.

Based on publicly available information, Hudson Walk Two, for example, rents
one bedroom units that start at $1510/month with an average rent much higher;
two bedroom units rent for as high as $3095/month. Clearly there is a
demographic of professionals in Victoria who are prepared to pay these rents for
apartment units in high-end purpose built rental apartments. However, these
rents are approximately 30% - 55% higher than those we are setting and
targeting, and as such make it difficult for blue-collar workers to live within




Victoria. Both our sister North Park Project and this Proposal target a workforce
who provide invaluable services within Victoria.

Proposal

This application is being brought forward after careful review of the Official
Community Plan and the provisions thereof dealing with the North Park
Neighbourhood and the 900 block of Balmoral Road. The OCP envisages
projects of a larger scale and scope than the one being proposed. For example,
a 2:1 floor space ratio is envisaged in the OCP for this location. This Proposal is
for an FSR of 1.38:1. Additionally, there is a need in Victoria for more affordable
housing.

As you are no doubt aware, the North Park Neighbourhood is a rich and vibrant
part of the City of Victoria. New, affordable housing, particularly an apartment
building geared towards non-professional renters is precisely what this
neighbourhood requires. There are other apartment projects that are targeting a
more affluent demographic, but this project is vital to ensuring a diverse socio-
economic mix within Victoria. This Proposal is being advanced after several re-
designs over the course of nearly five years and after lengthy consultations with
staff.

The only concern with this project lies with the parking ratio being proposed.
There are 11 units proposed for this Proposal and servicing these units are five
general parking stalls and one dedicated MODO stall. As outlined in a report from
Boulevard Transportation Group, the significant transportation demand
management (TDM) measures proposed are sufficient to offset the off-site
parking that would otherwise be generated. Attached hereto at Addendum C is
such report. In other words, the: (a) proximate location of the Proposal to
downtown Victoria, including its immediate access to major bicycle routes, (b)
substantial number of bicycle lockers provided to each unit, (c) provision of
bicycles to each unit, (d) public transit passes provided to each unit, (e) public
information provided to residents of the Proposal relating to TDM measures, and
(f) purchase of a vehicle for the dedicated MODO stall respecting this Proposal,
cumulatively offset the off-site parking demand created by this Proposal.

The need for quality, affordable housing in the City of Victoria is ever-present.
Despite the provision of new high-quality, purpose-built apartments, the rents
associated with those projects have been inaccessible to a significant segment of
our population. The North Park Neighbourhood is an eclectic community that is
looking to avoid further gentrification. This Proposal has been designed after
taking into account the results of consultation with the North Park Neighbourhood
Association. As a purpose-built workforce rental apartment, this Proposal is
designed to meet the long-term needs of the local area and the City of Victoria

more broadly.




There are certainly buildings being proposed and developed that offer more
amenities and are generally more expensive. | recently submitted and spoke to
Mayor and Council with respect to a proposed LEED GOLD office building which
has broken ground at Dockside Green with an expected completion date of
December 2018. However, the intended occupants of such buildings spend a lot
more per square foot to occupy these spaces then the occupants of this
Proposal; a Proposal that is geared for working people.

In addition to letters of support from the adjacent neighbours to the east and west
of the Proposal, attached for your review at Addendum D, is a letters of support
from a local community leader in the area of affordable housing, generated after
an informal meeting held at the Parsonage Café in North Park (see Addendum
E).

The environmental benefits of Victoria's workforce living within or adjacent to the
same community within which it works cannot be overstated. By eliminating the
need for single vehicle ownership, the Proposal contributes to environmental
sustainability. By targeting Victoria’s workforce, the Proposal contributes to social
sustainability.

Summary

This Proposal has been designed specifically for this neighbourhood in
accordance with the OCP, after consultation with the North Park Neighbourhood
Association, and after consultation with the City of Victoria. The building’s design
and mass has been modified to accommodate the concerns of the NPNA. This
includes a recent reduction in floors from six to four and a unit reduction from 17
to 11. Unfortunately, this has come with the elimination of three, 3-bedroom units
geared towards families on the top two floors of the Proposal.

The only objective non-compliance concern is with respect to on-site parking.
The provision of significant TDM measures more than offsets the potential off-site
parking impact of this Proposal. This Proposal has been custom-designed to
address specific needs identified by our community and warrants our strong
support to move it along expeditiously to completion.

Kind regards,

Rajinder S. Sahota
Principal

Method Built Homes Inc.
www.methodbuilt.ca




ADDENDUM A

From: Rajinder Sahota [mailto:rajinder@methodbuilt.cal
Sent: Tuesday, Oct 23, 2012 9:52 PM

To: Mike Wilson

Subject: Re: 953 Balmoral Rd.

Hi Mike,
Would you be able to give me an initial impression of your thoughts on possible development of

this site and what the City would like to see here? I see from the OCP that this is likely a similar
growth strategy as North Park but the current zoning may be different.

Please let me know.
Kind regards,

Rajinder Sahota

From: Mike Wilson <MW ilson@\ictoria.ca>

To: ""Rajinder Sahota™ <rajinder@methodbuilt.ca>
Ce:

Bcec:

Date: Wed, 24 Oct 2012 16:07:38 +0000

Subject: RE: 953 Balmoral Rd.

Hi Raj,

With respect to planning policies for the area, the highest level plan is the Official Community
Plan (OCP). The OCP designated the site as Core Residential. This designation generally
envisions multi unit residential buildings. A detailed breakdown of the designation can be found
here (Page 41): hitp:/svw w.shapevourfuturevictoria.ca/ wp-
content/uploads/2012/09/QOCP_BOOK. WEB.pdf <http://www.shapeyvourtuturevictoria.ca/wp-
content/uploads/2012/09/0CP BOOK. WEB.pd{>

At a more detailed level, the Downtown Core Area Plan is also relevant to the site. For this site
the plan envisions an FSR of 2:1 (Page 37) and maximum building height of 20 m (six
residential storeys) (page 89). See: http://www.victoria.ca/EN/main/departments/planning-
development/community-planning/downtown-plan.html
<http://www.victoria.ca/TXN/main/departments/planning-development/community-

planning/downtown-plan.html>

This property is also located within Development Permit Area 3: Core Mixed Use Residential.
This DP Area provides design guidelines to be used when developing the design of the building.
See Page 183/184: http://www.shapevourfuturevictoria.ca/wp-

content/uploads/2012/09/OCP Partd WEB.pdf <http://www.shapevourfuturevictoria.ca/wp-
content/uploads/2012/09/OCP_Partd _WEB.pdf> . Many of the relevant design guidelines are
included in the Downtown Core Area Plan.




ADDENDUM A

A new zone for the site would have to contemplate up to 2:1 FSR as per the guiding policy. It
would be best to base your proposal on the guiding policies and design guidelines rather than an
existing zone. We would then craft a zone based on your proposal.

The foregoing is given for your convenience only and it should be clearly understood that you
must satisfy yourself as to whether the existing or any proposed development would be in
conformity with all applicable bylaws and policies of the City or any provincial or federal

statutes or regulations.

If you require any further information please don't hesitate to give me call or e-mail.

Regards,
Mike

Mike Wilson, MCIP, RPP

Senior Planner - Urban Design

Development Services Division

Planning and Development Department

City of Victoria

1 Centennial Square, Victoria, BC, VBW 1P6
Phone: 250.361.0384 Fax: 250.361.0386
www.victoria.ca <http./www.victoria.ca’>
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July 24, 2017

Michael Rowe
949 Balmoral Road
Victoria, BC V8T 1A7

Mayor & Council

City of Victoria

1 Centennial Square
Victoria, BC V8W 1P6

Re: 953 Balmoral Road

| am writing to express my unqualified support for the development proposed by Method Built
Homes at 953 Balmoral Road. | have owned the property adjacent to this site at 949 Balmoral
Road for many years. In addition, | have owned and operated a prominent business on this

block of Balmoral Road for many years.

[ initially reviewed the six-story proposal Method Built Homes proposed for the site and
supported that proposal. It was sensitive to the needs of the neighbourhood and was geared
towards families by providing an additional three, 3-bedroom units over the top two floors. It
was attractive, modern and current. The revised four-story proposal does not maximize the full
potential the six-story proposal brought to the neighbourhood, and the region more generally,
by offering additional accessible rental accommodations. This neighbourhood has had difficulty
attracting investment capital for developments, and these proposals are welcomed.

As a result, | am fully supportive of the current four-story proposal from Method Built Homes,
with the only reservation being that | would prefer the more densified six-story proposal that

was an earlier concept.

Please feel free to contact me should you have any further questions.
Respectfully yours,

4
T
Ky/2

Michae] Rowe



July 23, 2017 ,

Michael Forbes
959 Balmoral Road
Victoria, British Columbia

V8T 1A7

Mayor and Council

City of Victoria

1 Centennial Square
Victoria, British Columbia

V8W 1P6

Re: 953 Balmoral Road

I write with respect to the Development Permit application submitted for 953 Balmoral Roz
understand the application submitted is for an 11-unit rental apartment building covering 1

floors.

I own the property immediately adjacent to this proposal and to the East. | believe the No
Park neighbourhood and the 900-block of Balmoral in particular would benefit tremendot
from this development. In fact, | prefer the earlier six-floor proposal as it also included 3,
3-bedroom units on the top two floors. The proposal falls within the Official Community F
this block and neighbourhood and would improve the area tremendously while bringing -
idditional life and vibrancy with more residents. The block is within the downtown core :

\ieeds density to provide more affordable housing options for Victoria residents.

'ease feel free to contact me should you have any further questions.
spectfully yours,

=

— e

hael Forbes Bsc Pharm
882.3784
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In November 2015, Watt Consulting Group was retained by Method Built to undertake a parking
study for the proposed development at 953 Balmoral Road in the City of Victoria. The proposed
development has undergone several architectural changes over the last several months. As a
result, the content presented herein is an updated parking study from the report submitted on

December 7, 2015.

The purpose of this study is to assess site parking demand and any off-site impacts. The study
considers parking demand at representative multi-family residential sites, on-street parking

conditions, and transportation demand management (TDM) programs.

The development site is located at 953 Balmoral Road in the City of Victoria. See -
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Ownership Rate

975 Balmoral Road 0.26
1635 Cook Street 72 30 0.42
1035 North Park Street 79 21 0.27
1022 Pandora Avenue 40 13 0.33
1130 Pandora Avenue 45 24 0.53
1020 Pembroke Street 109 75 0.69
1630 Quadra Street 121 67 0.55
2310 Quadra Street 19 14 0.74
1017 Queens Avenue 27 11 0.41
1110 Queens Avenue 17 9 0.53

Average 0.47

Site observations and vehicle ownership information has been obtained for previous studies that
are representative of the subject site. All study sites are rental and in representative context (i.e.
location, access to transportation options) as the subject site. See . Results suggest
average parking demand is 0.49 vehicles per unit and average vehicle ownership information is
0.50 vehicles per unit. Applied to the subject site, this results in approximately six resident

vehicles.

N ROM P

North Park! 0.56 vehicles per unit 0.53 vehicles per unit
Oak Bay? 0.54 vehicles per unit 0.61 vehicles per unit
Outside of Downtown/North Park? 0.39 vehicles per unit 0.37 vehicles per unit
Victoria West* 0.46 vehicles per unit 0.49 vehicles per unit

Average 0.49 vehicles per unit 0.50 vehicles per unit

' Previous parking study completed in 2012 on North Park Street

2“The Clive" - See hilp://www ‘hecli fs/Clive % 20Parki 1
3 “The Azzurro” - previous parking study oompleted in 2014 on Blanshard Street for affordable housing. Slles selected may have a

lower parking demand
* “Wilson’s Walk™ - previous parking study completed in 2014 on Wilson Street for affordable housing
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Transportation demand management (TDM) is the application of strategies and policies to
influence individual travel choice, most commonly to reduce single-occupant vehicle travel.
TDM measures should adopted be where possible to enhance travel options, minimize parking
demand, and facilitate sustainable transportation.

The following summarizes the TDM options that are proposed and estimated impact of each in
reducing parking demand.

As discussed in Section 2.1, the subject site has immediate access a dedicated Modo carshare
parking space / vehicle on Balmoral Road. The site plan identifies an on-site resident parking
space for a Modo carshare vehicle in the future, should the on-street space be removed. The
vehicle will be purchased by the proponent and memberships (valued at $500 each) will be
provided to each unit. Residents will be responsible for usage fees. With immediate access to a
carshare vehicle, it is anticipated that carsharing will reduce resident parking demand.

Research has shown that carsharing programs have a significant impact on reducing vehicle
ownership and thereby lowering parking demand. Below is a summary of key findings:

One of the most comprehensive North American studies to date surveyed 6,281
households in carsharing organizations across the continent. The study found a
statistically significant decrease in average vehicle ownership from 0.47 to 0.24 vehicles
per household among households that joined carshare services, an approximately 50%

reduction in vehicle ownership®.

A study of carshare programs in the City of Toronto found that vehicle ownership rates at
condominium sites without carshare vehicles was 1.07 vehicles per unit, whereas
buildings with one or more carshare vehicles had significantly lower rates at 0.53
vehicles per unit, which represents a 50% reduction in vehicle ownership rates’.

A 2013 study from the City of Toronto looked at the relationship between the presence of
carsharing in a residential building and its impact on vehicle ownership. This was one of
the first studies to examine this relationship at the building level as previous research
explored impacts at the neighbourhood or city level. The study surveyed residents of
buildings with and without dedicated carshare vehicles. According to the author's

§ Martin & Shaheen. (2011). The Impact of Carsharing on Household Vehicle Ownership. Access Magazine, Spring 2011. Avallable
online at: hitp://sfpark.org/wp-content/uploads/carshare/access38 carsharing ownership.pdf
” City of Toronto. (2009). Parking Standards Review: Examination of Potential Options and Impacts of Car Share Programs on

Parking Standards. Available online at:
nitps:/wwwi.loronto.cascity of toronto/city planningizoning environment/files/pdficar share 2009-04-02,pdf{
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are provided and a vehicle easily accessible, and a similar reduction of 5-10% is recommended
in Parking Management Best Practices™.

Residents of the subject site will have access to a Modo carshare vehicle and provided with free
memberships. Given the research and discussion above, it is recommended that resident
parking demand will be reduced by 15% (i.e. one vehicle) as a result of proximity to the
carshare vehicle and free membership.

The subject site is well served by public transit, as follows:

The subject site is located within walking distance of bus stops on Pandora Avenue
(approximately 260m from westbound bus stops and 370m from eastbound bus stops).
These stops are served by the no.27 — Gordon Head / Downtown and no.28 — Majestic /
Downtown frequent routes, as well as the no.1, no.2, no.24", and no.25" local routes.

The no.6 — Royal Oak / Downtown route offers service between downtown Victoria and
Royal Oak. Bus stops on Quadra Street are approximately 180m from the subject site.

Bus stops on Douglas Street are approximately 600m from the subject site, providing
access to an additional nine transit routes with service throughout Greater Victoria.

A transit pass subsidy is proposed to facilitate transit use among residents. The proposal is to
commit funds to fully subsidize one monthly transit pass for each unit over a period of three
years (396 monthly passes)'®. In the event that not all committed monthly passes have been
acquired after three years, remaining funds will be made available to residents to purchase
monthly passes beyond the three-year timeframe up to amount of the total committed budget.
Uptake on similar transit pass programs has been in the range of 20%, suggesting that
subsidized passes will likely be available to residents that request them well beyond the three-
year timeframe. The proponent and City may wish to agree on a mechanism to commit the
identified funds and ensure the program is administered as proposed.

Studies™ have found that sites with transit access and free transit passes experience
approximately 10% reduced parking demand (one study suggests 5-10%, another 11%).
Accordingly, it is recommended that resident parking demand will be reduced by 10%, or one
vehicle (0.7, rounded) as a result of the free transit pass and proximity to transit service.

' T Litman, Parking Management Best Practices, American Planning Association, 2007

'7 Eastbound only (westbound routes via Yates Street)

'® Total contribution estimated at approximately $52,000 assuming $85 monthly pass rate. Proponent may negotiate reduced rate
with BC Transit through Developer Pass Program.

% Bort, J., Reforming Parking Policies to Support Smart Growth, Parking Best Practices & Strategies for Supporting Transit Oriented
Development, 2007; and Tumlin, J., Tools for Creating Vibrant, Health, and Resilient Communities, Transportation Planning, 2012
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~-= Residential Parking Permit
s No Parking

A total of 243 spaces were observed. The 38 parking spaces directly adjacent the site on
Balmoral Road (between Quadra Street and Vancouver Street) are restricted for a maximum
stay of 2 hours from 9:00am to 6:00pm, Monday to Saturday. The majority of parking that was
observed has either a 1- or 2-hour time restriction Monday to Saturday daytime, with the
exception of residential permit parking adjacent specific residential properties.

On-street parking conditions were considered over seven observation periods. A summary of
observations is provided in . Observation periods were as follows:

Saturday October 17 at 8:15pm

Sunday October 18 at 2:00pm

Monday October 19 at 8:00pm

Wednesday October 21 at 9:30pm

Sunday October 25 at 2:00pm

Tuesday November 17 at 10:30am?!

Thursday November 19 at 2:00pm®

*! Observation area limited to immediately adjacent the subject site — Balmoral Street from Quadra St to Vancouver St (both sides)

953 BALMORAL ROAD
Parking Study
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The proposed development is for a four-storey residential rental building with 11 units. The
proposed parking supply is five spaces; 9 spaces less than the City's parking requirement.

Expected peak resident parking demand was determined to be seven vehicles based on vehicle
ownership information from representative sites and previous studies. A significant TDM
program is proposed (see below) that is expected to reduce resident parking demand by two
vehicles. Peak visitor parking demand is expected to be one additional vehicle. The total site
parking demand is anticipated to be eight vehicles, three more than the proposed supply.

The site is expected to contribute one resident vehicle to on-street parking during the residential
peak period (evenings, weekends). On-street parking on the block of Balmoral Road
immediately adjacent the subject site could accommodate the expected spillover at
approximately 58% occupancy (16 vacant spaces), and would not prevent others in the
neighbourhood from accessing available parking. On-street parking on Balmoral Road was
observed near full occupancy during weekday daytime periods when site parking demand will
be met by on-site parking supply. Parking spaces must be “shared” in order to be utilized by all

site users.

A comprehensive TDM program is proposed to enhance sustainable travel options and support
reduced parking demand. TDM options include a Modo carshare vehicle on-site with
memberships provided for each unit; monetary contribution for monthly transit passes for each
unit over a three-year period; 1.4 secure bike parking spaces per unit; a free bicycle for each
unit; and a travel information package provided at move-in. The TDM provisions are expected to

reduce resident parking demand by approximately 25% (2 vehicles).

1. The proponent should commit to adopting the proposed TDM provisions, especially the
carshare vehicle / memberships and transit passes, which are expected to reduce

parking demand by 25%;

2. Parking demand is expected to exceed off-street parking supply by one vehicle during
weekday evenings and weekends; and

3. The addition of one vehicle to adjacent on-street parking will not negatively impact the
ability for others to access available parking.

953 BALMORAL ROAD 1
Parking Study




(® 2310 Quadra Street
@ 1110 Queens Avenue
@ 1017 Queens Avenue
@ 1020 Pembroke Street
(®) 1035 North Park Street

@ 1630 Quadra Street
@ 975 Balmoral Road
1635 Cook Street

@ 1022 Pandora Avenue
@ 1130 Pandora Avenue




On-Street Parking Observations
953 Balmoral Road Parking Study
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September 8, 2017

Sasha Kvakic
9-103 Wilson Street
Victoria, BC

VIA 6X1

Victoria City Mayor and Council
1 Centennial Square

Victoria, BC

V8W 1P6

Dear Mayor and Council,

I would like to register my enthusiastic support for the proposed redevelopment of 953
Balmoral Road. In the midst of a housing crisis driven by record low vacancy rates the city
can ill afford to miss the opportunity to improve an underutilized space and add new rental

housing units to the local market.

The only issue | have with the project is its reduced size from the originally proposed 6 story,
17 unit building down to 4 stories and 11 units. The public interest lies with encouraging the
most socially responsible use of this property, which in this case is as affordable rental
housing; the more units the better. Neither the current nor the original proposal are out of
character with the surrounding neighbourhood, which is transitioning from a rough mix of
light industrial/commercial, surface parking, and aging single family housing stock to a
vibrant urban residential district on the edge of downtown. | hope that the city will embrace
the opportunity presented by this project to improve the North Park neighbourhood for future

generations.

Yours sincerely,

g e g 2

Sasha Kvakic
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953 Balmoral Road

Which purpose-built workforce rental apartment building do you prefer and why?

Open Discussion with the Developer at Parsonage Café on Saturday 05 August 2017 at 10AM

o .
.

11 units over four floors




ATTACHMENT H

H.1.a.j 953 Balmoral Road — Rezoning Application No. 00598
and Development Permit with Variance Application No.
000506 (North Park)

Moved By Councillor Loveday
Seconded By Councillor Coleman

Rezoning Application No. 00598
That Council instruct staff to prepare the necessary Zoning
Regulation Bylaw Amendment that would authorize the
proposed development outlined in Rezoning Application
No. 00598 for 953 Balmoral Road, 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 of the following documents, executed by
the applicant to the satisfaction of City Staff:
a. Statutory Right-of-Way of 1.22m on Balmoral Road.
2. The applicant provide an amenity contribution in the
amount of $76,694.69 toward the Local Amenities
Reserve Fund in accordance with the City of Victoria
Density Bonus Policy to the satisfaction of City Staff.
3. Following consideration of Rezoning Application No.
00487, if approved, that Council authorize staff to
prepare and enter into an Encroachment Agreement
for a fee of $750 plus $25 per m? of exposed shored
face during construction, to the satisfaction of the City
staff.

Development Permit with Variance Application No. 000506
That, subject to review by the Advisory Design Panel and
report back to the Committee of the Whole, 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. 00598, if it is
approved, consider the following motion:
“That Council authorize the issuance of Development
Permit with Variance Application No. 000506 for 953
Balmoral Road, in accordance with:
1. Plans date stamped January 18, 2018
2. Development meeting all Zoning Regulation Bylaw
requirements, except for the following variances:
i. reduce the required number of parking spaces from
12t0 5
ii. Part3.3(10): reduce the front yard setback from
10.50m to 2.00
iii. Part 3.3 (10): reduce the side (east) yard setback
from 6.10m to1.52m
iv. Part 3.3(10): reduce the side (west) yard setback
from 6.10m to 3.64m
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v. Part 3.3(4)(1): increase the site coverage from 30%
to 43%

vi. Part 3,3(4)(6)(1): reduce the open site space from
30% to 15.30%

3. Registration of legal agreements on the property’s title
to secure the MODO Car Share Vehicle and parking
space, car share memberships, one monthly transit
pass for each unit over a period of three years (396
monthly passes), and one bicycle for each unit to the
satisfaction of City Staff.

4. Revise the landscape plan to indicate floating
pavement where the proposed parking spaces overlap
with the tree's critical root zone in accordance with the
arborist report prepared by Talbot Mackenzie &
Associates.

5. The Development Permit lapsing two years from the
date of this resolution.”

FOR (8): Mayor Helps, Councillor Alto, Councillor Coleman, Councillor Loveday, Councillor
Lucas, Councillor Madoff, Councillor Thornton-Joe, and Councillor Young
OPPOSED (1): Councillor Isitt

CARRIED (8 to 1)

Council Meeting Minutes
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ATTACHMENT |

CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of September 6, 2018

To: Committee of the Whole Date: August 23, 2018

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subject: Rezoning Application No. 00598 and Development Permit with Variance
Application No. 000506 for 953 Balmoral Road

RECOMMENDATION

That Council decline Rezoning Application No. 00598 and Development Permit with Variance
Application No. 000506 for the property located at 953 Balmoral Road.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with an update on the Rezoning and
Development Permit with Variance Applications for the property located at 953 Balmoral Road.
The proposal is to rezone the subject property from the R-2 Zone, Two Family Dwelling District,
to a new zone in order to construct a four-storey, multi-unit residential building with a density of
approximately 1.38:1 floor space ratio (FSR).

Council reconsidered both applications at the Committee of the Whole meeting on June 7, 2018
and passed the following motion:

Postpone consideration of the application for 2 months and request the applicant to meet
with the adjoining neighbours to explore possible consolidation of the adjoining lots.

The applicant has informed staff that an arrangement with the adjoining neighbours is not
feasible and as a result, the applicant would like to proceed with the original proposal for
Council's consideration (letter attached).

COMMENTS

The applicant has provided a letter dated August 17, 2018 (attached) addressing Council's
motion above. The applicant has informed staff that an arrangement with the adjoining
neighbours is not feasible and as a result, the applicant would like to proceed with the original
proposal of a four-storey, multi-unit residential building for Council’s consideration.

Staff's recommendation is to decline the Rezoning and Development Permit with Variance
Applications for the same reasons discussed in the original Committee of the Whole reports
(attached). The Official Community Plan encourages the logical assembly of development sites

Committee of the Whole Report August 23, 2018
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to enable the best realization of development potential for the area. Ideally, the subject site
would be consolidated with one or both of the properties on either side of it in order to realize a
better site plan with fewer impacts to the adjoining properties, while achieving the overall density
supported by policy. If developed on its own under the current proposal, it would compromise
future redevelopment along this block of Balmoral Road.

Respectfully submitted,

Leanne Taylor Jonathan Tinney, Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Manager:

Date:

List of Attachments

Attachment A: Letter to Mayor and Council dated August 17, 2018

Attachment B: Committee of the Whole Report dated May 24, 2018

Attachment C: Committee of the Whole Report dated April 19, 2018

Attachment D: Minutes from the Committee of the Whole meeting dated June 7, 2018
Attachment E: Minutes from the Council meeting dated April 26, 2018.
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ATTACHMENT j

CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of June 7, 2018

To: Committee of the Whole Date: May 24, 2018

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Rezoning Application No. 000506 and Development Permit with Variance

Subject:  application No. 000506 for 953 Balmoral Road

RECOMMENDATION

That Council decline Rezoning Application No. 00598 and Development Permit with Variance
Application No. 000506 for the property located at 953 Balmoral Road.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with an update regarding the Rezoning and
Development Permit with Variance Applications for the property located at 953 Balmoral Road.
The proposal is to rezone the property from the R-2 Zone, Two Family Dwelling District, to a
new zone in order to construct a four-storey, multi-unit building with a density of approximately
1.38:1 floor space ratio (FSR).

Council considered both applications at the Committee of the Whole meeting on April 18, 2018
and passed the following motion:

Rezoning Application No. 00598

“That Council direct staff to work with the applicant to refine the proposal to encourage a better
fit with the current neighbourhood context and to minimize potential negative impacts
associated with a piecemeal approach to development in this area.”

Development Permit with Variances Application No. 000506

“That Council:
1. Direct staff to work with the applicant to revise the proposal to comply with the design
guidelines and

i.  minimize the impact of the east side yard setback by reducing the requested
variance and by introducing additional design interventions to mitigate potential
concerns related to privacy and overlook

ii. reduce the site coverage and increase the open site space in order to provide
private open space and high quality soft landscaping.

Committee of the Whole Report May 24, 2018
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ii. provide a landscaping strip along the side and rear property lines to screen the
parking.
iv. address Council’s issue of the lack of affordability in this application and revisit
discussions of entering into a housing agreement.
2. Referthe application to the Advisory Design Panel and report back to the Committee of
the Whole following a review by the panel.”

COMMENTS

The applicant has provided a letter dated May 7, 2018 (attached) addressing Council's motion
above. The applicant is willing to enter a Housing Agreement ensuring that the proposed 11
dwelling units would remain as rental housing for a 25-year term. In the letter, the applicant has
indicated that it is not feasible from their perspective to make any design and onsite landscaping
changes to the current proposal as required in Council’s motion.

Staff's recommendation is to decline the Rezoning and Development Permit with Variance
Applications for the same reasons discussed in the original Committee of the Whole reports
(attached). The OCP encourages the logical assembly of development sites to enable the best
realization of development potential for the area. Ideally, the subject site would be consolidated
with one or both of the properties on either side of it in order to realize a better site plan with
fewer impacts to the adjoining properties, while achieving the overall density supported by
policy. If developed on its own under the current proposal, it would compromise future
redevelopment along this block of Balmoral Road.

Respectfully submitted,

Leanne Taylor Jonathan Tinney, Director
Senior Planner Sustainable Planning and Community
Development Services Development Department

Report accepted and recommended by the City Manager:

Date:

List of Attachments
e Attachment A: Letter to Mayor and Council
e Attachment B: Committee of the Whole Reports dated April 19, 2018.
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ATTACHMENT K

CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of March 15, 2018

To: Committee of the Whole Date: February 22, 2018

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subject: Rezoning Application No. 00598 for 953 Balmoral Road

RECOMMENDATION

That Council decline Rezoning Application No. 00598 for the property located at 953 Balmoral
Road.

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 482 of the Local Government Act, a zoning bylaw may establish
different density regulations for a zone, one generally applicable for the zone and the others to

apply if certain conditions are met.
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 953 Balmoral Road. The proposal is to
rezone the property from the R-2 Zone, Two Family Dwelling District, to a new zone in order to
construct a four-storey multi-unit building with a density of approximately 1.38:1 floor space ratio
(FSR).

The following points were considered in assessing this application:

e the subject property is designated Core Residential in the Official Community Plan, 2012
(OCP), which supports a diverse range of housing types including low and mid-rise
multi-unit residential buildings

e the Downtown Core Area Plan (DCAP) identifies this property within the Residential
Mixed-Use District, which supports multi-residential development up to six-storeys and a
floor space ratio up to 2:1

¢ the OCP encourages the logical assembly of development sites to enable the best
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realization of development envisioned for the area. The proposed site area is
approximately 671.5m? which is a standard lot size for a duplex. The property to the
west is an existing parking lot tied to a building on a different lot and there is a rooming
house to the east. Given the existing neighbourhood context and the site’s
redevelopment potential, land assembly with the adjacent properties is strongly
encouraged.

¢ the site being only 672m? cannot comfortably support a development at this proposed
density, size and scale without significantly impacting the development potential of
adjacent properties and achieving the densities that are supported in DCAP.

e the applicant is proposing to construct purpose-built rental; however they are unwilling to
register a Housing Agreement to ensure that the building remains rental in perpetuity, or
for a given time period. Instead the applicant notes that Council approval to strata title
the building in the future would be required if the vacancy rate is less than 4%.

BACKGROUND

Description of Proposal

This Rezoning Application is to allow a four-storey multi-unit building with a density of
approximately 1.38:1 floor space ratio (FSR).

The following differences from the existing R-2 Zone, Two Family Dwelling District, are related
to increasing the floor space ratio, floor area, reducing setbacks and open site space
requirements, and increasing the site coverage.

Affordable Housing Impacts

The applicant proposes the creation of 11 new residential rental units which would increase the
overall supply of housing in the area. The applicant is proposing to construct purpose-built
rental; however they are unwilling to register a Housing Agreement to ensure that the building

remains rental in perpetuity, or for a given time period. Instead the applicant notes that Council
approval to strata title the building in the future would be required if the vacancy rate is less than

4%.

Sustainability Features

The applicant has not identified any sustainability features associated with this proposal.
Active Transportation Impacts

The application proposes 16 Class 1 (secure and enclosed) and seven Class 2 (one bike rack)
bicycle parking spaces to support active transportation.

Public Realm Improvements
No public realm improvements are proposed in association with this Rezoning Application.
Accessibility Impact Statement

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

The area is characterized by a mix of commercial, institutional and residential land uses.

Existing Site Development and Development Potential

The site is presently a vacant lot. Under the current R-2 Zone, the property could be developed

as a duplex.

Data Table

The following data table compares the proposal with the existing R-2 Zone, Two Family
Dwelling District, as well as the R3-1 Zone, Multiple Dwelling District, which is seen as a
comparable zone as it anticipates similar uses at a similar density. However, there are still
numerous aspects of the proposal that would still not meet this zone’s requirement. An asterisk

is used to identify where the proposal is less stringent than the R3-1 Zone.

; f Existing Zone Standard
Zoning Criteria Proposal R-2 Zone R3-1 Zone

Site area (m?) - minimum 671.50* 555.00 920.00
Densn.ty (Floor Space Ratio) 1.38:1* 0.50:1 1201
- maximum
Total floor area (m?) - o
mzdmum 929.50 280.00 805.80
Lot width (m) - minimum 15.48 15.00 n/a
Height (m) - maximum 12.19 7.60 18.50
Storeys - maximum 4.00 2 6
Site coverage % - maximum 43.00* 40.00 30.00
Open site space % - "
R s 156.30 30.00 30.00
Setbacks (m) - minimum:
Front 2.00* 7.50 10.50
Rear 10.85 15.20 6.10
Side (east) 1.52" 1.89 6.10
Side (west) 3.64* 3.00 6.10
Parking — minimum ”
Existing Schedule C 5* 12
Proposed Schedule C 5* _ ) 8 (7 residential and 1

8 (7 residential and visitor

1 visitor)

Bicycle parking stalls -
minimum 16 11 11

Committee of the Whole Report

Rezoning Application No. 00598 for 953 Balmoral Road

February 22, 2018
Page 3 of 7




; G Existing Zone Standard
Zoning Criteria Proposal R-2 Zone R3-1 Zone
Class 1 6 6 6
Class 2

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variance Applications, the applicant has consulted the North Park
CALUC at a community meeting held on June 7, 2017. At this meeting, the applicant presented
a proposal for a six-storey multi-unit residential building consisting of approximately 17 rental
dwelling units. Minutes from the June 7, 2017 CALUC meeting are attached to this report. On
June 15, 2017, the applicant submitted a rezoning application for a four-storey multi-unit
residential building which caused some confusion; therefore, a second community meeting was
held on August 15, 2017 to present the four-storey option. Minutes from the second community
meeting are attached to this report.

ANALYSIS
Official Community Plan

The subject property is designated Core Residential in the Official Community Plan, 2012
(OCP), which supports a diverse range of housing types including low and mid-rise multi-unit
residential buildings. The subject property is within Development Permit Area 3(HC): Core
Mixed-use Residential, which encourages higher density residential development on the edge of
the Central Business District.

The OCP also encourages the logical assembly of development sites to enable the best
realization of development potential for the area. The site area of the subject property is
671.5m?, which is a standard lot size for a duplex. The property to the west (949 Balmoral
Road) is an existing parking lot tied to a building on a different lot and there is a rooming house
located on the property to the east (959 Balmoral Road). Given the existing neighbourhood
context and development potential, land assembly with the adjacent properties is strongly
encouraged. All three properties have similar lot areas and lot widths. This approach would
avoid mid-block, piecemeal development and achieve higher density residential development
more consistent with the policies and objectives in the OCP. The property on the corner of
Balmoral Road and Vancouver Street (one property to the east the subject site) is a large site
which is occupied by a four-storey apartment building and could easily be redeveloped on its
own in the future. Additionally, there are a number of scenarios that could see the lots to the
west of the subject site being consolidated and redeveloped. Ideally, the subject site would be
consolidated with one or both of the properties on either side of it in order to realize a better site
plan with fewer impacts to the adjoining properties while achieving the overall density supported

by policy.

If developed on its own, the subject property could handle some additional residential density;
however, this would still compromise future redevelopment along this block of Balmoral Road

and limit the future redevelopment of the area.
Density Bonus Policy
In October 2016 Council adopted the City of Victoria Density Bonus Policy, which would apply to

this proposal. The Policy identifies an amenity contribution target (fixed rate target) for standard
rezoning of properties designated “Core Residential (less than 30,000ft> of bonus density)” in
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the OCP of $129.17 per m?%. Based on the bonus density calculation, the applicant would be
required to provide an amenity contribution in the amount of $76,694.69 towards the Local
Amenities Reserve Fund and to the satisfaction of City Staff.

Downtown Core Area Plan

The subject property is within the Residential Mixed-Use District in the Downtown Core Area
Plan (DCAP), which supports multi-residential development up to six-storeys and a floor space
ratio up to 2:1. The proposal for a four-storey multi-unit residential building with a FSR of 1.38:1
complies with the policies outlined in DCAP; however, staff have concerns with the overall
design of the proposal, which will be discussed further in the concurrent report associated with
the Development Permit with VVariance Application.

Tree Preservation Bylaw and Urban Forest Master Plan

There are no impacts to public trees with this application; however, there is one Horse chestnut
tree protected by a Tree Preservation Bylaw on the neighbouring property at 959 Balmoral
Road. The applicant provided an arborist report (attached) prepared by Talbot Mackenzie &
Associates, which includes a tree assessment and tree impact mitigation measures. The report
concluded that the tree may be impacted by the proposed construction; however, the impacts
would be minor if floating pavement is installed where the proposed parking spaces overlap with
the tree’s critical root zone. Pruning would be required to lift the lower canopy above the
nearest parking space at the property line and may be required to provide clearance for building
construction.

The applicant is not proposing to plant additional trees on the subject property.
Statutory Right- of- Way

A Statutory Right-of-Way (SRW) of 1.22m is required on Balmoral Road in order to achieve the
standard width of a secondary collector street of 20.0m in the Highway Access Bylaw. The
applicant will provide the SRW and has shown it on the site plan.

Regulatory Considerations

Proposing a four-storey building on a lot with a site area of 671.5m? is tight and compromises
the site planning with respect to providing sufficient landscaping and open site space, and will
also impact the relationship with adjacent properties in the short-term and influence the
redevelopment of those lots in the future.

By comparison, the standard R3-1 Zone requires a minimum lot area of 920.00m? and allows a
maximum FSR of 1.2:1 for a four storey building. The zone also incorporates larger setbacks to
allow for some breathing room between neighbouring buildings. If the subject property were
consolidated with adjoining lots, the lot area would be approximately 2081.77m? which is a
similar lot area to the nearby property at 975 Balmoral Road occupied by a four-storey
apartment building. A larger site area could easily accommodate a six-storey building with
adequate open site space, landscaping, appropriate setbacks, and underground parking. It
would also provide more options for site planning and building footprint, and reduce impacts on
the Horse chestnut tree. Allowing the subject property to redevelop on its own would limit the
redevelopment potential of adjacent lots in the future.

CONCLUSIONS
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The proposal to construct a four-storey multi-unit building consisting of 11 rental units is
consistent with the OCP and DCAP with respect to the proposed land use and density. The
subject property is suitable for some additional higher density residential development,
although, preferably through a land assembly with adjacent properties to enable the best
realization of development potential. Staff recommend for Council's consideration that this
Rezoning Application is declined.

ALTERNATE MOTION 1 (Amend Proposal)

That Council direct staff to work with the applicant to refine the proposal to encourage a better fit
with the current neighbourhood context and to minimize potential negative impacts associated
with a piecemeal approach to development in this area.

ALTERNATE MOTION 2 (advance application as presented)

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00598 for 953
Balmoral Road, 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 of the following documents, executed by the applicant to the satisfaction of

City Staff:
a. Statutory Right-of-Way of 1.22m on Balmoral Road.

2. The applicant provide an amenity contribution in the amount of $76,694.69 toward the
Local Amenities Reserve Fund in accordance with the City of Victoria Density Bonus
Policy to the satisfaction of City Staff.

3. Following consideration of Rezoning Application No. 00487, if approved, that Council
authorize staff to prepare and enter into an Encroachment Agreement for a fee of $750
plus $25 per m? of exposed shored face during construction, to the satisfaction of the

City staff.

Respectfully submitted,

Leanne Taylor Jonathan Tinney, Director
Senior Planner Sustainable Planning and Community
Development Services Department Development Department

Report accepted and recommended by the City Manager:

Date:

List of Attachments:
e Attachment A: Subject Map
e Attachment B: Aerial Map
e Attachment C: Plans date stamped January 18, 2018
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e Attachment D: Package from applicant date stamped November 22, 2017 including
Letter To Mayor and Council, correspondence, and Parking Study dated October 27,
2017, prepared by Watt Consulting Group

e Attachment E: Community Association Land Use Committee Comments dated June 7,
2017 and August 15, 2017

¢ Attachment F: Arborist Report prepared by Talbot Mackenzie & Associates.
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Heather Mcintyre

From: Deanna Bhandar_

Sent: July 15,2019 11:03 AM

To: Victoria Mayor and Council

Cc: Leanne Taylor; Kathy Stinson

Subject: RE: Cool Aid Society: 959 Balmoral Road property

Attachments: Letter_Cool Aid_953-959 Balmoral_Development Impact Analysis.pdf

Dear Mayor and Council,

| write to you regarding the property that Cool Aid owns at 959 Balmoral Road which is presently occupied by a rooming
house operated as affordable rental housing. There is currently a Rezoning and Development Permit application before
Council for our neighbouring property - 953 Balmoral Road. The proposal is to create an 11-unit market rental building
over 4 storeys. While we strongly support the efforts of private developers to create more rental housing supply in
Victoria, we do have significant concerns regarding the impacts of this development proposal on the livability for our
current tenants, and the considerable limitations that this development, with its list of requested variances, will cause
for the potential future redevelopment of our property at 959 Balmoral. | have attached an impact assessment of 953
Balmoral Road’s proposed development on our property which has been prepared by Paul Hammond of Low Hammond
Rowe Architects. The impact assessment clearly outlines the gravity of our neighbour's development proposal on our
property and | hope that Council will give this analysis serious consideration as you deliberate on this proposal.

Under the Core Residential designation in the OCP, both our property and the neighbouring 953 Balmoral Road are
envisioned to achieve a density of 2.0 floor area ratio for properties with a minimum lot size of 920 square meters. If
these two properties were consolidated and the full development potential of this land was realized, 40 — 50 units of
housing could be created in a very economical project which would adhere to all zoning and site requirements, without
the need for variances. The most recent developments in the area have achieved an increase in market rental
housing. While this market rental housing will be an asset to the community, it will not alleviate the needs of our very
low income residents, nor does it fully realise the community’s potential for more diverse and equitable housing

stock. There have not been any new affordable rental or supportive housing units created in the North Park
neighbourhood to increase options for people experiencing homelessness in the immediate area; our neighbourhood’s
most vulnerable residents. This gentrification of the downtown core and surrounding neighbourhoods will further
displace low income people and people at risk of homelessness. Providing housing options across the spectrum is
needed to build inclusive communities.

In summary, it’s very difficult for us to be in this position of opposing our neighbour’s development proposal as our
general position is to strongly advocate for any new rental housing in our community. We have reached out to our
neighbour to discuss our concerns regarding his application. Unfortunately, he did not have time to meet with us and
hear these concerns. We would respectfully ask that you consider the impacts of the 953 Balmoral Road development
proposal on our property located at 959 Balmoral Road. We echo the remarks and concerns found both in the Staff
Reports (dated March 15, 2018; June 7, 2018; September 6, 2018 and July 4, 2019), and the attached design review
from Low Hammond Rowe Architects, which succinctly shows the impact that this development proposal and its
requested variances would have on our property. Should you have any questions or require further information, please
don’t hesitate to contact us.

We thank Mayor and Council for their ongoing support of Cool Aid, and for their dedication to improving the equity and
diversity of housing stock in our community.

Yours Sincerely,



Deanna Bhandar

Deanna Bhandar MSc
Director, Real Estate Development

B Cool
FATYONE GRS DT

Victoria Cool Aid Society

Victoria, BC V8BW 1N9

Together we will end homelessness.

Victoria Cool Aid Society acknowledges the Lekwungen and WSANEC peoples of the Songhees and Esquimalt Nations, on whose
traditional territories we build homes, lives, and community. HISWKE.
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Ms Deanna Bhandar, MSc.
Director, Real Estate Development
Victoria Cool Aid Society

101-749 Pandora Avenue

Victoria, BC, VBW 1N¢

Re: DRAFT Impact Analysis of Proposed Development at 953 Balmoral Rd on Cool Aid Owned Property
953 ~ 959 Balmoral Road, Victoria BC

Dear Deanna,

We were asked by Victoria Cool Aid Society (VCAS) to analyse the proposed redevelopment of 953 Balmoral
Road, to review potential impacts on the adjacent 959 Balmoral Rd property, which contains a one storey
rooming house for low income people, owned by VCAS.

The proposed development at 953 Balmoral Rd, represented by Rezoning Application No. 00598 and
Development Permit with Variance Application No. 000506 (North Park), consists of a four-storey rental
building with 11 units. Our analysis considers this proposed development relative to three categories:

1. Comparison to requirements of existing R2 Zone, standard R3-1 Zone & the OCP
2. Impact of this development on adjacent Rooming House at 959 Balmoral Rd
3. Potential limits to future development of adjacent Cool Aid owned property

Summary:

The following analysis shows that the proposed development, currently R-2 Zone, does not meet the
requirements of R3-1 Zone in density, site coverage, site area, setbacks, or open site space for similar sized
developments; has significant impacts on the current Cool Aid Rooming House building; and would greatly
limit future Cool Aid development of the 959 Balmoral Rd property, unless the same or similar rezoning
concessions are made to this property as well.

Analysis:
1. Comparison to requirements of existing Zone, comparable Zone and the OCP:

While the proposed development meets the intensions of the OCP and R3-1 Zone, whereby increased
density and number of storeys are considered, beyond the minimal R2 Zone, the size and quantity of
requested variances, as compared to R3-1 zone, will have considerable negative impact on the 959
property.

a. According to the Committee of the Whole Report prepared by Development Services,
dated February 22, 2018, recommendations were made to decline the application, arguing
that the site is too small to accommodate such a large development, considering the
following required variances to the ‘comparable zone” R3-1, Multiple Dwelling District:

LOW HAMMOND ROWE ARCHITECTS INC | 300-1590 CEDAR HILL CROSS ROAD VICTORIA BC vap 2p5 | IS | ARCHITECTS@LHRA.CA | LHRA.CA

JACKSON LOW ARCHITECT AIBC | PAUL HAMMOND ARCHITECT AIBC | CHRISTOPHER ROWE ARCHITECT AIBC 1of6
0



DRAFT Impact Analysis of Proposed Development at 953 Balmoral Ave. 08 May 2019

Setbacks (6.1m reduced to 1.52m),

Lot coverage (30% increased to 43%),

Site open space (30% reduced to 15.3%)

Small lot size (671.5m2 down from 920m2 envisioned as minimum for R3-1 Zone).

The report further highlights the intentions explicit in the Official Community Plan for
Core Residential Areas: “The OCP encourages the logical assembly of development sites
to enable the best realization of development potential for the area”.

It is clear that this proposed development is too large for the available site area, which is
why such variances are required. Critically, it is the adjacent property at 959 Balmoral Rd
that will suffer the most harmful impacts from these variances. To quote the above noted
Report; “Proposing a four-storey building on a lot with a site area of 671.5m2 is tight and
compromises the site planning..., and will also impact the relationship with adjacent
properties in the short-term and influence the redevelopment of those lots in the future”.

b. Atthe subsequent Committee of the Whole meeting on June 7, 2018, a motion was
passed to postpone consideration of the application for 2 months and requested the
applicant to meet with adjoining neighbours to explore possible consolidation of the
adjoining lots. As no agreement between neighbouring property owners was reached, the
applicant proceeded to Committee of the Whole, with the same request for variances to
the Development Permit application.

Similarly, a second Committee of the Whole Report was prepared, dated August 23, 2018,
again recommending the application be declined by Council, considering no substantial
change was made to the variances being requested.

2. Impact of this development on adjacent Rooming House at 959 Balmoral Rd:

The most significant impact of this development on 959 Balmoral is the four-storey building located only
1.52 m from the east property line. The proposed development will dwarf over the 1-1/2 storey Rooming
House, which will block out the sun to the west facade, year-round. The Rooming house has 12 lower
windows and upper main level windows on the west facade, which would be blocked by the proposed
building, running the length of the Rooming House. The attached sketch images illustrate the impact:

Fig.1 - Sun study
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Ar

Fig. 2 - Aerial View from North West

We note that the DP submission shows the Rooming House situated parallel to the west property line, on

the floor plans, although the site plans seems to accurately depict the location. However, the renderings

certainly downplay the proximity of the two buildings. The following sketch images show the approximate
relationship of the proposed development to the existing Rooming House, as viewed from Balmoral:

Fig. 3 - Sketch Elevation Viewed from Balmoral
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Fig. 4 - Sketch Aerial View from North East
3. Impact of this development on potential future development of 959 Balmoral Rd:

The most significant impact this proposed development would have on future development of the adjacent
property at 959 Balmoral Road, would be if the same rezoning and development permit variances were
not also extended to the 959 Balmoral property. Without such guarantee, the limitation would be severe.
Competing with setbacks, building height, density and open space issues would limit the development to
a townhouse scale, which would again be dwarfed by the proposed development at 953 Balmoral.

a. The following sketch diagrams illustrate what would be possible if the same size/scale
development were to be implemented on the 959 Balmoral property. The building would
be located in the same position as the 953 development, 1.52m from the east property
line, allowing for separation between the two buildings. Driveway access would be
limited to the west side of the property, but the limited setback on the east side would be
adjacent to a four-storey apartment, which has higher density. Concerns for overlook and
limiting distance issues may have a negative impact on successfully realizing the
necessary development variances required to make the development viable.

Fig. 5 - Site plan showing similar scale development on 953 and 959 Balmoral Rd
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Fig. 6 - Aerial Perspective showing similar scale development on 953 and 959 Balmoral Rd

b. An alternative development that could benefit both properties, while still maintaining
independence, would be to build to a shared zero-lot line in the centre of both sites. Such
a development would allow the proposed limited 1.52m setback to be removed at the
shared property line and added to the outer property lines. This would put much needed
distance between the two developments and adjacent properties, facilitating space for an
increased naturalized buffer.

Fig. 7 - Site plan showing similar zero lot line developments on 953 and 959 Balmoral Rd

The difficulty of successfully developing this option involves the timing between
developments and obtaining approvals from Council to develop these two sites

independently. Similar to development option 3b noted above. Figure 8 illustrates this
option in perspective view.
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Fig. 8 - Aerial view showing similar zero lot line developments on 953 and 959 Balmoral Rd

In conclusion, the proposed development for 953 would have significant negative impacts on the existing
Rooming House as well as on future development of your 959 Balmoral Road property. The only equitable
way to mitigate these negative impacts would be for Council to grant the same rezoning and development
permit variances to your property, at the same time of approving them for proposed development on 953
Balmoral Road.

Alternatively, as recommended by Development Services, future developments for both sites should either be
reduced in scale, height and footprint, or developed together on a consolidated site.

Yours truly,

LOW HAMMOND ROWE ARCHITECTS INC

Paul Hammond, Architect AIBC, MRAIC, CPHD
Principal

cc. Kathy Stinson, CEOQ, Victoria Cool Aid Society
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15 July 2019

Method Built Homes Ltd.
The Garage

4566 Cordova Bay Road
Victoria, British Columbia
V8X 3V5

Attn: Mayor and Council
City of Victoria

1 Centennial Square
Victoria, British Columbia
V8W 1P6

Dear Ms. Mayor and Members of Council,

Re: 953 Balmoral Avenue: 11-unit purpose-built workforce apartment building — Rezoning
and DP

Further to my letter of 06 March 2019, and Staff’s report of 04 July 2019 (the “Report”), please
note the following.

On Page 2 of the Report, Staff note the following:

In accordance with Council's motion above, on October 24, 2018, the Advisory Design
Panel reviewed the proposal and provided a recommendation that the applicant make
changes related to the massing and side yard setbacks, and provide design consideration
to the landscaping, privacy of ground-oriented units, front entryways and balconies on the
upper units (minutes attached). In response to the ADP's comments and recommendation,
the applicant made some revisions to the landscaping by adding some landscaping in the
front yard, a landscaping strip on the east side of the building and the surface parking
area and a trellis system along the rear property line. The applicant also added glazed
front doors to soften the front entryways. There are no changes related to the massing
and side yard setbacks.

While this tells part of the story with respect to massing, it does not tell the entire story.
Attachment C to the Report, are the Minutes from the 24 October 2018 Advisory Design Panel
(the “ADP”) meeting. At Page 4, the ADP discussed the following:



e opportunity to shift the building's massing, possibly by adding one storey, to reduce and
adjust the building footprint, mitigate the impact of a long eastern wall to neighbours,
and maintain the proposed density

As noted at paragraph 1 of my 06 March 2019 letter, the issue of re-distributing the existing
massing was discussed, but it was discussed in the context of re-distributing the massing upwards
to increase the number of levels of the proposed apartment building. This is something that
initially supported approximately 3-4 years ago, but have since strenuously opposed. As a result,
reducing the footprint and re-distributing the massing to higher floors was not considered a
feasible option.

Yours very truly,

=S

Rajinder S. Sahota



Rezoning Application No. 00598
and Development Permit with
Variance Application No. 000506

for 953 Balmoral Road
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EXISTING
PARKING LOT
PROJECT INFORMATION TABLE

Zone (existing) R2 (TWO FAMILY DWELLING DISTRICT)
s, s o rew zowe

Site area (m) 67.5m®

Total floor area (m?) 9295w

Commercial floor area () 16R0

Floor space ratia 92351675 1.38:1

Site coverage (%) B3R/ 675 3%

Open site space (%) 103/ 6715 - 15.3%

Height of building (m)

Number of storeys 4

Parking stalls (number) on site 5

B (Class 1 and Class 2) Class1-24 | Class2-6
Building Setbacks (m)

Front yard 20m

Rear yard 10.85m

Sida yard (ndicate which side) EAST| 152m

Side yard (ndicate which side) WEST | 3.64m

Combined side yards 5.16m
Residential Use Details

Total number of units ]

Unit type, e g . 1 bedroom 9 ONE BEDROOM, 2
Ground-orientated units 2

Minimum unit fioor area (m') 411m

Total residental ficor area (m?) 559.3m*

Average Existing Grade Calculation: 27.5 + 27,0 + 26.5 + 26.7 = 1083/ 4 = 27.0 average existing grade
Proposed Average Grade: 27 + 27 + 27 + 27 = 108 /4 = 27m average propsed grads
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NORTH ELEVATION

WEST ELEVATION

MATERIALS

(1) Variable Charcoal Brick

(2) Stained Wood Siding
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FIGURE 1: RENDERING OF NORTHWEST VIEW OF BUILDING FIGURE 2: RENDERING OF NORTH VIEW OF BUILDING
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